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Sussex County Planning Commission Meeting
Monday, December 6, 2021 at 6:00 P.M.
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Agenda

A. CALL TO ORDER
B. ADOPTION OF AGENDA
C. APPROVAL OF MINUTES
a. April 5" Public Meeting
b. October 4" Public Meeting
D. PUBLIC HEARING
a. Comprehensive Plan Amendment
b. Zoning Ordinance Amendment
¢. Public Comments
E. CLOSE PUBLIC HEARING
F. PLANNING COMMISSION DETERMINATION/RECOMMENDATIONS
G. OLD BUSINESS
H. NEW BUSINESS

a. Proposed Small Area Plans Discussion

I. ADJOURNMENT

“Good things are happening in Sussex County... Join Team Sussex!”






APPROVAL OF MINUTES







Minutes of the

SUSSEX COUNTY PLANNING COMMISSION MEETING

Monday, April 5, 2021 at 6:00 P. M.
Social Services Department, Conference Room
20103 Princeton Road
Sussex, VA 23884

PLANNING COMMISSIONERS PRESENT
). Lafayette Edmond, Chairperson
Terry Massenburg, Vice Chairperson {arrived at 6:05)
Roger King
Robert Young, Jr.
Rudolph Shands
Kevin Bracey
Brenda Burgess
Andrew Mayes

PLANNING COMMISSONERS ABSENT
Frank Irving
Dennis Mason (On hold via Zoom — no access granted)

STAFF PRESENT
Beverly Walkup, Director of Planner
Michael Poarch, Sussex County Planner

CALL TO ORDER:
COMMISSIONER EDMOND, called the Planning Commission Meeting to order.

ELECTION OF OFFICERS:
ON MOTION OF COMMISSIONER BRACEY, seconded by COMMISSIONER KING and carried:
RESOLVED that the election of officers be tabled until all members are present.

Voting aye: Commissioners Edmond, King, Young, Shands, Bracey, Burgess and Mayes.



Voting nay: None

Absent: Commissioners Massenburg, Mason and irving

ADOPTION OF AGENDA:
ON MOTION OF COMMISSIONER KING, seconded by COMMISSIONER YOUNG and carried:
RESOLVED that the agenda for the April 5, 2021 meeting of the Sussex County Planning

Commission is hereby adopted, subject to the deferral of the Blue Star applications.
Voting aye: Commissioners Edmond, King, Young, Shands, Bracey, Burgess and Mayes.
Voting nay: None

Absent: Commissioners Massenburg, Mason and Irving

APPROVAL OF MINUTES:
ON MOTION OF COMMISSIONER KING, seconded by COMMISSIONER MASSENBURG and

carried: RESOLVED that the minutes of the October 5, 2020 Planning Commission is hereby
adopted.

Voting aye: Commissioners Edmond, King, Young, Shands, Bracey, Burgess, Massenburg and
Mayes.

Voting nay: None

Absent: Commissioners Mason and Irving

OLD BUSINESS:

There was no old business.

NEW BUSINESS —
1) Flatfoot Solar — Public Facility Application Review for 2021-01, Code of Virginia Section

15.2-2232

Denise Nelson, Berkley Group Environmental Engineer provided a brief summary of the

application, referencing information from the staff report.



Brendan Grajewski with Flatfoot Solar/Hexagon Energy appeared before the Commission to
represent the application. Mr. Grajewski provided a handout to the Commission from D.
Scott Foster, Ir., Gentry Locke Attorneys. Mr. Grajewski explained that the Sappony solar
project made upgrades to the power line that accommodate this project, emphasizing that
the County benefit is the additional clean power that will be generated from the facility,
increased taxes going from $2,000 per acre to $10,000 per acre on the underlying real estate,

and a voluntary payment agreement.

Mr. Grajewski added that there are 5 power lines going back to the site from the road.

The Commission discussed the project and noted the following questions/concerns:
e Concern that the projectis within close proximity to a number of residences;
e Concern for interference with the telephone lines;
e Questioned panel manufacturer;
e Questioned paving the entrance to minimize dust;
e Concern that the projectis adjacent to a residential land use;
¢ Questioned whether the driveway could be moved farther away from the nearest
residence, which is currently approximately 25°.
e Concern that the total impact it may have on the residential area are not known due

to a lack of communication with existing residents.

Commissioner Edmond opened the public hearing for comments from the public.

Susan Seward appeared before the Commission stating that she was concerned that this
project is much smaller than the one at Cabin Point. The Cabin Point project would bring $9
million in revenue. This project does not allow advance negotiation due to its size and is
exempt from machinery and tools tax. She further noted her objection to the fact that small

projects cause land fragmentation.



Leah Brantley appeared before the Commission stating that she believed that there should

be a careful balance between the economy and the citizens’ quality of life.

There being no other persons to speak from the public, Commissioner Edmond closed the

public hearing.

COMMISSIONER MAYES made a motion to defer the matter until the Conditional Use Permit

was advertised and considered for public hearing. There was no second to the motion.

COMMISSIONER BRACEY made a substitute motion, seconded by COMMISSIONER
MASSENBURG to deny the application consistent with staff's recommendation in the staff
report and the following {collectively}):

1) The project area is in the Stony Creek/I-95/U.5.301/VA Route 40 planning area.

2) The project is located on land primarily used for timber production.

3) The project is adjacent to a residential land use and near (within a 3-mile buffer of
the project limits) a Virginia Department conservation easement, 39 architectural
resources and 52 archaeological resources.

4) The project location is in close proximity te a number of residences.

5) The proposed entryway into the project site is only approximately 25’ from an
existing residence, and there is concern for accumulating dust and noise to residences
in close proximity.

6) The total impacts it may have on the residential area are not known due a lack of
communication with existing residents.

The motion was carried with Commissioners voting as follows:

Voting aye: Commissioners King, Young, Shands, Bracey, Burgess, Massenburg and Mayes.
Voting nay: Commissioner Mayes

Abstained: Commissioner Edmond

Absent: Commissioners Mason and Irving



ADJOURNMENT - The meeting adjourned at 7:27 P. M.

There being no further business, Commissioner Edmond adjourned the meeting.

Submitted by: Beverly Walkup
Approved by PC: XXXXXXX






Minutes of the

SUSSEX COUNTY PLANNING COMMISSION MEETING

Monday, October 4, 2021 at 6:00 P. M.
General District Courtroom- Sussex Judicial Center
15098 Courthouse Road, Sussex, VA 23884

PLANNING COMMISSIONERS PRESENT
Terry Massenburg, Chair
J. Lafayette Edmond, Vice Chair
Roger King
Robert Young, Jr.
Kevin Bracy

Frank Irving
Dennis P. Mason
Rudolph Shands
Andrew Mayes

PLANNING COMMISSIONERS ABSENT
Brenda Burgess

STAFF PRESENT

Beverly Waikup, Director of Planning
Michael Poarch, Sussex County Planner

CALLTO ORDER:

COMMISSIONER MASSENBURG, called the Planning Commission Meeting to order at 6:30

p.m.

ADOPTION OF AGENDA

ON MOTION OF COMMISSIONER MASSENBURG and carried: RESOLVED that the agenda be
approved for the October 4, 2021 meeting.

Voting aye: Commissioners Massenburg, Edmond, King, Young, Bracy, Irving, Mason, Shands,

and Mayes (9-0)



APPROVAL OF MINUTES:
ON MOTION OF COMMISSIONER MASSENBURG and carried: RESOLVED that the minutes be

approved for the May 3, 2021 Joint Public Hearing.
Voting aye: Commissioners Massenburg, Edmond, King, Young, Bracy, Irving, Mason, Shands,

and Mayes (9-0)

APPROVAL OF MINUTES:
ON MOTION OF COMMISSIONER MASSENBURG and carried: RESOLVED that the minutes be

approved for the September 13, 2021 Joint Work Session.
Commissioner Massenburg, Mason, Irving, and Shands abstained from the vote due to their
absence from the September 13, 2021 meeting.

