POWHATAN COUNTY PLANNING COMMISSION
Agenda: Regular Meeting
Tuesday, March 1, 2022
6:00 PM
Powhatan Village Building Auditorium
3910 Old Buckingham Road
MEETING PROCEDURE AND PUBLIC PARTICIPATION
All Planning Commission meetings are open to the public and interested persons may participate on the day and
time specified above.
In addition to participating in person, members of the public may participate remotely by electronic means by
joining a webinar at https://us02web.zoom.us/j/89655087654 or by dialing in by phone at 1-929-205-6099 OR 1312-626-6799, then typing in the webinar ID 896 5508 7654. During the public comment period, participants may
raise their hand using the zoom controls on the computer screen, or (if dialing in) by pressing *9 on a phone
(instructions will also be posted at powhatanva.gov/432/Live-Stream-of-Powhatan-County-Meetings).
The meeting may be watched live at powhatanva.gov/432/Live-Stream-of-Powhatan-County-Meetings.
Copies of the proposed plans, ordinances, and amendments may be reviewed in the Department of Community
Development in the Powhatan County Administration Building (3834 Old Buckingham Road) between 8:30 AM
and 5:00 PM of each business day by appointment only. Copies of staff reports are available prior to the Public
Hearing upon request and will be available online at least five (5) days prior to the meeting at
http://powhatanva.gov/agendacenter. Please call (804) 598-5621 with any questions.

AGENDA ITEMS
1. Call to Order
Ms. Vicki Hurt (Chair)
2. Invocation
Dr. Barbara Brown (Vice Chair)
3. Adoption of Agenda
a. Request to Postpone Action/Amend the Agenda
4. Administrative Items
a. Approval of Minutes: December 7, 2021 (Regular Meeting)
b. Approval of Minutes: January 6, 2022 (Regular Meeting)
c. Approval of Minutes: February 1, 2022 (Regular Meeting)
5. Public Comment Period
At this time, the Planning Commission will hear citizen comments on matters not scheduled for a public
hearing that involve the services, policies, and affairs of Powhatan County government related to planning
or land use issues.
6. Old Business None.
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7. Public Hearings
a. 21-09-CUP: Beldale Solar (District #5: Trenholm/Smith’s Crossroads/Provost) requests a
conditional use permit (CUP) to permit a solar energy farm in the Agricultural-10 (A-10) zoning
district per Sec. 83-162 of the Zoning Ordinance of the County of Powhatan. The use is proposed
to be located on Tax Map 13-16, located approximately one mile north of the 5000 block of
Anderson Highway along the western edge of Cartersville Rd in western Powhatan County. The
subject properties consist of 2942.26 acres. The maximum project area subject to this request is
350 acres. The subject property is designated as Rural Areas and Protected Lands on the
Countywide Land Use Plan Map in the 2021 Long-Range Comprehensive Plan.
b. Case #22-01-CUP: Terre Haute (District #1: Subletts) request of Roberta Teresa Hudson for a
conditional use permit (CUP) to allow a country inn within the Agricultural-10 (A-10) zoning
district per Sec. 83-162 of the Zoning Ordinance of the County of Powhatan. The use is located at
Tax Map Parcel #32-27D in eastern Powhatan County near the intersection of Huguenot Springs
Rd (U.S. RT 607) and Manakin Rd (U.S. RT 667). The 2021 Long Range Comprehensive Plan
designates the subject property as Rural Areas and Protected Lands on the Countywide Future Land
Use Plan.
c. Case #22-02-CUP: Overboe (District #1: Subletts) request of Trent and Stephanie Overboe for a
conditional use permit (CUP) to allow an 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 located at Tax Map Parcel #30B1-1-31 (2724 Valley Springs Rd) in central
Powhatan County. The 2021 Long Range Comprehensive Plan designates the subject property as
Rural Areas on the Countywide Future Land Use Plan.
d. Case #22-03-CUP: Baltz (District #2: Holly Hills) request of Laura Baltz for a conditional use
permit (CUP) to allow a child day care center within the Residential Utility (RU) zoning district
per Sec. 83-352 of the Zoning Ordinance of the County of Powhatan. The use is located at Tax Map
Parcel #42A-2-B-13 (1510 Holly Hills Rd) in eastern Powhatan County. The 2021 Long Range
Comprehensive Plan designates the subject property as Rural Areas on the Countywide Future Land
Use Plan.
e. Case #22-02-AZ: The County of Powhatan requests the amendment of the provisions set forth in
section of and Chapter 68 (Subdivision Ordinance) Article III (Subdivision Standards) Sec. 68-175
– Access and Circulation, to remove Powhatan County’s specific access management standards.
This provision will revert site plan access management to VDOT standards.
8. New Business
9. Adjourn
Next Regular Meeting: Tuesday, April 5, 2022 (6:00 p.m.)
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VIRGINIA: AT A REGULAR MEETING OF THE PLANNING COMMISSION HELD IN THE
POWHATAN VILLAGE BUILDING AUDITORIUM, 3910 OLD BUCKINGHAM ROAD
IN POWHATAN COUNTY, VIRGINIA, TUESDAY, December 7, 2021, AT 6:00 PM
Planning Commissioners Present

Vicki Hurt, District 1,
Bobby Hall, District 3,
Amy Kingery, District 2,
Jane Pendergast, District 4,
Barbara Brown, District 5

Planning Commissioners Absent

None

Staff Members Present

Thomas Lacheney, County Attorney Office
Bret Schardein, Deputy County Administrator
Frank Hopkins, Planning Director

1. Call to Order
Ms. Hurt called the meeting to order at 6:00 PM.
2. Invocation
Mr. Hall gave the invocation.
3. Adoption of Agenda
Ms. Hurt made a motion to accept the agenda as presented. Ms. Pendergast seconded the motion.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
VOTE 5-0
MOTION Passed
4. Administrative Items
a. Approval of Minutes: October 5, 2021 (Regular Meeting)
b. Approval of Minutes: November 3, 2021 (Regular Meeting)
Ms. Hurt stated that the minutes from these two meetings will be in the January Planning Commission
Packet because they lacked specificity and needed to include the comments of the public. These will
be considered during the January meeting
VOTE 5-0
MOTION Passed
5. Public Comment Period
Ms. Hurt opened the public comment period, reminding members of the public that were participating
virtually on how they may indicate their interest in participating in this public comment period.
Seeing no one wishing to speak, Ms. Hurt closed the public comment period.
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6. Old Business
None
7. Public Hearings
a. Case #21-11-REZ: Maple Grove at Fine Creek LLC (District #3: Fine Creek Mills/Jefferson)
requests an amendment of the proffer statement for Maple Grove Subdivision (Case #06-13- REZC),
specifically the removal of Proffer #15, requiring the creation of a stub road to connect with a “future
grey walls section” and amend the zoning district map. The subject property is identified as Tax Map
Parcel #18-12, is approximately 206.56 acres in size, and located on north side of Three Bridge Road
approximately 0.3-mile east of Academy Road. The property was rezoned in Case #06-13-REZC from
A-1 to Rural Residential-5 (RR-5) in 2006. The 2021 Long-Range Comprehensive Plan designates the
subject property as Rural Areas.
Mr. Hopkins gave an overview of this request.
Ms. Hurt opened the public hearing.
Seeing no one else wishing to speak, Ms. Hurt closed the public hearing.
The Planning Commission discussed the request. Dr. Brown stated that she had no questions on the
matter and that the stub road did not seem to serve a purpose. All other members agreed with Dr.
Brown.
Ms. Kingery made a motion to approve the above case. Ms. Pendergast seconded the motion.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
VOTE 5-0
MOTION Passed
Dr. Brown made a motion to recommend approval of the request, as amended.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
VOTE 5-0
MOTION Passed
b. Case #21-12-REZ: Powhatan County (District #1: Flat Rock/Subletts) requests the rezoning of
Tax Map Parcels #42-9F from General-Commercial (C) to Heavy Industrial (I-2) and amendment of
the zoning district map of approximately 19.7 acres of land located on the north side of State Route 60
(Anderson Highway). The County is seeking to build a convenience center for public use with
additional land set aside for future industrial/commercial development. The 2021 Long-Range
Comprehensive Plan designates the subject property as Industrial (Route 60 Corridor East Special Area
Plan) on the Countywide Future Land Use Map.
Mr. Hopkins provided an overview of this request. Mr. Hopkins stated that the rezoning request is
being done to allow for not only a new County Convenience Center, but also for economic
development. He further stated that the traffic from this development would not have direct access to
Anderson Highway (Rt. 60).
Mr. Hopkins also explained County did not include proffers with this case, however, Deed Restrictions
would be recorded on the land.
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County Attorney stated that it is the County Attorney’s recommendation to not rezone the property
and to let a potential buyer rezone the property.
Ms. Hurt opened the public hearing.
David Anderson (2366 Bell Crest Circle) spoke on this request, stating that the Applicants application
seemed to be incomplete. Mr. Anderson stated that there was no traffic or environmental study done
to analyze the impacts of the proposed lots. Mr. Anderson also expressed concerns that the Applicant
did not proffer any conditions with this proposal. He thought the Applicant should be held to the same
standard as anyone submitting an application to rezone property(s).
Ms. Hurt asked if there was anyone else who wished to speak on the request. Seeing no one, Ms. Hurt
closed the public hearing.
Following the public hearing, members of the Planning Commission discussed this request.
Ms. Kingery stated she is not in favor of rezoning property right along Rt. 60 to Light Industrial. She
thought the land on the front should be zoned Commercial. Therefore, she is not in favor of the request
as presented.
Mr. Hall asked what the existing zoning classification of the surrounding properties was.
Mr. Hopkins answered that the properties are zoned Commercial, and the Luck Stone and Colony
Construction Asphalt properties are zoned Heavy Industrial.
Mr. Hall questioned why the subject property could not be zoned commercial along Rt. 60 and Light
Industrial to keep similar zoning districts with South Creek.
Dr. Brown express concern with the submitted Application not being held to the same set of standards
and documents as other applications that are submitted for similar requests. She also questioned
whether or not consideration was given to zone the front of the property Commercial and rear
Industrial.
Mr. Schardein approached the podium to give insight into the County’s request to rezone the entire
property to Light Industrial. He stated that it would restrict access and connection to Anderson
Highway. The preferred location of additional entrances is not along Rt. 60. Rather they would have
an entrance to a public road via Carter/Gallier Blvd. He also stated that the property, if rezoned
Industrial, would have a substantial buffer along Rt. 60, screening view of the development.
Ms. Pendergast questioned Mr. Schardein regarding the county keeping the property as one nine-acre
parcel, as opposed to subdividing it up as shown on the Conceptual Plan.
Mr. Schardein stated that the Conceptual Plan simply shows how the property could potentially be
divided.
Ms. Pendergast asked if the updated Comprehensive Plan supports this request. She thought the
property fell under the Gateway Business designation.
Ms. Hurt agreed with Ms. Pendergast and that she did not have a copy of the updated version of the
current Plan.
Mr. Schardein pointed out that the Board of Supervisors approved this property under Industrial which
was amended from Gateway Business that the Commission approved.
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Ms. Hurt expressed concern that she is not comfortable with approving the request without being able
to review all impacts of the request, more specifically the environmental considerations.
Ms. Hurt and Ms. Pendergast expressed concern why this specific piece of land was designated
Industrial and not designated Gateway Business as all other parcels along Rt. 60 in this area are.
Further discussion was had concerning the allowable businesses not included in the Deed Restrictions.
County Attorney stated that the allowable businesses would be unrestricted to develop within the
parameters of the Zoning Ordinance unless otherwise noted in the Deed Restrictions.
Following discussion, Ms. Hurt made a motion to deny recommended approval of this request.
Ms. Kingery seconded the motion.
Ms. Hurt, Ms. Kingery, Ms. Pendergast, and Dr. Brown voted AYE.
Mr. Hall voted NAY
fhopkins@powhatanva.gov
VOTE 4-1
MOTION Denied
8. New Business
Case #21-03-PB: Strickland Brothers Oil Change (1890 Stoneridge Drive)
The Planning Commission agreed on their support of the facility’s appearance.
Ms. Hurt opened the public comment period.
Seeing that no one wished to speak, Ms. Hurt closed the public comment period.
Ms. Hurt made a motion to recommend approval of this request.
Ms. Pendergast seconded the motion.
Ms. Hurt, Ms. Kingery, Ms. Pendergast, Mr. Hall, and Dr. Brown voted AYE.
VOTE 5-0
MOTION Approved

9. Workshop
a. Road Design Standards Review: VDOT & Powhatan County
Mr. Hopkins presented the differences between VDOT and Powhatan County including the number of
access points, subdivision connectivity, intersection spacing, traffic impact statement, auxiliary lane
warrants, etc. The presentation did not include an analysis of the effect of the differences or the history as
to why Powhatan chose different measurement and spacing from VDOT.
The Planning Commission discussed using the same measurements as VDOT and how often that would
become the difference between passing and failing.
The Planning Commission suggested sending a request to the Board of Supervisors to measure in the
same way as VDOT.
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A VDOT representative explained the reasoning behind their measurements based on statistics.
The Planning Commission discussed requesting an access management policy from the Board of
Supervisors.
Dr. Brown proposed sending a package of a two-step process regarding measurements, analyses, and
accurate distances to see the real-life implication of these changes to make an effective decision.
The Planning Commission decided to push back these decisions until new employees are hired and gave
Mr. Hopkins 90 days to create an analysis of the effect of the difference in measurements.
b. Upcoming Rezoning. General Commercial (C) lots to Commerce Center (CC)
Mr. Hopkins explained the benefits of targeting all C lots to simplify the process for landlords.
The Planning Commission asked questions regarding whether this will benefit property owners. Mr.
Hopkins said it would and that he does not believe it would raise taxes.
10. Adjourn
There being no further business, Ms. Hurt adjourned the meeting at approximately 6:45 PM.

Vicki Hurt
Chairman

Frank Hopkins
Planning Director
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VIRGINIA: AT A REGULAR MEETING OF THE PLANNING COMMISSION HELD IN THE
POWHATAN VILLAGE BUILDING AUDITORIUM, 3910 OLD BUCKINGHAM ROAD
IN POWHATAN COUNTY, VIRGINIA, Thursday, January 6, 2022, AT 6:00 PM
Planning Commissioners Present

Planning Commissioners Absent
Staff Members Present

Vicki Hurt, District 1 (Chair)
Bobby Hall, District 3 (Vice-Chair)
Amy Kingery, District 2
Jane Pendergast, District 4
Barbara Brown, District 5
Frank Hopkins, Planning Director

1. Call to Order
Ms. Hurt called the meeting to order at 6:00 PM and discussed the postponement of the meeting from
January 4th to January 6th due to weather. She subsequently shared instructions on how members of the
public participating in the meeting virtually can indicate their interest in speaking during the public hearing
portions of the agenda.
2. Invocation
Mr. Hall gave the invocation.
3. Adoption of Agenda
The agenda was adopted without any addendums.
4. Administrative Items
a. Approval of Minutes: October 5, 2021 (Regular Meeting)
Dr. Brown spoke about the quality of the minutes and the creation of standards for the minutes. She found the
minutes unacceptable and wished to defer the minutes to the next regular meeting. Ms. Hurt agreed and added
that she did not want the minutes referencing the video. The council of Mr. Lacheney was sought, and he
agreed that the minutes should not reference the video. Ms. Hurt went on to point out errors on page four and
five of the October 5th meeting. Dr. Brown added that she was disappointed in the quality of the minutes and
preferred for there to be more concern and accuracy for the minutes and for them to be done on time.
Ms. Hurt and Ms. Pendergast added that they had concerns about information and recommendations flowing
from the Planning Commission to the Board of Supervisors.
a. Approval of Minutes: November 3, 2021 (Regular Meeting)
Dr. Brown mentioned that we would need to have a detailed record of the postponement of the workshop. The
assumption is a 90-day deferral to the February meeting.
Both sets of minutes will be deferred for review until the next meeting.
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5. Public Comment Period
Ms. Hurt opened the public comment period, reminding members of the public that were participating
virtually on how they may indicate their interest in participating in this public comment period.
Skyler Zunk (9511Deer Range Rd Mosley VA) Wanted to thank the Planning Commission for not passing
the solar ordinance and staying with the CUP process. Wishes that the County would keep an open mind
to different sources of energy. He spoke about the resiliency of different energy sources in times of
outages. He continued to be complimentary of the Planning Commission and how they are vetting
applications.
Seeing no one wishing to speak, Ms. Hurt closed the public comment period.
6. Old Business
None
7. Public Hearings
a. Case #22-01-REZ: Powhatan County requests the rezoning of the Tax Map Parcels listed at the
bottom of this notice from General-Commercial (C) to Commerce Center (CC) and amendment of the
zoning district map. General Commercial being designated a Transition zoning district is no longer in
line with the goals of the Comprehensive Plan and has few allowable commercial uses. The
following properties contain existing structures, and to ensure the continued operation of commercial
uses in such structures, the County proposes to proactively rezone those properties on behalf of the
property owners. Rezoning to CC will allow a much wider range of allowable commercial uses going
forward, more consistent with the uses these properties historically would have had but are no longer
permitted today under General Commercial zoning. The 2021 Long-Range Comprehensive Plan
predominantly designates the desired land use of these properties as gateway business. That tax map
parcels to be rezoned as a part of this rezoning are as follows. 26-116, 26-117A, 26-117B, 26-117C,
26-117D, 26-117E, 26-117F, 26-122, 26-24, 26-25, 26-68, 26-74, 26-8-1, 26B1-1-1A, 26B1-1-2A,
26B1-1-2B, 26B2-1-30, 26B2-1-38, 26B3-1-22, 26B3-1-6A, 27-12A, 27-17, 32-29, 38-51A, 38-52,
38-52A, 38-53, 38-54, 39-100, 39-108B, 39-64A, 39-84, 39-84A, 39-85, 39-87, 39-99, 39C-2-1, 39C2-4, 41-10, 41-12D, 41-19, 41-24, 41-45, 41-45B, 41-57, 41-61, 41-86E, 41-86M, 41-86N, 41-8A,
41-9, 41A-1-B-1A, 41C-1-1, 41C-1-10, 41C-1-11, 41C-1-14, 41C-1-16, 41C-1-19, 41C-1-20, 41C-121, 41C-1-22, 41C-1-2A, 41C-1-3A, 41C-1-4A, 41C-1-5, 41C-1-6, 41C-1-7, 41C-1-7A, 41C-1-8,
41C-2-10, 41C-2-11, 41C-2-12, 41C-2-14, 41C-2-2, 41C-2-4, 41C-2-5, 41C-2-7, 41C-2-9, 42-19, 4227, 42-5-2, 42-57B, 42-6-1, 42-68B, 42-72, 42-7-2, 42-7-3, 42-7-4, 42-7-8, 42-9A, 42-9H, 42E-1-1,
42E-1-2, 42E-1-2A, 42E-1-3-1, 42E-1-3-2, 42E-1-4, 42E-1-5, 42E-1-6, 42E-2-10, 43-24, 43-24B, 4328A, 43-28B, 43-34, 43-C-4-2.
Mr. Hopkins gave an overview of this request.
Ms. Hurt opened the public comment period.
Clay Cook (2168 Urbine Rd) spoke about his concern for the parcel next to him turning to Commerce
Center. He did not want to see a restaurant go in next door and was concerned about alcohol being
served on the premises.
Mr. Hopkins responded to the citizen and explained the change in zoning from General Commercial
to Commerce Center.
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Ms. Hurt broke in to ensure that the staff and board simply listened to public comments without
responding.
Mr. Cook also mentioned his concern about traffic on Urbine Rd if the lot were to be redeveloped.
Seeing no other people wishing to speak, Ms. Hurt closed the public hearing.
Mr. Hall spoke about not wanting the parcels to exist in a nonconforming state and asked Mr. Hopkins
about notice.
Mr. Hopkins informed the Planning Commission that he sent out the letters to the parcels involved in
this proactive rezoning. He added that there was a phone call from Mr. Metts in support of the
rezoning.
Ms. Pendergast clarified that the case that Mr. Cook commented on was next.
Mr. Hopkins interjected that the parcel in the DJM Ventures case is also in case 22-01-REZ. The
parcel involved in the DJM Ventures case fits the same parameters as the larger rezoning. If the countyled initiative passes, the DJM Ventures case would like to be tabled.
Dr. Brown wanted to ensure that all the parcels were accounted for.
Mr. Hopkins confirmed that it had been audited.
Dr. Brown wanted to create a safety valve, but Mr. Lacheney advised that that was not practical.
Applicants would have to come back and reapply.
Ms. Hurt said she would have liked to see the entirety of General Commercial rezoned and not just do
the lots with structures.
Ms. Pendergast added that perhaps the rezoning could be phased.
Mr. Hopkins stated that those ideas were thought about but ultimately staff decided to go with making
the properties most effective as a whole.
Mr. Lacheney also advised the Planning Commission that parcels left out of the rezoning for not having
a building would not be able to say that they were discriminated against because nothing is being taken
away from them.
Ms. Hurt expressed that she still thought undeveloped land would be included and what reason could
there be for not rezoning all the parcels
Mr. Hopkins reiterated that the thought was to simply rezone the parcels that were most impacted and
that to rezone all the parcels would be roughly twice as many parcels.
Ms. Pendergast asked about the proffers in the DJM case if they vote to move the Commerce Center
rezoning forward.
Mr. Hopkins advised that they would not attach.
Ms. Kingery made a motion to approve the request. Dr. Brown seconded the motion.
Ms. Kingery, Ms. Pendergast, Mr. Hall, and Dr. Brown voted AYE.
Ms. Hurt voted NAY
VOTE 4-1
MOTION PASSED
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Case #21-10-REZC: DJM Ventures (District #2: Flat Rock/Holly Hills) requests the
rezoning of Tax Map Parcel #41A-1-B-1A from General-Commercial (C) to Commerce
Center (CC) and amendment of the zoning district map of approximately 1.0 acre of land
located on the south side of State Route 60 (Anderson Highway) just east of State Route 676
(Urbine Rd). The applicant is seeking to repurpose the existing building for use as a restaurant.
The 2021 Long-Range Comprehensive Plan designates the subject property as Gateway
Business (Route 60 Corridor East Special Area Plan) on the Countywide Future Land Use
Plan.
Mr. Hopkins informed the Planning Commission that the item would be tabled in lieu of the
vote in the prior case.
Public Comment was initiated
Mr. Cook (2168 Urbine Rd) commented again that he was not in favor of this request. He has
concerns about drainage as well as a retaining wall on the neighboring property. He also
expressed concern over the parking lot coming up to his property.
David Anderson (2366 Bell Crest Circle) expressed concern over the notice to adjoining
properties. He thought there would be more comments generated by the case.
Ms. Hurt closed the public comment.
Dr. Brown mentioned that a residential building could not go on this lot.
Ms. Pendergast expressed her sympathy with Mr. Cook and the proximity of his residence to
the rezoning.
Mr. Hopkins discussed site plan regulations and how they might pertain to the case.
Ms. Pendergast questioned the notice going out on this case.
Mr. Hopkins explained that he sent letters out to adjoining properties in the case.
Mr. Lacheney explained that a lack of notice could open the door to a lawsuit. Since Mr.
Cook showed up at the meeting, he empirically had notice.
Ms. Hurt expressed concern about the notice.
Mr. Hall echoed those concerns.
Ms. Hurt asked about the relationship between the Commerce Center case and the DJM
Ventures case and if notice was made.
Ms. Kingery made a motion to revisit the case 22-01.
Ms. Pendergast seconded the motion.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
Ms. Kingery made a motion to defer case 22-01 to the February meeting.
Ms. Pendergast seconded that motion.
Dr. Brown wanted to ensure that we discovered that everyone was noticed properly.

11

Ms. Pendergast asked about how the development of the site would impact traffic access.
Mr. Hopkins said he would have to get back to her on that.
Ms. Hurt clarified that the item would be deferred until the February meeting.
New Business
Preview of Hexagon Energy Beldale Solar Project
Mr. Price presented to the Planning Commission to receive feedback.
Ms. Kingery mentioned that she liked the buffering and is leaning toward a favorable vote.
Mr. Hall liked the spacing between the arrays and commended Mr. Price on doing his
homework.
Ms. Pendergast wanted to ensure that chemicals were not sprayed on the panels.
Mr. Price is working on getting a pollinator expert and is waiting on the results.
Ms. Pendergast wanted to know about the financial side of the project.
Mr. Price talked about the siting agreement process that would lay out the financial conditions
that may come with the project.
Dr. Brown attended the community meeting for the Beldale project and commended the
comment process.
Ms. Hurt wanted to know how so much power is generated from a smaller array of panels.
Mr. Price said that technology is improving and, in the aggregate, makes a difference. The
panels also tilt toward the sun as it moves.
Ms. Hurt is concerned about the materials of the panels.
Mr. Price mentioned that there are no new materials.
Ms. Hurt asked about the cleaning of the panels.
Mr. Price said that in Virginia normal rain does a decent enough job of cleaning panels. He
said they do not need to be manually cleaned because the environment takes care of it. He also
stated that they will be picking plants that do not need to be trimmed around the panels.
Ms. Hurt thanked Mr. Price for being receptive to their concerns.
Mr. Price understood and wanted to make himself available for future concerns.
Preview of upcoming text amendment: Gas Station Access
Mr. Hopkins presented on the subject explaining the amendment and describing the current
need to remove the provision capping gas station entrances as two.
Ms. Hurt mentioned that she had done some research and found that local jurisdictions do not
do this and favored leaving the decision up to VDOT.
Ms. Kingery agreed with Ms. Hurt.
Ms. Pendergast also agreed and mentioned that our spacing standards would still be in place.
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Dr. Brown agreed since we don’t have traffic engineers. She also mentioned her disfavor with
the proposed language with removing the provision altogether.
Ms. Hurt echoed this sentiment.
Mr. Lacheney mentioned that no motion was needed.
No Board Discussion
Ms. Pendergast asked about how we do notices and wanted staff to notice adjacent owners
on the proactive rezoning.
Mr. Lacheney advised that rezoning over 25 parcels there is not a requirement to make
adjoining notice.
Mr. Hopkins mentioned that he sent out letters to the properties involved, advertised, and
posted the properties.
Ms. Pendergast wanted to make sure that we were doing everything we could to take notice.
Mr. Lacheney says that we can add things to our code to over notice properties, but we are
not required to.
Mr. Hopkins interjected that if adjoining properties on a rezoning of this size were done it
could very well be a thousand parcels.
Ms. Hurt said that maybe we could use the same form letter.
Dr. Brown agreed that for infrequent cases, people need to know.
Ms. Pendergast also agreed and was concerned about quality-of-life factors inherent with
development and not getting notice. She mentioned her desire to seek a higher standard for
making notice.
Ms. Hurt asked if the Board of Supervisors would have to take this up.
Mr. Lacheney advised that they can initiate a text amendment as the Planning Commission.
Mr. Hall mentioned the problem being the research required to notice all those properties.
He asked Mr. Hopkins how much time would have been involved to notice adjoining
properties on 22-01?
Mr. Hopkins went over the process to make letters and onerous it would be time-wise to
attempt to notice that many properties.
Mr. Lacheney mentioned that abutting properties under 25 parcels is State law.
Ms. Kingery asked about some sort of bulk mail process.
Ms. Hurt said she is concerned about the reach of the paper in making notice and wants to
make sure people get notice.
Ms. Pendergast wants to go behind the minimum.
Ms. Kingery wanted to know more details about the uses in the structures that are a part of
the 22-01 rezoning.
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Dr. Brown clarified the request of the Planning Commission in that they would like abutting
properties of rezoning 22-01 be notified. She was also concerned about potential conflict
between property owners when development occurs without notice.
Mr. Lacheney chimed in and explained that by state law notice of the 106 parcels needs to
happen but that abutting notices would never be needed as a requirement. As to the DJM
Ventures parcel, staff will investigate ensuring notice. Was given to all abutting property
owners.
Ms. Hurt understood and mentioned that maybe we should go above and beyond to notice
extra parcels.
Ms. Pendergast agreed, saying that these rezonings are life-altering for neighboring parcels.
Mr. Hopkins mentioned that the rezoning is taking place along U.S. RT 60 where people
would likely expect commercial development to occur. He also mentioned the scale of the
notice being suggested is not feasible.
Ms. Hurt said she is concerned about Mr. Cook being notified. He may never have received
notice under the rules of the 22-01 case’s notice requirements.
Mr. Lacheney subsequently went over the reasoning behind the 22-01 rezoning being to give
these parcels more uses.
Mr. Hopkins demonstrated how notice works to create mail on GIS. He mentioned that if
this idea was implemented, it might take two full work weeks to accomplish simply the
notice being suggested.
Mr. Lacheney went over the nuances of nonconformity with restaurants going in and out of
a parcel.
Ms. Pendergast asked if there was any other way to do this?
Mr. Lacheney said you could rezone them as they crop up.
Mr. Hopkins interjected on the logic of why we chose to only go with US. R.T. 60 growth
areas.
Ms. Hurt understood that these buildings need to be able to lease their properties. She asked
what is changing for the neighborhood.
Mr. Hall mentioned that these uses used to be in these districts, but the County took them
out. This rezoning is trying to give them back.
Mr. Hopkins mentioned that the issue is recent that a restaurant could have gone on these
parcels until 2018.
Mr. Lacheney added that these residents should be aware that they bought next to a growth
zone.
Dr. Brown said that before their time there was an RC zoning and there was more of a mix
of uses but it has since changed.
Mr. Lacheney said technically there was a time before where you could do commercial up to
500 feet from 60.
Ms. Pendergast mentioned her desire to see an audit of the notices.
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Mr. Lacheney mentioned that we could flip the order of the two items.
Ms. Hurt mentioned the Planning Commission’s desire to be open to growth and want to be
responsible to the citizens and educate the public.
Mr. Hopkins mentioned that he would make sure notice was made to all parcels involved in
these cases and suggested posting the agenda on social media.
Everyone agreed that we should advertise on social media.
8. Adjourn
There being no further business, Ms. Hurt adjourned the meeting at approximately 7:39 PM.

Vicki Hurt
Chairman

Frank Hopkins
Planning Director
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VIRGINIA: AT A REGULAR MEETING OF THE PLANNING COMMISSION HELD IN THE
POWHATAN VILLAGE BUILDING AUDITORIUM, 3910 OLD BUCKINGHAM
ROAD IN POWHATAN COUNTY, VIRGINIA, TUESDAY, February 1, 2022, AT 6:00
PM
Planning Commissioners Present

Vicki Hurt, District 1 (Chair),
Amy Kingery, District 2,
Bobby Hall, District 3 (Vice-Chair),
Jane Pendergast, District 4,
Barbara Brown, District 5 (Vice-Chair)

Planning Commissioners Absent

None

Staff Members Present

Thomas Lacheney, County Attorney Office
Bret Schardein, Deputy County Administrator
Frank Hopkins, Planning Director

1) Call to Order
Ms. Hurt called the meeting to order at 6:00 PM.
2) Invocation
Mr. Hall gave the invocation.
3) Adoption of Agenda
Case #21-13-REZC: FD&B Enterprises LLC (District #1: Flat Rock/Subletts) requests the rezoning
of Tax Map Parcels 041A-1-A-4B from General-Commercial (C) to Commerce Center (CC) and
amendment of the zoning district map of approximately 1.67 acres of land located on the north side of
State Route 60 (Anderson Highway). The applicant is seeking to build two commercial buildings. The
2021 Long-Range Comprehensive Plan designates the subject property as Gateway Business (Route
60 Corridor East Special Area Plan) on the Countywide Future Land Use Plan.
This case was officially DEFERRED for one month per applicant request.
4) Administrative Items
a. Election of Chair (2022-2023):
Ms. Kingery made a motion to nominate Ms. Hurt for the position of Planning Commission Chair.
Ms. Pendergast seconded the motion.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
VOTE 5-0
MOTION PASSED
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b. Election of Vice-Chair (2022-2023):
Ms. Kingery made a motion to nominate Dr. Brown for the position of Planning Commission ViceChair.
Ms. Hurt seconded the motion.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
VOTE 5-0
MOTION PASSED
c. Adoption of the Rules of Order (2022-2023):
Ms. Hurt asked if anyone had any questions or concerns regarding the Rules of Order.
No one had any comments.
d. Adoption of the Meeting Schedule (2022-2023):
Ms. Hurt asked if anyone had any questions concerning the meeting schedule. She said the meetings
will continue to be on the first Thursday of every month.
No one had any comments.
e. Approval of Minutes: October 5, 2021 (Regular Meeting)
Page 1: Consistency of Chair and Vice-Chair.
Page. 12: Correct “Dr. Hurt” to “Ms. Hurt”
Page. 13: Clarification of the case description. Sentence correction. Specify the type of facility and
intent behind the facility.
The minutes were DEFERRED to the March meeting.
f. Approval of Minutes: November 3, 2021 (Regular Meeting)
Page 1: Consistency of Chair and Vice-Chair.
Ms. Pendergast made a motion to ACCEPT the minutes with the changes noted.
Mr. Hall seconded the motion.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
VOTE 5-0
MOTION PASSED
g. Approval of Minutes: December 7, 2021 (Regular Meeting)
Administrative Items: clarification of why certain minutes were being deferred.
Page. 21: Correction of Ms. Hurt’s name.
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Ms. Pendergast made a motion to ACCEPT the minutes with the changes noted.
Mr. Hall seconded the motion.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
VOTE 5-0
MOTION PASSED
h. Approval of Minutes: January 6, 2022 (Regular Meeting)
Corrections were updated online that day.
Page. 27: Spelling correction: the word “made” was left out of a motion statement.
Page. 29: Correction of a words spelling from “hire” to “higher”.
Correction of some typos.
Correction of Gender identification of Ms. Pendergast.
Correction of “no workshop” to “board discussion”.
Preview of Hexagon Project: clarify how the panels are cleaned.
Page. 25. Case 22-01: Correction of the vote to include Mr. Hall.
Page. 30: Correction from a personal desire to be open to growth to “the planning commission’s”.
Ms. Kingery made a motion to DEFER the minutes.
Dr. Brown seconded the motion.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
VOTE 5-0
MOTION PASSED
5) Public Comment Period
Ms. Hurt opened the public comment period, reminding members of the public that were participating
virtually on how they may indicate their interest in participating in this public comment period.
Seeing no one wishing to speak, Ms. Hurt closed the public comment period.
6) Old Business
No old business.
7) Public Hearings
a) Case #21-10-REZC: DJM Ventures (District #2: Flat Rock/Holly Hills) requests the rezoning
of Tax Map Parcel #41A-1-B-1A and 41-82D from General-Commercial (C) to Commerce
Center (CC) and amendment of the zoning district map of approximately 2.2 acre of land located
on the south side of State Route 60 (Anderson Highway) just east of State Route 676 (Urbine Rd).
The applicant is seeking to repurpose the existing building for use as a restaurant. The 2021
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Long-Range Comprehensive Plan designates the subject property as Gateway Business (Route 60
Corridor East Special Area Plan) on the Countywide Future Land Use Plan.
Mr. Hopkins gave an overview of the case, stating that the two lots were bisected by a property
line. The zoning ordinance has a provision in it for a buffer concerning property lines that border
residential running districts. To keep it as a 10 parcel the left parcel would have required a buffer
that would have taken out access to Urbine Road, so the decision was made to include the second
parcel and rezone them both as CC to create access to Urbine Road. The total area will now be
2.25. The profits are the same except the desire to keep the separate 10 parcel as forested as
possible while accommodating access to Urbine Road. The land use gateway is still a gateway
business. An access management waiver will be required and the property’s most eastern point.
Ms. Hurt presented the opportunity for the applicant to make a presentation.
Ms. Hurt opened the public comment period.
William Cook, 2168 Urbine Road: Mr. Cook inquired about doing an easement to make the
road come out at the light. He also asked about the setback on the specific project.
Seeing no one else wishing to speak, Ms. Hurt closed the public comment period.
Mr. Lacheney asked if they advertised this case as a partisan.
Ms. Hurt responded that she had checked and that they did.
Ms. Kingery expressed her issues with the setback, stating that it seemed like they would have to
tear the building down. She stated that she was not sure of the VDOT rules about potentially
having to put in a turn lane or the water and sewer system connection. She asked if VDOT had
looked at the site plan. She expressed her concern with the many unanswered questions.
Ms. Pendergast expressed her questions regarding their authority to create a nonconforming
situation.
Mr. Lacheney responded that existing structures are not technically part of tonight’s discussion,
only zoning. He explained that the commission would not be conceding that the building can be
repurposed. Those matters will not be discussed until the site plan becomes available.
Ms. Kingery expressed her concern with the future matters regarding the property including the
price of the project because there seems to be no way to use the building already on the property.
Ms. Hurt stated that it is the applicant’s right to apply for rezoning.
Mr. Hall asked if the crossing over of the driveway from one property to the next would require
that there be an easement of right of way to cross between them.

