
POWHATAN COUNTY PLANNING COMMISSION 
Agenda: Regular Meeting and Workshop 

Tuesday, August 6, 2019 
7:00 PM 

Powhatan Village Building Auditorium 
3910 Old Buckingham Road 

1. Call to Order
Karin Carmack (Chair)

2. Invocation
David Van Gelder (Vice Chair)

3. Administrative Items
a. Request to Postpone Action/Amend the Agenda
b. Approval of Minutes: July 2, 2019 (Regular Meeting) (p 3)
c. Approval of Minutes: July 2, 2019 (Workshop) (p 5)

4. Public Comment Period
At this time, the Planning Commission will hear citizen comments on unscheduled matters
involving the services, policies, and affairs of Powhatan County government regarding planning or
land use issues.

5. Old Business
None

6. Public Hearings
a. Case #19-06-CUP: Christopher and Joy Basic (District #4: Powhatan Courthouse/Mt.

Zion) request a conditional use permit (CUP) to permit a detached accessory dwelling unit
within the Single-Family Residential-2 (R-2) zoning district per Sec. 83-213 of the zoning
ordinance of the County of Powhatan. The use is proposed to be located on Tax Map Parcel
#38D-2-16, located at 1645 Hollow Log Drive. The subject property consists of 4.1 acres. The
2019 Long-Range Comprehensive Plan designates the subject property as Rural Preservation
on the Countywide Future Land Use Plan. (p 7)

b. Case #19-03-REZC: East West Communities (District #1: Subletts/Manakin/Flat Rock)
requests the rezoning of Tax Map Parcels #43-61, 43-64, and 43-64E and a portion of Tax Map
Parcel #43-63 from Agricultural-10 (A-10) to Commerce Center Planned Development (CC-
PD) and Village Residential Planned Development (VR-PD) and amendment of the zoning
district map of approximately 120.68 acres of land located on the north side of State Route 675
(Page Road) near its intersection with U.S. Route 60 (Anderson Highway) adjacent to the
Chesterfield County line. Approximately 6.98 acres would be rezoned to CC-PD and
approximately 113.7 acres would be rezoned to VR-PD, which permits residential densities of
up to four dwelling units per acre developed in accordance with a master plan. Proffered
conditions address a master plan of development, cash proffers, maximum density (up to 249
dwelling units), access and circulation, and building materials. The 2019 Long-Range
Comprehensive Plan designates the subject properties as Commerce Center, Village
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Residential, and Natural Conservation (Route 60 Corridor East Special Area Plan) on the 
Countywide Future Land Use Plan, with maximum recommended residential densities in the 
Village Residential land use designation being four dwelling units per acre. (p 27) 

c. Case #19-05-REZ: Scott O’Connell (District #2: Powhatan Station/Graceland) requests 
the rezoning of Tax Map Parcel #41C-1-18 from General Commercial (C) with proffered 
conditions to Commerce Center (CC) and amendment of the zoning district map of 
approximately 1.2 acres of land located on the western end of State Route 1044 (New Dorset 
Circle), approximately 1,000 feet southeast of the intersection of U.S. Route 60 (Anderson 
Highway) and State Route 1043 (New Dorset Road). The 2019 Long-Range Comprehensive 
Plan designates the subject property as Commerce Center (Route 60 Corridor East Special Area 
Plan) on the Countywide Future Land Use Plan. (p 144) 

d. Case #19-08-AZ: The County of Powhatan requests the amendment and reenactment of 
provisions set forth in Chapter 83 (Zoning Ordinance), Article XII (Interpretations) to clarify 
language regarding accessory dwelling units and density; the measurement of corner yards; and 
the relationship between minimum front yard requirements and road classifications. (p 165) 

7. New Business 
None 

8. Workshop  
a. Discussion: Case #19-05-CUP (p 179) 

(Proposed Solar Energy Farm: Tax Map Parcel #37-23B) 
b. Discussion: Case #19-04-CUP (p 207) 

(Proposed Solar Energy Farm: Tax Map Parcels #27-14, 27-14A, and 26-104) 
c. Discussion: Case #19-06-REZC (p 366) 

(Proposed Rezoning: Tax Map Parcels #42-55, 42-55A, 42-55B, 42-57G, and 42-72) 

9. Adjourn  
Next Meeting: September 3, 2019 
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Planning Commission Meeting Minutes 
July 2, 2019 

 
VIRGINIA: AT A REGULAR MEETING OF THE PLANNING COMMISSION HELD IN THE 

POWHATAN VILLAGE BUILDING AUDITORIUM, 3910 OLD BUCKINGHAM ROAD 
IN POWHATAN COUNTY, VIRGINIA, JULY 2, 2019 AT 7:00 PM 

  
Planning Commissioners Present  Karin Carmack, District 1, Chairman 

David Van Gelder, District 5, Vice-Chairman 
Owen Walker, District 2 
Donna Moore, District 3 
Bill Cox, District 4  

Planning Commissioners Absent  None 
  
Staff Members Present Andrew Pompei, Planning Director 

Kelley Kemp, Assistant County Attorney 
Alyson Oliver, Planner II 

 
 

 

 
1. Call to Order 

Ms. Carmack called the meeting to order at 7:00 PM. 

2. Invocation 

Mr. Van Gelder gave the invocation. 

3. Administrative Items 

a. Request to Postpone Action/Amend the Agenda 

Mr. Pompei requested that Case #19-03-PB, a Development Design Pattern Book request for Tax 
Map #43C-4-2, be added to the agenda under New Business. The agenda was amended to add 
consideration of Case #19-03-PB as Item #7a (New Business).   

b. Approval of Minutes  

Ms. Carmack motioned to approve the minutes from the regular meeting and workshop on June 4, 
2019. 

Mr. Van Gelder, Ms. Moore, and Mr. Cox voted AYE. 
Ms. Carmack and Mr. Walker abstained, since they were not present at the meeting on June 4, 2019. 

 
VOTE 3-0-2 

MOTION Passed 

4. Public Comment Period 

Ms. Carmack opened the public comment period.  

Seeing as there were no speakers, the public comment period was closed by Ms. Carmack.  

5. Old Business 

None. 

6. Public Hearings 

None. 
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Planning Commission Meeting Minutes 
July 2, 2019 

 
7. New Business 

a. Case #19-01-PB: A request by Richard Gallier Jr. for approval of a Development Design Pattern 
Book for Tax Map #43C-4-2, which is located on Standing Ridge Drive in the Oakbridge Industrial 
Park. 

Mr. Pompei provided an overview of the request.  

Ms. Carmack motioned to approve the request. 

Ms. Carmack, Mr. Van Gelder, Mr. Walker, Ms. Moore, and Mr. Cox voted AYE 

VOTE 5-0 
MOTION Passed 

8. Adjourn 

There being no further business, Mr. Van Gelder adjourned the meeting at 7:06 PM.  

 

   

Karin Carmack 
Chairman 

 Andrew Pompei 
Planning Director 
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Planning Commission Workshop Minutes 
July 2, 2019 

 
VIRGINIA: AT A WORKSHOP OF THE PLANNING COMMISSION HELD IN THE 

POWHATAN VILLAGE BUILDING AUDITORIUM, 3910 OLD BUCKINGHAM 
ROAD IN POWHATAN COUNTY, VIRGINIA, JULY 2, 2019 AT 7:09 PM 

 
Planning Commissioners Present  Karin Carmack, District 1, Chairman 

David Van Gelder, District 5, Vice-Chairman 
Owen Walker, District 2 
Donna Moore, District 3 
Bill Cox, District 4  

Planning Commissioners Absent  None  
  
Staff Members Present Andrew Pompei, Planning Director 

Kelley Kemp, Assistant County Attorney 
Alyson Oliver, Planner II 

  

1. Call to Order 
Ms. Carmack called the meeting to order at 7:09 PM, following adjournment of the regular Planning 
Commission meeting held on July 2, 2019.  

2. Discussion: Solar Energy Farms 
Mr. Pompei provided an overview of the draft solar policy guidance memo from the Planning 
Commission. The Planning Commission briefly discussed the addition of language regarding steep 
slopes; the addition of language specifically calling for additional plantings to be native to the Piedmont 
Region; and the review of decommissioning plans. Following discussion, the Planning Commission 
endorsed the draft memo as presented.  

3. Discussion: Case #19-05-CUP (Proposed Solar Energy Farm: Tax Map Parcel #37-23B) 
Davis Plunkett, a representative for the applicant (Holocene Clean Energy), provided an overview of 
the conditional use permit request to members of the Planning Commission. During and following the 
presentation, members of the Planning Commission discussed the following:   

• Specifics of the proposed project, including site selection, battery storage, and proposed buffers; 

• The decommissioning plan and plans for providing a project surety; and 

• The need for more information on environmental conditions and potential impact.  

4. Discussion: Case #19-04-CUP (Proposed Solar Energy Farm: Tax Map Parcels #27-14, 27-14A, 
and 26-104) 

Parker Sloan, a representative for the applicant (Cypress Creek Renewables) provided an overview of 
the conditional use permit request and changes since submitting the initial application. The Planning 
Commission discussed the following:  

• Project siting and design, including the means of providing a vegetative buffer; 

• Environmental conditions, including the location and avoidance of Prime Conservation Areas, as 
defined in the 2019 Long-Range Comprehensive Plan; and 

• The need to provide more information on the decommissioning plan. 
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Planning Commission Workshop Minutes 
July 2, 2019 

 
5. Discussion: Case #19-04-REZC (Rezoning from Agricultural-10 to Commerce Center Planned 

Development and Village Residential Planned Development; Tax Map Parcels #43-61, 43-64, 
43-64E, and Part of 43-63) 

Representatives for the applicant provided an overview of the requested rezoning. Members of the 
Planning Commission discussed the following:  

• Maximum project density and mix of housing types;  

• Traffic impact analysis and proposed signalization options/alternatives; and 

• Project details, including planned open space, utility connections, and proposed proffered 
conditions. 

6. Discussion: Housekeeping Amendments (Article XII: Interpretations)  

Members of the Planning Commission reviewed the draft amendment to Article XII: Interpretations in 
the Powhatan County Zoning Ordinance. After brief discussion, the Planning Commission asked staff 
to advertise a public hearing for this request, which will be held at the Planning Commission meeting 
on August 6.  

7. Update: Pending Zoning Case  

Members of the Planning Commission briefly discussed pending zoning cases that have been filed and 
will soon be presented to the Planning Commission.  

8. Adjourn 
Ms. Carmack adjourned the workshop at approximately 8:55 PM.  

 

   

Karin Carmack 
Chairman 

 Andrew Pompei 
Planning Director 
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If Planning Commission members have questions, please call the staff / contact prior to the meeting. 

 

Meeting Date: August 6, 2019 
  
Agenda Item Title: 
 
 

Case #19-06-CUP: Christopher and Joy Basic (District #4: Powhatan Courthouse/Mt. 
Zion) request a conditional use permit (CUP) to permit a detached accessory dwelling 
unit within the Single-Family Residential-2 (R-2) zoning district per Sec. 83-213 of the 
zoning ordinance of the County of Powhatan. The use is proposed to be located on Tax 
Map Parcel #38D-2-16, located at 1645 Hollow Log Drive. The subject property consists 
of 4.1 acres. The 2019 Long-Range Comprehensive Plan designates the subject property 
as Rural Preservation on the Countywide Future Land Use Plan.  

Motion: 
 

In accordance with Section 83-123(f)(4) of the Powhatan County Zoning Ordinance and 
public necessity, convenience, general welfare, and good zoning practice, the Planning 
Commission recommends (approval / denial / deferral) of the request submitted by 
Christopher and Joy Basic to permit an accessory dwelling unit (detached) on Tax Map 
38D-2-16 subject to the conditions presented in this report. 

Dates Previously 
Considered by PC: 

n/a  

Summary of Item: 
 
 
 
 

The applicant is requesting a conditional use permit (CUP) to permit an accessory 
dwelling unit (detached) within the Single-Family Residential-2 (R-2) zoning district per 
Sec. 83-213 of the Zoning Ordinance of the County of Powhatan. The use is located at 
Tax Map Parcel #38D-2-16 (1645 Hollow Log Drive), which consists of 4.1 acres within 
the Foxrest at Indian Fields subdivision. The 2019 Long-Range Comprehensive Plan 
designates the subject property as Rural Preservation.   

Staff: __X__    Approve ____   Disapprove ____   See Comments 

  

Attachments: 
 

Staff Report 
Application Materials 

Staff/Contact: Andrew Pompei: Planning Director 
(804) 598-5621 x2006  
apompei@powhatanva.gov  

 

  

 
Powhatan County 

Planning Commission 
Agenda Item 
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19-06-CUP 
Christopher and Joy Basic 

Request for a Conditional Use Permit 
to Permit an Accessory Dwelling Unit (Detached) 

 (Tax Map Parcel #38D-2-16: 1645 Hollow Log Drive) 
within the Single-Family Residential-2 (R-2) Zoning District 

Staff Report Prepared for the Planning Commission 
August 6, 2019 

 
 

     
I. PUBLIC HEARINGS 

Planning Commission August 6, 2019 Public Hearing 

II. IDENTIFICATION AND LOCATIONAL INFORMATION 

Request Conditional Use Permit: 
Accessory Dwelling Unit (Detached) 

Existing Zoning Single-Family Residential-2 (R-2) with Proffered Conditions 
(Case #97-05-REZC) 

Parcel Size 4.1 +/- acres 

Parcel ID# 38D-2-16 

Applicant Christopher and Joy Basic 

Owner Christopher K. and Kristie J. Basic 

Location of Property 1645 Hollow Log Drive 

Electoral District (4) Powhatan Courthouse/Mt. Zion 

2019 Land Use Plan 
Recommendation 

Rural Preservation 

Zoning of  
Adjacent Properties 

North:  
South:  
East:  
West: 

Single-Family Residential-2 (R-2) 
Single-Family Residential-2 (R-2) 
Single-Family Residential-2 (R-2) 
Single-Family Residential-2 (R-2) 
 

III. EXECUTIVE SUMMARY 
The applicant is requesting a conditional use permit (CUP) to permit an accessory 
dwelling unit (detached) within the Single-Family Residential-2 (R-2) zoning district per 
Sec. 83-213 of the Zoning Ordinance of the County of Powhatan. The use is located at 
Tax Map Parcel #38D-2-16 (1645 Hollow Log Drive), which consists of 4.1 acres within 
the Foxrest at Indian Fields subdivision. The 2019 Long-Range Comprehensive Plan 
designates the subject property as Rural Preservation.   
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19-06-CUP (Christopher and Joy Basic) 
Page 2 
 

IV. APPLICABLE CODE SECTIONS 

Sec. 83-213(b)(1): Conditional Accessory Uses in Single-Family Residential-2 (R-2) District 
Accessory Dwelling Unit (Detached) 
Sec. 83-123(f)(4): Conditional Use Permit Review Standards 
A Conditional Use Permit shall be approved if the applicant demonstrates the proposed 
conditional use: 

a) Is consistent with the purposes, goals, objectives, and policies of the comprehensive 
plan and other applicable county-adopted plans; 

b) Complies with all applicable zoning district-specific standards in Articles III through 
VI;  

c) Complies with all applicable use-specific standards Article VII: Use Standards; 
d) Complies with all applicable development and design standards in Article VIII: 

Development Standards; 
e) Complies with all relevant subdivision and infrastructure standards in Chapter 68: 

Subdivisions of the Powhatan County Code; 
f) Is appropriate for its location and is compatible with the general character of 

surrounding lands and the uses allowed in the zoning district where proposed; 
g) Adequately screens, buffers, or otherwise minimizes adverse visual impacts on 

adjacent lands;  
h) Avoids significant adverse odor, noise, glare, and vibration impacts on surrounding 

lands regarding refuse collection, service delivery, parking and loading, signs, 
lighting, and other site elements; 

i) Avoids significant deterioration of water and air resources, scenic resources, and other 
natural resources; 

j) Maintains safe and convenient ingress and egress and traffic flow onto and through 
the site by vehicles and pedestrians, and safe road conditions around the site; 

k) Complies with all other relevant county, state and federal laws and standards; and 
l) Is required by the public necessity, convenience, general welfare, or good zoning 

practice. 

Sec. 83-123(f)(5): Expiration of a Conditional Use Permit 
A Conditional Use Permit shall expire in accordance with any expiration date or provisions in a 
condition of its approval. A Conditional Use Permit shall automatically expire if a Building 
Permit, Site Plan, or other county approval, whichever occurs first, for the development granted 
by the Conditional Use Permit, is not obtained within two (2) years after the date of approval of 
the Conditional Use Permit, or if no subsequent county approval is required, the development is 
not completed and operational within two (2) years.  

Sec. 83-521: Definitions 

Accessory dwelling unit (detached) means a secondary dwelling unit established in conjunction 
with, and clearly subordinate to, the principal dwelling unit on a lot, as a detached structure on 
the same lot. (See Accessory/Use-Specific Standards, Division 2: Standards for Accessory Uses 
and Structures, of Article VII: Use Standards.) 
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19-06-CUP (Christopher and Joy Basic) 
Page 3 
 

Sec. 83-438(b): Standards for Accessory Uses and Structure – Accessory Dwelling Unit 
(Detached) 
Accessory dwelling units as detached structures shall comply with the following standards:  
1. Detached accessory dwelling units are allowed as accessory uses only to single-family 

detached dwellings, and are not allowed as accessory uses to two-family dwellings, 
townhouse dwellings, multifamily dwellings, or manufactured homes.  

2. Not more than one detached accessory dwelling unit shall be allowed per single-family 
dwelling.  

3. A detached accessory dwelling unit may not be located within required yards.  
4. The gross floor area devoted to a detached accessory dwelling unit shall not exceed 35 

percent of the total gross floor area of the principal dwelling to which it is accessory, except 
that within the A-10 zoning district a detached accessory dwelling unit shall not exceed 50 
percent of the total gross floor area of the principal dwelling to which it is accessory. The 
floor area of a detached accessory dwelling unit shall not be included as part of the floor area 
of the principal dwelling for calculation purposes of applying limits on home occupations or 
similar limits imposed by this chapter.  

5. The principal dwelling or the detached accessory dwelling unit shall be occupied by the 
owner of the property.  

6. At least one, but no more than two, off-street parking spaces shall be provided for a detached 
accessory dwelling unit in addition to off-street parking required for the principal dwelling.  

7. The addition of a detached accessory dwelling unit to a single-family detached dwelling shall 
not change the status of the dwelling as a single-family detached dwelling or the lot as the 
site of a single-family detached dwelling for purposes of applying intensity and dimensional 
standards. 

8. Except within the A-10 zoning district, a detached accessory dwelling unit must be of 
conventional site-built construction, be assembled and inspected on-site, and meet the 
requirements of the adopted building code for residential dwellings. Within the A-10 zoning 
district, a detached accessory dwelling unit may be a manufactured home, provided that: 

i. The structure complies with use standards set forth in Section 83-432(c)(1)(c) for 
manufactured home dwellings. 

ii. Brick, stone, or other materials with a similar appearance, durability, and quality 
shall be used as a skirting/foundation material.  

iii. The primary street-facing façade shall incorporate at least three (3) of the following 
architectural features: 

A. A covered porch that is at least forty (40) square feet in area, with a 
minimum depth of at least five (5) feet; 

B. Shutters adjacent to all windows;  
C. Two or more types of exterior cladding (excluding skirting/foundation 

and roofing materials); and/or 
D. A front-facing gable at least eight (8) feet wide on a portion of the façade. 

 
 
 

V. PROPERTY DESCRIPTION 

Location 
The subject property is zoned Single-Family Residential-2 (R-2) with proffered 
conditions (Case #97-05-REZC) and is located within the Foxrest at Indian Fields 
subdivision.  
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19-06-CUP (Christopher and Joy Basic) 
Page 4 
 

Existing Conditions 
The property is occupied by an existing single-family dwelling (1,847 square feet in 
area), which is set back approximately 315 feet from the front property line. The property 
is heavily wooded, most notably on the northwestern part of the property. A tree buffer 
runs along the northern and eastern property lines. Photos of the existing conditions are 
included in Attachment #7 of this packet.  

Community Character  
The subject parcel is located in the northwestern portion of the Foxrest at Indian Fields 
subdivision, which includes single-family dwellings on lots that are generally two acres 
in area.  

VI. LAND USE ANALYSIS 
Zoning Requirements/Standards 
The subject property is zoned Single-Family Residential-2 (R-2) with proffered 
conditions (Case #97-05-REZC). Accessory dwelling unit (detached) is a conditional 
accessory use within the R-2 zoning district, and therefore, is only permitted with 
approval of a conditional use permit (CUP).  
Detached accessory dwelling units must comply with the use standards found in Sec. 
83-438(b) of the Powhatan County Zoning Ordinance.1 Some of the applicable standards 
include: 
• No more than one detached accessory dwelling unit is permitted per single-family 

dwelling; 
• Detached accessory dwelling units must be located outside of required yards; and 
• The principal dwelling unit or the detached accessory dwelling unit must be occupied 

by the property owner.  
Information submitted with the application indicates that the proposed detached 
accessory dwelling unit will adhere to the applicable use standards.  

Proposed Use 
The proposed detached accessory dwelling unit will be situated to the northwest of the 
existing single-family dwelling and will comply with all applicable setbacks and floor 
area requirements. The accessory dwelling unit will be accessed from a branch of the 
existing driveway. A conceptual site plan depicting the location of the proposed 
accessory dwelling unit is included as Attachment #5 in this packet.  

VII. COMPREHENSIVE PLAN ANALYSIS 
The 2019 Long-Range Comprehensive Plan designates the subject property as Rural 
Preservation.  The subject property is located outside of designated growth areas. 
Chapter 5 of the 2019 Long-Range Comprehensive Plan discusses housing and promotes 
increasing housing options and aging in place. The accessory dwelling unit supports these 

                                                 
1 Use standards associated with accessory dwelling unit (detached) were approved by the Board of Supervisors on 

September 24, 2018 (Case #18-06-AZ: Ordinance O-2018-24) and are listed on the previous page. 

Planning Commission  |  August 6, 2019  |  Page 11

https://library.municode.com/va/powhatan_county/ordinances/code_of_ordinances?nodeId=924808


19-06-CUP (Christopher and Joy Basic) 
Page 5 
 

objectives and is compatible with the goal of providing a diverse range of housing that 
supports residents at all stages of their lives. 
The proposed detached accessory dwelling unit will be accessory and incidental to the 
existing single-family residential use, and therefore, is generally compatible with 
surrounding properties and the housing goals listed in the 2019 Long-Range 
Comprehensive Plan.   

VIII. PUBLIC SERVICE ANALYSIS 

IX. PUBLIC COMMENTS 
The Department of Community Development has received general inquiries from 
neighboring property owners regarding this request. Nearby residents requested that: 
• Additional information be provided regarding the proximity of the proposed 

drainfield to nearby wells; and 
• Existing trees be maintained to reduce visibility of the proposed accessory dwelling 

unit from adjacent properties.2  

X. STAFF RECOMMENDATION 
The Department of Community Development recommends approval of this request. 
With the proposed conditions on the property, the use is generally compatible with 
surrounding properties. The proposed conditions increase the required side yards, 
establish general architectural design standards, and clarify the maximum floor area of 
the accessory dwelling unit. 

                                                 
2 As noted on the recorded plat, Case #97-05-REZC: Proffered Condition #10 requires that a buffer at least 50 feet 

wide be provided along State Route 718 (Pierce Road). All trees larger than five inches in diameter that are located 
within the required buffer must be maintained (with some exceptions).  

Review by County Agencies/Departments 
Building No comments are noted from the Building Department other than that 

the building will need to meet all requirements of the current Uniform 
Statewide Building Code. 

Environment No adverse comments.   
Public 
Works 

The property is located outside of the County’s Water and Wastewater 
Service District. The department has no further review comments. 

Sheriff No comments at this time.  
Fire No comments received. 
Review by State Agencies/Departments 
Health The conceptual plan appears to meet all septic requirements. This will 

be verified during the septic permit review process.  
Transport. Virginia Department of Transpiration takes no exception to this 

request for the identified proposed conditional use of this property.  
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19-06-CUP (Christopher and Joy Basic) 
Page 6 
 

XI. RECOMMENDED CONDITIONS 
If approved, the Department of Community Development recommends that the 
conditions listed below be incorporated into this request. These conditions are proposed 
to minimize negative impacts on surrounding properties. 
1. The applicant(s) shall consent to annual administrative inspections by the Department 

of Community Development for compliance with the requirements of this CUP.  
2. The applicant(s) shall sign the list of adopted conditions for this CUP signifying 

acceptance and intent to comply with these conditions.  
3. Failure to comply with the conditions of this CUP may result in the issuance of a 

Notice of Violation (NOV) by the Zoning Administrator. The Zoning Administrator 
may present this CUP to the Board of Supervisors for revocation if the NOV is not 
resolved as directed.  

4. All activities associated with this CUP shall be in compliance with all local, state, and 
federal laws. 

5. The floor area of the accessory dwelling unit (detached) shall not exceed six-hundred 
and forty-six (646) square feet.  

6. The accessory dwelling unit (detached) shall be located: 
a. To the rear of the principal dwelling unit; and  
b. A minimum of forty (40) feet from any side property line.  

7. The architectural features and materials incorporated into the design of the accessory 
dwelling unit (detached) shall be similar in quality and appearance to those used on 
the principal dwelling, as determined by the Zoning Administrator or their designee. 
The accessory dwelling unit (detached) shall be constructed with a brick or masonry 
foundation. 

XII. PROPOSED RESOLUTION 
In accordance with Section 83-123(f)(4) of the Powhatan County Zoning Ordinance and 
public necessity, convenience, general welfare, and good zoning practice, the Planning 
Commission recommends (approval / denial / deferral) of the request submitted by 
Christopher and Joy Basic to permit an accessory dwelling unit (detached) on Tax Map 
38D-2-16 subject to the conditions presented in this report.  

 
Attachment(s) 
1. Application 
2. Vicinity Map 
3. Zoning Map 
4. Countywide Future Land Use Map (2019) 
5. Conceptual Plan 
6. Proposed Elevations 
7. Site Photos 
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Powhatan County
Legend

Parcels

Attachment 2: Vicinity Map (19-06-CUP) Date: 7/30/2019  
DISCLAIMER:ALL INFORMATION DEPICTED ON THIS MAP SHALL BE TREATED ASCONFIDENTIAL INFORMATION AND SHALL ONLY BE USED FOR THE SOLEPURPOSE FOR WHICH IT WAS PROVIDED.
ANY OTHER USE OF THIS MAP,OR THE INFORMATION INCLUDED THEREON, IS STRICTLY PROHIBITED. THEDATA SHOWN ON THIS MAP IS FOR INFORMATION PURPOSES ONLY.THIS MAP MAY NOT

BE COPIED OR OTHERWISE MADE AVAILABLE TO ANYOTHER PARTY IN PAPER OR ELECTRONIC FORMAT.
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Powhatan County
Legend

Parcels
Zoning
Agriculture A-10
Agricultural/Animal Confinement
Commerce Center Planned
Development
Commerce Center
Commercial
Courthouse Square Center
Industrial - 1
Industrial - 2
Mining
Office
Residential - 2
Rural Residential 5
Residential Commercial
Residential Utility
Rural Residential
Village Center Planned Development
Village Center

Attachment 3: Zoning Map (19-06-CUP) Date: 7/30/2019  
DISCLAIMER:ALL INFORMATION DEPICTED ON THIS MAP SHALL BE TREATED ASCONFIDENTIAL INFORMATION AND SHALL ONLY BE USED FOR THE SOLEPURPOSE FOR WHICH IT WAS PROVIDED.
ANY OTHER USE OF THIS MAP,OR THE INFORMATION INCLUDED THEREON, IS STRICTLY PROHIBITED. THEDATA SHOWN ON THIS MAP IS FOR INFORMATION PURPOSES ONLY.THIS MAP MAY NOT

BE COPIED OR OTHERWISE MADE AVAILABLE TO ANYOTHER PARTY IN PAPER OR ELECTRONIC FORMAT.
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Powhatan County
Legend

Parcels
Crossroads

Growth Area Boundaries
Rural Enterprise Zone Boundary
Future Land Use
Public Lands
Natural Conservation
Rural Preservation
Rural Residential
Low Density Residential
Village Residential
Village Center
Commerce Center
Economic Opportunity
Industrial

Attachment 4: Countywide Future Land Use Map (19-06-CUP) Date: 7/30/2019  
DISCLAIMER:ALL INFORMATION DEPICTED ON THIS MAP SHALL BE TREATED ASCONFIDENTIAL INFORMATION AND SHALL ONLY BE USED FOR THE SOLEPURPOSE FOR WHICH IT WAS PROVIDED. 
ANY OTHER USE OF THIS MAP,OR THE INFORMATION INCLUDED THEREON, IS STRICTLY PROHIBITED. THEDATA SHOWN ON THIS MAP IS FOR INFORMATION PURPOSES ONLY.THIS MAP MAY NOT

BE COPIED OR OTHERWISE MADE AVAILABLE TO ANYOTHER PARTY IN PAPER OR ELECTRONIC FORMAT.
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This plat is for Health Department review only. The information provided herein does not cons!tlute a certified 
survey, bwlding permit plat, or record plat. All matters pertaining to easements, setbacks, right of ways, etc, 
ore the owner's responsibility. 
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Attachment 5: Conceptual Plan
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Attachment 6: Proposed Elevations (front)
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Attachment 6: Proposed Elevations (Rear and Sides)
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Site Photos: 19-06-CUP (Attachment #7) 
38D-2-16: 1645 Hollow Log Drive 

 

Photo #1 

 
View of Entrance Drive to Existing Single-Family Dwelling from Property Line  

(looking north from Hollow Log Drive) 
 

Photo #2 

 
View of Rear of Existing Single-Family Dwelling (looking west).  

The detached accessory dwelling unit is proposed to be generally located  
in the wooded area visible in the photo. 
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Photo #3 

 
View of Existing Rear Yard Buffer 
(looking south from Pierce Road) 

 
Photo #4 

 
View of Existing Rear Yard Buffer 
(looking south from Pierce Road) 
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If Planning Commission members have questions, please call the staff / contact prior to the meeting. 

 

Meeting Date: August 6, 2019 
  
Agenda Item Title: 
 
 

Case #19-03-REZC: East West Communities (District #1: Subletts/Manakin/Flat Rock) 
requests the rezoning of Tax Map Parcels #43-61, 43-64, and 43-64E and a portion of 
Tax Map Parcel #43-63 from Agricultural-10 (A-10) to Commerce Center Planned 
Development (CC-PD) and Village Residential Planned Development (VR-PD) and 
amendment of the zoning district map of approximately 120.68 acres of land located 
on the north side of State Route 675 (Page Road) near its intersection with U.S. Route 
60 (Anderson Highway) adjacent to the Chesterfield County line. Approximately 6.98 
acres would be rezoned to CC-PD and approximately 113.7 acres would be rezoned to 
VR-PD, which permits residential densities of up to four dwelling units per acre 
developed in accordance with a master plan. Proffered conditions address a master 
plan of development, cash proffers, maximum density (up to 249 dwelling units), access 
and circulation, and building materials. The 2019 Long-Range Comprehensive Plan 
designates the subject properties as Commerce Center, Village Residential, and Natural 
Conservation (Route 60 Corridor East Special Area Plan) on the Countywide Future Land 
Use Plan, with maximum recommended residential densities in the Village Residential 
land use designation being four dwelling units per acre. 

The applicant is also requesting a waiver from local intersection spacing requirements 
set forth in Table 68-175(e)(5)d of the Powhatan County Subdivision Ordinance.  

Motion: 
 

Rezoning Request 
In accordance with Article II of the Powhatan County Zoning Ordinance and public 
necessity, convenience, general welfare, and good zoning practice, the Powhatan 
County Planning Commission recommends (approval / denial / deferral) of the request 
submitted by East West Communities to rezone approximately 120.68 acres of land 
from Agircultural-10 (A-10) to Commerce Center Planned Development (CC-PD) and 
Village Residential Planned Development (VR-PD) with proffered conditions.  
Waiver Request (Intersection Spacing Standards) 
In accordance with Sec. 68-175(e)(5)(d) of the Powhatan County Subdivision 
Ordinance, the Powhatan County Planning Commission recommends (approval / denial 
/ deferral) the request submitted by East West Communities for a waiver from local 
intersection spacing requirements set forth in Table 68-175(e)(5)d, as described in the 
letter dated July 26, 2019.  

Dates Previously 
Considered by PC: 

July 2, 2019 (Workshop: Discussion Item)  

Summary of Item: 
 
 
 
 

The applicant is requesting approval to rezone approximately 120.68 acres north of the 
intersection of U.S. Route 60 (Anderson Highway) and State Route 675 (Page Road) 
along the Chesterfield County line to CC-PD and VR-PD with proffered conditions. A 
portion (6.98 acres) of the property along State Route 675 (Page Road) would 
accommodate commercial development, with the remainder of the site (113.7 acres) 

 
Powhatan County 

Planning Commission 
Agenda Item 
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If Planning Commission members have questions, please call the staff / contact prior to the meeting. 

developed as a residential neighborhood with up to 249 single-family dwellings and 
townhouses.  

Staff: __  __    Approve ____   Disapprove __X__   See Comments 

 The Department of Community Development recommends deferral of this request 
(see Part VI for more information).  

Attachments: 
 

Staff Report 
Application Materials 

Staff/Contact: Andrew Pompei: Planning Director 
(804) 598-5621 x2006  
apompei@powhatanva.gov  
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19-03-REZC 
East West Communities 

Request to Rezone Tax Map Parcels #43-61, 43-64, and 43-64E  
and a Portion of Tax Map Parcel #43-63  

from Agricultural-10 (A-10) to Commerce Center Planned Development (CC-PD) 
and Village Residential Planned Development (VR-PD) with Proffered Conditions 

Staff Report Prepared for the Planning Commission 
August 6, 2019 

 
 

    
I. PUBLIC MEETINGS 

Neighborhood Meeting November 8, 2018 
June 12, 2019 

 

Planning Commission July 2, 2019 
August 6, 2019 

Workshop 
Public Hearing 

II. GENERAL INFORMATION 
Request Rezone to Commerce Center Planned Development (CC-PD) (6.98 

acres) and Village Residential Planned Development (VR-PD) 
(113.7 acres) 

Existing Zoning Agricultural-10 (A-10) 
Parcel ID# 43-61, 43-64, 43-64E and 43-63 (Part) 
Parcel Size 120.68 acres 
Proposed Density 249 Residential Units Maximum (VR-PD Portion: 113.7 acres) 

(2.19 units per acre in VR-PD) 
Applicant East West Communities 
Applicant Rep. Balzer and Associates (Chris Shust) 
Owner New County Line Farm LLC 
Location of Property 1318 Page Road 

North of the Intersection of U.S. Route 60 (Anderson Highway) 
and State Route 675 (Page Road) at the Chesterfield County Line 

Electoral District (1) Subletts/Manakin/Flat Rock 
2019 Land Use Plan 
Recommendation 

Commerce Center 
Village Residential 
Natural Conservation 
(Route 60 Corridor East Special Area Plan) 
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III. EXECUTIVE SUMMARY 
The applicant is requesting approval to rezone approximately 120.68 acres north of the 
intersection of U.S. Route 60 (Anderson Highway) and State Route 675 (Page Road) 
along the Chesterfield County line to CC-PD and VR-PD with proffered conditions. A 
portion (6.98 acres) of the property along State Route 675 (Page Road) would 
accommodate commercial development, with the remainder of the site (113.7 acres) 
developed as a residential neighborhood with up to 249 single-family dwellings and 
townhouses.  

IV. PROPERTY DESCRIPTION 
Location 
The subject properties, which total 120.68 acres, are located north of the intersection of 
U.S. Route 60 (Anderson Highway) and State Route 675 (Page Road) adjacent to the 
Chesterfield County line. 

Existing Conditions 
Parcel 

(Tax Map #) Acreage Existing Conditions 

43-61 88.9 This parcel remains mostly undeveloped, with a mix of wooded 
areas (primarily along streams) and open pastures. Several 
intermittent and perennial streams (tributaries to Bernards Creek) 
cross the property, generally running west to east. A transmission 
line bisects the property within an easement 100 feet in width. A 
single-family dwelling (constructed in 2016) and accessory 
structures are located near the northern boundary of the property. 
This parcel has no road frontage. 

43-64 24.8 This parcel remains undeveloped and is mostly wooded. Several 
intermittent and perennial streams (tributaries to Bernards Creek) 
cross the property, generally running west to east. A portion of a 
pond is located in the far southwestern corner of the property. A 
transmission line bisects the property within an easement 100 feet 
in width. This property has approximately 100 feet of frontage on 
State Route 675 (Page Road).  

43-64E 6.18 This parcel remains undeveloped and is wooded. There is a 
perennial stream near the northern boundary of the parcel, with 
associated wetlands extending across the parcel towards State 
Route 675 (Page Road). This property has approximately 475 feet 
of frontage on State Route 675 (Page Road). A driveway to 1318 
Page Road bisects the property.  

43-63 (Part) 0.8 The portion of the property included with this request is wooded.  
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Surrounding Properties 
Direction Zoning Uses 

North Agricultural-10 (A-10) • Vacant Properties 
• Single-Family Dwellings on Large Lots 

(≥10 Acres) (Part of Stonehenge Farm) 
South Agricultural-10 (A-10)  

Commerce Center (CC) 
• Single-Family Dwellings along State 

Route 675 (Page Road) 
• Commercial Uses South of State Route 

675 (Page Road) (Gas Station, 
Office/Service-Oriented Businesses) 

East Agricultural-10 (A-10) 
Agricultural (A) (Chesterfield Co.) 

• Vacant Properties (in Powhatan Co. and 
Chesterfield Co.)  

• Single-Family Residential along U.S. 
Route 60 (in Chesterfield Co.) 

West Agricultural-10 (A-10)  
Single-Family Residential-2 (R-2) 

• Single-Family Dwellings on Large Lots 
(3 – 10 Acres) (Part of Stonehenge 
Farm and The Grange) 

 

V. PROJECT ANALYSIS 
Current Zoning 
The subject properties are currently zoned Agricultural-10 (A-10).1  

Proposed Project 
The applicant is proposing to rezone the properties to VR-PD and CC-PD (with proffered 
conditions) to accommodate residential and commercial development:  
• 113.7 acres would be rezoned to VR-PD with proffered conditions to accommodate 

up to 249 residential dwellings, with an overall density of 2.17 units per acre. Up to 
50 units could be attached, such as townhouses and/or duplexes. Densities would 
generally decrease from south to north, with open space distributed throughout the 
project (primarily along stream corridors).  

• 6.98 acres would be rezoned to CC-PD with proffered conditions, accommodating 
commercial development.  

Community Character 
This property is in a transitional area, with commercial properties to the south (on or near 
U.S. Route 60) and residential properties to the west, and large vacant properties to the 
north and east. The surrounding parcels are located within the Route 60 Corridor East 
Special Area Plan in the 2019 Long Range Comprehensive Plan. Nearby residential 
properties are generally on lots ranging from three (3) to ten (10) acres.  

                                                 
1 Portions of Tax Map Parcels #43-61 and 43-64E extend into Chesterfield County and are zoned Agricultural (A). 

The zoning of the area located within Chesterfield County will not be changed, as Powhatan County does not have 
jurisdiction in those areas.  
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Agency Comments: Environmental Review (Powhatan County) 
All riparian buffers and setbacks shall be enforced per Sec. 83-471 of the Powhatan 
County Zoning Ordinance. The development will also be required to adhere to all 
stormwater management design criteria.  

Environment/Natural Resources 
 
 
 

On-Site Natural Resources 
Several intermittent and perennial streams cross the subject properties, with most running 
west to east and serving as tributaries to Bernards Creek. Per the environmental exhibit 
submitted with the application, wetlands are adjacent to some of these streams. There is a 
portion of a pond in the southwestern corner of the proposed project. In accordance with 
Sec. 83-471(a), protected riparian buffers are required adjacent to wetlands, intermittent 
streams, and perennial streams.2 The conceptual plan shows that these riparian corridors 
will be preserved as open space, with a network of trails located along some streams.3  
Throughout the subject properties, there is a mixture of forested areas and open pastures.  
There is varied topography on the subject properties. Per GIS, elevations range from 
approximately 316 feet near the intersection of U.S. Route 60 (Anderson Highway)/State 
Route 675 (Page Road) to approximately 248 feet in the eastern corner of the property. 
Based on analysis of public GIS data, there do not appear to be significant steep slopes 
(over fifteen percent slope) on the property, with 98.4 percent of the total site having 
slopes of ten percent or less.4 
Stormwater Management 
The conceptual plan shows the general location of proposed stormwater management 
ponds throughout the development, which are generally located outside of riparian 
buffers. Prior to subdivision approval, a stormwater management plan will need to be 
submitted and approved by the Virginia Department of Environment Quality (DEQ) to 
ensure that the necessary infrastructure is in place to control the quantity and quality of 
runoff.  

                                                 
2 Sec. 83-471(a) requires that riparian buffers at least 50 feet wide be provided adjacent to wetlands and intermittent 

streams and at least 100 feet wide along perennial streams.  
3 Table 83-470(c)(2) states that the preservation of existing natural features, including natural water features and 

riparian buffers “shall have the highest priority for locating open space set-asides.” Sec. 83-471(a)(5) states that 
bikeways, walkways, and similar recreational facilities are permitted within riparian buffers, provided that such 
facilities involve minimal removal vegetation and are not impervious.  

4 In the 2019 Long-Range Comprehensive Plan, steep slopes are described as sloops with 15% or greater slopes (p. 
64, 65, 69, 75, 81, 85).   
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Transportation 

 

Agency Comments: Virginia Department of Transportation (VDOT)  
A full response from VDOT (letter dated July 15, 2019) is included as Attachment #4. 
Excerpts are below: 
• “The Virginia Department of Transportation has reviewed the resubmitted traffic 

study, dated June 6, 2019 for the proposed Ellis Farm site along the north side of 
Page Road (Route 675) near its intersection with Anderson Highway (US 60), and 
the responses to the original review comments. Based on the comment responses, 
the Department finds that the revised report conforms to the requirements of a 
traffic impact analysis in regard to the accuracy of the methodologies, assumptions, 
and conclusions presented in the analysis” (p. 1).  

• “In order to determine if a signalized intersection is warranted at the intersection of 
US 60 with Page Road and County Line Road, a signal warrant analysis was 
included in the traffic assessment. The analysis concludes that the buildout year 
meets multiple signal warrants. VDOT Richmond District Traffic Engineering has 
reviewed the warrants and concurs with the warrant analysis presented in the traffic 
assessment report” (p. 3).  

• “The traffic assessment report clearly demonstrates that there is an existing 
operational issue on the Page Road and County Line Road approaches to US 60, 
which would be exacerbated by the addition of the Ellis Farm site traffic” (p. 3).  

• “At this time, the Department cannot support the four-way signalization of the 
realigned Page Road and proposed access road to the Classic Granite site, due to 
the analyzed LOS values provided in this report. The traffic analysis presented in 
the report concludes that a signalized intersection treatment will be required to 
accommodate the site traffic added to the US 60 intersection with Page Road and 
County Line Road” (p. 3).  

• “The Department recommends that the applicant proceed with a Signal 
Justification Report (SJR) that analyzes the traditional four-way signal and the 
alternative intersections identified in the traffic assessment report. The goal of the 
SJR would be to determine the most appropriate signalized intersection treatment 
that provides the best safety and operational conditions for the intersection. The 
Department will continue to support the county’s evaluation of this rezoning 
proposal and is committed to working with the developer to determine the most 
appropriate solution to the operational issues at the US 60 intersection with Page 
Road and County Line Road” (p. 4).  
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Local Road Network 
The subject properties have frontage on State Route 675 (Page Road) near its intersection 
with U.S. Route 60 (Anderson Highway). 

Roadway Characteristic State Route 675 
(Page Road) 

U.S. Route 60 
(Anderson Highway) 

Functional Classification: 
VDOT 

Major Collector Other Principal Arterial5 

Functional Classification: 
Powhatan Co. 

Major Thoroughfare Plan 

Rural Collector (Existing) Major Arterial (Existing) 

Traffic Volume Estimates 
(VDOT: 2017) 

1,200 34,000 

 
Traffic Analysis 
Green Light Solutions, Inc. prepared a traffic assessment (dated January 29, 2019/revised 
June 6, 2019: Attachment #3) to analyze potential impacts the proposed project may have 
on the local transportation network. The study analyzed the several intersections, 
including the site entrances and nearby intersections along U.S. Route 60 (Anderson 
Highway).6 This analysis studied existing peak hour traffic conditions and anticipated 
peak hour conditions in 2024 (with already-approved developments and with the 
proposed development).  
Per the traffic assessment, the following issues are occurring under existing traffic 
conditions (Traffic Assessment: p. 2): 

• The signalized intersection at U.S. Route 60 (Anderson Highway)/State Route 634 
(Stavemill Road) is operating at unacceptable levels of service under the AM peak 
hour, due to demand exceeding capacity on the eastbound and northbound 
approaches.  

• Minor street left turn movements at all unsignalized intersections on U.S. Route 60 
(Anderson Highway) are operating at unacceptable levels of service and over capacity 
for both the AM and PM peak hours.  

• Existing traffic volume on U.S. Route 60 (Anderson Highway) is 34,000 vehicles per 
day east of State Route 675 (Page Road) and 32,000 vehicles per day east of State 
Route 634 (Stavemill Road).  

                                                 
5 U.S. Route 60 (Anderson Highway) between U.S. Route 522 (Maidens Road) and the Chesterfield County line is 

part of VDOT’s Arterial Preservation Network. For roadways that are part of this network, VDOT aims to 
implement innovative strategies aimed at adding capacity, improving safety, and minimizing delays for through 
traffic.  

6 The study analyze impacts the development may have on the following intersections: U.S. Route 60 (Anderson 
Highway) at State Route 634 (Stavemill Road), Oakbridge Drive, Standing Ridge Drive, State Route 675 (Page 
Road)/County Line Road, and State Route 652 (Old Hundred Road) (which is in Chesterfield County).  
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Background traffic levels, plus traffic generated from approved developments, will result 
in the following conditions in 2024 (Traffic Assessment: p. 2): 

• A significant increase in delay is anticipated at the signalized intersection of U.S. 
Route 60 (Anderson Highway)/State Route 634 (Stavemill Road). Increases in traffic 
demand further deteriorate existing operational measures to unacceptable levels under 
both the AM and PM peak hours.  

• Traffic demand is anticipated to exceed capacity on the eastbound and northbound 
approaches at the signalized intersection of U.S. Route 60 (Anderson Highway)/State 
Route 634 (Stavemill Road).  

• Anticipated traffic volume on U.S. Route 60 (Anderson Highway) will be 38,320 
vehicles per day east of State Route 675 (Page Road) and 40,580 vehicles per day east 
of State Route 634 (Stavemill Road).  

