POWHATAN COUNTY PLANNING COMMISSION
Agenda: Regular Meeting and Workshop
Tuesday, September 3, 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: August 6, 2019 (Regular Meeting) (p. 3)
c. Approval of Minutes: August 6, 2019 (Workshop) (p. 8)

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

a. 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. (p. 10)

6. Public Hearings

a. Case #19-04-CUP: Powhatan Solar I, LLC (District #3: Bethesda/Lees Landing) requests
a conditional use permit (CUP) to permit a solar energy farm and related accessory uses within
the Agricultural-10 (A-10) zoning district, per Sec. 83-162 of the Zoning Ordinance of the
County of Powhatan. The proposed use will be located on a portion of Tax Map Parcels #27-
14, 27-14A, and 26-104, which have frontage on the south side of State Route 615 (Three
Bridge Road) at its intersection with State Route 1330 (Mill Mount Parkway) and at the
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northern terminus of State Route 626 (Brauer Road). The subject properties total approximately
927.38 acres, with the proposed use located within a project area that is approximately 350.9
acres. The 2019 Long-Range Comprehensive Plan designates the subject properties as Rural
Preservation and Natural Conservation on the Countywide Future Land Use Plan. (p. 140)

b. Case #19-05-CUP: HCE Powhatan Solar | (District #4: Powhatan Courthouse/Mt. Zion)
requests a conditional use permit (CUP) to permit a solar energy farm and related accessory
uses within the Agricultural-10 (A-10) zoning district, per Sec. 83-162 of the Zoning Ordinance
of the County of Powhatan. The proposed use will be located on a portion of Tax Map Parcel
#37-23B, which has frontage on the west side of State Route 13 (Old Buckingham Road) at its
intersection with Spoonbill Drive (private road). The subject property totals approximately
89.52 acres, with the proposed use located within a project area of approximately 45 acres. The
2019 Long-Range Comprehensive Plan designates the subject properties as Rural Preservation
and Natural Conservation on the Countywide Future Land Use Plan. (p. 181)

7. New Business
None

8. Workshop

a. Discussion: Case #19-06-REZC (p. 210)
(Proposed Rezoning: Tax Map Parcels #42-55, 42-55A, 42-55B, 42-57G, and 42-72)

9. Adjourn
Next Meeting: October 1, 2019
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Planning Commission Meeting Minutes
August 6, 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, AUGUST 6, 2019 AT 7:00 PM

Planning Commissioners Present Karin Carmack, District 1, Chairman
David Van Gelder, District 5, Vice-Chairman
Donna Moore, District 3
Bill Cox, District 4

Planning Commissioners Absent Owen Walker, District 2

Staff Members Present Bret Schardein, Assistant County Administrator
Andrew Pompei, Planning Director
Kelley Kemp, Assistant County Attorney
Ed Howland, Principal Planner
Alyson Oliver, Planner Il

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
None
b. Approval of Minutes

Ms. Carmack motioned to approve the minutes from the regular meeting and workshop on July 2,
2019.

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

VOTE 4-0
MOTION Passed

4. Public Comment Period
Ms. Carmack opened the public comment period.

Carl Schangerment (1727 Teresa Lane) spoke, advocating for sidewalks to be built along U.S. Route 60
(Anderson Highway) in connection to the proposed mixed-use rezonings.

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

None.
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Planning Commission Meeting Minutes

August 6, 2019

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.

Ms. Oliver gave an overview of this request.
Ms. Carmack opened the public hearing.
Seeing as there we no speakers, the public comment period was closed by Ms. Carmack.

Mr. Cox asked the applicant to address the feasibility of the proposed conditions. Mr. Basic
(1645 Hollow Log Drive) acknowledge the proposed conditions and stated that he will be
able to comply with them as presented.

After brief discussion, Mr. Cox motioned to recommend approval of the CUP request.
Ms. Carmack, Mr. Van Gelder, Ms. Moore, and Mr. Cox voted AYE.

VOTE 4-0
MOTION Passed

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
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.

Mr. Pompei gave an overview of this request. Chris Shust (Balzer and Associates) spoke on
behalf of the applicant, providing additional information on the proposed rezoning as it
relates to existing traffic patterns, the comprehensive plan, and projected tax revenues.

Ms. Carmack opened the public hearing.
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Planning Commission Meeting Minutes

August 6, 2019

Carl Schangerment (1727 Teresa Lane) asked if the developer could consider extending
Oakbridge Road to County Line Road and extend West County Line Road to Holly Hills to
allow access to new signalized intersection, as well as to explore the possibility of adding
bicycle trails along U.S. Route 60.

Debbie Weir (1501 Page Road) expressed concerns with the proposed rezoning, specifically
citing concerns about the proposed density, increased traffic, and impact on schools and
infrastructure.

Mike Hall (1746 Old Powhatan Estates) expressed concerns with the impact of the proposed
rezoning, increased density and traffic, and realignment of the State Route 675 (Page Road)
on the historic character of the road. Mr. Hall also spoke in opposition to the proposed RCUT
intersection treatment, citing safety concerns, as well as the fiscal impact of the proposed
residential development on the county’s resources and infrastructure.

Robin McQuiddy (4426 Manakintown Ferry Road) stated that she agreed with the previous
speakers, expressing concerns with traffic on Manakintown Ferry Road and its use as its
cut-through to State Route 711 (Huguenot Trail).

Mark Kimbell (1756 Old Powhatan Estates) expressed concerns that decisionmakers would
not live in the area of the proposed development, suggesting that State Route 675 (Page Road)
be improved. Mr. Kimbell also expressed concern with the safety of motorists
entering/existing U.S. Route 60 (Anderson Highway) from State Route 675 (Page Road).

Dwayna Wineguard (1338 Page Road) expressed concerns with potential impacts the
development may have on emergency services (fire/rescue) and the ability of emergency
responders to respond in an adequate amount of time.

Michael Thompson (1681 King William Woods Road) expressed concerns regarding the
potential impacts this development could have on public infrastructure and services, as well
as the county’s rural character. Mr. Thompson also requested more information about
potential transportation improvements, water/sewer infrastructure, project financing, and
fiscal impacts.

Curtis Newton (2000 Judes Ferry Road) stated that he agreed with the previous comments
and is concerned about potential transportation impacts and negative impacts to public
services and infrastructure.

Elaine Hall (1746 Old Powhatan Estates) stated that she agreed with the previous comments,
expressing concerns about potential negative impacts on public safety, public utilities
(water/sewer), schools, transportation infrastructure, and the area’s rural character.

Seeing as there were no other speakers, Ms. Carmack closed the public hearing.

Members of the Planning Commission then discussed the following:

e Members of the Planning Commission asked for Kyle Bates (VDOT) to provide input on
the traffic concerns related to the proposed rezoning. Mr. Bates stated that he would be
able to provide additional feedback on the proposal once the signal justification report
has been received and reviewed by VDOT.
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Planning Commission Meeting Minutes

August 6, 2019

e Members of the Planning Commission discussed concerns relating to school capacity
with Dr. Eric Jones (Superintendent for Powhatan County Public Schools). Dr. Jones
provided information on the current capacity of the schools, stating that the elementary
and middle schools are at approximately 80% to 86% capacity, while the high school is
at 92% capacity. Dr. Jones noted that future school expansion to accommodate additional
students has been factored into the current Capital Improvement Plan, and that this
development is anticipated to add 126 additional students to the school system.

e Members of the Planning Commission asked for additional information from the staff
and applicant, including:

o Additional information from the Fire Department regarding anticipated impacts on
operating costs and response times; and

o Additional information regarding the provision of public utilities (specifically a
proposed pump station), proposed project phasing, and estimated timeline for
intersection improvements.

After discussion, Ms. Carmack motioned to defer the request for at least 30 days.
Ms. Carmack, Mr. Van Gelder, Ms. Moore, and Mr. Cox voted AYE.

VOTE 4-0
MOTION Passed

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.

Ms. Oliver provided an overview for this request.
Ms. Carmack opened the public hearing.
Seeing as there we no speakers, the public comment period was closed by Ms. Carmack.

Members of the Planning Commission briefly discussed access to public utilities, the
proffered conditions applicable to the property from the previous rezoning, and the
architectural review process.

Following discussion, Ms. Carmack motioned to recommend approval of the rezoning
request.

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

VOTE 4-0
MOTION Passed
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Planning Commission Meeting Minutes

August 6, 2019

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.

Mr. Pompei provided an overview for this request.
Ms. Carmack opened the public hearing.
Seeing as there we no speakers, the public comment period was closed by Ms. Carmack.

After brief discussion, Ms. Carmack motioned to recommend approval of the zoning
ordinance amendment.

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

VOTE 4-0
MOTION Passed

New Business
None.

Adjourn
There being no further business, Ms. Carmack adjourned the meeting at 8:07 PM.

Karin Carmack Andrew Pompei
Chairman Planning Director
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Planning Commission Workshop Minutes

August 6, 2019

VIRGINIA: AT A WORKSHOP OF THE PLANNING COMMISSION HELD IN THE
POWHATAN VILLAGE BUILDING AUDITORIUM, 3910 OLD BUCKINGHAM
ROAD IN POWHATAN COUNTY, VIRGINIA, AUGUST 6, 2019 AT 8:15 PM

Planning Commissioners Present Karin Carmack, District 1, Chairman
David Van Gelder, District 5, Vice-Chairman
Donna Moore, District 3
Bill Cox, District 4

Planning Commissioners Absent Owen Walker, District 2

Staff Members Present Bret Schardein, Assistant County Administrator
Andrew Pompei, Planning Director
Kelley Kemp, Assistant County Attorney
Ed Howland, Principal Planner
Alyson Oliver, Planner Il

1. Call to Order

Ms. Carmack called the meeting to order at 8:15 PM, following adjournment of the regular Planning
Commission meeting held on August 6, 2019.

2. Discussion: Case #19-05-CUP (Proposed Solar Energy Farm: Tax Map Parcel #37-23B)

Davis Plunkett (Holocene Clean Energy), a representative for the applicant, provided an overview of
the conditional use permit request to members of the Planning Commission, including updates since
the July Planning Commission Workshop. Members of the Planning Commission discussed the
following:

Findings from the initial environmental investigations;

e Condition of the existing on-site vegetation;

o Plans for battery storage and maintenance;

o Estimated cost of decommissioning without accounting for salvage value; and
e Proposed conditions for approval.

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

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

e Estimated cost of decommissioning without accounting for salvage value; and
e Proposed conditions for approval.

4. Discussion: Case #19-06-REZC (Proposed Rezoning: Tax Map Parcels #42-55, 42-55A, 42-55B,
42-57G, and 42-72)

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

e Provision of public utilities, including a pump station;
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Planning Commission Workshop Minutes
August 6, 2019

o Estimated timeline for completing a traffic study; and

e The proposal’s relation to recommendations within the 2019 Long-Range Comprehensive Plan.
5. Adjourn

Ms. Carmack adjourned the workshop at approximately 9:15 PM.

Karin Carmack Andrew Pompei
Chairman Planning Director
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Powhatan County
Planning Commission
Agenda Item

Meeting Date: September 3, 2019

Agenda ltem 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 Il 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 July 2, 2019 (Workshop: Discussion Item)
Considered by PC: August 6, 2019 (Public Hearing)

Summary of ltem: 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)

If Planning Commission members have questions, please call the staff / contact prior to the meeting.
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developed as a residential neighborhood with up to 249 single-family dwellings and
townhouses.

Approve Disapprove X See Comments

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

Attachments: Staff Report
Application Materials

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

If Planning Commission members have questions, please call the staff / contact prior to the meeting.
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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
September 3, 2019

I. PUBLIC MEETINGS

Neighborhood Meeting November 8§, 2018
June 12, 2019

Planning Commission July 2, 2019 Workshop
August 6, 2019 Public Hearing

(Deferred for 30 Days: 4 — 0)
September 3, 2019 Old Business

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 Commerce Center
Recommendation Village Residential
Natural Conservation
(Route 60 Corridor East Special Area Plan)
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19-03-REZC (East West Communities)
Page 2

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.

Application Revisions
Since the public hearing on August 6, 2019, the applicant has submitted the following
amendments to the application:

e Revised Proffered Condition #3, making minor revisions to address technical
concerns listed in the previous staff report (with updated language stating that certain
improvements should be complete prior to issuance of a building permit, as opposed
to recordation of a building permit);

e Revised Proffered Condition #5, adding language requiring the provision of a central
park within Land Bay R-2;

e Revised the conceptual mater plan by:

0 Removing a future connection providing access to a large adjoining parcel(s) to
the north; and

0 Adding a note regarding the provision of a central park within Land Bay R-2.
e Revised the Development Plan (Guidelines for Residential Dwelling Units) by:

0 Reducing the maximum number of townhouse units permitted within a single
building from six (6) to four (4); and

0 Allowing attached front-loading garages to extend beyond the front facade
(permitting front-loading garages to be flush with a covered porch or extend up to
two feet beyond the front fagade, depending upon the design of the dwelling).

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.
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19-03-REZC (East West Communities)

Page 3

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.

Surrounding Properties

Direction Zoning Uses
North Agricultural-10 (A-10) e Vacant Properties
e Single-Family Dwellings on Large Lots
(>10 Acres) (Part of Stonehenge Farm)
South Agricultural-10 (A-10) e Single-Family Dwellings along State
Commerce Center (CC) Route 675 (Page Road)
e Commercial Uses South of State Route
675 (Page Road) (Gas Station,
Office/Service-Oriented Businesses)
East Agricultural-10 (A-10) e Vacant Properties (in Powhatan Co. and
Agricultural (A) (Chesterfield Co.) Chesterfield Co.)
e Single-Family Residential along U.S.
Route 60 (in Chesterfield Co.)
West Agricultural-10 (A-10) e Single-Family Dwellings on Large Lots
Single-Family Residential-2 (R-2) (3 — 10 Acres) (Part of Stonehenge
Farm and The Grange)
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19-03-REZC (East West Communities)
Page 4

V. PROJECT ANALYSIS
Current Zoning

The subject properties are currently zoned Agricultural-10 (A-10).!

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:

e 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).

e 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.

View of State Route 675 (Pg oad) Adjacent to the Subject Properties

! 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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19-03-REZC (East West Communities)
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Environment/Natural Resources

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.

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.> The conceptual plan shows that these riparian corridors
will be preserved as open space, with a network of trails located along some streams.>

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.*

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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19-03-REZC (East West Communities)
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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:

e “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).

e “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).

e “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).

e “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).

e “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).

Planning Commission | September 3, 2019 | Page 17



19-03-REZC (East West Communities)
Page 7

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 U.S. Route 60
(Page Road) (Anderson Highway)
Functional Classification: Major Collector Other Principal Arterial®
VDOT

Functional Classification: | Rural Collector (Existing) Major Arterial (Existing)
Powhatan Co.
Major Thoroughfare Plan

Traffic Volume Estimates 1,200 34,000
(VDOT: 2017)

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).® 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):

e 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.

e 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.

e 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.

¢ 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):

e 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.

e 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).

e 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).

Signal Justification Report

At the request of VDOT, the applicant has prepared a signal justification report (dated
August 16, 2019) (Attachment #5). This report analyzed four different designs/treatments
that could be used to manage traffic at the intersection of U.S. Route 60 (Anderson
Highway)/State Route 675 (Page Road)/State Route 671 (County Line Road):

e Full-Movement Signalized Intersection
e Median U-Turn (M-CUT)

e Restricted Crossing U-Turn (RCUT)

e Modified RCUT

As part of the originally-submitted application, the applicant proposed realigning the
intersection of U.S. Route 60 (Anderson Highway)/State Route 675 (Page Road)/State
Route 671 (County Line Road) and constructing a full-movement signalized intersection
(Development Plan Exhibit D: Interchange Plan). Based upon analysis of the
aforementioned alternatives, the signal justification report concludes that a RCUT is the
recommended treatment for the intersection, as that design “provides the best measure for
overall intersection levels of service; volume to capacity ratios; and cumulative stopped
delay on the primary movements” (Signal Justification Report: p. 9). This analysis
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indicates that all alternatives “require signalization of each point of conflict in order to
provide sufficient capacity for each intersection” (Signal Justification Report: p. 2).

As of August 28, 2019, VDOT continues to review the signal justification report.
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).

View of State Route 5 (Pag oad djacent to the Subject Properties

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 #6.
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Proposed Entrance Conditions Necessitating Modification
Proposed Westernmost Entrance: While the proposed entrance adheres to spacing
State Route 675 (Page Road) to requirements on the north side of State Route 675 (Page
Proposed Ellis Farm Development Road), there are several existing entrances to established
commercial uses located on the south side of State Route
675 (Page Road).
(See Attachment #6: Measurements A, B, and C)
Proposed Entrance: This parcel is currently undeveloped. If State Route 675
State Route 675 (Page Road) to (Page Road) is realigned, no entrance from an adjacent
Tax Map Parcel #43-36 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 #6: Measurements D, E, and F)
Proposed New Entrance: The applicant is proposing to close on existing entrance
Page Road Realigned to from U.S. Route 60 (Anderson Highway) and relocate it to
Existing Gas Station proposed Page Road Realigned.
(Tax Map Parcel #43-36B: See Attachment #6: M (s G and K
1300 Anderson Highway) (See Attachment #6: Measurements G and K)
Easternmost Existing Entrance: If Page Road Realigned is constructed at the proposed
U.S. Route 60 (Anderson Highway) to | location, the easternmost existing entrance to 1300
Existing Gas Station Anderson Highway will not meet local intersection
(Tax Map Parcel #43-36B: spacing requirements. The applicant is proposing to close
1300 Anderson Highway) 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 #6: Measurement J)
Existing Entrance: If Page Road Realigned is constructed at the proposed
State Route 675 (Page Road) to location, the existing entrance to 1300 Anderson Highway
Existing Gas Station from State Route 675 (Page Road) will not meet local
intersection spacing requirements.
(See Attachment #6: Measurement H)
Proposed Intersection A new crossover on U.S. Route 60 (Anderson Highway)
Page Road Realigned at and Page Road Realigned does not meet local intersection
U.S. Route 60 (Anderson Highway) 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 #6: Measurements [ 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.”

Two stub roads are shown on the Conceptual Master Plan, accommodating future
connections to adjacent vacant parcels located to the east (should they develop). Since the
public hearing on August 6, 2019, the applicant has removed a proposed stub road that
would have provided access to vacant parcels located to the north of the subject
properties.’

Pedestrian Mobility

In accordance with the master plan and proffered conditions, the pedestrian network will
consist of on- and off-road accommodations:

e A sidewalk will be provided along one side of the primary road serving the
development.

e Sidewalks will be provided on at least one side of all public streets.

e 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).

7 The Department of Community Development recommends that at least one stub road be provided to accommodate
future access to vacant parcels located north of the subject properties. This will help create an interconnected street
network (should those properties be developed in the future). Tax Map Parcel #43-57, which adjoins the
northeastern corner of the subject properties, is a sizable parcel that is currently vacant.
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Utilities and Public Infrastructure

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.

Water Capacity

e Per an agreement with Chesterfield County, Powhatan County may purchase up to
572,000 gallons of water per day to serve its customers.

e 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.

e (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.

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

e 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

e 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.

e 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.

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

e The Department of Public Works will require that any proposed pump station be
sized/designed to local specifications, so that it can adequately serve not only the
proposed development, but the entire sewer service drainage basin within the existing
Water and Wastewater Service District (as existing grades dictate). The pump station
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(and the site of the pump station) must be dedicated to Powhatan County by the
developer.

Public Safety

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.

Fire/Rescue

The nearest fire station/rescue squad is Huguenot Volunteer Fire Department, which is
located approximately 2.9 miles away.® Currently, that facility has one career employee,
who is supplemented by volunteers. In ideal conditions, response time would be
approximately nine (9) minutes.

Powhatan County has a mutual aid agreement with Chesterfield County. The nearest fire
station within Chesterfield County (Station #5) is located 5.2 miles away, and the nearest
rescue squad (Medic #721) is located 2.9 miles away. During a structure fire in this area,
a unit from Chesterfield County will be dispatched on automatic aid.

Based on an average of 0.28 calls per dwelling per year, it is estimated that this

development will generate 70 calls for Fire/EMS services:

e Approximately 80% of calls are for EMS services, with Powhatan County recouping
most of these costs from insurance providers.

e Due to the time and resources necessary to adequately respond, structure fires are
generally more costly to respond to than other types of emergencies. Each year, 10 to
20 structure fires occur countywide (0.001 structure fire per dwelling per year). Based
on the anticipated number of dwellings, it is estimated that Powhatan County will
respond to one structure fire once every three years within the development.’

If this request is approved, the Fire Marshal will review the subdivision plat to ensure that

the final design includes an appropriate number of hydrants and is designed to provide
adequate emergency access to structures.

8 Properties within five driving miles of the nearest fire station may be eligible for lower homeowners insurance
rates, as it may have a lower ISO (Insurance Services Office) fire score.
% Estimates are based upon countywide population data and data collected by Public Safety Communications.
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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 Total % of No. of Students
Enrollment Capacity Capacity 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 Total % of Capacity
Enrollment 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
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
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as its most immediate capital needs, in light of anticipated increased enrollments at both
of these schools.

Development Requirements and Standards

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.

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.

Development Review: Next Steps

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

e 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.
e 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.
e 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:

e Vehicular Access and Circulation [Sec. 68-175(¢e)];
e Off-Street Parking and Loading [Sec. 83-455];
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e Landscaping and Buffers [Sec. 83-461];

Exterior Lighting [Sec. 83-469];

Open Space [Sec. 83-470]; and

e 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):
e Single-Family Detached Residential with Accessory Residential Structures

e Two- to Four-Family Residential Structures
(Examples: Apartments, Condominiums, Townhouses)

e Bed and Breakfasts

e Public and Institutional Uses
(Examples: Schools, Churches, and Community Centers)

e Parks and Recreation
e 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
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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.
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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 a central park
will be provided within Land Bay R-2,
connecting riparian corridors and providing
additional areas for active recreation. Specific
information regarding the size and location of
this feature has not been provided.

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.
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Design Element

Adherence to Design
Recommendations
(Yes/No)

Analysis

Utilities and
Infrastructure

Some
Recommendations
(Not All)

The project will be served by public water and
sewer.

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

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

Community Character

Some
Recommendations

(Not All)

Per the revised application, front-facing
garages may extend beyond the front facade
(permitting front-loading garages to be flush
with a covered porch or extend up to two feet
beyond the front facade). Allowing garages to
extend beyond the front fagade hinders the
creation of a pedestrian-friendly, village-like
environment and does not align with design
recommendations on p. 87 of the 2019
Long-Range Comprehensive Plan.  Sec.
83-476  (Multi-Family and Townhouse
Development Standards in Village Growth
Area Districts) requires that attached
front-loading garages for townhouses “be set
back at least two feet behind the street-facing
facade.” Conflicting language is included
within the revised Development Plan.

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 contain no
more than four attached units, aligning with
recommendations in the 2019 Long-Range
Comprehensive  Plan  that  multi-family
buildings have no more than four units (and
designed to be similar in appearance to large
single-family structures) (p. 84).

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.
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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):
e Offices
e Large-Scale Commercial/Retail

Distribution

Warehousing
Institutional Uses

e Services

e (Clean Manufacturing 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:

Adherence to Design
Design Element Recommendations Analysis
(Yes/No)
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.
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Design Element

Adherence to Design
Recommendations
(Yes/No)

Analysis

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.