19

Mr. Lacheney explained that part of the development process would be to show that one has valid
legal access.
Dr. Brown asked the proposed developers about where the parking would be, and the size of the
restaurant being created because of the unique shape of the property as well as community
interest.
DJM Ventures Inc., 2491 Goodwin Lake Court: The applicants explained that the existing
building will only have a few hundred square feet added to it with some other renovations instead
of being torn down. They stated that the maximum occupancy will be less than 100. They
confirmed that as of right now there will be 32 parking spaces.
The applicants and commission discussed the fact that the property must be rezoned to be made
into a restaurant.
Mr. Schardein explained that the Urbine Road location would require an access management
waiver. He stated that if the commission was conceptually okay with the location being in that
spot it would be okay to vote on that now otherwise it would have to be brought back later as a
separate approval.
Ms. Hurt expressed that she would feel more comfortable only doing the rezoning that day.
Everyone agreed.
Dr. Brown made a motion to re-zone the property associated with case 21-10 to APPROVE only
the rezoning as stated.
Ms. Kingery seconded the motion.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
VOTE 5-0
MOTION PASSED
b) Case #22-01-REZ: Powhatan County requests the rezoning of the Tax Map Parcels listed at the
bottom of this notice from General-Commercial (C) to Commerce Center (CC) and amendment
of the zoning district map. General Commercial being designated a Transition zoning district is
no longer in line with the goals of the Comprehensive Plan and has few allowable commercial
uses. The following properties contain existing structures, and to ensure the continued operation
of commercial uses in such structures, the County proposes to proactively rezone those properties
on behalf of the property owners. Rezoning to CC will allow a much wider range of allowable
commercial uses going forward, more consistent with the uses these properties historically would
have had but are no longer permitted today under General Commercial zoning. The 2021 LongRange Comprehensive Plan predominantly designates the desired land use of these properties as
gateway business. That tax map parcels to be rezoned as a part of this rezoning are as follows. 26-
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116, 26-117A, 26-117B, 26-117C, 26-117D, 26- 117E, 26-117F, 26-122, 26-24, 26-25, 26-68,
26-74, 26-8-1, 26B1-1-1A, 26B1-1-2A, 26B1-1-2B, 26B2-1-30, 26B2-1-38, 26B3-1-22, 26B3-16A, 27-12A, 27-17, 32-29, 38-51A, 38-52, 38-52A, 38-53, 38-54, 39-100, 39-108B, 39-64A, 3984, 39-84A, 39-85, 39-87, 39-99, 39C-2-1, 39C-2-4, 41-10, 41- 12D, 41-19, 41-24, 41-45, 4145B, 41-57, 41-61, 41-86E, 41-86M, 41-86N, 41-8A, 41-9, 41A-1-B-1A, 41C-1-1, 41C-1-10,
41C-1-11, 41C-1-14, 41C-1-16, 41C-1-19, 41C-1-20, 41C-1-21, 41C-1-22, 41C1-2A, 41C-1-3A,
41C-1-4A, 41C-1-5, 41C-1-6, 41C-1-7, 41C-1-7A, 41C-1-8, 41C-2-10, 41C-2-11, 41C-2-12,
41C-2-14, 41C-2-2, 41C-2-4, 41C-2-5, 41C-2-7, 41C-2-9, 42-19, 42-27, 42-5-2, 42-57B, 42-6-1,
42-68B, 42-72, 42-7-2, 42-7-3, 42-7-4, 42-7-8, 42-9A, 42-9H, 42E-1-1, 42E-1-2, 42E-1-2A, 42E1-3-1, 42E-1-3-2, 42E-1-4, 42E-1-5, 42E-1-6, 42E-2-10, 43-24, 43-24B, 43-28A, 43-28B, 43-34,
43-C-4-2.
Mr. Hopkins gave an overview of this case, stating that it was a countywide rezoning of over 100
parcels in response to being taken out of general commercial in 2018. This decision left a variety
of non-conforming scenarios throughout the county. He stated that goal of this rezoning is to
make people who have structures that are in growth areas and have existing structures on their
houses whole. He clarified that he would get the tax map to the commission because within the
parcel at least just one structure was still in it so if a motion was made that needed to be pulled
out.
Ms. Hurt opened the public comment period.
Darwis Stroud, 3235 Three Bridge Road: Mr. Darwis explained he owned the strip shopping
center across from Dunkin’ Donuts and that under the previous zoning whenever a tenant left the
space was open for new tenants. The rezoning that occurred in 2018 limited the types of
businesses that could rent out the space. He asked that the Planning Commission change the
zoning back to the way it was before 2018.
Ms. Hurt asked that Mr. Stroud email or contact staff for guidance.
Dr. Brown asked Mr. Stroud if any part of his parcel was listed in this motion.
Mr. Stroud said he was not sure.
Seeing no one else wishing to speak, Ms. Hurt closed the public comment period.
The Planning Commission discussed if Mr. Stroud’s parcel was listed in the motion.
Mr. Schardein said that the parcel should be included because his property was the one that
brought this issue to their attention.
Ms. Hurt asked if this rezoning would correct Mr. Stroud’s problem. Mr. Schardein assured that it
would.
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Ms. Hurt said that she wanted people to be able to lease their properties with appropriate uses.
She stated her concern with undeveloped property, but that those problems would be dealt with
on a case-by-case basis. She stated that she did not want someone that owns property that has not
been improved to feel as if their needs were overlooked.
Ms. Pendergast asked if they had reconciled the notices and were comfortable that everyone was
notified. She also asked if everything had been published on the website. Mr. Hopkins said that
everything was taken care of.
Ms. Hurt asked if the rezoning would mess up anyone regarding setback rules and things of like
manner.
Mr. Lacheney said that everyone with an existing business would be fine even if the setbacks
changed. He explained that a new tenant would not affect this either because the building itself is
the valid use.
Ms. Hurt expressed her concern for those without the developed property having to come to them
if they wanted to rezone. She asked if those people would have to pay a fee.
Mr. Lacheney confirmed that the county would be taking care of the fee for them. He also
explained that the commission’s predecessors had stripped out some of the uses to gain some
control over what kind of development was happening.
Mr. Hopkins stated the setbacks were the same if not better in this case.
Ms. Hurt made a motion to STRIKE OUT the parcel from the proposal.
Ms. Pendergast seconded the motion.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
VOTE 5-0
MOTION PASSED
Dr. Brown made a motion to APPROVE the proposal for case 22-01 for Powhatan County to
rezone the tax map parcels as listed.
Mr. Hall seconded the motion.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
VOTE 5-0
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MOTION PASSED
c. Case #21-10-CUP: Chadham & Sarah Taylor (District #3: Jefferson/Fine Creek Mills) request a
conditional use permit (CUP) to allow a rural event venue within the Agricultural-10 (A-10)
zoning district per Sec. 83-162 of the Zoning Ordinance of the County of Powhatan. The use is
located at Tax Map Parcel #17-24 and #17-24A (2987 & 2983 Huguenot Trail) in north central
Powhatan County. 28 The 2021 Long Range Comprehensive Plan designates the subject property
as Rural Areas and Natural Conservation on the Countywide Future Land Use Plan.
Mr. Hopkins gave an overview of this case, stating that it is a CUP four world event venue
located at 2987 Hugenot Trail. It is currently zoned agricultural 10 and is on 104 acres. There are
two lots with a residential structure on each. The future language map is rural areas and protected
lands. The venue likes to host 290 guests at 70 events a year. The weddings would take place
south of the structure. Parking would be in the fields on the property. The property would be
conditioned to have waste done by porta-potties. The only part of the property on the future
language map that is protected is in the back near the pond, very far from where events are
planned to occur. A commercial entrance condition was placed because there was one on the last
World of Infinity.
Sarah Taylor, 2986 Hugenot Trail: Ms. Taylor stated that their family lives on-site and that
they are not trying to become a commercial foundation but a boutique wedding and event venue
there is a set number of events during any wedding season. She also stated that the event would
be held outdoors. She stated that they wanted to focus on quality over quantity to provide a
beautiful experience for clients. She explained that a chart located in the packet shows how the
venue would compare in size to others in the county and that the excessive acreage would allow
for a sound buffer during events. The closest home is 1300 feet away. She also explained that
they would not want a full commercial entrance because surrounding businesses do not have them
either. She also offered further details about the property plans including tent an explanation of
the map in the packet.
Ms. Hurt opened the public comment period.
Matt Caldwell, 2910 Hugenot Trail: Mr. Caldwell expressed his support for the applicants.
Jessica Wennell, 4140 Hugenot Trail: Ms. Wennell expressed her support for the applicants.
Seeing no one else wishing to speak, Ms. Hurt closed the public comment period.
Dr. Brown asked for clarification on the actual number of events being used.
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Ms. Taylor explained that they would be allowing clients to stay in the guest home for some time
around the event and the excessive time was stated to account for that.
Dr. Brown referred to a prior case in which the commission allowed the bypassing of a VDOT
entrance but instead being required to rent policemen to control traffic from an hour before any to
an hour after the event has ended. She proposed that this route be taken for the case at hand.
Ms. Hurt said that the applicants made it clear that there would be parking attendants to that
parking would occur in a professional, safe manner.
Ms. Pendergast stated her support for Dr. Brown’s proposal to forgo the full commercial
entrance. She also asked if a tent would be considered an enclosed structure.
Mr. Hopkins said that he believed that the point at which a tent becomes building permittable is
900 square feet.
Mr. Schardein clarified that the file said the previous case Dr. Brown had referred to (Smith’s)
had been a matter of forgoing the turn lane but requiring the minimum commercial entrance. The
commercial entrance has to do with the width of the private driveway and not a turn lane.
Ms. Hurt asked what the signage was when referring to the commercial entrance. Mr. Schardein
said that signage typically does not play into the VDOT commercial entrance.
Ms. Kingery made sure that the applicants understood that the commercial entrance only has to
do with width and not a turn lane.
Mr. Hall said that he had been to visit the property and supported a commercial entrance. He
stated that his only concern was the amplified music.
Ms. Pendergast asked that the applicants what the expectation for entertainment and noise level
would be.
Ms. Taylor explained that once a tent exceeds a certain size that they would have to submit their
tent size to the county. She also stated that they were planning to defer the noise level restraints to
the county because there have been large events at the property in the past that seemed to affect
no one in the surrounding areas.
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Ms. Hurt asked Mr. Lacheney what the ruling was regarding the question of the tent being
considered a structure.
Mr. Lacheney responded that he did not believe the tent would be considered a structure. He also
clarified that the applicants were offering to cut off the music an hour before the county says it
needs to be turned off for anyone.
Ms. Kingery and Ms. Hurt expressed their support for the applicants.
Dr. Brown asked what the Commission thought about requiring traffic professionals. The
Commission expressed their support for this idea and decided they would add that to the motion.
Mr. Hall said he was not sure if the traffic professionals needed to be enforced by the
Commission.
Ms. Taylor expressed that much of the brush had been cleared near the road to allow for better
vision for a safe experience when coming and going.
Mr. Lacheney advised against the Commission trying to group the decision about the tent and
noise and instead take them one at a time.
Dr. Brown made a motion to require the applicant to be responsible for hiring a minimum of one
properly qualified professional to provide traffic control on U.S. Route 711 Hugenot Trail for
events where there shall be over 100 persons in attendance with standards set forth by VDOT
beginning one hour prior to the start of the event.
Ms. Pendergast seconded the motion.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
VOTE 5-0
MOTION PASSED
Mr. Hall said that previously, tents had not been considered an enclosed structure. He asked if
because that was in the review standards it would mean that the Commission would need to stick
to that ruling. He directly referred to sections 83-4232 E5 and B.
Mr. Schardein referred to a prior case to explain a condition made stating: the use of amplified
music public address systems bands, brass percussion instruments, or disc jockeys be permitted
only within enclosed buildings or tents except for outdoor wedding processionals and ceremonies
less than one hour in duration. Said use of amplified music PA systems or similar activities
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outside of a permanent enclosed structure shall begin no earlier than 10 AM and end no later than
10 PM. The county-wide noise ordinance shall apply to all activities occurring on the property.
After some clarification of the conditional, Ms. Taylor expressed her support for the condition as
presented.
Ms. Kingery made a motion to APPROVE the conditions as amended by Mr. Schardein.
Ms. Pendergast seconded the motion.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
VOTE 5-0
MOTION PASSED
Ms. Hurt made a motion to APPROVE case #21-10-CUP as amended by the Commission.
Ms. Kingery seconded the motion.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
VOTE 5-0
MOTION PASSED
d.

Case #21-11-CUP: George Stermer (District #4: Powhatan Village/Macon) request a conditional
use permit (CUP) to allow an accessory dwelling unit within the Single-family Residential-2 (R2) zoning district per Sec. 83-210 of the Zoning Ordinance of the County of Powhatan. The use is
located at Tax Map Parcel #38B-2-8 (1627 Indian Pipe Ct) in central Powhatan County. The 2021
Long Range Comprehensive Plan designates the subject property as Rural Areas on the
Countywide Future Land Use Plan
Mr. Hopkins gave an overview of the case, stating that it is a conditional use permit for an
accessory dwelling unit at 1627 Indian Pipe Court that is agricultural 810. The total area is 4.4
acres, and the future land use designation is rural areas. The main structure is approximately
4,000 square feet. The proposed addition is approximately 900 feet, and it is for a parent to come
live with the applicants as an elderly citizen.
Ms. Hurt opened the floor for any comments the applicant may want to make.
Seeing that the applicant did not wish to speak, Ms. Hurt opened the public comment period.
Seeing no one wishing to speak, Ms. Hurt closed the public comment period.
Ms. Pendergast asked if the applicants would be using the same driveway for both structures.
Ms. Pendergast made a motion to APPROVE case 21-11-CUP.
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Ms. Kingery seconded the motion.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
VOTE 5-0
MOTION PASSED
e. Case #22-01-AZ: The County of Powhatan requests the amendment of the provisions set forth in
section of and Chapter 83 (Zoning Ordinance) Article VII (Use Standards) to remove language
constraining gas stations to a maximum of two vehicular access points. Without this provision in
place, future gas stations will be regulated by VDOT standards for parcel access.
Mr. Hopkins gave an overview of this case, stating that this is the gas station entrance
amendment. It had previously been decided to take out previous changes regarding access points
of contact with the public street and instead make things subject to VDOT spacing standards.
There is no restriction on inter-parcel access.
Ms. Hurt opened the public comment period.
Ms. Hurt closed the public comment period.
Ms. Pendergast made a motion to APPROVE case 22-01-AZ.
Ms. Pendergast seconded the motion.
Ms. Hurt, Ms. Kingery, Mr. Hall, Ms. Pendergast, and Dr. Brown voted AYE.
VOTE 5-0
MOTION PASSED
f.

New Business
No New Business.

g. Workshop
No Workshop.
h. Adjourn
Ms. Hurt adjourned the meeting at approximately 7:20 PM.
Next Regular Meeting: Tuesday, March 1, 2022 (6:00 p.m.)

Vicki Hurt
Chairman

Frank Hopkins
Planning Director

27

Powhatan County
Planning Commission
Agenda Item
Meeting Date:

March 1, 2022

Agenda Item Title:

21-09-CUP: Beldale Solar (District #5: Trenholm/Smith’s Crossroads/Provost) requests
a conditional use permit (CUP) to permit a solar energy farm in the Agricultural-10 (A10) zoning district per Sec. 83-162 of the Zoning Ordinance of the County of Powhatan.
The use is proposed to be located on Tax Map 13-16, located approximately one mile
north of the 5000 block of Anderson Highway along the western edge of Cartersville Rd
in western Powhatan County. The subject properties consist of 2942.26 acres. The
maximum project area subject to this request is 350 acres. The subject property is
designated as Rural Areas and Protected Lands on the Countywide Land Use Plan Map
in the 2021 Long-Range Comprehensive Plan.

Motion:

Dates Previously
Considered by PC:
Summary of Item:

In accordance with Section 83-123(f)(4) of the Powhatan County Zoning Ordinance and
public necessity, convenience, general welfare, and good zoning practice, the Planning
Commission recommends (approval / denial / deferral) of the request submitted by
Beldale, LLC to permit a solar energy farm on Tax Map 13-16 subject to the conditions
presented in this report.

none

The applicant is requesting a conditional use permit (CUP) to permit a solar energy
farm 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 Tax Map
13-16 near the intersection of State Route 684 (Cartersville Road) and State Route
715 (Duke Road) in northwestern Powhatan County. The property consists of
2,942.26 +/- acres, of which no more than 350 acres will be occupied by the solar
energy facility. Per the application, the proposed facility will have an output of 100
megawatts. The facility will contain rows of photovoltaic (PV) cell panels, mounted
on posts set in the ground.

Comments:
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Attachments:

1.
2.
3.
4.
5.
6.
7.
8.

Application
Application Appendix A
Application Appendix B-K
Pollinator Plan
Vicinity Map
Zoning Map
Countywide Future Land Use Map (2021)
VDOT Agency Comments

Staff/Contact:

Frank Hopkins: Planning Director
(804) 598-5621 x2006
fhopkins@powhatanva.gov
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21-09-CUP
Beldale Solar
Request for a Conditional Use Permit
to Permit a Solar Energy Farm
(Tax Map 13-16)
within the Agricultural-10 (A-10) Zoning District
Staff Report Prepared for the Planning Commission
March 1, 2021

I.

II.

III.

PUBLIC HEARINGS
Planning Commission

March 1, 2022

Public Hearing

Board of Supervisors

March 28, 2022

Public Hearing (Tentative)

IDENTIFICATION AND LOCATIONAL INFORMATION
Request

Conditional Use Permit:
Solar Energy Farm

Existing Zoning

Agricultural-10 (A-10)

Parcel Size

2,942.26 +/- acres (total)
350 +/- acres (maximum acreage for fenced project area)

Parcel ID#

13-16

Applicant

Beldale, LLC

Owner

Powhatan Properties Land & Lumber

Location of Property

Near the Intersection of:
State Route 684 (Cartersville Road) and
State Route 715 (Duke Road)

Electoral District

(5) Smiths Crossroads/Pineville/Tobaccoville

2021 Land Use Plan
Recommendation

Rural Areas and Protected Lands

Zoning of
Adjacent Properties

North:
South:
East:
West:

Agricultural-10 (A-10)
Agricultural-10 (A-10)
Agricultural-10 (A-10)
Agricultural-10 (A-10)

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 per Sec. 83-162 of the Zoning
Ordinance of the County of Powhatan. The proposed use will be located on Tax Map 1316 near the intersection of State Route 684 (Cartersville Road) and State Route 715

30

(Duke Road) in northwestern Powhatan County. The property consists of 2,942.26 +/acres, of which no more than 350 acres will be occupied by the solar energy facility. Per
the application, the proposed facility will have an output of 100 megawatts. The facility
will contain rows of photovoltaic (PV) cell panels, mounted on posts set in the ground.
IV.

APPLICABLE CODE SECTIONS
Sec. 83-162(26): Conditional Uses in Agricultural-10 (A-10) District
Solar Energy Farm
Sec. 83-123(f)(4): Conditional Use Permit Review Standards
A Conditional Use Permit shall be approved if the applicant demonstrates the proposed conditional
use:
a)
Is consistent with the purposes, goals, objectives, and policies of the comprehensive plan
and other applicable county-adopted plans;
b)

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

c)

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

d)

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

e)

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

f)

Is appropriate for its location and is compatible with the general character of surrounding
lands and the uses allowed in the zoning district where proposed;

g)

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

h)

Avoids significant adverse odor, noise, glare, and vibration impacts on surrounding lands
regarding refuse collection, service delivery, parking and loading, signs, lighting, and
other site elements;

i)

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

j)

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

k)

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

l)

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

Sec. 83-123(f)(5): Expiration of a Conditional Use Permit
A Conditional Use Permit shall expire in accordance with any expiration date or provisions in a
condition of its approval. A Conditional Use Permit shall automatically expire if a Building Permit,
Site Plan, or other county approval, whichever occurs first, for the development granted by the
Conditional Use Permit, is not obtained within two (2) years after the date of approval of the
Conditional Use Permit, or if no subsequent county approval is required, the development is not
completed and operational within two (2) years.
Sec. 83-521: Definitions
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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.

V.

SUBJECT PROPERTIES
Tax Map 13-16 is located south of the intersection of State Route 684 (Cartersville Road)
and State Route 715 (Duke Road). In total, the parcel consists of 2,942.26+/- acres and is
zoned Agricultural-10 (A-10). However, this project will only be occupying the northern
portion of the lot with a fenced area of 350 acres.
The subject properties are currently vacant, with some areas of dense woodland. Logging
and timbering activity has been conducted on the site, and portions of the property have
been completely cleared. Per information prepared by the applicant, there are
approximately 200 acres of palustrine forested wetlands, 351,961 square feet of perennial
waters of the U.S., 58,768 square feet of intermittent waters of the U.S., 212,716 square
feet of ephemeral streams, and .38 acres of palustrine scrub-shrub wetlands on the subject
property.

VI.

LAND USE ANALYSIS
Zoning Requirements/Standards
The applicant is requesting this CUP to allow a solar energy farm on the subject property,
which is listed as conditional use within the Agricultual-10 (A-10) zoning district [Sec.
83-162(26)].
Although the zoning ordinance does not include specific use or development standards
for solar energy farms, the project is still required to adhere to dimensional standards
applicable to all development within the A-10 zoning district. Additional standards have
been incorporated into the recommended conditions to increase the required setbacks
(Condition #9), require perimeter buffer (Condition #12), the creation of a perimeter
fence (Condition #11), and limit points of access to the site (Condition #17). These
conditions were incorporated to minimize the visual impact of the proposed use on
adjacent properties and roadways.
Before construction can begin, the applicant will be required to:
• Submit a site plan to Powhatan County for review and approval, in accordance with
per Sec. 83-123(g) of the zoning ordinance (the applicant has submitted a site plan
and is a part of this packet).
• Complete the Permit by Rule process with the Virginia Department of Environmental
Quality (DEQ).
• Submit a Land Disturbance Permit Application to Powhatan County for review and
approval, in accordance with Sec. 42-104 of the county code.
• Submit a Construction General Permit Application to DEQ for review and approval.
Surrounding Development
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The area surrounding the properties is primarily agricultural and low-density residential,
with mature tree growth and woodlands. Belmead, which is listed on the National
Register of Historic Places, is located to the northeast of the subject properties.
VII.

COMPREHENSIVE PLAN ANALYSIS
The 2021 Long-Range Comprehensive Plan designates most of the subject properties as
Rural Areas, with areas adjacent to streams and wetlands designated as Protected Lands.
The subject properties are located outside of designated growth areas.
The intent section defines Rural Areas as (p. 69):
Rural Areas will be rural in character, with preserved natural, cultural, and historic
resources, including thriving farms, agribusiness and tourism, permanently-preserved
open spaces, permanent easement properties, hillsides, hilltop, floodplains, wooded and
forested areas, historic landscapes, landmarks, and corridors. These areas will include
active agricultural, silviculture, agribusiness, equestrian operations, and tourism, with
new residential development designed in such a way as to be balances with the natural
and existing manmade environment in order to minimize degradation of the rural,
natural, cultural, and historic environment
The 2021 comprehensive plan also provides guidance for solar development that outlines
parameters the County expects solar projects to meet (pg. 76).
Proximity to Major Thoroughfares
While solar energy farms do not generate significant traffic once complete, large trucks
and equipment will need to access the site during construction. Solar energy farms
should be located in close proximity to major thoroughfares, which are best able to
accommodate large volumes of truck traffic. Access points to adjacent roadways should
be limited, and developers should coordinate with VDOT to help ensure that heavy truck
traffic during construction does not damage road surfaces or create unsafe traffic
conditions.
Screening and Buffering
To protect viewsheds from adjacent roadways and properties, solar energy farms should
have significant perimeter buffers. Adjacent to roadways and residential properties,
perimeter buffers at least 200 feet wide should be provided. Wider perimeter buffers may
be appropriate in certain areas, depending on the characteristics of a specific site.
Existing mature vegetation should be maintained and supplemented with native
evergreen trees and shrubs planted in a naturalistic pattern.
Protection of Natural Resources
To help protect water quality, riparian buffers at least 200 feet wide should be provided
adjacent to any wetlands and streams. All natural resources should be protected during
construction. An environmental impact evaluation should be prepared (by a third party)
to identify additional measures that should be implemented to protect critical
environmental resources. Native plantings and “pollinators” should be incorporated into
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the site’s design to provide wildlife habitat, mimicking habitat required by species native
to the area.
Protection of Cultural Resources
Appropriate buffers should be provided adjacent to any on-site cultural resources. Solar
energy farms should be sited to minimize impacts on the views to and from historic sites.
Prohibition of Toxic Materials
Solar panels should not contain toxic materials, such as cadmium and GenX.
Project Size
To help these projects blend into the rural landscape, each solar energy farm should be
less than 500 acres in area. The project area includes the fenced compound and service
roads, but does not include riparian or perimeter buffers
The Beldale Solar application meets all of these criteria. It will be constructed utilizing four
different entrances on to Cartersville Rd. Traditionally the County prefers a consolidation of
entrances, but the arrays have been broken up into sections necessitating the additional entrances.
An interior road from a single entrance would also be problematic given the large buffers, not
only from roads but from the wetlands on site. To service and construct the separate array, the
project will have to feature four entrances. The applicant believes the construction timeframe to
take from 3-6 months (full traffic study in Appendix I).
The Beldale Solar project features a planned 200-foot buffer from all roadways and includes an
opaque fence along Cartersville Rd to further block the view from the road. The applicant has
also done extensive work to determine site lines and even removed panels along Cartersville Rd,
in excess of the 200 ft buffer, to ensure visibility was addressed (Appendix B. Visual Screening
pg. 4).
The applicant has used a great deal of care in addressing natural resources. The project design
has been broken up into specific sections to avoid protected lands/conservation areas, wetlands,
and creates wildlife corridors for local fauna. The wetlands feature a 200 ft buffer from any
project area and applicant has contracted to create a pollinator plan for the plantings inside the
project area (Attachment 4).
The applicant has no plans to use toxic materials in the creation of the solar arrays and does not
utilize panels containing cadmium and GenX. The applicant will also not be utilizing Roundup
or other glyphosate-based chemicals on site.
The project size is 350 acres, well below the 500-acre maximum found in the comprehensive
plan.
The totality of these facts demonstrate that this project is consistent with the comprehensive plan,
both in its meeting the guidance of the solar energy farm provisions, but also with the projects
careful layout to avoid areas designated Protected Lands.
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VIII. PUBLIC SERVICE ANALYSIS
Review by County Agencies/Departments
Building
A building permit will be required along with stamped/sealed plans
meeting all regulations of the current Virginia Uniform Statewide
Building Code at the time of application.
Environment I have no outstanding concerns with this request. It appears that the
project has increased the protection to its environmental sensitive
areas from the prior request for a similar CUP.
Public
The Department of Public Works has reviewed 21-9-CUP, Beldale
Works
Solar. The property, Tax Map # 13-6, is located outside of the Water
and Wastewater Service District. The department has no further
review comments.
Sheriff
No comments at this time.
Fire
No comments at this time.
Review by State Agencies/Departments
Health
Recommends approval of this request.
Transport.
VDOT will require additional review and permitting during the site
plan approval phase. Please see Attachment #7 for the complete
comment letter.
IX.

PUBLIC COMMENTS
On November 6, 2021 (5:30 p.m.), the applicant voluntarily hosted an open-house style
community meeting at Powhatan County Public Library, where interested parties were
invited to preview the proposed project and ask questions.
The applicant hosted a workshop with the Planning Commission on 1/6/2022. At this
same meeting, Tyler Zunk of (9511Deer Range Rd Mosley VA) spoke in support of solar
projects generally.

X.

STAFF RECOMMENDATION
The proposed facility, if approved and constructed, may have positive and negative
attributes. It should be noted that the applicant specifically tailored this request to address
the concerns generated during the original Cartersville Solar CUP. There are very few
identifiable negatives associated with this project as a result.
Positive Attributes
• 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, glare, or odors.
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•

•

•

•

•

Positive Fiscal Impacts
The use will generate greater tax revenues than current uses on the property.
According to the applicant, this project will generate $1,400/MW/ per year with 10%
escalation every 5 years. This projects out to be $10,301,029 over the life of the
project.
Accommodates Future Agricultural and Forestry Uses (After Decommissioning)
Once the solar energy farm reaches the end of its lifespan, the solar panels and most
of the supporting infrastructure can be removed from the site, 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
property for several decades, limiting residential development within an area
designated as 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.
Wildlife Corridor
This project has designated wildlife corridors built into the design. This land will
preserve natural habitat travel areas for local fauna for the duration of the project.

•

Wetland Protection
The project area leaves the areas, denoted on the 2021 Comprehensive Plan as
Protected Lands, untouched and buffered. This will keep the natural habitats intact in
and around the wetlands and improve water quality in the streams.

Ecological Sensitivity
Prohibiting the use of weed killers like Roundup. The applicant is also planning to
populate the interior of the project with pollinator friendly plantings and is
conditioned to avoid wetland disturbance.
Negative Attributes
• The construction and maintenance of the site will involve the creation of four
connections onto Cartersville Rd. The planned construction period will feature a
temporary disturbance of increased truck traffic for 3-6 months.

•

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. The conditions address aesthetic and environmental concerns
by:
•
Restricting the size limits of the project.
•
Required setbacks and distances from riparian buffers.
•
Requiring perimeter landscaping.
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•
•
•
•
XI.

Limiting construction activity and access to the site.
Establishing procedures for future erosion and sediment control review and project
decommissioning.
Using pollinator friendly plantings.
Separating arrays into groups to allow for wildlife corridors.

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 public services.
1. Beldale LLC, its successors and assigns (“Applicant”) shall consent to annual administrative
inspections by the Department of Community Development for compliance with the
requirements of this CUP.
2. Applicant 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. After notice to Applicant and a reasonable
opportunity to cure the violation(s) alleged in the NOV, the Zoning Administrator may
present this CUP to the Board of Supervisors for revocation if the NOV is not resolved.
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
(including battery storage), as defined in Section 83-521 of the Powhatan County Zoning
Ordinance. Development of the project shall be in substantial conformance with the
Preliminary Site Plan dated February 16, 2022 and prepared by Hexagon Energy. Minor
modifications to the Preliminary Site Plan shall be permitted at the time of final site plan
approval based on final engineering and design requirements.
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. The following activities (whether performed during initial construction or during operation)
shall be limited to the following hours:
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 the site shall be permitted outside of those hours,
provided such activities are consistent with the provisions of Powhatan County’s Noise
Ordinance.
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8. If needed, depending on weather and site conditions, dust control measures shall be
implemented during construction.
9. Solar panels, perimeter fencing, and accessory structures shall maintain a minimum setback
of 200 feet from all property lines.
10. Solar panels and accessory structures (excluding fencing) shall maintain a setback of 250 feet
from any residential dwelling existing on the date of approval of this CUP.
11. Perimeter fencing shall not cross streams, wetlands, or riparian buffers. Along Cartersville
Road, perimeter fencing shall be 9’ tall with an opaque covering as indicated in the
Preliminary Site Plan. If the final design results in lower panel heights, Applicant may use a
shorter fence provided it yields the same level of screening.
12. A natural buffer area having a minimum width of 200 feet shall be provided between the
perimeter fence and all property lines (“Natural Buffer Area”).
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 to the extent there
is any loss or deterioration of the existing vegetation, the Zoning Administrator may require
the Natural Buffer Area be supplemented with native trees and/or native shrubs to maintain
the rural character of the site as seen from adjacent roadways and/or properties. Applicant
may manage the Natural Buffer Area as necessary to promote the overall vegetative health of
the buffer.
13. A riparian buffer at least 200 feet in width shall be maintained along all streams (intermittent
and perennial) and wetlands on the Parcel, as identified on the Surveyed Wetlands & Waters
of the U.S. Map dated August 3, 2018 (“Delineated Area”). For areas outside the Delineated
Area, a riparian buffer at least 200 feet in width shall be maintained along all streams and
wetlands identified in the Powhatan County Protected Lands data layer as of February 17,
2022. 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 shall occur within riparian
buffers. Applicant may manage the riparian buffer as necessary to promote the overall
vegetative health of the buffer.
14. The project shall be designed and planted with appropriate pollinator-friendly species, in
accordance with the Vegetation Management Plan submitted by Applicant and dated
2/18/2022. Construction plans for the project shall list the pollinator-friendly native plants
that will be used as permanent stabilization. The owner of the facility shall submit
documentation to the Zoning Administrator annually demonstrating compliance with the
Vegetation Management Plan.
15. The use of glyphosate-based herbicides, such as Roundup, shall be prohibited.
16. Any person applying pesticides on the property must be registered by the Virginia
Department of Agriculture and Consumer Services: Office of Pesticide Services as a
Certified Commercial Pesticide Applicator.
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17. Access to the solar energy farm shall be limited to four points of access from U.S. Route 684
(Cartersville Rd). The points of access shall be paved with asphalt, concrete, or a similar
hard-surface material from the edge of the existing pavement of U.S. Route 684 (Cartersville
Rd) to a point at least 40 feet from the edge of the existing pavement.
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
Powhatan County for review. The Plan shall address traffic control measures (with additional
measures identified and implemented during weekday peak AM and PM hours when
commuters and school buses are using the roads), 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. Prior to approval of the final site plan or issuance of a land
disturbance permit (whichever comes first), the Applicant shall provide a financial surety in a
form agreed to by the County Attorney of at least $200,000 that can be used to cover costs
associated with repairing public roadways damaged during construction of the project. Such
surety shall not be released until after construction is complete and Powhatan County and/or
VDOT have determined that any damage to public roadways has been adequately repaired. If
construction of the Project causes an adverse traffic impact, the Applicant shall develop
appropriate measures to mitigate the adverse impact with input from Powhatan County and
VDOT.
19. At the request of Powhatan County, 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 landowner 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 written 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 (which shall be prepared by a qualified
third-party consultant), 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 adjusted based on the 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 landowner. In the event that the financial surety
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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.
21. The area within the project fence line shall not exceed 350 acres.
XII.

PROPOSED RESOLUTION
In accordance with Section 83-123(f)(4) of the Powhatan County Zoning Ordinance and
public necessity, convenience, general welfare, and good zoning practice, the Planning
Commission recommends (approval / denial / deferral) of the request submitted by
Beldale, LLC to permit a solar energy farm on Tax Map 13-16 subject to the conditions
presented in this report.

Attachment(s)
1. Application
2. Application Appendix A
3. Application Appendix B-K
4. Pollinator Plan
5. Vicinity Map
6. Zoning Map
7. Countywide Future Land Use Map (2021)
8. VDOT Agency Comments
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November 5, 2021

Mr. Frank Hopkins
Planning Director, Powhatan County
3834 Old Buckingham Road, Suite F
Powhatan, VA 23139
Dear Mr. Hopkins,
Hexagon Energy is pleased to submit the following application package for a Conditional Use Permit
for Beldale Solar, a 100 MWac solar energy facility to be located in Powhatan. This project will be
situated on property south of Cartersville Rd. and east of Duke Rd., set on approximately 350 fenced
acres of a single 2,942 acre parcel of land owned by Powhatan Land and Lumber, L.C. The parcel is—
and historically has been—used for commercial timber production and for hunting, and the project
is sited on a cleared portion of the ground that was timbered in late 2017 and early 2018.
As you know, another solar project in this location, known as Cartersville Solar, had previously
sought a permit from the county and been recommended for denial by the Planning Commission.
The reasons for this recommendation were many, but fundamentally, we understand that it failed
to respect the surrounding community’s needs. It was designed by an out-of-state firm in such a
way that did not serve the public good. Hexagon Energy is a Virginia-based, privately-owned small
team out of Charlottesville with a strong track record of developing projects that meet the needs of
the local communities in which we work. We were approached by the landowner about a year ago,
asking us to revise the project, this time truly taking the county’s concerns into account.
As shown in the application package, the project has been designed to do just that: address the
previous concerns from neighbors, the Planning Commission, and the Board; comply fully with the
Powhatan Comprehensive Plan and previously established conditions; and increase the economic
benefits to Powhatan County. A few highlights of the Beldale Solar project in its own right:
•
•
•
•
•

Clean, Local Power: Produces local power for around 15,000 homes
Significant Revenue for the County: Generates over $10,000,000 in tax revenue for the County
over 40 years while requiring virtually no services from the County
Advantageous Location: Sited along a major transmission line over 5 miles from the nearest
approved solar project
Compact Project Size: Comprised of 350 fenced acres of a 2,942 acre parcel
No Visual Impact: Screened from public view by natural topography and a 200’ wide
vegetative buffer along all roads and property lines
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•
•
•
•

Wildlife Preservation: Preserves 2,625 undeveloped acres, including all priority conservation
areas, and provides 500’+ wildlife corridors throughout the project area
No Impact to Wetlands: Retains 200’ non-disturbance buffer from all wetland edges
No Impact to Historic/Cultural Resources: Provides complete visual screening from off-site
historic resources with no previously identified cultural resources on-site
Decommissioning Surety: Provides financial surety to the County for full project
decommissioning and removal

In response to community and county feedback, we have worked diligently to drastically reduce the
project footprint by over 68% compared to the previous project, while at the same time dramatically
increasing the economic benefit to the county by 228%. In particular, the project avoids all Priority
Conservation Areas. Additionally, we’ve engaged directly with neighbors to hear and address their
concerns, moving the project further away from roads and homes and adjusting for local
topography. The result is one of the most land efficient solar projects in Virginia, using 55% less land
than similarly sized projects and producing more tax revenue per acre.
The following is a summary of the changes we’ve made:

BEFORE

AFTER

CHANGE

COMP
PLAN

Project Size
(fence-line)

1,090 acres

<350 acres

68% decrease
in size

✅

Riparian Buffers

50-100 ft.

200 ft.

100-300% increase
in buffers

✅

Road Setback

100-150 ft.

200 ft.

33-100% increase
in road setbacks

✅

Property Line Setback 100-150 ft.

200 ft.

33-100% increase
in prop. setbacks

✅

Priority Conservation
Area

~200 acres
impacted

0 acres
impacted

Preservation of priority
conservation area

✅

Personal Property
Taxes

$2,536,410

$8,485,429

228% increase in personal
property taxes

✅

We believe Beldale Solar will be an unequivocal asset to Powhatan County, providing clean power,
revenue, jobs, and environmental benefits without negatively impacting the surrounding residents.
It goes above and beyond the county’s requirements and will, in its current form, benefit the
surrounding residents, Powhattan County, and our shared Commonwealth of Virginia. Please don’t
hesitate to reach out to me with any questions or comments, and I look forward to working with you
in the coming months.
Sincerely,

Drew Price
President and Chief Development Officer
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For Office Use Only

County of Powhatan,
Virginia
Conditional Use Permit
Application

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

Applicant Information
Name of Applicant
Mailing Address

Beldale, LLC
P.O. Box 426
Louisa, VA 23093

Phone Number
Email Address

Owner Information
(Complete this section if the applicant is not the current property owner)
Name of Owner
Mailing Address

Powhatan Land and Lumber, L.C.
P.O. Box 426
Louisa, VA 23093

Phone Number
Email Address
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
Mailing Address

Drew Price
321 E. Main St., Ste 500
Charlottesville, VA 22902

Phone Number

434-227-5086

Email Address

dprice@hexagon-energy.com

Powhatan County, Virginia
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Parcel Information
Tax Map Number

013-16

Physical Address

Cartersville Rd.

General Description of
Property Location

Located in northwest Powhatan County, the parcel is south of
Cartersville Rd and primarily east of Duke Rd.

Election District

District 5

Total Acreage

2942.26 (source: Powhatan County GIS)

Current Zoning

Agriculture A-10

Countywide Future Land Use:
Land Use Designation

Rural Preservation

Proposed Use
Proposed Use

Solar Energy Farm

(Identify Use Listed in Zoning Ordinance)

Proposed Use: Detailed Description

If this request is approved, will new
structures be constructed?
Are there existing structures on the
subject property?
Will the proposed use connect to
public water and/or sewer?
Will the proposed use have direct
access to a public road?

Applicant proposes to build a 100 MWac solar energy facility
encompassing 350 acres or less within the project fence line
on a 2,942 acre parcel. The project is designed in full
compliance with the Powhatan County Comprehensive Plan,
including 200’ road setbacks, 200’ property line setbacks, and
200’ wetland non-disturbance buffers. The project will be fully
visually screened from homes and roadways.
Yes
No
No
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
use may have on adjacent
properties and the surrounding
neighborhood (e.g. noise, glare,
smells, traffic, etc.).

No Audible or Visual Impact: The project will have a minimal
impact on all surrounding residents. The array will be, at its
nearest, 200 feet away from Cartersville Rd., 200 feet away
from property lines, and 300 feet away from the closest home.
There are only four parcels directly abutting the project site
area. The Site is screened from public view by natural
topography and a 200’ vegetative buffer on all sides. The site
will be accessed via Cartersville Rd. The array will also be a
silent neighbor, producing no noise pollution for surrounding
residents.!
Minimal Traffic Generation: After the initial construction period,
which will last 3-6 months, vehicular traffic will consist of a
truck visiting the array about once per month to conduct routine
maintenance.
For further detail on the project, please see our application
package enclosed with this form.

Powhatan County, Virginia
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List of Adjacent Property Owners

Tax Map No.