Per the traffic assessment, “analysis of the study area under buildout traffic conditions 
has determined that the site will have a marginal impact to the overall study area with the 
exception of U.S. Route 60 and Page Road/County Line Road. Where the impacts beyond 
the US 60 and Page Road/County Line Road intersection are expected to be marginal 
there will be impacts to intersections/movements that are already experiencing deficient 
operations due to existing and/or background plus approved development peak hour 
traffic conditions. Mitigation measures needed for these intersections/movements are 
beyond the ability of this development to provide” (Traffic Assessment: p. 2).  
VDOT has confirmed that the traffic assessment “conforms to the requirements of a 
traffic impact analysis in regard to the accuracy of the methodologies, assumptions, and 
conclusions presented in the analysis” (Attachment #4).   
Major Thoroughfare Plan 
The Major Thoroughfare Plan (2019 Long-Range Comprehensive Plan: Chapter 9), 
establishes guidance regarding long-term development of the local transportation 
network. No specific improvements are listed along State Route 675 (Page Road), but the 
document recommends that roads designated as Rural Collectors have an ultimate 
right-of-way of at least 70 feet.  
There are no specific improvements recommended for the intersection of U.S. Route 60 
(Anderson Highway)/State Route 675 (Page Road), but there is general language stating 
that Powhatan County should improve U.S. Route 60 countywide by realigning 
intersections, modifying signals, and adding turn lanes as needed (Map ID 22: p. 138).  
The applicant has proffered to improve the intersection of U.S. Route 60 (Anderson 
Highway)/State Route 675 (Page Road) (Proffered Condition #4).  
Site Entrances: Spacing and Improvements  
Due to existing commercial development (and associated existing entrances), 
modifications to local intersection spacing requirements [Table 68-175(e)(5)(d)] will 
need to be approved, in accordance with Sec. 68-175(e)(5)(d) (revised January 28, 2019). 
A written request for these modifications, along with a map/diagram, is included as 
Attachment #5.  
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Proposed Entrance Conditions Necessitating Modification 
Proposed Westernmost Entrance: 
State Route 675 (Page Road) to 

Proposed Ellis Farm Development 

While the proposed entrance adheres to spacing 
requirements on the north side of State Route 675 (Page 
Road), there are several existing entrances to established 
commercial uses located on the south side of State Route 
675 (Page Road).  
(See Attachment #5: Measurements A, B, and C) 

Proposed Entrance: 
State Route 675 (Page Road) to 

Tax Map Parcel #43-36 

This parcel is currently undeveloped. If State Route 675 
(Page Road) is realigned, no entrance from an adjacent 
roadway to this parcel would meet local intersection 
spacing requirements. The proposed location places the 
entrance on a roadway with the lowest classification and 
maximizes its spacing from major roadway intersections.  
(See Attachment #5: Measurements D, E, and F) 

Proposed New Entrance: 
Page Road Realigned to 

Existing Gas Station 
(Tax Map Parcel #43-36B:  
1300 Anderson Highway) 

The applicant is proposing to close on existing entrance 
from U.S. Route 60 (Anderson Highway) and relocate it to 
proposed Page Road Realigned.  
(See Attachment #5: Measurements G and K) 

Easternmost Existing Entrance: 
U.S. Route 60 (Anderson Highway) to 

Existing Gas Station  
(Tax Map Parcel #43-36B:  
1300 Anderson Highway) 

If Page Road Realigned is constructed at the proposed 
location, the easternmost existing entrance to 1300 
Anderson Highway will not meet local intersection 
spacing requirements. The applicant is proposing to close 
the other existing entrance to 1300 Anderson Highway, so 
that the existing gas station will only have one direct 
access to U.S. Route 60 (Anderson Highway). 
(See Attachment #5: Measurement J) 

Existing Entrance: 
State Route 675 (Page Road) to 

Existing Gas Station 

If Page Road Realigned is constructed at the proposed 
location, the existing entrance to 1300 Anderson Highway 
from State Route 675 (Page Road) will not meet local 
intersection spacing requirements.  
(See Attachment #5: Measurement H) 

Proposed Intersection 
Page Road Realigned at  

U.S. Route 60 (Anderson Highway) 

A new crossover on U.S. Route 60 (Anderson Highway) 
and Page Road Realigned does not meet local intersection 
spacing requirements. Eventually, it is intended that State 
Route 671 (County Line Road) will be realigned to 
intersect at Page Road Realigned, allowing the existing 
crossover to be closed.  

The proposed intersection will not meet local intersection 
spacing requirements from an existing commercial 
entrance that serves 1346, 1348, 1350, and 1356 Anderson 
Highway).  
(See Attachment #5: Measurements I and L) 
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Two entrances are proposed into the development from State Route 675 (Page Road). 
One entrance will be adjacent to proposed commercial uses, with a second entrance 
proposed farther west. The second entrance will be located within a strip that varies from 
60 to 100 feet in width, crossing an existing pond.  
As only two entrances are proposed, the development is not permitted to have more than 
249 units. Sec. 68-170(b)(7) states that “subdivisions with 50 or more lots shall have at 
least two vehicular access points into the subdivision. Subdivisions with 250 or more lots 
shall have at least three vehicular access points into the subdivision.” 
Three stub roads are shown on the Conceptual Master Plan, accommodating future 
connections to adjacent vacant parcels (should they develop).  
Pedestrian Mobility 
In accordance with the master plan and proffered conditions, the pedestrian network will 
consist of on- and off-road accommodations: 
• A sidewalk will be provided along one side of the primary road serving the 

development. 
• Sidewalks will be provided on at least one side of all public streets.  
• A network of pedestrian pathways and trails will provided throughout preserved open 

space (generally following streams).  
This infrastructure will help provide safe and comfortable accommodations for those 
walking to destinations within the development, aligning with recommendations made in 
the 2019 Long-Range Comprehensive Plan. Strategy TR.5.a states that Powhatan County 
should “encourage pedestrian and bicycle improvements, especially in new 
developments, to enhance walkability and provide valuable recreation and health 
benefits” (p. 132). These improvements also seem to align with requirements set forth in 
Sec. 68-175(g) (Pedestrian Access and Circulation).  
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Agency Comments: Department of Public Works (Powhatan County) 
The properties, Tax Maps 43-61, 43-64 and 43-64E, are located within the Water and 
Wastewater Service District.  By ordinance, they are not required to connect to public 
water or wastewater, since existing public utilities do not front any of the associated 
properties. The applicant has proposed connecting to public water and sewer, which 
will require the extension and dedication of the utilities (including the construction of 
a public pump station, built to DPW’s specifications, and the dedication of the 
associated easements and land for the public utilities by the developer). The 249 
residential units would be assessed water and sewer connection fees in the amount of 
$3,037,800 using Powhatan County’s current fee schedule. The department has no 
further review comments. 

Agency Comments: Virginia Department of Health 
No objections to this request.  

Utilities and Public Infrastructure 
 
 

 

 

 

 

 

 
 

Water Capacity 
• Per an agreement with Chesterfield County, Powhatan County may purchase up to 

572,000 gallons of water per day to serve its customers.  
• As of May 2019, there are 105 accounts purchasing public water. Five (5) of those 

accounts are residential customers, with the remaining being schools, commercial and 
irrigation accounts.  

• Combined, those 105 accounts use an average of 30,000 gallons per day, with 
Powhatan County Public Schools using an average of 7,000 gallons per day.  

• Powhatan County currently purchases 203,000 gallons per day, flushing 
approximately 165,000 gallons per day to maintain water quality.  

• Existing residential customers use an average of 158 gallons per day. If the proposed 
dwellings use the same amount, the residential portion of the project will use an 
estimated 39,342 gallons per day.  

Sewer Capacity 
• The eastern portion of Powhatan County’s Water and Sewer Service Area is served 

by the Dutoy Waste Water Treatment Plant, which is owned and operated by 
Powhatan County.  

• Dutoy Creek’s WWTP currently operating with an average flow of 0.039-0.043 MGD 
and has a maximum design flow of 0.125 MGD. 

• Dutoy Creek’s DEQ Permit will require additional testing requirements when the 
average design flow exceeds 0.050 MGD.     

 

Planning Commission  |  August 6, 2019  |  Page 38



19-03-REZC (East West Communities) 
Page 11 
 

Agency Comments: Sheriff’s Office (Powhatan County)  
No comments at this time. 

Agency Comments: Fire Department (Powhatan County) 
Reviewed and there are no concerns with this proposal.  

Public Safety 
 
 
 
 

 
Public Schools 
Upon full buildout (249 dwelling units), the proposed project is expected to generate 
approximately 126 students as follows: 

School Level Anticipated Generation Rate Estimated Number of Students 

Elementary 0.2 students per dwelling unit 50 

Middle 0.15 students per dwelling unit 38 

High 0.15 students per dwelling unit 38 
*When the calculations result in a fraction, the estimate is rounded to the next whole number.  

The enrollment and capacity for each school in Powhatan County (as of June 1, 2019) is 
as follows:  

School Current 
Enrollment 

Total 
Capacity 

% of 
Capacity 

No. of Students  
Below Capacity 

Powhatan Elementary 484 575 84 91 
Pocahontas Elementary 723 850 85 127 
Flat Rock Elementary 612 760 81 148 

Powhatan Middle 1,027 1,200 86 173 
Powhatan High 1,385 1,500 92 115 

Any students living within the proposed development would attend Flat Rock Elementary 
School, Powhatan Middle School, or Powhatan High School.  
If this request is approved, anticipated enrollment would be as follows:  

School Anticipated 
Enrollment 

Total 
Capacity 

% of Capacity 

Powhatan Elementary 484 575 84 
Pocahontas Elementary 723 850 85 
Flat Rock Elementary 662 760 87 

Powhatan Middle 1,065 1,200 89 
Powhatan High 1,423 1,500 95 

Functional capacity is defined as the number of students that can be effectively educated 
within a school facility. Classrooms are a primary consideration, but support areas (such 
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Agency Comments: Building Inspections Department (Powhatan County) 
1. All construction will need to meet current USBC code requirements at the time of 

application. 
2. This area is in a moderate shrink/swell area per the Powhatan County GIS system.  

All new homes within this area will need a soil analysis with an engineered footing 
design. 

3. Road signs will need to be in place prior to any inspection being requested. 
4. Other requirements will be established once building plans are submitted to the 

county. 
The Building Department has no comment that would affect this rezoning case. All 
comments made are towards the application process for the proposed new construction. 

as cafeterias, libraries, gyms, and/or auditoriums) must also be considered. The 
benchmark for a school reaching the limit of its functional capacity is when it approaches 
or exceeds 90% of its total capacity. Schools approaching or exceeding 90% of total 
capacity should plan for additions or renovations to create additional capacity or consider 
building a new school to provide capacity relief.  
Based on these estimates, Flat Rock Elementary School and Powhatan Middle School 
will be approaching functional capacity if this request is approved. Powhatan High 
School will exceed 90% of its total capacity. Powhatan County Public Schools will 
continue planning for additions at Powhatan Middle School and Powhatan High School 
as its most immediate capital needs, in light of anticipated increased enrollments at both 
of these schools. 

Development Requirements and Standards 
 
 

Development Review: Next Steps 
If this rezoning request is approved, the development will be required to undergo 
additional administrative review:  

• Preliminary Plat 
A preliminary plat must be submitted to Powhatan County for review for any 
subdivision involving greater than 50 lots [Sec. 68-110(a)]. Preliminary plat approval 
authorizes the subdivider to submit an application for construction plans and final plat 
approval [Sec. 68-109].  
Preliminary plats are reviewed by the Department of Community Development to 
ensure compliance with provisions set forth in the zoning and subdivision ordinances. 

• Final Plat 
A final subdivision plat must be submitted to Powhatan County for review and 
approval prior to recordation at the Office of the Clerk of the Circuit Court [Sec. 
68-110(c)].  
Final plats are reviewed by the Department of Community Development to ensure 
compliance with provisions set forth in the zoning and subdivision ordinances.  
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• Site Plan Approval 
Prior to issuance of a building permit for commercial development (within the portion 
of the property proposed to be zoned CC-PD), the applicant will be required to submit 
a site plan(s) for review and approval [Sec. 83-123(g)]. 
All site plans are evaluated to ensure that proposed development adheres to standards 
set forth in Article VIII (Development Standards) of the zoning ordinance. These 
standards address several components of the development, including: 
• Vehicular Access and Circulation [Sec. 68-175(e)]; 
• Off-Street Parking and Loading [Sec. 83-455]; 
• Landscaping and Buffers [Sec. 83-461]; 
• Exterior Lighting [Sec. 83-469]; 
• Open Space [Sec. 83-470]; and 
• Signage [Sec. 83-488]. 
Site plan applications are reviewed by the Department of Community Development. 

VI. COMPREHENSIVE PLAN ANALYSIS 
Countywide Future Land Use Plan 
The 2019 Long-Range Comprehensive Plan designates the subject properties as Village 
Residential, Commerce Center, and Natural Conservation. The subject properties are 
within the Route 60 Corridor East Special Area Plan (p. 119) (Attachment #8).  

Land Use: Village Residential 
Most of Tax Map Parcels #43-61 and #43-64 are designated Village Residential in the 
2019 Long-Range Comprehensive Plan. This land use designation is described as follows 
(p. 84):  

Village Residential generally applies to large areas of land that could be 
developed under a unified planned development. Village Residential 
recommends thoughtful design to provide a variety of housing options in a 
layout that respects the low-intensity, single-family character of adjacent rural 
areas, while providing slightly more intense development. The gross density in 
these areas may vary within each growth area (special area plan) between one-
half and four units per acre and could include single-family detached, single-
family attached, and three- to four-unit multi-family buildings. The average lot 
size would range between one-fourth acre and two acres. 
The primary location for Village Residential is near the courthouse in the 
Courthouse Village, Route 711 Village, and along eastern portions of the Route 
60 Corridor. Village Residential represents the residential-only neighborhood 
component of a complete village and is often developed near a Village Center 
(p. 84).    

  The following uses are recommended within areas designated Village Residential (p. 84):  
• Single-Family Detached Residential with Accessory Residential Structures 
• Two- to Four-Family Residential Structures  
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(Examples: Apartments, Condominiums, Townhouses) 
• Bed and Breakfasts 
• Public and Institutional Uses 

(Examples: Schools, Churches, and Community Centers) 
• Parks and Recreation  
• Village Center uses may be appropriate as part of a master plan. 
Within areas designated Village Residential, the applicant is proposing single-family 
detached units and single-family attached units (such as townhouses and/or duplexes). 
This generally aligns with specific recommendations for areas designated Village 
Residential within the Route 60 Corridor East Special Area Plan. Within that growth 
areas, projects designated Village Residential “should include detached single-family 
dwellings and two- to four-family residential structures (apartments, condominiums, 
townhouses, etc.) within developments designed as traditional neighborhoods” (p. 118).  
VR-PD is listed as an appropriate zoning district within areas designated Village 
Residential.  
Below is an analysis of how the conceptual master plan and development standards relate 
to recommended design elements for areas designated Village Residential: 

Design Element 
Adherence to Design 
Recommendations 

(Yes/No) 
Analysis 

Min. Project Size Yes The comprehensive plan recommends that 
projects within areas designated Village 
Residential be at least 20 acres in area. The 
residential portion of the proposed project is 
113.7 acres.  

Residential Densities Yes Recommended residential densities for 
projects within areas designated Village 
Residential be 0.5 units/acre to 4 units/acre. 
The proposed project will have 2.19 
units/acre. 

Mix of Uses Yes The portion of the project designated Village 
Residential will be used only for residential 
purposes, as recommended within the 
comprehensive plan. No more than 50 units 
(approximately 20% of total units) will be 
attached, with the comprehensive plan 
recommending that no more than 30% of units 
within a project be attached.  

Minimum Open Space Yes Per the application, at least 20% of the site 
will be dedicated to open space. 

 
 
 

Planning Commission  |  August 6, 2019  |  Page 42



19-03-REZC (East West Communities) 
Page 15 
 

Design Element 
Adherence to Design 
Recommendations 

(Yes/No) 
Analysis 

Open Space Features Yes Riparian buffers along intermittent and 
perennial streams are shown as preserved 
open space on the Conceptual Master Plan and 
Conceptual Open Space Plan. A network of 
trails will be located in this areas.  

The applicant has proffered that a pocket park 
be located within each land bay.  

The applicant has proffered that sidewalks 
will be located on at least one side of the 
primary spine road and along other public 
streets (except for around the bulb of a cul-de-
sac). 

Landscaping and 
Buffers 

Yes A perimeter buffer at least 50 ft. wide will be 
provided where the project abuts adjacent 
properties.  

Environmental Design Some 
Recommendations 

(Not All) 

The master plan shows the general location of 
stormwater management facilities.  

There is no indication that exceptional 
environmentally-friendly features will be 
incorporated into the development.  

Transportation 
Network 

Yes There is generally an interconnected street 
network, where topography allows. Generally 
due to the presence of streams, there are 
several cul-de-sacs planned.  

The applicant has proffered that sidewalks 
will be located on at least one side of the 
primary spine road and along other public 
streets (except for around the bulb of a cul-de-
sac). 

A network of trails will be located within 
riparian buffers, improving pedestrian 
connectivity.  

Utilities and 
Infrastructure 

Some 
Recommendations 

(Not All) 

The project will be served by public water and 
sewer.  

Proffered conditions do not address potential 
impacts the project may have on public 
schools, parks, and/or public safety. 

Proffered conditions that address 
transportation-related impacts do not provide 
certainty regarding the phasing of proposed 
roadway improvements.  
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Design Element 
Adherence to Design 
Recommendations 

(Yes/No) 
Analysis 

Community Character Some 
Recommendations 

(Not All) 

Front-facing garages are required to be set 
back from the primary façade of the home.  

There is no language regarding the style of 
homes, but proffered conditions limit the 
types of materials that may be used on 
residential structures.  

Buildings with townhouses will be a larger 
scale than what is recommended. The textual 
plan indicates that townhouse buildings may 
have up to six units (up to 28,800 square feet 
total), while the comprehensive plan 
recommends that multi-family buildings be 
designated as large single-family structures 
with up to four units.   

Other Components Yes The site will be developed in accordance with 
a master plan.  

Residential units will be in close proximity to 
planned parks/open space and commercial 
areas.  

 

Land Use: Commerce Center 
Tax Map Parcel #43-64E is designated Commerce Center in the 2019 Long-Range 
Comprehensive Plan. This land use designation is described as follows (p. 96):  

Commerce Centers should be established at targeted locations along the Route 
60 Corridor to accommodate business and industrial development in a location 
conductive to both the local and regional markets. Commerce Centers should be 
well designed to accommodate these uses in a manner that has limited impact 
on the surrounding development, including but not limited to sustainable 
stormwater management practices, local roads, and open spaces.  

  The following uses are recommended within areas designated Commerce Center (p. 96):  
• Offices 
• Large-Scale Commercial/Retail 
• Services 
• Clean Manufacturing 

• Distribution 
• Warehousing 
• Institutional Uses  
• Parks, Open Space, Recreation 

Within areas designated Commerce Center, the applicant (per the permitted textual plan) 
is proposing that a variety of commercial uses be permitted.   
CC-PD is listed as an appropriate zoning district within areas designated Commerce 
Center.  
Below is an analysis of how the conceptual master plan and development standards relate 
to recommended design elements for areas designated Commerce Center: 
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Design Element 
Adherence to Design 
Recommendations 

(Yes/No) 
Analysis 

Min. Project Size No The comprehensive plan recommends that 
projects within areas designated Commerce 
Center be at least 30 acres in area. The 
commercial portion of the proposed project is 
6.98 acres.  

Residential Densities Yes No residential units are proposed in areas 
designated Commerce Center, in accordance 
with recommendations made in the 2019 
Long-Range Comprehensive Plan.  

Mix of Uses Yes If this request is approved, only commercial 
uses would be permitted in areas designated 
Commerce Center.   

Minimum Open Space Yes Per the application, at least one acre of the 
area zoned CC-PD will be dedicated as open 
space.  

Open Space Features Some 
Recommendations 

(Not All) 

Portions of perimeter buffers and riparian 
buffers are located within areas designated 
Commerce Center.  

The applicant has proffered that sidewalks 
will be located on at least one side of the 
primary spine road. 

There is no indication that there will be active 
public spaces, such as plazas, parks, and 
greens.  

Landscaping and 
Buffers 

Some 
Recommendations 

(Not All) 

On the Conceptual Master Plan, a buffer area 
is shown along State Route 675 (Page Road), 
but the minimum width is unclear.  

A buffer area is shown between areas intended 
for commercial and residential uses.   

Environmental Design Some 
Recommendations 

(Not All) 

The master plan shows the general location of 
stormwater management facilities.  

There is no information regarding any 
environmentally-friendly features that may be 
incorporated into the development.  
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Design Element 
Adherence to Design 
Recommendations 

(Yes/No) 
Analysis 

Transportation 
Network 

Yes Based on the conceptual plan and access 
management requirements, areas designated 
Commerce Center will be served by an 
internal street network (no direct access to 
existing major thoroughfares).  

The applicant has proffered that sidewalks 
will be located on at least one side of the 
primary spine road, connecting commercial 
uses to residential uses.  

Utilities and 
Infrastructure 

Yes The proposed project will be served by public 
water and sewer.  

Proffered conditions that address 
transportation-related impacts do not provide 
certainty regarding the phasing of proposed 
roadway improvements. 

Community Character Uncertain Few details are provided regarding the design 
of proposed commercial buildings, parking 
areas, or landscaped areas. Proffered 
Condition #6 limits exterior materials to brick, 
stone, stucco, cementitious siding, and similar 
materials.  

 

Land Use: Natural Conservation 
Areas adjacent to some streams are designated Natural Conservation in the 2019 
Long-Range Comprehensive Plan. This land use designation is described as follows: 

Natural conservation indicates land with intrinsic natural features, such as 
perennial stream corridors, floodplains, floodways, wetlands, or steep slopes 
(over fifteen percent). As a secondary benefit, these same areas provide 
greenways for wildlife corridors. These areas are designated as “unbuildable” 
and should be maintained in a naturalized, undisturbed state. Local, state, and 
federal regulations apply to the conservation of these areas. 

Areas designated Natural Conservation generally align with riparian buffers shown on 
the proffered master plan.  
It is recommended that areas designated Natural Conservation include natural habitats, 
nature trails, and camps/retreats (p. 64).  
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VII. PROFFERED CONDITIONS 

The applicant has voluntarily proffered the following six conditions (latest version 
signed July 24, 2019) (Attachment #2): 

• Proffered Condition #1 
Master Plan. The Master Plan for the Property shall generally conform to the Terms 
and Conditions (II) and Conceptual Master Plan (III) outlined in the “Ellis Farm 
Development Plan” document, last revised June 20, 2019, provided that the 
alignment and proposed street connections to Page Road and Anderson Highway 
(Route 60) are subject to change based on final approval by the Virginia Department 
of Transportation. Adjustments to the Terms and Conditions and/or Conceptual 
Master Plan may be approved at the time of preliminary plat and/or site plan review, 
provided such adjustments substantially retain the intent and overall design of the 
development at the sole discretion of the Planning Director.  
Analysis: This language could be improved to provide greater clarity for the Zoning 
Administrator. It should specify what degree of change to the alignment and 
proposed street connections may be permitted.  
Proffered components of the development plan generally align with requirements for 
a PD plan specified in Sec. 83-282.  
Sec. 83-123(e)(7) specifies what types of minor deviations from the PD plan may be 
approved by the Planning Director during the review of subsequent plans (such as 
preliminary plats and site plans).  

• Proffered Condition #2 
Density. The maximum density shall not exceed 249 residential dwelling units. 
Analysis: This language is generally acceptable and aligns with language throughout 
the application and supporting documents.  

• Proffered Condition #3 
Vehicular Access. There shall be no more than two (2) access points from Page Road 
as shown on the Conceptual Master Plan. The westernmost access shall be located 
on Parcel 043-64 and the easternmost access shall be located within, or adjacent to, 
parcels 043-64E and 043-63. One access shall be completed prior to recordation of 
the 1st building permit and the other access shall be completed prior to the 
recordation of the 50th building permit. The Virginia Department of Transportation 
and Powhatan County shall approve the exact location of these accesses.  
Analysis: This language is not technically correct, as building permits are not 
recorded. To be technically sound, it should read that “one access shall be completed 
prior to issuance of the 1st building permit.” The intent of this proffered condition 
seems to align with provisions set forth in Sec. 68-170(b)(7) of the Powhatan County 
Subdivision Ordinance, which states that subdivisions with 50 or more lots shall 
have at least two vehicular access points.  
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Limiting access to State Route 675 (Page Road) will help maintain the capacity and 
functionality of that roadway.  

• Proffered Condition #4 
Transportation Improvements. The applicant proffers to provide right-of-way, 
construct roadway, and signal improvements within and between the Page Road and 
Anderson Highway (Route 60). These improvements shall be phased and built when 
warrants are met, and in accordance with construction plans approved by the 
Virginia Department of Transportation, Powhatan County, and the Applicant. 
Analysis: This language is not acceptable as presented, as it does not provide 
certainty regarding the timing and phasing of proposed transportation improvements. 
It states that improvements will be phased, but does not specify which components 
of the proposed improvements will be constructed when.7 This language does not 
provide details regarding the design of the proposed roadway or its specific location 
(or reference a particular exhibit/diagram).  

• Proffered Condition #5 
Community Design Elements. 
a. Sidewalks. At a minimum, sidewalks shall generally be located on one side of all 

public streets, excluding the bulb of cul-de-sacs. Sidewalks within land bays shall 
connect to the main sidewalk shown on Exhibit A, the Conceptual Master Plan. 

b. Trails. Pedestrian pathways and trails shall be provided as generally depicted on 
Exhibit A, the Conceptual Master Plan. 

c. Pocket Parks. A minimum 2,500 square foot pocket park shall be included in 
each land bay area. These shall act as an amenity for the development with 
either landscaping, benches, hardscaped areas, or a combination of thereof. 

Analysis: This language is generally acceptable. 
Language regarding the provision of sidewalks along every public street seems more 
stringent (and provides greater clarity) than standards set forth in Sec. 68-175(g) of 
the Powhatan County Subdivision Ordinance (Pedestrian Access and Circulation).  

• Proffered Condition #6 
Materials. Acceptable siding materials for residential and commercial buildings 
include brick, stone, stucco (E.I.F.S), cementitious siding, or other materials of 
comparable quality. Synthetic stucco (E.I.F.S) siding shall be finished in smooth, 
sand, or level texture. Rough textures are not permitted.  
Analysis: This language is generally acceptable. It is slightly more stringent that 
requirements set forth in Sec. 83-477(h)(1) of the Powhatan County Zoning 
Ordinance, which specifies materials that may be used on the facades of institutional, 
commercial, and mixed-use buildings. There are no zoning requirements or other 

                                                 
7 Per the Revised Traffic Assessment (dated June 6, 2019), “traffic signal warrants indicate that buildout of 45% of 

site residential units; 10,000sf of retail; 15,000sf of office uses will meet warrants for justification of a traffic 
signal at the proposed US 60 and Realigned Page Road / Classic Granite Site Drive” (p. 21).  
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development standards that specify what materials may be used on residential 
structures.   

VIII. PUBLIC COMMENTS 
Comments provided at the most recent neighborhood meeting (June 12, 2019) are 
included as Attachment #9. In general, attendees commented on potential 
transportation-related impacts (and associated improvements), impacts on other public 
services, and proposed densities.8  
Comments submitted to the Department of Community Development are included as 
Attachment #10.  

VI. STAFF RECOMMENDATION 
Rezoning Request 
Favorable Attributes of Request 
• The proposed project addresses several recommendations made in the 2019 

Long-Range Comprehensive Plan: Countywide Land Use Plan (Map 6: p. 59). Areas 
designated Village Residential in that document would generally be rezoned to 
Village Residential Planned Development (VR-PD), while areas designated 
Commerce Center would generally be rezoned to Commerce Center Planned 
Development (CC-PD). Areas designated as Natural Conservation would be included 
within preserved riparian buffers. 

• The proposed project is located within a designated growth area (Route 60 Corridor 
East Special Area Plan).  

• The project would include a mix of housing types (single-family detached dwellings 
and townhouse).9  

• Proffered conditions address some of the transportation-related impacts the proposed 
development may have on public infrastructure.  

Unfavorable Attributes of Request 
• While proffered conditions help mitigate some of the transportation-related impacts 

the proposed project may have on the surrounding community, the project will 
negatively impact the level of service of adjacent roadways.  

• Proffered conditions do not address potential impacts the project may have on public 
schools, parks, and/or public safety.10  

• VDOT does not support the intersection treatment (conventional signalized 
intersection) proposed by the applicant for the intersection of U.S. Route 60 
(Anderson Highway) and Page Road/County Line Road realigned.  

                                                 
8 A neighborhood meeting was also held on November 12, 2018 by a different applicant proposing a similar 

development with a similar layout.  
9 The 2019 Long-Range Comprehensive Plan: Strategy HS.2.b recommends that Powhatan County “as part of major 

rezoning requests, encourage developers to provide a mixture of housing types” (p. 25).  
10 The 2019 Long-Range Comprehensive Plan: Objective LU.9 recommends that Powhatan County “coordinate land 

use planning with the provision of transportation facilities, infrastructure and community facilities, and economic 
development goals” (p. 57).  

Planning Commission  |  August 6, 2019  |  Page 49



19-03-REZC (East West Communities) 
Page 22 
 

To allow additional time for the applicant to address the aforementioned unfavorable 
attributes of this request, the Department of Community Development recommends 
deferral of this rezoning request.   

Waiver Request (Intersection Spacing Standards) 
The Department of Community Development recommends deferral of this request, to 
allow additional time to analyze how the proposed intersection spacing relates to VDOT 
requirements and other possible intersection treatments at the intersection of U.S. Route 
60 (Anderson Highway) and Page Road Realigned.  

 If this request is approved is approved, the following condition is recommended: 
• The proposed new entrance from Page Road Realigned to the existing gas station at 

1300 Anderson Highway (Tax Map Parcel #43-36B) shall be designed to restrict 
access to right-in/right-out only. Prior to approval of any road plans for Page Road 
Realigned, an auxiliary lane warrants analysis shall be submitted to determine if an 
auxiliary (turn) lane or taper is required per local standards or VDOT requirements.  

VII. PROPOSED RESOLUTION 
Rezoning Request 
In accordance with Article II of the Powhatan County Zoning Ordinance and public 
necessity, convenience, general welfare, and good zoning practice, the Powhatan County 
Planning Commission recommends (approval / denial / deferral) of the request submitted 
by East West Communities to rezone approximately 120.68 acres of land from 
Agircultural-10 (A-10) to Commerce Center Planned Development (CC-PD) and Village 
Residential Planned Development (VR-PD) with proffered conditions.  
Waiver Request (Intersection Spacing Standards) 
In accordance with Sec. 68-175(e)(5)(d) of the Powhatan County Subdivision Ordinance, 
the Powhatan County Planning Commission recommends (approval / denial / deferral) 
the request submitted by East West Communities for a waiver from local intersection 
spacing requirements set forth in Table 68-175(e)(5)d, as described in the letter dated 
July 26, 2019.  
 
 

Attachment(s) 
1. Ellis Farm Development Plan (Revision Date: June 20, 2019) 
2. Proffer Statement (Dated July 24, 2019) 
3. Revised Traffic Assessment: Ellis Farm Property (Dated June 6, 2019) 
4. Comments from VDOT re Traffic Assessment (Ellis Farm Traffic Assessment Report Comments: Dated July 15, 2019) 
5. Access Management Waiver Request (Dated July 26, 2019) 
6. Vicinity Map  
7. Zoning Map  
8. Countywide Future Land Use Map 
9. Neighborhood Meeting Comments 
10. Public Comments Received via Email or Hand Delivered 
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Attachment #1 
Ellis Farm Development Plan

(Revision Date: June 20, 2019)
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Ellis Farm Development Plan
(Page Road at Route 60)

Submittal Date: 05-21-2019 
Revision Date: 06-07-2019
Revision Date: 06-20-2019

Attachment #1
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Over the past 45 years, East West Communities 
has received national acclaim for developing the 

Best Community in America for three (3) different  
communities. Every year the National Association of 
Home Builders and the Urban Land Institute assemble 
panels of expert judges and select new planned  
housing developments somewhere in the United States 
that they judge to be the best. The criteria includes  

diversity of housing, sales success, environmental sen-
sitivity, infrastructure, and  
quality of life, and more. The 
award winning communities  
include Hallsley, Woodlake, and 
Brandermill. These three East 
West communities are all  
located in Richmond, Virginia. 

The Best Communities  
In America Are In  
Richmond, VA

  Richmond, Va
AMERICA'S BEST

No other developer in the country has EVER won three “Best 
Communities in America” awards! And certainly no other 6.8 
square mile area contains three winning communities. 

Richmond, Virginia

Informational Purposes Only
Planning Commission  |  August 6, 2019  |  Page 53



Since 1973, East West Communities has developed 25 
award-winning communities that are home to more than 
20,000 families. The company purchased land in  
Richmond, Virginia, with unprecedented plans of  
building a community that would offer a vacation lifestyle 
for everyday living. The first community, Brandermill, 
became home to 4,400 families and was named the “Best 
Planned Community in America” in 1977 by Better 
Homes and Gardens Magazine and the National  

Association of Homebuilders. The second community, 
Woodlake, also near Richmond, was chosen “Best  
Community in America” by the 14,000 members of Urban 
Land Institute in 1990. And now, Hallsley, one of the 
most  recent additions to East West Communities, was 
chosen the national platinum award winner for the 2017 
Best Master Planned Community by the National Associa-
tion of Home Builders Best In American Living (BALA). 
Hallsley will be home to 800 families at completion.

East West Communities Wins National Acclaim

Informational Purposes Only
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INTRODUCTION

I. REZONING REQUEST
East West Communities, or it assigns (the “Applicant”), re- 
quests conditional rezoning of 119.91+/- acres ("the
Property"), including parcel #043- 61 (88.9 acres); #043-64
(24.8 acres); #043-64E (6.18 acres); and a portion of parcel
#043-63 (+/- 0.8 acre) from Agricultural (A-10) to
Commerce Center Planned Development (CC-PD) and
Village Residential Planned Development (VR-PD).

II. PROJECT OVERVIEW

A. GENERAL INFORMATION
The Property, owned by New County Line Farm
LLC, is located at 1318 Page Road, Midlothian, VA
23113, directly across from the Shell Station at the
intersection of Page Road and Route 60 (Anderson
Highway). The front portion of the Property will be
zoned Commerce Center Planned Development
(CC-PD) with the remainder of the property zoned
Village Residential Planned Development (VR-PD).
The overview below is intended to be compatible
and congruent with Powhatan County, Virginia’s
2019 Long-Range Comprehensive Plan and Route 60
Corridor East Special Area Plan.

B. RESIDENTIAL DENSITIES

VR-PD 0.5 du/ac to 4 du/ac
CC-PD Not Applicable 

C. MIX OF USES

i. CC-PD Component.
The purpose of the CC-PD District is to
accommodate a wide range of retail, service,
office and institutional uses that provide
goods and services serving the residents and
businesses in the community at large.
Architectural Proffered Standards will apply
to both the CC-PD and VR-PD Components.
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ii. VR-PD Component

 The purpose of the VR-PD District is to accommodate moderate
density residential development of walkable neighborhoods that in-
clude single family detached, duplex, and townhouse dwellings. The
Property will incorporate thoughtful design to provide a variety of
housing options in a layout that respects the low-intensity, single family
character of adjacent rural areas. The property will include
single-family detached and single family attached (duplex and
townhome style) housing options. The Property will have a maximum
of 249 mixed dwelling units. No more than 50 will be attached units.

D. OPEN SPACE FEATURES (See Exhibit D)

VR-PD: A minimum of 23 acres of the Project Area will be open space 
or have an easement over them precluding alteration, clearing, 
building and disturbance. At least 9 acres of the open space set aside 
will be dedicated to active recreational areas.

CC-PD: A minimum of 1 acre of the Project Area will be open space or 
have an easement over them precluding alteration, clearing, building 
and disturbance.

East West Communities History

1973. Sea Pines purchased 2600 acres of land
surrounding a 1700-acre lake/reservoir in Midlothian, VA 
and began development on Brandermill.

1977. Brandermill was named Best Planned Community In 
America by Better Homes and Gardens magazine and the
National Association of Home Builders.
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OPEN SPACE FEATURES, continued

 Natural water features (including lakes, ponds, rivers, streams, wetlands, and 
other riparian areas) riparian buffers, flood hazard areas, steep slopes (15% 
or greater) and wildlife habitat will be preserved as open space or have an 
easement over them precluding alteration, clearing, building and  
disturbance.

 Parks, trails and sidewalks will be provided within the development to create 
a pedestrian network that connects neighborhoods with commercial areas 
and public facilities.

 The Property will have street trees, pocket parks, pocket gardens, gazebos, 
walking/hiking trails, bridges, playgrounds and gathering areas for the  
enjoyment of the community residents.

 Site furniture such as benches, lighting, trash receptacles and decorative 
street signs will be used to complement the site architecture.

 The Conceptual Open Space Plan (Exhibit C) identifies an open space and 
trail network to provide residents walkable opportunities for recreation,  
community activities and access to retail and commercial businesses.

East West Communities History

1978. Gary Fenchuck and two partners purchased the
land from Sea Pines Company and formed what is known 
today as East West Communities.

1984. Development began on the 2,700 home Woodlake
community, later chosen Best Community in America by
the Urban Land Institute.
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E. LANDSCAPING AND BUFFERS

Buffers will be provided in the areas generally shown 
on the attached Conceptual Plan.  Transition of 
development density within the VR-PD area will be 
accomplished through natural and planted buffers as 
generally shown on the attached Conceptual Plan.

Every attempt will be made to preserve existing 
mature trees to maintain the character the land. 
Street trees will be provided per the Subdivision 
Ordinance. 

F. ENVIRONMENTAL DESIGN

The development will have coordinated storm water 
management plans. This includes ensuring storm 
water impacts are properly mitigated in accordance 
with local and state officials.

G. TRANSPORTATION NETWORK & ACCESS

The Property will be served by a network of publicly 
maintained roads (unless alleys are provided, which 
will be private and maintained by the HOA). Two 
entrances will be provided onto Page Road with 3 
stub roads to adjacent parcels generally as shown on 
the attached exhibit. The Applicant will realign 
County Line Road through off-site parcel 043-36, as 
shown on Exhibit D, and corresponding Page Road 
Improvements to align with primary entrance of 
neighborhood development through a portion of 
parcel 043-63.

H. UTILITIES & INFASTRUCTURE

The Property will provide public water, wastewater, 
and a pump-station that will allow for a density that 
is commensurate for the proposed commercial, 
office and residential uses.
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I. COMMUNITY CHACATER

VR-PD 

• Houses will be designed to relate to the street. The front of building will be oriented to
the street, and the transition from public to private space will include a general pattern
of  street – sidewalk – front yard – porch.

• Homes will have front-loading, side-loading, or rear-loading garages, either attached
or detached. If the garage is detached it will be located in the side yard or rear yard
only. Any front-loading garage shall be set back at least 5 ft.  from the rear of the
dwelling’s front facade.

• A homeowner’s association (the “Association”) will be formed to manage and
maintain common areas of the residential portion of the Property such as gardens,
private alleys, trails, playground, etc. The Association will perform its functions in
accordance with customary restrictive covenants (the “Covenants”), bylaws (the
“Bylaws”), articles of incorporation (the “Articles”) and Virginia law.

CC-PD

• Project will have a coordinated architectural form and spatial feel, which will relate to
surrounding developments. There will be a cohesive signage, lighting, and
landscaping.

• Design techniques such as high-quality landscaping, building colors and siting, low
visibility parking locations, etc. will be employed to help reduce their visual presence
and scale.
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Terms and Conditions

VR-PD Textual Plan

CC-PD Textual Plan
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VR-PD Textual Plan
A. Purpose.

 East West Communities believes that great places add to the sum of human hap-
piness. Per our motto, We Truly Care How You Live. We accomplish this through
thoughtful creative Design and passively and actively Delighting our customers. We
convene residential architects, landscape design architects, designers, artists, trans-
portation experts, and even citizen activists to build places that are lovable, safe,
welcoming, and stand the test of time.

Basic Tenets of Ellis Farm

 Generate the physical and social framework for accomplishing the above and below.
Create sustainable, human-scaled places where people can live healthy and happy
lives. Walkable, vibrant, beautiful places work better for businesses, local govern-
ments, and their residents. Safe, pedestrian-friendly streets encourage people to walk
in and interact with their built and natural surroundings. Sidewalks shall be provided
where appropriate throughout the community to accommodate connectivity between
uses. Well-designed public realms, including “third places”, where people hang out
beyond home and work, facilitates the creation of social networks and affiliations.

 Build sustainable places that are compact, mixed residential use, where people love to
walk. Make streets safer for the young and the old and let people spend more quality
time with their families and less with their steering wheels.
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VR-PD Textual Plan, continued

 Provide gathering areas, dog parks, pocket parks, sidewalks, and large porches to host 
daily interaction and public life. Open space shall be provided throughout the 
community to harness both active and passive recreation. A minimum of nine (9) 
acres shall be reserved for active recreation, including a trail system. Accommodate 
multimodal transportation including greenways, walking, bicycling, jogging, 
horseback riding, and driving. 

The size, shape and location of the pocket parks will help determine whether it is 
consistently alive with people or windswept and vacant. The organization of buildings 
in a neighborhood and their rela-tionship to the street will help establish its character. 
Combining appropriate yet tradi-tional design elements makes places that are greater 
than the sum of their parts.

B. Use Standards.

Uses shall be consistent with the comprehensive plan, other county-adopted plans, and
the purpose of the VR-PD district, and shall comply with the use and use-specific
standards in Article VII: Use Standards.

East West Communities History

1999. The Riverfront opens in 1999 and hosts the area’s
Homeareama in 2001, welcoming more than 116,000 
visitors.

1999. Windsong, a small community bordering three lakes
in old Winter Park outside Orlando, Florida opens.
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C. Intensity and Dimensional Standards

FOOTNOTES: 

(1) Excluding garages, basements, terraces, decks, attics, open porches, screened porches, attached
utility or storage areas, unfinished “bonus” rooms and similar areas.

(2) Porches and steps may encroach up to five (5) feet within the front yard setback. Bay windows
may extend up to two (2) feet within the front yard setback.

Planning Commission  |  August 6, 2019  |  Page 64

amiller
Stamp



Guidelines for Residential Dwelling Units

1. Unit Type A

a. General. There shall be no more than fifty (50) Type A dwelling units in the
Development. If townhouses are provided, a maximum of six (6) residences per
townhouse building shall be permitted and the length of each building will not
exceed 180 feet, therefore a townhouse building shall not exceed 28,800 square
feet (4,800 sq. ft. x 6 units = 28,800 total square feet).

b. Lot Dimensions and Setbacks. Type A dwelling units shall follow the below
dimensions.

i. Minimum lot size - 1,600 square feet
ii. Minimum front yard setback - 10 feet

iii. Minimum rear yard setback - 10 feet
iv. Minimum side yard setback - 5 feet*, excluding the common wall between

townhouse units
v. Lot width range - 20 feet to 40 feet

vi. Lot depth minimum - 80 feet

c. Accessory Structure (Including Detached Garage) Setbacks. Accessory structures
associated with Type A units shall follow the below dimensions.

i. No accessory structure shall be located in the front yard setback
ii. Minimum rear yard setback - 5 feet

iii. Minimum side yard setback - 2.5 feet

2. Unit Type B

a. Lot Dimensions and Setbacks. Type B dwelling units shall follow the below
dimensions.

i. Minimum lot size - 4,000 square feet
ii. Minimum front yard setback - 10 feet

iii. Minimum rear yard setback - 10 feet
iv. Minimum side yard setback - 5 feet*
v. Lot width range - 40 feet to 70 feet
vi. Lot depth minimum - 100 feet

b. Accessory Structure (Including Detached Garage) Setbacks. Accessory structures
associated with Type B units shall follow the below dimensions.

i. No accessory structure shall be located in the front yard setback
ii. Minimum rear yard setback - 5 feet

iii. Minimum side yard setback - 2.5 feet

Planning Commission  |  August 6, 2019  |  Page 65



3. Unit Type C

a. Lot Dimensions and Setbacks. Type C dwelling units shall follow the below
dimensions.

i. Minimum lot size - 5,000 square feet
ii. Minimum front yard setback - 10 feet

iii. Minimum rear yard setback - 10 feet
iv. Minimum side yard setback - 5 feet*
v. Lot width range - 50 feet to 80 feet

vi. Lot depth minimum - 100 feet

b. Accessory Structure (Including Detached Garage) Setbacks. Accessory structures
associated with Type C units shall follow the below dimensions.

i. No accessory structure shall be located in the front yard setback
ii. Minimum rear yard setback - 5 feet

iii. Minimum side yard setback - 2.5 feet

4. Unit Type D

a. Lot Dimensions and Setbacks. Type D dwelling units shall follow the below
dimensions.

i. Minimum lot size - 7,000 square feet
ii. Minimum front yard setback - 10 feet
iii. Minimum rear yard setback - 10 feet
iv. Minimum side yard setback - 10 feet
v. Lot width range - 70 feet to 100 feet
vi. Lot depth minimum - 100 feet

b. Accessory Structure (Including Detached Garage) Setbacks. Accessory structures
associated with Type D units shall follow the below dimensions.

i. No accessory structure shall be located in the front yard setback
ii. Minimum rear yard setback - 5 feet

iii. Minimum side yard setback - 2.5 feet

Guidelines for Residential Dwelling Units
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5. Entry and Access (All Unit Types)

a. Front-facing attached garages shall be permitted only if they are set back five (5)
feet from the front facade of the house, with facade being identified as the edge
of the front porch or stoop closest to the road, and if no front porch or stoop,
the front of the footings for the residence.

b. Front-facing detached garages shall be permitted if setback a minimum of twelve
(12) feet from the edge of the front porch or stoop closest to the road, or twelve
(12) feet from the front facade and accessed through the front.

c. Rear-facing/entry garages shall be permitted and accessed either through the
front of the parcel, by means of on parcel driveway, or by direct access from a
rear alleyway. Alleyways shall be maintained by the Homeowners Association.

d. Side-facing garages, attached or detached, shall be permitted.
e. On lots where driveways access the front, the use of shared driveways shall be

permitted.

6. Phasing. The phasing of the residential development shall generally be done south to
north. Development of each product type may be done concurrently if warranted.

Footnote:

*The minimum distance between detached residential dwelling units and townhouse
buildings will be 10 feet. The side yard setbacks may be reduced to a minimum of zero
(0) feet as long as the adjacent lot(s) shows an increased setback to maintain a total of
ten (10) feet between detached dwelling units or townhouse buildings.

Guidelines for Residential Dwelling Units
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VR-PD Textual Plan, continued

D. Development Standards

 All development standards set forth in Article VIII: Development Standards of the
Powhatan County Zoning Ordinance shall apply, except that:

•  Parking: A single car garage shall count as one (1) parking space and a two (2)
car garage shall count as two (2) parking spaces for all residential type dwelling
units. On-street parking for townhouses and/or duplexes shall count as 50% of
the parking requirements.