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.
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VII.

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).

PROFFERED CONDITIONS

The applicant has voluntarily proffered the following six conditions (latest version
signed August 23, 2019) (Attachment #2). Changes since the public hearing held on
August 6, 2019 are noted with underlines/strikethroughs:

e Proffered Condition #1

Master Plan. The Master Plan for the Property shall generally conform to the Terms
and Conditions (1) and Conceptual Master Plan (111) outlined in the *“Ellis Farm
Development Plan’ document, last revised June-20,-2019 August 23, 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).

e 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.
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e 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 recerdation the
issuance of the 1% building permit and the other access shall be completed prior to
the recordation issuance of the 50" building permit. The Virginia Department of
Transportation and Powhatan County shall approve the exact location of these
accesses.

Analysis: This language is generally acceptable. 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.

Limiting access to State Route 675 (Page Road) will help maintain the capacity and
functionality of that roadway.

e 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.!? This language does not
provide details regarding the design of the proposed roadway or its specific location
(or reference a particular exhibit/diagram).

e 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.

10 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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d. Central Park. A central park area shall be included in Land Bay R-2 to connect
riparian corridors and provide additional space for active recreation.

Analysis: Language associated with Subsections A, B, and C is generally acceptable.

Language associated with Subsection D is not acceptable as presented.
Recently-submitted revisions requiring the provision of a central park within Land
Bay R-2 do not provide sufficient detail regarding the size and features of this
proposed open space. As it is a significant feature, its general location should be
shown on the conceptual master plan. The provision of a central park could create a
usable open space that contributes to a village-like environment.

e Proffered Condition #6

Materials. Acceptable siding materials for residential and commercial buildings
include brick, stone, stucco (E.l.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
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.!!

Comments submitted to the Department of Community Development are included as
Attachment #10.

VI. PLANNING COMMISSION REVIEW

On August 6, 2019, the Planning Commission held a public hearing on this request. Nine
(9) members of the public spoke during the public hearing. Speakers expressed concerns
regarding the following issues:

e Negative impacts the proposed project may have on the local transportation network;
e Negative impacts the proposed project may have on public services; and

e Negative impacts the proposed project may have on the community’s character.

After the public hearing, the Planning Commission discussed the following issues:

e Proposed transportation improvements;

e Potential impacts to Powhatan County Public Schools;

" A neighborhood meeting was also held on November 12, 2018 by a different applicant proposing a similar
development with a similar layout.
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e Potential impacts to public services.

After discussion, the Planning Commission deferred this request for 30 days (Vote: 4 —
0).

VII. STAFF RECOMMENDATION

Rezoning Request
Favorable Attributes of Request

e 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.

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

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

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

Unfavorable Attributes of Request

e Some language within the proposed development plan regarding the setbacks and
design of residential structures (such as setbacks for attached front-facing garages)
does not align with recommendations made in the 2019 Long-Range Comprehensive
Plan, which encourages the creation of a pedestrian-friendly, village-like
environment within areas designated Village Residential.

e 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.

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

e 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.

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.

12The 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).

3The 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).
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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:

e 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.

VIII. 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)

Ellis Farm Development Plan (Revision Date: August 23, 2019)

Proffer Statement (Dated August 23, 2019)

Revised Traffic Assessment: Ellis Farm Property (Dated June 6, 2019)

Comments from VDOT re Traffic Assessment (Ellis Farm Traffic Assessment Report Comments: Dated July 15, 2019)
Access Management Waiver Request (Dated July 26, 2019)

Supplemental Signal Justification Report: Ellis Farm Property (Dated August 16, 2019)
Vicinity Map

Zoning Map

. Countywide Future Land Use Map

10. Neighborhood Meeting Comments

11. Public Comments Received via Email or Hand Delivered

0PN L~
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EAST WEST COMMUNITIES

Ellis Farm Development Plan
(Page Road at Route 60)

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

Page 38 | September 3, 2019 | Planning Commission Revision Date: 08-23-2019



Foclormond, D,

»»AMERICA'S BEST e«

* Richmond, Virginia

7

}

3 Time Winner Of America’s Best Community /

g
¥ =\ /
\k ~ f"‘""‘ \/ﬁ\

Sl ¥

The Best Communities
No other developer in the country has EVER won three “Best

In Amer 1Ca Ar e In Communities in America” awards! And certainly no other 6.8
. square mile area contains three winning communities.
Richmond, VA 7 ¢
ver the past 45 years, East West Communities diversity of housing, sales success, environmental sen-

has received national acclaim for developing the  sitivity, infrastructure, and
Best Community in America for three (3) different quality of life, and more. The

communities. Every year the National Association of ~ award winning communities /.
Home Builders and the Urban Land Institute assemble  include Hallsley, Woodlake, and f .
panels of expert judges and select new planned Brandermill. These three East "

housing developments somewhere in the United States  West communities are all
that they judge to be the best. The criteria includes located in Richmond, Virginia.

By

PlanninﬁomlTiss'on | Septembfr 3,2019 | P
nformational Purposes



East West Communities 2/, National Acclaim

Since 1973, East West Communities has developed 25 Association of Homebuilders. The second community,
award-winning communities that are home to more than Woodlake, also near Richmond, was chosen “Best

20,000 families. The company purchased land in Community in America” by the 14,000 members of Urban
Richmond, Virginia, with unprecedented plans of Land Institute in 1990. And now, Hallsley, one of the
building a community that would offer a vacation lifestyle ~ most recent additions to East West Communities, was

for everyday living. The first community, Brandermill, chosen the national platinum award winner for the 2017
became home to 4,400 families and was named the “Best Best Master Planned Community by the National Associa-
Planned Community in America” in 1977 by Better tion of Home Builders Best In American Living (BALA).
Homes and Gardens Magazine and the National Hallsley will be home to 800 families at completion.
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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
LLGC, 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. 1

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

— \ - g \ =y . 4
1973. Sea Pines purchased 2600 acres of land 1977. Brandermill was named Best Planned Community In
surrounding a 1700-acre lake/reservoir in Midlothian, VA America by Better Homes and Gardens magazine and the
and began development on Brandermill. National Association of Home Builders.
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OPEN SPACE FEATURES,

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.

EAasT WEST COMMUNITIES HISTORY

N

1978. Gary Fenchuck and two partners purchased the 1984. Development began on the 2,700 home Woodlake
land from Sea Pines Company and formed what is known ~ community, later chosen Best Community in America by
today as East West Communities. 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

e 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.

e 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.

e 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

e 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.

e 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

P -.-
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| mErEE "

Planning Commission | September 3, 2019 | Page 47



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.

Page 48 | September 3, 2019 | Planning Commission



EAST WEST COMMUNITIES

VR-PD Textual Plan, continced

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.

EAasT WEST COMMUNITIES HISTORY

A et _
1999. The Riverfront opens in 1999 and hosts the area’s 1999. Windsong, a small community bordering three lakes
Homeareama in 2001, welcoming more than 116,000 in old Winter Park outside Orlando, Florida opens.
visitors.
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C. Intensity and Dimensional Standards

Yard depths or setbacks, mintmum (ft.)

D ensity, minimmm 0.5 dw'ac
D ensity, maximum 4 du‘ac
Floor area ratio (FAR). maximum n'a
» ) Townhouses & Duplexes 1600sf.
Lot area, minimum (s £) Tzt 400051,
. .. . Townhouses & Duplexes 20f=et
Lot width, minimum (s£.) Single Family 40 foct
Impervious swfaces, maximum (%o of district area) 8%
Individnal Townhouse Unit 4800
Individual building size, maximum (s.£.) Individnal Duplex Unit 4 800
Individnal Single-Family Unit | 5000 (1)
Building height, maximm (ft.) 40 feet
Front 10 feet (2)

Side - 0 ft. with 10 foot minimmim
between primary homes (excludes

common wall on TH)

Rear

10 feet

Setback from abutting RSF zoning district, A-10
zoning , or existing single-family dwelling use

minimmm (ft.)

50feet

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.
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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 four (4) residences
per townhouse building shall be permitted and the length of each building will
not exceed 128 feet, therefore a townhouse building shall not exceed 19,200
square feet (4,800 sq. ft. x 4 units = 19,200 total square feet).

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

dimensions.

i
ii.
iii.
iv.

V.
Vi.

Minimum lot size - 1,600 square feet

Minimum front yard setback - 10 feet

Minimum rear yard setback - 10 feet

Minimum side yard setback - 5 feet*, excluding the common wall between
townhouse units

Lot width range - 20 feet to 40 feet

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
ili. 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.
ii.
iii.
iv.
V.
Vi.

Minimum lot size - 4,000 square feet
Minimum front yard setback - 10 feet
Minimum rear yard setback - 10 feet
Minimum side yard setback - 5 feet*
Lot width range - 40 feet to 70 feet
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.
il.
iii.

No accessory structure shall be located in the front yard setback
Minimum rear yard setback - 5 feet
Minimum side yard setback - 2.5 feet
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Guidelines for Residential Dwelling Units

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
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EAST WEST COMMUNITIES

Guidelines for Residential Dwelling Units

5. Entry and Access (All Unit Types)

a. Front-facing attached garages shall be permitted to extend as far forward from
the front line of the main dwelling as the front line of the front porch provided
that the rooflines of the porch and garage are contiguous. Where the rooflines
are no contiguous, garages shall be permitted to project a maximum of two (2)
feet forward of the front line of the main dwelling.

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.
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EAST WEST COMMUNITIES

VR-PD Textual Plan, continced

D. Development Standards

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

e 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:

Forestry and logging;
Dwelling, duplex;
Dwelling, live/work;
Dwelling, single-family detached;
Dwelling, three- or four-family;
Dwelling, townhouse;
Assisted living facility;
Continuing care retirement community;
Hospice facility;

. Rooming or boarding house;

. Telecommunications facility, collocated;

. Fire or EMS station;

. Law enforcement facility;

. Community garden;

. Park or greenway;

. Place of worship;

. Utility use, major;

. Utility use, minor;

. Recreation facility, nonprofit;

. Recreation facility; public;

. Recycling drop-off center;

. Micro-distillery.
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HisTORY
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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

VR-PD Textual Plan, continced

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-specitfic
standards and all other applicable regulations of this chapter:

Accessory apartment;
Amateur radio antenna;
Bed and breakfast inn;
Clubhouse;
Electric vehicle (EV) level 1 or 2 charging station;
Electric vehicle (EV) level 3 charging station;
Family day care home;
Home garden;
Home occupation;
. Office (as accessory to P multifamily dwelling or commercial use);
. Open space, park, playground, or recreational facility;
. Outdoor display and sale of merchandise;
. Outdoor storage (as an accessory use);
. Rainwater cistern;
. Residential care facility;
. Private recycling bins;
. Satellite dish;
. Small wind energy system;
. Solar energy collection system;
. Swimming pool, spa, or hot tub;
21. Television or radio antenna.

OGS ST ChE DI S GO RID
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(Ord. No. O-2013-06, 9-16-13)
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EAST WEST COMMUNITIES
VR-PD Textual Plan, cotinued

Sec. 83-293. Temporary Uses.

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.

2010. East West Communities purchases the Pinckney
Retreat community in Beaufort, SC and soon after
develops City Walk at Beaufort.

Page 58 | September 3, 2019 | Planning Commission



CC-PD Textual Plan

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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EAST WEST COMMUNITIES

CC-PD Textual Plan, continwed

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
Lot area, mintmum 10,000 sq. ft.
Lot width, minimum 60 ft.
D ensity, maximum n'a (no residential nnits permitted)
Lot coverage, maximum 60%0
Gross floor area_maximum n'a
Structure height. maxinmm 40 ft.
Along major arternials, excluding limited
access roads 75 ft. (1)
Front vard depth, mininmim Along minor arterial S0 £t (2
Along rural collector roads 351t (3)
Lots abutting internal/local roads 10 ft (4)
Side yvard depth. mnmmm n'a
F ear vard depth. mintmmm 10 ft. (5)
Corner lot vard depth, minimum 10 ft.
(mav encroach into public right of way
Setbaclk Momment Signs with approval from Powhatan County
and VDOT) 0ft.
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.

Notes: ac = acre(s) ft. = feet
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EAST WEST COMMUNITIES

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.
Oft-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:

L. 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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EAST WEST COMMUNITIES

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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EAST WEST COMMUNITIES

CC-PD Textual Plan, ¢ 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.  Parkinglot 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;

s, 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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EAST WEST COMMUNITIES

CC-PD Textual Plan, ¢ 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. Estate sale/auction;
2. Farmer’s market (as a temporary use);
3. Outdoor seasonal sales.
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EAST WEST COMMUNITIES

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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@ Pump Station @ Existing Stream
o Preserved Buffer (Min. 50 @ Entry
@ Future Connections ® Trails
(© stormwater Pond (© Main Spine Sidewalk

@ Power Line Easement

Land Bays: Total Acreag
R 26.1 ac.

R-2 57.3 ac.

R-3 29.7 ac.

C-1 [ ] 6.2 ac.
Open Space -

No development proposed on Chesterfield County-owned property. The strip will
remain as a vegetative buffer.

General Notes:

- This plan is conceptual in nature. Areas illustrated on this plan are approximate
and subject to change based on base mapping, survey, and/or delineation.

- Trail locations are conceptual in nature. Exact location, routing, alignment, and
surface materials will be determined based on field conditions, and detailed on tl
site plan or subdivision plan, as applicable.

- Conceptual plan based on Powhatan County GIS. The applicant claims no
responsibility for the accuracy of this information.

-A minimum of 23 acres of open space shall be provided throughout the
community for passive and active recreation. A minimum of 9 acres of the 23 aces
shall be reserved for active open space, including the trail system as indicated by
letter H on this plan.

-A central park shall be included in Land Bay R-2 to connect riparian corridors and
provide additional space for active recreation

. Sl

“~~Stonehenge Farm Rd. -

|

EXHIBIT A

ELLIS FARM

Conceptual Master Plan
Powhatan County, Virginia




EXHIBIT B

EAST WEST COMMUNITIES
Conceptual Master Plan Methodologies

Max tmm Residential
'ﬁﬂ;’; Acreage | Permitted Mix of Unit Types | Number of Total |  Density
Units in Land (Unit/Acre)
A |0to 67% of Units
R.1 6.1 B |Oto 100% of Urt?ts 75 29
C  |0to 100% of Units
D |None
A |None
R 573 B |0to 100% of Units 125 29
C _ |0to 100% of Units
D |0to 50% of Units
A [None
R3 | 207 |—[Nome : 49 1.65
C  |0to 25% of Units
D |75to 10070 of Units
C.1 6.2 No R esidential Units
(Commercial Uses Only as Spectfied m CC-PD District)
Notes:
There shall be no maore than 50 Type A units within the entire development.
There shall be no more than 249 total dwelling units within the entire development.
The maximum number of units within an indvidual land bay may increase by up to 25%
by transferning units from one land bay to another, provided that the total number of units

within the entire development remains unchanged

ok
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Stonehenge Farm Rd.

ELLIS FARM

Conceptual Open Space Plan

Powhatan County, Virginia

(®) Pump Station

Preserved Buffer (Min. 50°)
@ Stormwater Pond

@ Power Line Easement

@ Existing Stream

@ Trails

@ Main spine sidewalk

Open Space -

No development proposed on Chesterfield County-owned
property. The strip will remain as a vegetative buffer.

General Notes:

- This plan is conceptual in nature. Areas illustrated on
this plan are approximate and subject to change based on
base mapping, survey, and/or delineation.

- Trail locations are conceptual in nature. Exact location,
routing, alignment, and surface materials will be
determined based on field conditions, and detailed on the
site plan or subdivision plan, as applicable.

- Conceptual plan based on Powhatan County GIS. The
applicant claims no responsibility for the accuracy of this
information.

-A minimum of 23 acres of open space shall be provided
throughout the community for passive and active
recreation. A minimum of 9 acres of the 23 aces shall be
reserved for active open space, including the trail system
as indicated by letter H on this plan.
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EAST WEST COMMUNITIES

Exhibits

(INustrative 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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EXHIBIT E

EAST WEST COMMUNITIES

May 13, 2019

For Office Use Only

County of Powhatan, Case Number
Virginia Powhatan County, Virginia
Rezoning Application Department of Community Development

3834 Old Buckingham Road: Suite F
Powhatan, VA 23139

Applicant Information

Name of Applicant East West Communities, Daniel Jones & Clem Carlisle

Mailing Address 14700 Village Square Place
Midlothian, Va 23112

Phone Number 804'523'41 70
Email Address djones@eastwestp.com & clemc@eastwestp.com

Owner Information
(Complete this section if the applicant is not the current property owner)

Name of Owner NeW County Llne Farm LLC

Mailing Address 1318 Page Road
Midlothian, VA 23113

Phone Number 804-539-5536
Email Address hellis @ppinfrastructure.com

[f the applicant is not the owner, the applicant must provide written documentation that the current property owner
consents to the application (see form entitled Consent of Owner(s) to Request Rezoring).

If there are multiple cwners, all owners must sign the application or provide other documentation consenting to the
application (see form entitled Ownership Disclosure).

Applicant Representative
[Complete this section if correspondence should be directed to someone other than the applicant)

Name of Representative | Balzer and Associates, Chris Shust
Mailing Address 15871 City View Drive, Suite 200
Midlothian, VA 23113
Phone Number 804-794-0571
Email Address cshust@balzer.cc
Powhatan County, Virginia 2
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EAST WEST COMMUNITIES

Parcel Information

Tax Map Number

043-61, 043-64, 043-64E & 043-63 (part of)

Physical Address

1318 PAGE RD MIDLOTHIAN , VA 23113

General Description of
Property Location

Page Road at County Line

Election District

1 Subletts/Manakin/Flat Rock

Total Acreage

120+/- acres*

Current Zoning

Agriculture A-10

Requested Zoning

CC-PD & VR-PD

Acreage to Be Rezoned

120+/- acres™

Countywide Future Land Use:
Land Use Designation

Commerce Center and Village Center

Proposed Use

Describe Proposed Use

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)

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

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.

public water and/or sewer?

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

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

Are there existing structures on the YES
subject property?

Will the proposed use connect to YES

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.

Powhatan County, Virginia
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EAST WEST COMMUNITIES

List of Adjacent Property Owners

Tax Map No. Owner Name Mailing Address
043-63 SMITH SHERRELL M & EVA 1320 PAGE ROAD
YVONNE MIDLOTHIAN , VA 23113
043-40 WINEGARD DWAYNA A ET AL 1338 PAGE ROAD
MIDLOTHIAN , VA 23113
043-41 HOWIE CHERYL L ET AL 1338 PAGE ROAD
MIDLOTHIAN , VA 23113
043-42A LAMOND TYLER JOHN 1810 STONEHENGE FARM RD
MIDLOTHIAN , VA 23113
043-2-1 HIGHAM WALTER E ET AL 1820 STONEHENGE FARM ROAD
MIDLOTHIAN , VA 23113
043-57 CARNES W S INC 9801 IRONBRIDGE ROAD
CHESTERFIELD , VA 23832
043-62 JMS INVESTMENTS LLC 1475 OAKBRIDGE CT
POWHATAN , VA 23139
043-36B SHREEJI ENTERPRISES INC 14107 COTESWORTH WAY
MIDLOTHIAN , VA 23113
043-36 BERK AND ALP LLC 14301 JUSTICE RD
MIDLOTHIAN , VA 23113
043-39A CRK INVESTMENT COMPANY LLC | 1706 CALAIS TRAIL

POWHATAN , VA 23139

Note: Adjacent properties include those across roadways, waterways, railroads, and municipal boundaries.

Powhatan County, Virginia
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EAST WEST COMMUNITIES

Proffar Statement

In accordance with § 15.2-2303 and Article Il of the Powhatan County Zoning Ordinance, | do hereby voluntarily proffer,
as the owner of record of the property or the applicant of this rezoning request, the conditions listed below. | hereby
acknowledge that the rezoning of the subject property gives rise to the need for these conditions.

(Note: If text for all proffered conditions does not fit on this page, additional proffered conditions may be attached to
the application as separate pages.)

Proffer #1 5&(, H’\‘M

Proffer #2

Proffer #3

Proffer #4

- -'-_—___'
Signature of Applicant M e e

Name oprp;itant %W\L\ LS : Eask west  Copnonuneiies
(Printed

Commonwealth of Virginia
County of ( hﬁﬂ&ldd , to wit:

Sworn and subscribed to before me a Notary Public in and for the jurisdiction aforesaid by

;:lg\('\d 3o0ues Z , whase name is signed to the above, on this EH‘" day of
27, (P12 eV 20_\
k]
Notary Public waeab,,
Qo Houk (1 df S "GRRST ™,
: SR T % %
Commission Expires §& 7 NOTARY ™. %
/ / £ ¢ FPUBLIC % 'm2
G 80 ’2-0\.5\. S { REG. #7845p4y : D=
£ Q iMYCommissigy i _ 3
Notary Number 223 EXPRes .-"'55
2 %% 0880/2019 S F
146240
e T e
Powhatan County, Virginia TSR &
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EAST WEST COMMUNITIES

Statement of Validity of Information

Every applicant shall sign the following document ta substantiate the validity of submitted information.

I, being duly sworn, depose and say that | am the Lessee/Owner of the property involved in the application. If | am not
the Lessee/Owner, | will provide written certification from the owner granting me the right to submit this application.

| declare that | have familiarized myself with the rules and regulations pertaining to preparing and filing this application.
| further declare that the foregoing statements and answers provided throughout the various sections of this
application are in all respects true and correct ta the best of my knowledge and belief.

Signature of Applicant M ._,____:>
R
Name of Applicant (Printed) %\ L\ TN\LS .. 6‘\» 6’)}' LJes X Lot Ave S

Commonwealth of Virgini
j[l-\e,\ A

County of CN‘J*EX

Sworn and subscribed to before me a Notary Public in and for the jurisdiction aforesaid by
‘Dc..n\é-\ SeNLs , whose name is signed to the above, on this ff!‘“‘ day of

| ZA% ey 20 \4

, to wit:

‘\“% t" ........... : 4_’ -'5‘
Notary Public ’A ﬁ-r{fgﬂ‘ﬂ = W8 agy . %
CLM/U. NLP" Pusi:?;y
Commission Expires G /?O /Zo \ 6[
Notary Number b Pl Taga o ol
'-1 M@M I'-rp 'Lpé‘d L'-I:-:‘-lel; h.\\‘“‘\.‘

7 0
t R
"muunml“‘

Powhatan County, Virginia
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EAST WEST COMMUNITIES

Ownership Disclosure

List below the names and addresses of all owners or parties in interest of the land subject to this request.

If this request is in the name of a corporation, artificial person, joint venture, trust, or other form of ownership, all
officers, directors, and any stock holders owning ten percent or more of such stock must be listed.

Name Address

New County Line Farm LLC | 1318 Page Road
Midlothian , VA 23113

Harold Ellis 1318 Page Road
Midlothian , VA 23113

Christina Ellis 1318 Page Road
Midlothian , VA 23113

|, Daniel Jones, East West Communities dg hereby swear and affirm to the best of my knowledge and belief, the above
information is true and that | am the applicant requesting rezoning for Tax Map _043-61,043-64, 043-64E |
If the information listed above changes at any time while this request is being considered, | will provide Powhatan

County with an updated list of owners.