Owner Name

Mailing Address

See detail on following page

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

Powhatan County, Virginia
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List of Adjacent Property Owners
MAP_PIN

MLNAM

MADD1

MADD2

25-4
14-1, 14-2
5-33
5-37C
14-5-7
5-5A, 5-5B, 5-5D, 5-5G
5-10A
5-3
14-16
13-17
13-17A
5-10B
5-10C
13-1B
25-6, 25-8
5-9D
13-1J
12-2-6, 12-2-7, 12-2-8, 12-2-9
13-14
25-1
5-35
5-34
14-21A
13-1A
5-37B
5-9C
14-19
14-12
13-12, 14-15
14-20D
14-17
5-4A
24-28
4-76
5-33B
5-4
14-12A
14-20
14-20C
13-8
5-9B
13-13
5-9, 5-9A
5-11
5-33A
25-5
14-21
14-21B
12-2-10, 12-50A
25-2E

ADAMS NANCY L TRUST
AJ HOLDING INC
ATKINS DANNY W JR & DEANNA D
BAIRD JOHN B ET ALS
BANKS LISA ANNE & LESLIE MYERS
BOATWRIGHT F W & RUTH S
BRADLEY BARBARA A &
BROWN PAUL WINSTON JR &
BUTTS RONALD D
CATLETT MARILYN MILBURN
CATLETT VERONICA LYNN &
CHANCELLOR MICHAEL W & REBECCA U
CHANCELLOR TROY W, MICHAEL W &
CLODFELTER SCOTT WENDELL &
COMMONWEALTH OF VIRGINIA
DEAN KELLEY S
DECKER RAYMOND G & JENNIFER
DEY KEVIN D & NANCY M
E & C LLC
FLEMING RALPH T & IRMA M FLEMING ET
FLIPPEN GREGORY A
GARBER TERRY B
GARLAND BRET A & CASENA T
GIBBS ROBERT D JR & BETTY J
HADDON D S JR & DONNA A
HAMBRIGHT ROBERT A & BRENDA C
HATCHER JAMES O JR &
HENNE BRIAN R
HOBSON EVERETT K TRUSTEE
IACOPINELLI VICTOR R & JANICE P
JAMES KENNETH E & KATINA R
MANAGE THIS LLC
MASON LLC
MICHAEL AGATHA E & JEAN E JENKINS
NEALEIGH RANDALL A & JULIA E
NUCKOLS NATHAN & HEATHER
PALMORE DOUGLAS D R & JENNIFER V
PASSMORE DANNY K & MARTHA W
PASSMORE DEBRA S
REDFORD POWHATAN PARTNERS L P
REILLY JAMES B IV & DARLENE H
SECRET SPOT LLC
SEIVARD LOUIS D & CAROLYN
SMOTHERS AMOS ESTATE
SMOTHERS EARL
TAYLOR LAWRENCE ET AL
TAYLOR WINFRED ET AL
WALTERS TIMOTHY W JR
WOOD FRANKLIN S III & AMY R
WRIGHT SANDRA

3510 CLINTWOOD ROAD
5115 PRINCE GEORGE DR
5375 CARTERSVILLE RD
P O BOX 14595
3925 HOWELL RD
3511 TRENHOLM RD
ESTELLA H PAYNE
INGETRAUD GERTRUDE
3961 HOWELL RD
5001 CARTERSVILLE ROAD
DONALD DAVID LEFFEL
5430 CARTERSVILLE ROAD
REBECCA U CHANCELLOR
CHRISTINA MAY CLODFELTER
COMMISSION OF GAME & INLAND
5440 CARTERSVILLE RD
5550 BOLLING QUARTER RD
3939 SKYWAY DRIVE
6015 OLD BUCKINGHAM RD
6205 PICCADILLY ROAD
5301 CARTERSVILLE ROAD
5309 CARTERSVILLE RD
4834 POWHATAN LAKES ROAD
860 RED ROAD
1995 JUDES FERRY ROAD
5460 CARTERSVILLE RD
SARA HATCHER BIGGS
4911 CARTERSVILLE RD
5740 ANDERSON HIGHWAY
3865 HOWELL ROAD
3921 HOWELL RD
5825 CARTERSVILLE RD
301 51 1/2 STREET
1785 215TH STREET APT 7F
5345 CARTERSVILLE RD
5825 CARTERSVILLE RD
9 BUCK BRANCH DR
1654 INDIAN PIPE COURT
6020 CASCADE CREEK PL
C/O ANNE SCHLEUSHER
5470 CARTERSVILLE RD
2845 WATKINS LANDING RD
5480 CARTERSVILLE ROAD
C/O JOYCE SMOTHERS
5401 CARTERSVILLE ROAD
C/O JAUNISE HARRIS
4820 POWHATAN LAKES ROAD
4836 POWHATAN LAKES RD
5635 CARTERSVILLE RD
4863 POWHATAN LAKES RD

MCITY

MIDLOTHIAN
PRINCE GEORGE
POWHATAN
RICHMOND
POWHATAN
POWHATAN
2569 A C POWELL JR BLVD #20J NEW YORK
5568 CARTERSVILLE ROAD
POWHATAN
POWHATAN
POWHATAN
5005 CARTERSVILLE RD
POWHATAN
POWHATAN
5434 CARTERSVILLE RD
POWHATAN
3370 DUKE ROAD
POWHATAN
FISHERIES
POWHATAN
POWHATAN
NAPLES
POWHATAN
RICHMOND
POWHATAN
POWHATAN
POWHATAN
DILLWYN
POWHATAN
POWHATAN
3715 ROPERS CHURCH RD
LANEXA
POWHATAN
POWHATAN
POWHATAN
POWHATAN
POWHATAN
VA BEACH
BAYSIDE
POWHATAN
POWHATAN
RICHMOND
POWHATAN
CHESTERFIELD
1930 PINEWOOD CIRCLE
CHARLOTTE
POWHATAN
MIDLOTHIAN
POWHATAN
406 W HIGH STREET
SOUTH HILL
POWHATAN
4277 OLD BUCKINGHAM RD
POWHATAN
POWHATAN
POWHATAN
POWHATAN
POWHATAN

MSTATE MZIP5
VA
VA
VA
VA
VA
VA
NY
VA
VA
VA
VA
VA
VA
VA
VA
VA
FL
VA
VA
VA
VA
VA
VA
VA
VA
VA
VA
VA
VA
VA
VA
VA
NY
VA
VA
VA
VA
VA
NC
VA
VA
VA
VA
VA
VA
VA
VA
VA
VA

23112
23875
23139
23221
23139
23139
10039
23139
23139
23139
23139
23139
23139
23139
0
23139
23139
34112
23139
23231
23139
23139
23139
23936
23139
23139
23089
23139
23139
23139
23139
23139
23451
11360
23139
23139
23238
23139
23832
28211
23139
23113
23139
23970
23139
23139
23139
23139
23139
23139
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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 I am the Lessee/Owner of the property involved in the application. If I am not
the Lessee/Owner, I will provide written certification from the owner granting me the right to submit this application.
I declare that I have familiarized myself with the rules and regulations pertaining to preparing and filing this application.
I 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

Metriet

Name ofofApplicant (Printed)
Qm onw,ealth of Virginia

E4 fc--P.P9t6ratiz--_,

E;r1a41 C. PwrzeA, i 9M e t o e l e r a - ee Ici_Ae_. LIC.

,

to wit:

Sworn a n d subscribed t o before m e a Notary Public i n a n d f o r the jurisdiction aforesaid b y
- 1 * i t b if 0_,.. H o / c t i I
,
whose name is signed to the above, on this d a y of
L O A l 3-C a l 12-Cr 2 0 217 •

Notary Public
le_CLILLA‹ - ,fr-il/C__Commission Expires
Notary Number

„..43,t_I n
(6M-aq

4 ' . N'. : " 2 0 +

0

w.,^

el Z
---,,--1.-1--gye--1
"e-%Ptim\C' A V

EAink
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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 o f a corporation, artificial person, joint venture, trust, or other form o f ownership, all
officers, directors, and any stock holders owning ten percent or more of such stock must be listed.

Address

Name

Applicant will provide information directly to the County upon
54e4
e - with
- t e appropriate
r f t e r e t r i l k Aconfidentiality measures.
request
and

I, g l e ‘ 4 1 ' " C - ‘1-4(74:141 ,

d o hereby swear and affirm t o the best o f my knowledge and belief, the above
information is true and that I am the applicant requesting a conditional use permit for Tax Map 013-16
If the information listed above changes at any time while this request is being considered, I will provide Powhatan
County with an updated list of owners.

Signature of Applicant

ei",

m

i

t

e

w

i

e

r

1
Name of Applicant (Printed)

1 3 YeZel ( _ . , f i l a i Z e i t i ) M a r l e y " - 0 4 _

& l u r k

a c . _

C mmonwealth of Virginia
, i t t - L.
C 4 f ite
,—
Ie---,

1

to wit:

Sworn a n d subscribed t o b e f o r e m e
.-

r

V--1 U L C._- ' q t . . k L I 1

L-V-Lo-utrrti--2-61- 2 0 (
Notary Public
Commission Expires

a Notary Public i n a n d f o r
,

the jurisdiction

aforesaid
, 6 2 _

whose name is signed to the above, on : - ) #

.

Powhatan County, Virginia

by
of

„ l c DOTS®,Y
k i A ,
"v

I #19032
)(il).,-,,y . . - 7

t - 6 1 ) L -P.1 - ' k , t - e L.SISL / d a m -

C)

:2 . ! "

• 0 PUPA,._
Notary Number

d a y

/q//-

c" „..i.

WEACT
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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.

, 54'a.r, c -Re-ve z i1, Mg/yv,vjeir

, amtheownerofthe property
subject to this CUP request and

consent t o the request submitted by Beldale, LLC

allow S o

(Applicant) for a CUP to

la,v F A u ' l l t

Tax Map 013-16

(Requested Use) on

.

Signature of Owner
Name of Owner (Printed)

Brian C. Purcell, Manager of Powhatan Properties Land and Lumber, L.C.

cpirnmonwealth of Virginia
C e i c Q o f L- t _ 6-') C77---`40-f 4 —
L_

,

t

o

wit:

Sworn a n d subscribed t o b e f o r e m e
'P-AiC,C4( I P, . r . u y e - e 1 (
L V I N t 6 1 ) trW V

Notary Public
Commission Expires
Notary Number

Powhatan County, Virginia

2 0 ( x _ (

a Notary Public i n a n d f o r
,

the jurisdiction

aforesaid

by

whose name is signed to the above, on this 44-'-16,_ day of

•

, , W O -1,412:

_

T

V

;

t•C__..,

OCSAP/'SOA,
01AR y r

< 7.;"_5( ( i'd / -

61-1-,xq o,

00

to 4094292 4
L. ' 7 _
) "-/ ....

8
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Applicant's Permission for Inspection of Property
1, 1 3 if i:Zill C - f l t t Z e i I , M e t 4 l e f 6 - f ,

h e r e b y g r a n t access t o t h e D i r e c t o r o f C o m m u n i t y

Development, Zoning Administrator, or assigns thereof, to enter my property during reasonable hours without prio
notice to make inspections as deemed necessary for the evaluation of my application.
----7

Signature of Applicant

4'11tice,'r

•
Name of Applicant (Printed)

1311 an 6 11,44,z6 ivierfreeierr 64- eel- ekka:‘1.

C9mip9powealth of Virginia

-6t14414f L Vnitet.0--(14-

,

to wit:

Sworn a n d subscribed t o b e f o r e m e
i A A e - - l a w _ t _ t(

a N o t a r y P u b l i c i n a n d f o r t h e jurisdiction a f o r e s a i d b y
,

Lim' xi-nbe..4-- 2 0 '21 .

whose name is signed to the above, on this , 3 1 " - - day of
, sit . DOTRo

Notary Public Public

._,._

Commission Expires

—3 t t / ? - 9 -

Notary Number

l

<

.

'

-,:i3'. C i C 1 4 1
,G)

12--10LL.,,

0 00292, ,(.1
--)
\c.) it-

le? 4 2 q

P U5V

ip)Vp.--#1 5 t a g e _ 1 4 - - t v 011
A-cc.e..6,-)1 flue_ p r f e m - z i viM-tivta- mike._ -74v -1-14,2
is d g i r l e r v " s . P k o t s o • a y r a i r j e _

-

I

v

a i l )

1-1-704-ateb

Caili)11-3-7&((chkiegl‘914--(-g-T-7) 943-4173
*4Y ACW'S M b l ' c e . ateKsh9g
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Review Checklist
(For Office Use Only)
This form will be completed by the Department of Community Development as the application is reviewed.
Action

Date of Action

Application Submitted
Application Deemed Complete

Application Routed to Reviewing Agencies
Comments Received from Reviewing Agencies

Building Inspections
Environmental
Public Works
Sheriff
Fire
Health
Transportation
Other

Planning Commission: Notice in Newspaper
Planning Commission:
Letters Sent to Adjoining Property Owners
Planning Commission: Public Hearing

Planning Commission: Recommendation Made
Board of Supervisors: Notice in Newspaper
Board of Supervisors:
Letters Sent to Adjoining Property Owners
Board of Supervisors: Public Hearing
Board of Supervisors: Recommendation Made
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CONDITIONAL USE PERMIT APPLICATION
BELDALE SOLAR
CARTERSVILLE RD.
POWHATAN, VIRGINIA

NOVEMBER 5, 2021
UPDATED: FEBRUARY 16, 2022

Prepared for:
Powhatan County
3834 Old Buckingham Road, Suite F
Powhatan, VA 23139

Prepared by:
Hexagon Energy, LLC
321 Main St. | Suite 500 | Charlottesville, VA 22902
Tel: 434-227-5090 | hexagon-energy.com
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APPLICATION MATERIALS CHECKLIST
CUP APPLICATION
REQUIREMENT

LOCATION

✅

Survey Plat of Subject Property

Appendix K

✅

Conceptual Site Plan

Appendix A

✅

List of Adjacent Property Owners

Application Form

✅

Ownership Disclosure

Application Form

✅

Statement of Validity of Information

Application Form

✅

Consent of Owner(s) to Permit Request

Application Form

✅

Required Application Fees

Sent via mail

PLANNING COMMISSION POLICY MEMO - JULY 3, 2019
REQUIREMENT

LOCATION

✅

Conceptual Plan

Appendix A

✅

Project Calculations

Project Land Use (page 6)

✅

Density Calculation

Powhatan Land Use (page 5)

✅

Environmental Resources

(see detail below)

✅

Desktop Surveys & Maps

Appendix C

✅

Natural Heritage Resources

Appendix D

✅

Wetlands Delineation

Appendix E

✅

Historic/Cultural Resources

(see detail below)

✅

Compilation of Known Historic Resources

Appendix F

✅

Site Reconnaissance

Appendix F

✅

Decommissioning Plan

Appendix G

✅

Fiscal Impact Review

Appendix H

ADDITIONAL MATERIALS
✅

Visual Screening Plan

Appendix B

✅

Traffic Study

Appendix I

✅

Major Project Changes

Appendix J

© HEXAGON ENERGY, LLC 2022
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PROJECT OVERVIEW
BELDALE SOLAR – 100 MWAC
CARTERSVILLE, VIRGINIA

• LAND EFFICIENT: compact design uses 55% less land per megawatt than
Scott Solar
• HIDDEN: complete, year-round visual screening with 200’+ vegetative
buffers, plus planted evergreens & covered fencing along Cartersville
• WILDLIFE FRIENDLY: 2,625 preserved acres combined with 500’+ wildlife
corridors provide wildlife habitat and uninterrupted migration paths
• ECONOMICALLY IMPACTFUL: over $10 million dollars in taxes over the 40
year life plus 162 jobs during construction

© HEXAGON ENERGY, LLC 2022
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PROJECT LOCATION

• Solar projects interconnect to the electrical grid to deliver power
• Powhatan has three significant transmission lines (shown above)
• Much of the area near these lines is already developed, excluded by
zoning, or otherwise unsuitable due to wetlands and floodplains
• Projects are sited in the remaining open areas along power lines
• Beldale is located along the major transmission line
• Beldale is over 5 miles from the nearest approved solar project
© HEXAGON ENERGY, LLC 2022
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PROJECT SIZE
VIRGINIA ACTIVE INTERCONNECTION REQUESTS
100%
90%

% of Interconnection Requests

80%
70%
60%
5-20 MW

50%

20+ MW
40%
30%
20%
10%
0%
2014

2015

2016

2017

2018

2019

2020

2021

Sources: Dominion Virginia Queue Status Report, July 8, 2021; PJM Queue Status Report, September 10, 2021

• When solar projects started being developed in Virginia, 20 MW or
less was the most common size
• The 20 MW project size was primarily due to a 100% property tax
exemption for projects under 20 MW submitted before the end of 2018
(e.g., Scott Solar I & II)
• Starting in 2019, average project size has increased to reduce the
price of power produced and increase economic contribution to
counties

© HEXAGON ENERGY, LLC 2022
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POWHATAN LAND USE
PROJECT FENCE LINE1

% POWHATAN LAND2

Scott Solar I & II

254 acres

0.15%

Cypress Creek

249 acres

0.15%

Northridge

165 acres

0.10%

Holocene

40 acres

0.02%

Beldale Solar

350 acres

0.21%

1,058 acres

0.64%

PROJECT

TOTAL

• Beldale Solar will encompass 350 acres or less within the fence line
• This represents less than one quarter of one percent of Powhatan’s
total land area
• A typical 100 MW solar project in Virginia encompasses ~800 acres
• Because of its land-efficient design, Beldale uses fewer acres per
megawatt that other solar projects
• In total, solar projects will occupy 0.64% of Powhatan’s total land area
if Beldale is approved

1
2

Scott Solar I and II were measured using aerial imagery. Other project sizes were taken from CUP application materials.
Calculated based on 260 square miles in Powhatan County. Source: Wikipedia.org
© HEXAGON ENERGY, LLC 2022
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PROJECT LAND USE

• The project is sited on a single parcel (013-16) comprising 2,697 acres
• The landowners also own two adjoining parcels (013-02, 013-15)
comprising an additional 278 acres
• Beldale Solar’s fence line will encompass 350 acres or less (<12% of
the parcels)
• Within the fence line, solar panels will cover ~175 acres
• The remaining 2,625 acres will remain in their current use—
commercial timber and hunting
© HEXAGON ENERGY, LLC 2022
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VISUAL SCREENING

Figure 1: View of the Project from Cartersville Rd. The covered fence and evergreen plantings (shown in the
image) completely block view of the panels even in winter.

• COMPLETE, YEAR-ROUND VISUAL SCREENING OF PANELS FROM HOMES & ROADS
• 200’+ vegetative buffer surrounding the project includes mature trees,
four-year-old new growth, and 565 new pines per acre planted March
• Planted evergreens and 9’ covered fence along Cartersville Rd.
• Panels removed from areas that could not be effectively screened
See Appendix A: Site Plan and Appendix B: Visual Screening Plan for further detail

© HEXAGON ENERGY, LLC 2022
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WETLAND BUFFERS

• Wetlands have been field delineated and incorporated into site
design
• 200’ non-disturbance buffer will be retained around all delineated
and verified wetlands in the project area
• Additionally, 200’ non-disturbance buffer will be retained around all
county designated wetlands on the remainder of the property, a total
of an additional ~740 acres protected
See Appendix E: Wetland Delineation Report for further detail

© HEXAGON ENERGY, LLC 2022
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WILDLIFE CORRIDORS

• NO IMPACT TO PRIORITY CONSERVATION AREA
• No panels south of Deep Creek, preserving the main wildlife
migration corridor
• 2,625 undeveloped acres
• 500’+ wide natural wildlife corridors through project area
See Appendix C: Wildlife Report for further detail

© HEXAGON ENERGY, LLC 2022
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CULTURAL AND HISTORICAL RESOURCES

• NO IDENTIFIED CULTURAL RESOURCES ON-SITE
• Phase 1A cultural/historical survey complete
• No structures in the site area
• Project screened from nearby resources by visual screening plan
• Additional surveys to be completed and approved by the Department
of Historical Resources (DHR) as part of the state permitting process
See Appendix F: Phase 1A Cultural Resources Assessment for further detail
© HEXAGON ENERGY, LLC 2022
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CONSTRUCTION TRAFFIC PLAN

•

•

•

Access to the site will be available via Maidens Road (US Route 522)
and Cartersville Road (Route 684)/Cosby Road (Route 621)
Each of these facilities has the available capacity to accommodate
site-generated traffic during both construction and
operations/maintenance activities based on existing ADTs
Four access points are proposed along Cartersville Road to avoid
wetland crossings
See Appendix I: Traffic and Route Evaluation Study for further detail
© HEXAGON ENERGY, LLC 2022
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ECONOMIC BENEFITS

• As originally proposed in 2018, project was estimated to pay
$2,536,410 in personal property taxes
• Under Virginia code, this project qualifies for an 80% M&T tax
abatement for the project lifetime (see Scenario 1 above)
• However, Hexagon was part of the team that negotiated, lobbied,
and successfully passed solar tax reform in 2019 and 2020 to bring
more tax revenue to counties
• Thus, in lieu of M&T taxes, we commit to paying the full Revenue
Share with the newly added escalation: $1,400/MW/year + 10%
escalation every 5 years, totaling $10,301,029 over the project life
See Appendix H: Beldale Economic & Fiscal Contribution for further detail
© HEXAGON ENERGY, LLC 2022
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MAJOR PROJECT CHANGES
BEFORE

AFTER

CHANGE

COMP
PLAN

Project Size (fence-line)

1,090 acres

<350 acres

>68% decrease
in size

✅

Wetland Buffers

50-100 ft.

200 ft.

100-300% increase
in buffers

✅

Road Setbacks

100-150 ft.

200 ft.

33-100% increase
in road setbacks

✅

Property Line Setbacks

100-150 ft.

200 ft.

33-100% increase
in prop. setbacks

✅

Priority Conservation Area

~200 acres
impacted

0 acres
impacted

Preservation of priority
conservation area

✅

Personal Property Taxes

$2,536,4103

$8,485,4294

228% increase in
personal property taxes

✅

• In 2018, a much larger solar project was proposed on this parcel by
another developer
• In 2020, landowners asked Hexagon to redevelop the project to
address community and county concerns
• Hexagon has drastically reduced the project size & completely

screened it from view, while increasing the economic benefit

• Hexagon also has worked closely with neighbors to address their

concerns

See Appendix J: Beldale Solar Project Overview for further detail

3
4

Based on original CUP application.
Based on Revenue Share legislation passed in 2019 and updated in 2020.
© HEXAGON ENERGY, LLC 2022
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PROJECT SUMMARY
Viewshed

DESIGN

REGULATOR

•

200’ natural vegetative buffer
o Mature trees
o 4-year-old mixed growth
o 565 pines per acre planted in March
Planted evergreens and 9’ covered fence
along Cartersville Rd.
Panels removed from areas that could not
be effectively screened

Powhatan County

200’ non-disturbance buffer from wetland
edges in project area
200’ non-disturbance buffer from wetland
edges on remainder of property

U.S. Army Corps

•
•
Wetlands

•
•

Wildlife

•
•
•
•

No impact to Priority Conservation area
500’+ wildlife corridors
2,625 undeveloped acres
200’ non-disturbance buffer from wetland
edges on remainder of property

U.S. Fish & Wildlife
Virginia DCR

Cultural Resources

•
•
•

No previously identified on-site resources
Visual screening from off-site resources
Full field study with DHR concurrence to be
performed

Virginia DHR

Traffic

•
•

Site access from Cartersville Rd.
Use of roads with available capacity for
traffic and loads
Construction Traffic Management Plan

VDOT
Powhatan County

•
Decommissioning

•
•
•

Estimate prepared by 3rd party engineer
Estimate updated every 5 years
Financial surety posted for
decommissioning

Powhatan County

Economic Benefit

•
•
•

$10 million in tax revenue over 40 years
162 construction jobs
$24 million in economic output

Powhatan County

© HEXAGON ENERGY, LLC 2022
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APPENDIX A: CONCEPTUAL PLAN

© HEXAGON ENERGY, LLC 2021

A-1
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50'
© 2022 Microsoft Corporation © 2022 Maxar ©CNES (2022) Distribution Airbus DS

18'
150'
EVERGREEN
TREE

FENCE
© 2022 Microsoft Corporation © 2022 Maxar ©CNES (2022) Distribution Airbus DS
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APPENDIX B: VISUAL SCREENING PLAN
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SCREENING PLAN OVERVIEW

Figure 1: Overhead view of Beldale Solar

• COMPLETE, YEAR-ROUND VISUAL SCREENING OF PANELS FROM HOMES & ROADS
• 200’+ VEGETATIVE BUFFER surrounding the project includes mature trees,
four-year-old new growth, and 565 new pines per acre planted March
2022
• PLANTED EVERGREENS AND 9’ COVERED FENCE along Cartersville Rd.
• PANELS REMOVED from areas that could not be effectively screened

© HEXAGON ENERGY, LLC 2022
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VISUAL IMPACT ANALYSIS
When we initially designed Beldale Solar, we knew we would need to
revise the layout to conform with the community’s needs, so we took
our proposed plan out for comment. Visual impact was by far the most
common concern expressed in our individual meetings with neighbors
and at our December community meeting. Based on this local feedback,
we conducted additional visual analysis, removed panels, and designed
additional screening to address the remaining visual concerns
expressed by neighbors. The result from these efforts is a project that is
completely screened from neighbors and passersby alike.
To develop a comprehensive visual screening plan, we conducted a
multi-step visual impact analysis using GIS, CAD, 3D modeling, and
field surveys. Specifically, we:
1. Identified portions of the property visible from roads,
conservatively assuming NO vegetation would be present
2. Adjusted the layout to remove panel areas that could not be
screened
3. Designed a visual screen with the height and opacity required to
completely block the view of the solar array
4. Validated our screening design with 3D modeling, photo
simulations, and field tests
The following pages detail each of these steps.

© HEXAGON ENERGY, LLC 2022
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1. IDENTIFY VISIBLE PORTIONS OF THE PROPERTY
Bare Earth Viewshed Analysis

Not Visible

Highly Visible

Figure 2: Bare earth viewshed analysis assuming NO existing or new vegetation

• Evaluated portions of the property visible from the road if there was
NO existing or new vegetation (i.e., what can be seen based on
topography alone)
• Natural topography screens much of the property from roads and
homes and significantly limits can be seen, even without vegetation
• Existing berms along sections of Cartersville Rd.
•

General slope to the south away from Cartersville Rd.

© HEXAGON ENERGY, LLC 2022
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2. ADJUST PANEL LAYOUT

Figure 3: Viewpoint #2 - Along Cartersville Rd., panels were removed to provide larger setbacks from the road and complete visual
screening.

• Our initial redesign removed major array areas, including all panels
west of Duke Rd., a highly visible area
• After meeting with neighbors and conducting field tests, further
revisions were made to remove portions of the array that couldn't be
screened from the road due to topography
• The image above shows one prominent area in which panels were
removed and demonstrates the increased distances to the road
© HEXAGON ENERGY, LLC 2022
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3. DESIGN VISUAL SCREENING

Figure 4: Diagram of the layers of visual screening used to completely screen the project from view.

• After adjusting the array areas, we then designed complete, yearround visual screening of the panels from roads and homes
• 9' fence with green screen along Cartersville Rd. sections—set 200' or
more back—completely obstructs the view of the panels
• 2 rows of evergreen trees planted outside the fence along Cartersville
Rd. provides additional visual buffer
• 200’ minimum vegetative buffer preserved around the entire
perimeter of the project
• 565 pine trees per acre planted in the 200’ vegetative buffer this
March to augment existing mature and emerging growth
© HEXAGON ENERGY, LLC 2022
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4. VALIDATE SCREENING DESIGN

Figure 5: Viewpoint #2 - CAD line of sight analysis shows how the planted buffer and covered fence block all view of the panels

Figure 6: Viewpoint #2 – Photo simulation shows the covered fence and evergreen plantings completely blocking view of the panels
even in winter.

© HEXAGON ENERGY, LLC 2022
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Old Corner
200’ from the Road
New Corner
345’ from the Road

Figure 7: Viewpoint #2 - Field tests validated that the location was not visible from Cartersville Rd., behind the trees in the distance.

Finally, we validated the results of our screening design in 4 different
ways.
1. CAD line of sight analysis
2. 3D modeling
3. Photo simulations using winter, leaves-off conditions
4. In person field tests

© HEXAGON ENERGY, LLC 2022
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CONCLUSION

Figure 8: Viewpoint #2 - View from Cartersville Rd. taken 9/29/2021 shows the density of foliage in spring, summer, and fall.

• COMPLETE, YEAR-ROUND VISUAL SCREENING OF PANELS FROM HOMES & ROADS
• Project is surrounded by 200’+ of mature trees, emerging 4-year-old
growth, and 565 pines per acre planted in March
• For 3 seasons of the year, spring - fall, this provides dense screening
• For winter, when foliage is down, the evergreens and opaque, 9’ fence
will still completely screen the array from view, serving as a green
backdrop behind the existing trees

© HEXAGON ENERGY, LLC 2022
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APPENDIX C: WILDLIFE SURVEY
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August 10, 2021
Drew Price
Hexagon Energy
321 E. Main Street, Suite 500
Charlottesville, VA 22902
Re: Beldale Solar
Dear Mr. Price:
The Department of Conservation and Recreation's Division of Natural Heritage (DCR) has searched its Biotics Data
System for occurrences of natural heritage resources from the area outlined on the submitted map. Natural heritage
resources are defined as the habitat of rare, threatened, or endangered plant and animal species, unique or exemplary
natural communities, and significant geologic formations.
According to the information currently in our files, the Deep Creek Stream Conservation Unit (SCU) is located
within the project area including a 100ft buffer. SCUs identify stream reaches that contain aquatic natural heritage
resources, including 2 miles upstream and 1 mile downstream of documented occurrences, and all tributaries
within this reach. SCUs are given a biodiversity significance ranking based on the rarity, quality, and number of
element occurrences they contain; on a scale of 1-5, 1 being most significant. The Deep Creek SCU has been
given a biodiversity significance ranking of B4, which represents a site of moderate significance. The natural
heritage resources of concern associated with this SCU are:
Aquatic Natural Community (SP-Middle James-Willis Third Order Stream)

G3/S3/NL/NL

The documented Aquatic Natural Communities are based on Virginia Commonwealth University’s INSTAR
(Interactive Stream Assessment Resource) database which includes over 2,000 aquatic (stream and river)
collections statewide for fish and macroinvertebrate. These data represent fish and macroinvertebrate
assemblages, instream habitat, and stream health assessments. The associated Aquatic Natural Communities are
significant on multiple levels. The third order stream is an A-, per the VCU-Center for Environmental Sciences
(CES), indicating their relative regional significance, considering their aquatic community composition and the
present-day conditions of other streams in the region. This stream reach also holds a “Healthy” stream
designation per the INSTAR Virtual Stream Assessment (VSS) score. This score assesses the similarity of these
streams to ideal stream conditions of biology and habitat for this region. Lastly, these streams contribute to high
Biological Integrity at the watershed level (6th order) based on number of native/non-native, pollutiontolerant/intolerant and rare, threatened or endangered fish and macroinvertebrate species present.
Threats to the significant Aquatic Natural Communities and the surrounding watersheds include water quality
degradation related to point and non-point pollution, water withdrawal and introduction of non-native species.
To minimize adverse impacts to the aquatic ecosystem as a result of the proposed activities, DCR recommends
the implementation of and strict adherence to applicable state and local erosion and sediment control/storm water
600 East Main Street, 24th Floor | Richmond, Virginia 23219 | 804-786-6124
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management laws and regulations, establishment/enhancement of riparian buffers with native plant species and
maintaining natural stream flow.
In addition, a predictive suitable habitat model for Yellow lance (Elliptio lanceolata, G2G3/S2S3/LT/LT)
intersects the project boundary. However, according to a DCR zoologist is unlikely the rare freshwater mussel
occurs in Deep Creek within the project boundary. Please note, potential habitat for the Atlantic pigtoe may occur
further downstream in Deep Creek beyond the confluence of Sallee Creek. Therefore, DCR recommends
maintaining forested riparian buffers along the river and any streams on the property.
DCR recommends the development of an invasive species management plan for the project and the planting of
Virginia native pollinator plant species that bloom throughout the spring and summer, to maximize benefits to
native pollinators. DCR recommends planting these species in at least the buffer areas of the planned facility, and
optimally including other areas within the project site. Guidance on plant species can be found
here: http://www.dcr.virginia.gov/natural-heritage/solar-site-native-plants-finder. In addition, Virginia native
species alternatives to the non-native species listed in the Virginia Erosion and Sediment Control Handbook
(Third Edition 1992), can be found in the 2017 addendum titled “Native versus Invasive Plant Species”, here:
https://www.deq.virginia.gov/home/showpublisheddocument?id=2466. Page 3 of the addendum provides a list of
native alternatives for non-natives commonly used for site stabilization including native cover crop species (i.e.
Virginia wildrye).
Furthermore, the proposed project will fragment Ecological Cores (C2 and C4) as identified in the Virginia
Natural Landscape Assessment (https://www.dcr.virginia.gov/natural-heritage/vaconvisvnla), one of a suite of
tools in Virginia ConservationVision that identify and prioritize lands for conservation and protection. Mapped
cores in the project area can be viewed via the Virginia Natural Heritage Data Explorer, available here:
http://vanhde.org/content/map.
Ecological Cores are areas of unfragmented natural cover with at least 100 acres of interior that provide habitat
for a wide range of species, from interior-dependent forest species to habitat generalists, as well as species that
utilize marsh, dune, and beach habitats. Cores also provide benefits in terms of open space, recreation, water
quality (including drinking water protection and erosion prevention), and air quality (including carbon
sequestration and oxygen production), along with the many associated economic benefits of these functions. The
cores are ranked from C1 to C5 (C5 being the least ecologically relevant) using many prioritization criteria, such
as the proportions of sensitive habitats of natural heritage resources they contain.
Fragmentation occurs when a large, contiguous block of natural cover is dissected by development, and other
forms of permanent conversion, into one or more smaller patches.. Habitat fragmentation results in biogeographic
changes that disrupt species interactions and ecosystem processes, reducing biodiversity and habitat quality due to
limited recolonization, increased predation and egg parasitism, and increased invasion by weedy species.
Therefore minimizing fragmentation is a key mitigation measure that will reduce deleterious effects and preserve
the natural patterns and connectivity of habitats that are key components of biodiversity. DCR recommends
efforts to minimize edge in remaining fragments, retain natural corridors that allow movement between fragments
and designing the intervening landscape to minimize its hostility to native wildlife (natural cover versus lawns).
The proposed project will cause significant fragmentation of one or more highly significant cores with very high
to outstanding ecological integrity. Further investigation of these fragmentation impacts is warranted and DCRDNH can conduct a formal fragmentation analysis upon request. This analysis would estimate direct impacts to
cores and habitat fragments and indirect impacts to cores. The final products of this analysis would include an
estimate of the total impact of the project in terms of acres. For more information, please contact Joe Weber, DCR
Information Manager at Joseph.Weber@dcr.virginia.gov.
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Under a Memorandum of Agreement established between the Virginia Department of Agriculture and Consumer
Services (VDACS) and the DCR, DCR represents VDACS in comments regarding potential impacts on statelisted threatened and endangered plant and insect species. The current activity will not affect any documented
state-listed plants or insects.
There are no State Natural Area Preserves under DCR’s jurisdiction in the project vicinity.
New and updated information is continually added to Biotics. Please re-submit a completed order form and
project map for an update on this natural heritage information if the scope of the project changes and/or six
months (February 10, 2022) has passed before it is utilized.
A fee of $750.00 has been assessed for the service of providing this information. Please find attached an invoice
for that amount. Please return one copy of the invoice along with your remittance made payable to the Treasurer
of Virginia, DCR Finance, 600 East Main Street, 24th Floor, Richmond, VA 23219. Payment is due within thirty
days of the invoice date. Please note late payment may result in the suspension of project review service for future
projects.
The VDWR maintains a database of wildlife locations, including threatened and endangered species, trout
streams, and anadromous fish waters that may contain information not documented in this letter. Their database
may be accessed from http://vafwis.org/fwis/ or contact Ernie Aschenbach at 804-367-2733 or
Ernie.Aschenbach@dwr.virginia.gov.
Should you have any questions or concerns, feel free to contact me at 804-371-2708. Thank you for the
opportunity to comment on this project.
Sincerely,

S. René Hypes
Natural Heritage Project Review Coordinator
Cc: Mary Major, DEQ
Ernie Aschenbach, VDWR
Troy Andersen, USFWS
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PERENNIAL WATERS OF THE U.S.

21,498 linear feet (351,961 square feet)

INTERMITTENT WATERS OF THE U.S

2,281 linear feet (58,768 squre feet)

EPHEMERAL WATERS OF THE U.S.

11,237 linear feet (212,716 square feet)

PALUSTRINE FORESTED WETLANDS

8,722,006 square feet (200 acres)

PALUSTRINE SCRUB-SHRUB WETLANDS

16,471 square feet (0.38 acres)

LEGEND
PERENNIAL WATERS OF THE U.S. (R3)
INTERMITTENT WATERS OF THE U.S. (R4)
EPHEMERAL WATERS OF THE U.S. (RE)
PALUSTRINE FORESTED (PFO) WETLAND
PALUSTRINE SCRUB-SHRUB (PSS) WETLAND

13996 Parkeast Circle, Suite 101
Chantilly, VA 20151
PH: 703-466-5123 WWW.TNTENVIRONMENTALINC.COM

TOTAL

ENVIRONMENTAL

WETLAND AND WATERS OF THE U.S

APPROX. DATA POINT LOCATION
STUDY AREA

NOTES:
1. THE WETLAND DELINEATION WAS CONDUCTED BY TNT ENVIRONMENTAL,
INC. (TNT) IN JULY 2018.
2. THE WETLAND AND OTHER WATERS OF THE U.S. BOUNDARIES DEPICTED
HEREON ARE PRELIMINARY UNTIL CONFIRMED DURING A JURISDICTIONAL
DETERMINATION WITH THE US ARMY CORPS OF ENGINEERS (USACE).
3. THE POTENTIALLY JURISDICTIONAL FEATURES DEPICTED HEREON HAVE
BEEN GPS LOCATED BY TNT.

1/30/19
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13996 Parkeast Circle, Suite 101
Chantilly, VA 20151
PH: 703-466-5123 WWW.TNTENVIRONMENTALINC.COM

ENVIRONMENTAL
WETLAND AND WATERS OF THE U.S

TOTAL

PERENNIAL WATERS OF THE U.S.

21,498 linear feet (351,961 square feet)

INTERMITTENT WATERS OF THE U.S

2,281 linear feet (58,768 squre feet)

EPHEMERAL WATERS OF THE U.S.