Sec. 83-291. - Permitted Uses
The following uses are allowable as principal 
uses in the VR-PD District:

1. Forestry and logging;
2. Dwelling, duplex;
3. Dwelling, live/work;
4. Dwelling, single-family detached;
5. Dwelling, three- or four-family;
6. Dwelling, townhouse;
7. Assisted living facility;
8. Continuing care retirement community;
9. Hospice facility;
10. Rooming or boarding house;
11. Telecommunications facility, collocated;
12. Fire or EMS station;
13. Law enforcement facility;
14. Community garden;
15. Park or greenway;
16. Place of worship;
17. Utility use, major;
18. Utility use, minor;
19. Recreation facility, nonprofit;
20. Recreation facility; public;
21. Recycling drop-off center;
22. Micro-distillery.

2005. Patriots Landing community in New Kent, outside
Richmond, Virginia opens.

2008. Liberty Ridge, East West Communities’ 35th
community, opens in Williamsburg and is the first 3 to 
9-acre homesite community for East West.

East West Communities 
History
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1. Accessory apartment;
2. Amateur radio antenna;
3. Bed and breakfast inn;
4. Clubhouse;
5. Electric vehicle (EV) level 1 or 2 charging station;
6. Electric vehicle (EV) level 3 charging station;
7. Family day care home;
8. Home garden;
9. Home occupation;
10.  Office (as accessory to P multifamily dwelling or commercial use);
11. Open space, park, playground, or recreational facility;
12. Outdoor display and sale of merchandise;
13. Outdoor storage (as an accessory use);
14. Rainwater cistern;
15. Residential care facility;
16. Private recycling bins;
17. Satellite dish;
18. Small wind energy system;
19. Solar energy collection system;
20. Swimming pool, spa, or hot tub;
21. Television or radio antenna.

VR-PD Textual Plan, continued

Sec. 83-292. - Accessory Uses. 
The following uses are allowable as accessory uses that are incidental 
and customarily sub-ordinate to principal uses in the VR-PD 
District, subject to compliance with any referenced use-specific 
standards and all other applicable regulations of this chapter:

(Ord. No. O-2013-06, 9-16-13)
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a) Permitted temporary uses. The following uses 
are allowable as temporary uses of limited 
duration, in the VR-PD Dis-trict, subject to 
compliance with any referenced use-specific 
standards and all other applicable regulations of 
this chapter:

1. Garage or yard sale;
2. Model sales home/unit;
3. Post-disaster temporary dwelling;
4.  Temporary construction-related 

structure or facility;
5. Temporary family health care structure.

b) Permitted with temporary business permit. The 
following uses are allowable as temporary-buses 
of limited duration in the VR-PD District, only 
on approval of a temporary business permit, and 
subject to compliance with any referenced use-
specific standards and all other
applicable regulations of this chapter:

1. Estate sale/auction.

VR-PD Textual Plan, continued

Sec. 83-293. Temporary Uses.

2010. East West Communities purchases the Pinckney 
Retreat community in Beaufort, SC and soon after  
develops City Walk at Beaufort.
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CC-PD Textual Plan
A. Purpose

 East West Communities believes that great places add to the sum of human happiness.
Per our motto, We Truly Care How You Live. We accomplish this through thoughtful
creative Design and passively and actively Delighting our customers. We convene
commercial architects, landscape design architects, designers, artists, transportation
experts, and even citizen activists to build places that are lovable, safe, welcoming, and
stand the test of time.

Basic Tenets of Ellis Farm

Generate the physical and social framework for accomplishing the above and below.

 Create sustainable, human-scaled places where people can live healthy and happy lives.
Walkable, vibrant, beautiful places work better for businesses, local governments, and
their residents.

 Safe, pedestrian-friendly streets encourage people to walk in and interact with their built
and natural surroundings.

 Encourage the use of innovative and creative design that will achieve the “campus-like”
development of a wide range of office, business, services, and research and development
uses, as well as ancillary uses that serve center businesses (e.g., communication
technology services) and employees (e.g., restaurants).

 Development will include vehicular access designed to maximize efficiency, minimize
negative impacts on the levels of service of adjacent roads, handle heavy truck traffic, and
separate customer traffic from delivery and distribution truck traffic where applicable.

 Focus on Design. Will be designed to mitigate adverse impacts on adjacent areas and
blend in with the design of the traditional residential neighborhoods. Will include
pedestrian friendly access and include open space to protect natural features and/or
provide plazas, squares, or greens.
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CC-PD Textual Plan, continued

B. Use Standards

 Principal uses allowed in a CC-PD District shall be established in the PD plan. Uses
shall be consistent with the comprehensive plan, other county-adopted plans, and
the purpose of the CC-PD District, and shall comply with the use and the use-
specific standards in Article VII: Use Standards.

C. Intensity and Dimensional Standards

Notes: ac = acre(s) ft. = feet

Footnotes:

1. Fifty (50) feet for accessory uses and parking lots.
2. Thirty-five (35) feet for accessory uses and parking lots.
3. Twenty (20) feet for accessory uses and parking lots.
4. Ten (10) feet for accessory uses and parking lots.
5. Three (3) feet for accessory uses and parking lots.
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CC-PD Textual Plan

D. Development Standards

All development standards set forth in Article VIII: 
De-velopment Standards of the Powhatan County 
Zoning Ordinance shall apply, except that:

• Landscaping, Buffers, Screening, and Tree
Protection: Internal uses shall not be required
to provide perimeter buffers specified in Sec.
83-461(e). There shall be a minimum 50 foot
buffer between CC-PD and VR-PD Districts.

•  Off-Street Parking and Loading
 All uses shall provide the minimum number
of off-street parking spaces required per Sec.
83-455, except for the following uses:
 Restaurant with Drive-Through Service: 1
parking space per 100 square feet

Sec. 83-311. - Permitted Uses
The following uses are allowable as principal uses in 
the CC-PD District:  

1. Forestry and logging;
2. Telecommunications facility, collocated;
3. Telecommunications tower;
4. Community center;
5. Library;
6. Museum;
7. Adult day care center;
8. Child day care center;
9. College or university;
10. Private school;
11. Public school;
12. Vocational or trade school;
13. Courthouse facility;
14. Fire or EMS station;
15. Government administrative offices;
16. Law enforcement facility;
17. Post office;
18. Hospital;
19. Massage clinic;
20. Medical or dental clinic;
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CC-PD Textual Plan, continued

21. Medical or dental lab;
22. Medical treatment facility;
23. Community garden;
24. Park or greenway;
25. Public square or plaza;
26. Civic center;
27. Club or lodge;
28. Place of worship;
29. Surface transportation passenger station/terminal;
30. Utility use, minor;
31. Animal grooming;
32. Veterinary clinic;
33. Business service establishment;
34. Conference or training center;
35. Brewpub;
36. Micro-distillery;
37. Restaurant with drive-through service;
38. Restaurant without drive-through service;
39. Specialty eating or drinking establishment;
40. Professional offices;
41. Other office facility;
42. Arena, stadium, or amphitheater;
43. Auditorium or stage theater;
44. Country club;
45. Golf course;
46. Motion picture theater;
47. Recreation facility, commercial indoor;
48. Recreation facility, commercial outdoor;
49. Recreation facility, nonprofit;
50. Recreation facility, public;
51. Antique store;
52. Art gallery;
53. Art, crafts, music, dance, photography, or martial arts studio/school;
54. Auction facility;
55. Bank or financial institution with drive-through service;
56. Bank or financial institution without drive-through service;
57. Convenience store;
58. Drugstore or pharmacy with drive-through service;
59. Drugstore or pharmacy without drive-through service;
60. Farmers' market;
61. Grocery store;
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CC-PD Textual Plan, c ntinued

49. Grocery store;
50. Large retail sales establishment;
51. Lawn care, pool, or pest control service;
52. Liquor store;
53. Personal services establishment;
54. Shopping center;
55. Taxidermy shop;
56. Other retail sales establishment;
57. Automotive painting or body shop;
58. Automotive repair and servicing;
59. Car wash or auto detailing;
60. Gas station;
61. Parking lot or parking structure (as a principal use);
62. Tire sales and mounting;
63. Vehicle/equipment sales or rental;
64. Hotel or motel;
65. Recycling drop-off center;

Sec. 83-312. - Accessory Uses
 The following uses are allowable as accessory uses that are incidental and 
customarily sub-ordinate to principal uses in the CC-PD District, subject to 
compliance with any referenced use-specific standards and all other applicable 
regulations of this chapter:

1. Accessory apartment;
2. Amateur radio antenna;
3. Automatic teller machine (ATM);
4. Bed and breakfast inn;
5. Canopy, nonresidential drive-through;
6. Clubhouse;
7. Electric vehicle (EV) level 1 or 2 charging station;
8. Electric vehicle (EV) level 3 charging station;
9. Family day care home;
10. Fuel oil or bottled gas distribution or storage, limited;
11. Home garden;
12. Home occupation;
13. Office (as accessory to P multifamily dwelling or commercial use);
14. Open space, park, playground, or recreational facility;
15. Outdoor display and sale of merchandise;
16. Outdoor storage (as an accessory use);
17. Parking or storage of large vehicles;
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CC-PD Textual Plan, c ntinued

18. Rainwater cistern;
19. Private recycling bins;
20. Satellite dish;
21. Small wind energy system;
22. Solar energy collection system;
23. Swimming pool, spa, or hot tub;
24. Television or radio antenna.

Sec. 83-313. Temporary uses

a)  Permitted temporary uses. The following uses are allowable as temporary uses
of limited duration, in the CC-PD District, subject to compliance with any
referenced use-specific standards and all other applicable regulations of this
chapter:
1. Garage or yard sale;
2. Post-disaster temporary dwelling;
3. Temporary construction-related structure or facility.

b)  Permitted with temporary business permit. The following uses are allowable as
tempo-rary uses of limited duration in the CC-PD District, only on approval of
a temporary business permit, and subject to compliance with any referenced
use-specific standards and all other applicable regulations of this chapter:
1. Estat e sale/auction;
2. Farmer’s market (as a temporary use);
3. Outdoor seasonal sales.

Planning Commission  |  August 6, 2019  |  Page 78



Conceptual Master Plan

Exhibit A- Conceptual Master Plan Diagram 

Exhibit B - Conceptual Master Plan Methodologies

Exhibit C - Conceptual Open Space Plan

Exhibit D - Interchange Plan 
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Conceptual Master Plan Methodologies

EXHIBIT B
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Exhibits 
(Illustrative Purposes Only)

Exhibit E - Submitted Application 

Exhibit F - Environmental Features 

Exhibit G - Conceptual Retail/Village Center Parcels 

Exhibit H - Traffic Study
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Powhatan County, Virginia  3 

Parcel Information 

Tax Map Number 

Physical Address 

General Description of  
Property Location 

Election District 

Total Acreage 

Current Zoning 

Requested Zoning 

Acreage to Be Rezoned 

Countywide Future Land Use: 
Land Use Designation 

Proposed Use 

Describe Proposed Use  

Amount of Dedicated Open Space  
(Acreage + % of Site) 

If this request is approved, will new 
lots be created? 

 

If this request is approved, will new 
structures be constructed? 

 

Are there existing structures on the 
subject property? 

 

Will the proposed use connect to 
public water and/or sewer? 

 

A conceptual plan that shows the general configuration of the proposed development, including land uses, general 
building types, density/intensity, resource protection areas, pedestrian and vehicular circulation, open space, public 
facilities, and phasing, should be submitted with the application.  

 043-61, 043-64, 043-64E & 043-63 (part of)
 1318 PAGE RD MIDLOTHIAN , VA 23113

 Page Road at County Line

1 Subletts/Manakin/Flat Rock
 120+/- acres*
 Agriculture A-10
 CC-PD & VR-PD
 120+/- acres*

 Commerce Center and Village Center

Parcel 043-64E 6.18 acres - CC-PD
Parcel 043-61 88.9 acres - VR-PD
Parcel 043-64 24.8 acres - VR-PD
Parcel 043-63 0.8+/- acre - CC-PD (for entrance road right of way)

YES

YES

YES

YES

Minimum 23 acres of open space in the VR-PD zoning with 9 of those 
acres shall be reserved for active recreation. 
Minimum 1 acre of open space in the CC-PD zoning. 
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ALLOWABLE ENTRANCE LOCATION

EX POND

EX POND

440' INT.

SPACING REQ.

EX WATERLINE

Environmental Features

EXHIBIT F
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Conceptual Retail/Village Center Parcels

EXHIBIT G

ANDERSON HWY./PAGE RD. STUDY
Conceptual Retail/Commercial Parcels
P o w h a t a n  Co u n t y ,  V i r g i n i a

* P A R T  OF  EL L I S  FA R M  AP P L I C A T I O N
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Attachment #2 
Proffer Statement

(Dated July 24, 2019) 
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Attachment #2

Planning Commission  |  August 6, 2019  |  Page 97



Planning Commission  |  August 6, 2019  |  Page 98



Attachment #3 
Revised Traffic Assessment:

Ellis Farm Property 
(Dated June 6, 2019)
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June 6, 2019 

Mr. Andrew Pompei, AICP, CZA 
Powhatan County 
Planning Director 
3834 Old Buckingham Road 
Suite F 
Powhatan, Virginia 23139 

Re: Revised Traffic Assessment – Ellis Farm Property 
Powhatan County, Virginia 

Mr. Pompei, 

This revised traffic assessment is in regards to the proposed Ellis Farm Property to be located in 
Powhatan County, Virginia.  Based on review comments (dated 3/8/19) by the Virginia 
Department of Transportation (VDOT) of the traffic assessment for the proposed Ellis Farm 
Property dated 1/29/19, a revised traffic assessment has been conducted to address all review 
comments and a revised plan of development as part of the ongoing approval process for the 
proposed Ellis Farm site.  Refer to Appendix A for the VDOT comments and development team 
responses. 

Executive Summary 
Based on the current proposal, the plan of development looks to construct a mixed use 
development to include residential, assisted living, retail, and office land uses.  The proposed plan 
of access will provide two points of full movement site access on existing Page Road north of 
existing US 60 and Page Road/County Line Road intersection.   

Buildout of the proposed site is to include 249 single family residential units; 80,000sf of assisted 
living space; 15,000sf of office land uses; 10,000sf of retail land uses.  The proposed site will 
have two full movement site drives on Page Road.  Each site drive will be located to provide 
sufficient spacing as required by VDOT and County access management standards. 

As requested by County staff, a traffic impact analysis has been conducted to assess proposed 
site access and off-site impacts expected as a result of site development.  Discussions with both 
VDOT and County staff has been conducted to develop a scope of services for this traffic 
assessment.   

The study includes analysis of the following intersections: 

 US 60 and Stavemill Road
 US 60 and Oakbridge Drive
 US 60 and Standing Ridge Drive
 US 60 and Page Road/County Line Road
 US 60 and Old Hundred Road
 Page Road and Site Drive #1
 Page Road and Site Drive #2

Attachment #3
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The study has analyzed each study area intersection under traffic conditions for each of the 
following scenarios: 
 

 Existing (2018) Peak Hour Traffic Conditions 
 Background Plus Approved Development (2024) Peak Hour Traffic Conditions 
 Buildout (2024) Peak Hour Traffic Conditions 

 
Analysis of the study area has determined the following issues are occurring under existing traffic 
conditions: 
 

 Signalized intersection of US 60 and Stavemill Road is operating at unacceptable 
levels of service during the AM peak hour due to demand exceeding capacity on 
the eastbound and northbound approaches. 

 Minor street left turn movements at all unsignalized intersections on US 60 are 
operating at unacceptable levels of service and over capacity conditions for both 
the AM and PM peak hours. 

 Existing traffic demand on US 60 is 34,000 vehicles per day (vpd) east of Page 
Road and 32,000vpd east of Stavemill Road.   

 
Analysis of the study area has determined the following additional issues from those determined 
under existing traffic conditions are expected to occur under background plus approved traffic 
conditions: 
 

 Significant increase in delays and demand at the signalized intersection of US 60 
and Stavemill Road.  Increases in traffic demand further deteriorate existing 
operational measures to unacceptable levels under both the AM and PM peak 
hours. 

 Traffic demand in excess of capacity on the eastbound and northbound 
approaches at the signalized intersection of US 60 and Old Hundred Road. 

 Background Plus Approved Development traffic demand on US 60 is 38,320vpd 
east of Page Road and 40,580vpd east of Stavemill Road.   

 
Analysis of the study area under buildout traffic conditions has determined that the site will have 
a marginal impact to the overall study area with the exception of US 60 and Page Road / County 
Line Road.  Where the impacts beyond the US 60 and Page Road / County Line Road intersection 
are expected to be marginal there will be impacts to intersections/movements that are already 
experiencing deficient operations due to existing and/or background plus approved development 
peak hour traffic conditions.  Mitigation measures needed for these intersections/movements are 
beyond the ability of this development to provide. 
 
Analysis of buildout peak hour traffic conditions for the intersection of US 60 and Page Road / 
County Line Road indicate the following: 
 

 Operation at the existing unsignalized intersection under buildout peak hour traffic 
conditions is expected to create traffic conditions that cannot be supported under 
any circumstance (with or without improvements) as an unsignalized intersection. 

 Traffic signal warrants are expected to be met for the proposed site at 45% buildout 
of the residential units and buildout of the retail/office lane uses.  A traffic signal 
cannot be supported by VDOT at the existing location of US 60 and Page Road 
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due to geometry configuration; progression band impact of existing traffic signal 
timing plans; Powhatan County plans to realign Page Road and create a new 
location for the intersection of US 60 and Page Road. 

 Buildout traffic demand on US 60 is 39,030vpd east of Page Road and 43,190vpd 
east of Stavemill Road.   

 It is recommended to construct a new link between existing Page Road and US 60 
such that the new alignment will intersect US 60 at the approved left-over location 
for the US 60 and Classic Granite Site Drive.  This new alignment is denoted as 
Realigned Page Road. 

 
As part of the overall traffic impact analysis an intersection alternatives analysis has been 
prepared to quantify measures of effectiveness (MOE’s) for the proposed intersection of US 60 
and Realigned Page Road / Classic Granite Site Drive.  Options include the following: 
 

 Full movement (left; through; right) signalized intersection 
 Median U-Turn (MUT) – Major street left movements and side street left 

movements are restricted / restricted movements are rerouted to upstream median 
breaks to make a U-Turn maneuver allowing the users to route back to the primary 
intersection and continue on their individual routes 

 Restricted Crossing U-Turn (RCUT) – All major street movements (left; through; 
right) are maintained / side street right movements are maintained / side street 
through and left movements are restricted and rerouted to upstream median 
breaks to make a U-Turn maneuver allowing the users to route back to the primary 
intersection and continue on their individual routes 

 
The intersection alternatives analysis provided in this report include the following traffic control 
options for the proposed intersection of US 60 and Realigned Page Road / Classic Granite Site 
Access: 
 

 Alternative #1 – Existing US 60 / Page Road / County Line Road - base condition 
 Alternative #2 – Realigned Page Road / US 60 - full movement signalized  
 Alternative #3 – Realigned Page Road / US 60 - Median U-Turn (MUT) 
 Alternative #4 – Realigned Page Road / US 60 - Restricted Crossing U-Turn 

(RCUT) 
 
Results of the alternative analysis indicate that Alternative #2 will provide the best option for the 
intersection design of the proposed US 60 and Realigned Page Road / Classic Granite Site Drive 
intersection.  All recommendations made in this report are based on Alternative #2 being selected 
as the intersection design. 
 
The following is recommended as part of the proposed site buildout in order to mitigate site 
impacts at the intersection of US 60 and Page Road / County Line Road: 
 

 Construct a basic three lane cross section between existing Page Road and US 
60 immediately west of the existing Shell Station property line such that realigned 
Page Road will intersect US 60 at the proposed US 60 / Classic Granite Site Drive 
left over. 

 Construct one eastbound left turn lane (325ft of storage); one westbound right turn 
lane (200ft of storage); dual southbound left turn lanes (225ft of storage); one 
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southbound through-right lane at the intersection of US 60 and Realigned Page 
Road / Classic Granite Site Drive. 

 Install a traffic signal at the intersection of US 60 and Realigned Page Road / 
Classic Granite Site Drive upon completion of the realigned Page Road corridor 
and once a combination of VDOT warrants are met. 

 
The following is recommended as part of the proposed site buildout in order to mitigate site 
impacts at Site Drive #1 and Site Drive #2 on existing Page Road: 
 

 Construct realigned Page Road to intersect existing Page Road at the proposed 
Site Drive #1 location.  This will create a four approach intersection such that 
realigned Page Road will form the northbound approach and Site Drive #1 will 
create the southbound approach.   

 Construct a northbound left turn lane (150 feet of storage) at the intersection of 
Page Road / Realigned Page Road / Site Drive #1. 

 Install a two-way stopped control on the east and westbound approaches of Page 
Road.  This will create uninterrupted traffic flow for the northbound (Realigned 
Page Road) and southbound approaches (Site Drive #1) at the intersection of 
Page Road / Realigned Page Road / Site Drive #1. 

 Site Drive #2 to provide appropriate spacing with Site Drive #1.  Turn lanes are not 
warranted at the intersection of Page Road / Site Drive #2 based on VDOT turn 
lane warrants thresholds.  A westbound right turn taper is warranted at the 
intersection of Page Road / Site Drive #2. 

 
Proposed mitigation measures as part of the Ellis Farm property are expected to fully mitigate site 
traffic impacts at the intersection of US 60 and Page Road / County Line Road.  At significant 
capital expenditure, the site mitigation plan will implement a responsible roadway improvement 
plan that provides a basis for growth going forward for this part of Powhatan County.  By 
constructing the realignment of Page Road an important link on the County Transportation Plan 
will begin the process to development the future plan of access on US 60 for this area of Powhatan 
County.  The proposed mitigation plan will not provide a completed plan of access; however, it 
will provide acceptable function for the proposed site and the approved Classic Granite site and 
form a basis for existing and future development to access US 60 under signalized traffic control. 
 
 
Existing/Background Traffic Conditions 
In order to evaluate site impacts data was collected at all existing study area intersections for the 
AM (7am to 9am), and PM (4pm to 6pm) peak hours of a typical weekday.  Data was obtained 
from approved development traffic studies where available and all remaining intersections not 
provided for by area studies was obtained by field observations.  Refer to the technical appendix 
for all traffic count data.  Refer to Figure C-1 in Appendix C for the existing (2018) peak hour traffic 
conditions.  Refer to Appendix B for all raw data sets. 
 
Data collection is based on field observations at each existing study area intersection.  Data 
includes heavy vehicle counts and U-turns, where applicable.  Data is collected in 15-minute 
increments and is analyzed to determine the peak hour for each two hour count.  Typically, traffic 
volumes do fluctuate on a daily basis and is subject to changes due to economic conditions and 
seasonal/weekly fluctuations. 
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As determined from data collection efforts, U-turns are significant within the study area for this 
project.  Most significantly on the eastbound left turn movement at the intersection of US 60 and 
Page Road/County Line Road (49vph – AM; 28vph – PM) and the westbound left turn movement 
at the intersection of US 60 and Oakbridge Drive (54vph – AM; 34vph – PM).  All existing and 
future U-Turn maneuvers have been delineated on all traffic figures where applicable. 
 
Existing (2018) peak hour traffic conditions have been adjusted to reflect a 2% annual growth rate 
to determine background (2024) peak hour traffic conditions.  Refer to Figure C-2 in the Appendix 
C for the background (2024) peak hour traffic conditions. 
 
 
Approved Developments 
As part of the background analysis for this study all approved developments are to be included 
as part of the comparative analysis.  For this study two approved developments have been 
included as part of the analysis.  Stoneridge Commercial Development is to be developed to the 
north of US 60 on Luck Stone Road and is expected to include 52,700sf of retail; 6,511sf fast food 
restaurant; 3,000sf convenience mart; 3,465sf bank.  Peak hour site trips for this site was 
determined as part of a TIA Report submitted by Bowman Consulting dated 9/11/18 and can be 
found in Appendix D.   
 
Classic Granite is a planned commercial development to be constructed in three phases.  It is 
located on the southwest quadrant of the US 60 and Page Road/County Line Road intersection.  
The site is approved to develop Phase 1 of the development plan and is expected to include 
72,211sf of manufacturing uses; 10,438sf of office uses; 7,881sf of retail uses.  Peak hour site 
trips were developed as part of a TIA Report submitted by Green Light Solutions dated 8/30/18 
and can be found in Appendix D. 
 
Refer to Figure C-3 for approved peak hour site trips in Appendix C.  Background plus approved 
development peak hour traffic conditions have been determined by combining approved peak 
hour site trips (Figure C-3) and background (2024) peak hour traffic conditions (Figure C-2).  Refer 
to Figure C-4 in Appendix C for background plus approved (2024) peak hour traffic conditions. 
 
 
Buildout Traffic Conditions 
Buildout site development traffic conditions were determined by analyzing site trip generation 
numbers for land uses and densities (249 single family residential units; 80,000sf of assisted living 
space; 15,000sf of office land uses; 10,000sf of retail land uses) utilizing the ITE Trip Generation 
Manual, 10th Edition.  Refer to Table 1 for the trip generation results. 
 
Total buildout site trips have been adjusted to reflect internal, pass-by and primary peak hour site 
trips.  Internal site trips have been determined assuming a 5% capture rate for all uses.  Pass-by 
site trips have been determined based on a 34% pass-by rate determined from ITE data sets for 
the 820 (34%) land use.  Refer to Figure C-5 in the Appendix C for the primary site distribution 
percentages and Figure C-7 for the primary peak hour site trip assignments.  Refer to Figure C-6 
in Appendix C for the pass-by distribution percentages and Figure C-8 for the pass-by peak hour 
site trip assignments. 
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TABLE 1 

Buildout Site Trip Generation Results 
 

Land Use Density ITE Code 
AM Peak Hour (vph) PM Peak Hour (vph) Daily (vpd) 

Enter Exit Enter Exit Total 

Single Family 249 units 210 45 136 154 90 2,406 

Elderly Housing 80,000sf 254 24 7 12 27 336 

Office 15,000sf 710 35 6 3 16 168 

Retail 10,000sf 820 97 60 47 51 1,256 

Total Buildout Site Trips 201 209 216 184 4,166 

Internal Site Trips (5%) 10 10 10 10 208 

Pass-By Site Trips (34%) 25 25 16 16 406 

Primary Site Trips 166 174 190 158 3,552 

 
 
Buildout traffic conditions were determined by combining background plus approved (2024) peak 
hour traffic conditions (Figure C-4) with site traffic conditions determined in Figures C-7 and C-8.  
Refer to Figure C-9 in Appendix C for the buildout (2024) peak hour traffic conditions.   
 
 
Scenario Analysis 
Existing traffic control and lane geometries have been obtained and utilized for all analysis 
scenarios for each off-site study intersection.  Based on discussions with VDOT and County staff, 
there is one roadway improvement to be constructed during the buildout of the proposed site.  As 
part of the Classic Granite development plan, initial phases of the development will utilize a 
proposed unsignalized left-over at the future US 60 location for the realigned Page Road corridor.   
 
Capacity as defined by the HCM, is a measure of the maximum number of vehicles in an hour 
that can travel through an intersection or section of roadway under typical conditions.  Level of 
Service (LOS) is a marker of the driving conditions and perception of drivers while traveling during 
the given time period.  LOS ranges from LOS “A” which represents free flow conditions, to LOS 
“F” which represents breakdown conditions.  Table 2 shows the LOS for intersections as defined 
by the HCM. 
 

TABLE 2 
HCM Level of Service Criteria 

 
Unsignalized Intersections Signalized Intersections 

Level of Service Average Control Delay 
(sec/veh) Level of Service Average Control Delay 

(sec/veh) 
A < 10 A < 10 
B > 10-15 B > 10-20 
C > 15-25  C > 20-35 

D > 25-35  D > 35-55 

E > 35-50  E > 55-80 

F > 50 F > 80 
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Control delay is a measure of the total amount of delay experienced by an individual vehicle and 
includes delay related to deceleration, queue delay, stopped delay, and acceleration.  Table 2 
shows the amount of control delay (in seconds per vehicle) that corresponds to the LOS for 
signalized and unsignalized intersections. 
 
The reported queues, or linear distance of delayed vehicles, in this study are 95th percentile 
queues as reported by SimTraffic after 10 runs of 60 minutes each with a 15 minute seeding time.  
A 15 minute seeding time was used to ensure vehicles could travel entirely through the network.  
The queues are reported to ensure that the storage lengths of lanes at intersection are of 
adequate length and that queued vehicles will not interfere with free flow vehicles or adjacent 
intersections. 
 
Analysis has been conducted using Synchro macro-scopic modeling for each traffic scenario.  All 
analysis measures (delay, queues, volume-to-capacity) have been determined utilizing the 
Synchro modeling exclusively.  Existing peak hour factors and heavy vehicle percentages have 
been utilized for the existing conditions analysis.  Peak hour factors have been adjusted to utilize 
a 0.92 on all existing peak hours below 0.92, and heavy vehicle percentages have been adjusted 
to reflect a 2% rate on all existing percentages less than 2% for all future traffic analysis scenarios. 
 
 
Existing (2018) Traffic Analysis 
Existing (2018) peak hour traffic conditions detailed in Figure C-1 have been analyzed to 
determine a base line for determining site traffic impacts.  Refer to Table 3 for the existing (2018) 
peak hour analysis results.  Refer to Appendix E for the computer printouts of the existing analysis. 
 
Analysis indicates all minor street left and through movements are not operating at acceptable 
levels.  This is typical of unsignalized side street movements.  Traffic signal improvements are 
not expected to be warranted on any of these movements under existing traffic conditions.   
 
Analysis of each signalized study area intersection indicates that overall intersection levels of 
service are at acceptable levels except for the AM peak hour at the intersection of US 60 and 
Stavemill Road/Luck Stone Road.  
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TABLE 3 

Analysis Summary 
Existing (2018) Peak Hour Traffic Conditions 

 
     AM Peak Hour PM Peak Hour 
 Intersection Control Lane Group Available 

Storage1 
Lane 
LOS 

Lane Delay 
(sec/veh) 

 

Lane 
Queue 

(ft)2 

Lane 
LOS 

Lane Delay 
(sec/veh) 

Lane 
Queue 

(ft)2 
 

1. 
 

US 60 (E/W) 
and 

Stavemill Road / Luck Stone 
Road (N/S) 

 
Signal 

 
EBLL 
EBTT 
EBR 
WBL 

WBTT 
WBR 
NBLT 
NBR 
SBL 

SBLT 
SBR 

 

 
400 

- 
300 
675 

- 
275 

- 
325 
325 

- 
325 

 
E 
F 
B 
D 
B 
A 
E 
F 
E 
E 
D 

 
58.2 
84.6 
15.7 
43.1 
15.9 
9.8 

70.7 
97.2 
66.6 
67.2 
50.6 

 
190 
611 
141 
134 
123 
32 

294 
355 
51 

102 
24 

 
E 
D 
C 
E 
C 
A 
E 
C 
E 
E 
D 

 
55.7 
35.9 
23.9 
63.4 
26.0 
9.4 

72.8 
24.9 
66.4 
66.6 
45.2 

 
98 

170 
22 

704 
9150 
86 

144 
59 
74 

142 
57 

  Overall LOS E 68.6  C 33.5  
 

2. 
 

US 60 (E/W) 
and 

Oakbridge Drive (N/S)  

 
 

Stop 
Stop 

 
WBL 
NBL 
NBR 

 
125 

- 
50- 

 
F 
F 
C 

 
76.7 
387.9 
23.9 

 
170 
67 
44 

 
B 
F 
B 

 
13.0 
799.7 
13.1 

 
79 

294 
49 

         
 

3. 
 

US 60 (E/W) 
and 

Standing Ridge Drive (N/S) 

 
Stop 

 
NBR 

 
- 

 
D 

 
33.8 

 
59 

 
B 

 
14.6 

 
45 

         
 

6. 
 

US 60 (E/W) 
and 

County Line Road / Page Road 
(N/S) 

 
 
 

Stop 
Stop 
Stop 
Stop 

 
EBL 
WBL 
NBLT 
NBR 
SBLT 
SBR 

 
125 
125 

- 
50 
- 

125 

 
B 
C 
F 
C 
F 
B 

 
12.2 
21.1 
686.3 
22.4 
$$ 

12.2 

 
49 
21 
11 
35 

552 
61 

 
F 
B 
F 
B 
F 
D 

 
52.3 
11.5 
$$ 

13.1 
$$ 

27.4 

 
90 
30 

274 
58 

1159 
88 

         
 

7. 
 

US 60 (E/W) 
and 

Old Hundred Road (N/S) Signal 

 
EBTT 
EBR 
WBL 

WBTT 
NBL 
NBR 

 

 
- 

200 
200 

- 
- 

200 

 
C 
A 
F 
A 
E 
E 

 
22.2 
5.0 

110.2 
3.6 

65.0 
77.2 

 
313 
166 
117 
94 

185 
202 

 
C 
C 
E 
B 
E 
D 

 
20.1 
20.4 
56.3 
12.9 
61.1 
43.9 

 
302 
181 
239 
338 
192 
104 

  Overall LOS C 23.7  C 20.6  
NOTES 

(1) – Indicates continuous lane. 
(2) Queues are average 95th percentile queues as reported by SimTraffic. 
(3) $ Indicates Delay/Queue incalculable. 

 
 
Analysis of study area intersections indicates that the following intersection movements are not 
expected to operate at acceptable levels of service under background plus approved peak hour 
traffic conditions: 
 
US 60 and Stavemill Road/Luck Stone Road 

 Eastbound left turn movement  
 Eastbound through movement  
 Westbound left turn movement  
 Northbound left-through movement  
 Northbound right movement  
 Southbound left movement  
 Southbound left-through movement  
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US 60 and Oakbridge Drive 

 Westbound left movement  
 Northbound left movement  

 
US 60 and Page Road/County Line Road 

 Eastbound left movement 
 Northbound left-through movement  
 Southbound left-through movement  

 
US 60 and Old Hundred Road 

 Westbound left movement  
 Northbound left movement  
 Northbound right movement  

 
Analysis of study area intersections indicates that the following intersection movements are not 
expected to operate within available turn lane storage capacity under background plus approved 
peak hour traffic conditions: 
 
US 60 and Stavemill Road/Luck Stone Road 

 Westbound left turn movement  
 Northbound right turn movement  

 
US 60 and Oakbridge Drive 

 Westbound left turn movement  
 
US 60 and Page Road/County Line Road 

 Northbound right turn movement  
 
US 60 and Old Hundred Road 

 Westbound left turn movement  
 Northbound right turn movement  

 
Field observations during data collection efforts affirm failing traffic conditions; however, analytical 
delay measures are not consistent with field observations.  Field observations indicate that delays 
are not as significant as those calculated by the traffic model.  This is explained by observations 
of user’s queueing up in the median to complete a two-stage left turn maneuver.  The traffic model 
does not account for multiple vehicles completing a two stage maneuver together.  All analyses 
assume a standard single vehicle two stage left turn maneuver with corresponding analysis 
results. 
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Background Plus Approved (2024) Traffic Analysis 
Background Plus Approved (2024) peak hour traffic conditions detailed in Figure C-4 have been 
analyzed as part of a comparative analysis to assess site traffic impacts.  Refer to Table 4 for the 
background plus approved (2024) peak hour analysis results.  Refer to Appendix F for the 
computer printouts of the background plus approved analysis. 
 
 

TABLE 4 
Analysis Summary 

Background Plus Approved (2024) Peak Hour Traffic Conditions 
 

     AM Peak Hour PM Peak Hour 
 Intersection Control Lane Group Available 

Storage1 
Lane 
LOS 

Lane Delay 
(sec/veh) 

 

Lane 
Queue 

(ft)2 

Lane 
LOS 

Lane Delay 
(sec/veh) 

Lane 
Queue 

(ft)2 
 

1. 
 

US 60 (E/W) 
and 

Stavemill Road / Luck Stone 
Road (N/S) 

 
Signal 

 
EBLL 
EBTT 
EBR 
WBL 

WBTT 
WBR 
NBLT 
NBR 
SBL 

SBLT 
SBR 

 

 
400 

- 
300 
675 

- 
275 

- 
325 
325 

- 
325 

 
E 
E 
B 
D 
C 
D 
F 
F 
F 
F 
D 

 
63.5 
79.3 
12.8 
51.0 
23.1 
53.5 
203.9 
275.0 
144.1 
148.8 
44.1 

 
567 
1783 
178 
132 
157 
63 

1714 
373 
209 
228 
57 

 
F 
D 
C 
E 
E 
A 
F 
C 
F 
F 
D 

 
104.9 
45.4 
26.0 
65.8 
73.0 
6.4 

134.0 
24.8 
127.5 
123.7 
44.0 

 
158 
217 
23 

712 
10482 
145 
208 
84 

211 
234 
168 

  Overall LOS F 95.0  E 64.3  
 

2. 
 

US 60 (E/W) 
and 

Oakbridge Drive (N/S)  

 
 

Stop 
Stop 

 
WBL 
NBL 
NBR 

 
125 

- 
50- 

 
F 
F 
D 

 
247.3 

$$ 
30.1 

 
162 
130 
66 

 
C 
F 
B 

 
15.9 
$$ 

14.6 

 
145 
596 
435 

         
 

3. 
 

US 60 (E/W) 
and 

Standing Ridge Drive (N/S) 

 
Stop 

 
NBR 

 
- 

 
E 

 
43.8 

 
83 

 
C 

 
16.0 

 
149 

         
 

6. 
 

US 60 (E/W) 
and 

County Line Road / Page Road 
(N/S) 

 
 
 

Stop 
Stop 
Stop 
Stop 

 
EBL 
WBL 
NBLT 
NBR 
SBLT 
SBR 

 
125 
125 

- 
50 
- 

125 

 
C 
D 
F 
D 
F 
B 

 
17.8 
27.6 
$$ 

28.7 
$$ 

14.4 

 
64 
19 

294 
57 

1368 
95 

 
F 
B 
F 
C 
F 
E 

 
536.5 
13.9 
$$ 

15.6 
$$ 

39.1 

 
156 
57 

849 
7 

1346 
52 

         
 

7. 
 

US 60 (E/W) 
and 

Old Hundred Road (N/S) Signal 

 
EBTT 
EBR 
WBL 

WBTT 
NBL 
NBR 

 

 
- 

200 
200 

- 
- 

200 

 
D 
A 
F 
A 
E 
F 

 
41.8 
2.2 

112.7 
4.5 

65.7 
129.1 

 
385 
231 
156 
122 
276 
236 

 
B 
A 
E 
C 
F 
D 

 
10.7 
1.8 

56.7 
27.2 
93.9 
45.2 

 
294 
174 
271 
1492 
246 
158 

  Overall LOS D 37.4  C 26.4  
NOTES 

(1) – Indicates continuous lane. 
(2) Queues are average 95th percentile queues as reported by SimTraffic. 
(3) $ Indicates Delay/Queue incalculable. 

 
 
As traffic volumes increase from existing traffic conditions, side street minor movements will 
deteriorate further from levels determined under existing traffic conditions.  Traffic signal 
improvements are not expected to be warranted on any of these movements under background 
plus approved traffic conditions.   
 
Analysis of each signalized study area intersection indicates that overall intersection levels of 
service are at acceptable levels at the intersection of US 60 and Old Hundred Road.  However, 
analysis indicates that overall unacceptable levels of service are expected at the intersection of 
US 60 and Stavemill Road/Luck Stone Road.  
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Analysis of study area intersections indicates that the following intersection movements are not 
expected to operate at acceptable levels of service under background plus approved peak hour 
traffic conditions (italics denotes problem traffic movements determined in prior analysis): 
 
US 60 and Stavemill Road/Luck Stone Road 

 Eastbound left turn movement  
 Eastbound through movement  
 Westbound left turn movement  
 Westbound through movement  
 Northbound left-through movement  
 Northbound right movement  
 Southbound left movement  
 Southbound left-through movement  

 
US 60 and Oakbridge Drive 

 Westbound left movement  
 Northbound left movement  

 
US 60 and Standing Ridge Drive 

 Northbound right movement  
 
US 60 and Page Road/County Line Road 

 Eastbound left movement  
 Northbound left-through movement  
 Southbound left-through movement  
 Southbound right movement  

 
US 60 and Old Hundred Road 

 Westbound left movement  
 Northbound left movement  
 Northbound right movement  

 
Analysis of study area intersections indicates that the following intersection movements are not 
expected to operate within available turn lane storage capacity under background plus approved 
peak hour traffic conditions (italics denotes problem traffic movements determined in prior 
analysis): 
 
US 60 and Stavemill Road/Luck Stone Road 

 Eastbound left turn movement 
 Westbound left turn movement  
 Northbound right turn movement  

 
US 60 and Oakbridge Drive 

 Westbound left turn movement  
 Northbound right turn movement 

 
US 60 and Page Road/County Line Road 

 Eastbound left turn movement 
 Northbound right turn movement  
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US 60 and Old Hundred Road 

 Eastbound right turn movement 
 Westbound left turn movement  
 Northbound right turn movement  

 
 
Buildout (2024) Traffic Analysis 
Buildout (2024) peak hour traffic conditions detailed in Figure C-9 have been analyzed as part of 
a comparative analysis to assess site traffic impacts.  Refer to Table 6 for the buildout (2024) 
peak hour analysis results.  Refer to Appendix G for the computer printouts of the buildout (2024) 
peak hour traffic conditions. 
 
 
 

TABLE 6 
Analysis Summary 

Buildout (2024) Peak Hour Traffic Conditions 
 

     AM Peak Hour PM Peak Hour 
 Intersection Control Lane Group Available 

Storage1 
Lane 
LOS 

Lane Delay 
(sec/veh) 

 

Lane 
Queue 

(ft)2 

Lane 
LOS 

Lane Delay 
(sec/veh) 

Lane 
Queue 

(ft)2 
 

1. 
 

US 60 (E/W) 
and 

Stavemill Road / Luck Stone 
Road (N/S) 

 
Signal 

 
EBLL 
EBTT 
EBR 
WBL 

WBTT 
WBR 
NBLT 
NBR 
SBL 

SBLT 
SBR 

 

 
400 

- 
300 
675 

- 
275 

- 
325 
325 

- 
325 

 
E 
F 
B 
D 
C 
D 
F 
F 
F 
F 
D 

 
63.5 
90.8 
13.3 
50.6 
21.7 
40.5 
203.9 
258.3 
157.5 
159.7 
44.1 

 
582 
2600 
164 
140 
154 
60 

1748 
377+ 
208 
226 
59 

 
F 
D 
C 
E 
E 
A 
F 
C 
F 
F 
D 

 
104.9 
48.4 
26.2 
65.4 
76.5 
6.5 

134.0 
24.7 
139.7 
136.1 
44.0 

 
163 
225 
29 

715 
10026 
145 
210 
111 
219 
248 
175 

  Overall LOS F 98.5  E 66.8  
 

2. 
 

US 60 (E/W) 
and 

Oakbridge Drive (N/S)  

 
 

Stop 
Stop 

 
WBL 
NBL 
NBR 

 
125 

- 
50 

 
F 
F 
D 

 
267.1 

$$ 
30.8 

 
161 
131 
58 

 
C 
F 
B 

 
16.6 
$$ 

14.9 

 
146 

629+ 
399+ 

         
 

3. 
 

US 60 (E/W) 
and 

Standing Ridge Drive (N/S) 

 
Stop 

 
NBR 

 
- 

 
E 

 
45.5 

 
85 

 
C 

 
16.4 

 
386+ 

         
 

6. 
 

US 60 (E/W) 
and 

County Line Road / Page Road 
(N/S) 

 
 
 

Stop 
Stop 
Stop 
Stop 

 

 
EBL 
WBL 
NBLT 
NBR 
SBLT 
SBR 

 
125 
125 

- 
50 
- 

125 
 

 
D 
D 
F 
D 
F 
C 

 
25.7 
27.2 
$$ 

28.3 
$$ 

17.2 

 
114 
21 

461 
57 

237 
74 

 
F 
B 
F 
C 
F 
F 

 
$$ 

13.9 
$$ 

15.5 
$$ 

76.8 

 
148 
55 

880 
18 

1122+ 
31 

 
7. 

 
US 60 (E/W) 

and 
Old Hundred Road (N/S) Signal 

 
EBTT 
EBR 
WBL 

WBTT 
NBL 
NBR 

 

 
- 

200 
200 

- 
- 

200 

 
E 
A 
F 
A 
E 
F 

 
60.0 
2.1 

130.5 
4.7 

76.5 
154.1 

 
365 
223 
176 
142 
279 
236 

 
B 
A 
E 
D 
F 
D 

 
14.2 
2.8 

56.7 
42.2 
107.4 
45.2 

 
303 
175 
268 
2934 
311 
203 

  Overall LOS D 49.0  D 36.0  
NOTES 

(1) – Indicates continuous lane. 
(2) Queues are average 95th percentile queues as reported by SimTraffic. 
(3) $ Indicates Delay/Queue incalculable. 
(4) Bold denotes improvement. 
(5) + Denotes queues are in excess of available link distance. 
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Analysis indicates that site traffic impacts are expected to have marginal impacts to the overall 
study area for this intersection.  Primary impacts are expected to occur at the intersection of US 
60 and Page Road/County Line Road.  Based on buildout analysis results, the existing 
intersection of US 60 and Page Road/County Line Road is not viable for any future development 
plans.  Major street left turn movements, minor street movements are expected to operate at over 
capacity measures and cannot be mitigated with additional lane improvements. 
 
Analysis of study area intersections indicates that the following intersection movements are not 
expected to operate at acceptable levels of service under background plus approved peak hour 
traffic conditions (italics denotes problem traffic movements determined in prior analysis): 
 
US 60 and Stavemill Road/Luck Stone Road 

 Eastbound left turn movement  
 Eastbound through movement  
 Westbound left turn movement  
 Westbound through movement  
 Northbound left-through movement  
 Northbound right movement  
 Southbound left movement  
 Southbound left-through movement  

 
US 60 and Oakbridge Drive 

 Westbound left movement  
 Northbound left movement  

 
US 60 and Standing Ridge Drive 

 Northbound right movement  
 
US 60 and Page Road/County Line Road 

 Eastbound left movement  
 Northbound left-through movement  
 Southbound left-through movement  
 Southbound right movement  

 
US 60 and Old Hundred Road 

 Eastbound through movement 
 Westbound left movement  
 Northbound left movement  
 Northbound right movement  

 
Analysis of study area intersections indicates that the following intersection movements are not 
expected to operate within available turn lane storage capacity under background plus approved 
peak hour traffic conditions (italics denotes problem traffic movements determined in prior 
analysis): 
 
US 60 and Stavemill Road/Luck Stone Road 

 Eastbound left turn movement 
 Westbound left turn movement  
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 Northbound right turn movement  
 
US 60 and Oakbridge Drive 

 Westbound left turn movement  
 Northbound right turn movement 

 
US 60 and Page Road/County Line Road 

 Eastbound left turn movement 
 Northbound right turn movement  

 
US 60 and Old Hundred Road 

 Eastbound right turn movement 
 Westbound left turn movement  
 Northbound right turn movement  

 
 
Traffic Signal Warrant Analysis 
Analysis of traffic signal warrants for the intersection of US 60 and Page Road/County Line Road 
indicates that warrant 1A will not be met under buildout traffic conditions.  However, analysis of 
signal warrants assuming 45% buildout of the residential development (110 units) indicates that 
warrant 1B (70% threshold) will meet the hourly threshold for 9 hours analyzed (8 hours needed 
to meet warrant) assuming southbound left turn hourly volumes, exclusively.  Additionally, warrant 
#2 (6 hours met/4 hour required) and warrant #3 (3 hours met/1 hour required) will be met at the 
45% buildout of the residential development. 
 