Signature of Applicant M\—j‘_
‘-._.-4______‘-_
_"l-.._‘_‘_‘_‘_‘_

Name of Applicant (Printed) DO-(\! L\ -JTD e Eark (JJU, -‘1’ C.D P )

Commonwealth of Virginia

County of C',Ws-\'e(% dd , to wit:

Sworn and subscribed to before me a Notary Public in and for the jurisdiction aforesaid by
M’\id 'I:m.s , whose name is signed to the above, on this lfl“’: day of

F(-L-waru' 2014

LML )
ot a Fre,

3 A o {13
ST GRRST 7

~
0
= iss

Notary Public ;H M Li QQ S sag(
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EAST WEST COMMUNITIES

Consent of Owner(s) to Rezoning Request

If the applicant is not the owner, the applicant must provide written documentation that the current property owner

consents to the rezoning application and that the applicant may submit proffered conditions on the property owner's

1, Harold Ellis( dﬁg { Lgﬂ{-_vf [:[mg Elfmg lf.'lg _ ), am the owner of the property subject to this rezoning request

and consent to the request submitted by East West Communities (Applicant) to rezone

Tax Map _043-61, 043-64, 043-64E from A-10 (Current Zoning District)

to _CL -PD and YE-PD (Requested Zoning District),

! /;.' / N
Signature of Owner é‘@r
o A e
v YL

Name of Owner (Printed) ;

Pacdld Ellis, Member of Nuw Covaty Line

Commonwealth of Virginia F&ﬂ'ﬂ ' u-C

County of _(Chesder Hdd , to wit:

Sworn and subscribed to before me a Notary Public in and for the jurisdiction aforesaid by
H—a«‘o\d El\ib , whose name is signed to the above, on this Iﬂ'“’“’ day of
ﬁ.bmarq\ 20_14

RCLLLLULLUTTT
Notary Publi q, faaio] 4,
otary Public : Kl e o, A%,
Qe Do tidlin S NomRy 4
Commission Expires £X IEIEC%PUEL'C E me
& iy - #764 1 D3
6/30/20\4 : o by comzio ¢
e g % . EXPIReg - g &
Notary Number z, %, - 06302019 o~ F
1646240 e A
'J,-','”"E-‘] L TH D\: \\““‘
Powhatan County, Virginia 9
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EAST WEST COMMUNITIES

If the applicant is not the owner, the applicant must provide written documentation that the current property owner
consents to the rezoning application and that the applicant may submit proffered conditions on the property owner’s

l, TFony Kilic lCN\f JH‘MW h,tu._c, ( (Q/ kb‘g} am the oﬁmftﬁ;&y subject to this rezoning request
and consent to the request submitted by East West Communities (Applicant) to rezone
Tax Map _043-63 (part of) from A-10 (Current Zoning District)
to CC-PD {Requested Zoning District).

Signature of Owner ( ( /\/\/\L MV

Name of Owner (Printed) “I“O nlj ﬂ&ga h K ) ] \C

Commonwejth of %rginia
County of to wit:

%)orn and  subscribed tk Tfore me a Notary Public in and for the Jurisdiction aforesald by
\ , Wwhose name is signed to the above, on this ] l J ' day of

..,,-—--

znl

ﬁuu
J

Notary Public Wu N d’-\ Seal

Commission Expires 7 / 3] / ) 0{ u ml\!;""émg q,

Notary Number 76\ O 56 ‘cg f’\? Nomm, f{i‘g

g T OF
TP Uy

Powhatan County, Virginia 9
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EAST WEST COMMUNITIES

Applicant’s Permission for Inspection of Property

|, Daniel Jones of East West Communities hereby grant access to the Director of Community

]

Development, Zoning Administrator, or assigns thereof, to enter my property during reasonable hours without prior
notice to make inspections as deemed necessary for the evaluation of my application.

Signature of Applicant M

Name of Applicant (Printed)

Dol Jorws, East Wit (amnmonihits

Commonwealth of Virginia

County of CNEW &'}_C\A , to wit:

Sworn and subscribed to before me a Notary Public in and for the jurisdiction aforesaid by
Denit) Sows , whose name is signed to the above, on this ld\ﬂ‘ day of
ﬁ!afumu‘ 20_\4

““““ L1k} Il"""’
2

: MY CoMMISSION

i85 PuBLc '-._‘;%
Commission Expires G /6 B /20\ ‘,‘ g

S & st b
Notary Public Gt _},_LJ wk™ ] ﬂm S oy

< { REG. #7646240 :
Notary Number —TM fo ZA_D =

2% EXPRES /S
B, 9130/2019 . &

P "-\\Q‘ .\‘a
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EXHIBIT F

EAST WEST COMMUNITIES

Environmental Features
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EXHIBIT G
EAST WEST COMMUNITIES

Conceptual Retail/Village Center Parcels

=
L___I‘I On-site Retsil Village Parel

- Off-site Retzil Village Parcel
T
o _] Existing Retail Development

ANDERSON HWY./PAGE RD. STUDY *PART OF ELLIS FARM APPLICATION

Conceptual Retail/Commercial Parcels
Powhatan County, Virginia
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Attachment #2
Proffer Statement
(Dated August 23, 2019)
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Attachment #2

August 23, 2019
Proffer Statement
19-03-REZC

In accordance with 15.2-2303 and Article II of the Powhatan County Zoning Ordinance, I do
hereby voluntarily proffer, as the owner of record of the property or the applicant of this rezoning
request, the conditions listed below. I hereby acknowledge that the rezoning of the subject property
gives rise to the need for these conditions.

An exhibit titled “Ellis Farm”, prepared by East West Communities, last revised August 23, 2019,
has been added to the application for illustrative and informational purposes. The document
includes proffered information, but only as outlined in the following conditions.

The applicant hereby offers the following proffered conditions:

1. Master Plan. The Master Plan for the Property shall generally conform to the Terms and
Conditions (II) and Conceptual Master Plan (II) outlined in the “Ellis Farm Development
Plan” document, last revised August 23, 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 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.

2. Density. The maximum density shall not exceed 249 residential dwelling units.

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 the issuance of the 1% building permit
and the other access shall be completed prior to the issuance of the 50 building permit.
The Virginia Department of Transportation and Powhatan County shall approve the exact
location of these accesses.

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.

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.

I|Page
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August 23,2019
Proffer Statement
19-03-REZC

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 areas shall act as an amenity for the development with either
landscaping, benches, hardscaped areas, or a combination of thereof.

d. Central Park. A central park area shall be included in Land Bay R-2 to connect
riparian corridors and provide additional space for active recreation.

6. Materials. Acceptable siding materials for residential and commercial buildings include
brick, stone, stucco (E.L.F.S.), cementitious siding, or other materials of comparable
quality. Synthetic stucco (E.LF.S.) siding shall be finished in smooth, sand or level texture.
Rough textures are not permitted.

Sincerely,

e, Ml

Anne Miller
Planner
Balzer and Associates, Inc.

2| Page
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Revised Traffic Assessment:

Ellis Farm Property
(Dated June 6, 2019)
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Attachment #3

GREEN LIGHT

SDODLUTIONS, INC.

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
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Revised Traffic Assessment — Ellis Farm Property 6/6/2019
Page 2 of 22

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

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

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

e 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.

e 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.

o 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:

e 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.

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

e 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:

o 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.

o 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.

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

e Itis 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:

e Full movement (left; through; right) signalized intersection

e 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

o 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:

e 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.

o 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.

o 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:

o 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.

e 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.

o 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, 10™" 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 . 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 Averag(es;(;cérhc;l Pl Level of Service Averag(ig:(/):;o)l PElRY

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 95" 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 Lane Lane Delay Lane Lane Lane Delay Lane
Storage! LOS (sec/veh) Queue LOS (sec/veh) Queue
(fty? (ft)?
1. US 60 (E/W) EBLL 400 E 58.2 190 E 55.7 98
and EBTT - F 84.6 611 D 35.9 170
Stavemill Road / Luck Stone EBR 300 B 15.7 141 C 239 22
Road (N/S) WBL 675 D 43.1 134 E 63.4 704
WBTT - B 15.9 123 C 26.0 9150
Signal WBR 275 A 9.8 32 A 9.4 86
NBLT - E 70.7 294 E 72.8 144
NBR 325 F 97.2 355 (63 249 59
SBL 325 E 66.6 51 E 66.4 74
SBLT - E 67.2 102 E 66.6 142
SBR 325 D 50.6 24 D 45.2 57
Overall LOS E 68.6 C 33.5
2. US 60 (E/W) WBL 125 [F 76.7 170 B 13.0 79
and Stop NBL - [F 387.9 67 [ 799.7 294
Oakbridge Drive (N/S) Stop NBR 50- (0] 239 44 B 13.1 49
3. US 60 (E/W) Stop NBR - D 33.8 59 B 14.6 45
and
Standing Ridge Drive (N/S)
6. US 60 (E/W) EBL 125 B 12.2 49 [ 5283) 90
and WBL 125 (0] 211 21 B 11.5 30
County Line Road / Page Road Stop NBLT - F 686.3 11 [ $$ 274
(N/S) Stop NBR 50 C 22.4 35 B 13.1 58
Stop SBLT - F $$ 552 F $$ 1159
Stop SBR 125 B 12.2 61 D 27.4 88
7. US 60 (E/W) EBTT - C 22.2 313 C 20.1 302
ani EBR 200 A 5.0 166 C 20.4 181
Old Hundred Road (N/S) Signal WBL 200 F 110.2 117 E 56.3 239
9 WBTT - A 3.6 94 B 12.9 338
NBL - E 65.0 185 E 61.1 192
NBR 200 E 77.2 202 D 43.9 104
Overall LOS C 23.7 C 20.6
NOTES

(1) - Indicates continuous lane.
(2) Queues are average 95" 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
o 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
e Westbound left movement
e Northbound left movement

US 60 and Page Road/County Line Road
e Eastbound left movement
e Northbound left-through movement
e Southbound left-through movement

US 60 and Old Hundred Road
e Westbound left movement
e Northbound left movement
e 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
e Westbound left turn movement
e Northbound right turn movement

US 60 and Oakbridge Drive
e Westbound left turn movement

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

US 60 and Old Hundred Road
e Westbound left turn movement
e 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 Lane Lane Delay Lane Lane Lane Delay Lane
Storage' LOS (sec/veh) Queue LOS (sec/veh) Queue
(fty? (ft)?
1. US 60 (E/W) EBLL 400 E 63.5 567 F 104.9 158
and EBTT - E 79.3 1783 D 454 217
Stavemill Road / Luck Stone EBR 300 B 12.8 178 C 26.0 23
Road (N/S) WBL 675 D 51.0 132 E 65.8 712
WBTT - C 231 157 E 73.0 10482
Signal WBR 275 D 53.5 63 A 6.4 145
NBLT - F 203.9 1714 F 134.0 208
NBR 325 F 275.0 373 C 24.8 84
SBL 325 F 1441 209 F 127.5 21
SBLT - F 148.8 228 F 123.7 234
SBR 325 D 441 57 D 44.0 168
Overall LOS F 95.0 E 64.3
2. US 60 (E/W) WBL 125 F 247.3 162 Cc 15.9 145
and Stop NBL - F $$ 130 [ $$ 596
Oakbridge Drive (N/S) Stop NBR 50- D 30.1 66 B 14.6 435
3. US 60 (E/W) Stop NBR E 43.8 83 16.0 149
an
Standing Ridge Drive (N/S)
6. US 60 (E/W) EBL 125 C 17.8 64 [ 536.5 156
and WBL 125 D 27.6 19 B 13.9 57
County Line Road / Page Road Stop NBLT - F $$ 294 F $$ 849
Stop NBR 50 D 28.7 57 (o3 15.6 7
Stop SBLT - [F $$ 1368 [ $$ 1346
Stop SBR 125 B 14.4 95 = 39.1 52
7. US 60 (E/W) EBTT - D 41.8 385 B 10.7 294
and EBR 200 A 2.2 231 A 1.8 174
Old Hundred Road (N/S) Signal WBL 200 F 112.7 156 E 56.7 271
9 WBTT - A 4.5 122 C 27.2 1492
NBL - E 65.7 276 F 93.9 246
NBR 200 F 129.1 236 D 45.2 158
Overall LOS D 37.4 C 26.4

NOTES

(1) - Indicates continuous lane.
(2) Queues are average 95" 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
e 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
e Westbound left movement
e Northbound left movement

US 60 and Standing Ridge Drive
e 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
e Westbound left movement
e Northbound left movement
e 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 ftraffic conditions (italics denotes problem traffic movements determined in prior
analysis):

US 60 and Stavemill Road/Luck Stone Road
e Eastbound left turn movement
e \Westbound left turn movement
e Northbound right turn movement

US 60 and Oakbridge Drive
e \Westbhound left turn movement
e Northbound right turn movement

US 60 and Page Road/County Line Road
e Eastbound left turn movement
e Northbound right turn movement
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US 60 and Old Hundred Road
e Eastbound right turn movement
e Westbound left turn movement
e 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 Lane Lane Delay Lane Lane Lane Delay Lane
Storage’ LOS (sec/veh) Queue LOS (sec/veh) Queue
(ft)? (ft)
1. US 60 (E/W) EBLL 400 E 63.5 582 F 104.9 163
and EBTT - F 90.8 2600 D 48.4 225
Stavemill Road / Luck Stone EBR 300 B 13.3 164 C 26.2 29
Road (N/S) WBL 675 D 50.6 140 E 65.4 715
WBTT - C 217 154 E 76.5 10026
Signal WBR 275 D 40.5 60 A 6.5 145
NBLT - F 203.9 1748 F 134.0 210
NBR 325 F 258.3 377+ C 247 111
SBL 325 F 157.5 208 F 139.7 219
SBLT - F 159.7 226 F 136.1 248
SBR 325 D 441 59 D 44.0 175
Overall LOS F 98.5 E 66.8
2. US 60 (E/W) WBL 125 F 267.1 161 (o] 16.6 146
and Stop NBL - F $$ 131 F $$ 629+
Oakbridge Drive (N/S) Stop NBR 50 D 30.8 58 B 14.9 399+
3. US 60 (E/W) Stop NBR - E 45.5 85 C 16.4 386+
and
Standing Ridge Drive (N/S)
6. US 60 (E/W) EBL 125 D 25.7 114 F $$ 148
and WBL 125 D 27.2 21 B 13.9 55
County Line Road / Page Road Stop NBLT - F $$ 461 F $$ 880
(N/S) Stop NBR 50 D 28.3 57 (o] 15.5 18
Stop SBLT - F $$ 237 F $$ 1122+
Stop SBR 125 C 17.2 74 [ 76.8 31
7. US 60 (E/W) EBTT - E 60.0 365 B 14.2 303
and EBR 200 A 2.1 223 A 2.8 175
Old Hundred Road (N/S) Signal WBL 200 F 130.5 176 E 56.7 268
9 WBTT - A 4.7 142 D 42.2 2934
NBL - E 76.5 279 F 107.4 311
NBR 200 F 154.1 236 D 45.2 203
Overall LOS D 49.0 D 36.0
NOTES

(1) - Indicates continuous lane.

(2) Queues are average 95" 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
e \Westbound left movement
e Northbound left movement

US 60 and Standing Ridge Drive
e Northbound right movement

US 60 and Page Road/County Line Road
e Eastbound left movement
e Northbound left-through movement
e Southbound left-through movement
e 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 fraffic conditions (italics denotes problem traffic movements determined in prior
analysis):

US 60 and Stavemill Road/Luck Stone Road
e Eastbound left turn movement
e Westbhound left turn movement
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e Northbound right turn movement

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

US 60 and Page Road/County Line Road
e Eastbound left turn movement
e Northbound right turn movement

US 60 and Old Hundred Road
e Eastbound right turn movement
e Westbound left turn movement
e 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 | 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:

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

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

o 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

e 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

e 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:

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

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

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

e 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 Lane Lane Delay Lane Lane Lane Delay Lane
Storage' LOS (sec/veh) Queue LOS (sec/veh) Queue
(ft)* (ft)*
5} US 60 (E/W) EBL 325 E 59.4 421 F 112.8 202
and EBTT - [F 88.4 1926 B 14.5 242
Realigned Page Road / Classic EBR 200 A 9.7 226 A 7.6 64
Granite (N/S) WBL 300 E 69.9 211 E 62.2 337
WBTT - B 15.5 217 F 105.0 513
Signal WBR 200 B 10.4 54 A 73] 159
NBL 150 E 62.2 7 E 68.4 20
NBLT - E 62.7 49 E 67.1 96
NBR 150 D 44.8 16 D 45.4 15
SBLL 225 [F 186.3 232 F 204.0 175
SBTR - D 54.4 145 E 55.1 114
Overall LOS E 71.2 E 771
6. US 60 (E/W) WBL 100 D 29.9 27 C 15.5 88
and Stop NBL - F $$ 38 F $3$ 654
County Line Road / Page Road Stop NBR 50 D 33.9 41 C 17.4 38
(N/S) Stop SBR - B 13.4 23 E 36.7 377
8. Page Road (E/W) Stop EBLTR B 10.0 57 B 10.1 47
and Stop WBLTR - B 10.6 47 B 11.4 58
Realigned Page Road / Site NBL 150 A 7.7 45 A 7.6 35
Drive #1 (N/S)
9. Page Road (E/W) Stop EBL - A 75 11 A 76 10
and SBLR - B 10.0 53 B 10.1 53
Site Drive #2 (N/S)

(1) - Indicates continuous lane.

(2) Queues are average 95" 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:

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

o 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.

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

e 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.

o 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 Lane Lane Delay Lane Lane Lane Delay Lane
Storage' LOS (sec/veh) Queue LOS (sec/veh) Queue
(ft) (ft)
4. US 60 (E/W) Signal EBTT - C 20.7 914 A 5.6 186
and WBUU 325 F 107.2 330 D 51.9 111
US 60 WB U-Turn (E/W)
Overall LOS C 23.0 A 4.9
5. US 60 (E/W) EBTT - B 13.5 808 A 6.7 194
and EBR 200 A 3.0 284 A 23 58
Realigned Page Road / Classic WBTT - A 0.8 50 (o3 31.9 191
Granite (N/S) Signal WBR 200 A 0.6 16 A 0.1 40
NBT - D 51.1 11 D 444 22
NBR 150 D 51.8 49 D 45.3 46
SBTR - D 54.5 131 E 56.1 132
SBR 150 D 54.8 106 D 50.2 117
Overall LOS B 12.1 C 23.2
6. US 60 (E/W) EBUU 300 E 57.1 230 E 78.7 100
and EBTTR - E 74.0 468 A 79 177
County Line Road / Page Road WBL 100 F 130.5 38 E 69.2 85
(N/S) Signal WBTT - B 16.3 214 F 140.5 6008
9 WBR 200 B 10.6 84 A 9.1 295
NBL - F 2241 31 F 109.9 49
NBR 50 D 41.2 39 D 39.2 31
SBR - D 47.0 20 D 46.1 38
Overall LOS D 54.9 F 86.4

NOTES
(1) - Indicates continuous lane.
(2) Queues are average 95" 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:

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

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

e 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.

e 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 Lane Lane Delay Lane Lane Lane Delay Lane
Storage' LOS (sec/veh) Queue LOS (sec/veh) Queue
(ft)? (ft)
4. US 60 (E/W) Signal EBTT - C 26.2 584 A 7.0 235
an WBL 275 F 1144 323 D 50.5 179
US 60 WB U-Turn (E/W)
Overall LOS C 23.4 A 4.8
5} US 60 (E/W) EBL 250 D 46.5 239 E 55.1 210
and EBTT - B 10.1 567 A 4.3 553
Realigned Page Road / Classic EBR 200 A 4.3 204 A 1.7 145
Granite (N/S) Signal WBL 225 [F 116.2 228 E 58.6 112
9 WBTT - A 1.2 142 A 6.7 156
WBR 200 A 0.5 10 A 0.0 39
NBR - D 49.4 59 D 48.3 74
SBRR D 50.0 88 [ 149.0 131
Overall LOS B 15.4 B 14.8
6. US 60 (E/W) EBU 225 D 49.6 234 F 260.8 301
and EBTTR - E 69.8 516 B 10.8 582
County Line Road / Page Road WBL 100 F 130.5 39 E 69.2 81
(N/S) Signal WBTT - B 15.9 211 F 140.5 6020
WBR 200 B 10.3 90 A 9.1 287
NBL - E 67.7 35 F 109.9 49
NBR 50 D 422 34 D 39.2 31
SBR - D 49.0 31 D 46.1 47
Overall LOS D 51.5 91.1

(1) - Indicates continuous lane.

(2) Queues are average 95" 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:

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

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

e 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.

e 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:

e 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.

e 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 ifiwhen 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.

o 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.

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

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

e 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.

e 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.

e 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.

o 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:

o 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.

e 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.

o 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:

o 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.

e 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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» 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.

If you need any additional information or have any questions regarding this submittal, please feel
free to call or email.

Sincerely,
Grgén Light Solutions, Inc.

rich Strohhacker, PE
President
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Attachment #4

COMMONWEALTH of VIRGINIA

DEPARTMENT OF TRANSPORTATION
RICHMOND DISTRICT
2430 Pine Forest Drive
COLONIAL HEIGHTS, VA 23834

Stephen C. Brich, P.E. www.VDOT.Virginia.gov

COMMISSIONER

July 15, 2019

Andrew Pompei

Planning Director
Powhatan County

3834 Old Buckingham Road
Powhatan, Virginia 23139

(Sent via E-mail)

Subject: Ellis Farm
Traffic Assessment Report Comments

Dear Mr. Pompei:

The Virginia Department of Transportation (Department) 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
the 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.

The analysis was required by Powhatan County as part of the rezoning case for the Ellis Farm
development to define the impacts of site traffic on the surrounding road network. Summarized below
are the key findings and recommendations included in the study:

Proposed Development

The applicant is proposing to construct a mixed-use development to include the following uses:
249 single family residential units

80,000 square feet (s.f.) of assisted living space

15,000 s.f. of office space
10,000 s.f. of retail space
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The development is expected to be completely built-out in the year 2024, with no proposed phasing
plan for the site. The anticipated trip generated for the proposed development is as follows (does not
include deduction for internal capture and pass-by trips):

o AM Peak Traffic—410 total trips
e PM Peak Traffic - 410 total trips
e Average Daily Traffic —4,166 vehicles trips per day

Existing (2018) Traffic Analysis

In order to determine the impact of the proposed site traffic, the existing operation of the Anderson
Highway intersection with Page Road and County Line Road (Route 606) was analyzed as the base
condition for future evaluations. Since through traffic on US 60 is an uncontrolied free-flow condition,
there is no level of service (LOS) or delay associated with these movements. The report summarizes the
movements from Page Road and Country Line Road as follows:

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 (p. 7).

Both the northbound (NB) combined through-left movement from County Line Road and the
southbound (SB) combined through-left movement from Page Road were both calculated with a LOS of
“F”, which is the worst LOS rating possible.

Buildout (2024) Traffic Analysis

The existing intersection of US 60 at Page Road and County Line Road was evaluated with the proposed
site traffic added into the projected traffic along US 60, which includes traffic generated by the
Stonebridge development at the north-east quadrant of the US 60 at Luck Stone Road intersection, and
the first phase of development for the Classic Granite site on the south side of US 60 west of County Line
Road. As in the previous condition, no level of service or delay value was assigned to the uncontrolled
free-flow through movements on eastbound (EB) and westbound (WB) US 60. The report summarizes
the impact of the site traffic at this intersection as follows:

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 (p. 13).