11,237 linear feet (212,716 square feet)

PALUSTRINE FORESTED WETLANDS

8,722,006 square feet (200 acres)

PALUSTRINE SCRUB-SHRUB WETLANDS

16,471 square feet (0.38 acres)
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Abstract
On behalf of Timmons Group, Inc. (Timmons), Apogee Environmental & Archaeological, Inc.
(Apogee) conducted a Phase IA cultural resources assessment for the proposed Beldale Solar
Facility in Powhatan County, Virginia. The Phase IA assessment serves as an initial step in
meeting compliance requirements pursuant to an approved Virginia Department of Environmental
Quality (DEQ) Small Renewable Energy Projects (Solar) Permit by Rule (9VAC15-60). All
activities were conducted in accordance with the Virginia Department of Historic Resources
(DHR), as published in Guidelines for Conducting Historic Resources Survey in Virginia (2017).
The project consists of the development of a solar energy facility located approximately 4.5 miles
northwest of Powhatan, Virginia, situated between the communities of Trenholm and Provost,
north of Deep Creek. The archaeological area of potential effects (APE) contains parcels of
mixed-use rural land totaling 966 acres (390.9 hectares). The architectural APE encompasses
the archaeological APE, as well as a .5-mile buffer extending outward. The Phase IA cultural
resources assessment was conducted in October 2021, with a site visit on October 25th and 26th,
2021.
As a result of the archaeological probability assessment, Apogee recommends that a Phase IB
archaeological survey be conducted based on guidance by the Virginia Department of Historic
Resources and the Virginia Department of Environmental Quality, with an emphasis on flat
landforms near water sources and the locations of buildings identified in historic map research.
Apogee also recommends a historic architectural survey of newly identified potentially indirectly
affected properties within a .5-mile radius of the project area, and that resources previously
recorded over five years ago be reevaluated.
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1.0

INTRODUCTION TO THE PROJECT

On behalf of Timmons Group, Inc. (Timmons), Apogee Environmental & Archaeological, Inc.
(Apogee) conducted a Phase IA cultural resources assessment for the proposed Beldale Solar
Facility in Powhatan County, Virginia. The preliminary assessment serves as an initial step in
meeting compliance requirements pursuant to an approved Virginia Department of Environmental
Quality (DEQ) Small Renewable Energy Projects (Solar) Permit by Rule (9VAC15-60). All
activities were conducted in accordance with the Virginia Department of Historic Resources
(DHR), as published in Guidelines for Conducting Historic Resources Survey in Virginia (2017).
The project consists of the development of a solar energy facility located approximately 4.5 miles
northwest of Powhatan, Virginia, situated between the communities of Trenholm and Provost.
Figure 1 depicts the project area on the Trenholm and Cartersville, VA USGS 7.5-minute
topographic quadrangles. The archaeological area of potential effects (APE) contains parcels of
mixed-use rural land totaling 966 acres (390.9 hectares) (Figure 2). The architectural APE
encompasses the archaeological APE, as well as a .5-mile buffer extending outward. The Phase
IA cultural resources assessment was conducted in October 2021, with a site visit on October
25th and 26th, 2021.
This document serves as the first step in a preconstruction historic resources analysis which will
aid in fulfilling the requirements of § 10.1-1197.6 B 7 of the Code of Virginia. According to
9VAC15-60-40, the Permit by Rule applicant must conduct analyses of the beneficial and adverse
impacts on natural resources by conducting the following three tasks:
1. Compilation of known historic resources. The applicant shall gather information on
known historic resources within the disturbance zone and within one-half mile of the
disturbance zone boundary and present this information on the context map referenced in
9VAC15-60-70 B, or as an overlay to this context map, as well as in tabular format.
2. Architectural survey. The applicant shall conduct a field survey of all architectural
resources, including cultural landscapes, 50 years of age or older within the disturbance
zone and within one-half mile of the disturbance zone boundary and evaluate the eligibility
of any identified resource for listing in the Virginia Landmarks Register (VLR).
3. Archaeological survey. The applicant shall conduct an archaeological field survey of the
disturbance zone and evaluate the eligibility of any identified archaeological site for listing
in the VLR. As an alternative to performing this archaeological survey, the applicant may
make a demonstration to the department that the project will utilize nonpenetrating footings
technology and that any necessary grading of the site prior to construction does not have
the potential to adversely impact any archaeological resource.

This Phase IA assessment report includes the following information which will aid in addressing
the above items: a compilation of known historic resources within the project area and within onehalf mile of the project’s boundary; a desktop analysis identifying all architectural resources on
historic maps within the project area and within one-half mile of the project’s boundary; and an
assessment of the probability of encountering archaeological resources within the project area.
Christopher Swisher, MA, RPA, served as Principal Investigator and was responsible for project
management, report writing, and research design for the site visit. Field Director David Hanley,
MA, RPA, conducted the site visit and was report co-author. Amanda Duddles, MA, served as the
Architectural Historian and report co-author. Resumes for key project staff are provided in
Appendix A.
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2.0

RESEARCH DESIGN

The goal of this Phase IA cultural resources assessment was to: 1) develop a model that defines
tiers of archaeological probability throughout the project area to aid in planning for a future Phase
IB archaeological survey; and 2) identify historic resources within the project area and develop a
plan for a future architectural survey within a .5-mile radius.
2.1
Archaeology
Apogee utilized a staged approach to develop an archaeological probability model for the project
area. First, the environmental setting of the project area was reviewed to identify areas with
contributing factors to archaeological site probability (e.g., well-drained alluvial soils, stream
confluences, etc.) and those that reduce the potential for encountering archaeological sites (e.g.,
slope, poor soil drainage, observable ground disturbances, etc.). Following the review of the
environmental setting, investigators conducted a literature review including an overview of
regional history/prehistory, and the identification of previously recorded cultural resources within
or immediately adjacent to the project area.
A site visit was then conducted to observe the present conditions at key locales selected during
background research. Areas within the project area selected for a site visit consisted of those with
a high potential to contain archaeological resources, previously recorded cultural resources,
historic buildings and structures identified on historic maps, and past ground disturbance.
Photographs were taken at each locale and throughout the project area to document the
landscape. Limited shovel testing was also conducted to observe and record soil profiles within
the project area. Cylindrical shovel test pits (STPs) 38 cm (15 in) in diameter were excavated by
natural stratigraphic sequence 10 cm (4 in) into sterile subsoil. All soils were screened through
1/4-in hardware cloth. Notes on all STPs were recorded and included information on
survey/site/transect identification and location, either a profile drawing or detailed description of
strata, soil types, Munsell descriptions, depth measurement, and a list of artifacts (both those kept
and discarded). The environmental conditions under which any testing strategy was employed
were also noted (for example, adverse weather, condition of ground surface, etc.).
Results from the site visit were then considered with the results of the desktop assessment to
develop an archaeological probability model. A four-tiered archaeological probability scheme was
used categorize all areas within the project area. DEQ (2018) recommends the following four
probability tiers be used: 1) High Probability; 2) Medium Probability; 3) Low Probability; and 4)
Visual Inspection Only.
High Probability designation is typically assigned to locations that exhibit multiple, independent
site predictive attributes, or locations where map or other historic documents suggest the
presence of archaeological resources.
Medium Probability can be assigned to areas that do not exhibit specific site predictive attributes
but also do not contain site limiting environmental conditions. Examples could include broad,
undifferentiated upland terraces well removed from water and/or historic transportation corridors.
Low Probability can be assigned to areas that have site potential limiting characteristics such
as slope or slow soil drainage but with these conditions not so pronounced or widespread as to
preclude the possibility of intact archaeological resources being present.
Visual Inspection Only (or similar terminology) areas exhibit characteristics such as slope, poor
soil drainage or disturbance as to reasonably preclude the possibility intact archaeological
resources being present.
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Once the probability assessment was completed for the project area, recommendations for Phase
IB archaeological survey methodology were developed based on the four probability tiers above.
DEQ (2018) requires full shovel test coverage at 50-foot intervals for High Probability areas.
Medium probability areas require a shovel test sampling strategy at a rate of approximately 25
percent, with Low Probability areas at approximately 10 percent sampling coverage. Areas
designated as Visual Inspection Only need not shovel tested but should be subject to a walkover
visual inspection.
2.2
Historic Architecture
Prior to fieldwork, Apogee completed a review of the Virginia Cultural Resource Information
System (V-CRIS) to identify previous architectural surveys and previously recorded architectural
resources within a .5-mile buffer of the project area. Newly identified historic resources were
identified through a combination of methods. Utilizing readily available Powhatan County tax
maps and GIS files, all parcels were reviewed for pre-1977 build dates (45 years of age). Historic
county maps, topographic maps and aerial imagery were also reviewed to identify potential
historic-age resources and to verify the accuracy of build dates obtained via GIS-based tax data.
Field survey will include exterior photographs of the primary resources and each secondary
resource; a description of the property with information needed to properly evaluate NRHP
eligibility; and an interview of the property owner if available. The location of each resource will
be recorded on field maps and incorporated into a GIS dataset as part of the documentation
record. Following fieldwork, all previously recorded (last evaluated over five years ago) and newly
identified resources within the architectural APE will be documented in V-CRIS and evaluated for
listing in the VLR/NRHP based on guidance provided in National Register Bulletin 15: How to
Apply the National Register Criteria for Evaluation (NPS 1990). Historic physical integrity will be
determined from site observations, field data, and photographic documentation.
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3.0

ENVIRONMENTAL CONTEXT

This section of the report describes the present environment of the project area as well as the
major environmental factors influencing the selection of appropriate archaeological survey
methods utilized.
3.1
Physiography and Geology
The project area is situated in southcentral Virginia within the Piedmont physiographic province.
As the largest physiographic province in Virginia, the Piedmont is bound by the Fall Zone and
Coastal Plain to the east, and by the Blue Ridge province to the west. The gently rolling
topography of the Piedmont contains deeply weathered bedrock and thick soils, with bedrock
deeply buried beneath a thick blanket of saprolite, a layer of chemically weathered rock ranging
from 2 to 20 m thick (CMW 2021). The project area lies atop portions of rock formations running
north to south. Much of the project area lies atop porphyroblastic biotite gneiss, a Proterozoicaged formation composed of biotite gneiss. Smaller portions of undelying bedrock include
migmatitic paragneiss, a Proterozoic-aged paragneiss; and porphyropblastic garnet-biotite
gneiss, a Proterozoic-aged biotite gneiss (DGMR 2021). Vein quartz, composed of silica dioxide
deposits commonly found as transparent vitreous veins within igneous rock outcrops (i.e., granite)
on the ground surface, is the most common lithic material found in the region which was utilized
by precontact peoples in the Piedmont and beyond (DHR 2018).
3.2
Hydrology
The project area is located within the Middle James-Willis HU8 sub-basin, a part of the James
River drainage basin. The Middle James-Willis sub-basin drains 946 square miles of central
Virginia. Within and immediately adjacent to the project area are over 3.5 miles of streams
mapped in the National Hydrography Dataset (NHD), including Deep Creek its unnamed
tributaries. These waterways meet James River approximately 2.2 miles northeast via Deep
Creek.
3.3
Soils
According to the USDA Web Soil Survey, there were 11 soil types identified within the project
area (Figure 3, Table 1) (USDA 2021). One soil type has a greater potential to contain
archaeologically sensitive stratigraphy due to its location on flat floodplains and stream terraces:
Chewacla silt loam (8). Chewacla silt loam, 0 to 2 percent slopes, frequently flooded, is derived
of fine-loamy, mixed, active, thermic fluvaquentic dystrudepts and located on somewhat poorly
drained floodplains. The Chewacla silt loam soil series makes up about 4.7% of the soils within
project area. A typical soil profile for 8 consists of a H1 with 0 to 4 inches of loam, a H2 with 4 to
14 inches of silty clay loam, a H3 with 14 to 26 inches of clay loam, a H4 with 26 to 38 inches of
loam, a H5 with 38 to 47 inches of clay loam, a H6 with 47 to 60 inches of clay loam, and a H7
with 60 to 80 inches of loam, with a depth to water table at 6 to 24 inches.
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Table 1: Soil Types Identified within Project Area.
Map Unit
Symbol
1B

Map Unit Name
Abell fine sandy loam, 2 to 7 percent slopes

3C
6B2
8
10B
11B
11C

Appling fine sandy loam, 7 to 15 percent slopes
Cecil fine sandy loam, 2 to 7 percent slopes, eroded
Chewacla silt loam
Dogue silt loam, 2 to 7 percent slopes
Enon sandy loam, 2 to 7 percent slopes
Enon sandy loam, 7 to 15 percent slopes

13B
16C

Helena-Enon complex, 2 to 7 percent slopes
Pacolet fine sandy loam, 7 to 15 percent slopes
Pacolet sandy clay loam, 15 to 25 percent slopes, severely
eroded
Poindexter sandy loam, 15 to 25 percent slopes
Totals for Area of Interest

17D3
21D

Acres
in
Project
Area
29.0

Percent
of
Project
Area
3.0%

21.8
351.9
45.2
77.8
124.5
181.2

2.3%
36.4%
4.7%
8.1%
12.9%
18.8%

15.0
63.5

1.6%
6.6%

50.7

5.2%

5.5
966.1

0.6%
100.0%

3.1
Prehistoric Environment
Since the last glacial maximum episode of the Pleistocene Epoch and the arrival of humans in
North America, there have been significant oscillations in regional climate that have affected the
occupation and settlement patterns of prehistoric peoples. During the last glacial maximum, mixed
conifer/northern hardwood forest was prevalent throughout much of the continent. This forest type
contained hemlocks, pines, spruces, firs, oaks, birches, elms, ashes, ironwood, maples and
beeches (Grayson and Meltzer 2003). However, as temperatures warmed and glaciers retreated
during the Late Pleistocene, there was a general change from boreal forest towards mixed
conifer/northern hardwood forest (Anderson 2001). During the Terminal Pleistocene around
10,900 B.C., a rapid shift towards glacial conditions occurred throughout the northern hemisphere.
This abrupt cooling event, called the Younger Dryas Cold Episode, quickly heralded the extinction
of mega-fauna in the Americas (Anderson 2001). The Early Holocene Climatic Episode, starting
at approximately 9,300 B.C., began a period of rapid warming with the proliferation of mesic
deciduous woodlands in North America (Anderson 2001). The mid-Holocene interval, also
referred to as the Hypsithermal Climatic Episode, began around 7,000 B.C. This period brought
about conditions that were generally dryer and warmer than present day. This drier weather
resulted in more prairie vegetation and greater local climatic variability (Anderson 2001). During
the Hypsithermal Climatic Episode, prairie grasses and vegetation including xeric oak and hickory
species typified the local floral assemblage (Grayson and Meltzer 2003). The Late Holocene
Climatic Episode, beginning at approximately 3,000 B.C., heralded a climate like our present-day
condition with modern deciduous forests (Anderson 2001).
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3.2
Current Land Use
The project area is located within the Northern Outer Piedmont ecoregion (45f) (Woods et al.
1998). The topography of the region consists of a dissected upland composed of low hills, irregular
plains, isolated ridges and mountains, and shallow ravines. Loblolly shortleaf pine forests are
common present day, but the original forest cover for the ecoregion is not well known. Dominant
land use within the region includes forestry and agriculture. Within the project area, most forested
areas have been logged and replanted cyclically as tree farms. Much of the project area are the
logged forested areas with few small patches of tree cover throughout, usually situated near
waterways or on steep slopes. An overhead electric line bisects the project area. While there are
no residential structures within the project area, there are some residences that border the APE
to the north and to the east. These conditions were observed during Apogee’s background
research and field visit. Photos 1-7 depict the current land use of the project area.

Photo 1: View of overgrowth in project area, facing southeast.
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Photo 2: View of open grassy powerline corridor, facing northwest.

Photo 3: View of disturbed powerline corridor with gravel road, facing southeast.
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Photo 4: Example of erosion within project area, facing northwest.

Photo 5: View of wooded area north of Deep Creek within project area, facing west.

Whitesburg ∙ Charleston ∙ Pittsburgh ∙ Raleigh ∙ Richmond | (606) 633-7677 | apogee-environmental.com

11

120

Photo 6: View previously logged portion of project area on top of sloped landform, facing east.

Photo 7: View of large, disturbed area covered in overgrowth and gravel, facing southwest.
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4.0

LITERATURE REVIEW

This section provides a literature review of the regional prehistory and history, results of the
Virginia Cultural Resource Information System (V-CRIS) file review, and historic map research.
4.1
Literature Review
This literature review summarizes the prehistory and history of Virginia. It provides details on the
six major time periods documented by the Virginia Department of Historic Resources (DHR): Early
Hunters and Dispersed Foragers, Sedentary Foragers, Farmers, European Contact and Historic
Period.
The project area is located within the northeastern corner of the Southern Piedmont geographical
and cultural region of Virginia as defined by VDHR’s Regional Boundaries and Differences:
Geography and Culture map (2017). This region is bound by the James River to the north, the
Virginia-North Carolina border to the south, the Fall Line to the east, and the Blue Ridge
Mountains to the west (VDHR 2017: 104). Unlike the neighboring Southern Coastal Plain and
Northern Piedmont regions, the Southern Piedmont region was not significantly settled by
Europeans until the mid-18th century. When European settlers finally started moving into the
Southern Piedmont region, the settlers were mostly coming from the Northern Piedmont region.
Due to the settlement patters of the 18th century, the Southern Piedmont region has significant
geographical and cultural diversity where the eastern part of the region resembles the Tidewater
region and the western part resembled that of the Valley and Southwest Virginia.
When examining the history of humans within any region, it is important to start with the first
inhabitants: Native American groups. Below is an outline of a partial account primarily based on
archaeological data. After first arriving in Virginia in 1607, European settlers started moving
towards what is now the Richmond area (VDHR 2017: 101). When European settlers finally
started moving into the Southern Piedmont region, the settlers were mostly coming from the
Northern Piedmont region (VDHR 2017: 104). Due to the settlement patters of the 18th century,
the Southern Piedmont region has significant geographical and cultural diversity where the
eastern part of the region resembles the Tidewater region and the western part resembled that of
the Valley and Southwest Virginia. This region was settled both for its agricultural potential, but
also for its industrial potential.
Early Hunters and Dispersed Foragers
Paleoindian Period (ca. 15000 to 8000 B.C.)
This period marks the end of the last glacial episode in the late Pleistocene Period and the
transition into the Holocene Period in Virginia (Custer 1990). Due to the cool temperatures, the
Paleoindian Period is marked by a mobile, hunting and gathering adaptation, known primarily as
big game hunters of now-extinct megafauna. The Paleoindian tool kit is heavily defined by chipped
stone fluted points of local material known as Clovis points, which focused on procurement and
processing of megafauna (Custer 1990). During this almost six thousand years long period, there
is a consistent settlement practice of small familial bands following alongside game movements.
A very small number of Paleoindian sites have been encountered in modern day Virginia (VDHR
2017: 107). One consideration for the area is the use of overhangs as shelter as well as temporary
camps (Custer 1990). The small number of Paleoindian sites is likely attributed to the age of the
sites as well as low population density (VDHR 2017: 107).
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Despite the scarcity of Paleoindian sites in Virginia, there are three significant site complexes in
Virginia: Flint Run in Warren County, Williamson in Dinwiddie County, and Cactus Hill in Sussex
County (VDHR 2017: 107; Gardner 1983; Peck 2010; Hranicky 2010). Within the Flint Run site
complex, the Thunderbird and Fifty sites provide the complex with its chronological order (Gardner
1983:49). By using these three sites, archaeologists were able to create the “Flint Run Lithic
Deterministic Model,” a model that helps understand settlement strategies of Paleoindian groups
(Anderson and Sassaman 1996:23). According to the model, high-quality lithic material was the
main factor in the settlement patterns of Paleoindian and Early Archaic Indigenous groups.
Another factor that contributed to Paleoindian and Early Archaic settlement patterns was food
collection. These two factors help explain why many Paleoindian sites are located in floodplains
or adjacent alluvial fans (Turner 1989).
Fluted point concentrations have been recorded in the Southern Piedmont and Coastal Plain
regions of Virginia, which has been attributed to local outcrops of chert, jasper, and chalcedony
(Turner 1989). The end of the Paleoindian period and the transition to the Early Archaic period is
traditionally seen through the change from fluted points to unfluted, triangular points.
Early Archaic and Middle Archaic Period (8000 to 2500 B.C.)
The Early Archaic period marks a shift in the types of lithic points that were produced as well as
a drastic shift in environment. The once cool temperatures receded and were replaced by a warm
and dry climate. The hunting lifestyle shifted to include gathering of fruit and nuts, and the
extinction of megafauna led to the hunting of smaller game, for which a smaller toolkit became
necessary (Custer 1990). While there are drastic environmental changes during the Early Archaic
period, the tool kits, settlement patterns, and subsistence patterns of the Indigenous groups is
very similar to those used during the Paleoindian Period. This is consistent with the face that
many of the Paleoindian sites in Virginia also have an Early Archaic component (Gardner 1983;
Peck 2010; Hranicky 2010).
As populations responded to the dramatic changes to the plant and animal communities of the
early Holocene, small mobile groups developed a more diversified subsistence strategy. As a
result, the Archaic tool kit also diversifies. More plant processing tools are encountered, including
grinding stones, and mortars and pestles. Another shift includes increase in group size, but the
locational pattern stays relatively the same.
There are a limited number of Archaic sites located in Virginia (Custer 1990, Egloff and Woodward
2006). This could be a result of many sites being inundated by changing sea levels over time, but
it could also be a symptom of the low population density during the period (Turner 1989; Gardner
1989). It could also be symptomatic of poor survey coverage as Custer (1990) suggests. The
currently available data suggest Archaic settlements were usually associated with freshwater
wetlands, bogs, and swamps (Custer 1990). Custer (1990) also proposes that the rapid rise in
sea level during the Early and Middle Archaic may have not allowed coastal resources to have
been as rich with shellfish beds as they were at later times.
Sedentary Foragers
Late Archaic, Early and Middle Woodland Period (2500 B.C to 900 A.D.)
The Late Archaic Period, while marked by distinctive projectile point types, does not differ much
to the adaptations of the Middle Archaic period. The primary attributes of the Late Archaic period
are small groups, non-sedentary settlement patterns, infrequent aggregation phases, and minimal
regional integration or interaction (Mouer 1991:10). Sites during the Late Archaic period seem to
differ greatly depending upon their location in either upland of near river settings (Mouer 1991).
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The Woodland Period correlates to a pronounced warm and dry period in the region, where this
climatic alteration with increasing sea levels creates extensive brackish marshes along the coast.
In addition to the dramatic climatic changes, Woodland settlements become larger and start to
congregate along major river floodplains and estuaries, and the construction of homes correlates
with a sedentary lifestyle (Klein and Klatka 1991). With an overall tendency of increases in
population densities, there is an increased efficient utilization of horticulture. The Woodland tool
kit continues to utilize chipped stone tools and plant processing tools like in the Archaic, but now
starts to incorporate non-local lithic raw materials that indicate larger interaction spheres.
Due to increased success in food production and incorporation of storage containers, such as
ceramics, there is corresponding proliferation in social development and the beginnings of ranked
societies around 1200 B.C. From the Late Archaic through the Middle Woodland Periods, the
archaeological record in Virginia also corroborates the appearance and general incorporation of
agricultural practices with a general trend towards larger village sizes and population growth. This
corresponding increase in population size was similarly witnessed in the overall larger sizes of
coeval base camps and seasonal camps compared to previous periods. These larger overall trend
in sites’ sizes could be the result of an initial fissioning of these bourgeoning large populations
into smaller, more manageable groups versus the proliferation of social complexity to compensate
for unsustainable densities and the additional energy to maintain it. This period may also be
characterized by rock shelter and small camp sites (Egloff and Woodward 2006, VP 2015).
Ceramics during the Middle Woodland period were not usually found south of the James River
(Egloff and Potter 1982). Wares that were found south of the James River include Stony Creek
ware, Prince George ware, and Hercules ware. Stony Creek ware is a sand-tempered ware that
sometimes features a cord-marked surface. Prince George ware is characterized by either a
pebble-tempered or sand-and-pebble-tempered paste and is infrequently decorated. When
decorated, there are usually cord marks, net marks, or fabric impressions. Hercules ware is
characterized by a crushed granite and gneiss temper with a wicker-fabric-impressed surface.
Farmers
Late Woodland (A.D. 900 to 1600)
The Late Woodland period is characterized by large villages with incredibly organized social,
economic, and political structures, as such, the material culture expanded immensely to include
a wide variety of pottery, lithic and bone tools, and jewelry made from shell and copper (Turner
1992). This period is also characterized by an increased dependence upon agricultural practices.
However, the reliance on agriculture led to greater population growth, larger villages, and an
increase in social complexity. Burial practices became more elaborate, and different areas began
developing distinct identities. Farming became a main source of food, with the three main crops
being beans, corn, and squash. Site types for this period include large settlements, burial mounds,
and camps (Egloff and Woodward 2006).
Ceramics in Virginia during this period become more localized, which is consistent with the
increased evidence of territorial behaviors (Turner 1992). Ceramics commonly found south of the
James River include Cashie/Gaston ware, Roanoke ware, and Townsend ware. Cashie/Gaston
ware is a granule-tempered ware with a simple stamped surface. Gaston ware is considered to
be the protohistoric/contact period form of Cashie ware (Phelps 1983). Roanoke ware is a shelltempered ware with a clay-like paste and a simple stamped exterior. Townsend ware is a shelltempered ware with a silty paste and a fabric impressed exterior surface.
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European Contact
Contact Period (A.D. 1600 to 1800)
After A.D. 1600, the native cultural groups and their lifeways become heavily influenced by
European economies, diseases, and technology. The Contact Period is poorly understood as
there are very few archaeological sites dating to that period in the region. The settlement
distribution and pattern would have been like the Woodland Period, with a general decrease in
population sizes. The period ended with the almost extinction of the native population by early
European explorers and illnesses. Some examples of site types may include battlefields and mass
graves (Egloff and Woodward 2006).
Powhatan County Historic Period
Settlement to Society (1607 to 1750)
While indigenous peoples inhabited the New River Valley for thousands of years, the area
encompassing the current project was first explored by Europeans in the early-seventeenth
century. At the time of European contact, the area encompassing Richmond was occupied by the
Algonquian-speaking people, the Powhatans and Arrohattecks, both under the control of the ruler
Wahunsunacaugh, better known as Chief Powhatan (Magoon 2007). In the early seventeenth
century, these people occupied the shorelines of the major rivers east of the fall line (TylerMcGraw 1994). Land near the falls was an ideal location for a village. Investigations reveal that
the King’s Village of Powhatan likely stood in the vicinity of Fulton Bottom or Tree Hill Farm with
approximately 50 warriors and the King’s Village of Arrohatteck was likely near Osborne’s
Landing, about three miles below Wilton, with approximately 60 fighting men (Magoon 2007).
In May 1607, Captain Christopher Newport led an expedition up the James River to a point near
the Michaux Bridge (Couture 1980). The Monocan Indians occupied this area that is now known
as Powhatan County; however, Newport’s journey was successful in penetrating the land. The
site of the Monocan village was an open settlement bordered by cliffs rising on the north side of
the James River, rolling country to the south, with creeks on both the east and west. The name
“Monocan” was derived from the Algonquin word for a digging stick or spade as the tribe was
known for their farming practices on this land (Couture 1980).
The Indian uprising of 1622 severely crippled both the population and economy of the region and
resulted in the Powhatans’ maintaining control. The Indians continued to raid outlying plantations,
forcing the colonists east, and laying siege to whatever structure and livestock remained (Tyler
1967; McCartney 1996). Despite these adverse conditions, English settlements continued to
press into the Virginia interior with people clustering initially along rivers and navigable creeks,
then moving inland, as the most desirable land was exhausted (Moore 1976). However, this was
not done entirely voluntarily. Though sympathetic to the settlers’ plight, Virginia Company officials
ordered them to re-occupy the land they had abandoned, for fear of losing their investment in the
colony.
It was tobacco and its subsequent profits that determined the pattern of nearly every aspect of
early life in Virginia, encompassing the economy, the cultural landscape, and social relations
(Kulikoff 1986; Moore 1976). On April 18, 1644, the natives of the Powhatan Confederacy made
a second attempt to drive the colonists back east. The colonists responded by erecting forts at
the fall lines of the major rivers, including Fort Charles at the falls of the James River. A year later,
however, a peace treaty was made with the Indians thereby largely quelling the violence (Hening
1823).
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Figure 4: A map of Powhatan County showing the general location of the project area (Campbell
et al 1864).
By 1700, when the French Huguenots migrated to what is now Powhatan County, the Monocan
tribe had declined to extinction and left behind an abandoned village. The Huguenots immigrated
to Virginia with monetary support from England’s King William III after King Louis XIV’s repeal of
the French Edict of Nantes forced his subjects to practice Catholicism (Bugg 1953). Their
settlement in Virginia was near the James River in the abandoned Monocan Indian village,
however by 1750, the refugees scattered throughout the area due to a lack of resources,
ultimately resulting in the village eventually being destroyed.
Colony to Nation (1751 to 1789)
In 1777, the county of Powhatan was formally established and named after the Indian Chief
Powhatan, father of the Indian princess, Pocahontas. The Virginia General Assembly created the
county of the land from the eastern portion of Cumberland County between the James and
Appomattox Rivers; however, the current day 272 square miles of County of Powhatan wasn’t
created until 1850 when a portion of Chesterfield County was annexed (Couture 1980). With the
formation of the county came the first court held on July 17, 1777, in the home of Littlebury Mosby,
located at the intersection of Anderson Highway and Old Tavern Road (Couture 1980). Mosby
was an important figure in the county at the time as a vestryman and senior warden of Petersville
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Church, a colonel in the militia, as well as a high sheriff. A courthouse was eventually erected in
1785 at the public square in Scottsville, the county seat (Couture 1980).
With Powhatan County bordering the city of Richmond, major events encompassed the region.
The relocation of the state’s capitol from Williamsburg to Richmond in 1780 was momentous in
the region and assured the town’s permanence in Virginia as it continued to grow as a center of
commerce and trade. With this change, the population of Richmond quickly swelled from 684 in
1780 to over 1,000 the following year, attracting politicians, lawyers, clerks, printers, shoemakers,
tailors, and white, free black, and slave artisans (HRF 1989; Works Progress 1940; Tyler-McGraw
1994). The City of Richmond was officially incorporated in 1782.
In 1796, the first general school law in Virginia was passed with the sole intention to provide
education to poor children whose parents were unable to provide an education for them (Couture
1980). However, the education law relied on the county to agree and accept the responsibility for
free education to all children. The Powhatan County Court ultimately stated it was not necessary
for the county to establish public schools in the county resulting in the wealthiest residents
employing a tutor to provide education to their children. It wasn’t until 1810 that the state of Virginia
created the Literary Fund to establish a public school system. This fund reserved a portion of the
money to educate the poor as well as eventually establishing the University of Virginia and the
Virginia Military Institute (Couture 1980).
At the onset of the American Revolution, Richmond had a population of approximately 1,800
citizens, half of whom were slaves. With the coming of the war, many of the men in town did their
patriotic duty by enlisting and leaving Richmond. In this weakened state, the war came to the town
in 1781 when British Brigadier General Benedict Arnold sailed up the James River and burned
many of its public and private buildings, as well as a large quantity of tobacco. In preparation for
the attack, Jefferson moved all arms and records outside of the city and fled alongside other
government officials.
Towards the end of the eighteenth century, transportation in the central Virginia region greatly
improved by means of the use of steamboats up the James River (1784), the creation of a long
transportation route known as the Southern Stage (1786), and opening of the first Mayo bridge
across the James River (1788) (Sanford 1975). These transportation developments opened the
city even more to its surrounding agricultural fields in Powhatan County and allowed the town and
its economy to expand.
Antebellum Period (1784 to 1861)
The period between the Revolution and the War of 1812 is known in Virginia as "The Great
Rebuilding." The "rebuilding" referred not only to the political landscape of Virginia, but to the
physical landscape as well (Best and McAloon 1996). In the Tidewater, the landscape of isolated
autonomous plantations gave way to the development of urban centers where goods and services
could be exchanged. Similar changes occurred in the Piedmont region, specifically in Richmond
and its neighboring counties. By the mid-nineteenth century, Richmond had achieved the
commercial growth and industrial production it had sought and as the antebellum period
approached, the city was flourishing. Transportation and infrastructure refinement of the region
continued at an aggressive pace during this era. Beginning in the 1830s, commerce and industry
in the city was further stimulated with the opening of several railroads serving the city. As a result
of these improvements, industry and agriculture within the region began to expand and Richmond
became an industrial and commercial center. By 1858, there were 91 manufacturing
establishments in the city which employed 11,811 people and produced $19,488.896 worth of
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products. The tobacco industry was, by far, the most important, making up more than half of these
numbers, followed by flour milling and thirdly the iron industry (Sanford 1975).
Powhatan County’s architecture shifted in the mid-19th century with the arrival of Philip St. George
Cocke and his advanced architectural ideas (Lee 2019). In 1845, Cocke commissioned nationally
noted Alexander Jackson Davis to design his residence at Belmead. After this project, he was
hired to design other buildings in the county including the Courthouse, Emmanuel Church, and
Elmington. Davis’ skills in the Gothic Revival style is apparent throughout the residences in the
county and greatly influenced the overall architecture in the area (Lee 2019).
Civil War (1861 to 1865)
With Richmond being the capital of the Confederacy and its easy access by transportation, the
city played an important role in the Civil War but did not directly witness any battles. Richmond’s
industrial and manufacturing network was well suited to supply the Confederate army although
many industries and facilities had to be adapted to function as such. Factories were producing
uniforms, equipment, and other supplies at an exceptional rate.
As the state’s capital and main industrial center for the Confederacy, Richmond was the objective
of numerous Union army advances throughout the war, however the city’s defenses held until the
end. In April 1865, Gen. Robert E. Lee reported to President Jefferson Davis that he could no
longer hold the line in Petersburg to the south and that he and the government should abandon
Richmond. In the wake of the retreat, several stores of armament, cotton, tobacco, and other
supplies were burned to prevent their capture by the Union army, however the flames spread and
by the time they were extinguished, a substantial portion of the city lay in ruins; the project area
was well north of the fire.
The North never ventured into Powhatan County and the citizens residing there were not affect
by the war (Couture 1980). However, the Huguenots Springs Hotel, a three-story hotel built in the
19th century to provide summer respite to city dwellers, served as a convalescent hospital during
the Civil War (Weaver 1969). Women from Powhatan County as well as its surrounding counties
served as nurses and attendants to injured soldiers, with about 250 of them dying at the hospital
from wounds or disease (Weaver 1969).
Powhatan County is perhaps most well-known for its association with Robert E. Lee. After the
surrender at Appomattox, Lee passed through Powhatan on his journey home. Soon after, Lee
retreated to a small cottage called Derwent with his family in western Powhatan to escape threats
of treason.
Reconstruction and Growth (1866 to 1916)
Unlike many areas of Virginia, Richmond and Powhatan County escaped much of the destruction
caused by the war, Richmond’s worst being from the evacuation fire. During the Civil War the city
of Richmond had gained in population and in industrial capacity. These factors promoted a quick
recovery during Reconstruction compared to other cities in the south and by 1870 there were
51,000 residents in the city (Tyler-McGraw 1994).
The first census following the Civil War showed a relatively even distribution of African Americans
among Richmond’s five wards, however, “Little Africa” would become “one of the most significant
and influential black communities in America” (VHLCS 1976). In 1871, that part of Richmond
bounded on the north and west by the then City corporation limits, on the south by Clay Street,
and on the east by 18th Street was established as a separate political subdivision (Winthrop n.d.).
According to Tyler-McGraw, the creation of Jackson Ward as a largely African American district
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was intended to limit black voting influence to one district while still assuring black representation
on the city council long after Reconstruction (Tyler-McGraw 1994). This political subdivision
existed until 1905 (VHLCS 1976). Jackson Ward became the center of black community and
political life even while the area was initially still home to many Irish and German families (TylerMcGraw 1994). Although in proximity to Richmond, Powhatan County’s population decreased at
this time and continued to use slave labor to construct roads during the era of Reconstruction.
This contrast shows how different city life was to the suburbs following the Civil War.
Historically, farming has been the most important industry in Powhatan County with production of
tobacco greatly increasing following the Civil War. In 1870, Powhatan produced 514,430 pounds
of tobacco and in 1880 nearly doubled that with 914,132, resulting in Virginia ranking second in
the United States in the production, acreage, and value of its tobacco (Hotchkiss 1881). At the
time of the 1870 census, the 376 farms in Powhatan County were valued at $1,449,229 with
almost 200 of the farms containing between 100 and 149 acres (USCB). The success in farming
in the county was due to its climatic conditions and adjacency to the James River. The ample
rainfall allowed for a longer growing season with soil variations lending to an abundance of wheat
and tobacco cultivation.
World War I to World War II (1917-1945)
During World War I, Richmond experienced growth to meet wartime needs. Large, temporary
factories were erected, and existing factories were expanded upon. With the new jobs created for
wartime materials, Richmond’s population increased by more than 25 percent from 127,628 in
1910 to 171,667 in 1920 (USCB). At the end of the war, Richmond eagerly entered the “roaring
twenties” just like cities throughout the nation. In these flush times the city developed in many
ways as new businesses opened and multi-story buildings were constructed.
Until the early 1920s, tobacco was the primary cash crop in Powhatan County. However, with the
decline of tobacco prices, farmers turned to dairy farming to act as supplemental income to keep
them afloat during this time (Palmore 1990). By the spring of 1923, the Powhatan Cheese
Company began operation and provided local farmers an outlet for the sale of their dairy products.
The company was in operation up until the Great Depression when the county and Richmond
were hit hard, and many businesses closed (Palmore 1990). However, the city of Richmond’s
diversified industry and tobacco industry aided in keeping the economy above average.
New Dominion (1946-Present)
Following World War II, Richmond had a population of 304,541 people and was witnessing the
construction of thousands of new homes. While tobacco manufacturing remained her primary
industry, chemicals and allied products were also growing (Sanford 1975). The city continued to
expand, particularly westward. Although Powhatan County did not benefit from the Post World
War II suburban expansion across the country, the county has steadily increased in population.
In 1950, the population of the county was 5,556 with roughly 30,000 now residing in the county
as of 2019 (USCB). Much of the population growth during this period is due to the county being
bordered by the James and Appomattox Rivers to the north and south. These rivers along with
localized lakes and creeks give residents an abundance of opportunities for fishing, boating,
swimming, and other recreational activities. In addition to water activities, the Powhatan State
Park set amongst the banks of the James River contains thousands of acres of gentle terrain best
suited for hiking and horseback riding.
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3.2
Previous Investigations
Apogee conducted a file review via the Virginia Cultural Resource Information System (V-CRIS)
website in August 2021 (Figure 7). According to the V-CRIS record search, there are no previously
recorded archaeological sites, no previous Phase I archaeological surveys, and 7 previously
recorded architectural resources (Table 2) within a .5 mile radius of the project area.