Upon full buildout of the site warrant 1B (100% threshold) will meet the hourly threshold for 10 
hours analyzed (8 hours needed to meet warrant) assuming southbound left turn hourly volumes, 
exclusively. 
 
Refer to Appendix H for all technical information related to the signal warrants analysis. 
 
 
Signal System Timing Plan Evaluation 
Under existing conditions there are peak hour signal system timing plans for the signalized 
intersections on US 60 between Stavemill Road/Luck Stone Road and Academy Drive.  Existing 
timing plans for the AM Peak Hour (120 second cycle/14 second eastbound band width) and PM 
peak hour (114 second cycle/47 second eastbound band width/31 second westbound band width) 
have been modeled to assess if a traffic signal at the existing/future intersection of US 60 and 
Page Road/County Line Road will impact existing progression bands.  Based on modeling of the 
existing plans, it has been determined that both peak hour plans will not be impacted by the 
potential traffic signal to be located at either the existing US 60 and Page Road/County Line Road 
intersection of the future realigned intersection location to be located at the proposed Classic 
Granite site drive to the west of the existing Page Road intersection. 
 
Refer to Appendix I for all technical information related to the signal system timing plans. 
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Alternatives Analysis 
In order to assess potential traffic control/intersection geometries of the US 60 and Page 
Road/County Line Road intersection an alternative analysis was conducted to determine what 
intersection design would provide the best operational measures for buildout (2024) peak hour 
traffic conditions.   
 
Currently VDOT recognizes eight alternative designs to standard signalized traffic control.  Each 
option has basic geometry/volume requirements that provide a basis for consideration at a viable 
option to a standard traffic signal traffic control.  Refer to the following alternative designs and 
requirements that include/preclude as a potential alternative: 
 

 Continuous Green-T: requires 3 leg approach/subject intersection is 4 leg intersection/not 
applicable 

 Diverging Diamond Interchange: option for interchange design/subject intersection is an 
at grade intersection/not applicable 

 Displaced Left Turn: moderate to heavy volumes in all directions/subject intersection 
volumes vary greatly from major to minor approaches/not applicable 

 Median U-Turn: heavy through and low left turn volumes/ subject intersection major and 
minor street left turn volumes in excess of 200vph/VDOT requirement for analysis 

 Quadrant Roadway: existing roadway to be used as connector/subject intersection does 
not have an adjacent roadway connector/not applicable 

 Restricted Crossing U-Turn: low volumes on minor street movements/subject intersection 
has left turn volumes on both minor street approaches at approximately 200vph/VDOT 
required analysis 

 Round-a-bout: similar traffic volumes on all approach/subject intersection has volumes in 
excess of 2,500vph on major street approaches and side street volumes of approximately 
300 to 400vph/not applicable 

 Single Point Urban Interchange: option for interchange design/subject intersection is an 
at grade intersection/not applicable 

 
The following alternatives have been selected for analysis: 
 

 Alternative #1 - Existing US 60 and Page Road/County Line Road – no signalization 
(base condition)  

 Alternative #2 – US 60 and Realigned Page Road/Classic Granite Site Drive – Standard 
Traffic Signal (Appendix K) 

 Alternative #3 - US 60 and Realigned Page Road/Classic Granite Site Drive – Median U-
Turn (MUT) (Appendix L) 

 Alternative #4 - US 60 and Realigned Page Road/Classic Granite Site Drive – Restricted 
Crossing U-Turn (RCUT) (Appendix M) 

 
Alternatives #2, #3, and #4 have been analyzed based on the realignment of Page Road to the 
west of the existing US 60 intersection with Page Road and County Line Road.  For the 
alternatives analysis realigned Page Road is located between existing Page Road and US 60 
along the western property line of the Shell Station located on the northwest quadrant of the 
existing US 60 and Page Road / County Line Road intersection.  Where the base alignment of 
the relocated Page Road is consistent for each alternative (#2,#3, and #4), the geometry of the 
alignment varies depending on the alternative being analyzed.  The proposed US 60 intersection 
location is to be located at the proposed Classic Granite left over intersection with US 60.  Plans 
indicate that the approved Classic Granite site drive will provide a new alignment for County Line 
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Road at buildout of the approved Classic Granite site.  The approved Classic Granite site drive 
will form the northbound approach of the future US 60 and Realigned Page Road intersection.  
Refer to Appendix J for a conceptual layout of the proposed realigned Page Road improvement 
assuming Alternative #2. 
 
Traffic conditions developed for each alternative assumes Classic Granite site traffic under Phase 
2 buildout of the approved site.  Full buildout traffic conditions would assume completion of the 
County Line Road alignment.  Based on discussions with the Classic Granite development team, 
that improvement is not expected by buildout of the proposed Ellis Farm project.  Therefore, 
Classic Granite traffic conditions assume phase 2 conditions per their development plan for all 
alternatives. 
 
Existing Page Road / County Line Road is assumed to operate with restrictions on existing Page 
Road.  Alternatives #2, #3, and #4 assume no eastbound left movement; southbound left-through 
movements.  County Line Road will maintain all existing traffic movements except for a 
northbound through movement. 
 
Analysis of each alternative has been conducted using Synchro macro-scopic modeling for each 
traffic scenario.  Models have been created to insure the comparative analysis differentiates only 
in measures related to the general configurations of each alternative.  Where possible all 
remaining parameters have been kept equal.  Quantifiable analysis measures (delay, queues, 
travel time) have been determined utilizing the Synchro/SimTraffic modeling, exclusively.  Peak 
hour factors have been adjusted to utilize a 0.92 on all traffic movements, and heavy vehicle 
percentages have been adjusted to reflect a 2% rate on all traffic movements. 
 
Alternative #1 has been analyzed as part of the scenario analysis detailed in a previous section 
of the report.  This alternative assumes maintaining the existing intersection location on US 60 
under buildout (2024) peak hour traffic conditions.  Analysis results indicate that as an 
unsignalized intersection Alternative #1 will operate beyond capacity for all minor street 
movements to such a level that this option is eliminated on the basis of operational functionality.  
Further, this option has not been analyzed under signalized control based on review comments.  
Based on Powhatan County transportation plans, it is proposed to realign Page Road to 
intersection US 60 west of its current location.  Therefore, VDOT has determined that signalization 
of the existing location will not meet future plans for the realignment of Page Road.  Refer to 
Appendix G for all Alternative #1 analysis reports. 
 
Alternative #2 assumes the realignment of Page Road to form a full movement (left; through; 
right turn movements on all approaches) four approach intersection on US 60.  Buildout (2024) 
peak hour traffic conditions have been developed based on this alternative and are provided in 
Appendix K.  Analysis of buildout (2024) peak hour traffic conditions are detailed in Table 7.  Refer 
to Appendix K for the computer printouts of the buildout (2024) peak hour traffic conditions. 
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TABLE 7 
Analysis Summary 

Alternative #2 (Standard Signal) – Buildout (2024) Traffic Conditions 
 

     AM Peak Hour PM Peak Hour 
 Intersection Control Lane Group Available 

Storage1 
Lane 
LOS 

Lane Delay 
(sec/veh) 

 

Lane 
Queue 

(ft)2 

Lane 
LOS 

Lane Delay 
(sec/veh) 

Lane 
Queue 

(ft)2 
 

5. 
 

US 60 (E/W) 
and 

Realigned Page Road / Classic 
Granite (N/S) 

 
Signal 

 
EBL 

EBTT 
EBR 
WBL 

WBTT 
WBR 
NBL 

NBLT 
NBR 
SBLL 
SBTR 

 

 
325 

- 
200 
300 

- 
200 
150 

- 
150 
225 

- 
 

 
E 
F 
A 
E 
B 
B 
E 
E 
D 
F 
D 

 
59.4 
88.4 
9.7 

69.9 
15.5 
10.4 
62.2 
62.7 
44.8 
186.3 
54.4 

 
421 
1926 
226 
211 
217 
54 
7 

49 
16 

232 
145 

 
F 
B 
A 
E 
F 
A 
E 
E 
D 
F 
E 

 
112.8 
14.5 
7.6 

62.2 
105.0 
7.3 

68.4 
67.1 
45.4 
204.0 
55.1 

 
202 
242 
64 

337 
513 
159 
20 
96 
15 

175 
114 

  Overall LOS E 71.2  E 77.1  
 

6. 
 

US 60 (E/W) 
and 

County Line Road / Page Road 
(N/S) 

 
 

Stop 
Stop 
Stop 

 
WBL 
NBL 
NBR 
SBR 

 
100 

- 
50 
- 

 
D 
F 
D 
B 

 
29.9 
$$ 

33.9 
13.4 

 
27 
38 
41 
23 

 
C 
F 
C 
E 

 
15.5 
$$ 

17.4 
36.7 

 
88 

654 
38 

377 
         
 

8. 
 

Page Road (E/W) 
and 

Realigned Page Road / Site 
Drive #1 (N/S)  

 

 
Stop 
Stop 

 

 
EBLTR 
WBLTR 

NBL 
 

 
- 
- 

150 

 
B 
B 
A 

 
10.0 
10.6 
7.7 

 
57 
47 
45 

 
B 
B 
A 

 
10.1 
11.4 
7.6 

 
47 
58 
35 

 
9. 

 
Page Road (E/W) 

and 
Site Drive #2 (N/S)  

 
Stop 

 
EBL 

SBLR 

 
- 
- 
 

 
A 
B 

 
7.5 

10.0 

 
11 
53 

 
A 
B 

 
7.6 

10.1 

 
10 
53 

         
NOTES 

(1) – Indicates continuous lane. 
(2) Queues are average 95th percentile queues as reported by SimTraffic. 
(3) $ Indicates Delay/Queue incalculable. 
(4) Bold denotes improvement. 
(5) + Denotes queues are in excess of available link distance. 

 
 
Capacity analysis indicates the following: 
 

 Major street through volumes push the limit to provide capacity for this intersection under 
signalized control.   

 Westbound traffic queues under PM peak hour traffic conditions are expected to create 
spillback conditions that will impact the existing intersection of US 60 and Page Road / 
County Line Road. 

 Primary traffic conflict is expected to occur between the major street through movements 
(eastbound – AM / westbound – PM) and the southbound dual left turn movement. 

 Travel time analyses indicate alternative #2 will operate at 270.2 hours under AM peak 
hour traffic conditions and 356.2 hours under PM peak hour traffic conditions. 

 Analysis of site drives #1 and #2 indicate levels of service will be acceptable upon 
buildout of the proposed site with the Page Road realignment. 

 
Alternative #3 assumes a median U-turn (MUT) configuration.  This configuration prevents major 
street and minor street left turns at the US 60 and Realigned Page Road / Classic Granite Site 
Drive intersection (Node 5).  Left maneuvers are rerouted to through (major street) movement 
and right turn (minor street) maneuvers at the intersection of US 60 and Realigned Page Road / 
Classic Granite Site Drive (Node 5).  These movements then continue upstream to a proposed 
median break (Node 4) and existing Page Road / County Line Road (Node 6) to conduct a U-turn 
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maneuver in order to travel back to the US 60 and Realigned Page Road / Classic Granite Site 
Drive intersection (Node 5).  Thereby allowing the motorists to continue on their desired travel 
route.  Buildout (2024) peak hour traffic conditions have been developed based on this alternative 
and are provided in Appendix L.  Analysis of buildout (2024) peak hour traffic conditions are 
detailed in Table 8. 
 
 

TABLE 8 
Analysis Summary 

Alternative #3 (MUT) – Buildout (2024) Traffic Conditions 
 

     AM Peak Hour PM Peak Hour 
 Intersection Control Lane Group Available 

Storage1 
Lane 
LOS 

Lane Delay 
(sec/veh) 

 

Lane 
Queue 

(ft)2 

Lane 
LOS 

Lane Delay 
(sec/veh) 

Lane 
Queue 

(ft)2 
 

4. 
 

US 60 (E/W) 
and 

US 60 WB U-Turn (E/W)  

Signal 

 
EBTT 
WBUU 

 

 
- 

325 
 

 
C 
F 

 
20.7 
107.2 

 
914 
330 

 
A 
D 

 
5.6 

51.9 

 
186 
111 

  Overall LOS C 23.0  A 4.9  
 

5. 
 

US 60 (E/W) 
and 

Realigned Page Road / Classic 
Granite (N/S) 

 Signal 

 
EBTT 
EBR 

WBTT 
WBR 
NBT 
NBR 

SBTR 
SBR 

 

 
- 

200 
- 

200 
- 

150 
- 

150 
 

 
B 
A 
A 
A 
D 
D 
D 
D 

 
13.5 
3.0 
0.8 
0.6 

51.1 
51.8 
54.5 
54.8 

 
808 
284 
50 
16 
11 
49 

131 
106 

 
A 
A 
C 
A 
D 
D 
E 
D 

 
6.7 
2.3 

31.9 
0.1 

44.4 
45.3 
56.1 
50.2 

 
194 
58 

191 
40 
22 
46 

132 
117 

  Overall LOS B 12.1  C 23.2  
 

6. 
 

US 60 (E/W) 
and 

County Line Road / Page Road 
(N/S) Signal 

 
EBUU 
EBTTR 
WBL 

WBTT 
WBR 
NBL 
NBR 
SBR 

 

 
300 

- 
100 

- 
200 

- 
50 
- 

 
E 
E 
F 
B 
B 
F 
D 
D 

 
57.1 
74.0 
130.5 
16.3 
10.6 
224.1 
41.2 
47.0 

 
230 
468 
38 

214 
84 
31 
39 
20 

 
E 
A 
E 
F 
A 
F 
D 
D 

 
78.7 
7.9 

69.2 
140.5 
9.1 

109.9 
39.2 
46.1 

 
100 
177 
85 

6008 
295 
49 
31 
38 

  Overall LOS D 54.9  F 86.4  
NOTES 

(1) – Indicates continuous lane. 
(2) Queues are average 95th percentile queues as reported by SimTraffic. 
(3) $ Indicates Delay/Queue incalculable. 
(4) Bold denotes improvement. 
(5) + Denotes queues are in excess of available link distance. 

 
 
Capacity analysis indicates the following: 
 

 In order to provide a functional alternative all nodes require signalization.  Capacity for 
any of the three nodes under unsignalized conditions gridlocks the corridor. 

 Existing County Line Road prevents node 6 from operating under ideal conditions such 
that only the westbound U-turn movement will be accommodated.   

 Operation of County Line Road under restricted signalized conditions creates the primary 
conflict for this alternative.  Westbound though movement operation under PM peak hour 
conditions are expected to operate at unacceptable measures. 

 Travel time analyses indicate alternative #2 will operate at 279.6 hours under AM peak 
hour traffic conditions and 519.0 hours under PM peak hour traffic conditions. 
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Alternative #4 assumes a restricted crossing U-turn (RCUT) configuration.  This configuration 
prevents minor street left and through movements at the US 60 and Realigned Page Road / 
Classic Granite Site Drive intersection (Node 5).  Side street maneuvers (left and through 
movements) are rerouted to right turn (minor street) maneuvers at the intersection of US 60 and 
Realigned Page Road / Classic Granite Site Drive (Node 5).  These movements then continue 
upstream to a proposed median break (Node 4) and existing Page Road / County Line Road 
(Node 6) to conduct a U-turn maneuver in order to travel back to the US 60 and Realigned Page 
Road / Classic Granite Site Drive intersection (Node 5).  Thereby allowing the motorists to 
continue on their desired travel route.  Buildout (2024) peak hour traffic conditions have been 
developed based on this alternative and are provided in Appendix M.  Analysis of buildout (2024) 
peak hour traffic conditions are detailed in Table 9. 
 
 

TABLE 9 
Analysis Summary 

Alternative #4 (RCUT) – Buildout (2024) Traffic Conditions 
 

     AM Peak Hour PM Peak Hour 
 Intersection Control Lane Group Available 

Storage1 
Lane 
LOS 

Lane Delay 
(sec/veh) 

 

Lane 
Queue 

(ft)2 

Lane 
LOS 

Lane Delay 
(sec/veh) 

Lane 
Queue 

(ft)2 
 

4. 
 

US 60 (E/W) 
and 

US 60 WB U-Turn (E/W)  

Signal 

 
EBTT 
WBL 

 

 
- 

275 
 

 
C 
F 
 

 
26.2 
114.4 

 
584 
323 

 
A 
D 
 

 
7.0 

50.5 
 

 
235 
179 

  Overall LOS C 23.4  A 4.8  
 

5. 
 

US 60 (E/W) 
and 

Realigned Page Road / Classic 
Granite (N/S) 

 Signal 

 
EBL 

EBTT 
EBR 
WBL 

WBTT 
WBR 
NBR 

SBRR 
 

 
250 

- 
200 
225 

- 
200 

- 
- 
 

 
D 
B 
A 
F 
A 
A 
D 
D 

 
46.5 
10.1 
4.3 

116.2 
1.2 
0.5 

49.4 
50.0 

 
239 
567 
204 
228 
142 
10 
59 
88 

 
E 
A 
A 
E 
A 
A 
D 
F 
 

 
55.1 
4.3 
1.7 

58.6 
6.7 
0.0 

48.3 
149.0 

 

 
210 
553 
145 
112 
156 
39 
74 

131 

  Overall LOS B 15.4  B 14.8  
 

6. 
 

US 60 (E/W) 
and 

County Line Road / Page Road 
(N/S) Signal 

 
EBU 

EBTTR 
WBL 

WBTT 
WBR 
NBL 
NBR 
SBR 

 

 
225 

- 
100 

- 
200 

- 
50 
- 

 
D 
E 
F 
B 
B 
E 
D 
D 

 
49.6 
69.8 
130.5 
15.9 
10.3 
67.7 
42.2 
49.0 

 
234 
516 
39 

211 
90 
35 
34 
31 

 
F 
B 
E 
F 
A 
F 
D 
D 

 
260.8 
10.8 
69.2 
140.5 
9.1 

109.9 
39.2 
46.1 

 
301 
582 
81 

6020 
287 
49 
31 
47 

  Overall LOS D 51.5  F 91.1  
NOTES 

(1) – Indicates continuous lane. 
(2) Queues are average 95th percentile queues as reported by SimTraffic. 
(3) $ Indicates Delay/Queue incalculable. 
(4) Bold denotes improvement. 
(5) + Denotes queues are in excess of available link distance. 

 
Capacity analysis indicates the following: 
 

 In order to provide a functional alternative all nodes require signalization.  Capacity for 
any of the three nodes under unsignalized conditions gridlocks the corridor. 

 Existing County Line Road prevents node 6 from operating under ideal conditions such 
that only the westbound U-turn movement will be accommodated.   

 Operation of County Line Road under restricted signalized conditions creates the primary 
conflict for this alternative.  Westbound though movement operation under PM peak hour 
conditions are expected to operate at unacceptable measures. 

 Travel time analyses indicate alternative #2 will operate at 256.1 hours under AM peak 
hour traffic conditions and 552.1 hours under PM peak hour traffic conditions. 
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Alternatives Evaluation 
Based on the analysis results and general considerations, refer to the following: 
 

 Level of service results indicate a mixed result heavily dependent upon the degree to 
which capital expenditures can be made to provide appropriate infrastructure for the 
selected configuration.  LOS results indicate that alternatives #3 and #4 show promise 
with two fully dedicated median breaks.  This analysis has one dedicated median break 
and one existing median break that has additional conflict points increasing the number 
of signal phases needed for the intersection creating more system delay.   

 US 60 is operating at capacity under existing traffic conditions and is expected to reach 
critical levels under future conditions with or without the proposed site.  Acceptable levels 
of service can only be achieved if/when US 60 is widened from its existing 4 lane divided 
cross section to a 6 lane divided cross section from its existing terminus in Chesterfield 
County to just west of Stavemill Road. 

 None of the alternatives analyzed provide an ideal level of service option.   
 System travel time measures indicate that Alternative #2 provides the best option for 

intersection design. 
 Expected infrastructure costs are expected to be less with Alternative #2.  Traffic signal 

costs for Alternative #2 are expected to be approximately $500K.  Both Alternatives #3 
and #4 are expected to be approximately $900K.  Geometric improvements are expected 
to be approximately equal assuming right of way costs are not an issue.  

 Alternatives #3 and #4 are expected to exceed the ability for the development team to 
provide sufficient capital. 

 Alternative #2, as analyzed, can be committed to by the developer as part of this overall 
site traffic mitigation plan. 

 Alternative #2 provides a standard intersection design.  Alternatives #3 and #4 provide 
atypical intersection designs.  Driver expectancy for Alternative #2 is expected to provide 
the best option. 

 Each alternative is expected to impact the existing intersection of US 60 and Page Road 
/ County Line Road.  Each alternative does provide existing Page Road traffic with an 
option to gain access to the proposed US 60 and Realigned Page Road / Classic Granite 
Site Drive intersection.  No alternative provides relief to County Line Road. 

 Access to the existing Shell Station will need to be adjusted to reflect the proposed Page 
Road realignment.  It is recommended that the existing western most US 60 access 
location be eliminated.  This entrance was intended to operate as a shared entrance 
between adjoining parcels.  As part of this recommended action, a new point of access 
needs to be provide for the Shell Station to maximize this parcels access to realigned 
Page Road. 

 Alternative #2 provides the best option for US 60 and Page Road / County Line Road 
since it does not require a signalized operation at this intersection. 

 
It is recommended to implement the Alternative #2 (Realigned Page Road; full movement 
intersection; single traffic signal) intersection design.  All recommended lane improvements 
detailed in this report are based on this alternative being selected. 
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Conclusions and Recommendations 
Analysis indicates that the proposed site is expected to have a minimal impact to all off-site study 
area intersections except for the intersection of US 60 and Page Road / County Line Road at 
buildout of the proposed site.  Site traffic is expected to impact study area traffic movements 
operating at unacceptable levels of service under existing/future traffic conditions; however, the 
proposed development is not the cause of these deficiencies nor is it in position to provide the 
appropriate mitigation measures needed to mitigate the operational conditions. 
 
Analysis of the US 60 and Page Road / County Line Road intersection indicates that buildout 
traffic conditions cannot be accommodated under unsignalized traffic control.  Based on VDOT 
comments the existing location will not be permitted for a traffic signal installation.  In order to 
mitigate these concerns the development team is committing to constructing a new link to that will 
provide for the future alignment of Page Road between existing Page Road and US 60.   
 
With the realignment of the Page Road facility the intersection of US 60 and Realigned Page 
Road is proposed to align with the approved Classic Granite left over site drive on US 60 forming 
a four way full movement intersection.  Additionally, traffic signal warrants indicate that buildout 
of 45% of site residential units; 10,000sf of retail; 15,000sf of office uses will meet warrants for 
justification of a traffic signal at the proposed US 60 and Realigned Page Road / Classic Granite 
Site Drive. 
 
The following is recommended as part of the proposed site buildout in order to mitigate site 
impacts at the intersection of US 60 and Page Road / County Line Road: 
 

 Construct a basic three lane cross section between existing Page Road and US 
60 immediately west of the existing Shell Station property line such that realigned 
Page Road will intersect US 60 at the proposed US 60 / Classic Granite Site Drive 
left over. 

 Construct one eastbound left turn lane (325ft of storage); one westbound right turn 
lane (200ft of storage); dual southbound left turn lanes (225ft of storage); one 
southbound through-right lane at the intersection of US 60 and Realigned Page 
Road / Classic Granite Site Drive. 

 Install a traffic signal at the intersection of US 60 and Realigned Page Road / 
Classic Granite Site Drive upon completion of the realigned Page Road corridor 
and once a combination of VDOT warrants are met. 

 
The following is recommended as part of the proposed site buildout in order to mitigate site 
impacts at Site Drive #1 and Site Drive #2 on existing Page Road: 
 

 Construct realigned Page Road to intersect existing Page Road at the proposed 
Site Drive #1 location.  This will create a four approach intersection such that 
realigned Page Road will form the northbound approach and Site Drive #1 will 
create the southbound approach.   

 Construct a northbound left turn lane (150 feet of storage) at the intersection of 
Page Road / Realigned Page Road / Site Drive #1. 

 Install a two-way stopped control on the east and westbound approaches of Page 
Road.  This will create uninterrupted traffic flow for the northbound (Realigned 
Page Road) and southbound approaches (Site Drive #1) at the intersection of 
Page Road / Realigned Page Road / Site Drive #1. 
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Attachment #4 
Comments from VDOT re Traffic Assessment

(Ellis Farm Traffic Assessment Report Comments: Dated July 15, 2019)
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Attachment #5 
Access Management Waiver Request 

(Dated July 26, 2019)
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July 26, 2019 

Andrew Pompei, CZA, AICP 
Planning Director 
(804) 598-5698
apompei@powhatanva.gov

15871 City View Drive 
Suite 200 

Midlothian, VA 23113 
804.794.0571 
www.balzer.cc 

Roanoke 

Richmond 

New River Valley 

Staunton 

Harrisonburg 

Lynchburg 

E
nv

is
io

ni
ng

 T
om

or
ro

w
, D

es
ig

ni
ng

 T
od

ay
 

RE:  Access Management Waiver 
Tax Map Numbers 043-36B and 043-36 
19-03-REZC Ellis Farm Rezoning 

Dear Andrew, 

On behalf of our clients and the property owners of the above referenced properties, Balzer and Associates 
is requesting exceptions to the Access Management Regulations as it relates to the proposed realignment 
of Page Road as described in Zoning Case 19-03-REZC and as shown on the attached plan. We are 
requesting an exception to Table 68-175(e)(5)d “Intersection Spacing Standards”. 

The Traffic Impact Analysis (TIA) associated with 19-03-REZC states that a signalized intersection will 
be triggered with the construction of the proposed 249 homes. In order to provide the warranted signalized 
intersection that aligns with the proposed County Line Road to the south of Route 60, which was approved 
with the “Classic Granite” zoning case last year, we are proposing to realign existing Page Road through 
Parcel #043-36, which is located west of the existing Shell Station. The attached plan and spreadsheet 
identify the exceptions we are requesting for each intersection surrounding the proposed development.  

We ask Powhatan County to please evaluate the spacing standards and grant access management 
exceptions for the proposed realignment of Page Road. Enclosed you will find signed affidavits from the 
property owners of 043-63 and 043-63B consenting to these requests. Please review this request and do 
not hesitate to contact me at (804) 794-0571 with any questions. Thank you for your consideration of this 
request.   

Sincerely,  
Balzer and Associates, Inc. 

Anne Miller 
Planner 

Attachment #5
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Section From To Requirement Provided Exception

A Proposed westernmost access 
to Ellis Farm development

Commercial entrance to 
Parcel  043-39A 440 ft 27 ft 413 ft

B Proposed westernmost access 
to Ellis Farm development

Commercial entrance to 
Parcel  043-37 440 ft 99 ft 341 ft

C Proposed westernmost access 
to Ellis Farm development

Commercial entrance to 
Parcel  043-39D 440 ft 289 ft 151 ft

D* Commercial entrance to 
Parcel  043-37 

Proposed access to Parcel 
043-36 from existing Page 
Rd

440 ft 302 ft 138 ft

E* Commercial entrance to 
Parcel  043-39D

Proposed access to Parcel 
043-36 from existing Page 
Rd

440 ft 81 ft 359 ft

F*
Proposed access to Parcel 
043-36 from existing Page 
Rd

Proposed Page Rd 
Realignment Intersection at 
Ellis Farm Entrance

440 ft 225 ft 215 ft

G*
Proposed access to serve 
Shell Station off proposed 
realigned Page Rd

Proposed Page Rd 
Realignment Intersection at 
Ellis Farm Entrance

440 ft 231 ft 209 ft

H Shell Station Page Rd Access 
(NE)

Proposed Page Rd 
Realignment Intersection at 
Ellis Farm Entrance

440 ft 125 ft 315 ft

I Existing Page Rd 
Intersection (east)

Proposed Page Rd 
Realignment Intersection 
(west)

2640 ft 465 ft 2175 ft

J Easternmost Access of Shell 
Station 

Proposed Page Rd 
Realignment Intersection 
(west)

625 ft 364 ft 261 ft

K*
Proposed access to serve 
Shell Station off proposed 
realigned Page Rd

Proposed Page Rd 
Realignment Intersection at 
Rte 60

440 ft 130 ft 310 ft

L
Proposed Page Rd 
Realignment Intersection 
(west)

Commercial entrance off Rte 
60 (further west) 625 ft 457 ft 168 ft

Intersection of Ellis Farm 
Entrance & Realign Page 
Road

Route 60

Southside of existing Page 
Road

Northside of existing Page 
Road

* With the understanding that affidavits from property owners would be required
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Subject Properties

Chesterfield County
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Neighborhood Meeting Comments
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Name Address Phone Number Email Notes from Comment Cards

Lynnette Riner 1820 Stonehenge Farm Rd, Midlothian VA 23113 (804) 794-5363 lynnetteriner@yahoo.com

Marc Gregory 1442 Loch Gate Path, Powhatan VA 23139 (804) 755-7433 marc.gregory@gmail.com

Bill Howie 1344 Page Road, Powhatan VA 23139 (804) 350-8210 billhowie1958@gmail.com
Mark Smith 924 Roll Drive, Midlothian VA 23114 (804) 379-7556
Harold & Christina Ellis 1318 Page Road, Powhatan VA 23139 (804) 539-5536 cellis@ppiservices.com
Jamey Epps 1920 Anderson Highway, Powhatan VA 23139 (804) 972-0554 jepps@luckstone.com

Pam Dubose 1815 Boyer Road, Powhatan VA 23139 (804) 683-3480 dubose3@verizon.net 

Chuck Dubose " (804) 683-3479 pncdubose81@comcast.net

Amanda Hardesty 3598 Timberview Road, Powhatan VA 23139 (804) 651-2157 amanda@hardestyhomesllc.com

Bobby Hall 1770 Old Powhatan Estates, Powhatan VA 23139 (804) 378-2929 bhall1210@msn.com

Karen Hall " " khall1770@live.com
Betty Richardson 1769 Old Powhatan Estates, Powhatan VA 23139 (804) 794-2333
Bruce Lewis 1845 Farringdon Road, Midlothian VA 23113 (804) 794-6585 lewisb5@verizon.net
Sam Watson 1385 Page Road, Powhatan VA 23139 (804) 929-3008 sam.watson316@yahoo.com

Burnette Elam 17600 Midlothian Tpke, Midlothian VA 23113 (804) 814-4544 james.b.elam@pmusa.com

Alan Willis 1415 Page Road, Powhatan VA 23139 (804) 794-7417
Janet Willis " "

Wilma Burke 1840 Stonehenge Farm Road, Midlothian VA 23113 (804) 897-7199

Andrew Suto " "

Cut Sawan 1660 King William Woods Road, Midlothian VA 23113

24. I would like to see a fence between the easement and the open space or the open space and the 
homes to keep people from wandering over into our property. The less houses built on the property 
the better. 
16. We can all see for ourselves the tide of progress creeping westword down Rt. 60. These changes 
cannot be avoided, and we should confront these changes realistically, and plan to embrace the 
progress in a way that best benefits the community, & sets a respondible pattern for changes to core. 
This plan sems like a great opportunity to build for the future & reap the benefits to update the 
infastructure of the county. 

1. "NO WAY" - with 249 lots=min. of 498 people with teens - 2 min of 996; 3 cars each = 2978 cars! 
We live on 17.568 acres at the end of Stonehenge Farm Rd. We target shoot + hunt deer + turkey in 
season. Are you going to take that "right" away?
2. Smooth Talkers! This should be put to a vote by the residents of Page Rd + Co. Line Rd, not 
Supervisors whose interested are not to us! 

7. Page Rd intersection to Rt. 60 should not be moved to behind the Shell Station. It will cause more 
accidents than currently occur. That is a terrible spot to open a road on Rt. 60 even with a light. You 
could just add a light to the current location of Page Road & Route 60 (would be much safer!) "No to 
Rezoning to Village" too many houses for lot size - we are rural area - stay rural we need to stay min. 
of 2 acre lot size per home. Schools, police, fire, ems already overloaded. Wells of water overloaded. 

8. I am against the proposed Page Road re-alignment. The new entrance is below the line of site of 
west bound traffic. It prioritizes traffic traffic from the Ellis Farm development. Separate VDOT issue. 
West Page stop sign on new road has a blind spot for traffic coming from 60. The guard rail obstructs 
view of on coming traffic. 

26. Proposed intersections @ Page Rd & 60 - major issue; Stoplight should be required; Page Rd 
should be major thoroughfare. 

28. Would like to see proposed uses for commercial development area since we have adjoining 
property. 
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Don Silberbauer 1426 Donavon Mill Lane, Powhatan VA 23139 (804) 598-4716 silberdm@comcast.net

Haley Cash 2041 Early Settlers Road, N Chesterfield VA 23235 (804) 239-8800 haley@cashsellsva.com
Susanne Earnhardt 2495 Judes Ferry Road, Powhatan VA 23139 (804) 305-9696 ssearnhardt@hotmail.com
Debbie Weir 1501 Page Road, Powhatan VA 23139 (804) 794-5715 dweir1976@gmail.com
Stover Hughes 1731 Powhatan Estates, Powhatan VA 23139 (804) 874-4101

Elaine Hall 1746 Old Powhatan Estates, Powhatan VA 23139 (804) 794-6473 hmshall89@gmail.com

Janice Burgess 1531 Greenberry Road, Powhatan VA 23139 (804) 536-9068 jburgess0828@gmail.com

Mike Byerly 2606 Maple Grove Lane, Powhatan VA 23139 cbyinva@ad.com

Margaret Gipson 1442 Loch Gate Path, Powhatan VA 23139 (804) 372-6402 megipson@gmail.com

Jamie Chafin 600 County Line Road, Midlothian VA 23112 (804) 347-2002 jamieleechafin@gmail.com

Chet Holtyn 2541 Liberty Hill, Powhatan VA 23139 (804) 598-3812 chholtyn@gmail.com

Scott Tibbs 1385 Page Road, Powhatan VA 23139 (804) 399-3360 stibbs57@comcast.net 
David Pinkston 1831 Manakintown Ferry Road, Midlothian VA 23113 (804) 423-6501 deb1831@gmail.com
Curtis Newton 2000 Judes Ferry Road, Powhatan VA 23139 (804) 598-1009
W. Z. Howie 1827 Dorset Road, Powhatan VA 23139 (804) 625-6910 zhowie23@gmail.com
Judy Waggoner 1800 Stonehenge Farm Road, Mildothian VA 23113 (804) 847-0238
Mark Waggoner " "
Will Kennedy 2250 Old Brick Road, Glen Allen VA 23060 (804) 461-9003 wkennedy@eagleofva.com

Victoria Ronnau 6430 Blenheim Road, Powhatan VA 23139 jwmab2@gmail.com

Dakota Howie 4701 Powhatan Lakes Road, Powhatan VA 23139 dakotahowie01@gmail.com
John Costello Main Street Homes johncostello9@gmail.com

12. What happened to 5-acre averaging?? 1 house per 10-acres now to 2.2 units per 1 acre! This 
might be is the beginning of Chesterfieldizing Powhatan. Meeting arrangements were poor, could not 
get to placards. 

13. Concerned about traffic. Don't believe either proposed will be adequate - stop light will create 
more congestion / turn lane will be dangerous manuvering to left in heavy traffic. We simply have a 
challenge with only one main rd (60) to Powhatan.

17. This is way too many homes for this location! We want to keep our 5 acre minimums. The demand 
on the county water & sewer is a concern. The increase of students, police/fire. There is so much 
vacant retail up & down 60, so why buiild more? Access to the development via 60 instead of Page Rd 
would be better. 

18. I was told East West Comm wll be paying for any/all road realignments including signal, turn lanes, 
etc.; $3.04 M doesn’t pay for more water. 572 kg/d is all we get.  Asked one of…; $1 M/yr in RE taxes 
is about $500k short of the cost to educate a student. Powhatan K-12 cost is $11,280/student x 125 
new students = $1 M RE tax recovery; $468k is only a one-time payment. The cost of community 
services in a few years will far exceed this amount. Traffic study indicates 10 trips/day x 500 cares +/- 
this will be a nightmare if only right out. Definitely needs a signal at Page Rd & County Line Rd. 

5. I have many concerns - I feel the developers have a history of beautiful work, however 1) I don't 
want increased strain & stretch of our fire-volunteers, police, teachers & school 2) I am confident the 
new residents will not bring money for shopping & eating and head to Westchester. Tis would place 
the burden of education & services on Powhatan while Chesterfield takes the revenue. 3) VDH/DEQ 
states 2030 Powhatan will be running out of water. The James River will not meet the demand. We 
want growth, it is good for the future of Powatan. But this is two large of a chunk. We are not ready 
for this growth. We do not have the infastructure yet. The traffic proposals are being forced and are 
not the vision of easy flow - 240+ residents, current residents and their families funneled out in this 
manner?

22. As a powhatan resident of 5 years, I believe growth is inevitable - I think the plans for Ellis Farm 
seem to be a positive way of brining new housing & growth opportunities to the county whle still 
maintaining a respect for the look & feel of the county. 
23. No issues with rezoning; however 1) need all offsite road improvements (Page, County Line, Rt. 
60) done in conjunction with initial development of property; 2) need easement across Chesterfield 
parcel to service my property & others in Chesterfield (call me) 
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Pat Bohdan 1909 Boyer Road, Powhatan VA 23139 (804) 897-9580 pbohdan1@gmail.com

Stephen Mulherin 2677 Liberty Hill Road, Powhatan VA 23139 (804) 514-1393 smirish51@gmail.com

Larry Durbin 1518 Page Road, Powhatan VA 23139 (804) 379-5208 led118@comcast.net

Tim Fox 1512 Page Road, Powhatan VA 23139 (804) 248-0009 t.fox320@yahoo.com

Angela Proffitt 1356 Page Road (804) 675-8060 proffitt1356@gmail.com

Mike Proffitt " (804) 921-4002

Jason Fenchuk 8107 Longwood Road, Richmond VA 23229 (404) 644-2161 jfenchuk@gmail.com
V. Spaur 

Mike Hall (804) 516-9190

Andrew Pompei Powhatan County (804) 598-5021 apompei@powhatanva.gov 
Dennis Weir Powhatan County (804) 794-5717
Bret Schardein Powhatan County (804) 598-3639 bschardein@powhatanva.gov

3. NO

14. Page Rd cannot and without risk support a large subdivision. 200+ homes will be a drain on the 
county's resources. A road alignment behind the Shell is unacceptable. If you simply swing wide left at 
the present crossover, you will meet the safety standards. 

15. Not happy about this development. You will be taking away my hunting & gun rights. The second 
entrance will be right beside my house. I worry about traffic. The traffic will be going by my house to 
avoid Rt. 60. The amount of traffic jams in front of our house. There will be houses & people 
everywhere in my backyard. The reason we moved out here was to avoid subdivision. Hate, hate, hate 
this idea. 

4. My main concern is the tremendous traffic impact this development will have on the Page Rd/Rt. 
60 intersection. This is already a very dangerous intersection with a high volume of commercial traffic. 
My second concern is the impact of 240 new homes on Powhatan Schools. These homes will not 
offset the increased education costs. 

25. To rezone Page Rd would impact Powhatan in such away as more traffic, as if it needs more, & an inconvenience for all the residents & on a historical note …. Don’t think it’s a good idea. 
27. Don’t approve. Must put up a fence if this goes through. 

11. My wife and I are admittly opposed to this rezoning - we oppose any deviation from the minimum 5-acre aveage zoning. Powhatan does not want high density housing. 

Comment Cards Received with No Name

19. Too much traffic - transportation issues; water consumption - where does the water come from?; cost county with student enrollment & law enforcement; lower the density

20. Traffic control at Page Road & 60! Already a nightmare turning left! Can’t handle any more traffic. 
A proposed right hand turn is "unacceptable" having to make a U-turn to go east on 60. The traffic 
back-up would be hazardous to say the least. Cost to county residents with tax increase is a major 
concern. Water & sewer??

21. Traffic is my main problem.VDOT would have to put a light at Page Road. I live on Page Road & 
own a business on Page Road. My other problem is how much will our taxes go up to support the new 
kids coming into our schools. My math show that Powhatan would have to come up wih 1 million to 
support new kids in school. Both of my kids attend PCPS and I don't want school to be over filled. 

10. Development is coming - does it fit the master plan? - house ok - what about traffic?? -offsite road improvements need to be completed first - barrier to keep new residence our of existing properties; a competent intersection needs to be 
designed that will not impede current traffic flow; neither of current designs fits that. How do you keep traffic off of Page Rd west and keep them on 60? Sewer, waer taps only pay for this project so pull it off  data sheet - not additional funds; Rt. 
60 needs to be widened to 3 lanes - are you collecting revenues for this from development? Retail traffic would add how many cars? Again road improvements need to be addressed first to anticipation of trash hauls to Cumberland. Rt 60 already 
backs up a mile at lights. You need to deal with traffic issue first - not create more.  

9. (cant read name) Do not move Page Rd. We don't need more traffic on this piss poor road. 

6. The proposal has no real provisions for extra Fire, EMS, Police that will be needed. #'s too low; projections will not cver the cost of schools, parks & recreation etc. Page Road improvements are inadequate unless they include a traffic light 
where Page Rd intersects Route 60
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Attachment #10 
Public Comments Received via 

Email or Hand Delivered
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Andrew Pompei, CZA, AICP

From: Patrick O'Neil <patricko@oneil-engineering.com>
Sent: Thursday, July 18, 2019 2:15 PM
To: Andrew Pompei, CZA, AICP
Subject: Page Road development

[ External Email ] 

Andrew, 

Good afternoon.  I am concerned with the traffic implications of the housing development on Page Road and how that 
will impact my employees here at ONeil Engineering Services.  I don’t know all of what VDOT is proposing but knowing 
that all the traffic from Page Road will have to make the U‐turn here at Oakbridge Commercial Park to go east bound is 
terrible idea.  As it is now the traffic turning into the park has to wait for breaks in the east bound traffic to be able to 
turn onto Oakbridge Drive.  There are times now where the turn lane is backed up far enough that vehicles are on Rt 60 
and not in the turning lane.  At these times my employees continue west to make U‐turns further down.  Its an 
intersection where a light is already needed and that’s before all the traffic from Page Road is diverted.  I can’t imagine 
what it will be like when it is diverted and we have a vastly higher number of vehicles trying to make U‐turn’s here.  We 
are going to have accidents and it will adversely impact employees and employers working in this commercial park.  A 
plan that addresses these issues must be implemented and shared with the community. 

Thanks,  
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Andrew Pompei, CZA, AICP

From: Info Account <info@aslawnlandcare.com>
Sent: Thursday, July 18, 2019 12:45 PM
To: Andrew Pompei, CZA, AICP
Subject: Fwd: Proposed changes to Page Rd

[ External Email ] 

I misspelled your name in the first email, so sorry. Please see forwarded email! 

---------- Forwarded message --------- 
From: Info Account <info@aslawnlandcare.com> 
Date: Thu, Jul 18, 2019 at 11:52 AM 
Subject: Proposed changes to Page Rd 
To: <apompie@powhatanva.gov>, Scott Matherly <scott@aslawnlandcare.com> 

Good morning folks, 
My name is Scott Matherly, managing owner of A&S Lawn and Land Care, Inc here in Oakbridge Business 
Park. I just got off of the phone with hopefully our next new member of the Powhatan Board of Supervisors for 
District 4, Bill Cox. Bill and his wife, India, are the proud and hard working owners of Casselmont Farm here in 
Powhatan, which produces locally grown organic produce for many local restaurants and farmer's markets.  

I have included Bill in this email so he can correct any information that I didn't get quite right. Andrew Pompei, 
Planning Director for Powhatan, has also been included in this email. 

East West Partners has proposed a 249 home subdivision off of Page Rd which will greatly impact traffic flow 
on Rt 60 for quite some time during construction. VDOT has proposed changes that will be a total nightmare for 
all of the businesses in this business park and locally on Rt. 60. They are proposing to divert Page Rd to join Rt 
60 just West of the existing Shell Station. All traffic coming from Page Rd. will have to travel Westbound at Rt. 
60. All east bound traffic leaving Page Rd. going toward the Westchester/Mildothian area will have to go west
on 60 and do a u-turn at the west entrance to our business park. As we all know it's very hard getting across this
intersection during peak hours. There is typically a long line of vehicles waiting to get in and out of this
intersection with the traffic that we have now. I don't know how many of you remember Hull Street going out to
the Woodlake area in the 90's and early 2000's, but if you do this is going to be basically the same thing.

In order to help stop this from happening and insist on a better plan, we must act with letters to Andrew Pompei, 
Planning Direrctor of Powhatan. To contact him by phone please note his office number is 804.598.5621. 

This email was sent to: 
Oakbridge Corporation 
O'Neil Engineering Services 
SanAir Technologies Laboratory 
Oriole Landscaping 
A&S Lawn and Land Care 
PIE Tech 
Arborscapes 
MP Barden and Sons 
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If any of you know other tenants within the business park or along the Rt 60 corridor who will be impacted by 
this traffic change, could you please pass along this notice or sent them my email address: 
scott@aslawnlandcare.com 

I am always available to talk with anyone as well! 

Regards, 
Scott Matherly 
A&S Lawn and Land Care, Inc 

--  
Regards, 
A&S Lawn and Land Care, Inc 
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If Planning Commission members have questions, please call the staff / contact prior to the meeting. 

 

Meeting Date: August 6, 2019 
  
Agenda Item Title: 
 
 

Case #19-05-REZ: Scott O’Connell (District #2: Powhatan Station/Graceland) requests 
the rezoning of Tax Map Parcel #41C-1-18 from General Commercial (C) with proffered 
conditions to Commerce Center (CC) and amendment of the zoning district map of 
approximately 1.2 acres of land located on the western end of State Route 1044 (New 
Dorset Circle), approximately 1,000 feet southeast of the intersection of U.S. Route 60 
(Anderson Highway) and State Route 1043 (New Dorset Road). The 2019 Long-Range 
Comprehensive Plan designates the subject property as Commerce Center (Route 60 
Corridor East Special Area Plan) on the Countywide Future Land Use Plan. 

 
Motion: 
 

In accordance with Article II of the Powhatan County Zoning Ordinance and public 
necessity, convenience, general welfare, and good zoning practice, the Powhatan 
County Planning Commission recommends (approval / denial / deferral) of the request 
submitted by Scott O’Connell to rezone approximately 1.22 acres of land from General 
Commercial (C) with proffered conditions to Commerce Center (CC).  

Dates Previously 
Considered by PC: 

n/a  

Summary of Item: 
 
 
 
 

The applicant is requesting approval to rezone approximately 1.22 located on the west 
end of New Dorset Circle, approximately 1,000 feet southwest of the intersection U.S. 
60 (Anderson Highway) and State Route 1043 (New Dorset Road). The applicant is 
requesting to rezone from General Commercial (C) with proffered conditions to 
Commerce Center (CC). The applicant is requesting the rezoning to allow the 
development of a gymnastics facility, which is classified as the use recreation facility, 
commercial indoor in the Powhatan County Zoning Ordinance. 