In order to support the proposed development, multiple intersection improvements have been analyzed

in the report to determine if the intersection can be improved to address the existing and proposed
traffic at this location.
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Traffic Signal Warrant Analysis

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.

Signalization and Alternative Intersection Analysis

In order to approve a future signal on US 60, the Department will require a Signal Justification Report
(SJR) be provided to the Department in accordance with the current version of VDOT IIM-TE-387. The
traffic assessment for the Ellis Farm development identified three (3) potential intersection treatments
to address the traffic conditions at the US 60 intersection with Page Road and County Line Road,
including a traditional four-way signalized intersection, a restricted crossing u-turn (RCUT) intersection,
and a median u-turn (MUT) intersection. The analysis for the RCUT and MUT intersections recommends
signalization to function adequately.

The analysis for the four-way signalized intersection at the proposed relocated US 60 intersection at
Page Road and County Line Road includes the following levels of service (LOS) for the eastbound (EB)
and westbound (WB) through movements along US 60:

EB 60 Through — AM Peak Hour = LOS F
EB 60 Through — PM Peak Hour = LOS B
WB 60 Through — AM Peak Hour = LOS B
WB 60 Through — PM Peak Hour = LOS F

In addition, the signalized intersection analysis concluded with an overall LOS of E for both the AM and
PM Peak Hours. Since US 60 is classified as a Rural Principal Arterial and included on the statewide
Arterial Preservation Network (APN) as a Mobility Preservation Segment (MPS), the Department would
not support the overall intersection LOS E or the LOS F shown for the EB 60 — AM Peak Hour and WB 60
— PM Peak Hour through movements.

Conclusion and Recommendations

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. The conclusion of the traffic assessment identifies the following improvements
to the intersection to mitigate site traffic impacts to the intersection:

e Construct a new three (3) lane road from existing Page Road to US 60 immediately west of the
~ existing Shell station, to align with the proposed site access to the Classic Granite site. This road
will serve as “Realigned Page Road”, and would replace existing Page Road as the primary access

to US 60.
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e Construct an EB 60 left turn lane and a WB 60 right turn lane at the location of relocated Page
Road. Realigned Page Road would be designed with a dual left turn lane and a combined
through-right lane

e |[nstall a traffic signal at the intersection of US 60 and Realigned Page Road and the proposed
access road to Classic Granite site, once a combination of VDOT signal warrants are met by the
site traffic.

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 the analyzed LOS values provided in this report.
The traffic analysis presented in the report conclude 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.

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 SIR 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.

It must be noted that the boundary line between Powhatan County and Chesterfield County bisects the
existing US 60 intersection with Page Road and County Line Road. The Department recommends that
any significant changes to the existing intersection be coordinated with Chesterfield County to receive
their support for the ultimate intersection configuration.

If you have any questions or require any additional information, | can be reached at 804-674-2384.

Sincerely,

Al W

Adam Wilkerson, PE
Area Land Use Engineer, Central

CC (Via E-mail): K. Bates (VDOT — Chesterfield Residency)
R. Vilak (VDOT - Richmond District)
D. Dreis (VDOT - Richmond District)
B. Lokker (VDOT — Richmond District)
R. Svejkovsky (VDOT - Richmond District)
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July 26, 2019 Attachment #5

Andrew Pompei, CZA, AICP
Planning Director

(804) 598-5698
apompei(@powhatanva.gov

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
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Entrance & Realign Page G* |Shell Station off proposed  |Realignment Intersection at 440 ft 231 ft 209 ft
Road realigned Page Rd Ellis Farm Entrance
. Proposed Page Rd
H %El)l Station Page Rd Access Realignment Intersection at 440 ft 125 ft 315 ft
Ellis Farm Entrance
_ Proposed Page Rd
I Existing .Page Rd Realignment Intersection 2640 ft 465 ft 2175 ft
Intersection (east)
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Proposed Page Rd
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Route 60 Proposed access to serve Proposed Page Rd
K* |Shell Station off proposed  |Realignment Intersection at 440 ft 130 ft 310 ft
realigned Page Rd Rte 60
Proposed Page Rd .
L [Realignment Intersection Commercial entrance off Rie 625 ft 457 ft 168 ft

* With the understanding that affidavits from property owners would be required
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Attachment #6

Supplemental Signal Justification Report:
Ellis Farm Property
(Dated August 16, 2019)
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GREEN LIGHT

SOLUTIONS, INC.

August 16, 2019

Mr. Adam Wilkerson, PE

Area Land Use Engineer

Virginia Department of Transportation
Chesterfield Residency

3301 Speeks Drive

Midlothian, Virginia 22112

Re: Supplemental Signal Justification Report — Ellis Farm Property
Powhatan County, Virginia

Mr. Wilkerson,

As part of the ongoing approval process for the proposed Ellis Farm Property, the Virginia
Department of Transportation has requested that a Supplemental Signal Justification Report
(SJR) be prepared to address comments regarding review of traffic analyses submitted to date.

Analysis presented in the Revised Traffic Assessment (dated 6/6/19) provided detailed
information regarding impacts expected as a result of the proposed Ellis Farm Property and an
alternatives analysis to address SJR requirements. The traffic impact analysis presented in that
report has been reviewed and found acceptable by the review jurisdictions. However, additional
analysis has been requested to accommodate the ongoing SJR process for the intersection of
US 60 and Page Road/County Line Road. The purpose of this supplemental analysis is to
address the following:

¢ Analyze alternative intersection designs under ideal lane configurations
e Analyze buildout site traffic for the approved Classic Granite Site
¢ Analyze a Modified RCUT alternative (Alternative #5)

Executive Summary

Based on current plans, the Ellis Farm Property plan of development looks to construct a mixed
use development to include residential, assisted living, retail, and office land uses. As part of the
approval process for the proposed site, a traffic analysis was conducted to assess traffic impacts.
Based on the results of this analysis, it was determined that a traffic signal is warranted at the
intersection of US 60 and Page Road/County Line Road.

Agreement to the warrant analysis has been provided by the review jurisdictions. Per VDOT
requirements, an SJR is required as part of the traffic signal evaluation process. The SJR process
requires the evaluation of up to eight alternative designs in lieu of a conventional traffic signal
configuration. Based on analysis conducted to date, four alternatives have merit for consideration
at the intersection of US 60 and Page Road/County Line Road. The intersection alternatives
analyzed in this report include the following traffic control options:

o Alternative #2 — US 60/Page Road/County Line Road - full movement signalized
e Alternative #3 — US 60/Page Road/County Line Road - Median U-Turn (MUT)
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o Alternative #4 — US 60/Page Road/County Line Road - Restricted Crossing U-Turn
(RCUT)
o Alternative #5 — Existing US 60/Page Road/County Line Road — Modified RCUT

Of the four alternatives analyzed in this report only one has a specific design requirement in order
to accommodate existing/future plans of access along US 60. Alternative #5 assumes a
configuration that accommodates the future plan of access for Classic Granite and the existing
intersection location of US 60 and Page Road/County Line Road. Alternatives #2, #3, and #4
assume ideal configurations for each alternative and in concept can be placed at either the
existing Page Road/County Line Road intersection with US 60 or at the proposed realigned Page
Road/County Line Road intersection with US 60.

Analysis indicates all scenarios require signalization of each point of conflict in order to provide
sufficient capacity for each intersection. All alternative designs require dual U-Turn lane
configurations for each U-Turn point of conflict.

Analysis results indicate that Alternative #4 (RCUT) provides the optimum set of measures of
effectiveness (MOE’s) as part of the comparative analysis. Levels of service, volume to capacity
ratios, and cumulative stopped delay on the US 60 through movements have been found to
exceed all other alternatives.

Alternatives #3 and #5 provide acceptable MOE’s for through traffic on US 60 and acceptable
overall intersection levels of service; however, delays and volume to capacity ratios are more
significant than those determined for Alternative #4.

Analysis of Alternative #2 indicates this option is expected to have the most significant impact to
US 60 through movements. PM Peak hour traffic conditions are expected to operate at an
unacceptable overall level of service at the intersection of US 60 and Page Road/County Line
Road.

Existing/Background Traffic Conditions

Existing and background peak hour traffic conditions were determined as part of the previous
traffic analysis submitted for review and approved. Existing and Background peak hour traffic
conditions have been adjusted to reflect intersection configurations as required for each
alternative intersection design.

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.

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.
Buildout of the development is expected to include 90,129sf of manufacturing uses; 110,828sf of
office lane uses; 7,881sf of retail uses; a 16 fueling station convenience mart; a 4,500sf drive in
bank; a 3,500sf fast food restaurant.
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Approved development peak hour site trips have been adjusted to reflect intersection
configurations as required for each alternative intersection design. All conditions assume full
buildout condition for each approved development.

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, 10" Edition. Site buildout peak hour site trips have been adjusted to reflect intersection
configurations as required for each alternative intersection design.

Refer to the technical appendix for figures detailing each traffic component (existing, background,
approved development, total site, and buildout) of peak hour traffic conditions used as the basis
for this analysis.

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 as 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:

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

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

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

e 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

e 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

e 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

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

The following alternatives have been analyzed previously and/or as part of this report:
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e Alternative #1 - Existing US 60 and Page Road/County Line Road — no signalization
(base condition) / Not analyzed in this report

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

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

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

e Alternative #5 — US 60 and existing Page Road/County Line Road; US 60 and
Classic Granite Site Drive — Modified RCUT (Appendix D)

Of the four alternatives analyzed in this report only one has a specific design requirement in order
to accommodate existing/future plans of access along US 60. Alternative #5 assumes a
configuration that accommodates the future plan of access for Classic Granite and the existing
intersection location of US 60 and Page Road/County Line Road. This alternative assumes a
modified configuration at the intersection of US 60 and US 60 WB U-Turn movement. In addition
to the westbound U-Turn movement the intersection provides westbound left turn and eastbound
right turn Classic Granite ingress movements and northbound right turn Classic Granite egress
movements.

Alternatives #2, #3, and #4 assume ideal configurations for each alternative and in concept can
be placed at either the existing Page Road/County Line Road intersection with US 60 or at the
proposed realigned Page Road/County Line Road intersection with US 60. There are no
movement modifications to these alternatives. Therefore, each of these alternatives provides an
ideal lane configuration for evaluation purposes.

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)
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.
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Alternative #2 assumes the existing intersection configuration, which forms 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 A. Analysis of buildout (2024) peak hour traffic conditions are detailed in
Table 1. Refer to Appendix A for the computer printouts of the buildout (2024) peak hour traffic
conditions.

TABLE 1
Analysis Summary

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

AM Peak Hour

PM Peak Hour

Signal

NBLL
NBLT
NBR
SBLL
SBT
SBR

Overall LOS

250
150
250

150

m OmMmMOMmMMmM>» WO WMo

58.9
66.5
447
104.5
58.1
45.8

711

134
90
154
260
170
37

m OMmMUOUMM>» NMO>»®O0O

283.3
58.9
42.7

204.0
58.5
44.3

75.4

Intersection Control Lane Group Available Lane Lane Delay Lane Lane Lane Delay Lane
Storage' LOS (sec/veh) Queue LOS (sec/veh) Queue

(ft) (ft)

1. US 60 (E/W) EBLL 300 53.4 385 48.9 113
and EBTT - 106.8 1747 17.9 287

Page Road / County Line Road EBR 200 10.1 301 8.1 121

(N/S) WBLL 300 48.4 192 50.2 424

WBTT - 11.6 173 97.5 1658

WBR 200 6.1 57 7.0 293

234
79
108
202
36
73

(1) - Indicates continuous lane.

(2) Queues are average 95" 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:

e Maijor street through volumes push the limit to provide capacity for this intersection
under signalized control. Volume to capacity ratios are expected to exceed 1.0.

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

e Overall intersection LOS E under both AM and PM peak hours of the day.

e Worst case cumulative stopped delay measures: SB LT — 204.0sec; EB Through —
106.8sec; WB Through — 97.5sec.

Alternative #3 assumes a median U-turn (MUT) configuration. This configuration prevents major
street and minor street left turns at the US 60 and Page Road/County Line Road intersection
(Node 2). Left maneuvers are rerouted to through (major street) movement and right turn (minor
street) maneuvers at the intersection of US 60 and Page Road/County Line Road (Node 2).
These movements then continue upstream to a proposed median break (Nodes 1 and 3) to
conduct a U-turn maneuver in order to travel back to the US 60 and Page Road/County Line Road
intersection (Node 2). 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 B. Analysis of buildout (2024) peak hour traffic conditions are detailed
in Table 2.
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Analysis Summary
Alternative #3 (MUT) — Buildout (2024) Traffic Conditions
AM Peak Hour PM Peak Hour
Intersection Control Lane Group Available Lane Lane Delay Lane Lane Lane Delay Lane
Storage' LOS (sec/veh) Queue LOS (sec/veh) Queue
(ft) (ft)
1. US 60 (E/W) Signal EBTT - D 38.7 952 A 9.6 208
and 9 WBUU 275 E 78.6 346 D 445 195
US 60 WB U-Turn (E/W)

Overall LOS C 32.8 7.4
2. US 60 (E/W) EBTT - B 18.2 866 A 4.7 110
and EBR 200 A 6.5 301 A 5.4 46
Realigned Page Road / Classic WBTT - A 4.5 452 = 61.6 796
Granite (N/S) Signal WBR 200 A 1.9 102 A 1.2 303
9 NBTR E 62.8 238 = 73.5 297
NBR 325 = 55.7 210 = 76.5 254
SBTR D 50.2 398 E 63.1 317
SBR 400 D 50.0 310 D 54.2 183

Overall LOS B 16.6 D 39.7
3. US 60 (E/W) Signal EBUU 250 D 52.5 144 F 116.2 252
and 9 WBTT - A 4.8 138 D 52.1 870

US 60 EB U-Turn (E/W)
Overall LOS A 4.7 D 38.4

(1) - Indicates continuous lane.

(2) Queues are average 95" 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:

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

e The primary capacity constraint is due to the eastbound U-Turn movement in
conflict with the westbound through movement under PM peak hour traffic
conditions. The U-Turn movement requires a dual lane configuration in order to
provide sufficient capacity.

e The westbound U-Turn movement requires a dual lane configuration in order to
provide sufficient capacity under AM peak hour traffic conditions.

e Volume to capacity ratios are expected to exceed 1.0.

e Overall intersection levels of service D or better for all intersection under both AM
and PM peak hours of the day.

e Worst case cumulative stopped delay measures: SB LT — 146.8sec; EB Through —
56.9sec; WB Through — 113.7sec.

Alternative #4 assumes a restricted crossing U-turn (RCUT) configuration. This configuration
prevents minor street left and through movements at the US 60 and Page Road/County Line Road
intersection (Node 2). Side street maneuvers (left and through movements) are rerouted to right
turn (minor street) maneuvers at the intersection of US 60 and Page Road/County Line Road
(Node 2). These movements then continue upstream to a proposed median breaks (Nodes 1 and
3) to conduct a U-turn maneuver in order to travel back to the US 60 and Realigned Page Road /
Page Road/County Line Road intersection (Node 2). Thereby allowing the motorists to continue
on their desired travel route. Buildout (2024) peak hour traffic conditions have been developed
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based on this alternative and are provided in Appendix C. Analysis of buildout (2024) peak hour
traffic conditions are detailed in Table 3.

TABLE 3
Analysis Summary

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

AM Peak Hour PM Peak Hour
Intersection Control Lane Group Available Lane Lane Delay Lane Lane Lane Delay Lane
Storage' LOS (sec/veh) Queue LOS (sec/veh) Queue
(ft) (ft)
1. US 60 (E/W) Signal EBTT - B 16.3 682 A 5.0 132
and WBUU 200 F 84.9 162 D 46.1 131
US 60 WB U-Turn (E/W)
Overall LOS B 15.5 4.1

2. US 60 (E/W) EBL 300 D 471 239 E 66.0 102
and EBTT - B 18.5 670 B 11.5 229
Realigned Page Road / Classic EBR 200 A 21 271 A 4.8 100
Granite (N/S) Signal WBL 350 F 89.0 338 C 33.5 233
WBTT - A 3.1 237 A 3.8 279
WBR 200 A 26 37 A 0.7 145
NBRR 250 D 46.8 227 D 37.2 266
SBRR 250 D 491 209 F 146.4 272

Overall LOS C 21.3 B 16.6
3. US 60 (E/W) Signal EBUU 225 D 47.5 110 F 107.4 205
and WBTT - A 3.9 124 D 47.2 993

US 60 EB U-Turn (E/W)
Overall LOS 3.4 C 34.2

NOTES

(1) - Indicates continuous lane.

(2) Queues are average 95" 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.
The primary capacity constraint is due to the eastbound U-Turn movement in
conflict with the westbound through movement under PM peak hour traffic
conditions. The U-Turn movement requires a dual lane configuration in order to
provide sufficient capacity.

The westbound U-Turn movement requires a dual lane configuration in order to
provide sufficient capacity under AM peak hour traffic conditions.

Volume to capacity ratios are expected to approach 1.0; however, only one
movement exceeds 1.0.

Overall intersection levels of service C or better for all intersection under both AM
and PM peak hours of the day.

Worst case cumulative stopped delay measures: SB LT — 204.0sec; EB Through —
34.8sec; WB Through — 51.0sec.
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Alternative #5 assumes a modified restricted crossing U-turn (RCUT) configuration. This
configuration assumes the same design as an RCUT except for the US 60 and US 60 WB U-
Turn. In addition to the westbound U-Turn maneuver the intersection also provides for the future
Classic Granite Site Drive allowing eastbound right turn; westbound left turn; northbound right
turn movements. Traffic conditions assumes interconnection to County Line Road for the
approved Classic Granite Site. Buildout (2024) peak hour traffic conditions have been developed
based on this alternative and are provided in Appendix D. Analysis of buildout (2024) peak hour
traffic conditions are detailed in Table 4.

TABLE 4
Analysis Summary
Alternative #5 (Modified RCUT) — Buildout (2024) Traffic Conditions

AM Peak Hour PM Peak Hour
Intersection Control Lane Group Available Lane Lane Delay Lane Lane Lane Delay Lane
Storage' LOS (sec/veh) Queue LOS (sec/veh) Queue

(ft) (fty
1. US 60 (E/W) EBTT - D 431 940 B 18.2 343
and Signal EBR 200 A 5.5 232 A 9.1 75
Classic Granite Site Drive (N/S) 9 WBLL 250 F 92.2 222 D 54.8 160
NBR - F 221.0 392 D 47.9 186

Overall LOS D 38.6 B 10.8
2. US 60 (E/W) EBL 250 D 48.5 239 E 65.0 121
and EBTT - B 143 507 A 23 103
Realigned Page Road / Classic EBR 200 A 6.3 255 A 0.1 22
Granite (N/S) Signal WBL 300 F 83.0 202 D 445 227
WBTT - A 4.5 155 A 10.0 424
WBR 200 A 27 35 A 26 238
NBRR 250 D 50.8 193 D 458 213
SBRR 250 D 48.5 223 F 146.4 282

Overall LOS B 17.9 B 17.0
3. US 60 (E/W) Signal EBUU 225 D 50.6 109 F 128.3 213
and WBTT - A 3.9 122 D 42.4 986

US 60 EB U-Turn (E/W)
Overall LOS A 3.5 C 32.2

(6) - Indicates continuous lane.

(7) Queues are average 95" percentile queues as reported by SimTraffic.
(8) $ Indicates Delay/Queue incalculable.

(9) Bold denotes improvement.

(10) + Denotes queues are in excess of available link distance.

Capacity analysis indicates the following:

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

e Due to the additional intersection movements at Node 1, this intersection is the
primary constraint to overall operation. Volume to capacity ratios are expected to
exceed 1.0.

e Westbound left and U-turn maneuvers require a dual lane configuration in order to
provide sufficient capacity under AM peak hour traffic conditions.

e Eastbound U-turn maneuvers require a dual lane configuration in order to provide
sufficient capacity under PM peak hour traffic conditions.

e Overall intersection levels of service D or better for all intersection under both AM
and PM peak hours of the day.

e Worst case cumulative stopped delay measures: SB LT — 203.5sec; EB Through —
57.4sec; WB Through — 52.4sec.
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Alternatives Evaluation
Based on the analysis results and general considerations, refer to the following:

All alternatives require the signalization of each point of conflict.

All U-Turn points of conflict will require dual lane configurations.

Alternative #4 provides the best measure for overall intersection levels of service;
volume to capacity ratios; cumulative stopped delay on the primary movements.

e Alternatives #3 and #5 provide acceptable overall intersection levels of service and
good US 60 cumulative stopped delay measures.

e Alternative #2 provides a standard intersection design. Alternatives #3, #4, and #5
provide atypical intersection designs. Driver expectancy for Alternative #2 is
expected to be best served by this option.

e Alternative #5 provides a possible transitional alternative towards completing
Alternative #4.

Based on analysis results, it is recommended to implement the RCUT intersection design for the
intersection of US 60 and Page Road/County Line Road.

If you need any additional information or have any questions regarding this submittal, please feel
free to call or email.

Sincerely,

%n ight Solutions, Inc.

Erich Strohhacker, PE
President

Page 126 | September 3, 2019 | Planning Commission



Attachmen #7

Powhatan County

Legend

[J County Boundary
@ Places

[] Parcels

Squeét Properties

Chesterfield County

Feet
e ™ e =}
O 200 400 600 800 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.

1 1 2 000 Jlr 1 n_1 000 F t 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
= ' =y ee BE COPIED OR OTHERWISE MADE AVAILABLE TO ANYOTHER PARTY IN PAPER OR ELECTRONIC FORMAT.

/2L 8bed | 610z ‘€ 4oqueides | uoissiwwo) buiuueld




pzL obed

:

B SN P || 02 € PRYIfes

Powhatan County

cgen

County Boundary
Places

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

Feet
e ™ e =}
0 200400600 800

1:12,000 / 1"=1,000 Feet

§ ==
S

&

DISCLAIMER:ALL IN

MATION DEPICTED

Attachment #8

Subject Properties

THIS MAP SHALL BE TREATED ASCONFIDEN

ANY OTHER USE OF THIS MAP,OR THE INFORMATION INCLUDED THEREON, IS STRICTLY BI

BE COPIED OR OTHERWISE MADE AVAILABLE TO AN

L INFORMATION AND SHAL

Chesterfield County

E USED FOR THE SOLEPURPOSE FOR WHICH IT WAS PROVIDE
HEDATA SHOWN ON THIS MAP IS FOR INFORMATION PURPOSES ONLY.THIS MAP MAY NOT
R PARTY IN PAPER OR ELECTRONIC FORMAT.