Figure 5: Results of V-CRIS file review.
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Table 2: Previously Recorded Architectural Resources within Boundaries of Current Project.
DHR ID
072-0174
072-0186
072-0188
072-0189
072-5033
072-5034
072-5036

Property Name
House, Rt. 715 (Current)
Truss Bridge #6046, Cartersville Road (Route 684),
spanning Deep Creek (Function/Location)
Gobbler's Knob (Current)
Morris and Mayo (Historic)
Belmead Estate Upper Gate Markers/Off Route 684
(Function/Location)
Belmead Estate Lower Gate Markers/Off Route 684
(Function/Location)
Belmead - St. Emma - St. Francis Historic District
(Current), The Sisters of the Blessed Sacrament
Complex (Current)

NRHP
Evaluation
unevaluated
DHR Staff:
Not Eligible
unevaluated
unevaluated

Location
Relative to
Project
Area
outside
outside
outside
outside

unevaluated

outside

unevaluated

outside

DHR Board
Det. Eligible

immediately
adjacent

The Belmead - St. Emma - St. Francis Historic District (DHR Resource No. 072-5036) is located
along the northeastern edge of the project area, consisting of over 2,265 acres on the south bank
of the James River extending south to the community of Provost. The largest buildings are set
atop ridges with views across the site’s lowlands to the James River and beyond. The Cocke
Plantation granary is situated on a hill just above the central lowland. As a majority of the other
remaining buildings are/were service buildings, such as garages, tenant houses, and barns, they
are located in close proximity to the two largest buildings. Additional agricultural resources are
found in other locations across the vast acreage. Deep Creek divides the central Belmead/St.
Emma resources from the central St. Francis resources, and separate roadways cross the
southern uplands to serve each complex. No vehicular bridges are extant to connect the two
complexes. A twentieth-century Pratt Truss bridge still crosses Deep Creek, but it currently has
no deck. A stone arch bridge crosses Lick Creek in the lowland area, and nearby a stone wall
stretches west toward the Pratt Truss bridge remains. A total of four cemeteries are located on
the property, two on either side of Deep Creek. In the northwest and northeast sections of the
lowlands are wetlands, while the uplands are a combination of timber forests and open fields. A
large pond lies to the west of the Belmead Drive, and an alley of beech trees leads east from the
drive to St. Francis and a site suspected to be one of the earlier three plantations which occupied
the property. The Belmead – St. Emma – St. Francis Historic District was evaluated at the national
level of significance under Criterion A (Education, Social History, and Ethnic Heritage: AfricanAmerican), Criterion B (Philip St. George Cocke; St. Katharine Drexel), Criterion C (Architecture,
for Alexander J. Davis’s Belmead), and Criteria Considerations A and G with a period of
significance of 1838-1970. The historic district has a state level of significance under Criterion C
(Architecture, for Dodd and Roby’s Gothic Revival campus at St. Francis). Additional information
is needed before level of significance can be evaluated under Criterion A (Agriculture and Ethnic
Heritage: Native American) and Criterion B (Louise Drexel Morrell, Edward Morrell).
3.3
Historic Map Review
A review of historic USGS topographic quadrangle maps was conducted to identify any potential
historic resources within or adjacent to the project area. The earliest available topographic
quadrangle depicting the project area is the Palmyra, VA (1891) USGS 1:125,000 scale
quadrangle, on which no historic properties are depicted within the project area; however, it
should be noted that historic maps at this scale rarely depict individual properties, especially in
rural areas. No historic properties were depicted on any available historic maps.
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5.0

SITE VISIT RESULTS

Apogee performed a site visit on October 25th and 26th, 2021, to observe and record the current
conditions within the project area, to document the locations of potential resources identified
during background research, and to excavate judgmental STPs to confirm soil stratigraphy in
select areas (Figure 8).
The Phase 1A reconnaissance did not identify any extant structures within the project area. The
locations of seven previously recorded architectural resources within the .5-mile buffer (DHR No.
072-0174, 072-0186, 072-0188, 072-0189, 072-5033, 072-5034, and 072-5036) were revisited.
DHR No. 072-0174, House off Rt. 715, is occupied and well maintained (Photos 8-9). DHR No.
072-0186, Truss Bridge #6046, has been surveyed within the past 5 years and has been
determined not eligible (Photo 10). DHR No. 072-0188, Gobbler’s Knob, and its secondary
structures are not located within the .5-mile buffer despite the location on its VCRIS form. The
access road is located off Cartersville Road and is not accessible by the public. DHR No. 0720189, Morris and Mayo, is occupied and well maintained (Photos 11-12). DHR No. 072-5033 and
072-5034, Belmead Estate Upper and Lower Gate Markers, are no longer situated along Route
684 and have been returned at or near their original locations (Photos 13-14). DHR No. 072-5036,
The Belmead – St. Emma – St. Francis Historic District was observed from the eastern edge of
the project area, as well as accessed via Route 600 to observe viewshed (Photos 15-16).
Limited shovel testing was also conducted to verify soil profiles in select areas. Ten shovel tests
were conducted throughout the project area. STP 1 was conducted in the Northwest corner of the
APE in an overgrown area of medium probability with evidence of pine tree clearing. The soil
profile for STP 1 consisted of 13 cm of brown (10YR 5/3) sandy loam as Stratum I. Stratum II was
present from 13-25cm and consisted of a yellowish brown (10YR 5/6) sandy loam. Stratum III was
identified as a yellowish red (5YR 5/6) sandy clay from 25-37cm where the STP was terminated.
No cultural materials were recovered from STP 1.
STP 2 was conducted along the power line corridor that bisects the project area. This power line
corridor has evidence of mowing and features gravel roadways. Therefore, the power line corridor
has been significantly disturbed during both power line upkeep and pine tree farming. STP 2 is
also west of a tributary for Deep Creek, making it a high probability area. The soil profile for STP
2 reflected its proximity to a flooded area. Stratum I featured a pale brown (2.5Y 7/4) loose silty
sand down to 37 cm. Stratum II featured a more compact brownish yellow (10YR 6/6) sandy loam
down to 56 cm where the STP was terminated. No cultural materials were recovered from STP 2.
STP 3 was conducted on a wooded floodplain at the confluence of Deep Creek and an unnamed
tributary in the southern portion of the project area. Its location is within a high probability area of
the APE. The soil profile for STP 3 consisted of 10 cm of gray (2.5Y 5/1) loose silty sand as
Stratum I, 9 cm of pale brown (2.5Y 7/4) sandy loam as Stratum II, and 19 cm of strong brown
(7.5YR 5/6) sandy clay as Stratum III. No cultural materials were recovered from STP 3.
STP 4 was conducted on within an eroded dirt roadway to determine the extent of disturbance
caused by trucks traveling through the APE. While the STP is located within a medium probability
area, the presence of subsoil on the surface shows significant disturbance. The soil profile for
STP 2 was stripped exhibiting disturbance and consisted of only one stratum (Stratum I), a 28
cm-thick red (2.5YR 4/8) compact clay loam. No cultural materials were recovered from STP 4.
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STP 5 was conducted on an eroded and overgrown area of medium probability towards the
northernmost point of the project area. The soil profile for STP 5 consisted of 17 cm of brown
(10YR 4/3) silt loam as Stratum I and 15 cm of red (2.5YR 4/8) clay as Stratum II. The soils
encountered in STP 5 did not seem to be compacted or eroded, but surface disturbance was
observed through the presence of downed tree limbs and dried out tree stumps. No cultural
materials were recovered from STP 5.
STP 6 was conducted atop an eastward-sloping area of medium to low probability with sparce
vegetation north of the power line corridor. The soil profile for STP 6 consisted of 10 cm of a gray
(10YR 6/1) silt loam for Stratum I, a 7 cm-thick very pale brown (10YR 7/4) silt loam Stratum II,
and a 12 cm-thick strong brown (7.5YR 5/6) clay loam with gray (10YR 5/1) and yellowish brown
(10YR 5/6) mottling. This indicates the soils in this area are frequently flooded and are therefore
hydric in nature. No cultural materials were recovered from STP 6.
STP 7 was conducted at the southern end of the project area in a low probability area. The area
surrounding STP 7 is overgrown and covered with downed tree limbs because of pine tree
farming. The soil profile for STP 7 consisted of 5 cm of a dark brown (10YR 3/3) silt loam for
Stratum I and a 14 cm-thick yellowish red (5YR 5/6) clay loam with decaying rock for Stratum II.
No cultural materials were recovered from STP 7.
STP 8 was conducted just south of the power line corridor in the easternmost confluence of Deep
Creek and an unnamed tributary. STP 8 is located just west of the confluence due to the presence
of an active tributary, making it an area of high probability. The soil profile for STP 8 consisted of
15 cm of grayish brown (10YR 5/2) silt loam for Stratum I, a 24 cm-thick Stratum II of green (5G
5/2) wet clay loam, and a 11 cm-thick Stratum III of grayish brown (10YR 5/2) wet clay loam with
strong brown (7.5YR 5/6) and brownish yellow (10YR 6/6) mottling. The presence of gley coloring
in Stratum II demonstrates the soils in this area are hydric due to their proximity to the creek
tributary. No cultural materials were recovered from STP 8.
STP 9 was conducted at the northern end of a steeply sloped area of very low probability within
the APE. The slope in this area is southeastward towards a tributary for Deep Creek. The soil
profile for STP 9 consisted of 15 cm of gray (2.5Y 5/1) silty sand for Stratum I, a 12 cm-thick very
pale brown (2.5Y 7/4) silty sand for Stratum II, and a 14 cm-thick strong brown (7.5YR 5/6) clay
loam for Stratum III. No cultural materials were recovered from STP 9.
STP 10 was conducted at the eastern end of the project area where there is overgrown vegetation.
The STP is located within an area of medium probability. The soil profile for STP 10 consisted of
a 8 cm brown (10YR 4/3) sandy loam for Stratum I, a 12 cm-thick brownish yellow (10YR 6/6)
sandy loam for Stratum II, and a 15 cm-thick strong brown (7.5YR 5/6) clay loam with yellowish
brown (10YR 5/6) mottling for Stratum III. No cultural materials were recovered from STP 10.
Overall, intensive logging and subsequent tree farm planting has contributed to extensive
erosion/deflation throughout many portions the project area, including the creation and use of dirt
roadways. Additionally, the power line corridor corridors including buried gas pipelines, overhead
electric lines, and an electrical substation represent a significantly disturbed area. However, the
remainder of the project area is largely intact as the soil profiles mostly match those from the
USGS soil survey data.
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Figure 6: Results of Phase IA site visit reconnaissance survey.
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Photo 8: Occupied structure (DHR Resource No. 072-0174, House, Rt. 715), single-dwelling
residence, facing north.

Photo 9: Outbuildings associated with DHR Resource No. 072-0174, facing north.
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Photo 10: DHR No. 072-0186, Truss Bridge #6046, Cartersville Road (Rt. 684), facing west.

Photo 11: Occupied structure (DHR Resource No. 072-0189, Morris and Mayo), single-dwelling
residence, facing south.
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Photo 12: Outbuilding associated with DHR Resource No. 072-0189, facing west.

Photo 13: DHR Resource No. 072-5033, Belmead Estate Upper Gate Marker former location off
Route 684, facing north.
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Photo 14: DHR Resource No. 072-5034, Belmead Estate Lower Gate Marker former location off
Route 684, facing east.

Photo 15: DHR Resource No. 072-5036, the Belmead – St. Emma – St. Francis Historic District
from Route 600 towards project area, facing southwest.
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Photo 16: DHR Resource No. 072-5036, the Belmead – St. Emma – St. Francis Historic District
from Route 684 towards project area, facing southwest.

Photo 17: View of STP 1 soil profile.
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Photo 18: View of STP 2 soil profile.

Photo 19: View of STP 3 soil profile.
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Photo 20: View of STP 4 soil profile.

Photo 21: View of STP 5 soil profile.
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Photo 22: View of STP 6 soil profile.

Photo 23: View of STP 7 soil profile.
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Photo 24: View of STP 8 soil profile.

Photo 25: View of STP 9 soil profile.
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Photo 26: View of STP 10 soil profile.
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6.0

ARCHAEOLOGICAL SITE PROBABILITY & RECOMMENDATIONS

6.1

Precontact Archaeological Site Probability

In general, the project area has fairly low probability for encountering precontact archaeological
sites (Figure 9). High Probability areas for precontact sites are limited to soils with flat topography
surrounding waterways such as Terrible Creek and its unnamed tributaries. High Probability areas
are limited due to excessively sloping topography and a lack of significant waterways and stream
confluences. There are approximately 240.9 acres of High Probability areas for precontact sites.
Medium Probability areas consist of landforms with relatively flat topography but are removed
from a nearby water source. There are approximately 195.8 acres of Medium Probability areas
for precontact sites. Areas assigned Low Probability mostly consist of soils on slopes ranging
from 7 to 15 percent and some relatively flat areas far removed from a water source. Also, Low
Probability areas are ideal for a shovel test sampling strategy along ridgelines and hill tops. There
are approximately 448.7 acres of areas with Low Probability for precontact sites. Areas defined
as Visual Inspection Only are those with steep slopes (>15%) and substantial ground disturbance.
There are approximately 80.72 acres of areas designated as Visual Inspection Only.
6.2

Historic Archaeological Site Probability

Areas with High Probability for historic archaeological sites follow similar trends to those for
precontact sites such as distance to water and topography. Historic maps and previously
documented resources help to narrow down areas utilized more extensively where subsurface
cultural features could be identified. Based on historic map research, there is very low probability
of encountering historic archaeological resources within the project area.
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Figure 7: Results of archaeological probability model.
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6.3
Recommendations for Phase IB Archaeological Survey
Apogee recommends the Phase IB archaeological survey of the LOD in accordance with
Guidelines for Conducting Historic Resources Survey in Virginia (DHR 2017) and, more
specifically, Best Practices and Required Report Items for Phase I Archaeological Surveys
Completed in Support of a Permit by Rule Application for Solar Farms in Virginia (DEQ 2018).
According to DEQ (2018), High Probability areas require full shovel test coverage at 50-foot
intervals. Medium Probability areas require sampling strategy of approximately 25 percent
coverage. Low Probability areas require cursory shovel test coverage with past surveys applying
approximately 10 percent. Areas designated as No Testing Needed should at a bare minimum be
walked over and visually inspected. Surface reconnaissance strategies are supported as well,
where feasible. If surface reconnaissance is employed, a full examination of all exposed areas
should be conducted, as opposed to a sampling strategy for coverage.
6.4
Recommendations for Phase IB Historic Architectural Survey
While no extant historic resources were identified during background research and a site
reconnaissance, seven previously recorded resources were identified within the .5-mile buffer.
Apogee recommends a Phase IB historic architectural field survey to reevaluate those previously
recorded resources last evaluated by DHR staff more than five years ago. Special attention should
also be made to the Belmead - St. Emma - St. Francis Historic District (DHR Resource No. 0725036), a NRHP and VLR eligible historic district immediately northeast of the project area. Newly
identified historic resources were identified through a combination of methods. Utilizing readily
available Powhatan County tax maps and GIS files, all parcels were reviewed for pre-1977 build
dates (45 years of age). Historic county maps, topographic maps and aerial imagery were also
reviewed to identify potential historic-age resources and to verify the accuracy of build dates
obtained via GIS-based tax data. Field survey will include exterior photographs of the primary
resources and each secondary resource; a description of the property with information needed to
properly evaluate NRHP eligibility; and an interview of the property owner if available. The location
of each resource will be recorded on field maps and incorporated into a GIS dataset as part of
the documentation record. Following fieldwork, all previously recorded (last evaluated over five
years ago) and newly identified resources within the architectural APE will be documented in VCRIS and evaluated for listing in the VLR/NRHP based on guidance provided in National Register
Bulletin 15: How to Apply the National Register Criteria for Evaluation (NPS 1990). Historic
physical integrity will be determined from site observations, field data, and photographic
documentation.
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7.0

SUMMARY AND CONCLUSIONS

On behalf of Timmons Group, Inc., Apogee Environmental & Archaeological, Inc. conducted a
Phase IA cultural resources assessment for the Beldale Solar Energy Project in Powhatan
County, Virginia. The goal of this Phase IA cultural resources assessment was to: 1) develop a
model that defines tiers of archaeological probability throughout the project area to aid in planning
for a future Phase IB archaeological survey; and 2) identify historic resources within the project
area and develop a plan for a future architectural survey within a .5-mile radius.
As a result of the background research, site visit reconnaissance with limited subsurface testing,
and probability assessment, Apogee recommends Phase IB survey of the project’s final limit of
disturbance in accordance with guidelines currently set by DHR (2017) and DEQ (2018). There
are approximately 240.9 acres of High Probability areas, 195.8 acres of Medium Probability areas,
448.7 acres of areas with Low Probability, and 80.7 acres of areas designated as Visual
Inspection Only. High Probability areas would require full shovel test coverage at 50-foot intervals.
Medium Probability areas would require sampling strategy of approximately 25 percent coverage.
Low Probability areas require cursory shovel test coverage with past surveys applying
approximately 10 percent. Areas designated as Visual Inspection Only should at a bare minimum
be walked over and visually inspected. Surface reconnaissance strategies are supported as well,
where feasible. If surface reconnaissance is employed, a full examination of all exposed areas
should be conducted, as opposed to a sampling strategy for coverage.
As a result of background research and a site reconnaissance, seven previously recorded
resources were identified within .5 miles of the boundary of the project. Apogee recommends a
Phase IB historic architectural field survey to reevaluate those previously recorded resources last
evaluated by DHR staff more than five years ago. Special attention should also be made to the
Belmead - St. Emma - St. Francis Historic District (DHR Resource No. 072-5036), a NRHP and
VLR eligible historic district immediately northeast of the project area.
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1

Introduction

Beldale Solar, LLC (Beldale) is proposing to construct an up to 99.9 MWac solar photovoltaic
(PV) electric generating facility in Powhatan County, Virginia (Facility). The facility will span
approximately 321 acres and will connect to the electrical grid at a Dominion Switchyard located
within the project site. The Switchyard and the 230 kV transmission line, crossing the Project site
is owned and operated by Dominion and will not be decommissioned. The operational life of the
Facility is anticipated to be approximately 40 years. This Decommissioning Methodology (Plan)
describes the procedures associated with decommissioning the Facility and has been created to
support the Facility’s application in seeking a construction certificate from the Virginia State Board
on Electric Generation and Transmission Siting.
This plan lays out the procedures for restoring the site to its original use, based on the recent
historical land use of the property or other economical land uses as desired by the relevant
landowner, at the end of the Facility’s operational life. The Plan describes procedures for the
removal of Facility components. The components of the Facility are described in detail in the
project Exhibit and the preliminary layout is presented in the attached Appendix A.

2

Project Components

Appendix A provides detailed information regarding the anticipated location and description of
the Facility components. The Facility generally consists of the equipment and infrastructure listed
below:

3

•

Steel Piers and Racking;

•

PV Panels;

•

Inverters;

•

Electrical Collection Lines;

•

Access Roads;

•

Fencing, Gating, and Safety Features;

•

Operations and Maintenance (O&M) Building (TBD); and

•

Weather Stations.

Regulatory Compliance

Prior to the commencement of decommissioning, Beldale will perform the appropriate due
diligence requirements and obtain the necessary Powhatan county, state, and federal approvals
to complete decommissioning activities. To mitigate any environmental impact from
decommissioning, Beldale will assess the necessary permits and approvals in the future
regulatory environment to maintain regulatory compliance. Anticipated types of evaluations may
include the following:
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•

Review of on-site jurisdictional status and potential impacts to wetlands and waterbodies
to comply with the Clean Water Act;

•

Consultation with the United States Fish and Wildlife Service to evaluate compliance with
the Endangered Species Act, Migratory Bird Treaty Act, Bald and Golden Eagle
Protection Act, and any other relevant regulations at the time of decommissioning;

•

Consultation with the Virginia Energy and Environment Cabinet for compliance with any
pertinent state regulatory requirements;

•

Completion of a Phase I Environmental Site Assessment in support of Comprehensive
Environmental Response, Compensation, and Liability Act (CERCLA) protection;

•

Development and implementation of a Stormwater Pollution Prevention Plan (SWPPP);

•

Powhatan County building, road, discharge, or erosion control permits (as necessary);
and

•

Special state or local hauling permits (as necessary).

4

Decommissioning

The Project will be decommissioned at the end of its useful life. The Project is presumed to be at
the end of its useful life if the facility generates no electricity for a continuous period of 24 months.
At least 40 days prior to the commencement of decommissioning activities, Beldale will notify
Powhatan County officials. The following general decommissioning activities will occur:
•

Removal of panels;

•

Removal of weather stations, inverters, electrical equipment, racking, and scrap;

•

Removal of piles to a depth of at least 3 feet;

•

Removal of access roads;

•

Removal of electrical collection lines to a depth of at least 3 feet; and

•

Removal of fencing.

Some components may be left in place under certain circumstances. Electrical lines that will not
impact future use of the Project Area (at least 3 feet in depth) may be left in place per renewable
industry practices. Steel piles, where full removal is unattainable, may be cut and left in place at
a depth of 3 feet or greater below the ground surface. The Project collection substation could
remain should another agreement or future use necessitate its continued operation. Utility or
Third Party - owned infrastructure at the substation is not subject to decommissioning by Beldale.
Additionally, landowners may desire that private access roads remain in place for their use.
Beldale will obtain a written request from the landowner for a road or structure (such as the O&M
building) to remain in place.
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5

Materials, Recycling, and Disposal

Many components of the Facility, such as racking, wiring, piles, and panels, retain value over
time. Panels, while slightly less efficient, may be reused elsewhere, or components may be
broken down and recycled. Recycling of solar panels and equipment is rapidly evolving and can
be handled through a combination of sources such as certain manufacturers, PV Cycle (an
international waste program founded by and for the PV industry), or waste management
companies. More than 90 percent of the semiconductor material and glass can be reused in new
modules and products. Other waste materials that hold no value will be recycled or disposed of
via a licensed solid waste disposal facility.

6

Site Restoration

Following the completion of decommissioning activities, it is anticipated that the site will primarily
be converted back to the pre-construction land uses. The land will be graded as necessary,
though minimal grading is expected to be required, and decompacted to allow for productive
agricultural use. Decommissioning of the Facility, including the removal of materials followed by
site restoration, should be completed in approximately 12-18 months.

7

Decommissioning Cost Estimate

Detailed Project Description: Beldale Solar is a 99.9 MWac single-axis tracking, consisting of 28
modules per string. Solar plant located in Powhatan County, VA. (Long, Lat) (37.617° N, -78.026°
W):
PV Module Removal
# Solar Panels 400W
SUBTOTAL
Foundations Structural Removal
# Panel Support Steel Piles
# Panel Racks
SUBTOTAL
Electrical Equipment Removal
Inverters Power Electronics
FS3430M
MV Transformers, 3350 KVA
Tracker Motor
SUBTOTAL
Electrical Wires Removal
MV Conductor (only 10% of total)
DC/LC Conductor
SUBTOTAL

Quantity
287,140

Units
EA

Unit Cost

Quantity
51,275
10,255

Units
EA
EA

Unit Cost
$10
$40

Quantity
40
40
150

Units
EA
EA
EA

Unit Cost
$1,000
$3,000
$15

Quantity
112,500
220,000

Units
FT
FT

Unit Cost

$3

1
$0.50

REV 0

Total
$861,420
$861,420
Total
$512,750
$410,200
$922,950
Total
$40,000
$120,000
$2,250
$162,250
Total
$112,500
$110,000
$222,500

Comment
Disassembly, Haul Offsite
Comment
Disassembly, Haul Offsite
Disassembly, Haul Offsite
Comment
Disassembly, Haul Offsite
Disassembly, Haul Offsite
Disassembly, Haul Offsite
Comment
Removal, Non-Excavation
Removal, Non-Excavation
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Fence/land, Removal/Restoration
Fence Perimeter
Site Remediation
SUBTOTAL

Quantity
53,932
321

Units
FT
Acre

Summary of Estimate
PV Module Removal

$861,420

Foundations Structural Removal

$922,950

Electrical Equipment Removal

$162,250

Electrical Wires Removal

$222,500

Fence/land, Removal/Restoration

$118,132

ESTIMATED GRAND TOTAL

Unit Cost
$1
$200

Total
$53,932
$64,200
$118,132

Comment
Disassembly, Haul Offsite
Seeding and decompaction

$2,287,252

Data Sources:
1. Material List and Quantities:

Based on schematic design.

2. Unit Price Values:

Based on R.S. Means and typical quantities for various components.

8

Financial Assurance

If requested, Beldale will post a financial surety with Powhatan County as the obligee that is equal
to the net cost of decommissioning the facility (decommissioning costs). Based on industry
trends, the projected and actual costs of decommissioning are expected to go down over time
based on improvements both to best practices in calculating these costs and the
decommissioning process itself. Beldale will reevaluate decommissioning costs with a qualified
engineering consultant every five years during the life of the Project.
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About Mangum Economics, LLC
Mangum Economics, LLC is a Richmond, Virginia based firm that specializes in producing objective
economic, quantitative, and qualitative analysis in support of strategic decision making. Much of our
recent work relates to IT & Telecom Infrastructure (data centers, terrestrial and subsea fiber),
Renewable Energy, and Economic Development. Examples of typical studies include:

POLICY ANALYSIS
Identify the intended and, more importantly, unintended consequences of proposed legislation and
other policy initiatives.

ECONOMIC IMPACT ASSESSMENTS AND RETURN ON INVESTMENT ANALYSES
Measure the economic contribution that businesses and other enterprises make to their localities.

WORKFORCE ANALYSIS
Project the demand for, and supply of, qualified workers.

CLUSTER ANALYSIS
Use occupation and industry clusters to illuminate regional workforce and industry strengths and
identify connections between the two.

The Project Team
Martina Arel, M.B.A.
Research Director
– Economic Development and Renewable Energy
A. Fletcher Mangum, Ph.D.
Founder and CEO
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Executive Summary
This report assesses the economic and fiscal contribution that the proposed Beldale Solar project
would make to Powhatan County, Virginia. The primary findings from that assessment are as follows:
1) Beldale Solar is a proposed 100-Megawatt (MW) AC fixed-tilt solar photovoltaic power
generating facility. The project would be located south of Cartersville Road and east of Duke
Road in Powhatan County, Virginia. The total acreage to be leased for the project
encompasses approximately 500 acres of land that is currently used for timber operations.
The actively used, fenced-in portion of the solar site would be approximately 356 acres.
2) The proposed Beldale Solar project would make a significant economic contribution to
Powhatan County:
•

The proposed Beldale Solar project would provide an estimated one-time pulse of
economic activity to Powhatan County during its construction phase supporting
approximately:
o 162 jobs.
o $8.7 million in associated labor income.
o $24.0 million in economic output.

•

The proposed Beldale Solar project would provide an estimated annual economic
impact to Powhatan County during its ongoing operational phase supporting
approximately:
o 2 jobs.
o $87,467 in associated labor income.
o $241,718 in economic output.

3) The proposed Beldale Solar project would also make a significant fiscal contribution to
Powhatan County. We estimate that the proposed project would generate approximately:
•

$632,455 in state and local tax revenue from the one-time pulse of economic activity
associated with the project’s construction.

•

$5.8 million in cumulative county revenue over the facility’s anticipated 40-year
operational life assuming revenues are generated from the reassessment of the real
property and the taxation of the associated capital investments (Scenario 1); or

•

$10.3 million in cumulative county revenue over the facility’s anticipated 40-year
operational life assuming revenues are generated from the reassessment of the real
property and a revenue share agreement between Beldale Solar and Powhatan County
that is based on the project’s generation capacity and includes a 10 percent escalator
every five years pursuant to recently passed legislation (Scenario 2).
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4) The proposed Beldale Solar project would have a significantly greater fiscal impact on
Powhatan County than the property generates in its current agricultural use:
•

The proposed Beldale Solar project would generate approximately $5.8 million (from
taxation on capital equipment) or $10.3 million (from a revenue share agreement) in
cumulative county revenue over the facility’s anticipated 40-year operational life, as
compared to approximately $242,080 in cumulative county revenue in the property’s
current agricultural use – a difference of approximately $5.6 million and $10.1 million.

Estimated Cumulative Powhatan County Tax Revenue
over 40-Years
$12,000,000
$10,301,029
$10,000,000
$8,000,000
$5,805,392

$6,000,000
$4,000,000
$2,000,000
$242,080
$0
Current Agricultural Use

Proposed Solar Project Use Proposed Solar Project Use
Scenario 2
Scenario 1
(Revenue Share)
(Taxation of Capital
Investments)

5) The proposed Beldale Solar project would provide a boost to Powhatan County’s construction
sector:
•

At 1,547 jobs, construction is Powhatan County’s largest industry sector. It also pays
average weekly wages ($1,007/week) that are 18 percent above the county-wide
average ($853/week).

•

Additionally, it posted the largest job gain of any industry sector in the county between
2019 and 2020 (a gain of 56 jobs).

•

We estimate that the proposed Beldale Solar project could directly support
approximately 131 jobs and $7.5 million in labor income in Powhatan County’s
construction sector.
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The estimates provided in this report are based on the best information available and all reasonable care
has been taken in assessing that information. However, because these estimates attempt to foresee
circumstances that have not yet occurred, it is not possible to provide any assurance that they will be
representative of actual events. These estimates are intended to provide a general indication of likely
future outcomes and should not be construed to represent a precise measure of those outcomes.
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Introduction
This report assesses the economic and fiscal contribution that the proposed Beldale Solar project would
make to Powhatan County, Virginia. This report was commissioned by Hexagon Energy and produced by
Mangum Economics.

The Project
Beldale Solar is a proposed 100-Megawatt (MW) AC fixed-tilt solar photovoltaic power generating
facility. The project would be located south of Cartersville Road and east of Duke Road in Powhatan
County, Virginia. The total acreage to be leased for the project encompasses approximately 500 acres of
land that is currently used for timber operations. The actively used, fenced-in portion of the solar site
would be approximately 356 acres.

Electricity Production in Virginia
In this section, we provide a backdrop for the proposed Beldale Solar project by profiling Virginia’s
electricity production sector and the role that solar energy could play in that sector.

Overall Market
As shown in Figure 1, in 2019 electricity sales and direct use in Virginia totaled 121.2 million megawatt
hours, ranking the state 11th among the fifty states in terms of electricity consumption. However, only
80 percent of that demand was met by in-state utilities, independent producers, and other sources. As a
result, Virginia had to import the remaining electricity it consumed from producers in other states. As
with all imports, this means that the jobs, wages, and economic output created by that production went
to localities in those states, not to localities in Virginia.
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Figure 1: Demand and Supply of Electricity in Virginia in 2019 (in millions of megawatt-hours) 1
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Sources of Production
Between 2009 and 2019, the total amount of electricity produced in Virginia increased from 70.1 to 96.8
million megawatt hours, while retail and direct consumption of electricity only increased from 110.9 to
121.2 million megawatt hours. Consequently, imports of electricity decreased by 17.7 million megawatt
hours (or 36 percent) during this time. Figure 2 provides a comparison of the energy sources that were
used to produce electricity in Virginia in each of those years. As these data show, the most significant
change between 2009 and 2019 was a decrease in the use of coal and an increase in the use of natural
gas. Where coal was the state’s second largest source of electricity in 2009, accounting for 25.6 million
megawatt hours (or 37 percent) of production, by 2019 production had fallen by 22.2 million megawatt
hours, making coal a distant third place source of electricity with only 4 percent of production.
In contrast, the share of electricity produced using cleaner-burning low-emissions energy sources
increased over the period. Where natural gas accounted for only 12.2 million megawatt hours (or 17
percent) of Virginia’s electricity production in 2009, by 2019 that proportion had more than quadrupled
to 58.0 million megawatt hours (or 60 percent of production), making natural gas the state’s largest
source of electricity. In addition, solar, which entered the Virginia electricity production market in 2016,
increased its share to 0.9 million megawatt hours by 2019.

1

Data Source: U.S. Energy Information Administration. In this chart, “Net Imports” also takes into account losses during
transmission. As a result, it does not directly equal the residual of “Total Net Generation” minus “Total Retail Sales and Direct
Use.”
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Figure 2: Electricity Generation in Virginia by Energy Source in 2009 and 2019
(in millions of megawatt-hours) 2
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Figure 3 provides similar data for the U.S. as a whole. A quick comparison of Figures 2 and 3 shows that
although the degree of reliance on specific energy sources for electricity production is quite different
between the U.S. and Virginia, the trend toward lower-emissions energy sources is the same. Nationally,
between 2009 and 2019 the amount of electricity produced using coal declined by 790.9 million
megawatt hours from 44 to 23 percent of production, while in contrast the amount of electricity
produced using natural gas increased by 664.6 million megawatt hours from 23 to 38 percent of
production. Nationwide, as in Virginia, the reliance on renewable energy sources such as solar increased
during this time but at a much faster pace than in Virginia. Between 2009 and 2019, the amount of
electricity produced using solar increased by 71.0 million megawatt hours to 2 percent of total electricity
production in the nation compared to 1 percent of total electricity production in Virginia.

2

Data Source: U.S. Energy Information Administration. “Other” includes other biomass, other, petroleum, pumped storage, and
wood.
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Figure 3: Electricity Generation in the United States by Energy Source in 2009 and 2019
(in millions of megawatt-hours) 3
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Impact on the Environment
In discussing the impact of these trends on the environment, it is important to realize that electricity
production is one of the U.S.’s largest sources of greenhouse gas emissions. Figure 4 depicts carbon
dioxide emissions from electricity production in 2009 and 2019 for both Virginia and the U.S. As these
data indicate, between 2009 and 2019, as the share of electricity produced in Virginia by coal fell from
37 to 4 percent, carbon dioxide emissions from electricity production fell from 36.2 to 30.0 million
metric tons. Where at the national level, as the share of electricity produced by coal fell from 44 to 23
percent, carbon dioxide emissions from electricity production fell from 2,269.5 to 1,724.4 million metric
tons.

3

Data Source: U.S. Energy Information Administration. “Other” includes battery, geothermal, other, other biomass, other gas,
petroleum, pumped storage, wind, and wood.
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Figure 4: Carbon Dioxide Emissions from Electricity Production (millions of metric tons) 4
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Local Economic Profile
In this section, we provide context for the economic and fiscal impact assessments to follow by profiling
the local economy of Powhatan County.

Total Employment
Figure 5 depicts the trend in total employment in Powhatan County from December 2015 through
December 2020. As these data show, aside from seasonal fluctuations, employment in the county
remained fairly level during the beginning of the period but thereafter increased and peaked in June of
2019. The “lockdowns” of economic activity imposed by the executive order of the governor in response
to the Covid-19 pandemic caused a steep employment decrease in Powhatan County in the spring of
2020. By December 2020, total employment in the county had recovered to pre-pandemic levels and
stood at 7,404 jobs, which represents an overall increase in employment of 8.6 percent (or 589 jobs)
over the five-year period. To put this number in perspective, over this same period, total statewide
employment in Virginia decreased by 0.3 percent. 5

4
5

Data Source: U.S. Energy Information Administration.
Data Source: Bureau of Labor Statistics.
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Figure 5: Total Employment in Powhatan County – December 2015 to December 2020 6
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To control for seasonality and provide a point of reference, Figure 6 compares the year-over-year
change in total employment in Powhatan County to that of the state of Virginia over the same five-year
period. Any point above the zero line in this graph indicates an increase in employment, while any point
below the zero line indicates a decline in employment. As these data show, Powhatan County fluctuated
between periods of year-over-year employment increases and declines and consequently fluctuated
between overperforming and underperforming the steady positive statewide employment growth until
the lockdowns in response to the Covid-19 virus were imposed. These resulted in a steep decline in yearover-year employment of minus 7.1 percent in Powhatan County compared to minus 11.0 percent
statewide in April 2020. As of December 2020, the year-over-year change in total employment in
Powhatan County was minus 0.4 percent as compared to minus 4.7 percent statewide in Virginia,
pointing to the county’s overall faster recovery from the pandemic than the statewide trend.

6

Data Source: Bureau of Labor Statistics.
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Figure 6: Year-Over-Year Change in Total Employment – January 2016 to December 2020 7
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Employment and Wages by Major Industry Sector
To provide a better understanding of the underlying factors motivating the total employment trends
depicted in Figures 5 and 6, Figures 7 through 9 provide data on private employment and wages in
Powhatan County by industry super sector. 8
Figure 7 provides an indication of the distribution of private sector employment across industry super
sectors in Powhatan County in 2020. As these data indicate, the county’s largest industry sector that
year was Construction (1,547 jobs), followed by Professional and Business Services (1,033 jobs), and
Trade, Transportation and Utilities (1,021 jobs).
Figure 8 provides a similar ranking for average private sector weekly wages by industry super sector in
Powhatan County in 2020. As these data show, the highest paying industry super sector that year was
Financial Activities ($1,478 per week), followed by Professional and Business Services and
Manufacturing (both $1,021 per week). To provide a point of reference, the average private sector
weekly wage across all industry sectors in Powhatan County that year was $853 per week.

7

Data Source: Bureau of Labor Statistics.
A “super sector” is the highest level of aggregation in the coding system that the Bureau of Labor Statistics uses to classify
industries

8
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Figure 7: Private Employment by Industry Super Sector in Powhatan County – 2020 9
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Data Source: Bureau of Labor Statistics. Data on the Information sector have been suppressed due to data confidentiality.
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Figure 8: Average Private Weekly Wages by Industry Super Sector in Powhatan County – 2020 10
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Data Source: Bureau of Labor Statistics. Data on the Information sector have been suppressed due to data confidentiality.
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Figure 9: Change in Private Employment by Industry Super Sector in Powhatan County: 2019 to 2020 11
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Data Source: Bureau of Labor Statistics. Data on the Information sector have been suppressed due to data confidentiality.
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Lastly, Figure 9 details the year-over-year change in private sector employment from 2019 to 2020 in
Powhatan County by industry super sector. Over this period, the largest employment gains occurred in
the Construction (up 56 jobs), Trade, Transportation and Utilities (up 31 jobs), and Financial Activities
(up 12 jobs) sectors. The largest employment losses occurred in the Leisure and Hospitality (down 79
jobs), Other Services (down 56 jobs), and Manufacturing (down 34 jobs) sectors.

Unemployment
Figure 10 illustrates the trend in Powhatan County’s unemployment rate over the five-year period from
May 2016 through May 2021 and benchmarks those data against the statewide trend for Virginia. As
these data show, unemployment rates in Powhatan County generally tracked closely with statewide
trends but at rates on average about three tenths of a percentage point below the statewide rate until
April 2020 when unemployment in the county and state significantly rose as a result of the labor
dislocations caused by the COVID-19 pandemic. In the months that followed, unemployment rates in
Powhatan County dropped faster than statewide and as of May 2021, unemployment stood at 3.0
percent in Powhatan County as compared to 4.1 percent in Virginia as a whole.
Figure 10: Unemployment Rate – May 2016 to May 2021 12
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12

Data Source: Bureau of Labor Statistics.
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Economic and Fiscal Impact
In this section, we quantify the economic and fiscal contribution that the proposed Beldale Solar project
would make to Powhatan County. Our analysis separately evaluates the one-time pulse of economic
activity that would occur during the construction phase of the project, as well as the annual economic
activity that the project would generate during its ongoing operations phase.