Staff: __X__    Approve ____   Disapprove ____   See Comments 

  

Attachments: 
 

Staff Report 
Application Materials 

Staff/Contact: Andrew Pompei: Planning Director 
(804) 598-5621 x2006  
apompei@powhatanva.gov  

 

  

 
Powhatan County 

Planning Commission 
Agenda Item 
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19-05-REZ 
Scott O’Connell 

Request to Rezone Tax Map Parcel #41C-1-18 
from General Commercial (C) with Proffered Conditions  

to Commerce Center (CC) 

Staff Report Prepared for the Planning Commission 
August 6, 2019 

 

 

    
I. PUBLIC MEETINGS 

Planning Commission August 6, 2019 Public Hearing 

II. GENERAL INFORMATION 
Request Rezone to Commerce Center (CC) 
Existing Zoning General Commercial (C) with Proffered Conditions 

(Case #89-24-REZC and #97-8-REZC) 
Parcel ID# 41C-1-18 
Parcel Size 1.22 
Proposed Density n/a 
Applicant Scott O’Connell 
Owner T. Stuart McDaniel 
Location of Property Western end of New Dorset Circle, approximately 1,000 feet 

southwest of the intersection of U.S. Route 60 (Anderson Highway) 
and State Route 1043 (New Dorset Road) 

Electoral District (2) Powhatan Station/Graceland 
2019 Land Use Plan 
Recommendation 

Commerce Center 

III. EXECUTIVE SUMMARY 
The applicant is requesting approval to rezone approximately 1.22 located on the west 
end of New Dorset Circle, approximately 1,000 feet southwest of the intersection U.S. 60 
(Anderson Highway) and State Route 1043 (New Dorset Road). The applicant is 
requesting to rezone from General Commercial (C) with proffered conditions to 
Commerce Center (CC). The applicant is requesting the rezoning to allow the 
development of a gymnastics facility, which is classified as the use recreation facility, 
commercial indoor in the Powhatan County Zoning Ordinance. 
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19-05-REZ (O’Connell) 
Page 2 
 

IV. PROPERTY DESCRIPTION 
Location 
The subject properties, which totals 1.22 acres, is located at the western end of New 
Dorset Circle, approximately 1,000 feet southwest of the intersection U.S. 60 (Anderson 
Highway) and State Route 1043 (New Dorset Road) 

Existing Conditions 
The subject property is located on a vacant parcel at the end of a commercial cul-de-sac 
in the Powhatan Commercial Center subdivision. The property has a buffer consisting of 
mature trees running along the property lines at varying widths ranging from 
approximately twenty feet to approximately one-hundred feet. The existing buffer is the 
thickest along the southern (side) property line and the rear property line.  
It appears that there is a small intermittent stream running along the rear property line, 
which serves as a tributary to Swift Creek. There is a significant change in topography 
along the tributary and within the first fifty to sixty feet off of New Dorset Circle. The 
rest of the property is relatively flat with low-grade slopes.  
Site photos are included as Attachment #5.  

Surrounding Properties 
Direction Zoning Uses 

North Agricultural-10 (A-10) 
General Commercial 

• Single-Family Dwellings on Lots 
Between 3 and 7 Acres 

• Commercial Uses within the Powhatan 
Commerce Center Subdivision (Office 
Uses) 

South General Commercial (C) • Commercial Uses within the Powhatan 
Commerce Center Subdivision (Office 
Uses) 

East General Commercial (C) • Commercial Uses within the Powhatan 
Commerce Center Subdivision (Office 
Uses, Child Care Center) 

West Agricultural-10 (A-10) 
Single-Family Residential-2 (R-2) 
General Commercial (C) 

• Single-Family Dwellings on Smaller 
Lots (Between 2 and 4 Acres) 

• Vacant Commercial and Agricultural 
Parcels 

 

V. PROJECT ANALYSIS 
Current Zoning 
The subject property is currently zoned General Commercial (C) with proffered 
conditions. The parcel was part of a larger rezoning of the Powhatan Commercial Center 
subdivision, which was originally zoned to General Commercial with proffers in 1990 
(Case #89-24-REZC). The proffers were then amended in 1997 (Case #97-8-REZC). The 
applicable proffers are included as Attachment #8. 
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19-05-REZ (O’Connell) 
Page 3 
 

Agency Comments: Environmental Review (Powhatan County) 
No adverse comments at this time. 

Proposed Project 
The applicant is proposing to rezone the properties to CC to allow for the development of 
a gymnastics facility. This use is classified as recreation facility, commercial indoor in 
the Powhatan County Zoning Ordinance and is permitted by-right in the CC zoning 
district [Sec. 83-241(44)]. A conceptual plan for the proposed development is included as 
Attachment #6. 
The applicant has not proffered any conditions with this request. If this rezoning is 
approved, the proffers that were applicable to the property from the previous rezoning 
requests would no longer apply. 

Community Character 
This property is located within a commercial subdivision. The sixty-six (66) acre 
subdivision was rezoned to General Commercial (C) with proffered conditions in 1990, 
and Section A was platted in 1991. Most of the properties surrounding the subject parcel 
are zoned General Commercial (C) with proffered conditions and have been developed 
into a variety of commercial and institutional uses, including automotive repair 
businesses; a contractor’s office; a place of worship; and professional offices. The parcels 
directly to the north of the subject parcel are zoned Agricultural-10 (A-10) and are 
occupied by single-family residential dwellings.  
All of the surrounding parcels are located within the Route 60 Corridor East Special Area 
Plan in the 2019 Long Range Comprehensive Plan and are designated Commerce Center. 

Environment/Natural Resources 
 
 

On-Site Natural Resources 
There appears to be an intermitted stream running along the rear property line. This 
stream serves as a tributary to Swift Creek, which is located to the west of the subject 
parcel. Per the Powhatan County Zoning Ordinance, a fifty foot buffer is required along 
an intermittent stream. The conceptual plan provided by the applicant indicates that this 
standard can be met.   
The subject parcel is wooded along the property lines, with an existing tree line ranging 
from approximately twenty feet in depth to approximately one hundred feet in depth. 
Within the required riparian buffer for intermitted streams, these trees would be required 
to remain. The conceptual plan provided by the applicant indicates that this standard can 
be met.   
There is a significant change in topography along the tributary and within the first fifty to 
sixty feet off of State Route 1044 (New Dorset Circle). The topography on the rest of the 
property is relatively flat with low-grade slopes. The conceptual plan provided by the 
applicant shows that the building and parking area is anticipated to be located away from 
these areas with steeper topography.  
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Agency Comments: Department of Public Works (Powhatan County) 
The property, Tax Map 41C-1-18, is located within the Water and Wastewater Service 
District. The property would not be required to connect to public water and/or sewer 
because the existing water and sewer mains are over three hundred feet away from the 
property. The department has no further review comments. 

Agency Comments: Virginia Department of Health 
No comments received. 

Agency Comments: Sheriff’s Office (Powhatan County)  
No comments at this time. 

Agency Comments: Fire Department (Powhatan County) 
Reviewed and there are no concerns with this proposal.  

Transportation 

 

Local Road Network 
The subject properties have frontage on State Route 1044 (New Dorset Circle) near its 
intersection with State Route 1043 (New Dorset Circle). 

Roadway Characteristic State Route 1044 
(New Dorset Circle) 

Functional Classification: VDOT Local Road 

Functional Classification:  
Powhatan Co. Major Thoroughfare Plan Local Road 

Traffic Volume Estimates  
(VDOT: 2017) 210 

 
Major Thoroughfare Plan 
The Major Thoroughfare Plan (2019 Long-Range Comprehensive Plan: Chapter 9), 
establishes guidance regarding long-term development of the local transportation 
network. No specific improvements are listed along State Route 1043 (New Dorset 
Circle) or State Route 1044 (New Dorset Road). 

Utilities and Public Infrastructure 
 
 

 

 

 

Public Safety 
 
 
 

Agency Comments: Virginia Department of Transportation (VDOT)  
The Virginia Department of Transportation takes no exception to this request for the 
identified proposed use of this property.  
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Agency Comments: Building Inspections Department (Powhatan County)  
Building Department has no comments for the rezoning request other than a building 
permit will be required for the proposed building. 

Development Requirements and Standards 
 
 

Development Review: Next Steps 
If this rezoning request is approved, the development will be required to undergo 
additional review:  

• Site Plan Approval 
Prior to issuance of a building permit for commercial, the applicant will be required 
to submit a site plan(s) for review and approval [Sec. 83-123(g)]. 
All site plans are evaluated to ensure that proposed development adheres to standards 
set forth in Article VIII (Development Standards) of the zoning ordinance. These 
standards address several components of the development, including: 
• Vehicular Access and Circulation [Sec. 68-175(e)]; 
• Off-Street Parking and Loading [Sec. 83-455]; 
• Landscaping and Buffers [Sec. 83-461]; 
• Exterior Lighting [Sec. 83-469]; 
• Open Space [Sec. 83-470]; and 
• Signage [Sec. 83-488]. 
Site plan applications are reviewed by the Department of Community Development. 

• Development Design Pattern Book  
Prior to site plan approval, the applicant will be required to submit a Development 
Design Pattern Book for review and approval by the Planning Commission [Sec. 83-
477(f)]. 
The purpose of this pattern book is to ensure that the architecture in the proposed 
development is compatible with surrounding development, the Comprehensive Plan, 
and the Countywide Development Guidebook.  
Building elevations provided by the applicant with this rezoning request do not 
appear to meet the architectural standards for commercial development listed in the 
Powhatan County Zoning Ordinance (Attachment #7).  

VI. COMPREHENSIVE PLAN ANALYSIS 
Countywide Future Land Use Plan 
The 2019 Long-Range Comprehensive Plan designates the subject parcel as Commerce 
Center within the Route 60 Corridor East Special Area Plan (p. 119).  
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Land Use: Commerce Center 
Tax Map Parcel #41C-1-18 is designated Commerce Center in the 2019 Long-Range 
Comprehensive Plan. This land use designation is described as follows (p. 96):  

Commerce Centers should be established at targeted locations along the Route 
60 Corridor to accommodate business and industrial development in a location 
conductive to both the local and regional markets. Commerce Centers should be 
well designed to accommodate these uses in a manner that has limited impact 
on the surrounding development, including but not limited to sustainable 
stormwater management practices, local roads, and open spaces.  

  The following uses are recommended within areas designated Commerce Center (p. 96):  
• Offices 
• Large-Scale Commercial/Retail 
• Services 
• Clean Manufacturing 

• Distribution 
• Warehousing 
• Institutional Uses  
• Parks, Open Space, Recreation 

The applicant is proposing to develop a gymnastics facility on the subject property. 
Commerce Center, which allows a gymnastics facility by-right, is listed as an appropriate 
zoning district within areas designated Commerce Center.1 
Below is an analysis of how the proposed development relates to recommended design 
elements for areas designated Commerce Center: 

Design Element 
Adherence to Design 
Recommendations 

(Yes/No) 
Analysis 

Min. Project Size No The comprehensive plan recommends that 
projects within areas designated Commerce 
Center be at least 30 acres in area. The parcel 
that is subject to this rezoning request is 1.22 
acres. The overall commercial subdivision 
within which the subject parcel is located is 
approximately 66 acres.  

Residential Densities Yes No residential units are proposed, which is in 
accordance with recommendations made in 
the 2019 Long-Range Comprehensive Plan.  

Mix of Uses Yes If this request is approved, only commercial 
uses would be permitted in areas designated 
Commerce Center.   

Minimum Open Space Yes Information provided with the application 
indicates that the applicant will be able to 
provide at least 15% open space (0.183 acres)  

 

                                                 
1 Per the Powhatan County Zoning Ordinance, a gymnastic facility is classified as the land use category recreation 

facility, commercial indoor. 
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Design Element 
Adherence to Design 
Recommendations 

(Yes/No) 
Analysis 

Open Space Features Some 
Recommendations 

(Not All) 

Open space will likely be provided in 
perimeter buffers and riparian buffers. It is 
unlikely that open space will be provided in 
the form of public amenities. 

Landscaping and 
Buffers 

Yes Existing tree cover and topography will be 
used to buffer the proposed development from 
adjacent properties. 

Environmental Design No There is no information regarding any 
environmentally-friendly features that may be 
incorporated into the development or the 
general locations of stormwater management 
facilities.  

Transportation 
Network 

N/A An entrance will be provided off of an 
existing cul-de-sac (State Route 1044/New 
Dorset Circle). 

Utilities and 
Infrastructure 

Some 
Recommendations 

(Not All) 

The proposed project will not be served by 
public water and sewer.  

The proposed development is not expected to 
have a significant impact on the county’s 
utilities and infrastructure. 

Community Character Yes Once the building elevations are updated to 
meet the required architectural standards for 
commercial development, the proposed 
building elevations are anticipated to 
generally match the character of other 
building within the same development.  

 

VII. PROFFERED CONDITIONS 

The applicant has not proffered any conditions for this rezoning request. Applicants of 
similar requests have often proffered conditions pertaining to signage, lighting, buffering, 
and other design features.  

VIII. PUBLIC COMMENTS 
The Department of Community Development has not received any formal comments 
regarding this request. 
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VI. STAFF RECOMMENDATION 
Favorable Attributes of Request 
• The proposed project addresses several recommendations made in the 2019 

Long-Range Comprehensive Plan and aligns with the Countywide Land Use Plan’s 
recommended land use designation.  

• The proposed use is generally compatible with the surrounding properties and makes 
use of a vacant parcel within an existing commercial subdivision.  

• Approval of this application will rezone this property from a Transition Base District 
(C) to a Village Growth Area District (CC). 

Unfavorable Attributes of Request 
• This will create a stand-alone Commerce Center parcel in the middle of a larger 

General Commercial subdivision. Rezoning this property will make all existing 
proffered conditions from the previous rezoning applications ineffective for this 
property.  

Recommendation 
The Department of Community Development recommends approval of this rezoning 
request.  The use is generally compatible with other uses in the area and is expected to 
have a minimal impact on public infrastructure.   

VII. PROPOSED RESOLUTION 
In accordance with Article II of the Powhatan County Zoning Ordinance and public 
necessity, convenience, general welfare, and good zoning practice, the Powhatan County 
Planning Commission recommends (approval / denial / deferral) of the request submitted 
by Scott O’Connell to rezone approximately 1.22 acres of land from General Commercial 
(C) with proffered conditions to Commerce Center (CC).  
 
 

Attachment(s) 

1. Application 
2. Vicinity Map 
3. Zoning Map 
4. Countywide Future Land Use Map (2010) 
5. Site Photos 
6. Conceptual Plan 
7. Proposed Elevations 
8. Proffered Conditions for Powhatan Commerce Center (Case #97-8-REZC) 

 

Planning Commission  |  August 6, 2019  |  Page 152



Planning Commission  |  August 6, 2019  |  Page 153



Planning Commission  |  August 6, 2019  |  Page 154



Planning Commission  |  August 6, 2019  |  Page 155



Planning Commission  |  August 6, 2019  |  Page 156



Planning Commission  |  August 6, 2019  |  Page 157



Powhatan County
Legend

Parcels

Attachment 2: Vicinity Map (19-05-REZ) Date: 7/30/2019  
DISCLAIMER:ALL INFORMATION DEPICTED ON THIS MAP SHALL BE TREATED ASCONFIDENTIAL INFORMATION AND SHALL ONLY BE USED FOR THE SOLEPURPOSE FOR WHICH IT WAS PROVIDED.
ANY OTHER USE OF THIS MAP,OR THE INFORMATION INCLUDED THEREON, IS STRICTLY PROHIBITED. THEDATA SHOWN ON THIS MAP IS FOR INFORMATION PURPOSES ONLY.THIS MAP MAY NOT

BE COPIED OR OTHERWISE MADE AVAILABLE TO ANYOTHER PARTY IN PAPER OR ELECTRONIC FORMAT.
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Powhatan County
Legend

Parcels
Zoning
Agriculture A-10
Agricultural/Animal Confinement
Commerce Center Planned
Development
Commerce Center
Commercial
Courthouse Square Center
Industrial - 1
Industrial - 2
Mining
Office
Residential - 2
Rural Residential 5
Residential Commercial
Residential Utility
Rural Residential
Village Center Planned Development
Village Center

Attachment 3: Zoning Map (19-05-REZ) Date: 7/30/2019  
DISCLAIMER:ALL INFORMATION DEPICTED ON THIS MAP SHALL BE TREATED ASCONFIDENTIAL INFORMATION AND SHALL ONLY BE USED FOR THE SOLEPURPOSE FOR WHICH IT WAS PROVIDED.
ANY OTHER USE OF THIS MAP,OR THE INFORMATION INCLUDED THEREON, IS STRICTLY PROHIBITED. THEDATA SHOWN ON THIS MAP IS FOR INFORMATION PURPOSES ONLY.THIS MAP MAY NOT

BE COPIED OR OTHERWISE MADE AVAILABLE TO ANYOTHER PARTY IN PAPER OR ELECTRONIC FORMAT.
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Powhatan County
Legend

Parcels
Crossroads

Growth Area Boundaries
Rural Enterprise Zone Boundary
Future Land Use
Public Lands
Natural Conservation
Rural Preservation
Rural Residential
Low Density Residential
Village Residential
Village Center
Commerce Center
Economic Opportunity
Industrial

Attachment 4: Countywide Future Land Use Map (19-05-REZ)         Date: 7/30/2019  
DISCLAIMER:ALL INFORMATION DEPICTED ON THIS MAP SHALL BE TREATED ASCONFIDENTIAL INFORMATION AND SHALL ONLY BE USED FOR THE SOLEPURPOSE FOR WHICH IT WAS PROVIDED. 
ANY OTHER USE OF THIS MAP,OR THE INFORMATION INCLUDED THEREON, IS STRICTLY PROHIBITED. THEDATA SHOWN ON THIS MAP IS FOR INFORMATION PURPOSES ONLY.THIS MAP MAY NOT

BE COPIED OR OTHERWISE MADE AVAILABLE TO ANYOTHER PARTY IN PAPER OR ELECTRONIC FORMAT.
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Site Photos: 19-05-REZ (Attachment #5) 

41C-1-18: New Dorset Circle 

 

 
View of Subject Property from End of New Dorset Circle  

(looking northwest) 
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Attachment 6: Conceptual Plan
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Attachment 7: Proposed Elevations
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If Planning Commission members have questions, please call the staff / contact prior to the meeting. 

 

Meeting Date: August 6, 2019 
  
Agenda Item Title: 
 
 

Case #19-08-AZ: The County of Powhatan requests the amendment and reenactment 
of provisions set forth in Chapter 83 (Zoning Ordinance), Article XII (Interpretations) to 
clarify language regarding accessory dwelling units and density; the measurement of 
corner yards; and the relationship between minimum front yard requirements and road 
classifications. 

Motion: 
 
 

In accordance with public necessity, convenience, general welfare, and good planning 
practices, the Planning Commission recommends (approval / denial / deferral) of the 
request submitted by the County of Powhatan to amend Article XII: Interpretations of 
the Powhatan County Zoning Ordinance to clarify language regarding accessory 
dwelling units and density; the measurement of corner yards; and the relationship 
between minimum front yard requirements and road classifications. 

Dates Previously 
Considered by PC: 

Initial Review (Workshop): June 4, 2019 
Initial Review (Workshop): July 2, 2019  

Summary of Item: 
 

The Department of Community Development continues to review development-
related ordinances to identify potential revisions that could be made to provide 
clarification for members of the public and the Zoning Administrator (“housekeeping” 
amendments). Several possible revisions have been prepared to provide clarification 
regarding standards set forth in Article XII: Interpretations (Zoning Ordinance). 

Staff: __X  __    Approve ____   Disapprove _____   See Comments 
     
Attachments: 
 

Staff Report 
Draft Ordinance 
 

Staff/Contact: Andrew Pompei: Planning Director 
(804) 598-5621 x2006  
apompei@powhatanva.gov  

 

 

 

 

 

 

 

  

 

Powhatan County 
Planning Commission 

Agenda Item 
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19-08-AZ 
County of Powhatan 

Amend the Powhatan County Zoning Ordinance  
[Article XII: Interpretations] to Clarify Language Regarding  

Accessory Dwellings Units and Density; the Measurement of Corner Yards; 
and the Relationship between Front Yard Requirements and  

Road Classifications 

Staff Report Prepared for the Planning Commission 
August 6, 2019 

 
      

I. PUBLIC MEETINGS 
Planning Commission June 4, 2019 Workshop (Discussion) 
 July 2, 2019 Workshop (Discussion) 
 August 6, 2019 Public Hearing 

II. SUMMARY OF AMENDMENT 
The Department of Community Development continues to review development-related 
ordinances to identify potential revisions that could be made to provide clarification for 
members of the public and the Zoning Administrator (“housekeeping” amendments). 
Several possible revisions have been prepared to provide clarification regarding standards 
set forth in Article XII: Interpretations (Zoning Ordinance).  

III. ADDITIONAL INFORMATION 
The proposed amendments would primarily address the interpretation and application of 
the following standards: 

Accessory Dwelling Units and Density 
Current Situation 
Sec. 83-531(a)(3)(a) states that “for the purposes of determining maximum density, an 
accessory dwelling unit shall be considered to be a half dwelling unit.” 
Proposed Amendment 
The aforementioned language would be deleted, so that accessory dwelling units do not 
count towards maximum permitted densities. As a practice, Powhatan County has not 
traditionally counted accessory dwelling units when determining residential densities on a 
site. For example, the zoning ordinance adopted in 1996 stated that a single-family 
dwelling with an accessory apartment will be considered to be one dwelling unit for the 
purpose of calculating minimum yard requirements, lot coverage, and minimum lot size 
(Sec. 44.1). The proposed amendment aligns with provisions set forth in Sec. 83-438(a) 
and Sec. 83-438(b), which state that accessory dwelling units do not change the status of 
single-family dwellings when applying intensity and dimensional standards.  
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Corner Lots: Minimum Required Yard Depth 
Current Situation 
Sec. 83-531(a)(7)(b)(1) describes how to measure minimum yard depths on corner lots, 
stating that the minimum front yard depth must be met from each of the lot lines abutting 
a street. This language does not align with provisions in other sections of the zoning 
ordinance. Within most zoning districts, there are specific minimum yard depths for corner 
lots.1 
Proposed Amendment 
Sec. 83-531(a)(7)(b)(1) and Figure 83-571(a)(7)(a) would be amended to clarify instances 
in which minimum corner yard depths should be applied. If a property is located within a 
zoning district that specifically establishes a minimum yard depth, the: 
• Front yard depth is measured from the shorter lot line adjacent to a public street

right-of-way or private road easement (regardless of the location of the principal
entrance of the structure); and

• Corner yard depth is measured from the longer lot line adjacent to a public street
right-of-way or private road easement.

The proposed amendment would better align provisions set forth in Article XII: 
Interpretation with other sections of the zoning ordinance and traditional practice in 
Powhatan County.  

Relationship between Minimum Required Front Yard and Road Classifications 
Current Situation 
Within several zoning districts, the minimum front yard depth varies according to the 
classification of the adjacent street. For example, within the Commerce Center (CC) zoning 
district, the minimum front yard depth varies adjacent to major arterials, minor arterials, 
rural collectors, and internal/local roads. Within the zoning ordinance, there is no language 
specifying whether classifications adopted by the Virginia Department of Transportation 
(VDOT) or Powhatan County (Major Thoroughfare Plan) should be used.2  
Proposed Amendment 
Sec. 83-571(a)(7)(b)(5) would be added to clarify that when the front yard depth is 
dependent upon the road classification of the adjacent roadway, the road classification 
identified in the Major Thoroughfare Plan (part of the 2019 Long-Range Comprehensive 
Plan) should be used. The Major Thoroughfare Plan indicates Powhatan County’s 
long-term intent regarding the ultimate design and functionality of the roadway (and how 
much right-of-way may be needed for future improvements).  

1 Every zoning district, except for Light Industrial (I-1), Heavy Industrial (I-2), Mining and Mineral Extraction (M), 
and Courthouse Square Center (CHSC), specifies different minimum yard depths for corner lots.  

2 When applying standards set forth in the subdivision ordinance, Sec. 68-175(e)(3) states that roadways should be 
classified in accordance with VDOT’s Functional Classification System. Note that in some instances, the road 
classification in the Major Thoroughfare Plan is different than VDOT’s Functional Classification. 
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IV. STAFF RECOMMENDATION
The Department of Community Development recommends approval of the proposed
amendment, since it provides greater clarity regarding provisions set forth in Article XII:
Interpretations and improves consistency between different parts of the zoning ordinance.

V. PLANNING COMMISSION RESOLUTION
In accordance with public necessity, convenience, general welfare, and good planning
practices, the Planning Commission recommends (approval / denial / deferral) of the
request submitted by the County of Powhatan to amend Article XII: Interpretations to
clarify language regarding accessory dwelling units and density; the measurement of corner
lots; and the relationship between front yard requirements and road classifications.

Attachments 
1. Proposed Amendment to Powhatan County Zoning Ordinance (Case #19-08-AZ)
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ORDINANCE O-2019-__ 

AN ORDINANCE AMENDING THE POWHATAN COUNTY CODE OF ORDINANCES TO 
AMEND THE PROVISIONS OF CHAPTER 83 (ZONING ORDINANCE), ARTICLE XII 
(INTERPRETATIONS) TO CLARIFY LANGUAGE REGARDING ACCESSORY DWELLING 
UNITS AND DENSITY; THE MEASUREMENT OF CORNER YARDS; AND THE 
RELATIONSHIP BETWEEN MINIMUM FRONT YARD REQUIREMENTS AND ROAD 
CLASSIFICATIONS.  

WHEREAS, Sections 15.2-1427 and 15.2-1433 of the Code of Virginia, 1950, as may be 
amended from time to time, enable a local governing body to adopt, amend and codify ordinances or 
portions thereof; and 

WHEREAS, Sections 15.2-2280, 15.2-2285, and 15.2-2286 of the Code of Virginia, 1950, as 
amended, enables a local governing body to adopt and amend zoning ordinances; and 

WHEREAS, this amendment of the Powhatan County Zoning Ordinance is required to serve the 
public necessity, convenience, general welfare, and good zoning practice pursuant to Section 
15.2-2286(A)(7) of the Code of Virginia, as amended; and 

WHEREAS, the proper advertisement and public hearing was conducted as required by law; and 

WHEREAS, the full text of this amendment was available for public inspection in the 
Department of Community Development, Powhatan County Administration Building, 3834 Old 
Buckingham Road, Powhatan, Virginia 23139. 

NOW THEREFORE, BE IT ORDAINED BY THE BOARD OF SUPERVISORS OF THE COUNTY 
OF POWHATAN that Article XII (Interpretations) of the Zoning Ordinance of the County of Powhatan 
are amended and reenacted as follows: 
 

ARTICLE XII. - INTERPRETATIONS 

Sec. 83-530. - General rules for interpretation.  

The following rules shall apply for construing or interpreting the terms and provisions of this 
chapter:  

(1)  Meanings and intent. All provisions, terms, phrases, and expressions contained in this chapter 
shall be interpreted in accordance with the general purposes set forth in section 83-102, Zoning 
ordinance—General purpose and intent, and the specific purpose statements set forth throughout 
this chapter. When a specific section of these regulations gives a different meaning than the 
general definition provided in Article XI: Definitions, the specific section's meaning and 
application of the term shall control.  

(2)  Headings, illustrations, and text. In the event of a conflict or inconsistency between the text of 
this chapter and any heading, caption, figure, illustration, table, or map, the text shall control. 
Graphics and other illustrations are provided for informational purposes only and should not be 
relied upon as a complete and accurate description of all applicable regulations or requirements.  

(3)  Lists and examples. Unless otherwise specifically indicated, lists of items or examples that use 
terms like "for example," "including," and "such as," or similar language are intended to provide 
examples and are not exhaustive lists of all possibilities.  

(4)  Computation of time.  
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a.  The time in which an act is to be done shall be computed by excluding the first day and 
including the last day. If a deadline or required date of action falls on a Saturday, Sunday, 
or holiday observed by the county, the deadline or required date of action shall be the next 
day that is not a Saturday, Sunday, or holiday observed by the county. References to days 
are calendar days, unless otherwise stated.  

b.  Whenever a person has the right or is required to do some act within a prescribed period of 
time following the service of a notice or other document via mailed delivery, three days 
shall be added to the prescribed period.  

(5)  References to other regulations/publications. Whenever reference is made to a resolution, 
ordinance, statute, regulation, or document, it shall be construed as a reference to the most 
recent edition of such regulation, resolution, ordinance, statute, regulation, or document, unless 
otherwise specifically stated.  

(6)  Delegation of authority. Any act authorized by this chapter to be carried out by the director or 
the administrator, as appropriate, may be delegated with appropriate authorization.  

(7)  Technical and non-technical terms. Words and phrases shall be construed according to the 
common and approved usage of the language, but technical words and phrases that may have 
acquired a peculiar and appropriate meaning in law shall be construed and understood according 
to such meaning.  

(8)  Public officials and agencies. All public officials, bodies, and agencies to which references are 
made are those of the County of Powhatan, unless otherwise indicated.  

(9)  Mandatory and discretionary terms. The words "shall," "must," and "will" are mandatory in 
nature, establishing an obligation or duty to comply with the particular provision. The words 
"may" and "should" are permissive in nature.  

(10)  Conjunctions. Unless the context clearly suggests the contrary, conjunctions shall be interpreted 
as follows:  

a.  "And" indicates that all connected items, conditions, provisions or events apply; and  

b.  "Or" indicates that one or more of the connected items, conditions, provisions or events 
apply.  

(11)  Tenses and plurals. Words used in the present tense include the future tense. Words used in the 
singular number include the plural number and the plural number includes the singular number, 
unless the context of the particular usage clearly indicates otherwise. Words used in the 
masculine gender include the feminine gender, and vice versa.  

(l2)  Term not defined. If a term used in any article of this chapter, is not defined, the administrator is 
authorized to provide a definition through the Interpretation procedure (see section 83-123(o), 
Interpretation (zoning)) based upon the definitions used in accepted sources, including but not 
limited to A Planners Dictionary, A Glossary of Zoning, Development, and Planning Terms, 
and A Survey of Zoning Definitions, published by the American Planning Association.  

(Ord. No. O-2014-13, 6-2-14) 

Sec. 83-531. - Measurement, exceptions, and variations of intensity and dimensional standards.  

(a)  Measurement.  

(1)  Lot area. Lot area shall be determined by measuring the total horizontal land area (in acres or 
square feet) within the lot lines of the lot—excluding any area within existing or proposed 
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public street rights-of-way or private road easements and excluding any area within a 
Floodplain Overlay District.  

(2)  Lot width. Lot width shall be determined by measuring the horizontal distance along a line 
delineating the minimum front yard depth applicable to the lot, between its intersections with 
the side lot lines. For lots with more than one front yard, lot width is measured along the front 
yard that has the shorter street frontage.  

(3)  Density (dwelling units per acre).  

a.  Density (expressed as dwelling units per acre) shall be determined by dividing the total 
number of dwelling units located or proposed on a lot by the lot area (in acres) (see 
subsection (1) above). If lot area is measured in square feet, that result shall be multiplied 
by 43,560. For purposes of determining maximum density, an accessory dwelling unit shall 
be considered to be a half dwelling unit.  

b.  Maximum density standards apply only to development comprised of dwelling uses (e.g., 
household living uses). For a mixed-use development containing dwelling units and 
nonresidential or non-dwelling principal uses, density shall be determined by dividing the 
total number of dwelling units located or proposed on the lot by that portion of the lot area 
allocated to the dwelling uses (and not allocated to nonresidential or non-dwelling uses).  

(4)  Floor area ratio. Floor area ratio shall be determined by measuring the gross floor area (in 
square feet) devoted to nonresidential and non-dwelling uses on all floors of all buildings 
located or proposed on a lot by the lot area (in square feet) (see subsection (1) above).  

(5)  Lot coverage. Lot coverage (expressed as a percentage of lot area) shall be determined by 
measuring the total horizontal land area (in square feet) covered by all principal and accessory 
structures on the lot, dividing that coverage area by the lot area (see subsection (1) above), and 
multiplying the result by 100.  

Commented [AP1]: At its workshop on June 4, 2019, the 
Planning Commission requested that this language be 
removed.  

Commented [AP2]: As a practice, Powhatan County has 
not traditionally counted accessory dwelling units when 
determining residential densities on a site. For example, the 
zoning ordinance adopted in 1996 stated that a single-
family dwelling with an accessory apartment shall be 
considered to be one dwelling unit for the purpose of 
calculating minimum yard requirements, lot coverage, and 
minimum lot size (Sec. 44.1).  This amendment aligns with 
provisions in Sec. 83-438(a) and Sec. 83-438(b), which state 
that accessory dwelling units do not change the status of 
single-family dwellings when applying intensity and 
dimensional standards.  
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(6)  Structure height. The height of a structure shall be determined by measuring the vertical 
distance from the average elevation of the existing finished grade at the front of the structure to 
the top of the roof for a flat roof, to the deck line for a mansard roof, or to the mean height 
between eaves and ridge for a gable, hip, cone, gambrel, or shed roof.  

(7)  Yard depth.  

a.  Generally. Front, side, and rear yard depths on a lot shall be determined by measuring the 
horizontal distance along a straight line extending at a right angle from the lot's front, side, 
or rear lot line (as appropriate) to the foundation of the nearest structure on the lot. (See 
figure 83-531(a)(7)a.: Lot shapes and yards) Allowable encroachments into required yards 
shall be ignored when measuring yard depths (see section 83-531(b)(5), Allowable 
encroachment into required yards).  

b.  Front yard depth.  

1.  Corner lot.  

i.  On a corner lot (which is not a through lot), the front yard depth shall be 
measured—and the minimum front yard depth requirement applied—from each 
of the street-fronting lot lines, unless the zoning district in which the property is 
located specifically establishes a minimum corner lot yard depth, in which case 
the front yard depth shall be measured from the shorter lot line adjacent to a 
public street right-of-way or private road easement, regardless of the location of 

Commented [AP3]: Every zoning district, except for I-1, I-
2, M, and CHSC, specifies different minimum yard depths for 
corner lots.  
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the principal entrance or approach to the main building, and the corner lot yard 
depth shall be measured from the longer lot line adjacent to a public street right-
of-way or private road easement.  

ii.  On a corner lot where the intersecting right-of-way boundaries are defined by a 
radius, the front yard depths shall be measured—and the minimum front yard 
depth requirement applied—from one street-fronting lot line as extended to form 
an intersecting angle with an extension of the other street-fronting lot line.  

 

Figure 83-571(a)(7)(a) 

Commented [AP4]: This language provides clarification 
regarding how the setbacks for corner lots are calculated, 
better aligning with language in other sections of the zoning 
ordinance and traditional practice in Powhatan County.  
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2.  Through lot. On a through lot, the front yard depth shall be measured—and the 
minimum front yard depth requirement applied—from each of the parallel or nearly 
parallel street-fronting lot lines.  

3.  Flag lot. On a flag lot, the front yard depth shall be measured—and the minimum 
front yard depth applied—within the "flag" portion of the lot, from the lot line 
delineating the base of that portion. (See figure 83-531(a)(7)b.3. Flag lot front yard.)  

4.  Measured from future street right-of-way. Where county-adopted plans call for the 
future widening of the street right-of-way abutting a lot and identify the future right-
of-way boundary (e.g., by delineating the boundary or establishing its distance from 
the street's centerline), the front yard depth shall be measured—and the minimum 
front yard depth applied—from the future right-of-way boundary. (See figure 83-
531(a)(7)b.4.: Front yard abutting future right-of-way.) 

5.  Determining road classification. When the front yard depth is determined by the 
classification of the adjacent street (as specified in the intensity and dimensional 
standards for a specific zoning district), proposed and existing roadways shall be 
classified in accordance with the major thoroughfare plan adopted by the County of 
Powhatan.  

Commented [AP5]: Within several zoning districts, the 
minimum front yard depth varies according to the 
classification of the adjacent street. For example, within the 
Commerce Center (CC) zoning district, the minimum front 
yard depth varies adjacent to major arterials, minor 
arterials, rural collectors, and internal/local roads. This 
language clarifies that the road classification (when 
mentioned in the zoning ordinance) is dependent upon the 
road classification in the major thoroughfare plan, which 
indicates the county’s long-term intent regarding the design 
and functionality of a roadway. Note that in some instances, 
the road classification in the local major thoroughfare plan 
is different that the VDOT functional classification.  
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(b)  Exceptions and variations.  

(1)  Reduction of minimum lot area or width to block face average. If the average area or width of 
existing lots located on the same block face and in the same zoning district is less than the 
minimum lot area or minimum lot width (as appropriate) applied to a lot by the standards in 
articles III, IV, V and VI (zoning districts), the minimum lot area or minimum lot width (as 
appropriate) applicable to the lot shall be reduced to such average.  

(2)  Reduction of minimum yard depths to block face average. If the average front, side, or rear yard 
depth on improved lots located on the same block face and in the same zoning district is less 
than the front, side, or rear yard depth (as appropriate) applied to a lot by the standards in 
articles III, IV, V and VI (zoning districts), the minimum front, side, or rear yard depth (as 
appropriate) applicable to the lot shall be reduced to such average.  

(3)  Exceptions to maximum structure height. The maximum structure height limits established in 
articles III, IV, V and VI (zoning districts), shall not apply to the following structures or 
structural elements:  

a.  Monuments, water towers, silos, granaries, barns, utility transmission towers, derricks, 
cooling towers, fire towers, and other similar structures not intended for human occupancy.  

b.  Spires, belfries, cupolas, domes, chimneys, elevator shaft enclosures, ventilators, skylights, 
mechanical equipment and appurtenances, and similar rooftop structures or structural 
elements not intended for human occupancy, provided they:  

1.  Cover not more than 25 percent of the roof area of the structure to which they are 
attached;  

2.  Comply with applicable screening requirements for mechanical equipment and 
appurtenances in section 83-465, Screening; and  

3.  Extend above the applicable maximum height limit by no more than 25 percent of the 
height limit (unless otherwise allowed in this Code).  
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c.  Ham radio antennas, roof-mounted satellite dishes, and television or radio antennas, 
provided they comply with height limits established for the specific use in Article VII, 
division B, Standards for accessory uses and structures.  

d.  Roof-mounted solar energy collection systems, in accordance with the height standards in 
Article VII, division B, Standards for accessory uses and structures.  

e.  Small wind energy systems, in accordance with the height standards in Article VII, 
division B, Standards for accessory uses and structures.  

 (4)  Reduced front yard depth for certain residential corner lots. If a residential lot has two or 
more corners at intersecting streets, the minimum front yard depth shall be applied from the two 
street-fronting lot lines intersecting at one corner, as chosen by the administrator. Upon request, 
the minimum front yard depth along other street-fronting lot lines forming other corners may be 
reduced to one half the minimum front yard depth normally required.  

(45)  Allowable encroachment into required yards. Every part of every required yard shall remain 
open and unobstructed from the ground to the sky except as otherwise allowed in table 83-
531(b)(5), Allowable encroachments into required yards, or allowed or limited by provisions in 
Article VII: Use Standards, Article VIII: Development Standards, or elsewhere in this Code. 
(See figure 83-531(b)(2): Allowable encroachment into required yards.)  

Table 83-531(b)(5): Allowable Encroachments into Required Yards  

Feature  Extent and Limitations of Encroachment  

1. Open balconies, fire escapes, 
or exterior stairways  

May extend up to ten feet into any required minimum yard, but not 
nearer to any lot line than a distance of five feet.  

2. Moveable awnings  
May extend up to ten feet into any required minimum yard, but not 

nearer to any lot line than a distance of two feet.  

3. Bay windows, chimneys, or 
fireplaces  

May extend up to three feet into any required minimum yard, but not 
nearer to any lot line than a distance of five feet, if no more than ten 

feet wide.  

4. Roof eaves and overhangs, or 
marquees  

May extend up to three feet into any required minimum yard.  

5. Sills or entablatures  May extend up to 12 inches onto any required minimum yard  

6. Uncovered porches, stoops, 
decks, patios, or terraces  

May extend into or be located in any required minimum yard if less 
than 12 inches high, but not nearer to any side or rear lot line than a 

distance of three feet. If greater than 12 inches high, may extend up to 
ten feet into any required minimum yard, but not nearer to any lot line 

than a distance of five feet.  

Commented [AP6]: All residential zoning districts 
establish standards that allow for reduced yard depths for 
corner lots.  
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7. Uncovered walkways  
May extend into or be located in any required minimum yard if less 

than 12 inches high.  

8. Covered porches, stoops, 
decks, patios, terraces, or 

walkways attached to principal 
structure and open on three sides  

May extend up to ten feet into any required minimum yard, but not 
nearer to any lot line than a distance of five feet.  

9. Signs, projecting or free-
standing  

May extend into or be located in any required minimum yard in 
accordance with section 83-488, Signage.  

10. Carports or garages, attached 
or detached  May not encroach into required yards.  

11. Flagpoles  
May be located in any required yard if set back from any lot line by a 

distance equal to the flagpole height.  

12. Lighting fixtures, projecting 
or free-standing  

May be located in any required yard if less than 20 feet high, subject to 
the limitations in section 83-469, Exterior Lighting.  

13. Fences or walls  
May be located in any required minimum yard, subject to the 

limitations in section 83-466, Fences and Walls.  

14. Accessory Structures other 
than those listed above  

May be located in a required minimum side or rear yard, subject to the 
limitations in article VII, division 2, Standards for Accessory Uses and 

Structures.  

15. Vegetation and landscaping 
features such as retaining walls, 

fountains, ponds, and similar 
landscaping features  

May be located in any required yard.  
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(Ord. No. O-2014-13, 6-2-14; Ord. No. O-2018-01, 3-26-18)  
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If Planning Commission members have questions, please call the staff / contact prior to the meeting. 

 

Meeting Date: August 6, 2019 
  
Agenda Item Title: 
 
 

Discussion: Case #19-05-CUP 
Request for a Conditional Use Permit to Allow a Solar Energy Farm within the Agircultural-10 
(A-10) Zoning District on Tax Map 37-23B 

Motion: 
 

n/a 

Dates Previously 
Considered by PC: 

Planning Commission Workshop: July 2, 2019  

Summary of Item: 
 
 
 
 

HCE Powhatan Solar I has submitted an application requesting approval of a Conditional Use 
Permit (CUP) to allow a Solar Energy Farm in the Agricultural-10 (A-10) zoning district. 
The subject property, which is located at Tax Map 37-23B along State Route 13 (Old Buckingham 
Road), totals approximately 89.52 acres. The applicant is requesting a CUP to allow for a 5 MW 
solar facility within a project area of approximately 44 acres.  
At the planned workshop, the applicant will provide an update on this request and solicit 
feedback from members of the Planning Commission.  
A neighborhood meeting for this request was held on June 13, 2019. 

     
Attachments: 
 

The following documents have been included in this packet: 
1. Application  
2. Draft Conceptual Plan 
3. Draft Decommissioning Plan 
4. Fiscal Impact Report 
5. Workshop Presentation 
6. Draft Conditions 

Staff/Contact: Andrew Pompei: Planning Director 
(804) 598-5621 x2006  
apompei@powhatanva.gov  

 

  

 
Powhatan County 

Planning Commission 
Agenda Item 
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AREA & BATTERY, B.O.S
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HOLOCENE DESIGN
BUILD, LLC

727 W HARGETT STREET
SUITE 201

RALEIGH, NC 27603
UNITED STATES

POWHATAN SOLAR I

POWHATAN SOLAR I
4420 OLD BUCKINGHAM

RD
POWHATAN, VA 23139

PRELIMINARY
DRAWING

NOT FOR
CONSTRUCTION

SHEET NUMBER

SHEET NAME

01

1.4 DC/AC Ratio
14' Pitch

DATE ISSUED: 7.15.19
DRAWN BY: HJH
DESIGNED BY: HJH

NOTES:
General
Owner: Larsen
Powhatan County
10' Contour Interval
14' Racking Pitch

System
5.0 MW AC
7.04 MW DC
1.4 DC/AC Ratio

Equipment
Jinko 390W Module (or equal)
SMA 2500kW Inverter (or equal)
RBI N-S Tracker (or equal)

Zoning Requirements
Zone: Agricultural-10
200' Setback from residential
property
200' Setback from all wetland
features

Civil Takeoffs
Parcel Acreage: 90.46
Lease Acreage: 45.00
Fence Acreage: 23.6
Acreage Covered
By Panels: 8.86
Acreage to Clear: 28
Fence [LF]: 5600
Silt Fence [LF]: 5625
Access Road [LF]: 375
Cut/Fill [CY]: 5,000
Building Demolition: 0

Notes
Existing vegetation to satisfy
vegetative screening
requirements
Historical resources to be
identified by Timmons Group
Wetland delineation to be
completed by Timmons
Group
Seeding mix to include
Piedmont Virginia native
species as comercially
available

Storm Water and Erosion &
Control will be designed at a later
date to meet county regulations.

*Locations are approximate.
Subject to change based on
environmental and electrical
studies, permitting, civil work,
surveying, county requirements,
and final equipment selection.

N

E

S

W

Feet

400
200

0

Planning Commission  |  August 6, 2019  |  Page 188



ALLOTMENT FOR LAY DOWN
AREA & BATTERY, B.O.S

SITE
 ACCESS

PROPOSED SEDIMENT
 BASIN

PROPERTY BOUNDARY

200' SITE SETBACK

SECURITY FENCE

POINT OF
INTERCONNECT

PRIORITY CONSERVATION AREA

OWNER SITE
 ACCESS

WETLAND AFFECTED AREA
200' BUFFER

LIMITS OF EVALUATION

DELINEATED WETLANDS
BY TIMMONS GROUP

PROPOSED SEDIMENT
 BASIN

ARCHAEOLOGICAL
RESOURCES

T

F
U

AA

A
SS

O

E

O
A

W
 

D

TT

O

E

N

R

O

T

CC SS

HOLOCENE DESIGN
BUILD, LLC

727 W HARGETT STREET
SUITE 201

RALEIGH, NC 27603
UNITED STATES

POWHATAN SOLAR I

POWHATAN SOLAR I
4420 OLD BUCKINGHAM

RD
POWHATAN, VA 23139

PRELIMINARY
DRAWING

NOT FOR
CONSTRUCTION

SHEET NUMBER

SHEET NAME

01

1.4 DC/AC Ratio
14' Pitch

DATE ISSUED: 7.15.19
DRAWN BY: HJH
DESIGNED BY: HJH

NOTES:
General
Owner: Larsen
Powhatan County
10' Contour Interval
14' Racking Pitch

System
5.0 MW AC
7.04 MW DC
1.4 DC/AC Ratio

Equipment
Jinko 390W Module (or equal)
SMA 2500kW Inverter (or equal)
RBI N-S Tracker (or equal)

Zoning Requirements
Zone: Agricultural-10
200' Setback from residential
property
200' Setback from all wetland
features

Civil Takeoffs
Parcel Acreage: 90.46
Lease Acreage: 45.00
Fence Acreage: 23.6
Acreage Covered
By Panels: 8.86
Acreage to Clear: 28
Fence [LF]: 5600
Silt Fence [LF]: 5625
Access Road [LF]: 375
Cut/Fill [CY]: 5,000
Building Demolition: 0

Notes
Existing vegetation to satisfy
vegetative screening
requirements
Historical resources to be
identified by Timmons Group
Wetland delineation to be
completed by Timmons
Group
Seeding mix to include
Piedmont Virginia native
species as comercially
available

Storm Water and Erosion &
Control will be designed at a later
date to meet county regulations.