Attachment #9

Powhatan County

Legend
7 County Boundary
Places
Parcels
Crossroads

Rural Enterprise Zone Boundary
Future Land Use

Public Lands

Natural Conservation

Rural Preservation

Rural Residential S5 a4
Low Density Residential T o L A
Village Residential

Village Center

Commerce Center

Economic Opportunity

Industrial

Chesterfield County

—

o e Case #19-03-REZC: Countywide Future Land Use Plan (2019)

0 200 400 600 800 INFORMATION AND SHAL E USED FOR THE SOLEPURPOSE FOR WHICH IT WAS PROVIDED.
1:12.000 / 1"=1.000 Feet A HI s . ITED. THEDATA SHOWN O MAP IS FOR INFORMATION PURPOSES ONLY.THIS MAP MAY NOT
= ' =Ny ee BE COPIED OR OTHERWISE MADE AVAILABL ER PARTY IN PAPER OR ELECTRONIC FORMAT.

62} ebed | 610z ‘€ 1oquieidas | uoissiwwoy buiuueld




Attachment #10
Neighborhood Meeting Comments

Page 130 | September 3, 2019 | Planning Commission



eptember 3, 2019 | Page 131

€TTET VA UBIYIO|PIIA ‘PEOY SPOOM Weljim Bty 099T Uemesinyl

SN 01 10U aJe Pa1saJalUl BSOYM SJosIAIRdNS =

N " 0INS M3JPUY S

10U ‘py Ul "0) + pY 88ed JO s1uapIsal 8yl Aq 810A e 01 Ind g p|NOYS SIY] jSIaY|eL Ylo0ws ‘7 B
¢Aeme 1y3u, 1ey) ayel 01 Sul08 noA auy ‘uoseas m

Ut ASxany + 433p uny +300ys 193103 9\ “PY W.ed S5USY3UOIS JO PUS B3 3B S3I08 895/ T UO SAI| 3 66T£-L68 (708) €TTET VA UBILIO[PIA ‘PEOY Wiy 95Uayauols 08T 2ng mE__>>W
{5182 8/67 = Y€ SJed € 966 JO Ul T - sU933 Yum 3]doad 86y JO UIW=S10| 67T YHM - ,AYM ON,, 'T w
u " =)

LT¥.-v6L (£08)

6ETEC VA URlEYMOd ‘peoy a8ed STYT

*Apadoud
Sujulofpe aney am 2ouls eaJe Juawdo|aAap [BI2IaWWOD 10y sash pasodoud 9as 03 31| PINOM ‘8T

wod esnwd@wels qSawel

¥vSy-v18 (¥08)

€TTET VA UBIYIOIPIIN ‘D¥d L UBIYIOIPIA 009LT

we|3 apauiIng

Fld

W02 00UeA®IT CUOSIEM LUES

800€-676 (#08)

6ETET VA UR1EYUMOd ‘peOY d8ed S8ET

uosiepn Wes

19U'UOZIIBA® SOSIMA][  5859-v6/ (¥08) ETTET VA UBIYIO|PIA ‘PEOY UOpSULLIE] S8T SIM37 92n.g
€EET-¥6L (708) 6ETET VA URIBYMOJ ‘S91B1S] UBIEYMOd P|O 69LT uosp.eyary Anag
WodaA@0LLTI’YN u " I|EH uaJey
‘2Jejy3nouoyy Jolew aq pjnoys
WO USW®OTCTIEYq| 6262-8LE (#08) 6ETET VA UBIBYMO( ‘S91R153 UR1BYMOJ P|O 0LLT IleH Aqqog

pY 28ed ‘pasinbau aq pinoys 1y3ijdois ‘anssi Jolew - 09 13 py 98ed @ Suo1123sIa1ul pasodoid ‘97

W02 J||SeaWoyAISapIey@epuewie

£STZ-159 (¥08)

6ETEC VA URIBYMO( ‘PROY MBIAIBqUWI] 86SE

AysapJeH epuewy

*J144843 SUIWOD UO JO MIIA
$19N.1500 |1eJ pJend syl "09 wiod) Suiwod J1y4el) 4oy 10ds pullq e sey peos mau uo usis dois aed 1S9
*anss! | OQA 21eJ4edas ‘juawdo|aAsp wJed Si||3 9Yl WoJy d1y4eJl d1jed] saziold | "d1j4eJ4) punog 1sam

4O 91IS JO BUI| BY} MO|3q S| 2dUBJIUD MU 3y “Juswudije-a4 peoy a8ed pasodoud ayy Jsuiede we | ‘g

JoUTIseowoo @1 gasoqnpoud

6L7€-€89 (708)

asoqng Yanyd

‘PIPEOJIINO JDIEM JO S|[9\ "PIPEOISA0 Apeadle swa ‘auly ‘Dd1j0d ‘S|jooyas "awoy Jad zis 10| aJde ¢ Jo
‘ulw Aels 0} paau aM |eJnJ Ae)S - BaJE [BUNJ BB 9M - 3ZIS 10| 40} S9snoy Auew 003 ,a3e||IA 01 Suluozay

19U'UOZIIBA@ ER50GNP|  08YE-€89 (¥08) 6ETET VA UBlBYMOJ ‘pEOY J2A0g STST asoqnQ wied
01 ON,, (j424BS Yyonw aq p|jnom) 09 a1noy 13 peoy ased 4O UOIILIO| JUDLIND dY) 01 3yS|| e ppe 1sn[ p|nod
NoA "3YsI| B YyHM USA3 09 ‘1Y UO peod e uado 03 30ds 3|q14Ja} B S| Jey] “4N220 AJ3UILIND UBY) SIUPIDOE
2JOW 3SNED ||IM 3] "UOIIEIS [[9YS Y3 pulyaqg 03 PAAOW 3q J0U P|NOYS 09 "1y 01 UOIIIISIAIUI pY 95ed £
wod3u0IsPN|@sAdal|  ¥550-2£6 (708) 6ETET VA ueleYyMOd ‘AemysiH uosiapuy 0Z6T sdd3 Aswer
9€55-6£6 (v08) 6ETET VA UBIBYMOJ ‘pEOY 38ed STET 3 BUlSUYD g pjoJeH
955/-6L€ (¥08) YTTET VA UBIYIO|PIIA DALQ |I0Y 776 YHws e
01¢8-05€ (v08) 6ETET VA UR1EYMOd ‘peOY d8ed pyET 9IMOH ||!9
*Ajunod 8y} Jo aunonJisejul
3y 21epdn 01 s1yauaq sy deau 1@ auniny syl 4oy pjing 03 Aylunjioddo 18243 e 31| swas ueld siy
*9402 01 s33ueyd 10y usanled 3|qipuodsal e 5135 1 ‘Alunwwod 3y s1yauaq 1594 18yl Aem e ul ssaudoud €€v/-GSL (¥08) 6ETET VA UR1RYMOd ‘Yled 91eD Y207 ZiviT A108aig 2ue|p

2yl 9oeiquwa 03 uejd pue ‘Ajjeannsijea saSueyd 3say] JUOIJUOD PINOYS 3M PUE ‘PIPIOAE 3¢ J0UUEd
s98ueyd asay] 09 "3y umop pJomisam Suidasud ssauSoud Jo apIl By} SIA|ISINO 0 335 ||B ued I ‘9T

‘191194 9y)
Apiadoud ay3 uo 3jing sasnoy ssa| 3y ‘Ajuadoud uno ojul Jano Sulapuem wouy ajdoad dasy 03 sawoy
ay3 pue adeds uado ay) Jo adeds uado ay) pue JUSWISED Y] UIIMIIQ 3JUD) B 39S 0} dI| P|NOM | "HT

wod'0oyeA@JiauliallauuA|

€9€S-v6L (¥08)

€TTET VA UBIYIO[PIN ‘PY Wied 98uayauols 0z8T

Jaury 9118uui]

SpJe) juawwo) woJj sajoN

TEE]

JaquinN auoyd

ssaIppy

aweN



Wod'|lews @ 60|[21500uyol

S9WOH 122431S UlBAl

0]19150) uyor|

Wod'[leWS®T02IMOYeI0Nep

6ETET VA URIBYMO{ ‘peOY S3XET URIBYMOd TOLY

3IMOH ejodeq

élauuew

SIUY3 Ul 1IN0 pPajauuNy sal|IWey) 113yl PUB SJUBPISDI JUSJINI ‘SIUBPISAI +QtZ - MO|} ASeD JO UOISIA 3y] J0U
2Je pue pa2.oj 3ulaqg aJe sjesodoud d1jedy 9y 194 ainjonuisejul ayl aAeY 10U Op I "Yimou3 siyl 4oy
ApeaJ jou a4e S\ Hunyd e Jo 38Je| OM] S SIY1 INg "UBIBMOJ JO 94N3INJ 3y} Joj pood si 3 ‘Yimous Juem
9/\\ "PUBLUSP Y 199W 10U [|IM JBAIY SSWES B "J91BM JO 1IN0 Sujuuni aq ||IM URIBYMOd 0E0T S3ILIS
VIA/HAA (€ "anuanaJ ay3 sa)e} P|B1IaISaYD 3[IYM UBIBYMOJ UO SIIIAIIS @ UOIIBINPS JO UdPINQ 3yl
2oe|d pjnom si] "19159Yyd1sa\\ 03 peay pue Suiiea g Suiddoys Joj Asuow 3uliq 10U [|IMm SIUIPISAL MAU
9Y1 JUBPIUOD WE | (Z [00YIS g SI9YIed] ‘@21|0d ‘SI933UN|OA-241) JNO JO UI}DJIS 13 UIIIS PRSEDIOUl JUBM
1,U0p | (T JaAamoy “Jom |njianeaq jo A1o1siy e aney siadojaAap ay) [99) | - SUI2dU0D Auew aAey | °g

6ETET VA UBIRYMOJ ‘PROY WIdyualg OEY9

neuuoy eloldIn

W0J'BAJO3[Fea @ApPaUUSIM|  €006-T9Y (#08) 090€2 VA U3J|V U39 ‘peoy a9 |0 05Z¢ Apauuayl |jIm
" B Jauo33em e

8€70-L¥8 (v08) €TTEC VA UBIYIOP|IN ‘PEOY Wik 93udyauols 008T Jauog3em Apnr

Wod'[leWS@ECaImoyz| 0169-529 (¥08) 6ETET VA UBIRYMOJ ‘PEOY 195100 £T8T SIMOH 'Z "M

6001-865 (708)

6ETET VA UBIBYMO4 ‘peOY Alia4 S3pNf 000T

UOIMAN SIHND

WO |leWI@TESTIIP

1059-€2t (#08)

ETTET VA UBIYIO|PIA ‘Peoy A1ia4 umoluijeue|n TE]T

uoisyjuld piaeq

19U"1SeOWod® /Ssqqns

09€€-66€ (#08)

6ETET VA URIEYMOJ ‘peOY d8ed S8ET

sqqlL BodS

‘spJede|d 03 398
J0U p|N0OJ ‘Jood aJam syuswaduelle Sull3N ‘urlEYMOd SuizIp|a1y491say) 4o Suluuidaq ay3 si aq ySiw
SIYyL j9J4oe T Jad syun g'g 03 mou saJde-0T Jad asnoy T ¢ ¢ SuiSesane aude-g 01 pauaddey 1eym "zT

718€-865 (708)

6ETET VA UBlRYMOd ‘||IH A1 THST

uAljoH 13YD

(aw [|ed) plaiy4a1say) ul s19y10 13 Aadoud Aw a21a19s 01 [20.4ed
pIa1J49159Y) SS0Jde Juawasea paau (g ‘Ajiadoud Jo JuswdolaAsp |eiul yam uondunfuod ul auop (09
1Y ‘aur] Ayuno) ‘e8ed) syuswanoidwil peod 31IS40 || pasu (T JoASMOoY ‘Buluozal YIIm SaNnssi ON "€T

2002-L¥E (#08)

CTTET VA UBIYIO|pIA ‘PeOY Bull Aluno) 009

uleyd alwer

"A1un02 8y1 JO 93} '3 00| 31 J0j 193dsaJ e Sujulejulew
1113S 3|ym Ajunod ay3 03 sainunioddo yimous 1@ Suisnoy mau Sululiqg Jo Aem aAilsod e 9q 03 WIS
wJed sij|3 Joj sueld ay3 Julyl | - 9|qeIAdUI S| YIMoud ana1|aq | ‘SueaA G Jo Juapisas uereymod e sy "7z

20%9-2L€ (708)

6ETET VA URIRYMO ‘Yied 218D Yd07 ZhvT

uosdio 124edue|n

6ETET VA URIEYUMO( ‘BueT an049 ajdeln 9097

AliaAg axIN

‘ueleymod 01 (09) p4 utew auo Ajuo yum asuajieyd
e aney Ajdwis apn "d1jjeu1 Areay ul 34| 01 SuiaAnuew snosaduep aq [|IM aue| uiny / uo1saduod aiow
doas - a1enbape aq ||1m pasodoud Jays 3A31|3q 3,U0( "d1ell IN0ge PaUIIU0D €T

8906-9€5 (+08)

6ETET VA UBIBYMOJ ‘PeOY A119qUasID TEST

ssagiung aojuer

*193319q 39 pjnom

py a8ed Jo peaisul 09 eI JuUBWAO[BAIP B3 0} SSAVY ¢40W PlIing AYm 0s ‘09 umop g dn |1B13J JUBIBA
Yonwi oS si a3y "a414/32110d ‘SIUIPN]S JO ASEIDUI BY] "UIDIUOD B S| JAMIS 13 J9}eM AJUN0d 3y} uo
pueWap Y| "SWNWIUIW 312 G N0 dady 03 JUBM A\ {UOIIEIO| SIY3 J0) SaWoOY Auew 003 Aem si SIyL LT

68l1eyswy

€L¥9-¥6L (708)

6ETET VA UBIEYMOJ ‘S91B1ST URIEYMOd PIO 1L T

COITITITSSIO

IleH aule|3

TOTH-¥£8 (708)

6ETET VA UBIRYMO( ‘S91e1ST URleyMOd TELT

say3nH JaA01S,

WO IeWS@9/6TIOMP| STLS-¥6L (¥08) 6ETET VA UR1EYMOd ‘peoy a8ed TOST A9 31942Q =

WOY|IeWIOY@IPIeyuIeass| 9696-S0€ (¥08) 6ETET VA UBIBYMO ‘PEOY ALidd SIpNT 56T 1pJeyules auuesngt=

W0d'BAS|[aSYSeI@AS[eY[ 0088-6€T (708) SETET VA P[21412159YD N ‘Peoy si3|11as AjJe3 1407 ysed AsjeH]

2

‘pY aul Auno) 13 py a8ed 1e |eudis e spasu Aj@uulaqg "1no 1ysu Ajuo Ji ssewiysiu e aq [|Im SIya 5

-/+ sa4ed 00s X Aep/sdiiy QT s@1e21puUl ApNIs d1jjeu| “JUNOWE SIY) PISIX3 Jey ||IM SIeaA M3} e Ul SDIAIS N
Alunwwod Jo 1502 ay] JuswAed swi-suo e Ajuo si ‘A1anodau xe = S1UspnIsS Mau d

! ! u\ B " ! 1BoTS P34 W TS = s1uapms 19UISEIWOI@WPISA[S|  9TL¥-86S (¥08) 6ETET VA URIRYMO( ‘BUe [|INl UoAeuOq 92T JaneqJaq|is uods

STT X3U3pNIS/O8T TTS SI 1503 ZT-) UBIBYMOJ "JUBpPNIS B 312INP3 03 1503 33 JO LOYS 400S$ INoge si w
saxel 3y Ul JA/IN TS 40 U0 paysy 198 am ||e S| p/3Y 7/G “191em aiow Joy Aed 3,uss0p A #O'ES 019 W
‘saue| uiny ‘leusis Suipn|oul syuswusijeas peod ||e/Aue Joj SuiAed aq [|m WWOD 1S9AN 1583 P|O) SeM | "ST 5
o

Page 132 | S



tember 3, 2019 | Page 133

‘ySnouyi s208 siy3 1 uay e dn ind isn|p “anoadde 3,uoq £ 7

"eapl poos e s3I july} 3,uoq ** dI0U [BIIIOISIY B UO 13 SJUSPISDJ DY) [|E JOJ 9IUSIUSAUOIUI UB %3 ‘D10W SPA3U } JI SE ‘Dljjel] dJow se Aeme 4yans Ul uejeymod 10edwi pjnom py a8ed auozal 0] 'Sz

1 Sep

A}ISUBP BY] JOMO| {JUBWDIIOHUD ME| @ JUBWI[|OIUD JUBPNIS YHUM AJUNOD 350D ¢ WIOJ BWIOD J9IEM BUj} SROP dJaYM - Uo[}dWNSUOD JDIBM SANSS| Uol}eiodsuel) - dijjel) yonw 00 "6T

‘Buisnoy Ajsuap ysiy Juem J0u S0P URIBYMOJ "Suluoz a8eaAe aJde-G Wwnuwiulw ay) woJj uoneirsp Aue asoddo am - 3uiuozai siyy 01 pasoddo Ajpyiwpe aie | pue ajim AN "TT

"2J0W 9}B34D JOU - 151} ANSS D1}J8J} YHM [ESP 01 PaU NOA 's1ysi| 1e 31w e dn sydeq

ApeaJje 09 1Y "puelIaqWIND 01 S|NeY Ysed] Jo uoledidijue 01 1s41) PassaJppe aq 03 paau syuswaroldwi peod uledy ¢sied Auew Moy ppe pjnom dijes] |1e19Y ¢1uswWwdo[aAap WoJj SIY) Joj S9NUaASJ Sul109]|0d NOA aJe - Saue| € 01 PAUSPIM 3q 0] SPI3U 09
‘1Y ‘Spuny |eUOI}IPPE 10U - }93Ys eiep 4o 1 |Ind os 303foud siy3 Joy Aed Ajuo sdey ssem ‘4amas 09 uo wayl dasy pue 1sam py 38ed JO 440 d1j4eu) daay NoA op MOH 1Byl S3J SUSISSP JUS44ND JO JSYUSU {MOJJ d1J4843 JU3LIND dpadwi 10U ||Im 1ey) pausdisapd
90 0} SPIBU UO11235433U JuIRdWOD e ‘salpuadoud Sullsixa Jo JNo 32uaPISaS Mau daay 03 JBLIIE] - 3541} PAISAWOI 3¢ 0} PAAU SIUBWSACIAWI PROJ B}ISHO- ¢ (I1}Je11 INOGRe JBYM - 0 3snoy - ¢ueld Jalsew ay3 3 31 s20p - Suiwod st usawdolaAaq 0T

COITITISS

e

“peoJ 10od ssid SIY3 UO d14443 210W PA3U J,UOP S\ PY 988d 2AOW JOU OQ (SWeu peat Jued) ‘6

09 91N0Y S3095431ul pY 98ed aIaym
1y31| 2144eJ1 B 3pNn|dUl ASY3 $$3|UN S3eNbapeul aue suswanoidwl peoy aSed 2319 U013 3 syJed ‘S|00YIS JO 350D Y3 JOAD 10U ||IM SUOII3[0Jd {MO| 00] S,# "PapPaIBU 3q ||IM 1BY1 321|0d ‘SIAIT ‘D414 BJIXD JOj suoisinoad [eas ou sey |esodoud ay] "9

Flart

ON '€

JweN ON Yim paAladay spie) juawwo)

AoZeAueleyMOd@UIapIeydsq| 6£9¢-86S (708) Awuno) uejeymod ulspJeyds 1aig
LTLS¥6L (¥08) Auno) ueleymod JI9MW sluuaq
AogeAueleymod@ladwode| T20S-86S (¥08) Aluno) uejeymod 1adwod maupuy

‘spJepue)s A194es ay3 199w [|Im noA 49A0ss0.d Juasald ay)
18 13| apIm Suims Ajdwis noA | *s|geidaddeun st ||ays ayl pulyaq Juswusije peou y *sa21nosau s,Ajunod 06T6-9T6 (¥08) 11eH I
91 UO UuleJp B 3q ||IM SaWOY +00 ‘uoIsIAipgns a84e| e 11oddns 3s14 INoyum pue Jouued py a8ed ‘v

aneds ‘A
191719 (7O¥) 6TCET VA puowydly ‘peoy poomsuot £0T8 JNYous4 uoser
‘eaplsiyy
91ey ‘91ey ‘91BH "UOISIAIPGNS PIOAE 0 SBM 3J3Y INO PIAOW M UOSEJ 3Y| ‘pieAydoeq Aw ul a1aymAIana 200v-126 (708) u NoId AN

3]doad 13 s3sN0Y 3 [[IM 243y "3SNOY INO JO JUO4 Ul SWE[ J134el} JO JUNOWE 3YL "09 1Y PloAe
01 asnoy Aw Aqg Suio8 aq ||im dljjes) Y "aijeu1 Inoge Aulom | “asnoy Aw apisaq 1ysiu 3q ||Im 2ouBIIUD Woo EWS @95 THI0d| 0908-5/9 (¥08) peoy aseq 95€T 14014 eR8uy

puo2as ay] 'sy3u un3d g 3unnuny Aw Aeme Supjey aq noA ‘juswdo|ansp siyy 1noqe Addey 10N "ST

"Ppa||1} JOAO 3q 0} [00YDS JUBM 1,UOP | PUB SdDd PUdIIe SPI} AW JO Ylog "|ooyds ul spiy mau Joddns
01 Uol|jiw T Yim dn WO 03 dABY P|NOM UBIEYMOJ 1BY} MOYS Ylew A\ “S|o0Yds Jno 03Ul Sujwod spiy

K 6000-8%C (¥08) 6ETET VA UrlEYMOd ‘peoy a8ed ZIST X04 Wil
Mau 33 1oddns 01 dn 03 saxe} Jno ||IM yonw moy st wa|qotd Jayro A\ ‘peoy a8ed Uo ssauisng e uMo
13 peoy a8ed uo anl| | ‘peoy a8ed 1e 31| e and 01 aney pjnom | OgA wa|qosd ulew Aw sid1jed] Te
‘S1S0J uOol1edNpPa paseaJldul ayj 19sjjo

10U ||Im SaWoy asay] "S|ooyds ueleymod uo sswoy mau Q¢ Jo Humn__.t_ 931 S! UJ3dU0d puoIas >_>_ .

. [ Y @saylL sjooy 4 Y ’ 4 uoap JPUTSEIW0O@BTTP3]| 807S-6LE (£08) 6ETET VA UBIRYUMOd ‘Peoy a8ed 8TST uiging Aslel
1JJ£J3 [BI2J3WWOI JO SWN|OA YSIy B YUM U011295191ul snosaSuep Alaa e Apeadje si iyl "U01193sI91ul 09
"14/pY 98ed ay1 uo aAey [|Im Juswdo|ASP SIYI 10edWI J1jJEI) SNOPUSWSIY BY] S| UISIUOD Ulew AN 't

WO leWS@TSYSHIWS|  €6ET-¥TS (¥08) 6ETET VA UBIRYMOJ ‘peOY ||IH A1Iaqn ££9 uLRYINIA Usydals
¢¢EJ49MBS @ U3l "UJ3dU0D

Jofew e s| 9seaJdul Xe} YyHMm s1uapisal Ajunod 03 350 “1sea| ay3 Aes o1 snopuezey aq pjnom dn-yoeq ,
0856-268 (¥08) 6ETET VA UBIRYMOd ‘PEOY J9A0g 606T uepyog jed

J1jjea1 9y "09 uo 1sea 03 01 uini-n e ew 01 Sulney ,a|qeidaddeun, si uiny puey 1y3i pasodoud vy
'J14je4) dJow Aue djpuey 3,ue) jya| Suiuiny asewiysiu e Apead|y j09 13 peoy a8ed 1e |043U0D dIyjed] 0T




Attachment #11
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. | 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. | 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. | 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,

Patrick J. O'Neil, PE

President

ONeil Engineering Services

O: (804) 372-3496

C: (804) 921-3580

A: 1480 Cakbridge Court, Powhatan, VA 23139
W: www.oneil-engineering.com

A Faderally Certified Veteran Owned Small Business
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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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Meeting Date:

Powhatan County

Planning Commission
Agenda Item

September 3, 2019

Agenda Item Title:

Dates Previously

Considered by PC:

Summary of Item:

Staff:

Attachments:

Staff/Contact:

Case #19-04-CUP: Powhatan Solar I, LLC (District #3: Bethesda/Lees Landing) requests
a conditional use permit (CUP) to permit a solar energy farm and related accessory uses
within the Agricultural-10 (A-10) zoning district, per Sec. 83-162 of the Zoning
Ordinance of the County of Powhatan. The proposed use will be located on a portion
of Tax Map Parcels #27-14, 27-14A, and 26-104, which have frontage on the south side
of State Route 615 (Three Bridge Road) at its intersection with State Route 1330 (Mill
Mount Parkway) and at the northern terminus of State Route 626 (Brauer Road). The
subject properties total approximately 927.38 acres, with the proposed use located
within a project area that is approximately 350.9 acres. The 2019 Long Range
Comprehensive Plan designates the subject properties as Rural Preservation and
Natural Conservation on the Countywide Future Land Use Plan.