Method
To empirically evaluate the likely local economic impact attributable to the proposed Beldale Solar
project, we employ a regional economic impact model called IMPLAN. 13 The IMPLAN model is one of the
most commonly used economic impact simulation models in the U.S., and in Virginia is used by UVA’s
Weldon Cooper Center, the Virginia Department of Planning and Budget, the Virginia Employment
Commission, and other state agencies and research institutes. Like all economic impact models, the
IMPLAN model uses economic multipliers to quantify economic impact.
Economic multipliers measure the ripple effects that an expenditure generates as it makes its way
through the economy. For example, as when the Beldale Solar project purchases goods and services – or
when contractors hired by the facility use their salaries and wages to make household purchases –
thereby generating income for someone else, which is in turn spent, thereby becoming income for yet
someone else, and so on, and so on. Through this process, one dollar in expenditures generates multiple
dollars of income. The mathematical relationship between the initial expenditure and the total income
generated is the economic multiplier.
One of the primary advantages of the IMPLAN model is that it uses regional and national production and
trade flow data to construct region-specific and industry-specific economic multipliers, which are then
further adjusted to reflect anticipated actual spending patterns within the specific geographic study area
that is being evaluated. As a result, the economic impact estimates produced by IMPLAN are not
generic. They reflect as precisely as possible the economic realities of the specific industry, and the
specific study area, being evaluated.
In the analysis that follows, these impact estimates are divided into three categories. First round direct
impact measures the direct economic contribution of the entity being evaluated (e.g., own employment,
wages paid, goods and services purchased by the Beldale Solar project). Second round indirect and
induced impact measures the economic ripple effects of this direct impact in terms of business to
business, and household (employee) to business, transactions. Total impact is simply the sum of the
preceding two. These categories of impact are then further defined in terms of employment (the jobs
that are supported), labor income (the wages and benefits associated with those jobs), and economic
output (the total amount of economic activity that is created in the economy).

13

IMPLAN is produced by IMPLAN Group, LLC.
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Construction Phase
In this portion of the section, we assess the economic and fiscal impact that the one-time pulse of
activity associated with construction of the proposed Beldale Solar project would have on Powhatan
County.

Assumptions
In conducting our analysis, we employ the following assumptions:
•

For ease of analysis, all construction expenditures are assumed to take place in a single year.

•

Total investment in the Beldale Solar project is estimated to be approximately $115.9 million. 14

•

Of that total:
o

Architecture, engineering, site preparation, and other construction and development
costs are estimated to be $52.2 million. 15 It is estimated that approximately 37 percent
of that total could be spent with vendors in Powhatan County. 16

o

Capital equipment costs are estimated to be $63.7 million. 17 It is anticipated that no
capital equipment would be purchased from vendors in Powhatan County. 18

Results
By feeding these assumptions into the IMPLAN model, we obtain the following estimates of one-time
economic and fiscal impact. As shown in Table 1, construction of the proposed Beldale Solar project
could directly provide a one-time pulse supporting approximately: 1) 131 jobs, 2) $7.5 million in labor
income, and 3) $19.4 million in economic output to Powhatan County. 19
Taking into account the economic ripple effects that direct investment would generate, we estimate
that the total one-time impact on Powhatan County could support approximately: 1) 162 jobs, 2) $8.7
million in labor income, 3) $24.0 million in economic output, and 4) $632,455 in state and local tax
revenue.

14

Data Source: Hexagon Energy.
Data Source: Hexagon Energy.
16 Data Source: IMPLAN Group, LLC.
17 Data Source: Hexagon Energy.
18 Data Source: IMPLAN Group LLC.
19 It is important to note that construction sector jobs are not necessarily new jobs, but the investments made can also support
an existing job during the construction of the project.
15
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Table 1: Estimated One-Time Economic and Fiscal Impact on Powhatan County from Construction of the
Beldale Solar Project
Economic Impact

Employment

1st Round Direct Economic Activity
2nd Round Indirect and Induced Economic Activity
Total Economic Activity
Fiscal Impact
State and Local Tax Revenue

Labor Income

Output

131

$7,514,612

$19,375,664

31

$1,177,499

$4,640,016

162

$8,692,110

$24,015,680
$632,455

*Totals may not sum due to rounding.

Ongoing Operations Phase
In this portion of the section, we assess the annual economic and fiscal impact that the proposed
Beldale Solar project would have on Powhatan County during its anticipated 40-year operational phase.

Assumptions
In conducting our analysis, we employ the following assumptions:
•

The Beldale Solar project would spend approximately $220,000 each year for maintenance and
repair, vegetative control, and other operational expenditures. 20

•

The Beldale Solar project would involve an investment of approximately $115.9 million in capital
equipment and improvements to the existing property. 21

•

The proposed Beldale Solar project would be situated on approximately 356 fenced-in acres
within an approximate 500-acre tract of leased land. 22

•

Only the fenced-in acreage would be re-assessed at a solar use assessment value of $15,000 per
acre. 23

•

The Beldale Solar project’s total generation capacity would be 100 MW AC. 24

•

The Beldale Solar project would become operational in the fourth quarter 2023. 25

•

Tax rates and locality ratios remain constant throughout the analysis.

20

Data Source: Hexagon Energy.
Data Source: Hexagon Energy.
22 Data Source: Hexagon Energy.
23 Data Source: Powhatan County’s Parcel Viewer Website. Potential future assessment value based on assessment of existing
solar farm in Powhatan County.
24 Data Source: Hexagon Energy.
25 Data Source: Hexagon Energy.
21

Economic and Fiscal Contribution of Beldale Solar

17
181

Results – Economic Impact
By feeding these assumptions into the IMPLAN model, we obtain the following estimates of annual
economic impact. As shown in Table 2, annual operation of the proposed Beldale Solar project would
directly support approximately: 1) 2 jobs, 2) $73,306 in labor income, and 3) $185,645 in economic
output to Powhatan County. Taking into account the economic ripple effects that direct impact would
generate, we estimate that the total annually supported impact on Powhatan County would be
approximately: 1) 2 jobs, 2) $87,467 in labor income, and 3) $241,718 in economic output.
Table 2: Estimated Annual Economic Impact on Powhatan County from the Ongoing Operation of the
Beldale Solar Project
Economic Impact

Employment

1st Round Direct Economic Activity
2nd Round Indirect and Induced Economic Activity
Total Economic Activity

Labor Income

Output

2

$73,306

$185,645

<1

$14,161

$56,073

2

$87,467

$241,718

*Totals may not sum due to rounding.

Results – Fiscal Impact
In this portion of the section, we quantify the direct fiscal contribution that the proposed Beldale Solar
project would make to Powhatan County. Our analysis considers two scenarios. Both scenarios include
the additional revenue that the Beldale Solar project would generate for Powhatan County over a 40year period from the increased property assessments associated with reassessing the site as solar use
property. Scenario 1 then describes the additional revenue Beldale Solar would generate for Powhatan
County from taxes levied on the capital investment, while Scenario 2 assumes tax revenue generated
from the capital investment will be replaced with revenue from a revenue share agreement between
Beldale Solar and Powhatan County based on the project’s total generation capacity.

Reassessment of Property
Table 3 details the increased tax revenue associated with reassessing the 356-acre fenced-in site as solar
use property. We estimate the county real estate tax revenue from the project after reassessment to be
approximately $45,390 per year, for a cumulative total of approximately $1.8 million over the project’s
anticipated 40-year operational life expectancy. 26 In contrast, the property currently generates
approximately $6,052 per year in real estate tax revenue for the county, for a cumulative total of
approximately $242,080 over 40 years. 27

26
27

Assumes property will be reassessed at $15,000 per acre once it is under solar use.
Derived from Powhatan County’s Parcel Viewer Website.
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Table 3: Estimated County Revenue Generated by the Proposed Beldale Solar Project over 40-Years
from Real Estate Taxes
Estimated Increased Appraised Value of Property under Solar Use 28
Powhatan County Real Estate Tax Rate

29

Annual County Real Estate Tax – Solar Use
Total Cumulative Revenue over 40 years

$5,340,000
0.0085
$45,390
$1,815,600

*Totals may not sum due to rounding.

Scenario 1: Taxation of Capital Investment
Table 4 separately details the additional annual revenue that the proposed Beldale Solar project would
generate for Powhatan County over a 40-year period from taxes levied on capital investment. This
calculation is computed as: 1) the taxable portion of capital investments based on the 80 percent local
tax exemption pursuant to Virginia Code §58.1-3660 30, times 2) the State Corporation Commission’s
2021 utility assessment ratio of 0.889 for taxation of public utilities in Powhatan County, times 4) the
State Corporation Commission’s updated depreciation guidelines for solar facilities, times 5) Powhatan
County’s real property tax rate of $0.85 per $100 of assessed value pursuant to Virginia Code §58.12606.
As the data in Table 4 indicate, based on these calculations, we estimate that the additional county
revenue from taxation of capital investments associated with the proposed Beldale Solar project would
be approximately $157,661 in the project’s first year of operation, with that figure projected to decline
to approximately $17,518 in the project’s 34th year of operation and thereafter, as the value of the
proposed capital investments is depreciated, for a cumulative total of approximately $4.0 million.

28

Calculated as 356 acres times $15,000 per acre.
Data Source: Powhatan County Commissioner of Revenue’s office.
30 Virginia Code §58.1-3660 stipulates that solar facilities over 20MW are subject to an 80 percent exemption from local
property taxes if the interconnection request has been filed between January 1, 2015 and June 30, 2018.
29
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Table 4: Estimated County Revenue Generated by the Proposed Solar Investment over 40-Years
Year

Total Capital
Investment subject to
Exemption 31

1

$115,912,350

80%

$20,609,216

90.0%

$18,548,294

$157,661

2

$115,912,350

80%

$20,609,216

90.0%

$18,548,294

$157,661

3

$115,912,350

80%

$20,609,216

90.0%

$18,548,294

$157,661

4

$115,912,350

80%

$20,609,216

90.0%

$18,548,294

$157,661

5

$115,912,350

80%

$20,609,216

90.0%

$18,548,294

$157,661

6

$115,912,350

80%

$20,609,216

90.0%

$18,548,294

$157,661

7

$115,912,350

80%

$20,609,216

90.0%

$18,548,294

$157,661

8

$115,912,350

80%

$20,609,216

90.0%

$18,548,294

$157,661

Exemption 32

Capital Investment
Less Exemption 33

Depreciation 34

Depreciated Value of
Taxable Capital
Investment

Additional Annual
County Tax Revenue
Solar Investment 35

9

$115,912,350

80%

$20,609,216

89.7%

$18,484,406

$157,117

10

$115,912,350

80%

$20,609,216

88.2%

$18,171,146

$154,455

11

$115,912,350

80%

$20,609,216

86.6%

$17,839,337

$151,634

12

$115,912,350

80%

$20,609,216

84.9%

$17,488,981

$148,656

13

$115,912,350

80%

$20,609,216

83.1%

$17,118,015

$145,503

14

$115,912,350

80%

$20,609,216

81.1%

$16,722,318

$142,140

15

$115,912,350

80%

$20,609,216

79.1%

$16,303,951

$138,584

16

$115,912,350

80%

$20,609,216

77.0%

$15,860,853

$134,817

17

$115,912,350

80%

$20,609,216

74.7%

$15,390,962

$130,823

18

$115,912,350

80%

$20,609,216

72.3%

$14,894,280

$126,601

19

$115,912,350

80%

$20,609,216

69.7%

$14,364,623

$122,099

20

$115,912,350

80%

$20,609,216

67.0%

$13,806,114

$117,352

31

Data Source: Hexagon Energy
Pursuant to Virginia Code §58.1-3660 solar facilities over 20MW are subject to an 80 percent exemption from local property taxes if the interconnection request has been
filed between January 1, 2015 and June 30, 2018.
33 Accounts for the State Corporation Commission’s 2021 utility assessment ratio of 0.889 for taxation of public utilities in Powhatan County.
34 Data Source: State Corporation Commission guidelines.
35 Calculated pursuant to Virginia Code §58.1-2606 which stipulates that capital equipment owned by utilities is taxed as real property and the local tax rate on that capital
equipment would be capped at Powhatan County’s real property tax rate of $0.85 per $100 of assessed value.
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Table 4: Estimated County Revenue Generated by the Proposed Solar Investment over 40-Years
Year

Total Capital
Investment subject to
Exemption 31

21

$115,912,350

80%

$20,609,216

64.1%

$13,212,568

$112,307

22

$115,912,350

80%

$20,609,216

61.1%

$12,583,987

$106,964

23

$115,912,350

80%

$20,609,216

57.8%

$11,918,310

$101,306

24

$115,912,350

80%

$20,609,216

54.4%

$11,211,413

$95,297

25

$115,912,350

80%

$20,609,216

50.8%

$10,463,299

$88,938

26

$115,912,350

80%

$20,609,216

46.9%

$9,667,783

$82,176

27

$115,912,350

80%

$20,609,216

42.8%

$8,826,927

$75,029

28

$115,912,350

80%

$20,609,216

38.5%

$7,934,548

$67,444

29

$115,912,350

80%

$20,609,216

33.9%

$6,990,646

$59,420

30

$115,912,350

80%

$20,609,216

29.1%

$5,986,977

$50,889

31

$115,912,350

80%

$20,609,216

23.9%

$4,925,603

$41,868

32

$115,912,350

80%

$20,609,216

18.4%

$3,800,339

$32,303

33

$115,912,350

80%

$20,609,216

12.7%

$2,607,066

$22,160

34

$115,912,350

80%

$20,609,216

10.0%

$2,060,922

$17,518

35

$115,912,350

80%

$20,609,216

10.0%

$2,060,922

$17,518

36

$115,912,350

80%

$20,609,216

10.0%

$2,060,922

$17,518

37

$115,912,350

80%

$20,609,216

10.0%

$2,060,922

$17,518

38

$115,912,350

80%

$20,609,216

10.0%

$2,060,922

$17,518

39

$115,912,350

80%

$20,609,216

10.0%

$2,060,922

$17,518

40

$115,912,350

80%

$20,609,216

10.0%

$2,060,922

$17,518

Exemption 32

Capital Investment
Less Exemption 33

Depreciation 34

CUMULATIVE TOTAL

Depreciated Value of
Taxable Capital
Investment

Additional Annual
County Tax Revenue
Solar Investment 35

$3,989,792
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Scenario 1: Total Fiscal Impact
Table 5 combines the results from the calculations depicted in Tables 3 and 4 to provide an estimate of
the cumulative fiscal contribution that the proposed Beldale Solar project would make to Powhatan
County over its 40-year anticipated operational life under Scenario 1. As these data indicate, that
cumulative total is approximately $5.8 million.
Table 5: Estimated Cumulative County Tax Revenue from the Proposed Beldale Solar Project over 40Years under Scenario 1
County Real Estate Tax

$1,815,600

County Revenue from Taxation of Capital Investments

$3,989,792

TOTAL Cumulative Revenue over 40-years

$5,805,392

Scenario 1: Composite Index
In this portion of the section, we present an analysis of the hypothetical upper limit of the impact that
the proposed Beldale Solar project could have on Powhatan County’s Composite Index, the index that
the Virginia Department of Education uses to assess the locally funded portion of a locality’s school
budget based on “ability to pay.” We include this analysis in our report because it has been a perceived
issue in some localities in Virginia when proposed solar projects have been considered.
Each locality’s Composite Index is based on three factors – the locality’s total real property tax base,
total adjusted real income, and total taxable retail sales. Of these, the total real property tax base
receives the highest weight. Therefore, hypothetically, a large capital investment such as a solar facility
could increase a locality’s Composite Index and thereby increase the required local contribution to the
county’s school budget. However, there are two important issues to keep in mind when evaluating the
likely impact of a solar project on a locality’s Composite Index.
First, when calculating a locality’s Composite Index, solar projects are treated no differently than
manufacturing facilities, residential neighborhoods, or any other large capital investment. The part of
the investment that is taxable is included in the real property tax base portion of the calculation.
Pursuant to Virginia Code §58.1-3660, that means for solar facilities over 20MW the 20 percent of the
investment that is taxable is considered in the Composite Index, and only that 20 percent.
Second, changes in a locality’s Composite Index are driven by changes in a locality’s total real property
tax base (along with total adjusted real income and total taxable retail sales) relative to the changes in
all Virginia localities total real property tax base (along with total adjusted real income and total taxable
retail sales). As a result, for any one capital investment to have an impact on a locality’s Composite
Index, it would have to drive a percentage change in the locality’s total real property tax base that was
larger than the percentage change in the total real property tax base across all Virginia localities.
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Between the Virginia Department of Education’s 2018-20 and 2020-22 Composite Index calculations, the
total real property tax base across all Virginia localities increased by 7.3 percent. Even after accounting
for both the capital investment in the project itself and the increased property value assessments
associated with rezoning the property to solar use, the proposed Beldale Solar project would only drive
a 0.5 percent increase in Powhatan County’s total real property tax base. This means, in and of itself, it is
unlikely the proposed Beldale Solar project would effect a meaningful change in Powhatan County’s
Composite Index.
However, consistent with reports we have produced for other Virginia localities, Table 6 provides an
estimate of the hypothetical upper limit of the impact that the proposed Beldale Solar project could
have on Powhatan County’s Composite Index and the county’s share of its school budget over a 40-year
period, holding all other changes to the county’s property tax base and the property tax base of all other
Virginia localities constant.
The calculation presented in Table 6 is derived by: 1) using baseline data for Powhatan County on
County Taxable Real Property, Adjusted Gross Income, Taxable Retail Sales, County School Average Daily
Membership (ADM), and County Population from the Virginia Department of Education’s 2020-2022
Composite Index of Local Ability to Pay, 2) adjusting County Taxable Real Property in subsequent years
for the estimated net increase in real estate assessments from solar use (the estimated increase in
property value from solar use presented in Table 3 less the property’s current assessed value), plus the
“Depreciated Value of Taxable Capital Investment” figures from Table 4, and 3) applying those figures to
the Virginia Department of Education’s Composite Index formula to compute a revised Composite Index
for Powhatan County in each subsequent year. 36
That revised Composite Index is then applied to Powhatan County’s baseline FY 2020 locally funded
school budget as reported by the Virginia Auditor of Public Accounts to derive a hypothetical upper limit
of the additional local school funding that could be required in each subsequent year relative to the
baseline, if one holds all other changes to the county’s property tax base and the property tax base of all
other Virginia localities constant.

36

The Virginia Department of Education’s composite index formula is: (0.5*(((0.66)*((County Taxable Real Property/County School
ADM)/(State Taxable Real Property/State School ADM))+((0.33)*((County Taxable Real Property/County Population)/(State Taxable
Real Property/State Population)))))+(0.4*(((0.66)*((County Adjusted Gross Income/County School ADM)/(State Adjusted Gross
Income/State School ADM)))+((0.33)*((County Adjusted Gross Income/County Population)/(State Adjusted Gross Income/State
Population)))))+(0.1*(((0.66)*((County Taxable Retail Sales/County School ADM)/(State Taxable Retail Sales/State School
ADM)))+((0.33)* ((County Taxable Retail Sales/County Population)/(State Taxable Retail Sales/State Population))))).
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Table 6:

Year

Hypothetical Upper Limit to Change in Composite Index and Required Local Contribution to School Budget from the proposed Beldale Solar Project
over 40 Years
County Taxable
Real Property 37

Increased
Property
Valuation
from Solar
Use

Taxable
Proposed
Capital
Investment 38

Baseline

$4,252,961,337

1

$4,252,961,337

$4,628,000

$18,548,294

2

$4,252,961,337

$4,628,000

3

$4,252,961,337

$4,628,000

4

$4,252,961,337

5

Adj. County
Taxable Real
Property

Adj. Gross
Income 39

Taxable Retail
Sales 40

County
School
ADM 41

County
Pop. 42

Comp.
Index 43

Locally
Funded
School
Budget 44

Change in
Locally
Funded
School
Budget

$1,018,341,052

$253,911,713

4,220

29,166

0.4507

$22,701,810

$0

$4,276,137,631

$1,018,341,052

$253,911,713

4,220

29,166

0.4519

$22,763,261

$61,451

$18,548,294

$4,276,137,631

$1,018,341,052

$253,911,713

4,220

29,166

0.4519

$22,763,261

$61,451

$18,548,294

$4,276,137,631

$1,018,341,052

$253,911,713

4,220

29,166

0.4519

$22,763,261

$61,451

$4,628,000

$18,548,294

$4,276,137,631

$1,018,341,052

$253,911,713

4,220

29,166

0.4519

$22,763,261

$61,451

$4,252,961,337

$4,628,000

$18,548,294

$4,276,137,631

$1,018,341,052

$253,911,713

4,220

29,166

0.4519

$22,763,261

$61,451

6

$4,252,961,337

$4,628,000

$18,548,294

$4,276,137,631

$1,018,341,052

$253,911,713

4,220

29,166

0.4519

$22,763,261

$61,451

7

$4,252,961,337

$4,628,000

$18,548,294

$4,276,137,631

$1,018,341,052

$253,911,713

4,220

29,166

0.4519

$22,763,261

$61,451

8

$4,252,961,337

$4,628,000

$18,548,294

$4,276,137,631

$1,018,341,052

$253,911,713

4,220

29,166

0.4519

$22,763,261

$61,451

9

$4,252,961,337

$4,628,000

$18,484,406

$4,276,073,743

$1,018,341,052

$253,911,713

4,220

29,166

0.4519

$22,763,091

$61,281

10

$4,252,961,337

$4,628,000

$18,171,146

$4,275,760,483

$1,018,341,052

$253,911,713

4,220

29,166

0.4519

$22,762,261

$60,451

11

$4,252,961,337

$4,628,000

$17,839,337

$4,275,428,674

$1,018,341,052

$253,911,713

4,220

29,166

0.4519

$22,761,381

$59,571

12

$4,252,961,337

$4,628,000

$17,488,981

$4,275,078,318

$1,018,341,052

$253,911,713

4,220

29,166

0.4519

$22,760,452

$58,642

13

$4,252,961,337

$4,628,000

$17,118,015

$4,274,707,352

$1,018,341,052

$253,911,713

4,220

29,166

0.4519

$22,759,468

$57,658

14

$4,252,961,337

$4,628,000

$16,722,318

$4,274,311,655

$1,018,341,052

$253,911,713

4,220

29,166

0.4519

$22,758,419

$56,609

15

$4,252,961,337

$4,628,000

$16,303,951

$4,273,893,288

$1,018,341,052

$253,911,713

4,220

29,166

0.4518

$22,757,310

$55,500

16

$4,252,961,337

$4,628,000

$15,860,853

$4,273,450,190

$1,018,341,052

$253,911,713

4,220

29,166

0.4518

$22,756,135

$54,325

37

Data Source: Virginia Department of Education, 2020-22 Composite Index of Local Ability to Pay.
Data Source: From Table 4.
39 Data Source: Virginia Department of Education, 2020-22 Composite Index of Local Ability to Pay.
40 Data Source: Virginia Department of Education, 2020-22 Composite Index of Local Ability to Pay.
41 Data Source: Virginia Department of Education, 2020-22 Composite Index of Local Ability to Pay.
42 Data Source: Virginia Department of Education, 2020-22 Composite Index of Local Ability to Pay.
43 Data Source: Baseline data taken from the Virginia Department of Education, 2020-22 Composite Index of Local Ability to Pay. Subsequent annual calculations are based on
the Adjusted County Taxable Real Property, Adjusted Gross Income, County School Average Daily Membership (ADM), and County Population data presented for each year.
44 Data Source: Virginia Auditor of Public Accounts.
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Table 6:

Hypothetical Upper Limit to Change in Composite Index and Required Local Contribution to School Budget from the proposed Beldale Solar Project
over 40 Years
County Taxable
Real Property 37

Increased
Property
Valuation
from Solar
Use

17

$4,252,961,337

$4,628,000

$15,390,962

$4,272,980,299

$1,018,341,052

$253,911,713

4,220

29,166

0.4518

$22,754,889

$53,079

18

$4,252,961,337

$4,628,000

$14,894,280

$4,272,483,617

$1,018,341,052

$253,911,713

4,220

29,166

0.4518

$22,753,572

$51,762

19

$4,252,961,337

$4,628,000

$14,364,623

$4,271,953,960

$1,018,341,052

$253,911,713

4,220

29,166

0.4517

$22,752,168

$50,358

20

$4,252,961,337

$4,628,000

$13,806,114

$4,271,395,451

$1,018,341,052

$253,911,713

4,220

29,166

0.4517

$22,750,687

$48,877

21

$4,252,961,337

$4,628,000

$13,212,568

$4,270,801,905

$1,018,341,052

$253,911,713

4,220

29,166

0.4517

$22,749,113

$47,303

22

$4,252,961,337

$4,628,000

$12,583,987

$4,270,173,324

$1,018,341,052

$253,911,713

4,220

29,166

0.4516

$22,747,447

$45,637

23

$4,252,961,337

$4,628,000

$11,918,310

$4,269,507,647

$1,018,341,052

$253,911,713

4,220

29,166

0.4516

$22,745,682

$43,872

24

$4,252,961,337

$4,628,000

$11,211,413

$4,268,800,750

$1,018,341,052

$253,911,713

4,220

29,166

0.4516

$22,743,807

$41,997

25

$4,252,961,337

$4,628,000

$10,463,299

$4,268,052,636

$1,018,341,052

$253,911,713

4,220

29,166

0.4515

$22,741,824

$40,014

26

$4,252,961,337

$4,628,000

$9,667,783

$4,267,257,120

$1,018,341,052

$253,911,713

4,220

29,166

0.4515

$22,739,714

$37,904

27

$4,252,961,337

$4,628,000

$8,826,927

$4,266,416,264

$1,018,341,052

$253,911,713

4,220

29,166

0.4514

$22,737,485

$35,675

28

$4,252,961,337

$4,628,000

$7,934,548

$4,265,523,885

$1,018,341,052

$253,911,713

4,220

29,166

0.4514

$22,735,119

$33,309

29

$4,252,961,337

$4,628,000

$6,990,646

$4,264,579,983

$1,018,341,052

$253,911,713

4,220

29,166

0.4513

$22,732,616

$30,806

30

$4,252,961,337

$4,628,000

$5,986,977

$4,263,576,314

$1,018,341,052

$253,911,713

4,220

29,166

0.4513

$22,729,955

$28,145

31

$4,252,961,337

$4,628,000

$4,925,603

$4,262,514,940

$1,018,341,052

$253,911,713

4,220

29,166

0.4512

$22,727,141

$25,331

32

$4,252,961,337

$4,628,000

$3,800,339

$4,261,389,676

$1,018,341,052

$253,911,713

4,220

29,166

0.4512

$22,724,157

$22,347

33

$4,252,961,337

$4,628,000

$2,607,066

$4,260,196,403

$1,018,341,052

$253,911,713

4,220

29,166

0.4511

$22,720,993

$19,183

34

$4,252,961,337

$4,628,000

$2,060,922

$4,259,650,259

$1,018,341,052

$253,911,713

4,220

29,166

0.4511

$22,719,545

$17,735

35

$4,252,961,337

$4,628,000

$2,060,922

$4,259,650,259

$1,018,341,052

$253,911,713

4,220

29,166

0.4511

$22,719,545

$17,735

36

$4,252,961,337

$4,628,000

$2,060,922

$4,259,650,259

$1,018,341,052

$253,911,713

4,220

29,166

0.4511

$22,719,545

$17,735

37

$4,252,961,337

$4,628,000

$2,060,922

$4,259,650,259

$1,018,341,052

$253,911,713

4,220

29,166

0.4511

$22,719,545

$17,735

38

$4,252,961,337

$4,628,000

$2,060,922

$4,259,650,259

$1,018,341,052

$253,911,713

4,220

29,166

0.4511

$22,719,545

$17,735

39

$4,252,961,337

$4,628,000

$2,060,922

$4,259,650,259

$1,018,341,052

$253,911,713

4,220

29,166

0.4511

$22,719,545

$17,735

40

$4,252,961,337

$4,628,000

$2,060,922

$4,259,650,259

$1,018,341,052

$253,911,713

4,220

29,166

0.4511

$22,719,545

$17,735

Year

Taxable
Proposed
Capital
Investment 38

Adj. County
Taxable Real
Property

Adj. Gross
Income 39

Taxable Retail
Sales 40

TOTAL

County
School
ADM 41

County
Pop. 42

Comp.
Index 43

Locally
Funded
School
Budget 44

Change in
Locally
Funded
School
Budget

$1,735,388
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As shown in Table 6, based on these calculations, we estimate the hypothetical upper limit of the
additional local school funding that could be required as a result of the proposed Beldale Solar project’s
addition to Powhatan County’s real property tax base to be approximately $61,451 in the project’s first
year of operation with that figure projected to decline to approximately $17,735 in the project’s 34th
year of operation and thereafter as the value of the proposed capital investments is further depreciated
for a cumulative total of approximately $1.7 million.
Table 7 combines the results from the calculations depicted in Table 5 and 6 to provide an estimate of
the fiscal contribution that the proposed Beldale Solar project would make to Powhatan County over 40
years. As these data indicate, even taking into account the hypothetical upper limit of the additional
local school funding that could be required as a result of the proposed Beldale Solar project’s increase to
Powhatan County’s real property tax base, we estimate the cumulative net county revenue from the
project to be approximately $4.1 million over its anticipated 40-year operational life expectancy.
Table 7: Estimated County Tax Revenue Generated by the Proposed Beldale Solar Project over 40-years,
taking into account Hypothetical Upper Limit of Effect on Composite Index
Cumulative Revenue over 40 years
Hypothetical Upper Limit of Effect on Composite Index
Net Revenue over 40 years

$5,805,392
($1,735,388)
$4,070,004

Scenario 2: Revenue Share Agreement
In this section, we describe the additional annual revenue that the proposed Beldale Solar project would
generate for Powhatan County assuming the county adopts an energy revenue share ordinance under
Virginia Code §58.1-2636. The Virginia Code currently stipulates that a locality may assess an annual
revenue share of up to $1,400 per megawatt (MW) alternating current (AC) generation capacity of a
solar facility. However, legislation that was passed in the 2021 General Assembly (SB 1201/HB 2006) and
went into effect on July 1, 2021, allows a 10 percent escalator to be applied to the $1,400 per MW
revenue share every five years, beginning in 2026. Section 58.1-2636 further stipulates that capital
investment associated with the solar project will be exempt from taxation if the county and solar
company enter into such a revenue share agreement.
Table 8 details the revenue generated from a revenue share agreement between Beldale Solar and
Powhatan County with the 10 percent escalator. Based on a total generation capacity of 100 MW AC and
an assumed commissioning date in the fourth quarter 2023, a revenue share agreement would generate
approximately $8.5 million over the anticipated 40-year operational life of the project.
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Table 8: Estimated County Revenue Generated from a Revenue Share Agreement over 40-Years
Year
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40

MW
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100
100

Revenue Share per MW with Escalator
$1,400
$1,400
$1,540
$1,540
$1,540
$1,540
$1,540
$1,694
$1,694
$1,694
$1,694
$1,694
$1,863
$1,863
$1,863
$1,863
$1,863
$2,050
$2,050
$2,050
$2,050
$2,050
$2,255
$2,255
$2,255
$2,255
$2,255
$2,480
$2,480
$2,480
$2,480
$2,480
$2,728
$2,728
$2,728
$2,728
$2,728
$3,001
$3,001
$3,001

Cumulative Total

Annual County Revenue
$140,000
$140,000
$154,000
$154,000
$154,000
$154,000
$154,000
$169,400
$169,400
$169,400
$169,400
$169,400
$186,340
$186,340
$186,340
$186,340
$186,340
$204,974
$204,974
$204,974
$204,974
$204,974
$225,471
$225,471
$225,471
$225,471
$225,471
$248,019
$248,019
$248,019
$248,019
$248,019
$272,820
$272,820
$272,820
$272,820
$272,820
$300,102
$300,102
$300,102
$8,485,429
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Scenario 2: Total Fiscal Impact
Table 9 combines the results from the calculations depicted in Tables 3 and 8 to provide an estimate of
the cumulative fiscal contribution that the proposed Beldale Solar project would make to Powhatan
County over its 40-year anticipated operational life under Scenario 2. As these data indicate, that
cumulative total is approximately $10.3 million.
Table 9: Estimated Cumulative County Tax Revenue from the Proposed Beldale Solar Project over 40Years under Scenario 2
County Real Estate Tax

$1,815,600

County Revenue from Revenue Share Agreement

$8,485,429

TOTAL Cumulative Revenue over 40-years

$10,301,029

Scenario 2: Composite Index
Under a revenue share agreement, by statute, capital investment from the project has no impact on the
locality’s Composite Index.

Current Agricultural Use
In this section, we provide a benchmark for the previous estimates of the economic contribution that
the proposed Beldale Solar project would make to Powhatan County by estimating the economic and
fiscal contribution that the site makes to the county in its current agricultural use. In conducting that
analysis, we employ the following assumptions:
•

The proposed Beldale Solar project would be situated on an approximately 356-acre tract of
actively managed timberland. 45

•

Average annual revenue per acre for Powhatan County timberland is approximately $35.89. 46

•

Real property tax payments by current landowners to Powhatan County are approximately
$6,052 each year. 47

By feeding these assumptions into the IMPLAN model, we obtain the following estimates of annual
economic and fiscal impact. As shown in Table 10, in a timber production use we estimate that the
proposed Beldale Solar project site directly supports approximately: 1) < 1 job, 2) $10,402 in labor
income, and 3) $12,776 in economic output to Powhatan County. Taking into account the economic
ripple effects that direct impact generates, we estimate that on average, the total annually supported
impact on Powhatan County is approximately: 1) < 1 job, 2) $11,947 in labor income, 3) $17,161 in

45

Data Source: Hexagon Energy.
Data Source: Estimated based on data from the U.S. Department of Agriculture 2017 Census and industry data from IMPLAN
Group, LLC.
47 Data Source: Derived from Powhatan County’s Parcel Viewer Website. Based on assessment of 356 acres of woodland.
46
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economic output, and 4) $6,052 in direct real property tax payments to Powhatan County, for a
cumulative total of $242,080 over 40-years.
Table 10: Total Estimated Annual Economic Impact of the Beldale Solar Project Site on Powhatan
County – Current Agricultural Use
Economic Impact

Employment

1st Round Direct Economic Activity

Labor Income

Output

<1

$10,402

$12,776

2 Round Indirect and Induced Economic Activity

<1

$1,544

$4,385

Total Economic Activity

<1

$11,947

$17,161

nd

Fiscal Impact
Local Tax Revenue

$6,052

TOTAL Cumulative Local Tax Revenue over 40-Years

$242,080

*Totals may not sum due to rounding.