Voting aye: Commissioners Edmond, King, Young, and Bracy (4-0-4}

MOTION TO ENTER PUBLIC HEARING:
ONMOTION OF COMISSIONER MASSENBURG and carried: RESOLVED that the meeting move

into the public hearing.

ENTER PUBLIC HEARING for Conditional Use Permit #2021-02, Pit Crew LLC, applicant
1) STAFF PRESENTATION

Beverly Walkup, Director of Planning, presented a staff presentation which briefly
summarized the application and information within the staff report. Mr. Whittle, CEO of Pit
Crew LLC, gave a brief overview and explained how the company got started and how it

operates.
In summary, the applicant seeks a conditional use permit to move and expand his business
on approximately 10 acres of land due to the close proximity to the landfill and access to

available public utilities such as water, power, and sewer.

Questions/Concerns from the Commission:

e  Will public water be used on the site?
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e What is the anticipated amount of employees to added in the next year?
e The type of proposed buffer
¢ Any plans for the rest of the site or future expansion
e Hours of Operation
s What happens if any oil or grease is found in the car wash waste?
o Differentiate the type of building vs the use of building
MOTION TO CLOSE PUBLIC HEARING:
ON MOTION OF COMISSIONER MASSENBURG and carried: RESOLVED that there being no

additional public to speak, the public hearing was closed.

Commission’s Action on Conditional Use Permit #2021-02, Pit Crew LLC, applicant
ON MOTION OF COMMISSIONER EDMOND, seconded by COMMISSIONER IRVING and

carried: RESOLVED that the Planning Commission recommends approval of the Conditional
Use Permit Application #2021-02, Pit Crew LLC to the Board of Supervisors subject to the
following conditions:
1) Provide screening for all operations from Rt. 460; 6 to 8 feet high fencing with
landscaping.

2) Maintain existing tree line around the site.

Voting aye: Commissioners Massenburg, Edmond, King, Young, Bracy, Irving, Mason, Shands,
and Mayes (9-0)

MOTION TO MOVE INTO DISCUSSION OF SOLAR FACILITIES ORDINIANCE/ COMPREHENSNVE
PLAN AMENDMENTS

ON MOTION OF COMISSIONER MASSENBURG and carried: RESOLVED that the meeting move

into discussion.

Questions/Concerns from the Commission

e Increasing the amount of acreage in the Comprehensive Plan from 1,500 acres to
5,000 acres
® Increasing the minimum acreage in the solar facilities ordinance from 2 acres to 100

acres



MOTION TO TABLE ANY ACTION ON PROPOSED AMENDMENTS TO THE
COMPREHENSIVE PLAN AND SOLAR FACILITIES ORDINANCE
ON MOTION OF COMMISSIONER BRACY, seconded by COMMISSIONER IRVING and

carried: RESOLVED that the proposed amendments for the Comprehensive Plan and Solar

Facilities Ordinance be tabled until additional information can be provided to support the

increase in acreage in the proposed amendments.

Voting aye: Commissioners Massenburg, Edmond, King, Young, Bracy, Irving, Mason,
Shands, and Mayes (5-0)

ADJOURNMENT - The meeting adiourned at 7:40 P. M.
ON THE MOTION OF COMMISSIONER MASSENBURG, seconded by COMMISSIONER BRACY

and carried: RESOLVED thatthe Sussex County Planning Commission is hereby adjourned.

Voting aye: Commissioners Massenburg, Edmond, King, Young, Bracy, Irving, Mason, Shands,

and Mayes (9-0)

Submitted by: Michael Poarch
Approved by PC:



Public Hearing
ltem A: Comprehensive Plan Amendments

Iltem B: Zoning Ordinance Amendments







Staff Report
Proposed Modifications to the 2004-2005 Comprehensive Plan of Sussex
County in Consideration of Solar and Battery Storage Facilities

Report Date: November 16, 2021
Planning Commission Meeting Date: December 6, 2021

SUMMARY:

The Planning Commission and Board of Supervisors previously considered Comprehensive Plan
and Zoning Ordinance amendments regarding solar energy and battery storage facilities as
contained in the attached report prepared by Darren Coffey, AICP, The Berkley Group at a joint
meeting on September 17, 2021.

The Planning Commission at its regular meeting on October 4, 2021, again considered the
amendments and requested staff to bring back more information on the location of prime
agricultural soils and the rationale for the 100-acre minimum.

In further consideration, Planning staff has provided the proposed amendments in final form and
has advertised a public hearing on the amendments for December 6, 2021 to receive input from
the public.

Since the meeting, staff worked with The Berkley Group and Crater Planning District Commission
to develop a map showing prime agricultural lands in the County. The map is contained in the
proposed comprehensive plan modification document and may be referenced therein.

Staff also worked with Mr. Coffey to provide the rationale for the 100-acre minimum as follows:
1 MW of solar takes about 15-20 acres of land in Sussex County due to the environmental
constraints on much of the land. Therefore, a 5 MW facility would probably have to be on
80-100 acres or more. Smaller facilities are exempt from the revenue options provided by
the state, take as much time to process as a larger facility application, and fragment the
established and preferred land use patterns of the county as stated in the comp plan. The
Board has stated that it does not want to consider smaller facilities for these reasons,
therefore a larger minimum project size addresses all of those issues.

PLANNING COMMISSION RECOMMENDATION:

The Planning Commission has to conduct separate public hearings for the Comprehensive Plan
amendment and the Zoning amendment. The Commission has three options regarding each:

1. Recommend approval of the Comprehensive Plan/Zoning amendments to the Board of
Supervisors, as proposed or modified per the Commission’s discussion.
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2. Recommend denial of the amendments.
3. Defer action for further discussion and consideration.

ATTACHMENTS:
> Report by Darren Coffey, dated August 30, 2021
> Resolution/Proposed Modifications to the 2004-2005 Comprehensive Plan in
Consideration of Solar and Battery Storage Facilities
> Ordinance to Amend and Reenact Article I, Sections 16.1, Definitions and Article XXIII,
Solar and Battery Facilities






BERKLEY

LR O R ET

TO: Planning Commission and Board of Supervisors, Sussex County, Virginia
FROM: Darren Coffey, AICP
DATE: August 30, 2021

RE:  Comprehensive Plan and Zoning Ordinance Amendments Regarding Solar Energy and
Battery Storage Facilities

Sussex County staff requested a consultant review the Comprehensive Plan and Zoning
Ordinance with consideration to additional amendments as may be appropriate regarding solar
energy and battery storage facilities. The County is in the process of reviewing solar energy
facility applications and, as a result, staff has gained a better understanding of the land use issues
related to these uses.

Sussex County has approved four solar facilitics {(one with battery storage) and one battery
storage facility adjacent to a substation. The County has been contacied by several addition
developers regarding potential applications for additional facilities.

Solar facilities are large scale industrial/commercial facilities that can take up agriculiural,
industrial, or commercial land for at least twenty years or more. Battery encrgy storage facilitics
are also an industrial land use but require more safety requirements than solar facilities.

Any proposed location of these facilities needs Lo be carefully weighed against other potential
uses of the same property.

Virginia has scen a dramatic increase in its installed solar capacity reaching 2,500 MW installed
by 2021. The Virginia Energy Plan (October 2, 2018) calls for 30% of energy to be generated by
renewable sources by 2030 and 100% by carbon free sources by 2040. Dominion Energy has
commitied to solar as necessary for clean energy growth. They project they could add at least
5,200 megawatts of solar in the state over the next 25 years (to 2045) to meet customers' energy
needs.

This accelerated development of renewable energy will increase the duties of local governmenis
and state agencies tasked with land use, permitting, and environmental decision making. Local
governments must determine if solar facility applications are in accord with their Comprehensive
Plan (a “2232 review”) and in compliance with their land use ordinances.

In Virginia, notable solar facilities laws (based on the facility size in MWac) are:

Any size needs a 2232 review (§ 15.2-2232),

Any size can have a CUP condition for payment (§ 15.2-2288.8).

<5MW are exempt from M&T tax (§ 58.1-3660).