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
Powhatan County Planning Commission recommends (approval / denial / deferral) of
the request submitted by Powhatan Solar I, LLC to permit a solar energy farm on Tax
Map Parcels #27-14, 27-14A, and 26-104, subject to the conditions presented in this
report.

July 2, 2019 (Planning Commission Workshop)
August 6, 2019 (Planning Commission Workshop

The applicant is requesting a conditional use permit (CUP) to permit a solar energy farm
within the Agricultural-10 (A-10) zoning district (Zoning Ordinance: Sec. 83-162). The
proposed use would be located on portions of Tax Map Parcels #27-14, 27-14A, and
26-104, which are located along State Route 615 (Three Bridge Road) approximately
one half-mile east of its intersection with U.S. Route 522 (Maidens Road) in central
Powhatan County. In total, the properties consist of 927.38 +/- acres, of which
approximately 225 acres will be occupied by the solar arrays.

X Approve Disapprove See Comments

Staff Report
Application Materials

Additional Materials Available at:
http://powhatanva.gov/DocumentCenter/View/4622/19-04-CUP-PC-Supplemental-Packet-09-03-2019

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

If Planning Commission members have questions, please call the staff / contact prior to the meeting.
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19-04-CUP
Powhatan Solar I

Request for a Conditional Use Permit
to Permit a Solar Energy Farm
within the Agricultural-10 (A-10) Zoning District
on Tax Map Parcels #26-104, 27-14, and 27-14A
along State Route 615 (Three Bridge Road)

Staff Report Prepared for the Planning Commission
September 3, 2019

I. PUBLIC MEETINGS

Neighborhood Meeting July 24, 2019
Planning Commission July 2, 2019 Workshop
August 6, 2019 Workshop

September 3, 2019 Public Hearing

I1. GENERAL INFORMATION

Request Conditional Use Permit

Proposed Use Solar Energy Farm

Proposed Density N/A (No Residential Units Proposed)
Existing Zoning Agricultural-10 (A-10)

Parcel Size Total Parcel Area: 927.38 acres
Project Area: 350.90 acres
Maximum Solar Array Area: 225.00 acres

Parcel ID# 26-104, 27-14, 27-14A

Applicant Powhatan Solar I, LLC

Owner David and Tamara Anderson

Location of Property Southern side of State Route 615 (Three Bridge Road) at its
intersection with State Route 1330 (Mill Mount Parkway)

Northern terminus of State Route 626 (Brauer Road)

Electoral District (3) Bethesda/Lees Landing

2019 Land Use Plan Rural Preservation
Recommendation Natural Conservation

III. EXECUTIVE SUMMARY

The applicant is requesting a conditional use permit (CUP) to permit a solar energy farm
within the Agricultural-10 (A-10) zoning district (Zoning Ordinance: Sec. 83-162). The
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19-04-CUP (Powhatan Solar I)

Page 2

proposed use would be located on portions of Tax Map Parcels #27-14, 27-14A, and
26-104, which are located along State Route 615 (Three Bridge Road) approximately one
half-mile east of its intersection with U.S. Route 522 (Maidens Road) in central
Powhatan County.! In total, the properties consist of 927.38 +/- acres, of which
approximately 225 acres will be occupied by the solar arrays.

IV.  REVIEW STANDARDS

Conditional Use (A-10): Solar Energy Farm

Solar energy farm is listed as a conditional use within the A-10 zoning district [Sec.
83-162(26)].

Sec. 83-123(f)(4): Conditional Use Permit Review Standards

a)

b)

c)
d)

e)
f)

)

h)

)

k)
D

A Conditional Use Permit shall be approved if the applicant demonstrates the proposed
conditional use:

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

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

Complies with all applicable use-specific standards Article VII: Use Standards;

Complies with all applicable development and design standards in Article VIII:
Development Standards;

Complies with all relevant subdivision and infrastructure standards in Chapter 68:
Subdivisions of the Powhatan County Code;

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;

Adequately screens, buffers, or otherwise minimizes adverse visual impacts on
adjacent lands;

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;

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

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;

Complies with all other relevant county, state and federal laws and standards; and

Is required by the public necessity, convenience, general welfare, or good zoning
practice.

! No structures or solar panels will be located on Tax Map Parcel #26-104, but the proposed solar energy farm will
be accessed from an existing road that bisects Tax Map Parcel #26-104.
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19-04-CUP (Powhatan Solar I)
Page 3

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.

V. PROPERTY DESCRIPTION

Location

Tax Map Parcels #26-104, 27-14, and 27-14A are located east of the intersection of State
Route 615 (Three Bridge Road) and U.S. Route 522 (Maidens Road). In total, the parcels
consist of approximately 927.38 acres, with approximately 12,000 feet (2.25 miles) of
frontage along State Route 615 (Three Bridge Road). The project area will be a
maximum of 350.9 acres, with solar arrays occupying no more than 225 acres.

Existing Conditions

Parcel
(Tax Map #)

26-104 248.687 | This parcel is currently used for agricultural purposes and is part of
the Branch Creek Agricultural Forestal District (AFD). A private
drive, which extends from State Route 626 (Brauer Road), runs
through the central portion of the property and terminates at an
existing single-family residential dwelling. Fine Creek runs from
north to south along the western portion of the property. The land
located west of Fine Creek is heavily wooded.

Acreage Existing Conditions

27-14 581.253 | This parcel remains undeveloped. The property has recently been
cleared for logging and timbering activity, with some trees
remaining along streams and other water features. A transmission
line bisects the property from northwest to southeast.

27-14A 97.44 | This undeveloped parcel is long and narrow, with approximately
12,000 linear feet of frontage along State Route 615 (Three Bridge
Road) and a depth of approximately 350 feet. The property has
recently been cleared for logging and timbering activity, with a tree
line of varying width remaining along the road frontage and stream
lines.

Surrounding Properties

Direction Zoning Uses

e Low-Density Single-Family
Residential
(Subdivisions: Westlake at Mill
Mount and Three Bridge Estates)
e Vacant

Rural Residential-5 (RR-5)
Residential Utility (RU)
Single-Family Residential-2 (R-2)
Agricultural-10 (A-10)

North
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19-04-CUP (Powhatan Solar I)

Page 4
Direction Zoning Uses
South Agricultural-10 (A-10) e Vacant’
e Low-Density Single-Family
East Agricultural-10 (A-10) Residential
e Vacant
West Agricultural-10 (A-10) e Vacant

VI. PROJECT ANALYSIS

Current Zoning
The subject properties are currently zoned Agricultural-10 (A-10).

Proposed Use

The applicant is proposing a solar energy farm, which is defined as follows [Sec.
83-5211]:

Solar energy farm means a system consisting of solar panels, modules, and related
equipment (e.g., heat exchanger, pipes, inverter, wiring, storage) that collects
solar radiation and transfers it as heat to a carrier fluid for use in hot water heating
or space heating and cooling, and/or that collects solar energy and converts it into
electricity. It is designed to meet demands for a larger area and is typically
mounted on the ground.

Solar energy farm is a conditional use within the Agricultural-10 (A-10) zoning district
[Sec. 83-162(26)]. No specific standards applicable to this use are identified in Sec.
83-432 (Standards for Specific Principal Uses).

Land Use and Community Character

The surrounding area is rural in character, with a mixture of large, vacant parcels and
single-family residential development on larger lots (generally ranging from two to ten
acres in size). Many of the nearby homes are located within residential subdivisions, such
as Montpelier Place (zoned R-2), Three Bridge Estates (zoned A-10 and R-2) and
Westlake at Mill Mount (zoned RR-5).

The proposed conditions included in this report are intended to help the proposed use
blend with the surrounding rural areas. This is accomplished by:

e Requiring significant setbacks (at least 200 feet) from property lines (Conditions #8
and #9);

e Requiring vegetated buffers along State Route 615 (Three Bridge Road) (Conditions
#11 and #12); and

e Requiring significant riparian buffers (at least 200 feet wide) along wetlands and
streams (Condition #14).

While significant setbacks and buffer requirements may be imposed, the facility may still
be visible from portions of State Route 615 (Three Bridge Road), depending upon the
topography and the composition of existing vegetation that has been retained. At some

2 Some nearby vacant parcels are enrolled in the Branch Creek Agricultural and Forestal District (AFD).
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locations (primarily along eastern portions of the project area), only a narrow strip of
existing vegetation was retained after recent logging operations.

Environment/Natural Resources

Agency Comments: Environmental Review (Powhatan County)

A wetland delineation should be provided for all parcels that are to be considered for
this request. A Land Disturbance Permit shall be obtained from Powhatan County.
The use of native vegetation that support local ecology should be used as groundcover
prior to the completion of the project.

On-Site Environmental and Historic Features
e Topography

The subject properties have varied topography, with steep slopes generally located at
or around aquatic features (wetlands, streams, ponds, etc.). Per GIS, elevations range
from approximately 245 feet above sea level to 365 feet above sea level, with the
highest elevations in north-central portions of the subject properties near the
intersection of State Route 615 (Three Bridge Road) and State Route 1330 (Mill
Mount Parkway). Based on analysis of public GIS data, significantly steep slopes
(over fifteen percent slope) occur on approximately 5.26% of the total site area.’

e Streams and Wetlands

Several intermittent and perennial streams bisect the subject properties, with wetlands
located adjacent to some streams. Branch Creek runs along the eastern boundary of
the subject properties, with its tributaries flowing from the central and eastern
portions of the project area. Fine Creek flows from south to north along the western
boundary of the subject properties. Both streams are tributaries to the James River.

A wetland delineation report was submitted by the applicant (TNT Environmental:
Dated December 20, 2018/Revised April 30, 2019).* In addition to mapping the
aforementioned streams, the study identified the location of wetland areas. Per the
report, “many of the wetlands originate from groundwater seeps at the toe-of-slope,
adjacent to areas which have historically been used for silvicultural and agricultural
practices. The boundaries of most on-site wetlands are driven by slight changes in on-
site topography. For the most part, on-site streams are contained within well-defined
channels. Small, seep-fed wetlands were frequently encountered along portions of on-
site streams, which is typical of this geology” (p. 3). Identified wetlands and streams
(and associated riparian buffers) are shown on the conceptual plan submitted by the
applicant.’

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

4 The applicant has submitted a preliminary jurisdictional determination from the U.S. Army Corps of Engineers
(dated June 10, 2019).

3> 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. The conceptual plan (which aligns with language in
Condition #14) shows riparian buffers at least 200 feet wide adjacent to wetlands, intermittent streams, and
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e Natural Habitats

The subject properties contain a mix of woodlands and open areas (pasture and
cropland). Timbering has occurred on the property on different occasions, with
clearing recently occurring in the north/central portions of the subject properties.

The applicant submitted a Limited NEPA Report (TNT Environmental: Dated
December 18, 2018/Revised April 22, 2019), which identifies potential environmental
resources found within or near the project area. That study found that one heritage
resource of concern (dwarf chinquapin oak) may be located in northeastern portions
of the subject properties.® It also indicated that one threatened species (Northern
Long-Eared Bat) may be located in the general area (p. 4 — 5).

e Historic Resources

Per the Limited NEPA Report (TNT Environmental: Dated December 18,

2018/Revised April 22, 2019), no archaeological or architectural resources eligible

for listing on the National Register of Historic Places are located within the project
7

area.

Erosion and Sediment Control

Prior to starting clearing and grading, a land disturbance permit (which identifies on-site
erosion and sediment control measures) must be approved by Powhatan County. Regular
inspections will occur throughout the construction process to ensure that adequate
measures are taken to control erosion.®

Stormwater Management

Prior to site plan 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.

perennial streams, exceeding requirements set forth in Sec. 83-471(a) and aligning with recommendations made in
the 2019 Long-Range Comprehensive Plan (p. 73).

¢ Due to the potential presence of the dwarf chinquapin oak in northeastern portions of the property, the Department
of Conservation and Recreation (DCR) recommends (1) avoiding the use of herbicides and pesticides in that area
(to avoid impacts to the dwarf chinquapin oak); (2) developing an invasive species management plan; and (3)
planting native pollinators throughout buffer areas (Limited NEPA Report: p. 4). Condition #13 requires the
applicant to develop an invasive species management plan.

7 Per the 2019 Long-Range Comprehensive Plan (Map 4: Historic Resources), no known historic resources are
located on the subject properties or within the immediate areas.

8 Due to the project’s size, Condition #19 requires that the applicant hire a third-party consultant to conduct regular
inspections of erosion and sediment control measures, helping ensure that the project does not negatively impact
adjacent properties and waterways.
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Transportation

Agency Comments: Virginia Department of Transportation (VDOT)

VDOT supports the request by Powhatan Solar I, LLC and offers the following
comments:

e Site Plan shall be submitted for VDOT review and approval prior to Land
Disturbance. This review shall include potential Drainage Impacts upon Three
Bridge Road (Rt. 615).

e A VDOT Land Use Permit shall be required for the Temporary Construction
Entrances and for the Commercial Entrances to the site along Three Bridge Road
and Brauer Road.

e Proposed Access from Three Bridge Road (Rt. 615) and Brauer Road (Rt. 626)
shall be subject to VDOT review and approval.

e VDOT Access Management does not apply for Low Volume Commercial
entrances, but stopping sight Distance is required.

e While VDOT Access Management does not apply, the revised Sec. 68-175(e)(5) of
the Powhatan County Subdivision Ordinance requires that any deviations from
local spacing standards be approved by the Board of Supervisors, prior to VDOT
site plan approval.

e Powhatan County may consider bonding the roadways to insure that the potential
damage caused by Heavy Truck Traffic shall be repaired.

Local Road Network

The proposed solar energy farm has approximately 2.25 miles of frontage along State
Route 615 (Three Bridge Road). The site is also accessible from State Route 626 (Brauer
Road), which ends near the southern boundary of the subject properties.

Roadway Characteristic State Route 615 State Route 626
(Three Bridge Road) (Brauer Road)
Functional Classification: Major Collector Local Road
VDOT
Functional Classification: Minor Arterial (Existing) Local Road (Existing)

Powhatan Co.
Major Thoroughfare Plan

Traffic Volume Estimates 800 230
(VDOT: 2018)

Site Entrances

The site will have one access point from State Route 615 (Three Bridge Road) and
another access point accessible from State Route 626 (Brauer Road) (Condition #15). All
construction traffic will be required to access State Route 626 (Brauer Road) (Condition

Planning Commission | September 3, 2019 | Page 147



19-04-CUP (Powhatan Solar I)
Page 8

#7d). Once construction is complete, these entrances are expected to generate little
traffic.

Utilities and Public Infrastructure

Agency Comments: Department of Public Works (Powhatan County)

No comments received.

Agency Comments: Virginia Department of Health

No adverse comments.

The proposed use is anticipated to have minimal impact on public utilities and
infrastructure. After construction, the site will generally not be occupied, except for
occasional maintenance visits. Lack of on-site office or industrial facilities means there
will rarely be a need for emergency services, and there will be no need for on-site wells
or septic systems.

Public Safety

Agency Comments: Sheriff’s Office (Powhatan County)

No comments at this time.

Agency Comments: Fire Department (Powhatan County)

The fire department has reviewed and offers the following comments: Understanding
the property will be secured, there shall remain access for public safety equipment
throughout the property. Details to be coordinated between Fire and property
management.

Per information provided with the application, the solar energy farm will be entirely
enclosed by a fence, and access codes will be provided to local emergency service
providers.

Development Requirements and Standards

Agency Comments: Building Inspections Department (Powhatan County)

No comments at this time.

Development Review: Next Steps

Prior to issuance of a building permit, 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, along with any
conditions associated with this CUP (if approved).

Site plan applications are reviewed by the Department of Community Development.
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Fiscal Impacts

Per information provided with the application, the proposed solar energy farm is expected
to generate over $14,676,000 in direct local investment. The proposed use is also
expected to generate greater tax revenues than the current use of the property (but an
estimate is not provided by the applicant).

VII. COMPREHENSIVE PLAN ANALYSIS
Countywide Future Land Use Plan

The 2019 Long-Range Comprehensive Plan designates the subject properties as Rural
Preservation and Natural Conservation on the Countywide Future Land Use Plan.

Land Use: Rural Preservation

Most of the subject properties are designated Rural Preservation in the 2019 Long-Range
Comprehensive Plan. This land use designation is described as follows (p. 68):

Rural Preservation areas will be rural in character, with preserved natural,
cultural, and historic resources, including farms, agribusinesses and tourism,
permanently-protected open spaces, permanent easement properties, hillsides,
hilltops, floodplain, wooded and forested areas, historic landscapes, landmarks,
and corridors. These areas will contribute to active agriculture, silviculture,
agribusiness, equestrian operations, and tourism, with new residential
development designed in such a way as to be balanced with the natural and
existing manmade environment in order to minimize degradation of the rural,
natural, cultural, and historic environment.

There are specific recommendations regarding the siting and design of solar energy farms
located within areas designated Rural Preservation (p. 73).
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Analysis

Condition #7d states that construction traffic
may only access the site from State Route 626
(Brauer Road). While that roadway is not
classified as a major thoroughfare, trucks will
only have to travel a relatively short distance
(approximately one mile) to reach U.S. Route
60 (Anderson Highway).’

Condition #15 limits site access.

Condition #18 requires submittal of a
construction traffic management plan.

Condition #8 generally requires that solar
panels and accessory structures be located at
least 200 feet from property lines (including
roadways).

Natural buffers adjacent to roadways will be
preserved and supplemented with native
plantings (Conditions #11 and #12). At some
locations, wide riparian buffers are located
between solar panels and adjacent roadways.

Due to topography and limited existing
vegetation at some locations, the project may
be visible from portions of State Route 615
(Three Bridge Road).

Page 10
Adherence to Design
Design Element Recommendations
(Yes/No)
Proximity to Major Yes
Thoroughfares

Screening and Yes
Buffering

Protection of Natural Yes
Resources

The conceptual plan (which aligns with
language in Condition #14) shows riparian
buffers at least 200 feet wide adjacent to
wetlands, intermittent streams, and perennial
streams.

The applicant has submitted a Limited NEPA
Report, a wetlands delineation report, and
supporting documentation.

Natural buffers adjacent to roadways will be
preserved and supplemented with native
plantings (Conditions #11 and #12).

° There is limited existing development on State Route 626 (Brauer Road). Per GIS, there are eight (8) existing
residences along State Route 626 (Brauer Road), with the Powhatan County Fairgrounds and an existing business
located at the roadway’s intersection with U.S. Route 60 (Anderson Highway). There is a crossover at the U.S.
Route 60 (Anderson Highway)/State Route 626 (Brauer Road) intersection. There is an existing left-turn lane from
U.S. Route 60 (Anderson Highway) onto State Route 626 (Brauer Road), but there is not a right-turn lane.
Adjacent to the subject properties, State Route 626 (Brauer Road) has a speed limit of 35 miles per hour, compared
to 55 miles per hour along State Route 615 (Three Bridge Road).
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Adherence to Design
Design Element Recommendations Analysis
(Yes/No)
Protection of Cultural Yes Per the Limited NEPA Report and 2019
Resources Long-Range Comprehensive Plan (Map 4:
Historic Resources), no significant historic
sites are located within (or in close proximity
to) the project area.
Prohibition of Toxic Yes Condition #17 prohibits the use of solar panels
Materials containing ad cadmium and GenX chemicals.
Project Size Yes The proposed project area is 350.9 acres (with
the maximum solar array area being 225
acres), below the recommended maximum
area of 500 acres.

Land Use: Natural Conservation

Areas adjacent to Branch Creek, Fine Creek, and some smaller tributaries are designated
Natural Conservation in the 2019 Long-Range Comprehensive Plan. This land use
designation is described as follows (p. 64):

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 conceptual plan.

It is recommended that areas designated Natural Conservation include natural habitats,
nature trails, and camps/retreats (p. 64).

The conceptual plan (which aligns with language in Condition #14) shows riparian
buffers at least 200 feet wide adjacent to wetlands, intermittent streams, and perennial
streams. This generally aligns with the location of areas designated Natural
Conservation.

Priority Conservation Areas

In the 2019 Long-Range Comprehensive Plan, Map 3: Natural Resources (Prime
Conservation Areas) identifies Branch Creek and adjacent lands as Priority Conservation
Areas. Priority Conservation Areas include critical wildlife habitat, old-growth
woodlands, wetlands, sensitive soils, and other features which contribute to the ecological
health and beauty of Powhatan County. It is recommended that development within these
areas be designed to minimize impacts on significant environmental resources (p. 44-45).

The conceptual plan for the proposed solar energy identifies the location of Priority
Conservation Areas, with solar panels located outside of these areas.
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VIII. PUBLIC COMMENTS

The applicant held a neighborhood meeting on July 24, 2019 at the Powhatan County
Public Library. Approximately 20 people attended the meeting, where the applicant
shared the proposed plans with attendees and answered general questions.

The Department of Community Development has not received any formal comments on
this request but has received phone calls with general questions about the application.

VI. STAFF RECOMMENDATION
Favorable Attributes of Request

Adherence to Comprehensive Plan Recommendations

The design of the proposed solar energy farm incorporates many of the
recommendations made in the 2019 Long-Range Comprehensive Plan (Solar Energy
Farms: p. 73).

Limited Demands on Public Services

The use will not require significant public services. After construction, the site will
generally not be occupied, except for occasional maintenance visits. Lack of on-site
office or industrial facilities means there will rarely be a need for emergency services,
and there will be no need for on-site wells or septic systems.

Limited Noise and Odors
Once construction is complete, the use will generate little noise or odor.
Accommodates Future Agricultural and Forestal Uses (After Decommissioning)

Once the solar energy farm reaches the end of its lifespan, the solar panels and most
of the supporting infrastructure must be removed from the site (Condition #20),
allowing agricultural and forestry uses to resume on the property.

Delays Subdivision of Subject Properties

Use of the property as a solar energy farm will prevent further subdivision of the
subject properties for several decades, limiting residential development with an area
designated Rural Preservation.