*Locations are approximate.
Subject to change based on
environmental and electrical
studies, permitting, civil work,
surveying, county requirements,
and final equipment selection.

N

E

S

W

Feet

400
200

0

Planning Commission  |  August 6, 2019  |  Page 189



1 
 

DECOMMISSIONING PLAN 
OF 

HCE POWHATAN SOLAR I 
 

CONDITIONAL USE PERMIT 
 

PREPARED FOR: 
 

 POWHATAN COUNTY, VA 
 

 

 

 

 

 

 

 

 

Prepared by: 

Holocene Clean Energy 

727 West Hargett St, Ste 201 

Raleigh, NC 27603 

 

June 25, 2019 
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Project Introduction 
Powhatan Solar I is a proposed 5MWac, 7.5MWdc photovoltaic solar facility located near the 
intersection of Old Buckingham Road and Spoonbill Road in Powhatan County Virginia. The project will 
be built on land owned by the Heirs of Eric Bonifant Larsen, Parcel ID 037-23B. The property is zoned 
Agricultural10 and is currently undeveloped, fallow land. The project will be interconnected to Southside 
Electric Cooperative’s distribution grid and will deliver renewable energy to the neighboring community.  

As requested by the Powhatan County Planning Commission, Holocene Clean Energy is submitting this 
Decommissioning Plan in conjunction with a request for a Conditional Use Permit.  

Decommissioning Plan 
Anticipated Life 
The primary component of a solar generating facility is the photovoltaic modules, and thus the 
operational life of a solar farm is typically associated with the operating life of the modules. The project 
is planned with Tier 1 crystalline solar modules, as defined by Bloomberg New Energy Finance, which 
have an operational life of 25 years or more. Most module manufacturers advertise even longer 
operational lives for their products and financing parties have been willing to accept 35 or 40-year 
project lifetimes. Research from the North Carolina Clean Energy Center and numerous other sources 
support 30-35 year operational lifetimes. In this plan, we estimate this project’s operational life at 30 
years, which has been corroborated with Ballentine Associates, PLLC, an independent engineering firm 
engaged for the decommissioning estimate. If the operational life is judged to be greater than 30 years, 
this decommissioning plan will be updated with additional cost information. 

The long-term lease agreement is in effect for 20 years with two, 10-year extension options for a total of 
40 years. 

Decommissioning Process 
The decommissioning requirements set forth in the lease agreement dictate that the solar facility and all 
associated equipment must be removed from the site within six months of the end of the lease period.  

Decommissioning activities will include the removal of all equipment on site. Solar modules, racking, 
posts, concrete pads, inverters, transformers, wiring and fencing make up the majority of that 
equipment. One possible exception to removal is subsurface improvements, including roads, which may 
remain if requested by the landowner. Once the equipment is removed, the land will be reseeded and 
returned to it its pre-development state. All materials will be removed from site and recycled where 
possible.  

Explanation of Decommissioning Cost Methodology 
Ballentine Associates is a civil engineering firm based in Chapel Hill, NC with several years of experience 
designing and estimating costs for solar facilities. Holocene Clean Energy engaged Ballentine to perform 
a cost estimate for the decommissioning of a 5MWac, 7.5MWdc solar facility in the nearby Charlotte 
County. The results of their cost estimate are shown below. The applicant feels their evaluation and 
conclusion hold for the Powhatan Solar I project, as both sites are in similar geography and are of 
identical size. The full detail of their estimate can be found as Appendix A. 
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Ballentine Associates performed a cost estimate for decommissioning the site based off unit quantities, 
weight, and estimated labor cost to remove or restore each unit. Their analysis included estimates of 
removal for wire, racking, modules, inverters, transformers, pads, and fence and the cost of land 
restoration.  

Estimated Decommissioning Cost 
The total decommissioning cost is estimated at $197,017.99. This includes the major equipment listed 
below. Additional detail and assumption can be found in the full report at Appendix A. 

ITEM QUANTITY UNIT COST TO REMOVE/ RESTORE 
Wire {Copper) 39,668 LB $7,933.65 
Wire {Aluminum} 1,088 LB $217.59 
Racking System 814,600 LB $28,511.00 
Solar Modules {Crystalline) 19,230 EA $38,460.00 
Inverters 4,123 LB of Metal $4,482.00 
Transformers 5,000 kVA $10,000.00 
Concrete Pad 2 EA $3,000.00 
6' Chain Link Fencing 24,833 LB $86,913.75 
Land Restoration 35 AC $17,500.00 
TOTAL     $197,017.99 

 

Salvage Value Considerations 
The analysis performed by Ballentine also included a credit from salvage of commodities on site, 
including cooper, aluminum, steel and the crystalline modules themselves. The salvage value was 
estimated for cooper, aluminum and steel using current trading prices for scrap metal. The salvage value 
is shown on the cost estimate table below.  

ITEM COST TO REMOVE/ RESTORE TOTAL SALVAGE VALUE NET GAIN/ LOSS 

Wire {Copper) $7,933.65 $116,624.69  $108,691  
Wire {Aluminum} $217.59 $913.87  $ 696  
Racking System $28,511.00 $114,044.00  $ 85,533  
Solar Modules {Crystalline) $38,460.00 $74,997.00 $36,537 
Inverters $4,482.00 $3,776.67  $ (705) 
Transformers $10,000.00 $25,000.00  $15,000  
Concrete Pad $3,000.00 $0.00 $(3,000) 

6' Chain Link Fencing $86,913.75 $993.30  $(85,920) 
Land Restoration $17,500.00 $0.00 $(17,500) 

TOTAL $197,017.99 $336,349.52 $139,331.53 
 

Using these values, the solar facility’s salvage value is predicted at $139,331 in excess of the 
decommissioning cost. The applicant believes acknowledging the salvage value of these commodities is 
prudent and provides security to the county and landowner that the site will not be abandoned.  
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Remediation Funds 
In the unlikely event of abandonment, the funds required for decommissioning the site will be available 
via the salvage value of the facility. If the county requires additional assurance, the applicant is prepared 
to make funds available for this purpose. While bonding as been the preferred method of security for 
some Virginia counties, the applicant encourages the county to consider alternate methods including 
the creation of a remediation fund or capital investment fund where funds for decommissioning 
resources are managed by the county.  
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Project Introduction 
Powhatan Solar I is a proposed 5MWac, 7.5MWdc photovoltaic solar facility located near the 
intersection of Old Buckingham Road and Spoonbill Road in Powhatan County Virginia. The project will 
be built on land owned by the Heirs of Eric Bonifant Larsen, Parcel ID 037-23B. The property is zoned 
Agricultural10 and is currently undeveloped, fallow land. The project will be interconnected to Southside 
Electric Cooperative’s distribution grid and will deliver renewable energy to the neighboring community.  

As requested by the Powhatan County Planning Commission, Holocene Clean Energy is submitting a 
Fiscal Impact Analysis in conjunction with a request for a Conditional Use Permit. This report assesses 
the economic and fiscal contribution that the proposed Powhatan Solar I facility would make to 
Powhatan County. 

Fiscal and Economic Impact 
The Powhatan Solar I facility will make a positive fiscal and economic impact in Powhatan County 
compared to current undeveloped land use.  

Fiscal Impact 
The proposed facility will make a significant fiscal contribution to Powhatan County. The local tax 
revenue is estimated to be $3,564 annually from real estate tax from the project, totaling $106,920 over 
the 30-year projected lifetime of the project. The project is exempt from all property tax, and 
machinery/ tools tax under VA Code § 58.1-3660, and HB 1297, respectively.  

Economic Impact 
Powhatan Solar I will make significant economic contribution to the county, via jobs through 
construction and then through operational lifetime. An estimated one-time pulse of economic activity 
will occur during construction phase up to 5 full time equivalent jobs in Powhatan County and $30,000 
associated labor income, and additional economic output in Powhatan County. Accounting for per diem, 
hotel expenditures, and other local spending, projected economic impact in the county is $58,080.  

 

Explanation of Methodology 
This report only accounts for direct impact and does not include any economic multipliers into the 
analysis. This leads the applicant to believe that the estimates included in this report are extremely 
conservative of the true county and regional impact that this facility will have as the Powhatan I solar 
facility purchases goods and employs local laborers.  

The fiscal impact calculations are based on reassessed value of the property, $15,000/acre. The leased 
acreage is 27 acres, and is subject to Powhatan County Real Estate Tax Rate of $0.88/ $100.  

Reassessed value of property = 15,000/acre, 27 acres = $405,000 

Powhatan County Tax Rate =$ 0.88/$100 * $405,000 = $3,564 

30 year project life = $106,920 
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Affected Sector people cost hours/weeweeks total
Employment 5 15.00$    40 10 30,000.00$ 
retail 8 40.00$    1 18 5,760.00$    
gas 8 35.00$    1 18 5,040.00$    
hospitality 8 90.00$    1 18 12,960.00$ 
Food/ Drink 8 $30 1 18 4,320.00$    

58,080.00$ 
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Holocene 
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© 2019 Holocene Clean Energy.
4325 Lake Boone Trail #220 
Raleigh, NC 27607 

Topics

• Updated Site Plan
• Environmental Diligence
• Buffer
• Battery Storage
• Decommissioning 

MEETING OVERVIEW
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PROJECT OVERVIEW: POWHATAN SOLAR I

ENVIRONMENTAL DIL IGENCE 

• Natural heritage resources 

• Wetlands delineation 

• Historic/ cultural resources preliminarily identified: 

• 44PO0084, Terrestrial, open air lithic workshop, On site

• 44PO0108, Terrestrial, open air camp, On site

• 44PO0132, Bonifant 4 quarry, Adjacent

• 072-0097, House, 4412 Old Buckingham Road
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BUFFER: EXISTING VEGETATION

February 2019. South of project, looking North

July 2019. Facing directly west, center of site. 

February 2019. Within project, old T-line

April 2018. Google Street View.

BATTERY STORAGE

• The solar installation will most likely include   
a rechargeable battery and charge  
mechanism on site 

• The batteries that will be installed on site 
are lithium ion batteries that contain an 
electrolyte solution, that is in gel polymer 
form

• Lithium ion batteries contain no toxic 
materials and are exclusively made up of 
common materials such as aluminum, nickel, 
manganese, and carbon 

• Proper venting and chemical agents prevent 
combustion in event of heating beyond 
operational capacity. The instillation will 
include a NFPA compliant fire suppression 
system
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HOW STORAGE WORKS

cell module rack container

The batteries themselves 
are small and are packaged 
into groups of 22 within a 
“brick.”

There are roughly 10 bricks 
bolted on to a single rack, 
and there are 
approximately 12 racks per 
on-site container. 

The containers are made of 
steel and are roughly the size 
of a shipping container.

DECOMMISSIONING

• Holocene Clean Energy engaged Ballentine Associates, Chapel Hill, NC to perform a 
cost estimate for the decommissioning of a 5MWac, 7.5MWdc solar facility in the 
nearby Charlotte County. The results of their cost estimate are shown below. The 
applicant feels their evaluation and conclusion hold for the Powhatan Solar I 
project, as both sites are in similar geography and are of identical size.

• The total decommissioning cost is estimated at $197,017.99.

• Total salvage value is estimated to be $336,349.52

• Using these values, the solar facility’s salvage value is predicted at $139,331 in 
excess of the decommissioning cost. The applicant believes acknowledging the 
salvage value of these commodities is prudent and provides security to the county 
and landowner that the site will not be abandoned. 
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Thank you

© 2019 Holocene Clean Energy. | 727 West Hargett Street, Suite 201 | Raleigh, NC 27603
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HCE Powhatan Solar I 
Draft Conditions  |  Planning Commission Workshop: August 6, 2019 

If approved, the Department of Community Development recommends that the conditions listed 
below be incorporated into this request. These conditions are proposed to minimize negative 
impacts on surrounding properties and public services. 

1. The applicant(s) shall consent to annual administrative inspections by the Department 
of Community Development for compliance with the requirements of this CUP.  

2. The applicant(s) shall sign the list of adopted conditions for this CUP signifying 
acceptance and intent to comply with these conditions.  

3. Failure to comply with the conditions of this CUP may result in the issuance of a Notice 
of Violation (NOV) by the Zoning Administrator. The Zoning Administrator may 
present this CUP to the Board of Supervisors for revocation if the NOV is not resolved 
as directed.  

4. All activities associated with this CUP shall be in compliance with all local, state, and 
federal laws. 

5. This conditional use permit shall permit a solar energy farm and related accessory uses, 
as defined in Section 83-521 of the Powhatan County Zoning Ordinance. The extent of 
the project shall be limited to the area identified as the “Leased Boundary” and solar 
panels shall not be located outside of the area defined by the “Security Fence,” as 
generally shown on Sheet 01 of the Preliminary Drawing Site Plan dated __________.  

6. A site plan shall be submitted to Powhatan County for review and approval, in 
accordance with Section 83-123(g) of the Powhatan County Zoning Ordinance. 

7. All site activity required for the construction and operation of the solar energy farm 
shall be limited to the following: 

a. All clearing and grading of the site, including the construction and/or upgrade 
of any access roads needed for the project, shall be limited to the hours of 8 a.m. 
to 6 p.m., Monday through Saturday. 

b. All pile driving activity shall be limited to the hours of 8 a.m. to 6 p.m., Monday 
through Saturday; and  

c. All other construction activity on site shall be permitted outside of those hours 
provided such activities are consistent with the provisions of the County’s 
Noise Ordinance.  

8. Solar panels and accessory structures (excluding fencing) shall maintain a minimum 
setback of 200 feet from all property lines abutting properties used for residential 
purposes and property lines adjacent to public or private roadways.  

9. Solar panels and accessory structures (excluding fencing) shall maintain a setback of 
250 from any residential dwelling existing on the date of approval of this CUP.  

10. Any required security or perimeter fencing shall be installed in accordance with the 
following standards: 
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a. Fencing shall not cross streams, wetlands, or riparian buffers;  
b. The use of barbed wire shall be prohibited; and 
c. All fencing shall be located a minimum of 200 feet from any property line.  

11. A natural buffer shall be provided along all property lines (the “Natural Buffer Area”). 
The width of the Natural Buffer Area shall be a minimum of:  
a. 125 feet from the northern property line; and 
b. 175 feet from all other property lines.  
Existing vegetation located within the Natural Buffer Area shall be maintained for the 
lifetime of the project. No clearing, grading, or excavation may occur within the 
Natural Buffer Area, except as necessary for utilities and driveways. Existing 
vegetation within the perimeter buffer shall be maintained to the greatest extent 
practicable, and the Zoning Administrator may require existing vegetation be 
supplemented with native trees and/or native shrubs to maintain the rural character of 
the site as seen from adjacent roadways, properties, and/or historic structures. 

12. Along the project’s frontage with public roadways, additional plantings shall be 
provided directly adjacent to the perimeter fence, between the perimeter fence and the 
required Natural Buffer Area. Plantings shall be planted in a natural-appearing, 
staggered pattern and maintained for the lifetime of the project at the flowing rates: 
a. 8 native evergreen trees per 100 feet of road frontage; 
b. 10 native shrubs per 100 feet of road frontage.  
At the time of installation, all new plantings shall adhere to the size requirements set 
forth in Sec. 83-461 of the Powhatan County Zoning Ordinance. 

13. A riparian buffer at least 200 feet in width shall be maintained along all perennial 
streams, intermittent streams, and wetlands. Required riparian buffers shall be 
maintained as vegetated areas composed of an assemblage of trees, shrubs, and other 
vegetation that can effectively stabilize banks and slow down and filter stormwater 
runoff. If the buffer is not currently so vegetated, it shall be restored or allowed to 
develop into such a buffer. No mowing or disturbance shall occur within riparian 
buffers.  

14. Access to the site shall be limited one point of access permitted along State Route 13 
(Old Buckingham Road). 

15. If needed, depending on weather and site conditions, dust control measures shall be 
implemented during construction.  

16. The use of solar panels containing toxic materials, such as ad cadmium and GenX 
chemicals, shall be prohibited.  

17. A Construction Traffic Management Plan and mitigation measures shall be developed 
by the Applicant and submitted to the Virginia Department of Transportation (VDOT) 
and the County of Powhatan for review. The Plan shall address traffic control measures, 
a pre- and post-construction road evaluation, and any necessary repairs to the public 
road that are required as a result of damage from the Project. If a traffic issue arises 
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during the construction of the Project, the Applicant shall develop appropriate measures 
to mitigate the issue with input from the County and VDOT.  

18. At the request of Powhatan County, the applicant shall provide a qualified third party 
consultant to review the site’s Erosion and Sediment Control (ESC) plan and to conduct 
ongoing inspections of the site to ensure compliance with the Virginia Erosion and 
Sediment Control Law. Powhatan County shall approve of the third party consultant 
provided to conduct said reviews and inspections.  

19. If the solar energy farm is not in active use for a continuous period of 24 months, it 
shall be considered abandoned, and the owner of the facility, the land owner of the 
property on which the solar energy farm is located, or their successors or assigns shall 
remove the facilities within six months of receipt of notice from the county. 
Decommissioning includes the removal of the solar systems, buildings, cabling, 
electrical components, roads, foundations, pilings, and fencing to a depth of 36 inches, 
and shall comply with the following:  
a. Any agricultural land upon which the facility was located shall be restored to 

tillable soil suitable for agricultural use, forestry, ponds and/or wetlands. The 
Zoning Administrator may permit the fence, underground cables, roads and support 
buildings to remain with the property owner's approval so long as they continue to 
be screened as required.  

b. When a facility is deemed to be abandoned, an owner wishing to extend the time 
for removal shall submit an application stating the reason for such extension. The 
Zoning Administrator may extend the time for removal or reactivation up to an 
additional six months upon a showing of good cause.  

c. The owner of the facility shall secure the costs of decommissioning by providing 
and keeping in force a decommissioning agreement and financial surety in a form 
agreed to by the county attorney. The owner of the facilities shall every five years 
submit updated cost estimates for decommissioning the facilities and scrap value, 
adjusted for changes in inflation, scrap value and other factors. At its option, the 
county may require the surety amount be increased based on the net cost of 
decommissioning. 

d. If the facility is not removed within the specified time, the county may contract for 
removal. Thereafter, the county may cause removal of the facility with costs being 
borne by the owner of the facilities and/or the land owner. All costs there of shall 
be charged to the landowner and become a lien on the property on which the facility 
was located.  

 

Planning Commission  |  August 6, 2019  |  Page 206



If Planning Commission members have questions, please call the staff / contact prior to the meeting. 

 

Meeting Date: August 6, 2019 
  
Agenda Item 
Title: 
 
 

Discussion: Case #19-04-CUP 
Request for a Conditional Use Permit to Allow a Solar Energy Farm within the Agircultural-10 (A-10) 
Zoning District on Tax Maps 27-14, 27-14A, and 26-104 (2660 Brauer Road) 

Motion: 
 

n/a 

Dates Previously 
Considered by 
PC: 

Planning Commission Workshop: July 2, 2019  

Summary of 
Item: 
 
 
 
 

Powhatan Solar I, LLC has submitted an application requesting approval of a Conditional Use Permit 
(CUP) to allow a Solar Energy Farm in the Agricultural-10 (A-10) zoning district. 
The subject properties, which consist of Tax Maps 27-14, 27-14A, and 26-104 located at 2660 Brauer 
Road, total approximately 927.38 acres. The applicant is requesting a CUP to allow for an 18 MW solar 
facility within a project area of approximately 350.9 acres.  
At the planned workshop, the applicant will provide updates on this request and solicit feedback from 
members of the Planning Commission.  
A neighborhood meeting for this request was held on July 24, 2019. 

     
Attachments: 
 

The following documents have been included in this packet: 
1. Application  
2. Draft Conceptual Plan and Perimeter Buffer Renderings 
3. Executive Summary and Supplemental Application Documents 
4. Decommissioning Estimate (No Salvage Value) 
5. Decommissioning Estimate (Salvage Value Included) 
6. Army Core of Engineers: Preliminary Jurisdictional Determination 
7. Wetland Delineation Report (including Appendices I and II) 

The remaining appendices can be found in the full report at powhatanva.gov/DocumentCenter/Index/265 
They include the following: 

• Appendix III: Wetland Data Sheets (p 16 of full report) 
• Appendix IV: Photographs (p 110 of full report) 
• Appendix V: Wetland and Waters of the U.S. Delineation Map (p 134 of full report) 

8. Limited NEPA Report 
9. Draft Conditions 
 

Staff/Contact: Andrew Pompei: Planning Director 
(804) 598-5621 x2006  
apompei@powhatanva.gov  

 

  

 

Powhatan County 
Planning Commission 

Agenda Item 
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Attachment 1: Application
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Attachment 2: 
Draft Conceptual Plan

and Perimeter Buffer Renderings
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SITE

ELECTRONIC FILES ARE INSTRUMENTS
OF SERVICE PROVIDED BY CYPRESS CREEK
RENEWABLES, LLC FOR THE CONVENIENCE
OF THE INTENDED RECIPIENT(S), AND NO
WARRANTY IS EITHER EXPRESSED OR
IMPLIED.  ANY REUSE OR REDISTRIBUTION OF
THIS DOCUMENT IN WHOLE OR PART
WITHOUT THE WRITTEN AUTHORIZATION OF
CYPRESS CREEK RENEWABLES, LLC, WILL BE
AT THE SOLE RISK OF THE RECIPIENT.  IF
THERE IS A DISCREPANCY BETWEEN THE
ELECTRONIC FILES AND THE SIGNED AND
SEALED HARD COPIES, THE HARD COPIES
SHALL GOVERN.  USE OF  ANY ELECTRONIC
FILES GENERATED OR PROVIDED BY
CYPRESS CREEK RENEWABLES, LLC,
CONSTITUTES AN ACCEPTANCE OF THESE
TERMS AND CONDITIONS.
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Attachment 3: 
Executive Summary and

Supplemental Application Documents
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Attachment 4: 
Decommissioning Estimate

No Salvage Value
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Project: Powhatan I Solar, LLC Engineer: N. Matthysse

Client: Cypress Creek Issue Date: 7/29/19

Location: Powhatan, VA Revision: 0

OPINION OF PROBABLE COST - PV PLANT DECOMISSIONING - SAT - 18 Mwac

This opinion of probable costs is based on the engineer's experience in the design and construction of energy facilities and are 

subject to final engineering. This opinion is also based on our experience supervising the construction of PV plants and 

supervising the demolition of other non-PV facilities. The engineer is unaware of a significant body of decomissiong PV plants 

with which to benchmark its opinion of cost. With the exception of the PV modules and inter-module wiring, none of the 

activities undertaken to disassemble a PV plant are unique to PV plants. Disassembly costs can be estimated simlar to other 

types of facilities. While 3rd party software such as RS Means do contain data on PV plant disassembly, we have found that 

the data is not applicable to large ground-mounted systems.

This opinion assumes a third-party contractor, experienced in the construction and decomissioining of PV facilities will lead 

the effort. The reported costs include labor, materials, taxes, insurance, transport costs, equipment rental, contractor's 

overhead, and contractor's profit. Labor costs have been estimated using regional labor rates and labor efficiences from the 

Bureau of Labor Statistics. This opinion assumes open-shop labor rates.

This opinion of cost has been split between plant disassembly, site restoration, and salvage which reflects the overall 

decomissioning process. The PV plant will first be disassembled, with all above and below grade components removed to a 

depth of 3 feet. This includes all buried cables, conduits, and foundations. Costs for disssembly are overall less than those for 

original assembly of the facility. While PV modules will need to be removed by hand to retain their savlage value, the racks, 

buried cables, and concrete can be removed by machine to increase efficiency. It is assumed that concrete, gravel, and fiber 

optic cable do not have salvage value and will be disposed off site. Other materials are assumed to have salvage value and can 

be sold at market prices.

It is expected that the entire site will be re-seeded with native grasses and vegetation. Planting of trees, shrubs, and other 

woody vegetation (re-forestation) or other beautification is not included in the costs. It is assumed that mulching and 

stabilization of seeded areas will only be required where gravel roads or concrete foundations were removed. As all cables will 

be direct buried, excavation to remove the cables will not be required, and the disturbance to those areas will be minimal. The 

remainder of site will already be vegetated and disassembly activities will not signiifcantly disturb the vegetation. Seeding in 

those areas is included as a precautionary measure. 

It is assumed that re-grading of the site to remove diversion dikes and retention ponds is not required. The earth-moving 

required to remove these features would likely trigger a NPDES (or state/local equivalent) permit, which would in turn require 

those same features to be installed to control stormwater on the site. In addition, it is assumed no new erosion and sediment 

control measure will be required for disassembly. These would have been put in place during the original construction, and 

would be required to remain in place and properly maintained for the project life.

Salvage values, if included, have been estimated using publicly available data from http://www.scrapmonster.com. Inverters 

were priced at the rate for Complete Computers, which is lower than what could be attained if they were disassembled on 

site. Transformers were priced at 80% of the market rate for Sealed Unit Transformers. PV modules were assumed to have 

residual value as functioning units. They are priced assuming the power output degrades at 0.4% per yer for 25 years, and 5% 

are broken during disassembly. The modules were assumed to have a market price of $0.10/W, which is half of the price 

projection for new modules made by the Department of Energy in year 25.

Inflation, if included in this estimate has been projected based on the Producer Price Indices for Final Demand Construction, 

Iron Steel Scrap, and Copper Base Scrap. PPI is a more appropriate measure than CPI as it is targeted to the specific 

commodity. Detailed assumptions and the total opinion of cost for decomissioning is provided on the next sheets.

This opinion of probable costs is based on the engineer's experience in the design and construction of energy facilities and are 

subject to final engineering. The engineer accepts no liability for errors, omissions, or the accuracy and adequacy of this 

opinion.  It is a violation ofstate law for any person, unless they are acting under direction of a licensed professional engineer 

to alter this document in any way.
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Project: Powhatan I Solar, LLC Engineer: N. Matthysse

Client: Cypress Creek Issue Date: 7/29/19

Location: Powhatan, VA Revision: 0

Racking Wiring
Disconnect PV connectors, cut cable ties, and remove wires from cable 

tray. Transport via dump truck to staging area. Assumed salvage value.

Underground Cable

Excavate to cable depth at one end of trench. Use tractor or backhoe 

pull out all cables in common trench. Cables are direct buried so 

complete excavation of trenches is not required. Transport via dump 

truck to staging area. Assumed salvage value.

Racking Frame

Stabilize w/ machine. Cut legs and lower to ground level. Cut cross 

beams to appropriate size and transport via dump truck to staging 

location. Assumed salvage value.

Racking Posts

Fence
Machine roll fence fabric. Remove posts via post-puller and transport via 

dump truck to staging location. Assumed salvage value.

Concrete

Remove with excavator and jack hammer. Backfill and compact as 

needed. Transport via dump truck to staging area. Assumed offsite 

disposal.

Assumes a containerized solution w/ up to 5MWh per container. 

Container has assumed salvage value. Batteries and racks have offsite 

disposal. Other components addressed as above.

Remove via post-puller and transport via dump truck to staging location. 

Assumed salvage value.

Re-Grading No bulk re-grading is included as this would alter site hydrology.

Erosion & Sediment Control

Install silt fence around project perimeter. Install tracking control at site 

entrance and replace once during disassembly. Remove at end of 

disassembly. We anticipate net soil disturbance is < 1 acre.

Gravel

Assumed disposal at $95/ton or $45/CY including tipping fee.

PV PLANT ANTICIPATED DISASSEMBLY METHODS

ITEM DISASSEMBLY METHOD

PV Modules

Hand Removal. Place modules face down on pallets, tape wire ends, tied 

down and transport via skid-steer to staging location. Assumed 5% 

breakage, salvage value for crystalline, no salvage for thin-film.

Inverters
Removal by crane and transport via flat-bed to staging location. Assume 

no disassembly. Assumed salvage value.

Transformers

Removal by crane and transport via flat-bed to staging location. Assume 

no disassembly. Oil removal performed by scrap facility. Assumed 

salvage value.

Remove with skid steer with sweeper. Transport via dump truck to 

staging area. Assumed offsite disposal.

Offsite Disposal

Re-Seeding

Re-seed using an ATV-pulled drill seeder, at 5lbs bulk seed per acre of 

native grasses. Stabilize and mulch on areas where concrete or gravel 

was removed only.

Energy Storage System
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Project: Powhatan I Solar, LLC Engineer: N. Matthysse

Client: Cypress Creek Issue Date: 7/29/19

Location: Powhatan, VA Revision: 0

Disconnect Switches

Removal by crane, disassemble, and transport via flat-bed to staging 

location. Assumed salvage value for metal components. Insulators 

assumed no value.

Primary Conductor
Cut cable and bus pipe at ends and transport to staging location. 

Assumed salvage value.

Underground Cable

Excavate to cable depth at one end of trench. Use tractor or backhoe 

remove all cables and conduits in common trench. Transport via dump 

truck to staging area. Assumed salvage value.

Removal from supports. Assumed no salvage value.Insulators and Arresters

Re-Seeding & Re-Grading

Re-seed using an ATV-pulled drill seeder, at 3.2lbs per acre of native 

grasses. Use rough grading machine to lower substation pad to native 

elevation.

Concrete
Remove with excavator and jack hammer. Transport via dump truck to 

staging area. Assumed offsite disposal.

Gravel

GENERATION SUBSTATION ANTICIPATED DISASSEMBLY METHODS

ITEM DISASSEMBLY METHOD

Steel Structures
Disassembled, lowered by crane, and transported via flat-bed to staging 

location. Assumed salvage value.

Circuit Breakers

Removed from pads and transported via flat-bed to staging location. 

Assumed no salvage value, and no difference in recycling vs. disposal 

cost.

Power & Instrument 

Transformers

Removal by crane and transport via flat-bed to staging location. Assume 

no disassembly or oil removal of small units, oil drained from main 

power transformer prior to transport. Assumed salvage value.

Fence
Machine roll fence fabric. Remove posts via post-puller and transport via 

dump truck to staging location. Assumed salvage value.

Pre-Fab Steel Buildings Rough dissassembly on site. Assumed salvage value.

Control Panels
Removal of electronic components. Rough disassembly. Assumed 

salvage value for electronic and metal components.

Remove with skid steer with sweeper. Transport via dump truck to 

staging area. Assumed offsite disposal.

Offsite Disposal Assumed disposal at $95/ton or $45/CY including tipping fee.
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Project: Powhatan I Solar, LLC Engineer: N. Matthysse

Client: Cypress Creek Issue Date: 7/29/19

Location: Powhatan, VA Revision: 0

ITEM QUANTITY UNIT PRICE TOTAL
1.0 65,453 3.04$                  198,977.12$                  

2.0 7 989$                   6,923.00$                       

3.0 7 495$                   3,465.00$                       

4.0 0 - -

5.0 0 - -

6.0 0 - -

7.0 753 125$                   94,125.00$                     

8.0 9,789 15$                     146,835.00$                  

9.0 753 17$                     12,801.00$                     

10.0 301,237 LF 0.07$                  21,086.59$                     

11.0 93,374 LF 0.53$                  49,488.22$                     

12.0 30,560 LF 2.10$                  64,176.00$                     

13.0 1 LS 8,016.50$          8,016.50$                       

14.0 22 CY 68$                     1,496.00$                       

15.0 4,653 CY 26$                     120,978.00$                  

16.0 4,676 CY 45$                     210,420.00$                  

17.0 7.01 TON 95$                     665.95$                          

18.0 18 MW 5,210$                93,780.00$                     
1,033,233.38$               

ITEM QUANTITY UNIT PRICE TOTAL
19.0 246 ACRES 119$                   29,274.00$                     

20.0 0 CY 17$                     -$                                 

21.0 1 LS 79,623$             79,623.00$                     
108,897.00$                  

ITEM QUANTITY UNIT PRICE TOTAL
22.0 62,180 33$                     2,051,940.00$               

23.0 7 4,321$                30,247.00$                     

24.0 7 5,824$                40,768.00$                     

25.0 0 4,321$                -$                                 

26.0 0 LBS 0.14$                  -$                                 

27.0 0 5,824$                -$                                 

28.0 2,345,021 LBS 0.25$                  586,255.25$                  

29.0 1,615,185 LBS 0.25$                  403,796.25$                  

30.0 40,662 LBS 0.59$                  23,990.58$                     

31.0 0 LBS 0.25$                  -$                                 

32.0 2,912 LBS 0.14$                  407.68$                          

33.0 451 LBS 0.65$                  293.15$                          

34.0 0 LBS 0.65$                  -$                                 

35.0 0 LBS 0.14$                  -$                                 

36.0 0 LBS 0.14$                  -$                                 

37.0 52 LBS 0.25$                  13.00$                            

38.0 40,689 LBS 3.88$                  157,873.32$                  

39.0 67,670 LBS 2.36$                  159,701.20$                  

40.0 466,893 LBS 0.25$                  116,723.25$                  
3,572,008.68$               

TOTAL DISASSEMBLY, DISPOSAL, & SITE RESTORATION COST 1,142,130.38$              

Mott MacDonald

NET DECOMISSIONING COST 1,142,130.38$              

7/29/2019

Jared Hicks, PE Date

Senior Engineer

(810) 428-6399

OPINION OF PROBABLE COST - PV PLANT DECOMISSIONING - 18 MW - ANNUAL INFLATION=1.36% - END OF LIFE: YEAR 35

DISASSEMBLY & DISPOSAL

DESCRIPTION
PV Modules (385 W)

Concrete

Tracker Motors

PV Plant Fence

PV Inverter(s) (2.75 MVA)

PV Transformer(s) (2.75 MVA)

Racking Frame (Single Axis)

Racking Posts

Racking Wiring

Underground Cable (LV, MV, Comm)

Interconnection Facilities

ESS Inverter(s) (2MVA)

ESS Container(s)

ESS Transformer(s) (2MVA)

SUBTOTAL

DESCRIPTION
Re-Seeding

Re-Grading

SITE RESTORATION

Offsite Disposal by Weight

Gravel

Offsite Disposal by Volume

Chain Link Fence (PV Plant & Interconnection)
SUBTOTAL

General Conditions

Erosion and Sediment Control
SUBTOTAL

Racking Posts

Racking Frame (Single Axis)

ESS Inverter(s) (2MVA)

PV Modules (385 W)

PV Inverter(s) (2.75 MVA)

ESS Container(s)

PV Transformer(s) (2.75 MVA)

ESS Transformer(s) (2MVA)

DESCRIPTION

SALVAGE

LV Wiring (PV Plant & Interconnection)

MV Wiring

Electronic Controls

Tracker Motors

Interconnection Steel Structures

Interconnection Disconnect Switches (1 & 3-Phase)

Interconnection Primary Conductor

Interconnection Pre-Fab Steel Buildings

Control Panels

Interconnection Power & Instrument Transformers
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Attachment 5: 
Decommissioning Estimate

Salvage Value Included
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Project: Powhatan I Solar, LLC Engineer: N. Matthysse

Client: Cypress Creek Issue Date: 7/23/19

Location: Powhatan, VA Revision: 0

OPINION OF PROBABLE COST - PV PLANT DECOMISSIONING - SAT - 18 Mwac

This opinion of probable costs is based on the engineer's experience in the design and construction of energy facilities and are 

subject to final engineering. This opinion is also based on our experience supervising the construction of PV plants and 

supervising the demolition of other non-PV facilities. The engineer is unaware of a significant body of decomissiong PV plants 

with which to benchmark its opinion of cost. With the exception of the PV modules and inter-module wiring, none of the 

activities undertaken to disassemble a PV plant are unique to PV plants. Disassembly costs can be estimated simlar to other 

types of facilities. While 3rd party software such as RS Means do contain data on PV plant disassembly, we have found that 

the data is not applicable to large ground-mounted systems.

This opinion assumes a third-party contractor, experienced in the construction and decomissioining of PV facilities will lead 

the effort. The reported costs include labor, materials, taxes, insurance, transport costs, equipment rental, contractor's 

overhead, and contractor's profit. Labor costs have been estimated using regional labor rates and labor efficiences from the 

Bureau of Labor Statistics. This opinion assumes open-shop labor rates.

This opinion of cost has been split between plant disassembly, site restoration, and salvage which reflects the overall 

decomissioning process. The PV plant will first be disassembled, with all above and below grade components removed to a 

depth of 3 feet. This includes all buried cables, conduits, and foundations. Costs for disssembly are overall less than those for 

original assembly of the facility. While PV modules will need to be removed by hand to retain their savlage value, the racks, 

buried cables, and concrete can be removed by machine to increase efficiency. It is assumed that concrete, gravel, and fiber 

optic cable do not have salvage value and will be disposed off site. Other materials are assumed to have salvage value and can 

be sold at market prices.

It is expected that the entire site will be re-seeded with native grasses and vegetation. Planting of trees, shrubs, and other 

woody vegetation (re-forestation) or other beautification is not included in the costs. It is assumed that mulching and 

stabilization of seeded areas will only be required where gravel roads or concrete foundations were removed. As all cables will 

be direct buried, excavation to remove the cables will not be required, and the disturbance to those areas will be minimal. The 

remainder of site will already be vegetated and disassembly activities will not signiifcantly disturb the vegetation. Seeding in 

those areas is included as a precautionary measure. 

It is assumed that re-grading of the site to remove diversion dikes and retention ponds is not required. The earth-moving 

required to remove these features would likely trigger a NPDES (or state/local equivalent) permit, which would in turn require 

those same features to be installed to control stormwater on the site. In addition, it is assumed no new erosion and sediment 

control measure will be required for disassembly. These would have been put in place during the original construction, and 

would be required to remain in place and properly maintained for the project life.

Salvage values, if included, have been estimated using publicly available data from http://www.scrapmonster.com. Inverters 

were priced at the rate for Complete Computers, which is lower than what could be attained if they were disassembled on 

site. Transformers were priced at 80% of the market rate for Sealed Unit Transformers. PV modules were assumed to have 

residual value as functioning units. They are priced assuming the power output degrades at 0.4% per yer for 25 years, and 5% 

are broken during disassembly. The modules were assumed to have a market price of $0.10/W, which is half of the price 

projection for new modules made by the Department of Energy in year 25.

Inflation, if included in this estimate has been projected based on the Producer Price Indices for Final Demand Construction, 

Iron Steel Scrap, and Copper Base Scrap. PPI is a more appropriate measure than CPI as it is targeted to the specific 

commodity. Detailed assumptions and the total opinion of cost for decomissioning is provided on the next sheets.

This opinion of probable costs is based on the engineer's experience in the design and construction of energy facilities and are 

subject to final engineering. The engineer accepts no liability for errors, omissions, or the accuracy and adequacy of this 

opinion.  It is a violation ofstate law for any person, unless they are acting under direction of a licensed professional engineer 

to alter this document in any way.
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Project: Powhatan I Solar, LLC Engineer: N. Matthysse

Client: Cypress Creek Issue Date: 7/23/19

Location: Powhatan, VA Revision: 0

Racking Wiring
Disconnect PV connectors, cut cable ties, and remove wires from cable 

tray. Transport via dump truck to staging area. Assumed salvage value.

Underground Cable

Excavate to cable depth at one end of trench. Use tractor or backhoe 

pull out all cables in common trench. Cables are direct buried so 

complete excavation of trenches is not required. Transport via dump 

truck to staging area. Assumed salvage value.

Racking Frame

Stabilize w/ machine. Cut legs and lower to ground level. Cut cross 

beams to appropriate size and transport via dump truck to staging 

location. Assumed salvage value.

Racking Posts

Fence
Machine roll fence fabric. Remove posts via post-puller and transport via 

dump truck to staging location. Assumed salvage value.

Concrete

Remove with excavator and jack hammer. Backfill and compact as 

needed. Transport via dump truck to staging area. Assumed offsite 

disposal.

Assumes a containerized solution w/ up to 5MWh per container. 

Container has assumed salvage value. Batteries and racks have offsite 

disposal. Other components addressed as above.

Remove via post-puller and transport via dump truck to staging location. 

Assumed salvage value.

Re-Grading No bulk re-grading is included as this would alter site hydrology.

Erosion & Sediment Control

Install silt fence around project perimeter. Install tracking control at site 

entrance and replace once during disassembly. Remove at end of 

disassembly. We anticipate net soil disturbance is < 1 acre.

Gravel

Assumed disposal at $95/ton or $45/CY including tipping fee.

PV PLANT ANTICIPATED DISASSEMBLY METHODS

ITEM DISASSEMBLY METHOD

PV Modules

Hand Removal. Place modules face down on pallets, tape wire ends, tied 

down and transport via skid-steer to staging location. Assumed 5% 

breakage, salvage value for crystalline, no salvage for thin-film.

Inverters
Removal by crane and transport via flat-bed to staging location. Assume 

no disassembly. Assumed salvage value.

Transformers

Removal by crane and transport via flat-bed to staging location. Assume 

no disassembly. Oil removal performed by scrap facility. Assumed 

salvage value.

Remove with skid steer with sweeper. Transport via dump truck to 

staging area. Assumed offsite disposal.

Offsite Disposal

Re-Seeding

Re-seed using an ATV-pulled drill seeder, at 5lbs bulk seed per acre of 

native grasses. Stabilize and mulch on areas where concrete or gravel 

was removed only.

Energy Storage System
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Project: Powhatan I Solar, LLC Engineer: N. Matthysse

Client: Cypress Creek Issue Date: 7/23/19

Location: Powhatan, VA Revision: 0

Disconnect Switches

Removal by crane, disassemble, and transport via flat-bed to staging 

location. Assumed salvage value for metal components. Insulators 

assumed no value.

Primary Conductor
Cut cable and bus pipe at ends and transport to staging location. 

Assumed salvage value.

Underground Cable

Excavate to cable depth at one end of trench. Use tractor or backhoe 

remove all cables and conduits in common trench. Transport via dump 

truck to staging area. Assumed salvage value.

Removal from supports. Assumed no salvage value.Insulators and Arresters

Re-Seeding & Re-Grading

Re-seed using an ATV-pulled drill seeder, at 3.2lbs per acre of native 

grasses. Use rough grading machine to lower substation pad to native 

elevation.

Concrete
Remove with excavator and jack hammer. Transport via dump truck to 

staging area. Assumed offsite disposal.

Gravel

GENERATION SUBSTATION ANTICIPATED DISASSEMBLY METHODS

ITEM DISASSEMBLY METHOD

Steel Structures
Disassembled, lowered by crane, and transported via flat-bed to staging 

location. Assumed salvage value.

Circuit Breakers

Removed from pads and transported via flat-bed to staging location. 

Assumed no salvage value, and no difference in recycling vs. disposal 

cost.

Power & Instrument 

Transformers

Removal by crane and transport via flat-bed to staging location. Assume 

no disassembly or oil removal of small units, oil drained from main 

power transformer prior to transport. Assumed salvage value.

Fence
Machine roll fence fabric. Remove posts via post-puller and transport via 

dump truck to staging location. Assumed salvage value.

Pre-Fab Steel Buildings Rough dissassembly on site. Assumed salvage value.

Control Panels
Removal of electronic components. Rough disassembly. Assumed 

salvage value for electronic and metal components.

Remove with skid steer with sweeper. Transport via dump truck to 

staging area. Assumed offsite disposal.

Offsite Disposal Assumed disposal at $95/ton or $45/CY including tipping fee.
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Project: Powhatan I Solar, LLC Engineer: N. Matthysse

Client: Cypress Creek Issue Date: 7/23/19

Location: Powhatan, VA Revision: 0

ITEM QUANTITY UNIT PRICE TOTAL
1.0 65,453 3.04$                  198,977.12$                  

2.0 7 989$                   6,923.00$                       

3.0 7 495$                   3,465.00$                       

4.0 0 - -

5.0 0 - -

6.0 0 - -

7.0 753 125$                   94,125.00$                     

8.0 9,789 15$                     146,835.00$                  

9.0 753 17$                     12,801.00$                     

10.0 301,237 LF 0.07$                  21,086.59$                     

11.0 93,374 LF 0.53$                  49,488.22$                     

12.0 30,560 LF 2.10$                  64,176.00$                     

13.0 1 LS 8,016.50$          8,016.50$                       

14.0 22 CY 68$                     1,496.00$                       

15.0 4,653 CY 26$                     120,978.00$                  

16.0 4,676 CY 45$                     210,420.00$                  

17.0 7.01 TON 95$                     665.95$                          

18.0 18 MW 5,210$                93,780.00$                     
1,033,233.38$               

ITEM QUANTITY UNIT PRICE TOTAL
19.0 246 ACRES 119$                   29,274.00$                     

20.0 0 CY 17$                     -$                                 

21.0 1 LS 79,623$             79,623.00$                     
108,897.00$                  

ITEM QUANTITY UNIT PRICE TOTAL
22.0 62,180 33$                     2,051,940.00$               

23.0 7 4,321$                30,247.00$                     

24.0 7 5,824$                40,768.00$                     

25.0 0 4,321$                -$                                 

26.0 0 LBS 0.14$                  -$                                 

27.0 0 5,824$                -$                                 

28.0 2,345,021 LBS 0.25$                  586,255.25$                  

29.0 1,615,185 LBS 0.25$                  403,796.25$                  

30.0 40,662 LBS 0.59$                  23,990.58$                     

31.0 0 LBS 0.25$                  -$                                 

32.0 2,912 LBS 0.14$                  407.68$                          

33.0 451 LBS 0.65$                  293.15$                          

34.0 0 LBS 0.65$                  -$                                 

35.0 0 LBS 0.14$                  -$                                 

36.0 0 LBS 0.14$                  -$                                 

37.0 52 LBS 0.25$                  13.00$                            

38.0 40,689 LBS 3.88$                  157,873.32$                  

39.0 67,670 LBS 2.36$                  159,701.20$                  

40.0 466,893 LBS 0.25$                  116,723.25$                  
3,572,008.68$               

TOTAL DISASSEMBLY, DISPOSAL, & SITE RESTORATION COST 1,142,130.38$              

Mott MacDonald TOTAL SALVAGE VALUE 3,572,008.68$              

NET DECOMISSIONING COST (2,429,878.30)$             

7/29/2019

Jared Hicks, PE Date

Senior Engineer

(810) 428-6399

OPINION OF PROBABLE COST - PV PLANT DECOMISSIONING - 18 MW - ANNUAL INFLATION=1.36% - END OF LIFE: YEAR 35

DISASSEMBLY & DISPOSAL

DESCRIPTION
PV Modules (385 W)

Concrete

Tracker Motors

PV Plant Fence

PV Inverter(s) (2.75 MVA)

PV Transformer(s) (2.75 MVA)

Racking Frame (Single Axis)

Racking Posts

Racking Wiring

Underground Cable (LV, MV, Comm)

Interconnection Facilities

ESS Inverter(s) (2MVA)

ESS Container(s)

ESS Transformer(s) (2MVA)

SUBTOTAL

DESCRIPTION
Re-Seeding

Re-Grading

SITE RESTORATION

Offsite Disposal by Weight

Gravel

Offsite Disposal by Volume

Chain Link Fence (PV Plant & Interconnection)
SUBTOTAL

General Conditions

Erosion and Sediment Control
SUBTOTAL

Racking Posts

Racking Frame (Single Axis)

ESS Inverter(s) (2MVA)

PV Modules (385 W)

PV Inverter(s) (2.75 MVA)

ESS Container(s)

PV Transformer(s) (2.75 MVA)

ESS Transformer(s) (2MVA)

DESCRIPTION

SALVAGE

LV Wiring (PV Plant & Interconnection)

MV Wiring

Electronic Controls

Tracker Motors

Interconnection Steel Structures

Interconnection Disconnect Switches (1 & 3-Phase)

Interconnection Primary Conductor

Interconnection Pre-Fab Steel Buildings

Control Panels

Interconnection Power & Instrument Transformers
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Attachment 6: 
Army Core of Engineers: 

Preliminary Jurisdictional Determination
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Julie S. Hamilton
Digitally signed by Julie S. 
Hamilton 
Date: 2019.06.10 17:17:54 -04'00'
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✔

Planning Commission  |  August 6, 2019  |  Page 295



Planning Commission  |  August 6, 2019  |  Page 296



✔

✔

✔

✔

✔

✔

✔
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NOTE:  
1) The information above is for planning purposes only.  In most cases, the property has not been surveyed for historic 

resources.  Undiscovered historic resources may be located on the subject property or adjacent properties and this 
supplemental information is not intended to satisfy the Corps’ requirements under Section 106 of the National Historic 
Preservation Act (NHPA). 