>3MW and <150 MW qualify for the state M&T step down tax exemption (§ 58.1-3660).



e >5MW can have a siting agreement (§ 15.2-2316.7). An approved siting agreement
fulfilts the requirement for a 2232 review (§ 15.2-2232),

>5MW can have a revenue share (§ 58.1-2636).

>5 MW to up to 150 use DEQ’s PBR (§ 10.1-1197.5 to 10.1-1197.11 and 9VACI15-60}.
>25 MW facilities are taxed for M&T at real estate rate (§ 58.1-2606).

>150 MW or including battery storage use SCC's permitting process (§ 10.1-1197.5 to
10.1-1197.11 and 20VACS5-302).

A number of Comprehensive Plan and Zoning Ordinance amendments were recommended for
discussion by the Planning Commission and Board of Supervisors to bring greater clarity and
specificity for how the County reviews and potentially awthorizes solar energy facilities.

Comprehensive Plan
Existing Plan

The Comprehensive Plan 2004-2003 update was adopted on October 20, 2005 and updated for
solar facilities on April 2, 2019,

Chapter II: Concerns and Aspirations, scction B. Issues and Existing and Emerging Conditions
(p.1I-12), states:

23. Utility-scale Solar Facilities

As used in this Comprehensive Plan, a utility-scale solar facility is a facility that generates
clectricity from sunlight which will be used to provide electricity to a utility provider or a
large private user with a generating capacity in excess of one megawatt (1 MW). Sussex’s
abundant agricultural and forest land combined with its electrical infrastructure and
transportation system appear 1o be attractive to the solar industry. These facilities are an
industrial scale land use that occupy significant acreage. Many utility-scale solar lacilities are
located on agricultural or forested land that may have had other future land vse potential or
land use designations.

The County will consider solar facilities in districts zoned agricultural or industrial with
preference for brownfields and County-owned capped landfills. The following site features
should be addressed to mitigate the potential negative impacts of utility-scale solar facilities
on County land use patterns as part of the ¢valuation of a Conditional Use Permit (CUP)
application:

» the 1ofal size shall be larger than two (2) acres but less than 1,500 contiguous acres
with no more than 65% PV panel coverage:

located outside planning areas or community hubs;

located outside forested areas to preserve forest resources;

further than three (3) miles from any village or town boundary:

further than two (2) miles from other existing or permitted solar facilities: and
proximity to residences; histeric, cultural, recreational, or environmenially-sensitive
areas; and scenic viewsheds.
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In 2019, there was also a recommendation to work with the Crater Planning District Commission
or another regional planning entity to identify, catalogue, and map relevant features, including:
e  Major electrical facilities (i.e., transmission lines, transfer stations, generation facilities,
etc.),
Brownfied sites and County-owned capped landfills, and
Prime Farmland including areas of prime farmland or farmlands of statewide imporiance
as defined by the USDA and Commonwealth of Virginia, respectively.

Analysis

This language describes the specific criteria or siting parameters for solar facilities, energy
generation stations, or other types of uses. Howevert, the County has indicated a desire to consider
changing some of the parameters.

It does not address battery storage facilities.

Recommended Amendmenis
Short Term
> Modify the Comprehensive Plan a follows:

Under Chapter 1l: Concerns and Aspirations, section B. Issues and Existing and Emerging
Conditions (p.1I-12), revise the text as noted in red:

23. Uhility-scale Selar Facilities

As used in this Comprehensive Plan, a utility-scale solar facility is a facility that generates
electricity from sunlight which-witbbeused-to-provide-slestrieiyto-awility-provideroea
larse private-user with a generating capacity in excess of bne megawatt alterating current (1
MWac). Sussex’s abundant agriculural and forest land combined with its electrical
infrastructure and transportation system appear to be atiraclive to the solar industry. These
facilities are an industrial scale land use that occupy significant acreage. Many wtility-scale
solar facilities are located on agriculiural or forested land that may have had other future land
use potential or land use designations.

The County will consider utility-scale solar facilities as a primary use in districts zoned
agricultural or industrial with preference for brownfields and County-owned capped landfills.
The following site features should be addressed to mitigate the potential negative impacts of
utility-scale solar facilities on County land use patterns as part of the evaluation of a
Conditional Use Permit (CUP) application:

¢ the total size shall be more than 100 but less than 5,000 580 contiguous acres,

e large contigous projecis are preferred over small decentrinlized or large
discontiguous projects to prevent land fragmentation:

* laid out appropriately on the project parcels;
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laicd ot with no more than 65% equipment and building coverage;

s |ocated outside planning areas or community hubs;

located outside forested areas to preserve forest resources;

s located outstde prime agricultural land;

further than three (3) miles from any village or town boundary:

further than two (2) miles from other existing or permitted solar facilities; and
focated to minimize negative impacts presimssiyto residences; historic, cultral,
recreational, or environmentally-sensitive arcas; and scenic viewsheds.

Battery energy storage facilities are also an industrial land use but require more safety
requirements than solar facilities. The County will consider battery lacilities as:
e an accessory use to utility-scale solar facilities, other cnergy generation facilities, or
substations; or
* aprimary use on a parcel contiguous to utility-scale solar facilities, other energy
generation Tacilities, and substations.

Long Term

v

Identify, catalogue, and map the items recommended in 2019,
# Identify, catalogue, and map these additional features:
« planning areas or community hubs;
forested areas:
prime agricultural land;
a three (3) mile buffer around any village or town boundary:
a two (2) mile bulfer around any existing or permitted solar facilities; and
known residences; historic, cultural, recreational, or environmentally-sensitive areas; and
scenic viewsheds,

Zoning Ordinance

Existing Ordinance

The Zoning Ordinance was revised November 15, 2007 and adopted on January |, 2008. The
ordinance was updated for solar facilities on April 2, 2019 and August 4, 2020.

ARTICLE 1. GENERAL INFORMATION, Scc. 16-1 Definitions, was updaied to include 16
new definitions relevant to solar facilities.

ARTICLE XIIL SITE PLAN REQUIREMENTS, Sec. 16-202 When required, was updated 1o
include “utility-scale solar facilities.”

The new ARTICLE XXIIl. SOLAR FACILITIES was added and updated to specifically address
solar facilities.

The County has chosen not to adopt a solar revenue share ordinance (§ 15.2-2316.7).



Analysis

This language describes the specific criteria or siting parameters for solar facilitics. However, the
County has indicated a desire to consider changing some of the parameters.

It does not address battery storage facilities.
Recommended Aimendmenis

> Under ARTICLE I. GENERAL INFORMATION, Sec. 16-1 Definitions, add the following
definitions:

#2232 review™
The review required by the Code of Virginia (§15.2-2232) for features not shown on the adopted
master plan, including public uility facilities.

“Acrenge coverage”

The total acres covered by PV pods, buildings, inverters, a substation, battery storage,
ancillary equipment, and fencing around these items but excluding wildlife corridors,
mandated setbacks, wetlands, and other aveided natural or cultural features outside of the
security fencing on the project site.

“Battery Energy Storage Facilities (battery facilities)”
One or more battery cells for storing elecirical energy stored in a Battery Energy Storage
System ("BESS") with a Battery Management System (“BMS"). Facilities are generally
used to supplement grid storage capacity. Battery facilitics may be permitted as:
* an accessory use to wtility-scale solar facilities, other energy generation facilities,
or substations; or
¢ a primary use on a parcel contiguous to utility-scale solar facilities, other energy
generation facilities, and substations.

“Disturbance zone™
The area within the site directly impacted by construction and operation of the facility.

“Electric Power Plant”

A facility designed and operated for the gencration and distribution of electricity for the
primary purpose of selling electricity generated to the electric power grid, including
facilities which use fossil fuels, solar energy, hydroelectric energy, geothermal cnergy,
biomass energy or wind energy as a resource. This definition does not apply to on-site
generation equipment when such use is an accessory use.

“PV pod”
Contiguous rows of solar panels, including the space between rows, fenced together in a
group. A solar facility is typically comprised of multiple pods.