The estimates provided in this report are based on the best information available and all reasonable care
has been taken in assessing that information. However, because these estimates attempt to foresee
circumstances that have not yet occurred, it is not possible to provide any assurance that they will be
representative of actual events. These estimates are intended to provide a general indication of likely
future outcomes and should not be construed to represent a precise measure of those outcomes.
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PROJECT OVERVIEW

Timmons Group, at the request of Hexagon Energy, completed a transportation assessment for the
proposed Beldale Solar Project, located in Powhatan County, Virginia. This work has been prepared
in conjunction with the site’s evaluation to identify potential transportation issues and recommend
solutions. The tasks associated with this assessment included:
•

Review of data and documents provided by the Client relative to the project;

•

Coordination with the Client on access, schedule, and other parameters that are reflected in
the traffic assessment;

•

Obtaining available geometric (roadway widths, intersection control, etc.) and speed limit data
that is readily available via a review of available aerial imagery through Google Earth, Bing,
or County GIS systems and a field visit conducted on Wednesday, September 8, 2021;

•

Obtaining available VDOT traffic data for those roads adjacent to the site;

•

Obtaining available VDOT crash data for those roads adjacent to the site; and

•

Preparing a narrative summarizing existing conditions and traffic along the adjacent roadway
network and impacts, if any, anticipated with the site-generated traffic along with potential
mitigation measures.
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EXISTING CONDITIONS

Timmons Group compiled existing roadway conditions for facilities adjacent to the proposed Beldale
Solar project located in Powhatan County, Virginia.
The site is generally located to the south of Cartersville Road/Cosby Road, west of Bell Road and east
of Trenholm Road. The project location, proposed entrances, and study intersections are shown on
Figure 1 (all figures are located at the end of the study).
The preliminary site plane for the project can be found in Figure 2.
EXISTING ROADWAYS
Maidens Road (US Route 522) is a two-lane, undivided minor arterial with a posted speed limit of 55
mph. According to the 2019 VDOT count book, US Route 522 services 5,600 vehicles per day in the
vicinity of the site. The pavement on US Route 522 is in good condition and 22’ wide.
Cartersville Road (Route 684)/Cosby Road (Route 621) is a two-lane, undivided major collector with
a posted speed limit of 45 mph. According to the 2019 VDOT count book, Cartersville Road services
890 vehicles per day. Cosby Road services 580 vehicles per day between Bell Road and Three Bridge
Lane and 680 vehicles per day between Three Bridge Lane and US Route 522. The pavement along
Cosby Road is in excellent condition between US Route 522 and Bell Road and appeared recently
paved (no pavement markings/striping was present). From Bell Road to Duke Road the pavement is
in fair condition with typical alligator and block cracking throughout. Cartersville Road/Cosby Road is
typically 20’ wide.
Three Bridge Lane (Route 615) is a two-lane, undivided local road with a posted speed limit of 45
mph. According to the 20191 VDOT count book, Three Bridge Lane services 910 vehicles per day in
the vicinity of the site. The pavement on Three Bridge Lane is in good condition and 20’ wide.
Bell Road (Route 684) is a two-lane, undivided minor collector with a posted speed limit of 45 mph.
According to the 2019 VDOT count book, Bell Road services 810 vehicles per day. The pavement on
Bell Road is in fair condition and is typically 25’ wide.
Duke Road (Route 715) is a two-lane, undivided local road with a posted speed limit of 45 mph.
According to the 2019 VDOT count book, Duke Road services 49 vehicles per day. The pavement on
Duke Road is in good condition, unstriped and 18’ wide; no shoulders are present.
Overall, the existing roadways are acceptable for use by local traffic. In addition, given the existing
widths of 20’ to 25’, most of the facilities are acceptable for use by construction traffic that is
anticipated with the development of the solar site.
It should be noted that Duke Road measures only 18’ in width and accommodating two-way heavy
vehicle traffic may be difficult. However, given the minimal background traffic volumes, the potential
exists to use this facility for site access assuming that accommodations are made to safely
accommodate traffic as necessary (i.e. maintenance of traffic plan)
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Existing Structures
There are four (4) existing bridge/culvert structures within the study area as shown in Figure 3.
Structure 30026 on Cartersville Road across Deep Creek is a bridge with 20’ pavement in excellent
condition rebuilt in 2021. Photographs of Structure 30026 can be found in Figure 4.
Structure 13852 on Cosby Road over a stream into the James River is a culvert with 21’ pavement
built in 1962 and inspected in 2019. The culvert is in satisfactory condition and photographs can be
found in Figure 5.
Structure 13851 on Cosby Road over Gaddes Creek is a bridge with 19’ pavement built in 1954 and
updated in 1978. The bridge was inspected in 2020 and is in fair condition, photographs are shown
in Figure 6.
Structure 13850 on Cosby Road over Solomon’s Creek is a bridge with 23’ pavement, built in 1978.
The bridge was inspected in 2020 and is in satisfactory condition, photographs are shown in Figure
7.
EXISTING INTERSECTIONS
Four (4) existing intersections were identified within the study area and are shown on Figure 1.
US Route 522 and Cosby Road
At the unsignalized US Route 522/Cosby Road intersection, Route 522 (north/south movement) is
the major approach and Cosby Road/Fernfield Road (east/west) is stop controlled; the east/west
approaches are slightly offset. The northbound approach of US Route 522 consists of a through lane,
a left turn lane with 200’ storage and 125’ taper, and a right turn lane with 200’ storage and 475’
taper. The southbound approach consists of a through-right lane and a left turn lane with 200’ storage
and 125’ taper. The eastern leg, Fernfield Road is a 2-lane undivided approach that is 20’ wide and
serves as the southern/secondary entrance/exit to Tilman’s Farm, a single-family residential
subdivision. The western leg, Cosby Road, is 85’ wide at its intersection with US Route 522 (due to
large radii and a wide westbound receiving lane) and narrows quickly to the typical 20-22’ width.
Photos of the intersection can be found in Figures 8 and 9.
Three Bridge Lane and Cosby Road
At the unsignalized Three Bridge Lane/Cosby Road intersection, the pavement on the mainline Cosby
Road (east- and westbound approaches) is 20’ wide. The pavement on Three Bridge Lane, the minor
stop-controlled approach, is 20’ wide. It should be noted that large radii exist on Three Bridge Lane
which widens the pavement to 40’ at the intersection. Photos of the intersection can be found in
Figure 10.
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Bell Road and Cosby Road/Cartersville Road
The intersection of Bell Road and Cartersville Road is three-way stop-controlled intersection with both
approaches of Bell Road (north- and southbound) and the westbound approach of Cartersville Road
all being required to stop; the eastbound movement along Cartersville Road has the right of way. In
the vicinity of the intersection the pavement on Cartersville Road and Bell Road is in fair condition
measures generally 22’ in width. Again, large radii were noted on the north and southbound
approaches which result in wider pavement at the intersection. Photos of the intersection can be
found in Figures 11 and 12.
Duke Road and Cartersville Road
At the unsignalized Duke Road/Cartersville Road intersection, the pavement on the mainline
Cartersville Road (east- and westbound approaches) is 20’ wide. The pavement on Duke Road, the
minor stop-controlled approach, is 18’ wide. It should be noted that large radii exist on Duke Road
which widens the pavement to 35’ at the intersection. The northern leg of this intersection is an
unpaved/dirt farm road. Photos of the intersection can be found in Figures 13 and 14.
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CRASH DATA
Based on crash data obtained from VDOT for the past five years (April 2016- April 2021), there have
been a total of 22 crashes in the surrounding roadway network. There has been one (1) severe injury
crash, six (6) visible injury crashes and 15 property damage only crashes. Approximately 70% of
crashes were property damage only crashes and 45% of the crashes involved speeding. The crashes
by severity can be found in Chart 1 below.
Chart 1: Crash by Severity

A map of crash locations can be found in Figure 15. Based on the data, there are two (2) sections
of higher crash density along Cosby Road/Cartersville Road; these locations are noted on Figure 16.
Photos of these areas are shown in Figure 17.
The most common type of crash was fixed object-off road, which accounted for 72% of the
crashes. A summary of crashes by collision type can be found in Chart 2 below.
Chart 2: Crashes by Collision Type
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With respect to light conditions, 59% of crashes occurred during daylight. A summary of crashes by
light condition can be found in Chart 3 below.
Chart 3: Crashes by Light Condition

Lastly, with respect to roadway surface condition, 41% of crashes occurred while the roadway surface
condition was classified as wet. A summary of crash by roadway surface condition can be found in
Chart 4 below.
Chart4: Crashes by Roadway Surface Condition
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SITE ACCESS

SITE ACCESS
There are five (5) potential entrance locations being considered for this site. Each of these is
identified on Figure 1. It should be noted that four (4) of the five (5) proposed entrances are currently
existing farm roads that provide access to the property.
Site Access 1 and Cartersville Road
The intersection of Site Access 1 and Cartersville Road can be found in Figure 18. In the vicinity of
Site Entrance 1 the pavement on Cartersville Road is 20’. There is not existing driveway at this
location
Site Access 2 and Cartersville Road
The intersection of Site Access 2 and Cartersville Road can be found in Figure 19. Site Access 2 gravel
and approximately 12’ wide. In the vicinity of the entrance, the pavement on Cartersville Road is 21’
wide.
Site Access 3 and Cartersville Road
The intersection of Site Access 3 and Cartersville Road can be found in Figure 20. Site Access 3 is
unpaved and approximately 12’ wide. This entrance will need to be improved to accommodate
anticipated site traffic. The pavement on Cartersville Road in the vicinity of the entrance is 21’.
Site Access 4 and Cartersville Road
The intersection of Site Access 4 and Cartersville Road can be found in Figure 21. Site Access 3 is
unpaved and approximately 10’ wide. This entrance will need to be improved to accommodate
anticipated site traffic. The pavement on Cartersville Road in the vicinity of the entrance is 20’.
Site Access 5/Duke Road and Cartersville Road
The fifth potential access is located off of Duke Road. As noted prior, at the unsignalized Duke
Road/Cartersville Road intersection, the pavement on the mainline Cartersville Road (east- and
westbound approaches) is 20’ wide. The pavement on Duke Road, the minor stop-controlled
approach, is 18’ wide. The proposed site entrance would be located approximately 2,000’ south of
the Cartersville Road intersection; adjacent to the existing power easement, utilizing the existing
construction entrance.
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TRAFFIC MITIGATION
Throughout construction of the site, Hexagon Energy will coordinate with the representatives from
Powhatan County and VDOT to determine appropriate transportation management procedures which
may include, but are not limited to, traffic control, lane closures, road access restrictions, truck
restrictions, and temporary/short-term road closures.
Based on the existing roadway conditions, the locations for proposed access points, and the available
average daily traffic number for the transport roads, the anticipated construction traffic volumes will
not exceed available roadway capacities; the roadways should not be significantly impacted by
standard construction traffic. During operation and maintenance, the facility will not generate a
significant volume of traffic with the anticipation of only a few pickup trucks each day.
Construction-related traffic will access the Beldale Solar site via state-maintained roadways. Given
the existing posted speeds and anticipated slower entering/exiting traffic, temporary traffic control
(TTC) measures may be necessary. Pertinent signage should be installed prior to the site preparation
work and removed when mechanical/electrical work/inspections begin. It is not anticipated that daily
vehicular traffic following construction will disrupt local traffic flows during normal peak hours.
Outside of the previously noted mitigation efforts, should a traffic issue arise during construction,
representatives from Hexagon Energy and/or the site’s general contractor will work the County and
VDOT to appropriately address any specific concerns.
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CONCLUSIONS

Based on our review of the compilation of available data relating to the site, existing conditions, and
estimated traffic, the following is offered:
•

The proposed Beldale Solar project is located in Powhatan County, Virginia and all sitegenerated traffic will use County/VDOT maintained roads to access the site.

•

Access to the site will be available via Maidens Road (US Route 522), Cartersville Road
(Route 684)/Cosby Road (Route 621), and potentially Duke Road (Route 715).

•

Each of these facilities has the available capacity to accommodate site-generated traffic during
both construction and operations/maintenance activities based on existing ADTs.

•

Five (5) access points are proposed – four (4) along Cartersville Road (Route 684)/Cosby
Road (Route 621) and one (1) on Duke Road (Route 715). Four or these locations currently
have farm/construction access roads present.

•

There are four (4) existing bridge/culvert structure located along Cartersville Road (Route
684)/Cosby Road (Route 621). Based on available information, each of these is capable of
accommodating construction/heavy vehicle traffic that does not require special permits due
to weight.

•

It is anticipated that construction traffic will impact the surface condition of the road network
in the immediate vicinity of the solar project. Pavement conditions should be monitored
throughout construction and a post-construction road assessment should be completed.

•

It is recommended that the contractor implement a traffic management plan (TMP) that
outlines the installation appropriate signage to alert the travelling public to the presence of
construction traffic and establishes a communication plan with the County/VDOT to alert
residents of traffic conditions.
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BELDALE SOLAR
PROJECT OVERVIEW
CARTERSVILLE, VA

Drew Price
434-227-5086
dprice@hexagon-energy.com
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PROJECT HISTORY

•

Project originally designed and developed by another developer

•

NOVEMBER 2018: Powhatan Planning Commission

•

FEBRUARY 2019: Powhatan Board of Supervisors

• JUNE 2019: Powhatan Comp Plan adds solar guidance.
•

OCTOBER 2020: Landowners ask Hexagon to redevelop the
project to address community and county concerns.
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OUR PROJECT REDESIGN GOALS
1.

Comply fully with current and proposed Powhatan
Comprehensive Plans.

2.

Address concerns from neighbors, the Planning Commission,
and the Board of Supervisors.

3.

Increase financial benefits to Powhatan County.
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MAJOR PROJECT REDESIGN
CHANGE

COMP
PLAN

BEFORE

AFTER

Project Size (Fence-line)

1,090 acres

<350 acres

>68% decrease in size

✅

Riparian Buffers

50-100 ft.

200 ft.

100-300% increase in buffers

✅

Road Setback

100-150 ft.

200 ft.

33-100% increase in road setbacks

✅

Property Line Setback

100-150 ft.

200 ft.

33-100% increase in prop. setbacks

✅

Priority Conservation Area

~200 acres
impacted

0 acres
impacted

Preservation of priority conservation area

✅

Personal Property Taxes

$2,536,4101

$8,485,4292

228% increase in personal property taxes

✅

1. Based on original CUP application.
2. Based on Revenue Share legislation passed in 2019 and updated in 2020.
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SITE OVERVIEW
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4
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WEST OF DUKE RD.

1

CONCERNS
•
•

CHANGES

Viewshed
Proximity to homes

•
•

CA

BIN

BEFORE

T
IN
PO

No panels west of Duke Rd.
Avoid abutting 16 parcels

RD
CA

AFTER

BIN

T
IN
PO

RD
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EAST OF DUKE RD.

2

CONCERNS

CHANGES

•
•

Proximity to roads (100-150’ setback)
Proximity to homes (100’ setback)

•
•

Increase road setback to 200’
Increase property line setback to 200’

•

Wetland buffers (50-100’)

•

Increase wetland buffer to 200’

CA

BIN

T
IN
PO

RD
CA

BEFORE

T
OIN
P
BIN

RD

AFTER
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CARTERSVILLE RD.

3

CONCERNS

CHANGES

•
•

View from Cartersville Rd. (150’ setback)
Wetland buffers

•
•

Increase road setback to 200’
Increase wetland buffer to 200’

•

Priority Conservation Area

•

Avoid Priority Conservation Area (light green)

BEFORE

AFTER
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SOUTH OF DEEP CREEK

4

CONCERNS

CHANGES

•
•

Impact to Priority Conservation Area
Topography

•
•

Avoid Priority Conservation Area
Avoid steep slopes

•

Wildlife corridor

•

Maintain primary wildlife corridor

COLONIAL TRAIL

.
SALISBURY RD

.
SALISBURY RD

COLONIAL TRAIL

BEFORE

AFTER
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PROPOSED MAJOR IMPROVEMENTS
VIEWSHED
•

No panels west of Duke Road.

•

Increase setbacks from roads to 200 ft.

•

Increase setbacks from property lines to 200 ft.

•

Retain natural buffers &/or plant additional vegetative screening
around entire perimeter.
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PROPOSED MAJOR IMPROVEMENTS
WILDLIFE HABITAT AND MIGRATION CORRIDORS
•

No impact to Priority Conservation Area.

•

No panels south of Deep Creek, preserving the main migration
corridor.

•

Maintain 200’ non-disturbance buffer from all wetland edges,
providing additional natural wildlife corridors through project
area.
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PROPOSED MAJOR IMPROVEMENTS
COUNTY TAX REVENUE
•

As originally proposed in 2018, project was estimated to pay
$2,536,410 in personal property taxes.

•

Under Virginia code, this project still qualifies for an 80% M&T
tax abatement for the project lifetime.

•

However, Hexagon was part of the team that negotiated, lobbied,
and successfully passed solar tax reform in 2019 and 2020 to
bring more tax revenue to counties.

•

Thus, in lieu of M&T taxes, we commit to paying the full Revenue
Share with the newly added escalation: $1,400/MW/year + 10%
escalation every 5 years.
244
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Hexagon Commitment: $10,301,029

Tax Obligation: $5,805,392
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SCOTT SOLAR vs. BELDALE SOLAR
SCOTT SOLAR
•
•
•
•

BELDALE SOLAR

410 acres (as permitted)
37 MW (6.8 acres/MW)
Small property line setbacks (50’)
$0 personal property taxes

<350 acres (fence line)
100 MW (<4 acres/MW)
Large property line setbacks (200’)
$8,325,327 personal prop. taxes

COLONIAL TRAIL

.
SALISBURY RD

.
SALISBURY RD

COLONIAL TRAIL

•
•
•
•

SCOTT SOLAR
Scale 1:30,000

BELDALE SOLAR
Scale 1:30,000
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APPENDIX K: SURVEY PLAT

© HEXAGON ENERGY, LLC 2021
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Beldale Vegetation Management Plan
Solar Panel Mixture - 280 Acres
Buffer Mixture - 15 acres
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Powhatan County
Legend
County Boundary
Places

Title: Project Area Beldale Solar

Date: 2/24/2022

DISCLAIMER:ALL INFORMATION DEPICTED ON THIS MAP SHALL BE TREATED ASCONFIDENTIAL INFORMATION AND SHALL ONLY BE USED FOR THE SOLEPURPOSE FOR WHICH IT WAS PROVIDED.
ANY OTHER USE OF THIS MAP,OR THE INFORMATION INCLUDED THEREON, IS STRICTLY PROHIBITED. THEDATA SHOWN ON THIS MAP IS FOR INFORMATION PURPOSES ONLY.THIS MAP MAY NOT
BE COPIED OR OTHERWISE MADE AVAILABLE TO ANYOTHER PARTY IN PAPER OR ELECTRONIC FORMAT.
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Powhatan County
Legend
County Boundary
Places

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 Utility
Rural Residential
Village Center Planned Development
Village Center

Title: Zoning Map Beldale Solar

Date: 2/24/2022

DISCLAIMER:ALL INFORMATION DEPICTED ON THIS MAP SHALL BE TREATED ASCONFIDENTIAL INFORMATION AND SHALL ONLY BE USED FOR THE SOLEPURPOSE FOR WHICH IT WAS PROVIDED.
ANY OTHER USE OF THIS MAP,OR THE INFORMATION INCLUDED THEREON, IS STRICTLY PROHIBITED. THEDATA SHOWN ON THIS MAP IS FOR INFORMATION PURPOSES ONLY.THIS MAP MAY NOT
BE COPIED OR OTHERWISE MADE AVAILABLE TO ANYOTHER PARTY IN PAPER OR ELECTRONIC FORMAT.
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COMMONWEALTH of VIRGINIA

--�

D:PARTWNTO:TIW&CJUATO.I
RIO-MN)llSTRCT
24'!lPreFoa!itl».e
�t-ElaiTS,VAZ3834

Stephen C. Birch, P.E.
COMMISSIONER

Mr. Frank Hopkins
Planning Director
Planning & Commercial Development
3834 Old Buckingham Road, Suite F
Powhatan, Virginia 23139-7051
REFERENCE:
Dear Mr. Hopkins:

January 13, 2022

21-09-CUP Beldale Solar
(District #5: Trenholm/Smiths Crossroads/Provost)
Date VDOT Received:
01/05/22

The Virginia Department of Transportation has reviewed the request submitted by Hexagon
Energy LLC for a conditional use permit (CUP) to permit a solar energy farm in the
Agricultural-IO (A-10) zoning district per Sec. 83-162 of the Zoning Ordinance of the County of
Powhatan. The use is proposed to be located on Tax Map 13-16, located approximately one mile
north of the 5000 block of Anderson Highway along the western edge of Cartersville Rd in
western Powhatan County. The subject properties consist of 2,942.26 acres. The maximum
project area subject to this request is 350 acres. The subject property is designated as Rural Areas
and Protected Lands on the Countywide Land Use Plan Map in the 2021 Long-Range
Comprehensive Plan.
The use is located along Cartersville Road and areas south, in an area of roughly two square
miles west of historic Provost, and generally bisected by a power-line easement.
VDOT takes no exception to the request of Hexagon Energy LLC for a conditional use permit
and offers the following comments:
1. The property under review for a CUP has frontage along the following state maintained
roadways:
• Cartersville Road (Route 684) is classified as a Rural Collector with an unposted speed limit
(statutory 55 MPH) with an annual average daily traffic (AADT) of 780 vehicles per day
(2020).
• Dukes Road (Route 715) is classified as a Rural Local with an unposted speed limit (statutory
55 MPH) with an AADT of 49 vehicles per day (2020).

VIJEKEEPVRGNAIVOVING
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Powhatan County
Planning Commission
Agenda Item
Meeting Date:

March 1, 2022

Agenda Item Title:

Case #22-01-CUP: Terre Haute (District #1: Subletts) request of Roberta Teresa Hudson
for a conditional use permit (CUP) to allow a country inn within the Agricultural-10 (A10) zoning district per Sec. 83-162 of the Zoning Ordinance of the County of Powhatan.
The use is located at Tax Map Parcel #32-27D in eastern Powhatan County near the
intersection of Huguenot Springs Rd (U.S. RT 607) and Manakin Rd (U.S. RT 667). The
2021 Long Range Comprehensive Plan designates the subject property as Rural Areas
and Protected Lands on the Countywide Future Land Use Plan.

Motion:

Dates Previously
Considered by PC:
Summary of Item:

In accordance with Section 83-123(f)(4) of the Powhatan County Zoning Ordinance and
public necessity, convenience, general welfare, and good zoning practice, the Planning
Commission recommends (approval / denial / deferral) of the request submitted by
Roberta Teresa Hudson to permit a Country Inn on Tax Map #32-27D (2521 Huguenot
Springs Rd), subject to the conditions presented in this report.
none
The applicant is requesting a conditional use permit (CUP) to permit a Country Inn
within the Agricultural-10 (A-10) zoning district per Sec. 83-162 of the Zoning Ordinance
of the County of Powhatan. If approved, the applicant plans to utilize the historic home
and land for overnight accommodations and a small addition will be constructed on an
existing summer kitchen to create a tea house for events.

Comments:
Attachments:

Staff Report
Vicinity Map
Zoning Map
Countywide Future Land Use Map (2021)

Staff/Contact:

Frank Hopkins: Planning Director
(804) 598-5621 x2006
fhopkins@powhatanva.gov

258

Case #22-01-CUP
Terre Haute
Request for a Conditional Use Permit
to Permit a Country Inn
(Tax Map Parcel #32-27D: (2521 Huguenot Springs Rd)
within the Agricultural-10 (A-10) Zoning District
Staff Report Prepared for the Planning Commission
March 1, 2022

I.

PUBLIC HEARINGS
Planning Commission

II.

March 1, 2022

Public Hearing

IDENTIFICATION AND LOCATIONAL INFORMATION
Request

Conditional Use Permit:
Country Inn

Existing Zoning

Agricultural-10 (A-10)

Parcel Size

132.27 +/- acres

Parcel ID#

32-27D

Applicant

Roberta Teresa Hudson

Owner

Roberta Teresa Hudson

Location of Property 2521 Huguenot Springs Rd

III.

Electoral District

(1)

Subletts

2021 Land Use Plan
Recommendation

Rural Preservation

Zoning of
Adjacent Properties

North:
South:
East:
West:

Agricultural-10 (A-10)
Agricultural-10 (A-10)
Agricultural-10 (A-10)
Single Family Residential – 2 (R-2) and Agricultural-10
(A-10)

EXECUTIVE SUMMARY
The applicant is requesting a conditional use permit (CUP) to permit a Country Inn
within the Agricultural-10 (A-10) zoning district per Sec. 83-162 of the Zoning
Ordinance of the County of Powhatan. If approved, the applicant plans to utilize the
historic home and land for overnight accommodations and a small addition will be
constructed on an existing summer kitchen to create a tea house for events.
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The use is located at Tax Map Parcel #32-27D (2521 Huguenot Springs Rd), which
consists of 132 acres. The 2021 Long-Range Comprehensive Plan designates the subject
property as Rural Areas and Protected Lands.
APPLICABLE CODE SECTIONS
Sec. 83-162(50): Conditional Accessory Uses in Agricultural-10 (A-10) District
Country Inn
Sec. 83-123(f)(4): Conditional Use Permit Review Standards
A Conditional Use Permit shall be approved if the applicant demonstrates the proposed
conditional use:
a)
Is consistent with the purposes, goals, objectives, and policies of the comprehensive
plan and other applicable county-adopted plans;
b)
Complies with all applicable zoning district-specific standards in Articles III through
VI;
c)
Complies with all applicable use-specific standards Article VII: Use Standards;
d)
Complies with all applicable development and design standards in Article VIII:
Development Standards;
e)
Complies with all relevant subdivision and infrastructure standards in Chapter 68:
Subdivisions of the Powhatan County Code;
f)
Is appropriate for its location and is compatible with the general character of
surrounding lands and the uses allowed in the zoning district where proposed;
g)
Adequately screens, buffers, or otherwise minimizes adverse visual impacts on
adjacent lands;
h)
Avoids significant adverse odor, noise, glare, and vibration impacts on surrounding
lands regarding refuse collection, service delivery, parking and loading, signs,
lighting, and other site elements;
i)
Avoids significant deterioration of water and air resources, scenic resources, and other
natural resources;
j)
Maintains safe and convenient ingress and egress and traffic flow onto and through
the site by vehicles and pedestrians, and safe road conditions around the site;
k)
Complies with all other relevant county, state and federal laws and standards; and
l)
Is required by the public necessity, convenience, general welfare, or good zoning
practice.
Sec. 83-123(f)(5): Expiration of a Conditional Use Permit
A Conditional Use Permit shall expire in accordance with any expiration date or provisions in a
condition of its approval. A Conditional Use Permit shall automatically expire if a Building
Permit, Site Plan, or other county approval, whichever occurs first, for the development granted
by the Conditional Use Permit, is not obtained within two (2) years after the date of approval of
the Conditional Use Permit, or if no subsequent county approval is required, the development is
not completed and operational within two (2) years.
Sec. 83-521: Definitions
Country inn means a business operated in one or more structures which offers overnight
accommodations of up to 20 rooms and may contain a full-service restaurant providing meals to
guests and the general public with seating for no more than 50 guests, meeting rooms, and
banquet/event facilities; and may include related accessory uses such as an antique or gift shop,
sale of baked, packaged or canned food products prepared on the premises, and recreational uses
for the sole use of guests at the inn. The owner may or may not live on the premises.
A country inn is not a bed-and-breakfast lodging, motel, inn or other use defined or regulated 260
elsewhere in this chapter.

IV.

PROPERTY DESCRIPTION
Location
The proposed use will be located on Tax Map Parcel #32-27D (2521 Huguenot Springs
Rd), which consists of 132.27 acres.
Existing Conditions
The existing property features three houses including a historic farmhouse dating back to
1744. The farmhouse in question is known as Terre Haute and features four bedrooms
that the owner would like to make use of for the Country Inn. Adjacent to the farmhouse
is a summer kitchen that the applicant would like to renovate and create a small addition
for the creation of a tearoom. These structures exist on a 132-acre parcel that the
applicant plans to make available to guests that come to the property. The original farm
was bisected for the creation of 288 and the house and the road make up the eastern
boundary of the subject parcel. The existing farmhouse is located over 1,000 feet from
any neighboring home and features a half mile driveway from its connection with
Huguenot Springs Rd. The current lot is also part of a Virginia Outdoor Foundation
conservation easement.
Community Character
The surrounding neighborhood features other large lot single family
residential/agricultural lots. The subject lot is the largest parcel in the immediate vicinity.

Terre Haute Historic Home
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VI.

LAND USE ANALYSIS

Proposed Use
The applicant is proposing to utilize the existing house and property for the creation of an
overnight lodging, tearoom, and walking trails for visitors. The existing home will be
utilized for lodging of groups to come and enjoy the property. The applicant would like
to keep the number of visitors low and explains in her letter that the house will be
occupied by a single family or small group at any one time. There are only four
bedrooms in the historic home and so the rental can only feasibly be rented to a small
group.
The applicant also proposes to use the rest of the property to create walking trails and
gardens for guests of the country inn. The applicant would also like to have a farm stand
to sell local produce or other good prepared at the property. As part of this overall plan,
the applicant has had a Virginia Outdoors Foundation (VOF) conservation easement in
place for twenty years. The applicant has indicated that she plans to leave the property to
the VOF when she passes in hopes that the property continues on as nonprofit space that
the public can come and enjoy.
Zoning Requirements/Standards
The subject property is zoned Agricultural-10 (A-10) which allows for Country Inn as a
conditional use permit. The zoning ordinance does not provide specific use standards for
the Country Inn. This leaves the definition as the main piece of guidance as to what
constitutes a Country Inn use. Section 83-521 defines a Country Inn as follows:
“Country inn means a business operated in one or more structures which offers
overnight accommodations of up to 20 rooms and may contain a full-service restaurant
providing meals to guests and the general public with seating for no more than 50 guests,
meeting rooms, and banquet/event facilities; and may include related accessory uses such
as an antique or gift shop, sale of baked, packaged or canned food products prepared on
the premises, and recreational uses for the sole use of guests at the inn. The owner may
or may not live on the premises. A country inn is not a bed-and-breakfast lodging,
motel, inn or other use defined or regulated.”
COMPREHENSIVE PLAN ANALYSIS
The 2021 Long-Range Comprehensive Plan designates the subject property as Rural
Areas and Protected Lands. The subject property is located outside of designated growth
areas.
The intent section defines Rural Areas as (p. 69):
Rural Areas will be rural in character, with preserved natural, cultural, and historic
resources, including thriving farms, agribusiness and tourism, permanently-preserved
open spaces, permanent easement properties, hillsides, hilltop, floodplains, wooded and
forested areas, historic landscapes, landmarks, and corridors. These areas will include
active agricultural, silviculture, agribusiness, equestrian operations, and tourism, with
new residential development designed in such a way as to be balances with the natural
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and existing manmade environment in order to minimize degradation of the rural,
natural, cultural, and historic environment.
The low impact nature of the request in conjunction with the historical preservation
aspect of the plan make 22-01-CUP consistent with ideals described in the rural areas
intent section of the comprehensive plan. The Country Inn use will not take place in the
northwest corner of the parcel where the protected lands designation follows a small
stream.
V.

PUBLIC SERVICE ANALYSIS
Review by County Agencies/Departments
Building
A separate address will be required along with signage to the new
structure at every turn along the driveway and at the road.
A building permit will be required, and the structure must meet all
requirements of the current Residential Code.
Environment No adverse comments.
Public
The property is located outside of the County’s Water and Wastewater
Works
Service District. The department has no further review comments.
Sheriff
No comments at this time.
Fire
No concerns at this time.
Review by State Agencies/Departments
Health
No comments received.
Transport.
A VDOT Land Use Permit is not required for any work except within
the Right of Way. The Virginia Department of Transportation takes
no exception to this request for the identified proposed use of this
property.

VI.

PUBLIC COMMENTS
As of February 22, 2021, the Department of Community Development has not received
any public comments on this request.

VII.

STAFF RECOMMENDATION
The Department of Community Development recommends approval of this request.
With the proposed conditions, the use is generally compatible with surrounding
properties. This application will help preserve a large parcel for public use and help
preserve historic structures and land in Powhatan County.

VIII. RECOMMENDED CONDITIONS
If approved, the Department of Community Development recommends that the
conditions listed below be incorporated into this request. These conditions are proposed
to minimize negative impacts on surrounding properties.
1. The applicant(s) shall consent to annual administrative inspections by the Department
of Community Development for compliance with the requirements of this CUP.
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2. The applicant(s) shall sign the list of adopted conditions for this CUP signifying
acceptance and intent to comply with these conditions.
3. Failure to comply with the conditions of this CUP may result in the issuance of a
Notice of Violation (NOV) by the Zoning Administrator. The Zoning Administrator
may present this CUP to the Board of Supervisors for revocation if the NOV is not
resolved as directed.
4. All activities associated with this CUP shall be in compliance with all local, state, and
federal laws.
5. The existing entrances shall be combined into one moderate commercial entrance
featuring a departure angle of no more than 60 degrees from Huguenot Spring Rd and
25 feet of paved surface on to the subject lot consistent with the regulations found in
the VDOT Road Design Manual, Appendix F.
6. Events and overnight accommodations shall be constrained to a maximum attendance
of 50 people.
7. No sign placed on the property that exceeds sixteen (16) square feet in area and eight
(8) feet in height shall be visible from U.S. Route 607 (Huguenot Springs Rd). If such
signage is illuminated, it shall be externally illuminated with dark-sky compliant
lighting (internal illumination is prohibited).
IX.

PROPOSED RESOLUTION
In accordance with Section 83-123(f)(4) of the Powhatan County Zoning Ordinance and
public necessity, convenience, general welfare, and good zoning practice, the Planning
Commission recommends (approval / denial / deferral) of the request submitted by
Roberta Teresa Hudson to permit a Country Inn on Tax Map #32-27D (2521 Huguenot
Springs Rd), subject to the conditions presented in this report.

Attachment(s)
1. Application
2. Vicinity Map
3. Zoning Map
4. Countywide Future Land Use Map (2021)
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Powhatan County
Legend
County Boundary
Places
Parcels

Title: 2521 Huguenot Springs Rd

Date: 2/22/2022

DISCLAIMER:ALL INFORMATION DEPICTED ON THIS MAP SHALL BE TREATED ASCONFIDENTIAL INFORMATION AND SHALL ONLY BE USED FOR THE SOLEPURPOSE FOR WHICH IT WAS PROVIDED.
ANY OTHER USE OF THIS MAP,OR THE INFORMATION INCLUDED THEREON, IS STRICTLY PROHIBITED. THEDATA SHOWN ON THIS MAP IS FOR INFORMATION PURPOSES ONLY.THIS MAP MAY NOT
BE COPIED OR OTHERWISE MADE AVAILABLE TO ANYOTHER PARTY IN PAPER OR ELECTRONIC FORMAT.
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Powhatan County
Legend
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 Utility
Rural Residential
Village Center Planned Development
Village Center

Title: 2521 Huguenot Springs Rd

Date: 2/22/2022

DISCLAIMER:ALL INFORMATION DEPICTED ON THIS MAP SHALL BE TREATED ASCONFIDENTIAL INFORMATION AND SHALL ONLY BE USED FOR THE SOLEPURPOSE FOR WHICH IT WAS PROVIDED.
ANY OTHER USE OF THIS MAP,OR THE INFORMATION INCLUDED THEREON, IS STRICTLY PROHIBITED. THEDATA SHOWN ON THIS MAP IS FOR INFORMATION PURPOSES ONLY.THIS MAP MAY NOT
BE COPIED OR OTHERWISE MADE AVAILABLE TO ANYOTHER PARTY IN PAPER OR ELECTRONIC FORMAT.
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Powhatan County
Planning Commission
Agenda Item
Meeting Date:

March 1, 2022

Agenda Item Title:

Case #22-02-CUP: Overboe (District #1: Subletts) request of Trent and Stephanie
Overboe for a conditional use permit (CUP) to allow an 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 located at Tax Map Parcel #30B1-131 (2724 Valley Springs Rd) in central Powhatan County. The 2021 Long Range
Comprehensive Plan designates the subject property as Rural Areas on the Countywide
Future Land Use Plan.

Motion:

Dates Previously
Considered by PC:
Summary of Item:

Comments:
Attachments:

In accordance with Section 83-123(f)(4) of the Powhatan County Zoning Ordinance and
public necessity, convenience, general welfare, and good zoning practice, the Planning
Commission recommends (approval / denial / deferral) of the request submitted by
Trent and Stephanie Overboe to permit an accessory dwelling unit (detached) on Tax
Map #30B1-1-31 (2724 Valley Springs Rd), subject to the conditions presented in this
report.
none

The applicant is requesting a conditional use permit (CUP) to permit an accessory
dwelling unit (detached) within the Single Family Residential – 2 (R-2) zoning district
per Sec. 83-210 of the Zoning Ordinance of the County of Powhatan. If approved, the
applicant plans to construct a 900 square foot dwelling on the subject property. The
use is located at Tax Map Parcel 30B1-1-31 (2724 Valley Springs Rd), which consists
of 2.1 acres approximately 1200 feet north of the of intersection of Judes Ferry Rd
and Valley Springs Rd. The 2021 Long-Range Comprehensive Plan designates the
subject property as Rural Areas and Protected Lands.
Staff Report
Vicinity Map
Zoning Map
Countywide Future Land Use Map (2021)
Proposed Accessory Dwelling Unit
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Staff/Contact:

Frank Hopkins: Planning Director
(804) 598-5621 x2006
fhopkins@powhatanva.gov
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Case #22-02-CUP
Overboe
Request for a Conditional Use Permit
to Permit an Accessory Dwelling Unit (Detached)
(Tax Map Parcel #30B1-1-31: 2724 Valley Springs Rd)
within the Single Family Residential-2 (R-2) Zoning District
Staff Report Prepared for the Planning Commission
March 1, 2021

I.

PUBLIC HEARINGS
Planning Commission

II.

March 1, 2022

Public Hearing

IDENTIFICATION AND LOCATIONAL INFORMATION
Request

Conditional Use Permit:
Accessory Dwelling Unit (Detached)

Existing Zoning

Single Family Residential – 2 (R-2) with Proffered Conditions

Parcel Size

2.1 +/- acres

Parcel ID#

30B1-1-31

Applicant

Trent and Stephanie Overboe

Owner

Trent and Stephanie Overboe

Location of Property 2724 Valley Springs Rd
Electoral District

(1)

Subletts

2021 Land Use Plan
Recommendation

Rural Areas & Protected Lands

Zoning of
Adjacent Properties

North:
South:
East:
West:

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

III.
EXECUTIVE SUMMARY
The applicant is requesting a conditional use permit (CUP) to permit an accessory dwelling unit
(detached) within the Single Family Residential – 2 (R-2) zoning district per Sec. 83-210 of the
Zoning Ordinance of the County of Powhatan. If approved, the applicant plans to construct a
900 square foot dwelling on the subject property. The use is located at Tax Map Parcel 30B1-131 (2724 Valley Springs Rd), which consists of 2.1 acres approximately 1200 feet north of the
of intersection of Judes Ferry Rd and Valley Springs Rd. The 2021 Long-Range Comprehensive
Plan designates the subject property as Rural Areas and Protected Lands.
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IV.

APPLICABLE CODE SECTIONS
Sec. 83-210(b)(1): Conditional Accessory Uses in Single-Family Residential-2 (R-2) District
Accessory Dwelling Unit (Detached)
Sec. 83-123(f)(4): Conditional Use Permit Review Standards
A Conditional Use Permit shall be approved if the applicant demonstrates the proposed
conditional use:
a)
Is consistent with the purposes, goals, objectives, and policies of the comprehensive
plan and other applicable county-adopted plans;
b)
Complies with all applicable zoning district-specific standards in Articles III through
VI;
c)
Complies with all applicable use-specific standards Article VII: Use Standards;
d)
Complies with all applicable development and design standards in Article VIII:
Development Standards;
e)
Complies with all relevant subdivision and infrastructure standards in Chapter 68:
Subdivisions of the Powhatan County Code;
f)
Is appropriate for its location and is compatible with the general character of
surrounding lands and the uses allowed in the zoning district where proposed;
g)
Adequately screens, buffers, or otherwise minimizes adverse visual impacts on
adjacent lands;
h)
Avoids significant adverse odor, noise, glare, and vibration impacts on surrounding
lands regarding refuse collection, service delivery, parking and loading, signs,
lighting, and other site elements;
i)
Avoids significant deterioration of water and air resources, scenic resources, and other
natural resources;
j)
Maintains safe and convenient ingress and egress and traffic flow onto and through
the site by vehicles and pedestrians, and safe road conditions around the site;
k)
Complies with all other relevant county, state and federal laws and standards; and
l)
Is required by the public necessity, convenience, general welfare, or good zoning
practice.
Sec. 83-123(f)(5): Expiration of a Conditional Use Permit
A Conditional Use Permit shall expire in accordance with any expiration date or provisions in a
condition of its approval. A Conditional Use Permit shall automatically expire if a Building
Permit, Site Plan, or other county approval, whichever occurs first, for the development granted
by the Conditional Use Permit, is not obtained within two (2) years after the date of approval of
the Conditional Use Permit, or if no subsequent county approval is required, the development is
not completed and operational within two (2) years.
Sec. 83-521: Definitions
Accessory dwelling unit (detached) means a secondary dwelling unit established in conjunction
with, and clearly subordinate to, the principal dwelling unit on a lot, as a detached structure on
the same lot. (See Accessory/Use-Specific Standards, Division 2: Standards for Accessory Uses
and Structures, of Article VII: Use Standards.)
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Sec. 83-438(b): Standards for Accessory Uses and Structure – Accessory Dwelling Unit
(Detached)

Accessory dwelling units as detached structures shall comply with the following standards:
1. Detached accessory dwelling units are allowed as accessory uses only to single-family
detached dwellings, and are not allowed as accessory uses to two-family dwellings,
townhouse dwellings, multifamily dwellings, or manufactured homes.
2. Not more than one detached accessory dwelling unit shall be allowed per single-family
dwelling.
3. A detached accessory dwelling unit may not be located within required yards.
4. The gross floor area devoted to a detached accessory dwelling unit shall not exceed 35
percent of the total gross floor area of the principal dwelling to which it is accessory, except
that within the A-10 zoning district a detached accessory dwelling unit shall not exceed 50
percent of the total gross floor area of the principal dwelling to which it is accessory. The
floor area of a detached accessory dwelling unit shall not be included as part of the floor area
of the principal dwelling for calculation purposes of applying limits on home occupations or
similar limits imposed by this chapter.
5. The principal dwelling or the detached accessory dwelling unit shall be occupied by the
owner of the property.
6. At least one, but no more than two, off-street parking spaces shall be provided for a detached
accessory dwelling unit in addition to off-street parking required for the principal dwelling.
7. The addition of a detached accessory dwelling unit to a single-family detached dwelling shall
not change the status of the dwelling as a single-family detached dwelling or the lot as the
site of a single-family detached dwelling for purposes of applying intensity and dimensional
standards.
8. Except within the A-10 zoning district, a detached accessory dwelling unit must be of
conventional site-built construction, be assembled and inspected on-site, and meet the
requirements of the adopted building code for residential dwellings. Within the A-10 zoning
district, a detached accessory dwelling unit may be a manufactured home, provided that:
i.
The structure complies with use standards set forth in Section 83-432(c)(1)(c) for
manufactured home dwellings.
ii.
Brick, stone, or other materials with a similar appearance, durability, and quality
shall be used as a skirting/foundation material.
iii.
The primary street-facing façade shall incorporate at least three (3) of the following
architectural features:
A. A covered porch that is at least forty (40) square feet in area, with a
minimum depth of at least five (5) feet;
B. Shutters adjacent to all windows;
C. Two or more types of exterior cladding (excluding skirting/foundation
and roofing materials); and/or
D. A front-facing gable at least eight (8) feet wide on a portion of the façade.
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V.