2) Prospective permittees should be aware that Section 110k of the NHPA (16 U.S.C. 470h-2(k)) prevents the Corps from 
granting a permit or other assistance to an applicant who, with intent to avoid the requirements of Section 106 of the 
NHPA, has intentionally significantly adversely affected a historic property to which the permit would relate, or having legal 
power to prevent it, allowed such significant adverse effect to occur, unless the Corps, after consultation with the Advisory 
Council on Historic Preservation (ACHP), determines that circumstances justify granting such assistance despite the 
adverse effect created or permitted by the applicant. 

 
Please note this information is being provided to you based on the preliminary data you submitted to the Corps relative to 

project boundaries and project plans. Consequently, these findings and recommendations are subject to change if the 
project scope changes or new information becomes available and the accuracy of the data.
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Attachment 7: 
Wetland Delineation Report

(Including Appendices I and II)

The full report is available at:
http://www.powhatanva.gov/DocumentCenter/View/4467/19-04-CUP-Wetland-Delin-Report-Final_05-23-19
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WETLAND DELINEATION REPORT 
POWHATAN I & II SOLAR, LLC 

POWHATAN COUNTY, VIRGINIA 
 

TNT PROJECT NO.: 1383 
 
 

FOR 
 

CYPRESS CREEK RENEWABLES, LLC 
 
 

DECEMBER 20, 2018 
REVISED APRIL 30, 2019 
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December 20, 2018; 
Revised: April 30, 2019 

 
Lindsey Hesch 
Cypress Creek Renewables, LLC 
3402 Pico Blvd  
Santa Monica, California 90405 
 

TNT Project Number: 1383 
 
 
Reference:  Wetland Delineation Report, Powhatan Solar I & II, LLC, Powhatan County, Virginia 
    Latitude: 37o 34’ 14” N,  Longitude: 77o 54’ 48” W  
 
 
Dear Ms. Hesch: 
 
TNT Environmental,  Inc.  (TNT)  is pleased to present this wetland delineation report for the above‐
referenced project in general accordance with TNT Proposal Number 1983 dated October 19, 2018.  
The wetlands and Waters of  the U.S.  identified during  this  investigation  for  the above‐referenced 
project site were delineated by TNT based on the Corps of Engineers’ Wetlands Delineation Manual 
(1987) and the Regional Supplement to the Corps of Engineers Wetland Delineation Manual: Eastern 
Mountains & Piedmont Region and represent those areas that are most likely considered jurisdictional 
by the U.S. Army Corps of Engineers (USACE).   The delineation entails the gathering of appropriate 
field data according  to  the applicable USACE Manuals,  field  flagging and mapping of approximate 
wetland and stream boundaries located onsite, preparation of this final report, and a request to the 
USACE  for  boundary  confirmation  and  jurisdictional  determination  of  U.  S.  Waters,  including 
wetlands, identified onsite.  Based on the field investigation conducted on November 7 and 8, 2018, 
there are potentially  jurisdictional Waters of the U.S.,  including wetlands,  located within the study 
area. 
 

PROJECT SITE DESCRIPTION 
 
The subject site consists of three (3) parcels of land totaling approximately 929 acres located south of 
Three Bridge Road in Powhatan, Virginia (Figure 1: Project Location Map). The project site is further 
identified by physical address 2660 Bauer Road and Powhatan County PINs 026‐104, 027‐14, and 027‐
14A. The terrain of the project site consists of gently to moderately sloping topography and is located 
within the Branch Creek and Fine Creek drainage basin (Figure 2: USGS Topographic Map). The project 
area consists of a mixture of mature wooded land in the north and west, early successional vegetation 
from  previous  timber  activities  in  the  south  and  southeast,  and  pastures  and  cropland  in  the 
southwest.   The property  is currently used for farming, a hunt club and timber harvesting. Several 
farming and residential structures are located in the center of the property. A powerline easement 
bisects the property from the northwest to southeast.  
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April 30, 2019 
Page 2 
 

SECONDARY INFORMATION REVIEW 
 

Secondary information entails the background research and review of recorded data and/or mapping 
associated with the project site.  Resources reviewed include but are not limited to the following: 
 

 U. S. Geological Survey (USGS) Topographic Map, Powhatan, VA Quadrangle, 2016 
 U. S. Fish and Wildlife Service (USFWS), National Wetlands Inventory (NWI) Online Mapper, 

http://wetlands.fws.gov/mapper_tool.htm 
 Natural  Resources  Conservation  Service  (NRCS),  Electronic  Field  Office  Technical  Guide, 

Powhatan County Soils, www.nrcs.usda.gov/technical/efotg/ 
 Available aerial photography and GIS data 

 
The USGS Powhatan, VA quadrangle map shows elevations of approximately 250 to 400 feet above 
mean sea level (MSL).  As shown on the USGS Map, the project site drains to Branch Creek and Fine 
Creek, both tributaries to James River located within the Middle James‐Willis watershed and identified 
as Hydrologic Unit Code (HUC) 02080205. The NWI map depicts wetland and other Waters of the U.S., 
including freshwater pond, freshwater forested/shrub wetlands, freshwater emergent wetlands, lake, 
and riverine features within the project site boundaries.   
 
The soil survey indicates that the site is underlain primarily by Appling fine sandy loam (3B, 3C) and 
Cecil fine sandy  loam  (6B2, 6C2), with  lesser amounts of Abell fine sandy  loam  (1B), Chenneby silt 
loam (7), Chewacla silt  loam (8), Dogue silt  loam (10B), Forestdale silty clay  loam (12), Pacolet fine 
sandy loam (16C, 16D), Pacolet sandy clay loam (17D3), Partlow loam (19), and Wedowee sandy loam 
(27B, 27C).  Appling fine sandy loam (3B, 3C), Abell fine sandy loam (1B), Cecil fine sandy loam (6C2), 
Chenneby silt loam (7), Chewacla silt loam (8), Forestdale silty clay loam (12), Pacolet fine sandy loam 
(16C), Partlow loam (19), and Wedowee sandy loam (27C) are classified by the NRCS as hydric. 
 
 

FIELD INVESTIGATION & METHODOLOGY 
 
Fieldwork  was  conducted  on  November  7  and  8,  2018  using  the  Corps  of  Engineers’ Wetlands 
Delineation  Manual  (1987)  and  the  Regional  Supplement  to  the  Corps  of  Engineers  Wetland 
Delineation Manual:  Eastern Mountains &  Piedmont  Region.    The USACE Manual  and  associated 
Regional  Supplement  follow  three  parameters  for  the  identification  of  wetlands:  dominance  of 
hydrophytic vegetation, presence of hydric soils, and hydrologic indicators.  All three parameters must 
be  present  under  normal  conditions  for  an  area  to  be  considered  a  jurisdictional  wetland  in 
accordance with Section 404 of the Clean Water Act.  Wetlands are then further classified according 
to  the Cowardin System as described  in Classification of Wetlands and Deepwater Habitats of  the 
United States (1979). 
 
The fieldwork was conducted to evaluate and characterize the soils, vegetation and hydrology, and 
establish the boundaries of wetlands or Waters of the U.S. located within the area of investigation.  
Wetland flags were placed in the field and sequentially numbered to provide an onsite record of the 
location of wetlands and other Waters subject to the jurisdiction of state and federal agencies. The 
data sheets used in this investigation are enclosed, along with the Delineation Map showing data point 
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locations and approximate wetland and Waters boundaries.  A summary of the attached data sheets 
is  included  below  in  Table  3.  Additionally,  a  photographic  log  documenting  site  conditions 
encountered is enclosed. 
 

FINDINGS 
 

Based on our  field  reconnaissance,  TNT has  identified  and  located  several wetlands  and  streams 
onsite.  Wetlands identified on the project site are classified as palustrine forested (PFO), palustrine 
scrub‐shrub  (PSS) and palustrine emergent  (PEM) wetlands. Dominant wetland vegetation  is  listed 
below in Table 1.  The main source of hydrology for these wetlands include groundwater and overland 
flow.  The wetlands are underlain by Appling fine sandy loam (3B, 3C), Abell fine sandy loam (1B), Cecil 
fine sandy loam (6C2), Chenneby silt loam (7), Chewacla silt loam (8), Forestdale silty clay loam (12), 
Pacolet fine sandy loam (16C), Partlow loam (19), and Wedowee sandy loam (27C) soils.   
 
Many of the wetlands originate from groundwater seeps  located at toe‐of‐slope, adjacent to areas 
which have historically been used for silvicultural and agricultural practices. The boundaries of most 
onsite wetlands are driven by slight changes in onsite topography. For the most part, onsite streams 
are contained within well‐defined channels. Small, seep‐fed wetlands were frequently encountered 
along portions of onsite streams, which is typical of this geology. 
 
The 4,385 square foot PSS wetland in the central portion of the site, east of the existing agricultural 
buildings appears to be manmade and may not be federally jurisdictional due to the lack of surface 
connection to receiving Waters. DEQ, under existing state water control law, can assert jurisdiction 
over this feature at their discretion.  
 
The  30,143  square  foot  PFO  wetland  in  the  northern  portion  of  the  site may  not  be  federally 
jurisdictional due  to  the  lack of surface connection  to receiving Waters. DEQ, under existing state 
water control law, can assert jurisdiction over this feature at their discretion. 
 
No Section 10 Waters were observed onsite. 
 

Table 1 – Dominant Riparian Buffer and Wetland Vegetation 
 

Common Name  Scientific Name Wetland Indicator*

Red Maple  Acer rubrum FAC 
Jack‐in‐the‐Pulpit  Arisaema triphyllum FACW 
River Birch  Betula nigra FACW 

Trumpet‐Creeper  Campsis radicans FAC 
Sedges  Carex spp. FAC 
American Beech  Fagus grandifolia FACU 

Green Ash  Fraxinus pennsylvanica FACW 
Spotted Touch‐Me‐Not  Impatiens capensis FACW 
Lamp Rush  Juncus effusus FACW 

Northern Spicebush  Lindera benzoin FAC 
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Sweet Gum  Liquidambar styraciflua FAC 

Japanese Stilt Grass  Microstegium vimineum FAC 
Black Tupelo  Nyssa sylvatica FAC 
American Sycamore  Platanus occidentalis FACW 

Christmas Fern  Polystichum acrostichoides FACU 
Pin Oak  Quercus palustris FACW 
Willow Oak  Quercus phellos FAC 

Multiflora Rose  Rosa multiflora FACU 
Greenbrier  Smilax rotundifolia FAC 
Eastern Arborvitae   Thuja occidentalis FACW 

* The  indicator status of a species  indicates  the probability  that  the species will occur  in a wetland, as  follows: Obligate 

Upland (UPL, <1%), Facultative Upland (FACU, 1‐33%), Facultative (FAC, 34‐66%), Facultative Wetland (FACW, 67‐99%), and 

Obligate Wetland  (OBL,  >99%)  in  accordance with  the National  List  of  Plant  Species  that Occur  in Wetlands: National 

Summary (2012). NI means no wetland indicator is available. 

 
The forested upland areas of the site are dominated by hardwood and softwood species  (listed  in 
Table 2 below). The remaining uplands contain vacant wooded land and open agricultural fields used 
for soybean production and timber harvesting.  
 

Table 2 – Dominant Upland Vegetation 
 
Common Name  Scientific Name Wetland Indicator
Red Maple  Acer rubrum FAC 

Meadow Garlic  Allium canadense FACU 
Nodding Onion Grass  Allium cernuum FACU 
Common Milkweed  Asclepias syriaca FACU 

American Hornbeam  Caprinus caroliniana FAC 
Sedges  Carex spp. FAC 
Pignut Hickory  Carya glabra FACU 

Mockernut Hickory  Carya tomentosa FACU 
American Beech  Fagus grandifolia FACU 
Green Ash  Fraxinus pennsylvanica FACW 

Soybean  Glycine max NI 
Rice Cut Grass  Leersia oryzoides OBL 
Northern Spicebush  Lindera benzoin FAC 

Sweet‐Gum  Liquidambar styraciflua FAC 
Tulip Poplar  Liriodendron tulipifera FACU 
Japanese Honeysuckle  Lonicera japonica FACU 

Tartarian Honeysuckle  Lonicera tatarica FACU 
Japanese Stilt Grass  Microstegium vimineum FAC 
Virginia‐Creeper  Parthenocissus quinquefolia FACU 

Christmas Fern  Polystichum acrostichoides FACU 
Northern White Oak  Quercus alba FACU 
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Willow Oak  Quercus phellos FAC 

Greenbrier  Smilax auriculata FACU 
Eastern Poison Ivy  Toxicodendron radicans FAC 
American Wisteria  Wisteria frutescens FACW 

 
Table 3 – Data Points Summary 

 
Data Point  Hydrology  Hydrophytic Vegetation Hydric Soils Classification
DP‐1  Yes  Yes  Yes PFO wetland

DP‐2  No  Yes  Yes Non‐Wetland
DP‐3  Yes  No  No Non‐Wetland
DP‐4  Yes  Yes  Yes PEM wetlands

DP‐5  No  No  No Non‐Wetland
DP‐8  No  No  No Non‐Wetland
DP‐9  Yes  Yes  Yes PFO wetland

DP‐10  No  Yes  No Non‐Wetland
DP‐11  No  No  No Non‐Wetland
DP‐12  No  No  No Non‐Wetland

DP‐13  Yes  Yes  Yes PFO wetland
DP‐14  Yes  Yes  Yes PFO wetland
DP‐15  Yes  Yes  Yes PEM wetland

DP‐16  Yes  No  No Non‐Wetland
DP‐17  Yes  Yes  Yes PSS wetland 
DP‐18  Yes  No  No Non‐Wetland

DP‐19  Yes  Yes  Yes PFO wetland
DP‐20  No  Yes  No Non‐Wetland
DP‐21  Yes  Yes  Yes PFO wetland

DP‐22  No  No  No Non‐Wetland
DP‐23  Yes  Yes  Yes PFO wetland
DP‐24  No  No  No Non‐Wetland

DP‐25  Yes  Yes  Yes PFO wetland
DP‐26  No  Yes  No Non‐Wetland
DP‐27  No  Yes  No Non‐Wetland

DP‐28  No  No  No Non‐Wetland
DP‐29  No  No  Yes Non‐Wetland
DP‐30  Yes  Yes  Yes PFO wetland

DP‐31  Yes  Yes  No Non‐Wetland
DP‐32  No  Yes  No Non‐Wetland
DP‐33  Yes  Yes  Yes PFO wetland

*Refer to the enclosed data sheets for more information. 
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STREAM AND WETLAND BUFFERS 
 

According to Powhatan County Zoning Ordinance Chapter 83: Section 83‐471, stream and wetland 
buffers are required  for all new development. The ordinance states  the width of a riparian buffer 
abutting a perennial  stream  shall be at  least 100  feet. The width of a  riparian buffer abutting an 
intermittent stream or wetlands shall be at least 50 feet. Based on our field reconnaissance, TNT has 
identified and  located several wetlands and perennial and  intermittent streams onsite. Due to this 
fact, stream and wetland buffer setbacks will be necessary for this project.  

 
PROCEEDINGS 

 
With your authorization, we have  contacted  the USACE  to  schedule a  field meeting  to  conduct a 
wetlands  and Waters  boundary  confirmation  and  jurisdictional  determination.    This  site  visit  is 
currently scheduled for May 16, 2019.  After the boundaries of the wetlands and Waters have been 
confirmed by the USACE, we suggest that the areas be surveyed for future planning purposes and be 
submitted to the USACE as a final record.  Once we have determined potential impacts we can assist 
you with permitting options and support to complete the process.   
 
TNT would like to thank you for the opportunity to provide you with this wetland delineation.  We 
look forward to assisting you further with this project and other environmental concerns you may 
have.  If you have any questions, please feel free to contact us at any time at (703) 466‐5123. 
 
Sincerely, 
 
TNT ENVIRONMENTAL, INC. 
 

 
 
 
Jillian S. Moore, PWS, ISA‐CA          Avi M. Sareen, PWD, PWS, ISA‐CA 
Senior Wetland Scientist          Principal/President 
Jillian@TNTenvironmentalinc.com        Avi@TNTenvironmentalinc.com 
   
 
 
 
 
Tara N. Wilkins   
Environmental Scientist   
Tara@TNTenvironmentalinc.com               
 
 
   

Planning Commission  |  August 6, 2019  |  Page 309



APPENDIX I 

 

VICINITY MAP &  

USGS TOPOGRAPHIC MAP 
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NATIONAL WETLAND INVENTORY MAP & 
NRCS SOILS MAP 
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Powhatan I Solar

U.S. Fish and Wildlife Service, National Standards and Support Team,
wetlands_team@fws.gov

Wetlands
Estuarine and Marine Deepwater

Estuarine and Marine Wetland

Freshwater Emergent Wetland

Freshwater Forested/Shrub Wetland

Freshwater Pond

Lake

Other

Riverine

November 2, 2018

0 0.4 0.80.2 mi

0 0.6 1.20.3 km

1:23,379

This page was produced by the NWI mapper
National Wetlands Inventory (NWI)

This map is for general reference only. The US Fish and Wildlife 
Service is not responsible for the accuracy or currentness of the 
base data shown on this map. All wetlands related data should 
be used in accordance with the layer metadata found on the 
Wetlands Mapper web site.
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Soil Map—Powhatan County, Virginia
(Powhatan Solar)

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/18/2019
Page 1 of 3
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MAP LEGEND MAP INFORMATION
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1:15,800.
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Source of Map: Natural Resources Conservation Service
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Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
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Soil Survey Area: Powhatan County, Virginia
Survey Area Data: Version 12, Aug 28, 2018

Soil map units are labeled (as space allows) for map scales 
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Date(s) aerial images were photographed: Apr 11, 2015—Nov 
22, 2016

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

1B Abell fine sandy loam, 2 to 7 
percent slopes

7.2 0.8%

3B Appling fine sandy loam, 2 to 7 
percent slopes

72.6 7.8%

3C Appling fine sandy loam, 7 to 
15 percent slopes

187.6 20.2%

6B2 Cecil fine sandy loam, 2 to 7 
percent slopes, eroded

349.8 37.7%

6C2 Cecil fine sandy loam, 7 to 15 
percent slopes, eroded

102.9 11.1%

7 Chenneby silt loam 0.2 0.0%

8 Chewacla silt loam 11.1 1.2%

10B Dogue silt loam, 2 to 7 percent 
slopes

3.2 0.4%

12 Forestdale silty clay loam 20.9 2.3%

16C Pacolet fine sandy loam, 7 to 
15 percent slopes

41.8 4.5%

16D Pacolet fine sandy loam, 15 to 
25 percent slopes

17.3 1.9%

19 Partlow loam 71.1 7.7%

27B Wedowee sandy loam, 2 to 7 
percent slopes

0.2 0.0%

27C Wedowee sandy loam, 7 to 15 
percent slopes

37.6 4.1%

W Water 3.9 0.4%

Totals for Area of Interest 927.5 100.0%

Soil Map—Powhatan County, Virginia Powhatan Solar

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/18/2019
Page 3 of 3
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Attachment 8: 
Limited NEPA Report
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BRRSPYJNBUG

TJUG

MPDBUJPO

13AA6 RCSLFCTU EKSENF

TVKUF 101

EICPUKNN!, YKSHKPKC

20151

TDBMGA  1" A 2,000'

GKHVSF 1

TJUG MPDBUJPO NBR

TPVSDGA HPPHMG NBRT

UOU RSPLGDU OPA 1383

MJNJUGE OGRB SGRPSU

RPXIBUBO TPMBS J & JJ

RPXIBUBO DPVOU!, WB

EGDGNCGS 2018
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CRRTQ!LOCVH

ULVH
NQECVLQP

  GKHVSF 2

VQRQITCRJLE OCR

UQWTEHB  RQYJCVCP, XC

WUIU SWCG OCR (2016)

VPV RTQMHEV PQB  13:3

13AA6 RCSLFCTU EKSENF

TVKUF 101

EICPUKNN!, YKSHKPKC

20151

UECNHB  1" B 2,000'

NLOLVHG PHRC THRQTV

RQYJCVCP UQNCT L & LL

RQYJCVCP EQWPV#, XC

GHEHODHT 201:
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United States Department of the Interior

FISH AND WILDLIFE SERVICE
Virginia Ecological Services Field Office

6669 Short Lane

Gloucester, VA 23061-4410

Phone: (804) 693-6694 Fax: (804) 693-9032

http://www.fws.gov/northeast/virginiafield/

In Reply Refer To: 

Consultation Code: 05E2VA00-2019-SLI-0753 

Event Code: 05E2VA00-2019-E-11125  

Project Name: Powhatan I Solar

 

Subject: Updated list of threatened and endangered species that may occur in your proposed 

project location, and/or may be affected by your proposed project

To Whom It May Concern:

The enclosed species list identifies threatened, endangered, proposed and candidate species, as 

well as proposed and final designated critical habitat, that may occur within the boundary of your 

proposed project and/or may be affected by your proposed project. The species list fulfills the 

requirements of the U.S. Fish and Wildlife Service (Service) under section 7(c) of the 

Endangered Species Act (Act) of 1973, as amended (16 U.S.C. 1531 et seq.). Any activity 

proposed on National Wildlife Refuge lands must undergo a 'Compatibility Determination' 

conducted by the Refuge. Please contact the individual Refuges to discuss any questions or 

concerns.

New information based on updated surveys, changes in the abundance and distribution of 

species, changed habitat conditions, or other factors could change this list. Please feel free to 

contact us if you need more current information or assistance regarding the potential impacts to 

federally proposed, listed, and candidate species and federally designated and proposed critical 

habitat. Please note that under 50 CFR 402.12(e) of the regulations implementing section 7 of the 

Act, the accuracy of this species list should be verified after 90 days. This verification can be 

completed formally or informally as desired. The Service recommends that verification be 

completed by visiting the ECOS-IPaC website at regular intervals during project planning and 

implementation for updates to species lists and information. An updated list may be requested 

through the ECOS-IPaC system by completing the same process used to receive the enclosed list.

The purpose of the Act is to provide a means whereby threatened and endangered species and the 

ecosystems upon which they depend may be conserved. Under sections 7(a)(1) and 7(a)(2) of the 

Act and its implementing regulations (50 CFR 402 et seq.), Federal agencies are required to 

utilize their authorities to carry out programs for the conservation of threatened and endangered 

June 13, 2019
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species and to determine whether projects may affect threatened and endangered species and/or 

designated critical habitat.

A Biological Assessment is required for construction projects (or other undertakings having 

similar physical impacts) that are major Federal actions significantly affecting the quality of the 

human environment as defined in the National Environmental Policy Act (42 U.S.C. 4332(2) 

(c)). For projects other than major construction activities, the Service suggests that a biological 

evaluation similar to a Biological Assessment be prepared to determine whether the project may 

affect listed or proposed species and/or designated or proposed critical habitat. Recommended 

contents of a Biological Assessment are described at 50 CFR 402.12.

If a Federal agency determines, based on the Biological Assessment or biological evaluation, that 

listed species and/or designated critical habitat may be affected by the proposed project, the 

agency is required to consult with the Service pursuant to 50 CFR 402. In addition, the Service 

recommends that candidate species, proposed species and proposed critical habitat be addressed 

within the consultation. More information on the regulations and procedures for section 7 

consultation, including the role of permit or license applicants, can be found in the "Endangered 

Species Consultation Handbook" at:

http://www.fws.gov/endangered/esa-library/pdf/TOC-GLOS.PDF

Please be aware that bald and golden eagles are protected under the Bald and Golden Eagle 

Protection Act (16 U.S.C. 668 et seq.), and projects affecting these species may require 

development of an eagle conservation plan (http://www.fws.gov/windenergy/ 

eagle_guidance.html). Additionally, wind energy projects should follow the wind energy 

guidelines (http://www.fws.gov/windenergy/) for minimizing impacts to migratory birds and 

bats.

Guidance for minimizing impacts to migratory birds for projects including communications 

towers (e.g., cellular, digital television, radio, and emergency broadcast) can be found at: http:// 

www.fws.gov/migratorybirds/CurrentBirdIssues/Hazards/towers/towers.htm; http:// 

www.towerkill.com; and http://www.fws.gov/migratorybirds/CurrentBirdIssues/Hazards/towers/ 

comtow.html.

We appreciate your concern for threatened and endangered species. The Service encourages 

Federal agencies to include conservation of threatened and endangered species into their project 

planning to further the purposes of the Act. Please include the Consultation Tracking Number in 

the header of this letter with any request for consultation or correspondence about your project 

that you submit to our office.

Attachment(s):

▪ Official Species List

▪ USFWS National Wildlife Refuges and Fish Hatcheries
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Official Species List
This list is provided pursuant to Section 7 of the Endangered Species Act, and fulfills the 

requirement for Federal agencies to "request of the Secretary of the Interior information whether 

any species which is listed or proposed to be listed may be present in the area of a proposed 

action".

This species list is provided by:

Virginia Ecological Services Field Office

6669 Short Lane

Gloucester, VA 23061-4410

(804) 693-6694
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Project Summary
Consultation Code: 05E2VA00-2019-SLI-0753

Event Code: 05E2VA00-2019-E-11125

Project Name: Powhatan I Solar

Project Type: POWER GENERATION

Project Description: The project site consists of an approximate 929 acre property located at 

2660 Bauer Road, Powhatan, Virginia. The project area consists of a 

mixture of wooded pine forest and agricultural fields. Three Bridge Road 

boarders the north side of the property with Branch Creek forming the 

eastern boundary and Fine Creek along the western boundary. Several 

potential tributaries and associated wetlands occur onsite. 

 

The property is currently used as farming land and timber harvest. Several 

farming and residential structures occur in the center of the property. A 

power easement transects the property from the northwest to southeast. 

Recreational hunting also occurs onsite. The proposed site development 

includes development of a solar field.

Project Location:

Approximate location of the project can be viewed in Google Maps: https:// 

www.google.com/maps/place/37.56999227940165N77.92076027575264W

Counties: Powhatan, VA
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Endangered Species Act Species
There is a total of 1 threatened, endangered, or candidate species on this species list.

Species on this list should be considered in an effects analysis for your project and could include 

species that exist in another geographic area. For example, certain fish may appear on the species 

list because a project could affect downstream species.

IPaC does not display listed species or critical habitats under the sole jurisdiction of NOAA 

Fisheries , as USFWS does not have the authority to speak on behalf of NOAA and the 

Department of Commerce.

See the "Critical habitats" section below for those critical habitats that lie wholly or partially 

within your project area under this office's jurisdiction. Please contact the designated FWS office 

if you have questions.

1. NOAA Fisheries, also known as the National Marine Fisheries Service (NMFS), is an 

office of the National Oceanic and Atmospheric Administration within the Department of 

Commerce.

Mammals
NAME STATUS

Northern Long-eared Bat Myotis septentrionalis
No critical habitat has been designated for this species.

Species profile: https://ecos.fws.gov/ecp/species/9045

Threatened

Critical habitats
THERE ARE NO CRITICAL HABITATS WITHIN YOUR PROJECT AREA UNDER THIS OFFICE'S 
JURISDICTION.

1
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USFWS National Wildlife Refuge Lands And Fish 
Hatcheries
Any activity proposed on lands managed by the National Wildlife Refuge system must undergo a 

'Compatibility Determination' conducted by the Refuge. Please contact the individual Refuges to 

discuss any questions or concerns.

THERE ARE NO REFUGE LANDS OR FISH HATCHERIES WITHIN YOUR PROJECT AREA.
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NOPQRSTUS,TV,WXYZW[,\T,T]]̂V,UX\_XS,̀,a,bcPO,defcgh,edigjf,Qicjk,lmnompoooq,rmmnstlllll,XS,tuo,viwxekej,yigjkz{,|} |cOw,~eQ,i�,�ckO,�i�ekcij
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|e����,�Oed�x,�OQidk,�T��XWZ�,TS,����������,�������,�����,RSTUS,TV,�XYZW[,��Z]XZ�,TV�ZVZ�, [,�\̀\̂�,�TS]ZVS,¡TV,�TS�ZV¢̀\XTS,£�X��Ẁ[XS¤,¡XV�\,��¥,£��,��Z]XZ�,UX\_,�\̀\̂�¦,TV,§XZV,̈¦¦,TV,§XZV,̈̈¦¦,¥©�|}yifO �kekgh¦�cOd¦¦ yibbij,ªebO ��cOjkc�c�,ªebO yij�cdbOf «eke�ehO¬h�®���̄ °±�±, ῭, ��XS[�̂ ��ZW�,²̀�Z�, �̀V¢̀��XS̀,]TWWXS̀ ³́ µ¶������ °§�§, ῭, ³̀\�,STV\_ZVS,WTS¤·Z̀VZ�, �[T\X�,�Z�\ZS\VXTS̀WX� ³́ µ¶�®���� °§, ¨̈̀, �̀S]Z�,[ZWWTU, ±WWX�\XT,ẀS]ZTẀ\̀ ³́ µ¶�̧¹®������ �±, ῭, ³̀\�,WX\\WZ, VTUS, �[T\X�,Ŵ]X¡̂¤̂� ³́ µ¶����º� �±, ῭, ³̀\�,»̀¡XSZ�¼̂Z½�,Z̀�\ZVS, X¤·Z̀VZ�, �TV[STV_XŜ�,V̀¡XSZ�¼̂XX�̀]VT\X� ³́ µ¶�̧¹®�����̄ �±, ῭, ³̀\�,\VX·]TWTVZ�, �ZVX�[T\X�,�̂ ¡Ẁ¢̂� ³́ µ¶�®���® �±,  ̈, °WT̀\ZV�, VTTY, ¶Ẁ��X�TS\̀,¢̀VX]T�̀ ³́ µ¶�����º �§, ῭, �_VXYZ�,WT¤¤ZV_Z̀�, �̀SX̂�,Ŵ�T¢X]X̀Ŝ� ³́ µ¶�®��̄º �§, ῭, �X¤\TZ�,¶\ẀS\X], °̂�]TS̀X̀,�̀�TSX ³́ µ¶�̧¹®�®���� �§, ¨̈̀, °WT̀\ZV�,¤VZZS, �̀��X¤TS̀,�̂ ¢XVX�X� ³́ µ¶������ �§, , �_VXYZ�,�X¤V̀S\,WT¤¤ZV_Z̀�, �̀SX̂�,Ŵ�T¢X]X̀Ŝ�,�X¤V̀S� ³́ µ¶�º��®º ��, ¨̈̈ ,̀ §̂V\WZ�,��T\\Z�, �WZ��[�,¤̂\\̀\̀ ³́ µ¶�̧¹®�®���� ,  ̈, �X¤\TZ�,µXV¤XSX̀, �Z¾XS¤\TSX̀,�̂ �ẀS̀ ³́ µ¶�����º , ]̈, ÚW�,STV\_ZVS,�̀U·U_Z\, ¶Z¤TWX̂�,̀]̀�X]̂� ³́ µ¶�̧¹®������ , ¨̈̀, ¿̂]Y�,¶�ZVX]̀S, Ẁ]Y, ¶S̀�,V̂ VX�Z� ³́ µ¶�̧¹®������ , ¨̈̀, Z̧VTS�,WX\\WZ, ŴZ, ±¤VZ\\̀,]̀ZV̂WZ̀,]̀ZV̂WZ̀ ³́ µ¶���º�� , ¨̈̀, À V̀ WZV�,]ZV̂WZ̀S, �Z\T�_̀¤̀,]ZV̂WZ̀ ³́ µ¶�̧¹®������ , ¨̈̀, ÀTT�]T]Y�,¶�ZVX]̀S, �]TWT�̀¾,�XSTV ³́ µ¶�̧¹®������ , ¨̈ , »̀XW�,YXS¤, »̀WŴ�,ZWZ¤̀S� ³́ µ¶����º� , ¨̈̈ ,̀ ±ZW�,¶�ZVX]̀S, ¶S¤̂XWẀ,VT�\V̀\̀ ÁZ� ³́ µ¶����́ ��̧¹®§T,¢XZU,}PP,upa,hQO�cOh,µXZU,���¦°±Â°Z�ZV̀W,±S�̀S¤ZVZ�Ã,,,,°§Â°Z�ZV̀W,§_VZ̀\ZSZ�Ã,,,,�±Â�\̀\Z,±S�̀S¤ZVZ�Ã,,,,�§Â�\̀\Z,§_VZ̀\ZSZ�Ã,,,,°�Â°Z�ZV̀W,�VT�T�Z�Ã,,,,°�Â°Z�ZV̀W,�̀S�X�̀\ZÃ,,,��Â�TWWZ]\XTS,�TS]ZVS¦¦̈Âµ¶,ÀXW�WX¡Z,¶]\XTS,�ẀS,·,§XZV,̈,·,�VX\X]̀W,�TS�ZV¢̀\XTS,ÄZZ�Ã,,,,̈̈Âµ¶,ÀXW�WX¡Z,¶]\XTS,�ẀS,·,§XZV,̈̈,·,µZV[,̧X¤_,�TS�ZV¢̀\XTS,ÄZZ�Ã,,,¨̈̈Âµ¶,ÀXW�WX¡Z,¶]\XTS,�ẀS,·,§XZV,̈̈ ,̈·,̧X¤_,�TS�ZV¢̀\XTS,ÄZZ�Ã,,,,̈µÂµ¶,ÀXW�WX¡Z,¶]\XTS,�ẀS,·,§XZV,̈µ,·,�T�ZV̀\Z,�TS�ZV¢̀\XTS,ÄZZ�,µXV¤XSX̀,ÀX�WX¡Z,¶]\XTS,�ẀS,�TS�ZV¢̀\XTS,́��TV\̂SX\[,»̀SYXS¤�,,̀,·,́S,\_Z,¤VT̂S�,�̀ S̀¤Z�ZS\,�\V̀\Z¤XZ��̀]\XTS�,Z¾X�\,̀S�,]̀S, Z,¡Z̀�X W[,X��WZ�ZS\Z�ÅÃ,,,, ,·,́S,\_Z,¤VT̂S�,̀]\XTS�,TV,VZ�Z̀V]_,SZZ��,_̀¢Z, ZZS,X�ZS\X¡XZ�, ̂\,]̀SST\,¡Z̀�X W[, Z,X��WZ�ZS\Z�,̀\,\_X�,\X�ZÅÃ,,,,],·,ÄT,TS,\_Z,¤VT̂S�,̀]\XTS�,TV,VZ�Z̀V]_,SZZ��,_̀¢Z, ZZS,X�ZS\X¡XZ�,TV,̀WW,X�ZS\X¡XZ�,]TS�ZV¢̀\XTS,T��TV\̂SX\XZ�,_̀¢Z, ZZS,Z¾_̀ �̂\Z�Å³̀\,�TWTSXZ�,TV,̧X ZVS̀]̂Ẁ�,ªik,Æjiwj,Ä�¶
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NOPQRSOQTUV,UW,XSVY,Z[VV[\Q ],̂,_̀ab_cd,e fSQg,h[P,Wi,jkk,XSVY,NOPQRSOQTUVlWkWTS[k,m[UQn,oSnR,pqnrQstYnQ[UQTQR,[TR,uTR[T\QnQR,m[UQnVh[T[\QR,tnWqU,pUnQ[OV
o[kR,u[\kQ,vQVUVpPQwSQV,xyVQnr[USWTV ],zz,_̀ab_cd,{,c|d}~��|��,�|_d�,z�,e fSQg,h[P,Wi,jkk,�qQns,�QVqkUV,pPQwSQV,xyVQnr[USWTV

N� v[OQ �SrQn fSQg,h[P�������,��,�����,���������,����� �̀d��������,��� ������,����� �̀d����������,���  �{������,������̀d,�¡�,�¡�,�¡�o[kR,u[\kQ,lWTwQTUn[USWT,jnQ[V,[TR,�WWVUV,�¡�,�¡�WyVN� wk[VV �[UQ,xyVQnrQR xyVQnrQn v,pPQwSQV fSQg,h[P�SiiQnQTU,pPQwSQV¢S\YQVU,tu£¢S\YQVU,tSQn££�̂�¤���}}�¥d, �a�,z�,z���,,� �¦�,��������, �̂, , ���, �̀d�z�����}}�¥d, �a�,z�,z���,,¦�§,{,��� ��, �̂, , ���, �̀d¤̈��� �}}�¥d,�b©,zz,����,,��db�,ª|da«̀_, ,̈ , �¦
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NOPQROR,STUVQWRUV,XYT,Z[\ORQW,]ZS,̂QUT,_,̀,__,abUWQUcNOPQROR,STUVQWRUV,XYT,̂UTTUcRTQOd,]ZS,̂QUT,_,̀,__,abUWQUceQTfQgQO,hTUUVQgf,hQTV,ZRdOc,hdYWic j,k,lmnolpq,r eQUs,tOb,YX,Zdd,u\UTv,wUc\dRc,eQTfQgQO,hTUUVQgf,hQTV,ZRdOc,hdYWicS\PdQW,NYdVQgfcx

kyz{| }~~��q, ���,k,k�zz,,, k, , , �mqk|k�� }~~��q, ���,k,k�zz,,, k, , , �mq�{���y}~~��q, ���,k,k�zz,,, k, , , �mq�{��y�}~~��q, ���,k,k�zz,,, k, , , �mq��q~���mp,�z,}~mn�mq,��qml����o�qaUdUWRUV,��,�PcUT�ORQYgc,��m�,���,��,}~mn�mq,��qml����o�q,���,���hhZ,_�ZRdOc,u\OVTOgfdU,hdYWi,�O�U hTUUVQgf,hQTV,ZRdOc,abUWQUc eQUs,tOb�QXXUTUgR,abUWQUcNQf�UcR,̂��NQf�UcR,̂QUT���yz�{ �o�������,}  ¡z ¢¢¢ �mq,���,,a\��OTv,YX,h�eZ,abUWQUc,ZccYWQORUV,sQR�,£QRQUc,OgV,£Y\gRQUc,YX,R�U,£Y��YgsUOdR�,YX,eQTfQgQOx¤_Sa,£YVU£QRv,OgV,£Y\gRv,�O�U�QXXUTUgR,abUWQUcNQf�UcR,̂�NQf�UcR,̂QUTk�¡ �o������ ��| ¥¦}  ¢,,§ä a,©ª«¬,u\OVTOgfdUcx,�o������,,§ä a,�w£a,]ORUTc�UVc,Qg,eQTfQgQOx,���,,§ä a,�ORQYgOd,R�,�TVUT,]ORUTc�UVc,a\��OTv,YX,]QdVdQXU,ZWRQYg,SdOg,̂QUT,_®,__®,___®,OgV,_e,abUWQUcxN§,£YVU§ä a,R�,�TVUT,NvVTYdYfQW,§gQR�QXXUTUgR,abUWQUcNQf�UcR,̂�NQf�UcR,̂QUT���� ōn°�,¥olp,±lmm° �¡ }  ¢�²y� �mm~,±lmm°³}���mm,±lmm° �y }  ¢�²y¡ ��́mq,̄��ml³}o�ó o�q,±lmm° ¡� ¥¦}  ¢�²|z ��́mq,̄��ml³¥��m,±lmm° ¡{ ¥¦}  ¢�²|k �ol�oop,±lmm° �� }  ¢±ó ~��mp,o�,kk����zk|�,�µ��µ¡|,�²,,,¢���y|�¶z,,,,lm~ol�·���,,,,qm�ln�¦�~m·,̄,,,,p�q�·,��k|,~o�·,�y¶¡yz¡¡¡{,³yy¶�k�����,,��̧m�}�¹m·{�º,���pló o»q·z¶z�¡¡�yº,¼¼�·z¶z�k�y|º,¼ ±�̄ ·z¶zk{k{{º,¼��q·z¶zk¡{z�º,¼»½½ml·z¶kzk�¡º,±o»���·z¶z�k¡¡kº,¾¿{·z¶zy��¡�º,¢́~mp�́m��q·z¶z�¡zy¡º,¢���·z¶k��|{�º,�»���nÀ��pq·z¶z�{k{�º,Á»�p·z¶z���¡�º,}~~��q·z¶�z�¡z�º¦ Â��mlq·z¶z��z¡�º,¦�ml̄m�n�mq·z¶z��|��º,¦�ml¦mllmq�l���·z¶z�z�k{º,¦o���·k¶z|{ykyº,¦l�n°��ÃÄ¼���·z¶ky�k¡�º,¦lo»�·z¶z�k¡z¡º,�»��·z¶z��z��
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Draft Conditions

Planning Commission  |  August 6, 2019  |  Page 362



Powhatan Solar I 
Draft Conditions  |  Planning Commission Workshop: August 6, 2019 

If approved, the Department of Community Development recommends that the conditions listed 
below be incorporated into this request. These conditions are proposed to minimize negative impacts 
on surrounding properties and public services. 

1. The applicant(s) shall consent to annual administrative inspections by the Department of 
Community Development for compliance with the requirements of this CUP.  

2. The applicant(s) shall sign the list of adopted conditions for this CUP signifying 
acceptance and intent to comply with these conditions.  

3. Failure to comply with the conditions of this CUP may result in the issuance of a Notice 
of Violation (NOV) by the Zoning Administrator. The Zoning Administrator may present 
this CUP to the Board of Supervisors for revocation if the NOV is not resolved as directed.  

4. All activities associated with this CUP shall be in compliance with all local, state, and 
federal laws. 

5. This conditional use permit shall permit a solar energy farm and related accessory uses, 
as defined in Section 83-521 of the Powhatan County Zoning Ordinance. The extent of 
the project shall be limited to the area identified as the “Project Area” and solar panels 
shall not be located outside of the areas labeled “Approximate Array Area,” as generally 
shown on Sheet Z1.0 of the Zoning Site Plan dated _________________.  

6. A site plan shall be submitted to Powhatan County for review and approval, in accordance 
with Section 83-123(g) of the Powhatan County Zoning Ordinance. 

7. All site activity required for the construction and operation of the solar energy farm shall 
be limited to the following: 

a. All clearing and grading of the site, including the construction and/or upgrade of 
any access roads needed for the project, shall be limited to the hours of 8 a.m. to 6 
p.m., Monday through Saturday. 

b. All pile driving activity shall be limited to the hours of 8 a.m. to 6 p.m., Monday 
through Saturday; and  

c. All other construction activity on site shall be permitted outside of those hours 
provided such activities are consistent with the provisions of the County’s Noise 
Ordinance.  

d. Construction vehicles shall only access the site from State Route 626 (Brauer 
Road) No construction vehicles shall access State Route 615 (Three Bridge Road) 

8. Solar panels and accessory structures (excluding fencing) shall maintain a minimum 
setback of 200 feet from all property lines abutting properties used for residential purposes 
and property lines adjacent to public or private roadways.  

9. Solar panels and accessory structures (excluding fencing) shall maintain a setback of 250 
from any residential dwelling existing on the date of approval of this CUP.  
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10. Any required security or perimeter fencing shall be installed in accordance with the 
following standards: 
a. Fencing shall not cross streams, wetlands, or riparian buffers;  
b. The use of barbed wire shall be prohibited; and 
c. All fencing shall be located a minimum of 200 feet from any property line.  

11. A natural buffer shall be provided along State Route 615 (Three Bridge Road) (the 
“Natural Buffer Area”). The width of the Natural Buffer Area shall be a minimum of 75 
feet from the edge of the property line. 
Existing vegetation located within the Natural Buffer Area shall be maintained for the 
lifetime of the project. No clearing, grading, or excavation may occur within the Natural 
Buffer Area, except as necessary for utilities and driveways. Existing vegetation within 
the perimeter buffer shall be maintained to the greatest extent practicable, and the Zoning 
Administrator may require existing vegetation be supplemented with native trees and/or 
native shrubs to maintain the rural character of the site as seen from adjacent roadways, 
properties, and/or historic structures. 

12. Along the project’s frontage with public roadways, additional plantings shall be provided 
in a 50 foot planting area adjacent to the required Natural Buffer Area (between the Natural 
Buffer Area and the perimeter fence). Plantings shall be planted in a natural-appearing, 
staggered pattern and maintained for the lifetime of the project at the flowing rates: 

a. 8 native evergreen trees per 100 feet of road frontage; 
b. 4 native understory trees per 100 feet of road frontage; and 

c. 10 native shrubs per 100 feet of road frontage.  
At the time of installation, all new plantings shall adhere to the size requirements set forth 
in Sec. 83-461 of the Powhatan County Zoning Ordinance. 

13. Prior to site plan approval, the applicant shall develop an invasive species management 
plan to address the recommendations made by the Department of Conservation and 
Recreation. 

14. A riparian buffer at least 200 feet in width shall be maintained along all perennial streams, 
intermittent streams, and wetlands. Required riparian buffers shall be maintained as 
vegetated areas composed of an assemblage of trees, shrubs, and other vegetation that can 
effectively stabilize banks and slow down and filter stormwater runoff. If the buffer is not 
currently so vegetated, it shall be restored or allowed to develop into such a buffer. No 
mowing or disturbance shall occur within riparian buffers.  

15. Access to the site shall be limited as follows: 
a. A maximum of one point of access shall be permitted along State Route 615 (Three 

Bridge Road); and 
b. A maximum of one point of access shall be permitted along Brauer Road.  

16. If needed, depending on weather and site conditions, dust control measures shall be 
implemented during construction.  
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17. The use of solar panels containing toxic materials, such as ad cadmium and GenX 
chemicals, shall be prohibited.  

18. A Construction Traffic Management Plan and mitigation measures shall be developed by 
the Applicant and submitted to the Virginia Department of Transportation (VDOT) and 
the County of Powhatan for review. The Plan shall address traffic control measures, a pre- 
and post-construction road evaluation, and any necessary repairs to the public road that 
are required as a result of damage from the Project. If a traffic issue arises during the 
construction of the Project, the Applicant shall develop appropriate measures to mitigate 
the issue with input from the County and VDOT.  