“Reclamation”



The employment, during and after an operation, of procedures reasonably designed to
minimize as much as practicable the disruption from an operation and provide for the
establishment of plant cover, stabilization of soil. protection of water resources, or other
measures appropriate to the subsequent beneficial use of the affected lands. Reclamation
shall comply with all State and Federal regulations related to air quality, water quality
and water law, and stormwater,

“Siting Agreement”
An agreement entered into between the Applicant and the County as defined in Va. Code
§ 15.2-2316 et seq.

“Solar energy generating facilities (solar Facilities)”
Photovoltaic devices, inverters, a substation. ancillary equipment, buildings, security
feacing, access roads, setbacks, and screening on the site.

“Solar facility, community”

A facility that generates electricity from sunlight that was not constructed by an investor-
owned utility that will be part of an investor-owned wility's community solar pilot
program. A community solar facility does not exceed two megawatts (2 MW alternating
current. This facility type is a subset of cither roofiop, small-scale, medium-scale, or
utility-scale solar facility.

“Solar facility, Moating™
A Roating facility that generates electricity from sunlight. This facility type is a subset of
cither small-scale, medium-scale, ot utility-scale solar facility.

“Solar facility, multi-fomily shared”

A ground-mounted facility that gencrates clectricity from sunlight that was not
constructed by an investor-owned utility and that will be part of an invesior-owned
utility's multi-family shared solar pilot program. A multi-family shared solar facility does
nol exceed three megawatts (3 MW) alternating current at any single location or that does
not exceed five megawatts (5 MW) aliernating current at contiguous locations owned by
the same entity or affiliated entities, serves at least three subscribers, is connected to the
¢electric distribution grid, and is locmed on a parcel of land on the premises of the multi-
family utility customer or adjacent thereto,

“Solar facility, Power Purchase Agreement {PPA)”

A facility that generates electricity from sunlight that was not constructed by an investor-
owned utility and that will be part of an investor-owned utility's power purchase
agrecment solar pilot program. A facility has a capacity of no less than 50 kilowatts and
no more than three megawatts (3 MW) aliecrnating current. This facility type is a subsct
of either rooftop, smali-scale, medium-scale, or utility-scale solar facility.

“Solar lacility, rooftop”

A rooftop PV or integrated PV facility that generates electricity from sunlight as an
aCCessory use.
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“Solar facility, shared”

A facility that generaies electricity from sunlight that was not constructed by an investor-
owned utility that will be part of an investor-owned utility's shared solar pilot program.
A shared solar facility does not exceed five megawatts (5 MW) aliernating current, serves
at least three subscribers, has at least 40 percent of its capacity subscribed by customers
with subscriptions of 25 kilowatts or less, is connected to the electric distribution grid
serving the public, and is located on a single parcel. This facility type is a subset of either
rooftop, small-scale, medium-scale, or utility-scale solar facility.

Under ARTICLE 1. GENERAL INFORMATION, Sec. 16-1 Definitions, replace the
following definitions with this text:

“Decommissioning and Reclamation Plan”
A plan to disconnect, remove, and properly dispose of equipment, facilities, or devices
and reclaim the site.

“Solar Facility, Medium-Scale”

A ground-mounted facility that generates eleciricity from sunlight on a facility area
between one to ten acres or having a rated capacity of between 250 kW to one megawatt
(MW) alternating current {excluding Solar Facility, Multi-Family Shared). Facilities are
generally used to reduce onsile consumption of utility power for agricultural, commercial,
and industrial applications.

“Solar Facility, Small-Scale”

A ground-mounted facility that generates electricity from sunlight on a facility area of
less than one acre or having a rated capacity of less than 250 kW alternating current
(excluding Sofar Facility, Multi-Family Shared). Facilities are generally used to reduce
onsile consumption of utility power for residential, agricultural, commercial, and
industrial applications.

“Solar Facility, Utility-Scale”

A ground-mounted facility that generales electricity from sunlight on a facility area of
more than ten acres. This size is approximately equivalent 1o a rated capacity of about
one megawait (MW) alternating current or greater (excluding Solar Facility, Multi-
Family Shared). Facilities are generally used to provide electricity 1o a utility provider.
These facilities typically include inverters, a substation, a switchyard. and a generator
lead line (gen-tie line) to interconnect to a grid transmission line.

Under ARTICLE XII. SITE PLAN REQUIREMENTS, Sec. 16-202 When required, add a
new item at the end of the list:

8. Batiery energy storage facilities.

#~ Update ARTICLE XXIII. SOLAR FACILITIES as indicated in the attached file.



Conclusion

These amendments 1o the Comprehensive Plan and Zoning Ordinance, if approved by the Planning
Commission and the Board of Supervisors, provide further guidance to the energy industry and
the County in how to prepare and evaluate future solar energy and battery storage applications.

ce:  Richard Douglas, County Administrator
Beverly Walkup, Director of Community Development
Jeff Gore, County Attorney

encl: Zoning Ordinance, ARTICLE XXIII. SOLAR AND BATTERY FACILITIES



RESOLUTION #2021-1

A RESOLUTION OF THE SUSSEX COUNTY PLANNING COMMISSION IN
SUPPORT OF THE PROPOSED MODIFICATIONS TO THE 2004-2005
COMPREHENSIVE PLAN AND PROPOSED ZONING ORDINANCE AMENDMENTS
IN CONSIDERATION OF SOLAR AND BATTERY STORAGE FACILITIES

WHEREAS, the Board of Supervisors of Sussex County, Virginia adopted the 2004-
2005 Comprehensive Plan on October 20, 2003; and

WHEREAS, the Board of Supervisors amended the Comprehensive Plan on April 2,
2019 to address utility-scale solar facilities; and

WHEREAS, the County has seen considerable interest from development companies
desiring to locate more and more solar facilities within the County, including battery energy
storage facilities, and

WHEREAS, these renewable energy facilities have the potential to impact prime
agricultural, industrial, or commercial land, and need to be carefully weighed against other
potential use of the same property; and

WHEREAS, the Sussex County Planning Commission and Board of Supervisors has
determined that greater clarity and specificity is needed for how the County reviews and
potentially authorizes renewable energy facilities.

NOW, THERFORE, BE IT RESOLVED, that the Planning Commission of Sussex
County recommends the proposed modifications contained in the attached document entitled,
“Proposed Modifications to the 2004-2005 Comprehensive Plan in Consideration of Solar and
Battery Storage Facilities,” amended April 2, 2019, and the accompanying zoning amendments.

BE IT FURTHER RESOLVED that the Planning Commission of Sussex County
urgently requests the Board of Supervisors approve said modifications contained therein as an
amendment to the Comprehensive Plan, and the proposed Ordinance to Amend and Reenact
Article I, Definitions and Article XXIII Solar and Battery Facilities.

Adopted and passed by the Sussex County Planning Commission this day of
, 2021,

Those voting aye:

Those voting nay:

Motion

ATTEST:

Beverly Walkup, Director of Planning and Zoning






Proposed Modifications to the
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(Revised April 2, 2019 and )
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Content provided by Darren K. Coffey, AICP, The Berkley Group
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The Sussex County, Virginia 2004-2005 Comprehensive Pian was adopted on October
20, 2005. The plan was revised by the Sussex County Board of Supervisors on April
2, 2019 to include land use policy guidance and recommendations for regulating utility-
scale solar facilities.

Adopted Amendment from April 2019

The Comprehensive Plan 2004-2005 update was adopted on October 20, 2005 and
updated for solar facilities on April 2, 2019. The updated plan defined “utility-scale
solar facility as a facility that generates electricity from sunlight which will be used to
provide electricity to a utility provider or a large private user with a generating capacity
in excess of one megawatt (1 MW). They were classified as an industrial scale land use
with the potential to occupy significant acreage.

The plan also recognized that many utility-scale solar facilities are located on
agricultural or forested land that may have had other future land use potential or land
use designations. Therefore, Sussex’s abundant agricultural and forest land combined
with its electrical infrastructure and transportation system would be attractive to the
solar industry.