Greater Environmental Standards than Permitted Agricultural Uses

The design and construction of the solar energy farm will have to adhere to more
stringent environmental standards than permitted agricultural and forestry uses.

Unfavorable Attributes of Request

Noise, Dust, and Traffic During Construction

Construction of the project will generate additional traffic and may create noise and
dust.

Visibility from Adjacent Roadways

While additional setbacks and buffer requirements are intended to mitigate the use’s
visual impacts, the solar energy farm will likely be visible from portions of State
Route 615 (Three Bridge Road). The subject properties have significant road frontage
and have been logged, which makes completely screening the proposed use from
public view difficult.
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Recommendation

The Department of Community Development recommends approval of this request.
With the recommended conditions, the use is generally compatible with other agricultural
and rural uses in the area and generally reflects recommendations made in the 2019
Long-Range Comprehensive Plan. The conditions address aesthetic and environmental
concerns by:

e Increasing required setbacks and riparian buffers;

e Requiring the preservation of existing vegetation along adjacent roadways;
e Requiring additional plantings along adjacent roadways;

e Limiting construction activity and access to the site;

e Establishing procedures for future erosion and sediment control review and project
decommissioning.

e Prohibiting the use of ad cadmium or GenX chemicals in solar panels.

VII. 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 and reflect recommendations
made in the 2019 Long-Range Comprehensive Plan.

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,” as
generally shown on Sheet Z1.0 of the Zoning Site Plan dated July 15, 2019. The area
with solar panels shall not exceed 225 acres.

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.
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b. All pile driving activity shall be limited to the hours of 8 a.m. to 6 p.m., Monday
through Saturday.

c. All other construction activity on site shall be permitted outside of those hours
provided such activities are consistent with the provisions of Powhatan 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 shall maintain a minimum setback of 200 feet
from all property lines.

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:

a. Fencing shall not cross streams, wetlands, or riparian buffers; and

b. The use of barbed wire shall be prohibited along State Route 615 (Three Bridge
Road).

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 planting area, 50 feet wide, 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 following rates:

a. & 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 recommendations made by the Department of
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Conservation and Recreation in the Limited NEPA report dated December 18, 2018
and revised April 22, 2019.

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 solar energy farm 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.

17. Solar panels shall not contain ad cadmium or GenX chemicals.

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, roads and support buildings to
remain with the property owner's approval so long as they continue to be screened
as required.

b. 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
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agreed to by the county attorney. The owner of the facilities shall every five years
submit updated cost estimates for decommissioning the facilities, adjusted for
changes in inflation. At its option, the county may require the surety amount be
increased based on the net cost of decommissioning.

c. 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. In the event that
the financial surety does not cover the cost of removal, all additional costs shall
be charged to the landowner and become a lien on the property on which the
facility was located.

VIII. 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 Powhatan
County Planning Commission recommends (approval / denial / deferral) of the request
submitted by Powhatan Solar I, LLC to permit a solar energy farm on Tax Map Parcels
#27-14, 27-14A, 26-104, subject to the conditions presented in this report.

Attachment(s)

Application

Vicinity Map

Zoning Map

Countywide Future Land Use Map (2019)
Prime Conservation Areas Map
Application

Conceptual Plan

ARG alhadl

The following materials are included in a supplemental packet, which is available at:
http://powhatanva.gov/DocumentCenter/View/4622/19-04-CUP-PC-Supplemental-Packet-09-03-2019

1. Application Narrative and Supplemental Documents (p. 2)

Exhibit A — Application Form (p. 23)

Exhibit B — Zoning Site Plan (p. 36)

Exhibit C — Vegetation Maintenance Memo (p. 47)

Exhibit D — Decommissioning Plan (p. 51)

Exhibit E — CCR Company Overview (p. 53)

Exhibit F — Technical Memo (p. 61)

Exhibit G — CCR Operations & Maintenance Template Scope of Services (p. 66)
Decommissioning Estimate (p. 79)
Army Core of Engineers: Preliminary Jurisdictional Determination (p. 84)

Wetland Delineation Report (p. 94)

A

Limited NEPA Report (p. 232)
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County of Powhatan,
Virginia
Conditional Use Permit
Application

For Office Use Only

Case Number

Powhatan County, Virginia
Department of Community Development
3834 Old Buckingham Road: Suite F
Powhatan, VA 23139

Applicant Information

Name of Applicant

Powhatan Solar |, LLC

Mailing Address 3402 Pico Blvd, Santa Monica, CA 90405 f Y 75 e
j AT e
{ Y, , 4;}/32? N\
Phone Number 828-367-9035 . 75 1y | /
{}, E:

Email Address

parker.sloan@ccrenew.com

LT
S
.

Owner Information

{Complete this section if the applicant is not the current property owner)

Name of Owner

David and Tamara Anderson

Mailing Address

2120 Stavemill Estates Drive, Powhatan, VA 23139

Phone Number

804-387-7226

Email Address

andersontamara@hotmail.com

If the applicant is not the owner, the applicant must provide written documentation that the current property owner

consents to the application (see form entitled Consent of Owner(s) to Request Rezoning).

If there are multiple owners, all owners must sign the application or provide other documentation consenting to the

Applicant Representative

(Complete this section if correspondence should be directed to someone other than the applicant)

Name of Representative

Parker Sloan, Cypress Creek Renewables

Mailing Address

45 Banks Ave, Asheville, NC 28801

Phone Number

828-367-9035

Email Address

parker.sloan@ccrenew.com

Powhatan County, Virginia

Page 24 | Supplemental Packet | 19-04-CUP
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Parcel Information

Tax Map Number 027-14, 027-14A, 026-104
Physical Address 2660 Brauer Road, Powhatan, VA 23139

General Description of Located south of Three Bridge Road and to the east of

Property Location Maidens Road.

Election District District 3

Total Acreage The permit area is 350.9 acres. The maximum solar array area is 225 acres.
Current Zoning A-10

Countywide Future Land Use: Forest/Undeveloped

Land Use Designation

Proposed Use

Proposed Use Solar energy generating facility.
(Identify Use Listed in Zoning Ordinance)

Proposed Use: Detailed Description | Ground mounted solar modules, inverters, transformers,
enclosed within a perimeter fence.

If this request is approved, willnew | Yes. The new structures would include ground mounted solar
structures be constructed? modules, inverters, and transformers as well as a perimeter fence.

Are there existing structures on the | No
subject property?

Will the proposed use connect to No
public water and/or sewer?

Will the proposed use have direct Yes
access to a public road?

A conceptual plan that shows the general configuration of the proposed development, including land uses, building
locations (existing and proposed), pedestrian and vehicular circulation, open space, and resource protection areas,
should be submitted with the application. This plan should also include measurements on how far existing and
proposed structures, parking areas, and other activities associated with the proposed use will be from property lines.

Powhatan County, Virginia 3

Page 162 | September 3, 2019 | Planning Commission
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CYPRESS CREEK C-

RENEWABLES

Powhatan Solar |, LLC
Survey Plat

In lieu of submitting a survey plat of the property at this time, Powhatan Solar |, LLC has
submitted an updated site plan on the next page.

45 BANKS AVE,, ASHEVILLE, NC 28801 Planning Commission | SeW@WM Page 163
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Powhatan Solar |, LLC

Exhibit. List of Adjacent Property Owners

CYPRESS CREEK

RENEWABLES :

Tax Map No. Owner Name Mailing Address
3800 Three Bridge Road,
027-3 Angela Perkins
Powhatan, VA 23139
34 Hermosa Avenue,
016-52 Brett Zebrowski
Hermosa Beach, CA 90254
Bridge Lake LLC & 2120 Stavemill Estates Drive,
027-14
Tamara R Anderson Powhatan, VA 23139
Bridge Lake LLC & 2120 Stavemill Estates Drive.
027-14A
Tamara R Anderson Powhatan, VA 23139
Bridge Lake LLC & 2120 Stavemill Estates Drive,
027-47
Tamara R Anderson Powhatan, VA 23139
5602 Grove Avenue,
027-1&2 Carol Breit
Richmond, VA 23226
Earl Moore and 3892 Three Bridge Road,
026-100B
Sandra M Moore Powhatan, VA 23139
George Saunders and 3880 Three Bridge Road,
026-100A
Judy A Saunders Powhatan, VA 23139
GileaSneci, 2885 Millmount Parkway,
016-A21
Shannon C Samuel, and
Garland Edwards Powhatan, VA 23139
3808 Three Bridge Road,
027-3A Joshua Bartlett

Powhatan, VA 23139

45 BANKS AVE., ASHEVILLE, NC 28801

Page 30 | Supplemental Packet | 19-04-CUP
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CYPRESS CREEK

RENEWABLES C

2120 Stavemill Estates Drive,
026-104 Rancks LLC

Powhatan, VA 23139

Robert Weakley and Nancy R | 3932 Three Bridge Road,
026-100C Weakl
nakly Powhatan, VA 23139

2120 Stavemill Estates Drive,
027-29M Tamara Anderson

Powhatan, VA 23139

Page 1 664 P §%§t@y§,'f2%$bfﬁv%imfksion

CCRENEW.COM
19-04-CUP | Supplemental Packet | Page 31



Statement of Validity of Information

Every applicant shall sign the following document to substantiate the validity of submitted information.

I, being duly sworn, depose and say that | am the Lessee/Owner of the property involved in the application. If | am not
the Lessee/Owner, | will provide written certification from the owner granting me the right to submit this application.

I declare that | have familiarized myself with the rules and regulations pertaining to preparing and filing this application.
| further declare that the foregoing statements and answers provided throughout the various sections of this
application are in all respects true and correct to the best of my knowledge and belief.

Signature of Applicant 4 _@{;@(:)_74

!

Name of Applicant (Printed) ( I»( 's i % ‘l'e_,ﬂ @q}/]

T oF CaldwvmA A ’

County of_SAW TYAWASL , to wit:

Sworn and subscribed to before me a Notary Public in and for the jurisdiction aforesaid by
KV\Q‘\W P-"*\’ , whose name is signed to the above, on this H day of

Maveia : 20 14

Notary Public W*—w—*‘ Seal
i I SELIMA SERNA F
2 S Notary Public - Califorma 2

issi i R = San Francisco County 3
Commission Expires % | 6)7/07,% g APz SanfranchicoCounty £

4 e My Comm. Expires Feb 18, 2023
Notary Number -ﬂ;%-,gprl

Powhatan County, Virginia 6

Planning Commission | September 3, 2019 | Page 167
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Ownership Disclosure

List below the names and addresses of all owners or parties in interest of the land subject to this request.

If this request is in the name of a corporation, artificial person, joint venture, trust, or other form of ownership, all
officers, directors, and any stock holders owning ten percent or more of such stock must be listed.

Name Address

David and Tamara Anderson | 2120 Stavemill Estates Drive,
Powhatan, VA 23139

|, Kristen Ray . do hereby swear and affirm to the best of my knowledge and belief, the above

information is true and that | am the applicant requesting a conditional use permit for Tax Map 027-14, 027-14A, 026-104
If the information listed above changes at any time while this request is being considered, 1 will provide Powhatan
County with an updated list of owners. /

2

Signature of Applicant /}
g

LN

Name of Applicant (Printed) / h/ﬂj,’z, n 2
St of Califormio. o2 J
~commonwealth-of-Virginia—

County of Qo Fawisco , to wit:

Sworn and subscribed to before me a Notary Public in and for the jurisdiction aforesaid by
Kﬂg‘mm , whose name is signed to the above, on this ZJ day of
I
Mave 20_14

Notary Public %,A_H . Seal

Commission Expires oLl :
i Feb 18,2025 B ol
52" My Comm, Expires Feb 18, 2021 ’
Notary Number ﬂ;rl’)/") gag" o
Powhatan County, Virginia Z

Page 168 | September 3, 2019 | Planning Commission
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Consent of Owner(s) to Permit Request

If the applicant is not the owner, the applicant must provide written documentation that the current property owner
consents to the conditional use permit (CUP) application.

LWmara Anderson am the authorized manager of |, am the owner of the property subject to this CUP request and
consent to the request submitted by Powhatan Solar I, LLC (Applicant) for a CUP to

allow the construction of a solar energy generating facility (Requested Use) on

Tax Map Parcel Numbers 027-14, 027-14A, 026-104

Signature of Owner (/&/ﬁﬂaj& L’E @Mlﬂém

Name of Owner (Printed) 7/? 1) /2 /é /4 % ‘/%’ &/?:é_@ /

Com monweal\t? of Virginia
County of '|.u/£] 121G , to wit:
Sworn and subscribed to before me a Notary Public in and for the jurisdiction aforesaid by
g 7, / e & g -
7/1"‘/'7\{11 v 4 1. /‘) /¢ /F £ 0N , whose name is signed to the above, on this / J‘ day of
march 1+ I s
: g od O 1A
Notary Public ) ,,/, > \’& 3 J . ALl S
ry - Ny L\ e SELNL Sl {1 eal
Commission Expires 10-37.2 [ [ "STEPHANIE G. STOWELL
s . NOTARY PUBLIC
" Commonwealth of Virginia
Notary Number T o Reg. #368288 . -, |7
IOt RY & “ immmission Expires 153/ﬂ

Powhatan County, Virginia 8

Planning Commission | September 3, 2019 | Page 169
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Applicant’s Permission for Inspection of Property

|, Kristen Ray

, hereby grant access to the Director of Community

notice to make inspections as deemed necessary for

Development, Zoning Administrator, or assigns thereof, to enter my property during reasonable hours without prior

t}@@n of my application.

[
%

—

Signature of Applicant

/‘f‘

/
[

Name of Applicant (Printed)

}\/I’[.STL’V: Pcw;

TAIC OF Caldoviin v
County of_San FVANAS (o

, to wit:

/

in and for the jurisdiction aforesaid by
, whose name is signed to the above, on this ZA day of

Sworn and subscribed to before me a Notary Public
Kridon Qay
T
Mave 20_14

Notary Public

R—

Seal

Commission Expires

b 16,2023

SELIMA SERNA
Notary Public - California
San Francisco County
Commission # 2278051

o P W
;
5 A
e s
\ 0 e

Notary Number

H227

e My Comm. Expires Feb 18, 2023

got|

Powhatan County, Virginia
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ZONING SITE PLANS

POWHATAN | SOLAR, LLC.
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Powhatan County

Planning Commission
Agenda Item

Meeting Date: September 3, 2019

Agenda Item Title: Case #19-05-CUP: HCE Powhatan Solar I (District #4: Powhatan Courthouse/Mt. Zion)
requests a conditional use permit (CUP) to permit a solar energy farm and related
accessory uses within the Agricultural-10 (A-10) zoning district, per Sec. 83-162 of the
Zoning Ordinance of the County of Powhatan. The proposed use will be located on a
portion of Tax Map Parcel #37-23B, which has frontage on the west side of State Route
13 (Old Buckingham Road) at its intersection with Spoonbill Drive (private road). The
subject property totals approximately 89.52 acres, with the proposed use located
within a project area of approximately 45 acres. The 2019 Long-Range Comprehensive
Plan designates the subject properties as Rural Preservation and Natural Conservation
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
Powhatan County Planning Commission recommends (approval / denial / deferral) of
the request submitted by HCE Powhatan Solar | to permit a solar energy farm on Tax
Map 37-23B subject to the conditions presented in this report.

Dates Previously July 2, 2019 (Planning Commission Workshop)
Considered by PC: August 6, 2019 (Planning Commission Workshop

Summary of Item: The applicant is requesting a conditional use permit (CUP) to permit a solar energy
farm within the Agricultural-10 (A-10) zoning district (Zoning Ordinance: Sec. 83-162).
The proposed use would be located on a portion of Tax Map Parcel #37-23B, which is
located on the west side of State Route 13 (Old Buckingham Road) at its intersection
with Spoonbill Drive (Private Road) in central Powhatan County. In total, the property
consists of 89.52 acres, of which approximately 8.2 acres will be occupied by the solar
arrays.

Staff: X Approve Disapprove See Comments

Attachments: Staff Report
Application Materials

Additional Materials Available at:
http://powhatanva.gov/DocumentCenter/View/4626/19-05-CUP-Supplemental-Packet-PC-09-03-2019

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

If Planning Commission members have questions, please call the staff / contact prior to the meeting.
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19-05-CUP
HCE Powhatan Solar 1

Request for a Conditional Use Permit
to Permit a Solar Energy Farm
within the Agricultural-10 (A-10) Zoning District
on Tax Map Parcel #37-23B
along State Route 13 (Old Buckingham Road)

Staff Report Prepared for the Planning Commission
September 3, 2019

L PUBLIC MEETINGS
Neighborhood Meeting June 13, 2019
Planning Commission July 2, 2019 Workshop
August 6, 2019 Workshop
September 3, 2019 Public Hearing
IL. GENERAL INFORMATION
Request Conditional Use Permit
Proposed Use Solar Energy Farm
Proposed Density N/A (No Residential Units Proposed)
Existing Zoning Agricultural-10 (A-10)
Parcel Size Total Parcel Area: 89.52 acres
Fenced Area: 23.50 acres
Maximum Solar Array Area: 8.20 acres
Parcel ID# 37-23B
Applicant HCE Powhatan Solar |
Owner Eric Bonifant Larsen et al
Location of Property Western side of State Route 13 (Old Buckingham Road) at its
intersection with Spoonbill Drive (Private Road: Maconwood)
Electoral District (4) Powhatan Courthouse/Mt. Zion
2019 Land Use Plan Rural Preservation
Recommendation Natural Conservation
III. EXECUTIVE SUMMARY

The applicant is requesting a conditional use permit (CUP) to permit a solar energy farm
within the Agricultural-10 (A-10) zoning district (Zoning Ordinance: Sec. 83-162). The
proposed use would be located on a portion of Tax Map Parcel #37-23B, which is located
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on the west side of State Route 13 (Old Buckingham Road) at its intersection with
Spoonbill Drive (Private Road) in central Powhatan County. In total, the property
consists of 89.52 acres, of which approximately 8.2 acres will be occupied by the solar
arrays.

IV.  REVIEW STANDARDS

Conditional Use (A-10): Solar Energy Farm

Solar energy farm is listed as a conditional use within the A-10 zoning district [Sec.
83-162(26)].

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;

1)  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

1) Is required by the public necessity, convenience, general welfare, or good zoning
practice.
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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.

V. PROPERTY DESCRIPTION

Location

The subject property, which is approximately 89.52 acres, is located on the western side
of State Route 13 (Old Buckingham Road) at its intersection with Spoonbill Drive
(private road within the Maconwood subdivision). It is approximately 0.4 miles north of
the crossroads at Macon.

Existing Conditions

The property is undeveloped and primarily wooded. Intermittent streams (tributaries to
Salmon Creek) and associated wetlands are generally located along the perimeter of the
subject property, near its northern, southern, and western property lines.

Surrounding Properties

Direction Zoning Uses

e Vacant Land

North Agricultural-10 (A-10) e Single-Family Residential

Agricultural-10 (A-10) e Single-Family Residential

South . . (Lots Approx. 2 — 10 Acres: Including Macon
Rural Residential-5 (RR-5) Orchard Subdivision)
' e Single-Family Residential
East Agricultural-10 (A-10) (Lots Approx. 2 — 10 Acres: Including
Maconwood Subdivision)
West Agricultural-10 (A-10) e Vacant Land

VI. PROJECT ANALYSIS

Current Zoning
The subject property is currently zoned Agricultural-10 (A-10).

Proposed Use
The applicant is proposing a solar energy farm, which is defined as follows [Sec.
83-521]:

Solar energy farm means a system consisting of solar panels, modules, and related
equipment (e.g., heat exchanger, pipes, inverter, wiring, storage) that collects
solar radiation and transfers it as heat to a carrier fluid for use in hot water heating
or space heating and cooling, and/or that collects solar energy and converts it into
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electricity. It is designed to meet demands for a larger area and is typically
mounted on the ground.

Solar energy farm is a conditional use within the Agricultural-10 (A-10) zoning district
[Sec. 83-162(26)]. No specific standards applicable to this use are identified in Sec.
83-432 (Standards for Specific Principal Uses).

Land Use and Community Character

The surrounding area is rural in character, with a mixture of large, vacant parcels and
single-family residential development on larger lots (generally ranging from two to ten
acres in size). Immediately south of the subject property is the Macon Orchard
subdivision (zoned RR-5). The Maconwood subdivision (zoned A-10) is located to the
east of the subject property, on the other side of State Route 13 (Old Buckingham Road).

The proposed conditions included in this report are intended to help the proposed use
blend with the surrounding rural areas. This is accomplished by:

e Requiring significant setbacks (at least 200 feet) from property lines (Conditions #8
and #9);

e Requiring vegetated buffers along State Route 13 (Old Buckingham Road)
(Conditions #11 and #12); and

e Requiring significant riparian buffers (at least 200 feet wide) along wetlands and
streams (Condition #13).

Environment/Natural Resources

Agency Comments: Environmental Review (Powhatan County)

A wetland delineation should be provided for all parcels that are to be considered for
this request. A Land Disturbance Permit shall be obtained from Powhatan County.
The use of native vegetation that support local ecology should be used as ground
cover prior to the completion of the project. All Riparian Buffer should be shown on
the Conceptual Plan and conform to the Powhatan County Zoning Ordinance.

On-Site Environmental and Historic Features
e Topography

The subject properties have varied topography, with steep slopes generally located at
or around wetlands and streams. Per GIS, elevations range from approximately 290
feet above sea level to 350 feet above sea level, with the highest elevations in the
central portion of the subject property. Based on analysis of public GIS data,
significantly steep slopes (over fifteen percent slope) occur on approximately 4.07%
of the total site area.!

"'In the 2019 Long-Range Comprehensive Plan, steep slopes are described as those with 15% or greater slopes (p.
64, 65, 69, 75, 81, 85).
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e Streams and Wetlands

Per the wetland delineation map provided by the applicant (Timmons Group: Dated
July 9, 2019), a perennial stream runs along the southern property line with wetlands
located in the southeastern portion of the property. The delineation map also indicates
that some smaller tributaries run perpendicular to the north, west, and south property
lines, extending up to approximately 300 feet into the subject parcel.

e Natural Habitats
The subject property is wooded with a mix of mature and immature vegetation.

The applicant submitted a Limited NEPA Report (Timmons Group: Dated July 12,
2019), which identifies potential environmental resources found within or near the
project area. The study indicated that one threatened species (Northern Long-Eared
Bat) may be located in the general area.

e Historic Resources

Per the Limited NEPA Report (Timmons Group: Dated July 12, 2019), two potential
onsite archaeological resources were identified (a terrestrial open air lithic workshop
and camp). These resources have been avoided in the most recent conceptual site plan
for the proposed solar facility.?

Erosion and Sediment Control

Prior to starting clearing and grading, a land disturbance permit (which identifies on-site
erosion and sediment control measures) must be approved by Powhatan County. Regular
inspections will occur throughout the construction process to ensure that adequate
measures are taken to control erosion.’

Stormwater Management

Prior to site plan 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 Per the 2019 Long-Range Comprehensive Plan (Map 4: Historic Resources), no known historic resources are
located on the subject properties or within the immediate areas.