19. At the request of Powhatan County, the applicant shall provide a qualified third party 
consultant to review the site’s Erosion and Sediment Control (ESC) plan and to conduct 
ongoing inspections of the site to ensure compliance with the Virginia Erosion and 
Sediment Control Law. Powhatan County shall approve of the third party consultant 
provided to conduct said reviews and inspections.  

20. If the solar energy farm is not in active use for a continuous period of 24 months, it shall 
be considered abandoned, and the owner of the facility, the land owner of the property on 
which the solar energy farm is located, or their successors or assigns shall remove the 
facilities within six months of receipt of notice from the county. Decommissioning 
includes the removal of the solar systems, buildings, cabling, electrical components, roads, 
foundations, pilings, and fencing to a depth of 36 inches, and shall comply with the 
following:  
a. Any agricultural land upon which the facility was located shall be restored to tillable 

soil suitable for agricultural use, forestry, ponds and/or wetlands. The Zoning 
Administrator may permit the fence, underground cables, roads and support buildings 
to remain with the property owner's approval so long as they continue to be screened 
as required.  

b. When a facility is deemed to be abandoned, an owner wishing to extend the time for 
removal shall submit an application stating the reason for such extension. The Zoning 
Administrator may extend the time for removal or reactivation up to an additional six 
months upon a showing of good cause.  

c. The owner of the facility shall secure the costs of decommissioning by providing and 
keeping in force a decommissioning agreement and financial surety in a form agreed 
to by the county attorney. The owner of the facilities shall every five years submit 
updated cost estimates for decommissioning the facilities and scrap value, adjusted for 
changes in inflation, scrap value and other factors. At its option, the county may 
require the surety amount be increased based on the net cost of decommissioning. 

d. If the facility is not removed within the specified time, the county may contract for 
removal. Thereafter, the county may cause removal of the facility with costs being 
borne by the owner of the facilities and/or the land owner. All costs there of shall be 
charged to the landowner and become a lien on the property on which the facility was 
located.  
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If Planning Commission members have questions, please call the staff / contact prior to the meeting. 

 

Meeting Date: August 6, 2019 
  
Agenda Item Title: 
 
 

Discussion: Case #19-06-REZC  
(Rezoning from Agricultural-10 and General Commercial with Proffered Conditions to 
Village Residential Planned Development with Proffered Conditions and Commerce 
Center with Proffered Conditions: Tax Map Parcels #42-55, 42-55A, 42-55B, 42-57G, 
and 42-72) 
 

Motion: 
 

n/a 

Dates Previously 
Considered by PC: 

n/a  

Summary of Item: 
 
 
 
 

Markel Eagle Partners, LLC has submitted an application requesting the rezoning of 
several properties with frontage along the north side of U.S. Route 60 (Anderson 
Highway) at its intersection with State Route 1101 (Holly Hills Road) and along the 
south side of State Route 675 (Page Road) at its intersection with State Route 1110 (Old 
Powhatan Estates).  
The subject properties total approximately 53.32 acres, with the applicant requesting 
that:  
• Approximately 49.82 acres be rezoned to Village Residential Planned Development 

(VR-PD) with proffered conditions, accommodating up to 85 dwelling units 
(single-family detached dwellings).  

• Approximately 3.50 acres be rezoned to Commerce Center (CC) with proffered 
conditions, accommodating commercial development.  

At the planned workshop, the applicant will provide an initial overview of this request 
and solicit feedback from members of the Planning Commission.  

A neighborhood meeting regarding this request was held on July 1, 2019.   
     
Attachments: 
 

Application Materials 
 

Staff/Contact: Andrew Pompei: Planning Director 
(804) 598-5621 x2006  
apompei@powhatanva.gov  

 

 

 

 

 

 

Powhatan County 
Planning Commission 

Agenda Item 
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All rights reserved.  No part of this book including text, photographs, drawings or icons may be reproduced or transmitted in any form, 
by any means without the prior written consent of the owners.  This document may be reproduced or transmitted in whole or in part 
for use in matters and projects directly related to applications to and review by the County of Powhatan.

Land Developer: Civil Engineers:  Landscape Architects: Home Builder:
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Eagle Construction
Overview

5 Donnelly Creek – Master Plan & Design Guide   \\   

Founded in 1984 by Bryan Kornblau as a private homebuilder, Eagle Construction has built over 7,000 homes within 135 
communities across Virginia. The company is currently building in 19 communities with 100 +/- homes under 

construction at any time. 

In 2013, Eagle Construction was acquired by Markel Ventures. Markel Ventures’ permanent investment in Eagle provides 
stability and job security to our team as well as to our stakeholders. As a source of permanent capital, Markel Ventures 

has enabled Eagle to no longer rely on bank loans for the funding of new projects, consequently reducing risk. 

Since our formation in 1984 as a private homebuilder through today as a partner with Markel Ventures, Eagle has never 
had an annual operating loss. 
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Eagle Construction
Home Highlights
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At Eagle, we don’t just build homes, 

we build communities that celebrate life’s moments.

Open-flow Floor Plans

First Floor Master Suites

One-level Living
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Eagle Construction
Eagle Moment
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What is an Eagle Moment?

Eagle Moment  (n.)
A wink in time we inspire that captures the magic of everyday life.

• Is a simple, wonderful human thing
inside by all those experience it

• Is one lived to its fullest
that enabled the moment to happen.

• Can be inspired by anyone - and are most powerful when created together.

• Is about everything we do for our customers and everything that happens before and after 
they get the keys.

Planning Commission  |  August 6, 2019  |  Page 394



8

Introduction

Context

Powhatan County
Comprehensive Plan

9

10

 Donnelly Creek – Master Plan & Design Guide   \\   

Powhatan County’s Vision 11

Planning Commission  |  August 6, 2019  |  Page 395



Introduction

9

Context

From Donnelly Creek to: 

Donnelly Creek is a +/- 50 acre assemblage located in eastern 
Powhatan County between Anderson Highway and Page Road 
within the County’s Route 60 Corridor East Special Area. 

Downtown Richmond - 23.9 miles (31 minutes) 

Richmond International Airport - 33.9 miles (37 minutes) 

Huguenot Volunteer Fire Station - 1.3 miles (3 minutes)

Flat Rock Elementary School - 2.6 miles (6 minutes)

Powhatan Middle School - 10.5 miles (15 minutes)

Powhatan High School - 3.1 miles (5 minutes)

Powhatan County Public Library - 10 miles (14 minutes)

Powhatan County Administration Building - 9.6 miles (14 
minutes)

N

Donnelly 
Creek

 Map 2: 
 

Amelia County 

Image courtesy of 2019 Powhatan County Long Range Comprehensive Plan

Donnelly 
Creek
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Powhatan County Long Range Comprehensive Plan

N

Image courtesy of 2019 Powhatan County Long Range Comprehensive Plan

Donnelly 
Creek
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The Comprehensive Plan establishes a vision of what Powhatan 

and strategies that can be implemented to realize that vision 
and addresses a variety of topics including land uses, housing, 
economic development, and natural resources. Elected and 

for land use and public investment decisions.

In the Fall of 2016, the County began a three-year planning and 
review process to update the 2010 Long Range Plan which 
included:

• 6 public open houses hosted by the County to solicit citizen 
feedback on the draft plan

• Numerous workshops and public hearings on the draft plan 
held by the Planning Commission & Board of Supervisors to 
review the draft document

• A Comprehensive Plan Workgroup appointed by the Board of 
Supervisors to review the draft document

Board of Supervisors voted to approve the 2019 Powhatan County 
Long-Range Comprehensive Plan on June 24, 2019.

A link to the adopted Plan may be found online:
http://www.powhatanva.gov/268/Community-Development
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Powhatan County’s Vision

Image courtesy of 2019 Powhatan County Long Range Comprehensive Plan

“Powhatan County will be a place where people can see the stars at 
night, be in touch with the land, and yet be able to work, live, play, shop, 
and learn without leaving the County... The dominant rural character 
will be supplemented by mixed residential and business uses situated 

Route 711 east of the Route 288 interchange...[These mixed-use 
clusters will also provide diverse housing options to complement the 
single-family uses that will continue to be prevalent in rural areas.”

Land Use: Village Residential

Description
“Village Residential recommends thoughtful design to provide a variety 
of housing options in a layout that respects the low-intensity single-
family character or adjacent rural areas, while providing slightly more 
intense development.”

Intent
“Areas designated Village Residential should include walkable 
neighborhoods with diverse housing options and integrated parks and 
public uses, which are compatible with the residential qualities of the 
neighborhoods.”
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Donnelly 
Creek

- Text courtesy of 2019 Powhatan County Long Range Comprehensive Plan 

N
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Master Plan

13

Illustrative Master Plan

Donnelly Creek is envisioned as a distinct, vibrant community, 
evoking a traditional neighborhood aesthetic with a variety of 
home and lot sizes. The name of the community pays tribute to 
the original property owner and the existing creek flowing across 
the property, which is preserved and emphasized in the natural 
open space within the community. Inside the neighborhood, homes 
relate to the street with gracious facades and varied setbacks 
to enliven the streetscape. The interconnected streets create a 
pattern of blocks through The Village and transform into a more 
curvilinear design, meandering through the Parke district. Open 
space design is key to the heart of the neighborhood, with each 
home in close proximity to a park, whether it be the formal Village 
Green or the Donnelly Park and Preserve. Jogging trails through 
Donnelly Park connect to sidewalks throughout the neighborhood, 
creating an active, walkable community. A 100’+ natural buffer 
along Page Road respects the lower intensity development to the 
north and creates a seamless transition from Donnelly Creek to 
those larger-lot neighborhoods, while still providing a connection to 
the commercial establishments along Route 60.

Donnelly Creek is comprised of three distinct residential districts; 
The Village, The Parke and The Estate Lot. The community features 
two separate parks; The Village Green and Donnelly Park and 
Preserve. The community is proposed with an overall maximum 
density of +/-1.71 single-family residential dwellings per acre (no 
more than 85 homes).

 
This Master Plan book frequently references the 2019 Powhatan 
County Long Range Comprehensive Plan. County Strategies 
and Goals are highlighted not simply to show how the proposal 
conforms, but because we believe wholeheartedly in the vision it 
sets forth.

N

The Parke District (+/- 25 ac.)

The Estate Lot (+/- 9 ac.)

A Preserved Buffer (100’)

Future Connections

Stormwater Pond

Existing Stream

Entry

Trails

Tree Preserve

Village Green

Potential Amenity

B

C

D

E

F

G

H

I

A

A

B

B

C

D

E

E

F

G

H

I

Anderson Highway  (Route 60)

Page Road

The Village District (+/- 16 ac.)
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Site Inspiration & Vision
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Master Plan
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Home Inspiration & Vision
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Illustrative Section Elevations

A

A
B

Overall Community Section   A - A

Village District   A - B

Parke District   B - A
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Parke Lot Parke Lot Donnelly Park & 
Preserve

travel
lane

planted 
buffer 
with 

sidewalk

parallel 
parking

Alley Village Lot
Alley-Accessed

Village Green planted 
median

planted 
buffer 
with 

sidewalk

Village Lot
Alley-Accessed

parallel 
parking

travel
lane

parallel 
parking

planted 
buffer 
with

sidewalk

travel
lane

planted 
buffer 

travel
lane
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The Village District
The heart of the community is The Village District, centered around a new 
connector road proposed in the County’s Major Thoroughfare Plan, and 
enlivened by The Village Green to host block parties, pick-up soccer games, 
and impromptu afternoon picnics. Most of the homes in The Village will 
have rear-loaded garages through private alleys. While the gridded street 
layout enhances the traditional neighborhood design, the main roadway 
is designed with a landscaped median and sidewalks along both sides to 
encourage both pedestrian activity and slower vehicular speeds. The Village 
roadway network provides two stubs to the parcel east in order to allow for 
a cohesively planned community as set forth in the County’s Comprehensive 
Plan, should that parcel be developed in the future.

The Village district contains the smallest of the home and lot sizes. Homes 
will be situated close to one another and will typically range in size from 
1,400 - 2,000 square feet.

Village Lots with Rear Alley Access

Minimum Lot Width
Minimum Lot Area

Minimum Yards
Front Yard
Side Yard
Rear Yard

Corner Lot Yard
Maximum Building Height

Maximum Lot Coverage

40’
4,000 SF

10’ 
5’
5’

10’
35’

65%

rear alley

right-of-way
or common area

5’ side
setback

5’ side
setback

5’ side
setback

3’ rear
setback

10’ front setback

40’ min. lot width

5’ rear setback

right-of-way

25’ rear setback

5’ side
setback

55’ min. lot width

20’ front 
setback

Village Lots Without Rear Alley Access 

Accessory Structures**

Minimum Lot Width

Minimum Yards

Minimum Lot Area
Minimum Yards

Front Yard

Side Yard

* Front facing attached garages shall be 
permitted only if they are setback at least four 
(4) feet from the front façade of the house, with 

porch or stoop closest to the road, and if no 
front porch or stoop, the front of the footings of 
the residence.

** Accessory structures shall only be permitted 
behind the principal structure

Accessory 
structure**

Accessory 
structure**

Side Yard

Rear Yard

Rear Yard

Corner Yard

Corner Lot Yard
Maximum Building Height

Maximum Lot Coverage

55’
7,000 SF

20’ *

5’

5’

3’

25’

10’

10’
35’

60%

Powhatan County’s Goal: Housing
Powhatan County will have a diverse range of housing that provides living opportunities 
for residents at all stages of their life.
Strategies
• Encourage developers to incorporate Universal Design principles into new 

construction, creating housing that allows older residents to age in place.
• Services, including sewer and water, should be made available for residential 

development (for a fee) in the focused growth areas indicated in the special area 
plans, to allow for higher density of residential development.

“There are limited options available for low-maintenance 
housing on smaller lots. Lack of housing choice may make it 

circumstances change, or for new home buyers to secure 
housing that meets their needs. Providing a diverse stock of 
housing, consisting of styles, sizes, prices and locations, will 
allow the county to meet the needs and preferences of its 
residents, and to be more resilient to changes in the housing 
market.”
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20’ front 

- Text courtesy of 2019 Powhatan County Long Range Comprehensive Plan 
3’ rear
setback
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The Parke District
The Parke District is designed with the +/- 8.2-acre Donnelly Park and 
Preserve at its core. The streets begin to take on a more curvilinear 
design, meandering through the property’s natural topography and 
environmentally sensitive lands. The homesites in The Parke are wider to 
allow for a more varied streetscape and are built to address the sloping 
topography as it falls toward the pond. Homes in The Parke will generally 
range in size from 1,800 - 2,500 square feet.

Parke Lots

Minimum Lot Width
Minimum Lot Area

Minimum Yards
Front Yard

* Front facing attached garages shall be 
permitted only if they are setback at least four 
(4) feet from the front façade of the house, with 

porch or stoop closest to the road, and if no 
front porch or stoop, the front of the footings of 
the residence.

Side Yard
Rear Yard

Corner Lot Yard
Maximum Building Height

Maximum Lot Coverage

65’
8,000 SF

20’ *
10’
25’
20’
35’

60%

25’ rear setback

10’ side
setback

20’ front
 setback

right-of-way

65’ min. lot width
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25’ rear setback

10’ side
setback

20’ front
 setback

right-of-way

65’ min. lot width

5’ side
setback

5’ side
setback

3’ rear
setback

3’ rear
setback

Accessory 
structure**

Accessory 
structure**

Accessory Structures**

Minimum Yards
Side Yard

** Accessory structures shall only be permitted 
behind the principal structure

Rear Yard
Corner Yard

5’
3’

10’
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The Estate Lot (+/- 9 acres)
The Estate Lot is located on a large parcel currently occupied by a single 
homesite fronting on Page Road. This property has been included within 
the Donnelly Creek PD because the proposal would reduce this parcel’s 
lot size to approx. 9 acres, which is less than the 10-acre minimum 
required in its current A-10 zoning district. There is no timeline or current 
plan for the Estate parcel to be developed or subdivided. Should the 
property owner wish to develop this parcel in the future, an amendment 
to the PD plan would be required. 

Estate Lots

Minimum Lot Width

Minimum Lot Area
Minimum Yards

Maximum Building Height
Maximum Lot Coverage

9 acres

Zoning District

Zoning District
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Estate Lot

Anderson Highway  (Route 60)

Page Road

Accessory Structures**

Minimum Yards
Side Yard

** Accessory structures shall only be permitted 
behind the principal structure

Rear Yard
Corner Yard

5’
3’

10’
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District Guidelines

The row of alley-accessed lots located within The Parke is designated as a “conversion” area. Its 
location, coupled with the alley access, affords this block the unique opportunity to be developed 
to either Parke standards or Village standards without impacting the character of the overall 
neighborhood.  The ultimate development of this block to either Parke or Village standards shall be at 
the discretion of the Developer.  

* District acreages and densities are approximate and are based on a conceptual layout. The actual acreages 

VR-PD Village District*:

VR-PD Parke District*:

VR-PD Estate Lot*: 

Total VR-PD: 

+/- 15.77 acres

+/- 24.99 acres

+/- 9.06 acres

49.82 acres

36-44 dwellings

40-48 dwellings

1 dwelling

Max. of 85 dwellings

+/- 2.20 - 2.90 du/ac.

+/- 1.50 - 1.95 du/ac. 

+/- 1 du/9 ac. 

1.71 du/ac. 

The following uses are allowable as principal uses in the Donnelly Creek 
VR-PD District: 

The following uses are allowable as accessory uses that are incidental 
and customarily subordinate to principal uses in the Donnelly Creek VR-
PD District:

The following uses are allowable as temporary uses of limited duration, 
in the Donnelly Creek VR-PD District:

The following use is allowable as a temporary use of limited duration 
in the Donnelly Creek VR-PD District, only on approval of a temporary 
business permit: 

1. Dwelling, single-family detached;
2. Park or greenway; and,
3. Utility uses, minor. 

1. Home garden;
2. Home occupation;
3. Open space, park, playground, or recreational facility; and, 
4. Swimming pool, spa, or hot tub. 

1. Garage or yard sale;
2. Model sales home/unit;
3. Post-disaster temporary dwelling; and, 
4. Temporary construction-related structure or facility. 

1. Estate sale/auction.

Conversion Schedule

District Acreages & Densities

Permitted Uses

Permitted Principal Uses

Permitted Accessory Uses

Permitted Temporary Uses

Additional Information

Conversion Block

Anderson Highway  (Route 60)

Page Road
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Environmental Stewardship 25
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Overview
A minimum of twenty percent of the site shall be set aside as open 
space, with at least 40% of the open space dedicated to active 
recreational areas. Two separate parks are proposed within Donnelly 
Creek, one formal green and one active park, connected with a network 
of walking/ jogging trails and sidewalks.

Open Space Calculations

Percentage (Total)

Open Space Recommended

20%

Open Space Provided

Acreage (Total) 9.54 acres

The Village Green (+/- 0.75 acres)
The Village Green will be located within the heart of the Village District 
on Donnelly Parkway and will be a gathering space for neighborhood 
parties, casual afternoon picnics, or pick-up soccer games. The Village 
Green will be lined with shade trees, planted with various flowering 
shrubs and native grasses, and hardscaped with sidewalks and benches.
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24.7%
11.80 acres

Anderson Highway  (Route 60)

Page Road

The open space calculations above include only the acreages of the parks and the 
Page Road buffer, and do not take into account the additional pockets of open space 
throughout the neighborhood.

The Village Green
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Page Road Buffer (+/- 2.85 acres)
The transition from Donnelly Creek to the adjacent lower - density 
residential development across Page Road will be accomplished through 
the retention of a natural 100’ buffer along Page Road. This buffer 
comprises just under 3 acres of open space.

Donnelly Park & Preserve (+/- 8.2 acres)
Donnelly Park & Preserve is centrally located in The Parke District. This 
neighborhood amenity features a combination of active and passive 
recreation as well as areas designated for environmental conservation. 
The community’s stormwater management pond is integrated into the 
Park, and will be transformed with a fountain and a perimeter walking/ 
jogging trail. An additional landscaped greenway with walking trails 
and a pedestrian bridge will separate these active amenities from the 
Preserve.
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Environmental Features
Within the heart of the Parke District in Donnelly Creek lie wetlands and 
an intermittent stream, which are respected and celebrated through 
the creation of Donnelly Park & Preserve. The Preserve is a pristine, 
undisturbed area, while Donnelly Park incorporates the stream and its 
wide buffers into the open space design. Homes in the Parke District 
will overlook, but not intrude upon, the stream and its buffer, and a 
pedestrian greenway and trail network will run alongside the creek before 
encircling the pond created onsite.

Environmentally-Friendly Building Practices
As a homebuilder, Eagle Construction knows the importance of 

high-performing homes: homes with “performance assets” that make 

performance, and with technical assistance from the National 

into account how well an asset like insulation or a cooling system was 
installed, and also accounts for tools that allow a homeowner to view, 
understand and improve their home’s performance.

Powhatan County’s Goal: Natural Resources
Powhatan County will preserve and protect natural resources and open 
spaces, including rivers, streams, creeks, forests, wildlife habitats, wetlands, 
floodplains, soil resources, and dark night skies.
Strategies
• Promote a village concept for new development in areas where sewer 

and water are available or will be available in the future
• Continue to require a minimum non-disturbance buffers from edge of all 

wetlands and streams
• Provide cluster development options for landowners and developers, 

allowing homes to be clustered together on smaller lots, leaving a 
percentage of the remaining land available for open space or other 
appropriate uses

• Encourage the construction of pedestrian and/or bicycle facilities 
whenever new thoroughfare roads are built or when existing 
thoroughfares are widened, in accordance with a master plan.

• Increase usage of energy conservation measures and green building 
techniques by encouraging participation from builders in green 

“Most new residential development in suburban and rural areas should 
be clustered for maximum open space preservation and natural resource 
protection. The county’s efforts will preserve valued wetland areas and broad 
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Infrastructure

Transportation

Public Utilities

Stormwater 
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Infrastructure

Page Rd/ Rt. 60 MTP Connector Road

two-lane road through Donnelly Creek connecting Page Road to 
Anderson Highway (Rt. 60) as a short term priority for the County. 
The Plan estimates the cost to construct this new roadway to be 
nearly $3.5 million. Not only is this proposed roadway incorporated 
into the Donnelly Creek neighborhood, it has been designed as a 
focal element with a landscaped median, an adjacent park, and 
sidewalks and parking along both sides of the roadway.

 
Map 10: 

Major Thoroughfare Plan 

Note 
A  

  

Amelia County 

Image courtesy of 2019 Powhatan County Long Range Comprehensive Plan
Commitment to Construct & Dedicate

The Developer shall construct all public roadways to VDOT 
standards and shall dedicate these roadways as public right-of-
ways.

Powhatan County’s Goal: Transportation
Powhatan County will have a transportation system that is coordinated with 
land use patterns and community character, with an acceptable level-of-
service that supports economic development and maintains a high-quality of 
life.
Strategies
• Implement the County’s Major Thoroughfare Plan according to the 

recommended project prioritization, as funds are available.
• Encourage pedestrian and bicycle improvements, especially in new 

developments, to enhance walkability and provide valuable recreation and 

“The Countywide Future Land Use Plan envisions how land will be developed 
over the next twenty to thirty years, while the Major Thoroughfare Plan 

growth. The Major Thoroughfare Plan and recommended transportation 
strategies are consistent with the updated land use plan and other policies 

Transportation
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Infrastructure
Thoroughfare Standards

Neighborhood Street (Public): Neighborhood streets will typically 
be designed with two travel lanes and on-street parking on one side 
of the street. In the heart of the Village, streets will be constructed 
with sidewalks on both sides, while the Village District’s periphery 
and the Parke District will have sidewalks on one side of the street.

Village District ROW

Parke District ROW

Village Lot Village LotSidewalk Planted 
Buffer 

Planted 
Buffer 

SidewalkParallel 
Parking

Travel 
Lane

Travel 
Lane

Parke 
Lot

Sidewalk Planted 
Buffer 

Parallel 
Parking

Planted 
Buffer 

Travel 
Lane

Travel 
Lane

Parke 
Lot

of public streets, while incorporating private alleys to enhance 
the neighborhood’s village character. Three street stubs will 
be provided to adjacent parcels also recommended for Village 
Residential development to allow for cohesive, planned growth in 
the future. 

To create a traditional “village” character, the street system 
within Donnelly Creek is laid out in semi-regular blocks with a 
grid-like pattern, private alleys and narrow pavement width. On-
street parking and sidewalks will be provided throughout the 
neighborhood. The street network in Donnelly Creek will also 
provide the two-lane connection from Page Road to Route 60 
proposed in the County’s Major Thoroughfare Plan. In order to 
ensure the lower speeds recommended in the Plan, median islands 
will be incorporated into the design. These islands will also enable 
additional landscaping in the public realm, while lowering speeds to 

The street stubs and walking/ jogging trail will be provided to 
adjacent parcels also designated Village Residential to allow to 
cohesive, planned growth in the future.
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Thoroughfare Standards
Infrastructure

Central Village Boulevard (Public): In the heart of The Village, 
adjoining the Village Green, the right-of-way expands to 
accommodate a landscaped median, on-street parking in both 
directions and sidewalks on both sides of the street.

Village District Boulevard

Private Alley

Alleys (Private): Alleys located in the Village District will be a 
maximum of 20’ wide and will be privately maintained by the 
Homeowner’s Association.

Stub Roads: Donnelly Creek is designed with three stub roads 
connecting to adjacent parcels also recommended for Village 
Residential development. The opportunity to link to the neighboring 
properties will allow for a more cohesive, well-designed overall 
community at such time as those properties are developed, as 
recommended in the County’s Comprehensive Plan.

Village 
Green

Sidewalk Planted 
Buffer 

Parallel 
Parking

Planted 
Median

Planted 
Buffer 

Sidewalk Village 
Lot

Parallel 
Parking

Travel 
Lane

Travel 
Lane

Village Lot 
Alley-Accessed

Private Alley Parke
Lot
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 Map 1: 
Water and Sewer Service Areas 

Note:  
The Water and Wastewater Service District was created by the Powhatan County 
Board of Supervisors in March 2015. The district includes areas where public 

 

 

Amelia County 

Infrastructure
Public Utilities

Powhatan County’s Goal: Infrastructure and Community Facilities
Powhatan County will provide infrastructure and community facilities in a 

the proposed future land use plan.
Objectives
• Plan for compatible higher-density mixes of uses in areas where 

infrastructure is planned.
• Locate new infrastructure and community facilities to promote compact 

development in focused location within the Route 60 Corridor East, Route  
711 and Courthouse Village areas.

“The intent is to direct growth to locations where the county has planned 
for utility services. Utility services are needed to support more intense 
development within the service area, aligning with recommendations made in 
the comprehensive plan... There is considerable interest in promoting a mix 
of residential and business use along Route 60. There are currently limited 
residential customers, as previously policy has been to reserve capacity 
for business uses. This policy will change as Powhatan County promotes 
housing opportunities along the corridor in the updated County-wide Land 
Use Plan.”

Image courtesy of 2019 Powhatan County Long Range Comprehensive Plan

Water and Wastewater Facilities & Infrastructure

As outlined in the 2015 Water and Wastewater Master Plan and 
shown on the Water and Sewer Service Areas Map, Donnelly 
Creek is located within the Water and Wastewater Service District. 
Based on the 2015 Plan, the county currently has capacity to serve 
Donnelly Creek as proposed.

Commitment to Construct & Dedicate

In order to provide the residents of Donnelly Creek with public 
water and sewer services, the Developer will construct the 
necessary infrastructure to connect to the existing services located 
along Route 60 in accordance with County standards, and will 
dedicate the infrastructure to Powhatan County.

Stormwater Management Facilities
Donnelly Creek will have a coordinated stormwater management 
plan that meets all applicable governmental regulations. The 
neighborhood’s stormwater management pond will be located 
in the southeastern corner of the site where the topography is 
naturally suited for this use. The pond, with a fountain feature, will 
serve as the centerpiece of the neighborhood’s Donnelly Park.
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Proffers

1.   PD Plan
Development of the Property shall be in general conformance 
with the Donnelly Creek VR-PD Plan, entitled “Donnelly Creek - 
Powhatan, Virginia, Master Plan and Design Guide” and dated July 
25, 2019. 

2.   Density

shall be constructed on the Property.

3.   Buffers
Any newly created Parke or Village residential lot directly adjacent 
to a neighboring parcel not situated within the Donnelly Creek PD 
shall be planted with a Type A – Basic Buffer along said property 
line. Aforementioned buffer shall be not less than 8’ in width, shall 
be planted with 2 canopy trees per 100 linear feet, 4 understory 
trees per 100 linear feet, and 10 shrubs per 100 linear feet, and 
shall be placed within a landscape easement on the lot.

4.   Stormwater Management Pond
The stormwater management pond located in the southeastern 
portion of the site shall be constructed with a fountain feature.

5.   Floor Plans

6.   Cash Proffer
The Applicant or its assignees shall pay $2,720 per newly created 
residential lot to Powhatan County for public facility improvements ($866 
for public school facilities, $1,290 for public safety facilities, and $564 
for park facilities). Such payment shall be made prior to the time of the 

of the lots. 

7.   Severance
The unenforceability, elimination, revision, or amendment of any proffer 
set forth herein, in part or in whole, shall not affect the validity or 
enforceability of the other proffers or the unaffected part of such proffer. 
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Development in the Donnelly Creek PD will occur in a single phase and 
will not be controlled by a Development Phasing Plan. 

The following proffers shall apply to property zoned VR-PD Village 
Residential Planned Development:

The entirety of the Donnelly Creek PD property will be controlled by 
the Donnelly Creek PD Plan. Markel Eagle Partners, LLC is under to 
contract to purchase the properties, with the exception of the Estate 
Lot which will remain under private ownership but will be bound to the 
terms of this PD Plan Book. The owner of the Estate Lot is a party to 
the application as referenced by their signature. The remainder of the 
property will be conveyed, contingent up on the rezoning, to Markel 
Eagle Partners, LLC, will be developed per the PD Plan Book, and upon 
build-out will be controlled by a Homeowners’ Association. 

The County’s CIP was evaluated with regard to projects in 
Transportation, Public Safety, Schools, and Parks that generated 
an increase in capacity and were directly impacted by the proposed 
development. Donnelly Creek’s pro-rated share of these costs was 
determined by calculating the percentage of Powhatan County’s 
population generated by the Donnelly Creek neighborhood, and have 
been proffered as a cash contribution per home. 

Development Phasing

Unified Control

Proffers Cash Proffer Methodology

221

28,601

School

28,822

2.6

Public Safety

0.77%

85

Library
Parks & Recreation 
Public Works
General Government
Total Capital Impact
Total

Proposed Residents in Donnelly Creek (85 homes x 2.6 PPH) 

Current Population of Powhatan County (US Census) 

1,379.00 866.01

Proposed County Population including Donnelly Creek

Persons per Household PPH (US Census) 

201.00 1,289.99

Multiplier (Proposed Population ÷ Current Population) 

Proposed Number of Homes in Donnelly Creek

- -
184.00 563.35

83.00 -
33.00 -

1,880.00 2,719.35
159,800.00 231,144.43

Category Proffer Policy CIP + Defer

2015 2018
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July 5, 2019 
 
Mr. Andrew Pompei, AICP, CZA 
Powhatan County 
Planning Director 
3834 Old Buckingham Road 
Suite F 
Powhatan, Virginia 23139 
 
 
Re: Traffic Assessment – Donnelly Creek Development 
 Powhatan County, Virginia 
 
Mr. Pompei, 
 
This traffic assessment is in regards to the proposed Donnelly Creek Development to be located 
in Powhatan County, Virginia.  As part of the current development plan, it is proposed that a 
residential use development is to be constructed north of the US 60 (Anderson Highway) and 
south of Page Road in proximity to the existing US 60 and Holly Hills Road intersection.   
 
As requested by County staff, a traffic impact analysis has been conducted to assess proposed 
site access impacts expected as a result of site development.  Discussions with both VDOT and 
County staff has been conducted to develop a scope of services for this traffic assessment.   
 
 
Executive Summary 
As proposed, the plan of development looks to construct a residential use development.  
However, due to the location of adjoining undeveloped property, the addition of potential 
commercial uses have been included as part of this development plan since access to each 
property (Donnelly Creek / commercial property) will share in the proposed plan of access at the 
buildout of Donnelly Creek.  The proposed plan of access will provide two points of full movement 
site access on both US 60 at the existing intersection of US 60 and Holly Hill Road and Page 
Road at the existing intersection of Page Road and Old Powhatan Estates.  Buildout of the 
proposed site is to include 83 single family residential units; 10,000sf of office land uses; 15,000sf 
of retail land uses.   
 
Analysis of existing peak hour traffic conditions indicates that the northbound left-right movement 
at the intersection of US 60 and Holly Hill Road is operating at unacceptable levels of service.  
Analysis indicates that all proposed site access movements are expected to work at acceptable 
levels of service except for the southbound left-through movement at the intersection of US 60 
and Holly Hill Road / Site Drive #1.   
 
Analysis of buildout peak hour traffic conditions indicates that all study area traffic movements are 
expected to operate at acceptable levels of service except for the southbound and northbound 
side street movements at the intersection of US 60 and Holly Hills Road / Site Drive #1.  Due to 
significant peak hour through volumes on US 60, side street movements do not have sufficient 
gaps in traffic flow to provide for acceptable operations.   
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Based on site impacts, it is recommended to provide the following improvements as part of the 
Donnelly Creek buildout: 
 

 Extend the existing eastbound left turn lane from its existing 100 foot (ft) storage length to 
a 325ft storage length 

 Extend the existing westbound right turn lane from its existing 175ft storage length to a 
450ft storage length. 

 
As part of the right turn lane improvement is recommended to restrict existing right turn egress 
movements at the Powhatan Professional Center and provide internal access to Powhatan 
Professional Center such that all egress movements from the existing commercial site can utilize 
the proposed plan of access for Donnelly Creek.  Based on turn lane warrant thresholds, turn 
lanes are not warranted at the intersection of Page Road and Old Powhatan Estates / Site Drive 
#2.   
 
 
Existing/Background Traffic Conditions 
In order to evaluate site impacts data was collected at all existing study area intersections for the 
AM (7am to 9am), and PM (4pm to 6pm) peak hours of a typical weekday.  Data was obtained by 
conducting turning movement counts at the existing study area intersections in 15-minute 
intervals including heavy vehicle counts.  Counts have been further analyzed to determine peak 
hour data for further analysis.  Refer to Appendix A for all raw data sets.  Refer to Figure 1 in 
Appendix B for the existing (2019) peak hour traffic conditions.   
 
As determined from data collection efforts, U-turns do occur on US 60 within the study area for 
this project.  Field observations indicate U-turn maneuvers occur on both the east and westbound 
left turn movements at the intersection of US 60 and Holly Hill Road (eastbound left turn 
movement: 1vph AM / 7vph PM; westbound left turn movement: 1vph AM / 13vph PM).  All U-turn 
maneuvers have been included in the overall left turn movements detailed in the capacity 
analysis. 
 
Existing (2019) peak hour traffic conditions have been adjusted to reflect a 2% annual growth rate 
to determine background (2025) peak hour traffic conditions.  Refer to Figure 2 in the Appendix 
B for the background (2025) peak hour traffic conditions. 
 
 
Approved Developments 
As part of the background analysis for this study all approved developments are to be included 
as part of the comparative analysis.  For this study two approved developments have been 
included as part of the analysis.  Stoneridge Commercial Development is to be developed to the 
north of US 60 on Luck Stone Road and is expected to include 52,700sf of retail; 6,511sf fast food 
restaurant; 3,000sf convenience mart; 3,465sf bank.  Peak hour site trips for this site was 
determined as part of a TIA Report submitted by Bowman Consulting dated 9/11/18 and can be 
found in Appendix C.   
 
Classic Granite is a planned commercial development to be constructed in three phases.  It is 
located on the southwest quadrant of the US 60 and Page Road/County Line Road intersection.  
The site is approved to develop Phase 1 of the development plan and is expected to include 
72,211sf of manufacturing uses; 10,438sf of office uses; 7,881sf of retail uses.  Peak hour site 
trips were developed as part of a TIA Report submitted by Green Light Solutions dated 8/30/18 
and can be found in Appendix C. 
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Refer to Figure 3 for approved peak hour site trips in Appendix B.  Background plus approved 
development peak hour traffic conditions have been determined by combining approved peak 
hour site trips (Figure 3) and background (2025) peak hour traffic conditions (Figure 2).  Refer to 
Figure 4 in Appendix B for background plus approved (2025) peak hour traffic conditions. 
 
 
Buildout Traffic Conditions 
Buildout site development traffic conditions were determined by analyzing site trip generation 
numbers for land uses and densities (83 single family residential units; 10,000sf Office; 15,000sf 
Retail) utilizing the ITE Trip Generation Manual, 10th Edition.  Refer to Table 1 for the trip 
generation results. 
 
 

TABLE 1 
Buildout Site Trip Generation Results 

 

Land Use Density ITE Code 
AM Peak Hour (vph) PM Peak Hour (vph) Daily (vpd) 

Enter Exit Enter Exit Total 

Single Family 83 units 210 16 48 54 31 876 

Office 10,000sf 710 31 5 2 11 114 

Retail 15,000sf 820 99 61 64 69 1,654 

Total Buildout Site Trips 146 114 120 111 2,644 

Internal Site Trips (10% residential) 7 7 8 8 176 

Pass-By Site Trips (34% retail) 26 26 21 21 532 

Primary Site Trips 113 81 91 82 1,936 

 
 
Total buildout site trips have been adjusted to reflect internal, pass-by and primary peak hour site 
trips.  Internal site trips have been determined assuming a 10% capture rate for residential uses.  
Pass-by site trips have been determined based on a 34% pass-by rate determined from ITE data 
sets for the 820 (34%) land use.  Refer to Figure 5 in the Appendix B for the primary site 
distribution percentages and Figure 7 for the primary hour site trip assignments.  Refer to Figure 
6 in the Appendix B for the pass-by distribution percentages and Figure 8 for the pass-by peak 
hour site trip assignments. 
 
Buildout traffic conditions were determined by combining background plus approved (2025) peak 
hour traffic conditions (Figure 4) with site traffic conditions determined in Figures 7 and 8.  Refer 
to Figure 9 in Appendix B for the buildout (2025) peak hour traffic conditions.   
 
 
Traffic Analysis 
Existing traffic control and lane geometries have been obtained and utilized for all analysis 
scenarios for each off-site study intersection.  Proposed site drive improvements have been 
utilized for Site Drive #1.  Based on discussions with VDOT and County staff, there are no future 
roadway improvements expected during the study period for this report.   
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Analysis has been conducted using Synchro macro-scopic modeling for each traffic scenario.  All 
analysis measures (delay, queues, volume-to-capacity) have been determined utilizing the 
Synchro modeling exclusively.  Existing peak hour factors and heavy vehicle percentages have 
been utilized for the existing conditions analysis.  Peak hour factors have been adjusted to utilize 
a 0.92 on all existing peak hours below 0.92, and heavy vehicle percentages have been adjusted 
to reflect a 2% rate on all existing percentages less than 2% for all future traffic analysis scenarios. 
 
 
Existing (2019) Traffic Analysis 
Existing (2019) peak hour traffic conditions detailed in Figure 1 have been analyzed to determine 
a base line for determining site traffic impacts.  Refer to Table 2 for the existing (2019) peak hour 
analysis results.  Refer to Appendix D for the computer printouts of the existing analysis. 
 
 

TABLE 2 
Analysis Summary 

Existing (2019) Peak Hour Traffic Conditions 
 

     AM Peak Hour PM Peak Hour 
 Intersection Control Lane Group Available 

Storage1 
Lane 
LOS 

Lane Delay 
(sec/veh) 

 

Lane 
Queue 

(ft)2 

Lane 
LOS 

Lane Delay 
(sec/veh) 

Lane 
Queue 

(ft)2 
 

1. 
 

US 60 (E/W) 
and 

Holly Hill Road (N/S) 

 
Stop 

 
NBLR 
WBL 

 
- 

100 

 
F 
C 

 
704.4 
23.9 

 
$ 

52 

 
F 
B 

 
369.1 
11.4 

 
$ 

71 

         
 

2. 
 

Page Road (E/W) 
and 

Old Powhatan Estates (N/S) 

 
 

Stop 

 
EBL 

SBLR 

 
- 
- 
 

 
A 
A 

 
7.4 
8.9 

 
0 

28 

 
A 
A 

 
7.3 
8.6 

 
6 

27 

         
NOTES 

(1) – Indicates continuous lane. 
(2) Queues are maximum queue observed as reported by SimTraffic. 
(3) $ Indicates Delay/Queue incalculable. 

 
 
Analysis indicates minor street left movements on US 60 are not operating at acceptable levels.  
This is typical of unsignalized side street movements along heavily traveled corridors such as US 
60.  Traffic signal improvements are not expected to be warranted at the intersection of US 60 
and Holly Hills Road.   
 
Analysis of study area intersections indicates that the following intersection movements are not 
operating at acceptable levels of service under existing (2019) peak hour traffic conditions: 
 
US 60 and Holly Hills Road 

 Northbound left-right turn movement  
 
Analysis of study area intersections indicates that all existing storage bay capacities are 
maintaining traffic queues generated during the peak hours of the day.   
 
Field observations during data collection efforts affirm failing traffic conditions; however, analytical 
delay measures are not consistent with field observations.  Field observations indicate that delays 
are not as significant as those calculated by the traffic model.  This is typical of the traffic modeling 
when volume to capacity ratios exceed 1.0.   
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When such conditions exist, driver behavior becomes more aggressive in order to maneuver 
vehicles into position.  This is further evidences that US 60 side street delays are at unacceptable 
levels. 
 
 
Background Plus Approved (2025) Traffic Analysis 
Background Plus Approved (2025) peak hour traffic conditions detailed in Figure 4 have been 
analyzed as part of a comparative analysis to assess site traffic impacts.  Refer to Table 3 for the 
background plus approved (2025) peak hour analysis results.  Refer to Appendix E for the 
computer printouts of the background plus approved analysis. 
 
 

TABLE 3 
Analysis Summary 

Background Plus Approved (2025) Peak Hour Traffic Conditions 
 

     AM Peak Hour PM Peak Hour 
 Intersection Control Lane Group Available 

Storage1 
Lane 
LOS 

Lane Delay 
(sec/veh) 

 

Lane 
Queue 

(ft)2 

Lane 
LOS 

Lane Delay 
(sec/veh) 

Lane 
Queue 

(ft)2 
 

1. 
 

US 60 (E/W) 
and 

Holly Hill Road (N/S) 

 
Stop 

 
NBLR 
WBL 

 
- 

100 

 
F 
D 

 
1746.0 
30.7 

 
$ 

80 

 
F 
B 

 
958.3 
13.2 

 
$ 

100 

         
 

2. 
 

Page Road (E/W) 
and 

Old Powhatan Estates (N/S) 

 
 

Stop 

 
EBL 

SBLR 

 
- 
- 
 

 
A 
A 

 
7.4 
8.9 

 
0 

30 

 
A 
A 

 
7.3 
8.6 

 
5 

27 

         
NOTES 

(1) – Indicates continuous lane. 
(2) Queues are maximum queue observed as reported by SimTraffic. 
(3) $ Indicates Delay/Queue incalculable. 

 
 
Analysis indicates minor street left movements on US 60 are not expected to operate at 
acceptable levels.  Further deterioration beyond that determined under existing conditions is 
expected on all US 60 side street movements.  Traffic signal improvements are not expected to 
be warranted at the intersection of US 60 and Holly Hills Road under background plus approved 
traffic conditions.   
 
Analysis of study area intersections indicates that the following intersection movements are not 
expected to operate at acceptable levels of service under background plus approved (2025) peak 
hour traffic conditions (italics denotes problem traffic movements determined in prior analysis): 
 
US 60 and Holly Hills Road 

 Northbound left-right turn movement  
 
Analysis of study area intersections indicates that all existing storage bay capacities are 
maintaining traffic queues generated during the peak hours of the day.   
 
 
Buildout (2025) Traffic Analysis 
Buildout (2025) peak hour traffic conditions detailed in Figure 9 have been analyzed as part of a 
comparative analysis to assess site traffic impacts.  Refer to Table 5 for the buildout (2025) peak 
hour analysis results.  Refer to Appendix F for the computer printouts of the buildout (2025) peak 
hour traffic conditions. 
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TABLE 5 
Analysis Summary 

Buildout (2025) Peak Hour Traffic Conditions 
 

     AM Peak Hour PM Peak Hour 
 Intersection Control Lane Group Available 

Storage1 
Lane 
LOS 

Lane Delay 
(sec/veh) 

 

Lane 
Queue 

(ft)2 

Lane 
LOS 

Lane Delay 
(sec/veh) 

Lane 
Queue 

(ft)2 
 

1. 
 

US 60 (E/W) 
and 

Holly Hill Road (N/S) 

 
Stop 

 
 

Stop 
Stop 

 
NBLR 
EBL 
WBL 
SBLT 
SBR 

 
- 

325 
100 

- 
250 

 
F 
B 
D 
F 
B 

 
5303.2 
10.7 
30.1 

3226.0 
12.5 

 
$ 

62 
83 
$ 
0 

 
F 
D 
B 
F 
E 

 
2683.8 
34.9 
13.2 

37759.0 
39.7 

 
$ 

304 
113 

$ 
39 

         
 

2. 
 

Page Road (E/W) 
and 

Old Powhatan Estates (N/S) 

 
 

Stop 

 
NBLTR 

EBL 
WBL 

SBLTR 

 
- 
- 
- 
- 

 
A 
A 
A 
A 

 
8.9 
7.4 
7.3 
9.1 

 
30 
0 
2 

30 

 
A 
A 
A 
A 

 
8.8 
7.3 
7.3 
8.6 

 
29 
6 
5 

27 
         

NOTES 
(1) – Indicates continuous lane. 
(2) Queues are maximum queue observed as reported by SimTraffic. 
(3) $ Indicates Delay/Queue incalculable. 

 
 
Analysis indicates that both north and southbound left through movements at the intersection of 
US 60 and Holly Hills Road / Site Drive #1 are expected to operate at over capacity conditions.  
Each maneuver is expected to utilize a two stage maneuver to cross US 60 and each has an 
alternative route that can be utilized for routing purposes.  A traffic signal is not expected to be 
warranted based on buildout traffic conditions. 
 
Analysis of study area intersections indicates that the following intersection movements are not 
expected to operate at acceptable levels of service under buildout (2025) peak hour traffic 
conditions (italics denotes problem traffic movements determined in prior analysis): 
 
US 60 and Holly Hills Road 

 Northbound left-through-right turn movement  
 Southbound left-through movement 
 Southbound right turn movement 

 
Analysis of study area intersections indicates that the following intersection movements are not 
expected to operate within available turn lane storage capacity under buildout (2025) peak hour 
traffic conditions (italics denotes problem traffic movements determined in prior analysis): 
 
US 60 and Holly Hills Road 

 Westbound left turn movement 
 
 
Conclusions 
Traffic impacts expected as a result of the proposed site are expected to be fully mitigated for all 
proposed traffic movements except for the southbound left-through and right turn movements at 
the intersection of US 60 and Holly Hill Road / Site Drive #1.  Due to heavy peak hour volumes 
on US 60 the southbound left-through movement is expected to operate at over capacity levels 
under buildout peak hour conditions. 
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