The County considered solar facilities in districts zoned agricultural or industrial with
preference for brownfields and County-owned capped landfills. The following site
features we established to address mitigating the potential negative impacts of utility-
scale solar facilities on County land use patterns as part of the evaluation of a
Conditional Use Permit (CUP) application. These recommendations were included in
Chapter II: Concerns and Aspirations, section B. Issues and Existing and Emerging
Conditions enumerated as item 23 (p.11-12):

¢ the total size shall be larger than two (2) acres but less than 1,500 contiguous
acres with no more than 65% PV panel coverage;

located outside planning areas or community hubs;

located outside forested areas to preserve forest resources;

further than three (3) miles from any village or town boundary;

further than two (2) miles from other existing or permitted solar facilities; and
proximity to residences; historic, cultural, recreational, or environmentally-
sensitive areas; and scenic viewsheds.

In 2019, there was also a recommendation to work with the Crater Planning District
Commission or another regional planning entity to identify, catalogue, and map relevant
features, including:



e Major electrical facilities (i.e., transmission lines, transfer stations, generation
facilities, etc.),

¢ Brownfield sites and County-owned capped landfills, and

e Prime Farmland including areas of prime farmland or farmlands of statewide
importance as defined by the USDA and Commonwealth of Virginia,
respectively.

Since this comprehensive plan guidance was adopted, Sussex County has approved four
solar facilities (one with battery storage) and one battery storage facility adjacent io a
substation and staff has been contacted by several additional developers regarding
potential applications for additional facilities.

Summary Statistics of Approved Solar/Battery Storage Facilities
Project Name Project Area Site Area Mw, MW /Acre Ratio Average Project Area
Coverage Percentage
Cabin Paint Solar 1,468 acres 1,842 acres 75 with Battery 1,842 acres/75 1468 + 1842
(Appraved August 2020) Energy Storage MW= 24.6 acres = B0%
System {BESS) per megawatt
Sappony Solar 250 acres 371 acres 20 371 acres/20 250 + 371
[Approved August 2016) MW=18.6 acres = §7%
per megawatt
Shands Energy 2 acres 32.28 acres Battery Energy N/A 2+32=6%
Center [primary use) Storage System
{Approved May 2021) (BESS)
Waverly Solar 2,000+/- acres 2,700 acres 118 2,700 acres/118 2000 = 2700
{Approved March 2019} MW=22.9 acres = 74%
per megawatt

With solar utility scale solar facilities having the potential to take up agricultural,
industrial, or commercial land for at least twenty years or more, a number of
Comprehensive Plan and Zoning Ordinance amendments are recommended for
discussion by the Planning Commission and Board of Supervisors.

Additionally, the County recognizes battery energy storage facilities as an industrial
land use that requires more safety requirements than solar facilities.

Therefore, the goal is to bring greater clarity and specificity for how the County reviews
and potentially authorizes renewable energy facilities moving forward, and any
proposed location of these renewable energy facilities need to be carefully weighed
against other potential uses of the same property.



Proposed Comprehensive Plan and Zoning Ordinance Amendments

In an effort to continue the protection of prime agricultural, forest and industrial lands
in the County, the proposed revisions are recommended to:

Chapter II: Concerns and Aspirations, section B. Issues and Existing and
Emerging Conditions under enumerated item 23 (p.11-12) of the 2004-2005 Sussex
County Comprehensive Plan

23. Utility-Scale Solar Facilities

As used in this Comprehensive Plan, a utility-scale solar facility is a facility that
generates electricity from sunlight which will be used to provide electricity to a utility
provider or a large private user with a generating capacity in excess of one megawatt
alternating current (1 MWAC). Sussex’s abundant agricultural and forest land
combined with its electrical infrastructure and transportation system appear to be
attractive to the solar industry. These facilities are an industrial scale land use that
occupy significant acreage. Many utility-scale solar facilities are located on agricultural
or forested land that may have had other future land use potential or land use
designations.

The County will consider utility-scale solar facilities as a primary use in districts zoned
agricultural or industrial with preference for brownfields and County-owned capped
landfills. The following site features should be addressed to mitigate the potential
negative impacts of utility-scale solar facilities on County land use patterns as part of
the evaluation of a Conditional Use Permit (CUP) application:

¢ the total size shall be more than 100 but less than 5,000 contiguous acres;

e large contiguous projects are preferred over small decentralized or large
discontiguous projects to prevent land fragmentation;

¢ laid out appropriately on the project parcels;

¢ laid out with no more than 65% equipment and building coverage;

e located outside planning areas or community hubs;

¢ located outside forested areas to preserve forest resources;

¢ located outside prime agricultural land;

e further than three (3) miles from any village or town boundary;

o further than two (2) miles from other existing or permitted solar facilities; and

e Jocated to minimize negative impacts in proximity to residences; historic,
cultural, recreational, or environmentally-sensitive areas; and scenic viewsheds.



Battery energy storage facilities are also an industrial land use but require more safety
requirements than solar facilities. The County will consider battery facilities as:

e an accessory use to utility-scale solar facilities, other energy generation facilities,
or substations; or

® aprimary use on a parcel contiguous to utility-scale solar facilities, other energy
generation facilities, and substations.
Article XXIII of the Zoning Ordinance

The following changes shall be made to the Sussex County Zoning Ordinance.

¢ The minimum area of a utility-scale solar facility shall be more than 100 acres.

e Other administrative changes as shown in the Sussex Article XXIII document dated
8-25-21.

e These changes include recommended reorganization of the article for better flow
and a reflection of best practices to date.

Map Attachments

» Approved Solar/Battery Storage Facilities Map
» Major Transmission Lines and Substations Map

> Agricultural Land and Soils Map
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An Ordinance to Amend and Reenact the Following Sections of 1he Sussex County Code,
Appendix B, Zoning: Article I, Section 16-1 Deflinitions and Article XX111, Solar and
Battery Facilities, Supplementary Use Regulations.

WHEREAS, the Board of Supervisors of Sussex County, Virrinia, has the legislative authority to
make reasonable changes 1o the ordinances that povern the orderly esrowth and development of

Sussex County: and

WHEREAS, the Sussex County Board of Supervisors is also concemed about the compaltibility of
uses on E!! blic and Elv,'llg lands wnhlrr_ %uﬁsu& foun;}: and S&'l\ﬁ 1o _allow flexibility in ghg'

ol present and future residents and hu%messu‘. of the County.

NOW, THEREFORE, BE IT ORDAINE

Appendix B, Zoning, Article I, Section 16-1 DLI"mlmm be amcnded and reenacted In add the

following delinitions:
ARTHLE XXIH

Sce. 16-1 Definitions (ndd these definitions)

2232 review: fi i i 5
on lm._agmiud_mqsltr plan, mcludlng Euhl C u!lll!j_'f_(:ll {1

Acregge covergye means the total acres covered by PV pods, buildings, inverters, a sebstation, battery
storage, ancillary equipment, and fencing around these items bul excluding wildlile comidors, mandated
clbacks, wetlands, and other avoided natural or cultural features outside of sccurily fencing on the project

Bile,

Applicant_means the person or cntity who submils an application to the locality for & permit wnder this
ordinance,

Rattery storage facility means o 1vpe of eneroy storage power station that uses a group of batteries o store
elecirical energy as a source of power on electrical grids,

ﬂﬁ[ ﬂj g lergy Stornige it ;;jmg'r [!ngf[m furcifiries) means one of more bantery cells (or storing clecirical
g I|.m (*BESS™") wnh a Baliery Mn ;ggmgnl ‘:Lﬁlg, ]"BM"E ')

=__a primary use on a parccl conliguous to wiility-scale solar facililies, ather energy gencration

ies, and substtions



Broweficld means former industrial or commercial sites tvpically conlaining low levels of environmenizl
pollution such as hazardous waste or industrial byprodugts

an o dis

sct, remove, and _properly dispose of
M@Mcc& and,[tc_lalm sl

ithin the site directl by construction and operation of the

- fony lion of g.L.,c_l_n_gt_g
for the primary purpose nl' ccllmg LILﬂncu[ generated (o i

use fossil fuels, solar ener,
presource. This definiion g 5 not apply 10 on-sile generation equipment when such use is an m m[g
use,

Imtegrated PV ineans phitovoltaics ing inie builiding materials, such as shingles.