3 Due to the project’s size, Condition #18 requires that the applicant hire a third-party consultant to conduct regular
inspections of erosion and sediment control measures, helping ensure that the project does not negatively impact
adjacent properties and waterways.
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Transportation

Agency Comments: Virginia Department of Transportation (VDOT)

VDOT supports the request by HCE Powhatan Solar I of its conditional use permit and

offers the following comments:

1. Site Plan shall be submitted for VDOT review and approval prior to Land
Disturbance. This review shall include potential Drainage Impacts upon Old
Buckingham Road Rt. 13.

2. A VDOT Land Use Permit shall be required for the Temporary Construction
Entrances and for the Low Volume Commercial entrance to the site along Old
Buckingham Road Rt. 13.

3. Proposed Access from Old Buckingham Road Rt. 13 shall be subject to VDOT
review and approval.

4. VDOT Access Management does not apply for Low Volume Commercial
entrances, but stopping sight Distance is required.

5. While VDOT Access Management does not apply, the revised Sec. 68-175(¢e)(5) of
the Powhatan County Subdivision Ordinance requires that any deviations from
local spacing standards be approved by the Board of Supervisors, prior to VDOT
site plan approval.

Local Road Network

The subject property has frontage on State Route 13 (Old Buckingham Road) at its
intersection with Spoonbill Road (private road).

Roadway Characteristic State Route 13

(Old Buckingham Road)
Functional Classification: Major Collector
VDOT
Functional Classification: Major Arterial (Existing)

Powhatan Co.
Major Thoroughfare Plan

Traffic Volume Estimates 7,700
(VDOT: 2018)

Site Access

The conceptual plan (dated August 21, 2019) shows one access point from State Route 13
(Old Buckingham Road).*

4 Condition #14 limits access to the site from one point along State Route 13 (Old Buckingham Road).
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Utilities and Public Infrastructure

Agency Comments: Department of Public Works (Powhatan County)

The property, Tax Map Parcel #37-23B, is located outside of the County’s Water and
Wastewater Service District. The department has no further review comments.

Agency Comments: Virginia Department of Health

No comments received.

The proposed use is anticipated to have minimal impact on public utilities and
infrastructure. After construction, the site will generally not be occupied, except for
occasional maintenance visits. Lack of on-site office or industrial facilities means there
will rarely be a need for emergency services, and there will be no need for on-site wells
or septic systems.

Public Safety

Agency Comments: Sheriff’s Office (Powhatan County)

No concerns at this time.

Agency Comments: Fire Department (Powhatan County)

No comments received.

Per information provided by the applicant, the solar energy farm will be entirely enclosed
by a fence and emergency responders will be given necessary access.

Development Requirements and Standards

Agency Comments: Building Inspections Department (Powhatan County)

A building permit will be required for any new structure over 256 square feet in size or
150 square feet in size if housing any type of utility (electricity, water, etc.). Most of
the property is in a moderate shrink/swell area per the county GIS system. Any new
structure will require a soil analysis and an engineered footing design.

Development Review: Next Steps

Prior to issuance of a building permit, 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:

e Vehicular Access and Circulation [Sec. 68-175(¢)];
e Off-Street Parking and Loading [Sec. 83-455];
e Landscaping and Buffers [Sec. 83-461];
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e Exterior Lighting [Sec. 83-469];

e Open Space [Sec. 83-470]; and

e Signage [Sec. 83-488].

Site plan applications are reviewed by the Department of Community Development.

Fiscal Impacts

The applicant estimates that the project will generate approximately $3,564 annually in
tax revenue (approximately $106,920 over the life of the project), due to increased
property values.

VII. COMPREHENSIVE PLAN ANALYSIS
Countywide Future Land Use Plan

The 2019 Long-Range Comprehensive Plan designates the subject properties as Rural
Preservation and Natural Conservation on the Countywide Future Land Use Plan.

Land Use: Rural Preservation

Most of the subject properties are designated Rural Preservation in the 2019 Long-Range
Comprehensive Plan. This land use designation is described as follows (p. 68):

Rural Preservation areas will be rural in character, with preserved natural,
cultural, and historic resources, including farms, agribusinesses and tourism,
permanently-protected open spaces, permanent easement properties, hillsides,
hilltops, floodplain, wooded and forested areas, historic landscapes, landmarks,
and corridors. These areas will contribute to active agriculture, silviculture,
agribusiness, equestrian operations, and tourism, with new residential
development designed in such a way as to be balanced with the natural and
existing manmade environment in order to minimize degradation of the rural,
natural, cultural, and historic environment.

There are specific recommendations regarding the siting and design of solar energy farms
located within areas designated Rural Preservation (p. 73).
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Design Element

Adherence to Design
Recommendations
(Yes/No)

Analysis

Proximity to Major
Thoroughfares

Yes

The proposed solar energy farm is located
along State Route 13 (Old Buckingham
Road), which is designated as a major
thoroughfare.

Condition #14 limits site access.

Condition #17 requires submittal
construction traffic management plan.

of a

Screening and
Buffering

Yes

Condition #8 generally requires that solar
panels and accessory structures be located at
least 200 feet from property lines (including
roadways).

Natural buffers adjacent to roadways will be
preserved and supplemented with native
plantings (Conditions #11 and #12).

Protection of Natural
Resources

Yes

The conceptual plan (which aligns with
language in Condition #13) shows riparian
buffers at least 200 feet wide adjacent to
wetlands and intermittent streams.

The applicant has submitted a Limited NEPA
Report and a wetlands delineation map.

Natural buffers adjacent to roadways will be
preserved and supplemented with native
plantings (Conditions #11 and #12).

Protection of Cultural
Resources

Yes

The proposed conceptual plan accounts for the
potential archaeological resources on the
property by adequately avoiding the identified
areas.

Prohibition of Toxic
Materials

Yes

Condition #16 prohibits the use of solar panels
containing ad cadmium and GenX chemicals.

Project Size

Yes

The proposed project area is 45 acres (with the
maximum  solar array area  being
approximately 8.9 acres), below the
recommended maximum area of 500 acres.
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Land Use: Natural Conservation

Areas adjacent to intermittent streams on the property (tributaries to Salmon Creek) are
designated Natural Conservation in the 2019 Long-Range Comprehensive Plan. This
land use designation is described as follows (p. 64):

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 conceptual plan.

It is recommended that areas designated Natural Conservation include natural habitats,
nature trails, and camps/retreats (p. 64).

Priority Conservation Areas

In the 2019 Long-Range Comprehensive Plan, Map 3: Natural Resources (Prime
Conservation Areas) identifies western portions of the property as a Priority
Conservation Area. Priority Conservation Areas include critical wildlife habitat,
old-growth woodlands, wetlands, sensitive soils, and other features which contribute to
the ecological health and beauty of Powhatan County. It is recommended that
development within these areas be designed to minimize impacts on significant
environmental resources (p. 44 — 45).

The conceptual plan for the proposed solar energy farm identifies the location of Priority
Conservation Areas. A portion of the proposed solar energy farm (approximately 1.75
acres within the northwestern portion of the fenced area) will be located within the
designated Priority Conservation Area.

VIII. PUBLIC COMMENTS

The applicant held a neighborhood meeting on June 13, 2019 at the Powhatan County
Public Library. The meeting was attended by one staff member and one member of the
Planning Commission. No members of the general public attended the meeting.

The Department of Community Development has not received any formal comments on
this request but has received phone calls with general questions about the application.
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IX. STAFF RECOMMENDATION

Favorable Attributes of Request
e Adherence to Comprehensive Plan Recommendations

The design of the proposed solar energy farm incorporates many of the
recommendations made in the 2019 Long-Range Comprehensive Plan (Solar Energy
Farms: p. 73).

e Limited Demands on Public Services

The use will not require significant public services. After construction, the site will
generally not be occupied, except for occasional maintenance visits. Lack of on-site
office or industrial facilities means there will rarely be a need for emergency services,
and there will be no need for on-site wells or septic systems.

e Limited Noise and Odors
Once construction is complete, the use will generate little noise or odor.
e Accommodates Future Agricultural and Forestal Uses (After Decommissioning)

Once the solar energy farm reaches the end of its lifespan, the solar panels and most
of the supporting infrastructure must be removed from the site (Condition #19),
allowing agricultural and forestry uses to resume on the property.

e Delays Subdivision of Subject Property

Use of the property as a solar energy farm will prevent further subdivision of the
subject property for several decades, limiting residential development with an area
designated Rural Preservation.

e Greater Environmental Standards than Permitted Agricultural Uses

The design and construction of the solar energy farm will have to adhere to more
stringent environmental standards than permitted agricultural and forestry uses.

Unfavorable Attributes of Request
e Noise, Dust, and Traffic During Construction

Construction of the project will generate additional traffic and may create noise and
dust.

Recommendation

The Department of Community Development recommends approval of this request.
With the recommended conditions, the use is generally compatible with the rural
character of the surrounding area and generally reflects recommendations made in the
2019 Long-Range Comprehensive Plan. The conditions address aesthetic and
environmental concerns by:

e Increasing required setbacks and riparian buffers;

e Requiring the preservation of existing vegetation along adjacent roadways;
e Requiring additional plantings along adjacent roadways;

e Limiting construction activity and access to the site;

e Establishing procedures for future erosion and sediment control review and project
decommissioning.
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e Prohibiting the use of ad cadmium or GenX chemicals in solar panels.

X. 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 and reflect recommendations
made in the 2019 Long-Range Comprehensive Plan.

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
August 21, 2019.

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.

c. All other construction activity on site shall be permitted outside of those hours
provided such activities are consistent with the provisions of Powhatan County’s
Noise Ordinance.

8. Solar panels and accessory structures shall maintain a minimum setback of 200 feet
from all property lines.

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; and

b. The use of barbed wire shall be prohibited along State Route 13 (Old Buckingham
Road).

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. & native evergreen trees per 100 feet of road frontage; and
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. Solar panels shall not contain ad cadmium or GenX chemicals.

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
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XI.

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.

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, roads and support buildings to
remain with the property owner's approval so long as they continue to be screened
as required.

b. 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, adjusted for
changes in inflation. At its option, the county may require the surety amount be
increased based on the net cost of decommissioning.

c. 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. In the event that
the financial surety does not cover the cost of removal, all additional costs shall
be charged to the landowner and become a lien on the property on which the
facility was located.

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 Powhatan
County Planning Commission recommends (approval / denial / deferral) of the request
submitted by HCE Powhatan Solar I to permit a solar energy farm on Tax Map Parcel
#37-23B subject to the conditions presented in this report.
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Attachment(s)

Application

Vicinity Map

Zoning Map

Countywide Future Land Use Map (2019)
Prime Conservation Areas Map
Application

Conceptual Plan

A il e

The following materials are included in a supplemental packet, which is available at:
http://powhatanva.gov/DocumentCenter/View/4626/19-05-CUP-Supplemental-Packet-PC-09-03-2019

Applicant Prepared Guidance Compliance Document (p. 3)

Appendix 1: Preliminary Site Plan (p. 14)

Appendix 2a. Limited NEPA (p. 16)

Appendix 2b. VDCR Memo (p. 70)

Appendix 3. Neighboring Landowners (p. 74)

Appendix 4. Neighborhood Meeting Invitation (p. 76)

Appendix 5. Neighborhood Meeting Presentation (p. 78)

Appendix 6. Planning Commission Workshop Meeting Presentation (p. 84)
Appendix 7. Wetland Delineation Map (p. 89)

Appendix 8. Environmental and Historic Resources Context Map (p. 91)
Appendix 9. Decommissioning Plan (p. 93)

Appendix 10. Fiscal Impact Report (p. 101)

Appendix 11. Battery Storage Environmental Considerations (p. 106)
Appendix 12. Topographic Survey (p. 206)

Appendix 13. Existing Vegetation Memo (p. 208)
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For Office Use Only

County of Powhatan, Gnses Reuribier - g
Virginia \q' 05 C’UP

Powhatan County, Virginia

Conditional Use Permit Department of Community Development

Application 3834 Old Buckingham Road: Suite F
Powhatan, VA 23139
Applicant Information
Name of Applicant HCE Powhatan Solar |
Mailing Address 727 W. Hargett St, Ste 201

Raleigh, NC 27603

Phone Number 91 9-829-0037

Email Address

Owner Information
(Complete this section if the applicant is not the current property owner)

Name of Owner Eric Bonifant Larsen et al

Mailine Address C/O Lisa Bonifant
Hing 6343 School Street SW
Lakewood, WA 98499

Phone Number 253-312-8857
Email Address Lisabonifant@gmail.com

If the applicant is not the owner, the applicant must provide written documentation that the current property owner

consents to the application (see form entitled Consent of Owner(s) to Request Rezoning).
If there are multiple owners, all owners must sign the application or provide other documentation consenting to the

Applicant Representative
(Complete this section if correspondence should be directed to someone other than the applicant)

Name of Representative Stephen YOU ng

Mailing Address 727 W. Hargett St, Ste. 201
Raleigh, NC 27603

Phone Number 91 9—829-0037 X 1 05
Email Address stephen.young@holocene-energy.com

Powhatan County, Virginia 2
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Parcel Information -

Tax Map Number

037-238

Physical Address

Rte. 13, Macon

General Description of
Property Location

Open failow land on Route 13 near Macon

Election District

4

Total Acreage

89.52

Current Zoning

Agricultural-10

Countywide Future Land Use:
Land Use Designation

rural residential and natural conservation

Proposed Use

Proposed Use
{Identify Use Listed in Zoning Ordinance)

Solar generation facility

Proposed Use: Detailed Description

The applicant desires to build a solar generation facility on the
designated property. The facility will consist of photovoltaic

solar panels, racking, inverters and transformers and will
connect to the local utility grid.

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

Yes. The solar farm has no traditional structures per say, but there
will be an enclosure for monitoring and energy storage equipment

access to a public road?

Are there existing structures on the | NO
subject property?

Will the proposed use connect to No
public water and/or sewer?

will the proposed use have direct Yes

A conceptual plan that shows the general configuration of the proposed development, including land uses, building
locations {existing and proposed), pedestrian and vehicular circulation, open space, and resource protection areas,
should be submitted with the application. This plan should also include measurements on how far existing and
proposed structures, parking areas, and other activities associated with the proposed use will be from property lines.

Powhatan County, Virginia
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“Proposed Use (Continued) .

Describe any impacts the proposed | The solar farm will not have a material impact on the

use may have on adjacent surrounding neighborhood. The site is less than 50 acres, set
properties and the surrounding back from the road, and screened from view by existing and
neighborhood (e.g. noise, glare, planted vegetative buffers to mitigate visual impact from the
smells, traffic, etc.). highway. The system is designed to minimize land

disturbance and will follow best management practices set out
by VA DEQ for stormwater control.

The solar farm will produce no notiable odor or sounds and
will be in harmony with the surounding community. Through
the development process, studies are performed to ensure no
harm comes to protected species. Site prepartion will include
planting native VA vegetation and installing a security fence.

Although traffic may be created via construction; traffic will be
limited to quarterly maintenance. At the end of the solar farm's
useful life, the property can be returned to timber or
agriculture or prepared for development.

Powhatan County, Virginia 4
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Statement of Validity of Information

Every applicant shall sign the following document to substantiate the validity of submitted information.

1, being duly sworn, depose and say that | am the Lessee/Owner of the property involved in the application. If | am not
the Lessee/Owner, | will provide written certification from the owner granting me the right to submit this application.

| declare that | have familiarized myself with the rules and regulations pertaining to preparing and filing this application.
| further declare that the foregoing statements and answers provided throughout the various sections of this
application are in all respects true and correct to the best of my knowledge and belief,

Signature of Applicant %

Name of Applicant (Printed) Stan A”ison, Manager

WM County, Nerth Carolina:

I certify that the following person(s) personally a eared before me this day, each acknowledging to me that he or she
signed the foregoing document: <4 TiAn son
Date:AP_“k 1€a 2019

Notary Public Signature % ‘ Official Seal
. /pww/g W
T / LAURA B Ti
N bli ] e S NOT;
otary Public Name | Vi 8 l . ”é’ ﬂ.—— WAKE%R&JP#%’%C
My commission expires: 10~ 23- 202] - Eopes 10-23-2021
Powhatan County, Virginia 6

Page 204 | September 3, 2019 | Planning Commission



\ Ownership Disclosure

List below the names and addresses of all owners or parties in interest of the land subject to this request.

If this request is in the name of a corporation, artificial person, joint venture, trust, or other form of ownership, all
officers, directors, and any stock holders owning ten percent or more of such stock must be listed.

\ Name

Address

AT A

Ethel B Bonifant
Bern M Bonifant

CTVS LAE NE SW. ) LAKBwWaTD A - I2499
19298 ALEX,AADRAS wazba_,,»qsagum R
20\4—‘]

Phil M Bonifant
Stephen S Bonifant

2252, IRD RINER RORD, VIRAINI A BER, VA 12450
200 Mol L, AUSTINY AREARSAS 7 7Y i e T

Janet B Robinson
Lisa C Bonifant

ADZ NQRDE- LKE PL., FRNETBVILLE, W4 28303
CAD Samon ST S ., LALBWNEoD, WA FEATT

Eric Larsen
Jeffrey Hershey

TENO NOVPRN - LAIE, BERESDA, MD 205\—7
IS4 W. 3\ 2L STeeen AUSTI TR 78703

, e ALLisen

If the information listed above changes at any time while this request is being conSIdered | wtil provide, Powhatan
County with an updated list of owners.

, do hereby swear and affirm to the best of my knowledge and belief, the above
mformanon is true and that | am the applicant requesting a conditional use permit for Tax Map 037-23B

Signat'ﬁr_e of Applicant

Name of Ap,pilcant. lPﬂnted)

"
-

Al Fo RD W\ ACcCison -

3 o

EGmmenweaith eﬁ#w—gwa—-

County of *VVZL (/1.4? 25 NIW fh(m/ol;@ wit:

Sworn and subscrlbed to

{!utfk(pd H' Allisen

before me a Notary Public in and for ‘the jurisdiction aforesaid b_y

_rn;n A

2014

, whose name is signed to the above, on this 25 ﬁ'ﬁday of

Notary Public

Commission Expires

/%[m{{ o Tt~ T e

NOTARY PUBLIC.

Notary-Number 7V /) A

10-2%-2021 : WAKE COUNTY, Ngm

My Commission Expires 10-
Lavbra 7T, e H-

powhatan County, Virginia
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Consent of Owner(s) to Permit Request : il ' i ‘ i

If the applicant is not the owner, the applicant must provide written documentation that the current property owner
consents to the conditional use permit (CUP) application.

, Lisa Bonifant

» am the owner of the property subject to this CUP request and

consent to the request submitted by HCE Powhatan Solar |

(Applicant) for a CUP to |
allow @ Solar Energy Farm

(Requested U‘se}.on
Tax Map 037-23B '

Signature of Owner

eSS A

Name of Owner (Printed) . LASA .. BREHITRaAT
Commonwealth-of Virginia Szare % WM%%L\
County of /7 Pl ol B _, towit:

Sworn. and subscribed to before me ‘a Notary Public in and " for+ the jurisdiction - aforesaid - by

a2 Lol s *, whose name is signed to the above, on this _ 2 ¢ day of
Cenois 70_s 7 - e '

Notary Public % AQ et %% Seal
== B

Commission Expires

b et s Wittty o
o a2 .:-“5:‘ DAV Sf:g%’
Notary Number - ' DR EXR G, /@4,‘

Commn T8/

.z@}wﬁ@‘s :
"1, A waset R
SRCTTATIL A

Powhatan County, Virginia o5 : T : : 8



Applicant’s Permission for |

, _STaNoa D I-\~. ’\-Lu&ot\/ , hereby pgrant access to the Director of Community

Development, Zoning Administrator, or assigns thereof, to enter my property during reasonable hours without prior
notice to make inspections as deemed necessary for the evaluation of my application.

Signature of Applicant 5 / ,{,i Q 2 =

Name of Applicant (Printed)

Shamrerd H . Alissa
y\_/ﬂ{l&ﬂ County, North Carolina:

eared before me this day, each acknowledging to me that he or she

I certify that the following person(s) personally ar
al
(ST

signed the foregoing document: b‘m‘ﬂ

Date: _Aprl 18,2014

Notary Public Signature ’ M’ /W#—— Official Seal
Hualo

N Public N LAURA B TILLETT
otary Public Name ——

" Lawva B. Tdr 8
My commission expires: [0- 273-202 | My Commission Expires 10-23-2021

Powhatan County, Virginia
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Powhatan County Planning, and Commumty Deve]opment
Attn: Andrew Pompei

3834 Old Buckinghame Rd B :
Powhatan, VA 23139 AR

tlze Ma!ter of HCE Powl:atan Solar I LLC Condttmnal Uv
03 037-23B

Mr. Pompm

.Ethel B Bonifant
-Bern M Bonifant
Phil_M Bonifant ..
Stephen S Bonifant™
Janet B Robinson :
‘LisaC Bomfant
‘EricLarsen . =
Jeffrey Hershey .
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NOTES:

General

Owner: Larsen
Powhatan County
10' Contour Interval
15' Racking Pitch

System
5.0 MW AC

6.53 MW DC
1.3 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: 89.85
Lease Acreage: 40.16
Fence Acreage: 235
Acreage Covered

By Panels: 8.2
Acreage to Clear: 26.5
Fence [LF]: 5525
Silt Fence [LF]: 5550
Access Road [LF]: 700
Cut/Fill [CY]: 5,000
Building Demolition: 0
Notes

e  Existing vegetation to satisfy
vegetative screening
requirements

e  Historical resources to be
identified by Timmons Group

e  Wetland delineation to be
completed by Timmons
Group

e  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.

Holocene

CLEAN ENERGY

HOLOCENE DESIGN
BUILD, LLC

4325 LAKE BOONE TRAIL
SUITE 220
RALEIGH, NC 27607
UNITED STATES

POWHATAN SOLAR |
4420 OLD BUCKINGHAM
RD
POWHATAN, VA 23139

PRELIMINARY
DRAWING

NOT FOR
CONSTRUCTION

DATE ISSUED: 8.21.19
DRAWN BY: HIH
DESIGNED BY: HJH

SHEET NAME

1.3 DC/AC Ratio
15' Pitch

SHEET NUMBER

01

POWHATAN SOLAR |




Meeting Date:

Powhatan County

Planning Commission
Agenda Item

September 3, 2019

Agenda Item Title:

Motion:

Dates Previously

Considered by PC:

Summary of Item:

Attachments:

Staff/Contact:

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)

n/a

Workshop: August 6, 2019

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:

e 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.

A neighborhood meeting regarding this request was held on July 1, 2019.

The applicant provided an initial overview of this request at the workshop on August 6,
2019 (August 6, 2019 Agenda Packet: p. 366). Based on feedback provided by members
of the Planning Commission at that workshop, the applicant has submitted a revised
conceptual plan. These revisions will be presented at the workshop on September 3,
2019.

Updated Conceptual Plan

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

If Planning Commission members have questions, please call the staff / contact prior to the meeting.
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Donnelly Creek
Illustrative Master Plan

@ Preserved Buffer (100") @ Existing Stream @ Tree Preserve

Future Connections @ Entry @ Village Green
@ Stormwater Pond @ Trails @ Potential Amenity

. __ . Proposed Commerce Center (+/- 5.06 ac.)
' _ _ ! TheVillage District (+/- 14.2 ac.)
! __ ! TheParke District (+/- 25 ac.)
1

L ThERsra gt (B 9'5e )

&

Master Plan Update // 08.28.19
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