PROPERTY DESCRIPTION
Location
The proposed use will be located on Tax Map Parcel #30B1-1-31 (2724 Valley Springs
Rd), which consists of 2.1 acres on Valley Springs Rd.
Existing Conditions
The subject property exists on Valley Springs Rd which contains a small subdivision of
houses. There is an existing single-family residence on the property that is 3,700 square
feet in size. The existing house is setback approximately 125 feet from the road on a
parcel that is heavily wooded. The existing dwelling is accessed by a driveway fronting
on Valley Springs Rd.

2724 Valley Springs Rd
Community Character
The subject parcel is located in the southern portion of the Valley Springs Rd
approximately 1200 feet north of Judes Ferry Rd.
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VI.

LAND USE ANALYSIS
Proposed Use
The applicant is proposing to construct a 1,222 square foot detached accessory dwelling
unit. The accessory structure will function both as a garage and office/dwelling unit. The
planned size of the garage area is 414 square feet with a 808 square foot conditioned
living space. The dwelling unit portion will be occupied by the Overboe’s elderly parents
for a part of the year and revert back to an office when they are not there.
Zoning Requirements/Standards
The subject property is zoned Single Family Residential. Accessory dwelling unit
(detached) is a conditional accessory use within the R-2 zoning district, and therefore, is
only permitted with approval of a conditional use permit (CUP).
Detached accessory dwelling units must comply with the use standards found in Sec.
83-438(b) of the Powhatan County Zoning Ordinance. 1 Some of the applicable standards
include:
• No more than one detached accessory dwelling unit is permitted per single-family
dwelling;
• Detached accessory dwelling units must be located outside of required yards; and

1

Use standards associated with accessory dwelling unit (detached) were approved by the Board of Supervisors on
September 24, 2018 (Case #18-06-AZ: Ordinance O-2018-24) and are listed on the previous page.
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•

The principal dwelling unit or the detached accessory dwelling unit must be occupied
by the property owner.

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

COMPREHENSIVE PLAN ANALYSIS
The 2021 Long-Range Comprehensive Plan designates the subject property as Rural
Areas and Protected Lands. The subject property is located outside of designated growth
areas.
The proposed detached accessory dwelling unit will be accessory and incidental to the
existing single-family residential use, and therefore, is generally compatible with
surrounding properties.

VIII. PUBLIC SERVICE ANALYSIS
Review by County Agencies/Departments
Building
A separate address will be required along with signage to the new
structure at every turn along the driveway and at the road.
A building permit will be required, and the structure must meet all
requirements of the current Residential Code.
Environment No adverse comments.
Public
The property is located outside of the County’s Water and Wastewater
Works
Service District. The department has no further review comments.
Sheriff
No comments at this time.
Fire
No concerns at this time.
Review by State Agencies/Departments
Health
No comments received.
Transport.
The Virginia Department of Transportation takes no exception to this
request for the identified proposed use of this property.
IX.

PUBLIC COMMENTS
As of February 23, 2022, the Department of Community Development has not received
any public comments on this request.

X.

STAFF RECOMMENDATION
The Department of Community Development recommends approval of this request.
With the proposed conditions, the use is generally compatible with surrounding
properties. The proposed conditions address the location, access, buffering, and
architectural design of the proposed dwelling.

XI.

RECOMMENDED CONDITIONS
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If approved, the Department of Community Development recommends that the
conditions listed below be incorporated into this request. These conditions are proposed
to minimize negative impacts on surrounding properties.
1. The applicant(s) shall consent to annual administrative inspections by the Department
of Community Development for compliance with the requirements of this CUP.
2. The applicant(s) shall sign the list of adopted conditions for this CUP signifying
acceptance and intent to comply with these conditions.
3. Failure to comply with the conditions of this CUP may result in the issuance of a
Notice of Violation (NOV) by the Zoning Administrator. The Zoning Administrator
may present this CUP to the Board of Supervisors for revocation if the NOV is not
resolved as directed.
4. All activities associated with this CUP shall be in compliance with all local, state, and
federal laws.
5. The accessory dwelling unit (detached) shall be located to the East of the existing
dwelling.
6. Access to the accessory dwelling unit (detached) shall be provided by the existing
driveway and entrance to Tax Map Parcel #30B1-1-31, which has frontage on Valley
Springs Rd.
7. The architectural features and materials incorporated into the design of the accessory
dwelling unit (detached) shall be similar in quality and appearance to those used on
the principal dwelling, as determined by the Zoning administrator or their designee.
XII.

PROPOSED RESOLUTION
In accordance with Section 83-123(f)(4) of the Powhatan County Zoning Ordinance and
public necessity, convenience, general welfare, and good zoning practice, the Planning
Commission recommends (approval / denial / deferral) of the request submitted by Trent
and Stephanie Overboe to permit an accessory dwelling unit (detached) on Tax Map
#30B1-1-31 (2724 Valley Springs Rd), subject to the conditions presented in this report.

Attachment(s)
1. Application
2. Vicinity Map
3. Zoning Map
4. Countywide Future Land Use Map
5. Proposed Accessory Dwelling Unit
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Application and Review Procedure for a
Conditional Use Permit (CUP)
Powhatan County, Virginia
Department of Community Development

“1RGIt4t~

1. Pre-Application Conference
The applicant must meet with representatives from the Department of Community Development
to discuss the request and review process.
2. Neighborhood Meeting
Optional: The applicant may choose to hold a neighborhood meeting, where adjoining property
owners and the general public are invited to learn more about the proposal.
3. Application Submittal and Acceptance
A CUP application may be submitted to the Department of Community Development. Applications
are due the first Friday of each month.
A complete application will include the following attachments:
L Survey Plat of Subject Property

D Conceptual Plan
LI

List of Adjacent Property Owners

LI

Ownership Disclosure

LI

Statement of Validity of Information

LI

Consent of Owner(s) to Permit Request

LI Required Application Fees
•
•
•

Conditional Use Permit:
Conditional Accessory Use Permit:
Amend Conditions Associated with Approved CUP:

$1,500.00
$ 600.00
$ 600.00

Incomplete applications will not be processed.
4. Staff Review
The application will be reviewed by the Department of Community Development and other local
and state agencies.
5. Planning Commission: Public Hearing and Review
The Planning Commission will hold a public hearing and review the request. After discussion, the
Planning Commission may recommend approval, denial, or deferral. This recommendation is
forwarded to the Board of Supervisors.
6. Board of Supervisors: Public Hearing and Decision
The Board of Supervisors will hold a public hearing and review the request. After discussion, the
Board of Supervisors may approve, deny, or defer the request.
Last updated: July 1, 2019
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Parcel Information
TaxMap Number
PhysicalAddress
General Description of
Property Location
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If this request is approved, will new
structures be constructed?
Are there existing structures on the
subject property?
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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.
3
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List of Adjacent Property Owners

Tax Map No.

Owner Name
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Note: Adjacent properties include those across roadways, waterways, railroads, and municipal boundaries.
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Ownership Disclosure
List below the names and addresses of!!! 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 percpnt or more of such stock must be listed.
Name

Address

rliosJAcL

NO p

ND Ln~~uce2—’

r4/A

I,
do hereby swear and affirm to the best of my knowledge and belief, the above
information is true and that lam the applicant requesting a conditional use permit forTax Map
If the information listed above changes at any time while this request is being considered, I will provide Powhatan
County with an updated list of owners.
,.~
A
____________________________.

~

Signature of Applicant

~?S\j~

Name of A “I’ licant (Printed)
Commonwealth of Virginia
County of
Sworn

and

subscribed

,/‘ ~
t c

to wit:
to

before

me

a

Notary

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

20

Notary Public

Seal

Commission Expires
Notary Number

7
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Applicant’s Permission for Inspection of Property
I, ~7k.eM1’ <9~!ørNiE
Oi$t~I~. hereby grant access to the Director of Community
Development, Zoning Administrator, or assigns thereof, to enter my property during reasonable hour
ut prior
notice to make inspections as deemed necessaw for the evaluation of my a~~licafl

~ (%_•__~:≥Zt_—t~L::~

Signature of Applicant

~~rf

Name of Applicant (Printed)
Commonwealth of Virginia
County of
Sworn

and

subscribed

~‘

~a.

~

to wit:
to

before

me

a

Nota~y
:~

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

20

Notary Public

I

Seal

Commission Expires
Notary Number

9
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Powhatan County
Planning Commission
Agenda Item
Meeting Date:

March 1, 2022

Agenda Item Title:

Case #22-03-CUP: Baltz (District #2: Holly Hills) request of Laura Baltz for a conditional
use permit (CUP) to allow a child day care center within the Residential Utility (RU)
zoning district per Sec. 83-352 of the Zoning Ordinance of the County of Powhatan. The
use is located at Tax Map Parcel #42A-2-B-13 (1510 Holly Hills Rd) in eastern Powhatan
County. The 2021 Long Range Comprehensive Plan designates the subject property as
Rural Areas on the Countywide Future Land Use Plan.

Motion:

Dates Previously
Considered by PC:
Summary of Item:

In accordance with Section 83-123(f)(4) of the Powhatan County Zoning Ordinance and
public necessity, convenience, general welfare, and good zoning practice, the Planning
Commission recommends (approval / denial / deferral) of the request submitted by
Laura Baltz to permit a Child Day Care Center on Tax Map #42A-2-B-13 (1510 Holly Hills
Rd), subject to the conditions presented in this report.
none

The applicant is requesting a conditional use permit (CUP) to permit a Child Day Care
Center in the Residential Utility (RU) zoning district per Sec. 83-352 of the Zoning
Ordinance of the County of Powhatan. Currently the by right number of children
that can be cared for in a residential home is a maximum of five. If approved, this
conditional use permit will allow the applicant to watch more than five children at
the home. The use is located at Tax Map Parcel 42A-2-B-13 (1510 Holly Hills Rd),
which consists of 0.88 acres. The 2021 Long-Range Comprehensive Plan designates
the subject property as Rural Areas.

Comments:
Attachments:

Staff Report
Vicinity Map
Zoning Map
Countywide Future Land Use Map
Proposed Accessory Dwelling Unit
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Staff/Contact:

Frank Hopkins: Planning Director
(804) 598-5621 x2006
fhopkins@powhatanva.gov
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Case #22-03-CUP
Baltz
Request for a Conditional Use Permit
to Permit a Child Day Care Center)
(Tax Map Parcel #42A-2-B-13: 1510 Holly Hills Rd)
within the Residential Utility (RU) Zoning District
Staff Report Prepared for the Planning Commission
March 1, 2022

I.

PUBLIC HEARINGS
Planning Commission

II.

March 1, 2022

Public Hearing

IDENTIFICATION AND LOCATIONAL INFORMATION
Request

Conditional Use Permit:
Child Day Care Center

Existing Zoning

Residential Utility (RU)

Parcel Size

.88 +/- acres

Parcel ID#

42A-2-B-13

Applicant

Laura Baltz

Owner

Baltz Laura J & John S

Location of Property 1510 Holly Hills Rd
Electoral District

(2)

Holly Hills

2021 Land Use Plan
Recommendation

Rural Areas

Zoning of
Adjacent Properties

North:
South:
East:
West:

Residential Utility (RU)
Residential Utility (RU)
Residential Utility (RU)
Residential Utility (RU)

III.
EXECUTIVE SUMMARY
The applicant is requesting a conditional use permit (CUP) to permit a Child Day Care Center
in the Residential Utility (RU) zoning district per Sec. 83-352 of the Zoning Ordinance of the
County of Powhatan. Currently the by right number of children that can be cared for in a
residential home is a maximum of five. If approved, this conditional use permit will allow the
applicant to watch more than five children at the home. The use is located at Tax Map Parcel
42A-2-B-13 (1510 Holly Hills Rd), which consists of 0.88 acres. The 2021 Long-Range
Comprehensive Plan designates the subject property as Rural Areas.
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IV.

APPLICABLE CODE SECTIONS
Sec. 83-352: Conditional Accessory Uses in Residential Utility (RU) District
Child Day Care Center
Sec. 83-123(f)(4): Conditional Use Permit Review Standards
A Conditional Use Permit shall be approved if the applicant demonstrates the proposed
conditional use:
a)
Is consistent with the purposes, goals, objectives, and policies of the comprehensive
plan and other applicable county-adopted plans;
b)
Complies with all applicable zoning district-specific standards in Articles III through
VI;
c)
Complies with all applicable use-specific standards Article VII: Use Standards;
d)
Complies with all applicable development and design standards in Article VIII:
Development Standards;
e)
Complies with all relevant subdivision and infrastructure standards in Chapter 68:
Subdivisions of the Powhatan County Code;
f)
Is appropriate for its location and is compatible with the general character of
surrounding lands and the uses allowed in the zoning district where proposed;
g)
Adequately screens, buffers, or otherwise minimizes adverse visual impacts on
adjacent lands;
h)
Avoids significant adverse odor, noise, glare, and vibration impacts on surrounding
lands regarding refuse collection, service delivery, parking and loading, signs,
lighting, and other site elements;
i)
Avoids significant deterioration of water and air resources, scenic resources, and other
natural resources;
j)
Maintains safe and convenient ingress and egress and traffic flow onto and through
the site by vehicles and pedestrians, and safe road conditions around the site;
k)
Complies with all other relevant county, state and federal laws and standards; and
l)
Is required by the public necessity, convenience, general welfare, or good zoning
practice.
Sec. 83-123(f)(5): Expiration of a Conditional Use Permit
A Conditional Use Permit shall expire in accordance with any expiration date or provisions in a
condition of its approval. A Conditional Use Permit shall automatically expire if a Building
Permit, Site Plan, or other county approval, whichever occurs first, for the development granted
by the Conditional Use Permit, is not obtained within two (2) years after the date of approval of
the Conditional Use Permit, or if no subsequent county approval is required, the development is
not completed and operational within two (2) years.
Sec. 83-521: Definitions
Child Day Care Center means an establishment providing a child day program offered to (i) two
or more children under the age of 13 in a facility that is not the residence of the provider or of
any of the children in care or (ii) six or more children at any location. (See principal/use-specific
standards, Division 1: Standards for Specific Principal Uses and Structures, of Article VII: Use
Standards.)
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Sec. 83-432. - Standards for specific principal uses – Child Day Care Center

Day care uses.
a. Child day care center. Child day care facilities shall comply with the following
standards:
1. The facility shall comply with all applicable state regulations regarding the
licensing and operations of child care facilities.
2. Outdoor play areas shall be:
i. Safely segregated from accessways, and parking, loading, or service areas;
and
ii. Not operated for outdoor play activities after 8:00 p.m.
3. Vehicular access and circulation shall:
i. Be designed to enhance the safety of children as they arrive and leave the
facility; and
ii. Provide a designated passenger pick-up and delivery area that includes at least
one drop-off/pick-up space per 20 children and is located adjacent to the child
day care center in such a way that children do not have to cross vehicular
accessways to enter or exit the facility.

V.

PROPERTY DESCRIPTION
Location
The proposed use will be located on Tax Map Parcel #42A-2-B-13 (RU), which consists
of .88 in the Holly Hills Subdivision.
Existing Conditions
The subject property exists on the corner of Holly Hills Rd and Dogwood Rd in the Holly
Hills subdivision. The existing residential home is owned by the applicant, and she
currently cares for 5 children during the day. The property features a detached garage
and play area for children located on the interior of the lot away from the road.

VI.

LAND USE ANALYSIS
Proposed Use
The applicant is seeking to increase the number of children she can care for at her home.
She currently is able to care for 5 children by right and would like to increase that
number to 8.
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Zoning Requirements/Standards
The subject property is zoned RU which features a conditional use permit option of a
child day car center. It should be noted that the definition for child day car center is a
two-part definition. The first part is speaking to the creation of a commercial child day
care center while the second part of the definition simply states that a child day care
center can be approved for six or more children anywhere. In this case, the applicant is
seeking to accommodate 8 children in her home which meets the intent of this definition.
As to the use standards, the applicant is currently meeting all the use standards. The
applicant has two driveways, and under our standards, is only required to provide one off
street space for every 20 children. This request is far below that standard. The outdoor
play area is located on the interior corner of the property, far from either public street and
consistent with our standards. The applicant is licensed and is seeking this zoning
approval before receiving the approval of the Department of Social Services.
COMPREHENSIVE PLAN ANALYSIS
The 2021 Long-Range Comprehensive Plan designates the subject property as Rural
Areas. The subject property is located outside of designated growth areas.
The 2021 Comprehensive Plan contains a list of “Appropriate Specific Uses” on page69.
It lists the following preferred uses:
• Agribusiness and Boutique Agriculture
• Agricultural/Rural Tourism-Related Businesses (Examples: Bed and Breakfasts,
Camps, and Retreats)
• Agriculture, Silviculture, and Animal Husbandry
• Single-Family Residential Uses, primarily in the form of conservation subdivision
design or large-lot (e.g. ten acre lot size or greater) subdivisions
• Institutional Uses (Examples: Schools, Churches, Public Safety Facilities, and Similar
Uses)
• Parks and Recreational Uses
The proposed child day care use is consistent with both the residential uses and
institutional uses listed in the rural areas designation.
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VII.

PUBLIC SERVICE ANALYSIS
Review by County Agencies/Departments
Building
Based on the 2018 Virginia Construction Code, the applicant is
governed only by the Virginia Department of Social Service and must
be licensed through the DSS. The dwelling can remain an R5 use
group per code section 313.3 of the 2018 VCC. No additional
comments are made and the CUP is approved by the Building
Department as submitted
Environment No adverse comments.
Public
The Department of Public Works has reviewed 22-03-CUP, Baltz
Works
Child Day Care Center. The property, Tax Map #42A-2-B-13, is
located within the Water and Wastewater Service District. The
department has no further review comments
Sheriff
No comments at this time.
Fire
No concerns at this time.
Review by State Agencies/Departments
Health
No comments received.
Transport.
The Virginia Department of Transportation has reviewed the request
submitted for a conditional use permit (CUP) submitted by Ms. Laura
Baltz to allow a child day care center within the Residential Utility
(RU) zoning district per Sec. 83-352 of the Zoning Ordinance of the
County of Powhatan. The use is located at Tax Map Parcel #42A-2-Bl3 (1510 Holly Hills Rd) in eastern Powhatan County. The 2021 Long
Range Comprehensive Plan designates the subject property as Rural
Areas on the Countywide Future Land Use Plan.
The existing entrance is located on Dogwood Road (Rt. 1102) with
AADT of 340 and 25 MPH. The Childcare is proposed to be
increased from 5 to 8 children. VDOT recommends that adequate
parking be provided on site.

VIII. COMMENTS
As of February 23, 2022, the Department of Community Development has not received
any public comments on this request.
IX.

STAFF RECOMMENDATION
The Department of Community Development recommends approval of this request with
the proposed conditions as the applicant has been operating successfully with five
children without generating complaints. Her requests satisfies the standards set forth in
the zoning ordinance.
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X.

RECOMMENDED CONDITIONS
1. The Applicant shall consent to annual administrative inspections by Planning
Department Staff for compliance with the requirements of this CUP.
2. The Applicant shall sign the list of the 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. Upon issuance of a third NOV of the permit, and failure of the permit holder to
appeal to the Board of Zoning Appeals, the Zoning Administrator shall present the CUP to
the Board of Supervisors for revocation.
4. The conditional use permit for a child day care center is issued for a maximum of
twelve (12) children as licensed by the Virginia Department of Social Services. Any
physical expansion of the facility either beyond the current building or for more than
twelve (12) children will require a new or amended conditional use permit.
5. The child day care center shall be properly certified and licensed by the Virginia
Department of Social Services and any suspension or revocation of said license by that
agency will make this conditional use permit null and void.

XI.

PROPOSED RESOLUTION
In accordance with Section 83-123(f)(4) of the Powhatan County Zoning Ordinance and
public necessity, convenience, general welfare, and good zoning practice, the Planning
Commission recommends (approval / denial / deferral) of the request submitted by Laura
Baltz to permit a Child Day Care Center on Tax Map #42A-2-B-13 (1510 Holly Hills
Rd), subject to the conditions presented in this report.

Attachment(s)
1. Application
2. Vicinity Map
3. Zoning Map
4. Countywide Future Land Use Map
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For Office Use Only

County of Powhatan,
Virginia
Conditional Use Permit
Application

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

Applicant Information
Name of Applicant
Mailing Address
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(Complete this section if the applicant is not the current property owner)
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Mailing Address

Phone Number
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((the applicant is not the owner, the applicant must provide written documentation that the current property owner

consent 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
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Phone Number
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Powhatan County, Virginia
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Parcel lnfmmation
TaxMapNumber
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Property Location
Election District
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Countywide Future Land Use:
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Proposed Use

(IdentifyUseustedinZoningOrdinance)
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If this request is approved, will new
structures be constructed?
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subject property?
Will the proposed use connect to
public water and/or sewer?
Will the proposed use have direct
access to a public road?
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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 indude 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
use may have on adjacent
properties and the surrounding
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neighborhood (e.g. noise, glare,
smells, traffic, etc.).

Powhatan County, Virginia
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Ownership Dfsdosure

Ust 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
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I,
. do hereby swear and affirm to the best of my knowledge and belief, the above
information is true and that I am the applicant requesting a conditional use permit for Tax Map CL) 2.
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If the information listed above changes at any time while this request is being considered, I will provide Powhatan
County with an updated list of owners.
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Applicant’s Permission for Inspection of Property
I, ________________________________________, 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.
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Statement of Validity of Information
Every applicant shall sign the followingdocument to substantiate the validity of submitted infcrm.ation.
I, being duly sworn, depose and say that I am the Lessee/Owner of the property involved in the application. If am not
the Lessee/Owner, I will provide written certification from the owner granting me the right to submit this application.
I declare that I have fomiliarized 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.
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Signature of Applicant
Name of Applicant (Printed)
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Review Checklist
(For Office Use Only)
This form will be completed by the Department of Community Development as the application is reviewed.
Action

Date of Action

Application Submitted
Application Deemed Complete
Application Routed to Reviewing Agencies
Comments Received from Reviewing Agencies

Building Inspections
Environmental
Public Works
Sheriff
Fire
Health
Transportation
Other

Planning Commission: Notice in Newspaper
Planning Commission:
Letters Sent to Adjoining Property Owners
Planning Commission: Public Hearing
Planning Commission: Recommendation Made
Board of Supervisors: Notice in Newspaper
Board of Supervisors:
Letters Sent to Adjoining Property Owners
Board of Supervisors: Public Hearing
Board of Supervisors: Recommendation Made
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Powhatan County
Legend
County Boundary
Parcels

Title: 1510 Holly Hills Rd

Date: 2/22/2022

DISCLAIMER:ALL INFORMATION DEPICTED ON THIS MAP SHALL BE TREATED ASCONFIDENTIAL INFORMATION AND SHALL ONLY BE USED FOR THE SOLEPURPOSE FOR WHICH IT WAS PROVIDED.
ANY OTHER USE OF THIS MAP,OR THE INFORMATION INCLUDED THEREON, IS STRICTLY PROHIBITED. THEDATA SHOWN ON THIS MAP IS FOR INFORMATION PURPOSES ONLY.THIS MAP MAY NOT
BE COPIED OR OTHERWISE MADE AVAILABLE TO ANYOTHER PARTY IN PAPER OR ELECTRONIC FORMAT.
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Powhatan County
Legend
County Boundary
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 Utility
Rural Residential
Village Center Planned Development
Village Center

Title: 1510 Holly Hills Rd

Date: 2/22/2022

DISCLAIMER:ALL INFORMATION DEPICTED ON THIS MAP SHALL BE TREATED ASCONFIDENTIAL INFORMATION AND SHALL ONLY BE USED FOR THE SOLEPURPOSE FOR WHICH IT WAS PROVIDED.
ANY OTHER USE OF THIS MAP,OR THE INFORMATION INCLUDED THEREON, IS STRICTLY PROHIBITED. THEDATA SHOWN ON THIS MAP IS FOR INFORMATION PURPOSES ONLY.THIS MAP MAY NOT
BE COPIED OR OTHERWISE MADE AVAILABLE TO ANYOTHER PARTY IN PAPER OR ELECTRONIC FORMAT.
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Powhatan County
Planning Commission
Agenda Item
Meeting Date:

March 1, 2022

Agenda Item Title:

Case #22-02-AZ: The County of Powhatan requests the amendment of the provisions
set forth in section of and Chapter 68 (Subdivision Ordinance) Article III (Subdivision
Standards) Sec. 68-175 – Access and Circulation, to remove Powhatan County’s specific
access management standards. This provision will revert site plan access management
to VDOT standards.

Motion:

In accordance with public necessity, convenience, general welfare, and good planning
practices, the Planning Commission recommends (approval / denial / deferral) of the
request submitted by the County of Powhatan to amend Chapter 68 (Subdivision
Ordinance), Article III (Subdivision Standards) to remove the Powhatan County specific
access management standards and utilize Virginia Department of Transportation
regulations in their place.
none

Dates Previously
Considered by PC:
Summary of Item:

This amendment removes the vehicular access management section (68-175(e)(5) of
the Powhatan County Subdivision Ordinance. This section contains access
management spacing standards in excess of Virginia Department of Transportation
(VDOT) regulations. By removing and editing this section of code, Powhatan County’s
access management standards will revert to the regulations found in the VDOT Road
Design Manual.

Comments:
Attachments:

Staff Report
Ordinance

Staff/Contact:

Frank Hopkins: Planning Director
(804) 598-5621 x2006
fhopkins@powhatanva.gov
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Case #22-02-AZ
County of Powhatan
Amend Chapter 83 (Subdivision Ordinance): Article III (Subdivision
Standards); Section 68-175 (Access and Circulation) of the County Code
Staff Report Prepared for the Planning Commission
March 1, 2022

I.

II.

III.

PUBLIC MEETINGS
Planning Commission

December 7, 2022

Workshop

Board of Supervisors

January 10, 2022

Initiation

Planning Commission

March 1, 2022

Public Hearing

SUMMARY OF AMENDMENT
This amendment removes the vehicular access management section (68-175(e)(5) of the
Powhatan County Subdivision Ordinance. This section contains access management
spacing standards in excess of Virginia Department of Transportation (VDOT)
regulations. By removing and editing this section of code, Powhatan County’s access
management standards will revert to the regulations found in the VDOT Road Design
Manual.
ADDITIONAL INFORMATION
Curent Situation
• Access management standards are designed to ensure that safe spacing exists between
conflict points in the road. VDOT has arrived at their spacing standards utilizing a
variety of factors like sight line distances and braking distances given a type of road
and roadway speed.
• In the growth areas along the Route 60 corridor, as delineated in the 2021
Comprehensive plan, there are 265 parcels. Of those 265 parcels, 233 cannot meet the
625 feet access management spacing standards currently found in our ordinance. This
creates a conflict of the County identifying these areas for development yet having a
provision that makes it difficult for the lots to be developed.
• Staff evaluated land use cases over the last five years (rezoning and CUP’s). Of the
cases that occurred on U.S. Route 60, 77% have required waivers.
• Sec. 68-175(e)(5) of the subdivision ordinance establishes local standards for
intersection spacing, which generally exceed the standards set forth by the VDOT. A
review of these increases both, in our own records and in conversations with VDOT,
have not revealed the reasoning behind the enhanced standards. Staff believes that the
numbers were arrived at by utilizing standards set forth by the American Association
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•

•
•

IV.

of State Highway and Transportation Officials. However, the 625-foot spacing was
delineated in their materials for roads at 75 mph while U.S Route 60 is a 55mph road.
Due to the increased spacing standards, developers frequently need waiver exceptions
from Powhatan County’s spacing standards in order to create access to their parcels.
The ability to waive the requirement currently rests with the Board of Supervisors.
Powhatan County measures intersection distance from the edge of roadway instead of
the center of the intersection which is how VDOT measures intersection spacing.
Staff researched neighboring localities and found that Powhatan and Goochland are the
only localities with different standards and were advised by VDOT staff that every
other locality to their knowledge utilizes VDOT standards.

Proposed Amendment
If approved, the proposed amendment to the County Code would:
• Remove Powhatan County’s specific spacing standards for all road types. This will
revert all spacing and roadway design analysis and approval a function of the Virginia
Department of Transportation.
• Auxiliary turn lane analysis and approval will be subject the Virginia Department of
Transportation Standards.
• The provisions that alter how intersection spacing is measured, fig. 68-175 (e)(5)d.2,
will be removed leaving intersection spacing measurement to be accomplished by
VDOT standards. Intersection will be measured from the center of the intersection
and not the edge.
• The site plan review process for intersection and spacing and related requirements will
fall to VDOT staff.
STAFF RECOMMENDATION
The Department of Community Development recommends approval of the proposed
amendment. Community Development staff believes the removal of these standards as it
will streamline administrative review of transportation related site plan issues. Roadway
transportation spacing will be evaluated by Virginia Department of Transportation
engineers and their scientifically tested regulations. This will allow staff and VDOT
engineers to determine access points more confidently as any necessary waivers will
granted by VDOT.

V.

MOTION
In accordance with public necessity, convenience, general welfare, and good planning
practices, the Planning Commission recommends (approval / denial / deferral) of the
request submitted by the County of Powhatan to amend Chapter 68 (Subdivision
Ordinance), Article III (Subdivision Standards) to remove the Powhatan County specific
access management standards and utilize Virginia Department of Transportation
regulations in their place.
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ORDINANCE 22-02-AZ
AN ORDINANCE AMENDING THE POWHATAN COUNTY CODE OF ORDINANCES
TO REMOVE SECTIONS OF 68-171(E)(5)(D) OF THE POWHATAN COUNTY ZONING
ORDINANCE RELATING TO VEHICULAR ACCESS MANAGEMENT. THIS
AMENDMENT WILL REMOVE THE INCREASED STANDARDS FOR ACCESS
MANAGEMENT AND DEFER TO THE VIRGINIA DEPARTMENT OF
TRANSPORTATION STANDARDS FOR ACCESS MANAGEMENT.
WHEREAS, Sections 15.2-1427 and 15.2-1433 of the Code of Virginia, 1950, as may be
amended from time to time, enable a local governing body to adopt, amend, and codify ordinances
or portions thereof; and
WHEREAS, Sections 15.2-2280, 15.2-2285, and 15.2-2286 of the Code of Virginia, 1950,
as amended, enables a local governing body to adopt and amend zoning ordinances; and
WHEREAS, this amendment of the Powhatan County Subdivision Ordinance is required
to serve the public necessity, convenience, general welfare, and good zoning practice pursuant to
Section 15.2-2286(A)(7) of the Code of Virginia, as amended; and
WHEREAS, this ordinance amendment was initiated by the Board of Supervisors at its
meeting on January 10, 2022, in accordance with Section 83-123(b)(2)(c) of the Powhatan County
Zoning Ordinance; and
WHEREAS, the proper advertisement and public hearing was conducted as required by
law; and
WHEREAS, the full text of this amendment was available for public inspection in the
Department of Community Development, Powhatan County Administration Building, 3834 Old
Buckingham Road, Powhatan, Virginia 23139; and
WHEREAS, Objective 4.1 of the 2020 Strategic Plan states that Powhatan County will
create a business-friendly economic environment;
NOW THEREFORE, BE IT ORDAINED BY THE BOARD OF SUPERVISORS OF THE
COUNTY OF POWHATAN that several sections of the Zoning Ordinance of the County of
Powhatan are amended and reenacted as follows:
CODE OF THE COUNTY OF POWHATAN, VIRGINIA
CHAPTER 68. ZONING ORDINANCE
…
Sec. 68-175. - Access and circulation.
…
(5) Vehicular access management.
a. Purpose. The purpose of the access management standards in this section is to control
vehicular access to developments from adjacent streets in a way that preserves the
safe and efficient flow of the traffic on the streets while providing property owners a right to
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reasonable access to a general system of streets and highways. Specifically, the standards are
intended to limit the number of traffic conflicts, separate basic conflict areas, separate turning
volumes from through movements, and maintain progressive speeds along arterials. These
standards have been designed to provide adequate sight distance, stopping response times,
stacking space for turning movements, and to encourage access sharing, where appropriate.
Access spacing shall be measured from the closest edge of pavement to the next closest edge of
pavement, as specified in Figure 68-175(e)(5)d.2.
b. Limitation on direct driveway access along arterial streets. Direct driveway access to a
development's principal origin or destination points may be provided directly from a major or
minor arterial street only if such driveway access complies with VDOT's access management
standards and:
1. No alternative direct vehicular access from a collector or local street, or from an alley or
another driveway, is available or feasible to provide; or
2. Development served by the driveway is expected to generate an average daily traffic (ADT)
count of 1,000 trips or less, or the director determines that the origin or destination points
accessed by the driveway will generate sufficiently low traffic volumes, and the adjacent arterial
street has sufficiently low travel speeds and traffic volumes to allow safe driveway access while
preserving the safety and efficiency of travel on the arterial street.
c. Auxiliary lane warrants. Auxiliary lanes (right and left turn lanes and acceleration lanes)
reduce the slowing and stopping of through traffic caused by turning vehicles. The purpose of the
auxiliary lane is to enhance safety and prolong the functionality of the thoroughfare road. The
lanes are needed whenever the volume of traffic turning at a site entrance is high enough in
relation to the through traffic to constitute a potential for disruption. The developer shall submit
an auxiliary lane analysis (See Table 68-175(e)(5)(c)) to the county for review prior to approval
of a change in land use, or in conjunction with preliminary plan approval for residential
uses and site plan approval for commercial or industrial uses.
Auxiliary lanes will be required based on the following criteria:
1. At a minimum, left and right turn lanes will be required at all access connections onto other
principal arterials.
2. Twenty-year traffic projections based upon VDOT's most current Roadway Traffic History
shall be utilized when performing auxiliary lane analysis on, minor arterials, major
collectors and minor collectors.
3. Acceleration lanes are required when the projected number of exiting right turns are 200 turns
per hour or greater on major and minor arterials.
4. Channelized right turn lanes are required when the projected number of entering or exiting
right turns is 300 per hour or greater at non-signalized intersections, or 200 right turns per hour
or greater at signalized intersections on major and minor arterials.
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5. Double left turns are required when the number of left turns entering the site at a signalized
point of access is 300 left turns per hour or greater on any public roadway.

d. Intersection standards.
1. Along state-controlled streets. Commercial driveways, private roads, streets, and other types
of access points (other than private driveways serving an individual single-family dwelling or
duplex) that provide access to a VDOT-controlled street shall comply with standards for
location, spacing, sight or stopping distance, and entrance design set forth and referenced in
VDOT's access management regulations and road design manual—provided, however, that
Powhatan County's intersection spacing standards set forth in Table 68-175(e)(5)d below shall
apply where they exceed VDOT spacing standards.
2. Along private local streets.
i. Intersection design. Intersections of driveways along a private local street shall comply with
standards for location, sight or stopping distance, and entrance design for "private entrances" set
forth and referenced in VDOT's access management regulations and road design manual.
ii. Intersection spacing and corner clearance. Intersections of driveways along a private local
street shall comply with the driveway spacing and corner clearance standards set forth in Table
68-175(e)(5)d below for the classification and design speed of the intersected street. These
standards shall also apply to driveway intersections along VDOT-controlled streets to the extent
they exceed VDOT driveway intersection spacing standards.
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Table 68-175(e)(5)d.: Intersection Spacing Standards
Classification of
Intersected Street 1

Other Principal
Arterial

Minor arterial

Major and minor
collectors

Local 4

Design
Speed of
Street 1

Minimum Spacing Distance 2, 3
Between Access
Points and From Intersection
Corners

Between
Crossovers

Between
Signals

≤ 45 mph

440 ft

2,640 ft

2,640 ft

> 45 mph

625 ft

≤ 45 mph

440 ft

1,320 ft

2,640 ft

> 45 mph

625 ft

≤ 45 mph

440 ft

1,320 ft

1,320 ft

> 45 mph

625 ft

≤ 45 mph

200 ft

n/a

n/a

> 45 mph

245 ft

NOTES: mph = miles per hour
ft = feet
1. As determined by VDOT.
2. Measured from the extended edge of pavement or roadbed (if unpaved) of the driveway to the nearest
extended edge of pavement or roadbed (if unpaved) of the adjacent driveway or roadway along the same
side of the street. (See Figure 68-175(e)(5)d.2.)
3. Minimum corner clearance standards shall also apply to the distance between a driveway and the end
of the taper of a ramp associated with a freeway interchange with the street intersected by the driveway.
4. Does not include cul-de-sac, dead end roads, or subdivision streets.
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3. Reductions to intersection spacing standards. A developer may submit a written request to
reduce Powhatan County's intersection spacing standards. Such request shall include a written
explanation as to why a reduction is needed to accommodate orderly development of the site,
which shall be submitted to the director in conjunction with a site-specific traffic analysis of the
proposed access point(s). Subject to provisions set forth in section 68-175(e)(6)h., the board of
supervisors may consider the review and recommendation by the director and the planning
commission, and may, at its sole discretion, reduce the intersection spacing standards in Table
68-175(e)(5)d above upon determining:
i.

A site-specific traffic impact analysis of the proposed access point(s) demonstrates
that the intersection(s) would not create a safety or operational problem; or
ii.
No compliant access location and no shared driveway cross access is feasible, and the
spacing of the proposed access point(s) from adjacent driveways and other access
points along the street is maximized.
When approving a reduction in intersection spacing standards, the board of supervisors may
impose conditions regarding the design and configuration of the affected access point(s).
e. Shared driveways.
1. Driveway access shared between adjoining lots is encouraged and may be required to limit
direct vehicular access along arterials streets (see section 68-175(e)(5)b.) or comply with
intersection standards (see section 68-175(e)(5)d., intersection standards).
2. Easements allowing cross-access to and from properties served by a shared driveway, along
with agreements defining maintenance responsibilities of property owners, shall be recorded with
the office of the clerk of the circuit court before issuance of a zoning compliance permit for the
development proposing the shared driveway access.
Requirements for commercial and industrial zoned outparcels and phased development plans.
In the interest of promoting unified access and circulation systems, where multiple tracts of
land are developed as a single large entity (as in the case of a shopping center, office park, or
similar development), they shall be treated as one tract of land for the purpose of determining
the permitted number of access points. The connections permitted shall meet the driveway
spacing standards shown in Table 68-175(e)(5)d.2. All necessary easements and other
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requirements shall be met. All outparcel access must be internalized and utilize a shared
circulation system within the development. Access to outparcels shall be designed to avoid
excessive movements across parking isles and queuing across surrounding parking and driving
aisles.
Parcels in existence as of April 11, 2005 with frontages that exceed the minimum spacing
requirements as REQUIRED BY VDOT shown in Table 68-175(e)(5)d. may be permitted
additional access connections.
In all other respects said Zoning Ordinance of the County of Powhatan shall remain unchanged and be in
full force and effect.
This amendment shall take effect immediately upon passage.

ADOPTED BY THE POWHATAN COUNTY BOARD OF SUPERVISORS ON ____,
2022.

Michael W. Byerly, Chair
Powhatan County Board of Supervisors
ATTEST:

Ned Smither, Clerk
Powhatan County Board of Supervisors

Recorded Vote:
David T. Williams
Steve W. McClung
Michael W. Byerly
Bill L. Cox
Karin M. Carmack
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