Operator means the person responsible for e overatl operation and management of a facility,
{waer means the person who owns all or a ponion of 5 facility.

Photevaltaic_or "PV" means materials and deviges that abserb sunlight and convent it dircoily imjo
“h‘l!‘ﬁi!!

PV pod means contipuous rows of solar
fenced t

cover, slahahmlmn of aunl
m:f'cml u .

Sire means the etire area containing a facility.

Siting {Jpg:gmg.-ﬂ mMeans an agreement enie
Vi clion 15.2-231

i



Solar fucility, ,{im iy mm,s_g.ﬂoalmg I"u:lux guncr‘alu; electricity from sunlight, This facility (ype

Solur facfiny, rmedinm-seale means a ground mounted facility that generates electrigity from sunlight on o

[acility area betwee ¢ [0 ten acres or having a rated capacity of between 250 kW 1o one megawant (MW

EUMWMM&E&LMM" family shared). Facilitics are genernlly wsed 1o reduce
I.l. i i " W11 i A

trial applicatigns

ility_does_not c.xcud__l]_%

mmvg_;,_ﬁ_bﬂ'ﬂ aliemaling curme | ol gny single WM% nol exceed five megawatts (5
MW} 1It|.m:1l|n1: cument m cunug_qg lm:aunm nwncd hy tl_u, same Lntumaﬂ';!m iligs, SCrves

Solur fucitityg, power purchase apreement (PPAL means a facility that generates eleciricity Trom sunlight
Wﬂmmuwmm&ln investor-pwned wtility's

wer purchase sgreement solar |Int ram. A facility has city ol no Jess than 50 kilowatts and no
M&M&mm lcmatin n i-- ili is o subset of ¢

Sofar fucility, rooftop means
{15 AN ACCEREOrY Uk,

1§m’:rr fucilisy, shured means a f’lCIlIt! thal generai o5 clegcingity I'rom mnllghl that was ol cons |mﬂ, ,| by

n %ubglahgn. a E“Ilth:{ardt and a genertor lead line {gen-tie Ilm_} to interconnect 1o a gnid transmission

linc,

NOW, THEREFORE, BE IT ORDAINED by the Sussex County Board of Supervisors that
Appendix B, Zoning, Article XXIII, Solar and Batiery Facilities he amended and reenacied
as follows:




Sec, 16-401  Statement of intent

The purpose of this section is to establish requirements for construction and operation of selar and hatien,
facilities and 10 provide standards for the placement, design, construction, monitoring, modification, and
removal of solar facilities; address public safety, minimize impacts on scenic, natural, and historic
resources: and provide adequate financial assurance fordecommissioning.

Scc. 16-402  Applicability

This article shall apply to all solar a4 baitiery Facilities constructed after the effective date of this anticle.
including any physical modifications to any existing solar facilities that materially alter the type,
configuration, or size of such facilitics or other equipment.

Sec, 16-403  Zoning districts

tat-Rooltop and S+mall-scale solar facilities may be instafled by-right in all zoning districts o= an
aceessuny use 10 provide electricity 10 individual structures; provided a site plan {as applicable)
has been submitted to the zoning administrator for review and approval; all Federal, State, and
Local regulations have been followed; and the system is located upon the property or structure
being served. Roofiop lacilines on commercial or industrial buildings shall 2l submit an
engineering study to the Building Official Office forreview and approval.

hia)

tei(b} Medium-scale solar facilities may be installed by-right as an accessory use in the
Industrial Districts to provide clectricity for use on-site for commercial and indusirial
applications; provided a site plan has been submitied to the zoning administrator for review and
approval; all Federal, State and Local regulations have been followed. the system is located on
the property or structure 1o be served: and the system is in accord with the underlying zoning
requirements of the districts.

felch __ Medwnrand-etibiy-seale~Solar facilities shall be permitted in zoning districts as follows:
Solar Facility General Limited | General Residential
Agricultural, | Industrial, Industrial, | Multi-Fumily,
A-l I-1 I-2 R-1
Muodri-puiriily sheired CcuUp cup cup Cup
Medinm-scale Cup By-right By-right
Utifity-scale CUP CUP Ccup 3

{d} Badery facibutes shall be subject to @ Condsnional Use Peramtind penmitted as follows
L. An accessory nse o utiliy-seie solar facilities. oflter enerpy seneration facelites, ur

substations, or

2 A pnmary use on apareel contiguous 1o utility-seale sobar Gaalities. other enerazy
vencration facihiees, and substations




Battery Facility Goeneral Limited Gengral Ruesidentinl
Agricultural, | Industrial, Industrial, Multi-Family,
At X} 12 R:L
'rimiary s cur cup CUP
Veesseny i cuUp CLp cup CLUpP

te}-Solar facilities should locate on brownficlds, County-owned capped landfills, or near existing
industrial uses, where feasible.

tel

See. 16-404

Condifional Use PPermif process

{a) Pre-application meeting. A pre-application meeting shall be held with the zoning administeator
to discuss the location, scale, and nature of the proposed use, what will be expected during that
process, and the potential for a siting agreement.

{b) Neighborhood meeting. A public meeting shall be held prior to the public hearing with the
Planning Commission 1o give the community an opportunity 1o hear from the applicant and ask
questions regarding the proposed project.

[S

The applicant shall inform the Zoning Administrator’s Office and adjacent property
owners in writing of the date, time, and location of the mecting: at least seven but no
more than 14 days: in advance of the meeting date.

The date, time. and location of the meeting shall be advertised in the County’s newspaper
of record by the applicant: at least seven but no more than 14 days: in advance of the
mecting date.

The meeting shall be held within the County. at a location open to the general public
with adequate parking and seating facilitics which may accommodate persons with
disabilitics

The meeting shall give members of the public the opportunity 1o review application
materials, ask questions of the applicant, and provide feedback.

The applicant shall provide to the Zoning Administrator : sumemary of any input received
from members of the public at the meeting,

{1 Submittal of the permit application and fees.

!
[N

There is a combaned apphication foe the 3232 review and CLIP permit
There ace separste fees for the 2232 review and CUP penmie

£

:iormnt;d: Indent _Léi't: (:I.B“l."

| commanted [DNL]: ask e board: shouk! we smend the foe
| sehedule to combine the 2232 and CUP fecs for solar?




). Comprebensivetenl? 7 review, The Code of Virginia §15.2-2232 requires a review of
public utility facility proposals by the Planning Commission to determine if their general or
approximate location, character, and extent are substantially in accord with the Comprehensive
Pian or part thereof,

Z—1[. The Plnnnmg Cummlssmn must determine, at a public hearngm h:lrn[; thatwhether the
project is in substantial accord with the Comprehensive Plan. Failere of the Planning
Commission to act within 60 days of submission, unless the time is extended by the Board of
aupervisors, shall be deemed approval,

F—a, If the Planmng Commisston approses the 2230 review, the progect shall be recammendsd for
a pubhe heanng I‘gu the CUP permmt

3h,

4 ihe Planming Commission does not approve the 2232 review, the applicant may appeal the
decision ta the Board of Svpervisors within 160 days after the decision of 1hl._ I’I.mnu!L_
Commission, The i ippeal shall be by wrigien petition o the Board of S |p|.r\|~.nr~. setting {iuth
the reasons for e appeal. The appeal shall by heard and determined within 60 dayvs from its
filing wnless the ime is extended by the applicant. A majonty vote of the Board of Supervisors
shadl ovgrruly the Planning Commission,

2 1f the Board of Supervisoes agree 1o negaotiate a Siling Agreement in acgordang
of Virginta § 15.2-2316 8, the 27232 peview process may be delayed unul negatisions are
complete. 1 the siong wereement s approned. 1 fubfills the reguircment lor 2 2232 review,

- —AHhe Hlanmina-Commiston-doesnotresch-thi-determingtionthenpphenii-mav-apperbthe  «
decistento-the-Board- ol Supervisors irpoeordance-with-statecode;

i—Consideration of the Gendironsl Use Permit by the Planning Commission. The Planning+

Commission must consider the Conditional Use Permit application a1 a public hearing. The
Planning Commission has three oftions

1. Recommend approval of the application o _the Board of Supervisors io_includss
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Sce. 16-405  Conditional Use Permit application

(a) Application packet including
I Completed Conaty applicatien lorm and cheeklist ~ - i - o
+2 Documents demonstrating the ownership of the subject parcel(s). - | Formatted: Indent: LeR: 0,59°, Hanging: 0,23", Numbered
23 Proof that the applicant has authorization to act upon the owner's behalf. + Level: 2 + Numbering Style: 1, 2, 3, ... + Startat: 1 +
34 Identification of the intended utility company who will interconnect 10 the facility. piagrment: Lek + Mgredan: 0.7 % Jodemat: L
+3i List of all adjacent property owners, their tax map numbers, and addresses
56 A description of the current use and physical characteristics of the subject parcels.
-7 A description of the existing uses of nearby propenies.
7% A narrative identifying the applicant, owner. or operator. and describing the proposed solar
facility project. including an overview of the project and its location, approximate rated
capacity of the solar facility project, the approximate number of panels, representative types,
expected foolprint of solar equipment to be construcied, and type and location of
interconnection to electrical gnd.
&4 Aecrial imagery which shows the proposed location of the solar facility, fenced area,
driveways, and interconnection to electrical grid with the closest distance to all adjacent
property lines and dwellings along with main points of ingressfegress.
Wil Payment of the application fee and any additional review costs, advertising, or other
required staff time,

ib) Concept plan. A concept plan prepared by an engineer with a professional engineering license in
the Commonwealth of Virginia, that shall include the following:

1. Acdeserptonlroject e wnformation including tax parcel number, zoning. owner names.
achdress, and phone numbers. -s-He-ssbjeetpaseets

2. Nuighboring propenty information including tax parcel number, zoning, and owner pames

3. Property-lines-ad-setback-tines:Lxisting wedands, waterways, amld floodplains

2—Locatsons and types of soils on site

4
5 Arcas of steep slopes E | Formatted: Left, Indent: Left: 0.56", Right: 0", Line
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(c) An estimated construction schedule. L ) ——

(d) Environmental inventory and impact statement regarding any site and viewshed impacts,
including direct and indirect impacts to national and state forests, national or state parks, wildlife



(e

—

(g)

management areas, conservation easements, recreational areas, or any known historic or culral
resources within three (3} miles of the proposed, project using information provided by the
Virginia Department of Environmental Quality (DEQ). the Virginia Deparniment of
Conservation (DCR), Virginia Department of Wildlife Resources (DWR), Virginia Department
of Historic Resources {DHR), and/or a report prepared by a qualified third party. such as
ConserveVirginia or Virginia Cultural Resource Information Sysiem

A visual impact analysis demonstrating project siting and proposed mitigation, if necessary, so

that the solar facility minimizes impact on the visual character of the County

l. The applicant shall provide accurate, to scale. photographic simulations showing the
relationship of the solar facility and its associated amenities and development to its
surroundings. The photographic simulations shall show such views of solar structures from
locations such as property lines and roadways, as deemed necessary by the County in order
1o assess the visual impact of the solar facility.

2. The total number of simulations and the perspectives from which they are prepared shall be
established by the zening administrator afier the pre-application meeting.

Solar facility inventory. An inventory of all solar facilitics - existing or proposed - within a
four (3} mile radius.

Draft traffic study. The study shall include modelling the construction and decommissioning
processes. County staff will review the study in cooperation with VDOT.

i—Rratprudmgpls—hephiv bl ndponte
ettt v st
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Iy Draft landscaping plan. The plan shall indicate:
1. All ground cover, screening and buffering materials, landscaping, and elevations.

a. Ground cover shall be native vegetation where compatible with site conditions.

b. Screening vegetation shall include pollinator plants where compatible with site
conditions.

c. Only EPA approved herbicides shall be used for vegetative and weed control at the solar
energy facility by a licensed applicator. No herbicides shall be used within 150 fect of
the focation of an approved ground water well. The Applicant shall submit an herbicide
land application plan prior (o approval of the certificate of occupancy (or equivalent).
The plan shall specify the type of herbicides to be used, the frequency ofland application,
the identification of approved groundwater wells, wetlands, sircams. and the distances
from land application areas 1o features such as wells, wetlands, streams, and other bodics
of water, The opérator shall notify the County prior to application of pesticides and
fertilizers. The County reserves the right to request soil and water testing

2. Locations of wildlife comders.

3. Maintenance requirements.
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Draft decommissioning and reclamation plan. A detailed decommissioning and

reclamation plan, certified by an engineer, which shall include the following:

&

5

The anticipated life of the project. The applicant shall provide the basis for determining the
anticipated life of the project,

. The estimated decommissicning and reclamation cost in current dollars. The applicant shall

provide a cost estimate for the decommissioning and reclamation of the facility prepared by
a professional engineer or contractor who has expertise in the removal of solar facilities. The
decommissioning and reclamation cost estimate shall explicitly detail the cost without any
reduction for salvage value.

. The method of ensuring that funds will be available for decommissioning and reclamation.

A proposed method of providing appropriate escrow, surety, or security for the cost of the
decommissioning and reclamation plan. The surety shall be updated when the
decommissioning and reclamation cost estimale is updated. The estimated cost of
decommissioning shall be guaranteed by the deposit of funds in an amount equal to the
estimated cost in an escrow account at a federally insured financial institution approved by
the County unless otherwise provided for in subsection d below.

a. The applicant shall deposit the required amount into the approved escrow account before
any building permit is issued to allow construction of the solar facility.

b. The escrow account agreement shall prohibit the release of the escrow funds without the
written consent of the County. The County shall consent to the release of the escrow
funds upon on the owner’s or occupant's compliance with the approved
decommissioning and reclamation plan. The County may approve the partial release of
escrow funds as portions of the approved decommissioning plan are performed.

c. The amount of funds required to be deposited in the escrow account shall be the full
amount of the estimated decommissioning and reclamation cost.

d. The County may approve aliernative methods to secure the availability of funds 1o pay
for the decommissioning and reclamation of a solar facility, such as a perfonmance bond,
letter of credit, or other security approved by the County.

The method that the estimated cost will be kept current. The decommissioning and
rectamation cost estimate shall include a mechanism for calculating increased removal costs
due 1o inflation. This cost estimate shall be recalculated every five (5) years and the surcty
shall be updated accordingly. If the recaleulated estimated cost exceeds the original
estimated cost by ten percent (109). then the owner or occupant shall deposit additional
funds inio the escrow account to meet the new cost estimate. If the recalculated estimated
cost is less than ninety percent (90%) of the original estimated cost, then the County may
approve reducing the amount of the escrow account to the recalculated estimate of cost.

The manner in which the site will be decommissioned and reclaimed. This will include:

a. Notice to the Zoning Administrator by certified mail and in person of the proposed date
of discontinued operations and plans for removal.

b. A traffic study submitted with application modelling the decommissioning processes

County staff wil review the study in cooperation with VDOT.

An estimated deconstruction schedule,

Removal of all solar electric systems, buildings, cabling, electrical components,

security barriers, roads, foundations, pilings, and any other asscciated factlities, so that

any agrcultural ground upon which the facility and/for system was located is again

tillable and suitable for agricultural or forestall uses.

en
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€. The site shall be graded and re-seeded or replanted within 12 months of removal of
solar facilities to restore it to as natural a pre-development condition as possible. Re-
grading and re-seeding or replanting shall be initiated within a six-month period of
removal of equipment. Any exception to site restoration, such as leaving access roads
in place or re-seeded or replanted must be requested by the landowner in writing, and
this request must be approved by the Board of Supervisors

f. Hazardous material from the property shall be disposed of in accordance with federal
and state law.

=+ Additional information may be required as determined by the Zoning Administrator, such
as a scaled elevation view of the property and other supporting drawings, photographs of the
proposed site, photo or other realistic simulations or modeling of the proposed project from
potentially sensitive locations as deemed necessary by the Zoning Administrator to assess the
visual impact of the project, landscaping plan. coverage map. and additional information that
may be necessary for a technical review of the proposal.

tHdughteenset= i 1d w2 T or mrgest—ene Feslived cigee e w bbb ifomiecopy-ofihe
concept plim: including elevations apd Jandscape plans-as-required

Sec. 16-406  Minimum development and performance standards

{a) A utility-scale solar facility shall be constructed, operated. and maintained in substantial
compliance with the approved concept plan with allowances for changes required by the
Virginia Departmemt of Environmental Quality (DEQ) Permit by Rule (PBR) or Suie
Corporation Commission (SCC) permit process,

(b) Location standards for wtility-scale solar facilitics. The location standards stated below for
utility-scale solar facilitics are intended to mitigate the adverse effects of such uses on adjoining
property owners, the area, and the County.
[. The minimum arca of a utility-scale solar facility shall be 1w t2more than [Hiacres.. = " Formatted: Indent: Left: 0.75", Tab stops: 1" Left + Not at
ihsl-the misimum area-<hall be-less thian 30D contiguous ires Ly
=._The equipment, improvements, structures, and percent of acreage coverage of a utility-
scale solar facility shall be shown on the approved concept plan and site plan. The percent
of acreage coverage shall not exceed 65%

(c)} Height

1. The maximum height of the lowest edge of photovoliaic panels shall be [0 feet as measured
from the (inished grade. The maximum height of the highest edge of photovoltaic panels
shall not exceed 15 feet as measured from the finished grade.

2. The maximum height of other facility structures shall not exceed 15 feet. This limit shall
not apply to utility poles or the interconnection to the overhead electnic vtility grid.

3. The Board of Supervisors may approve a greater height based upon the demonstration of a
significanmt need where the impacts of increased height are mitigated.

. !._ Formatted: Font: 11 pt -
b _Setbacks. Sotar faeilities shall meet all setback reguizements lor primary struciures for the | Formatted: Indent: Left: 0"
Zomng district Iy which the Gacility is lcated and the requirements set forth below (the more | Formatted: Left, Indent: Left: 0,63, Right: 07, Space After:
restnctve reguirements shall apply) 0 pt, Une spacing: single, No bullets or numbering,
G Widow/Orphan control, Allow hanging punctuation, Adjust

space between Latin and Aslan text, Adjust space between
| Astan text and numbers, Ta_b siup_s: _l!ut at_ _l._l.'?' =
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I The mumimum sethagh of strmctures and uses assoviated with the Tacility, includim:s:
lencing, PV pancls. parking arcas, and outdoor storage. but not including bwdseaping an:d
heemnng, skall by

. 150 feet from adjacent property lines,
b, 150} feet from all public rights-ol-way.
¢. 300 feet from a dwelling.

2. The Planntng Commissivay or Board of Superyvisors may sequire increased seibacks up to
A0 fegt 1 suueanions where the height of strectures or the topography affects the visual
impact of the facility

3. These setback reguoeiments shadl not apply to smemal propeny hines ol thase parcels on
which i solar frcility 1= located.

A, Access. erosion angd stormwater structares, and imerconnection b the elecincal grid nis
he_made throngh setback arcas provided that such_are senerally perpendicular 1o the
property lie.

3. Vehicular access 1o the site shall be g minimwm of 30 feet from the pearcs| dwelling
located on adjacent property,
Ialt
l————FHrinerpith-Solar-baediy-Structire—halkinelude the Solui-buaetliver—erehiding
theprofectyoatdrmd-trarsmssonpoles

el Buffer. The buffer shall b located within the setbacks required under

this Section and shiall run around the entire perimeter of the property, The buffer shall

bhe maintaned for the Jife of the Gicility.,
A-nnmnnnn-1S0-foot-sethiack—=shall-be-matntained-from-a-Principal Solae-Tacility
Structire-tothead joiineproperty-Hie-obotherparecte

2—Sereeninger\-mintmum 3H-oot-setback-shall-be-minntained-from-a-Rrincipal-Solar
Faethty-Strveitre-to-n-dwethng

.

A—There-shal-benissethaeks-between-internah-lor-Hnes-bebween-parceln-the projech-ared:

CeFhe-mmammr-herz il ofthe v ob edee of-the-photovolanepatelshadl b b feet o patasured
fron-thefink-hudgrde—Themurmssr-heish oD primarestractireand-aceessor-buddings
chali-bee 43 fooi g masured-rony tha finished ik ai-iie baseotthesttara wmt-leabesy
point-tacloding-sppurtenances—The-Roard-of Supervisors may-approve--greater-hieight based
tpor the-demonstrntion-of-g stgnificant-need-where the tpact>-ol ncrensed-herght-are
Aubised-

Screening. The facilities, inctuding security fencing that is not omamental, shall be
g:m_nul from the ground- ]cw_l vu.w of nd::u:t,nl: properics or a public strect in the buffer zone.
Cree ] 2 i screen specific uses or struclures, A

ummmdmnm the Qmiﬂmmﬂi bulfer creation requirements be waived or alicred

may be made by the Planning Commission when ihe applicant proposes o use existing

wetlands or woodlands to satisfv the screcning requirement, The wetlands or woodtands shall

hcp.nchnlu-jrolucu.d Bs . p._dwgnau.d hufl'cr and the overall buffer shall measure at least
50 feet. §
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Baasting Screemng.  Fxrsating sepctateon, wpoeraphy, boildings, open space, or other -
E Fi b i H4 L

clements located on the sile may be conssdered as part of the reguired screemng. Existing
trees and vegetation may be retained within the boffer area except where deadd. diseased. or

Vegelmive Screeming I the eventexisiing vegetation or Lukllorms providing the sqreening
are magdedquaie or distrbed. pew plantings shail be provided in a Jittebiapeed-sfig-t-hoie-50
fetawide Landscaping intended (or sereenmg shall consist of a cambination of nonoinvisive
speaes, pollisator species, and matve plants, shrubs, trees, ssses. Torhs, and witdTowers,
Trees intended tor sereemng shall consast of 3 combinntion of gverarecn-atid decidnons-trevs

15 veenter. A list of apprepoate plant niatenals shall be available at the Planning Oflhe
Species listed on DCR's Invasive Plant Species hst shall not be used.

that there are vervcal and horizonial endolations to give variatons i appearance,. YWhen
completed, the berm shonld net have a umform appearanee ke ohike

Opague Architectural Fencing. Feocing inended for screenrmg shall be an kast 75 percent
visually solid as viewed onany line perpendicular to the ferce from adpcent propeity or i
public street. Such feacing may be used in combiation with other sereening methods but shalt
nat be the pomary method . A typical example s the use of wood prvacy lencing and
landseaping 1o screen stractures such as substations, Depending on the location. omamenial

i herpht sind fupped with
ol _anticipated _fence_matater

HrFhe-thmihibemehekngsfenen s halkbestga beunteg reenedrmmthe-sronmd-develocione-
ettt troe e e - B et rae S e ede-thaeshal-beduadsenped-wath
suzbevr Pkt st orinlcomsishie o e v e siddeardote s Los ook County
sl vavepotheedenthate st vegetatron-oentirnblandiorrr—onthe e provide
srefieresmia-dete mnned-bethe—domnedmmstator—la-the-e e Mg setabian
ei-landiormsprovidif-the erceninuara-disturbedreweplanings-shii-be-prosvided-winich
aceomphish the samies Opague srehitecioral-fencing mov e used-wsupplement otherscrediing
miethods-but-shath-not-be-the-primany- method-

(1) Ground cover on the site shall be native vegetation and maintained in accordance with the

landscaping plan in accordance with established performance measures. -A performance bond
reflecting the costs of anticipated landscaprz-maintenance shall be posted and maintained.
Failure 10 maintain the lmndseapisground cover shall result in revocation of the CUP and the
facility’s decommissioning. The operator shall notify the County prior to application of
pesticides and fentilizers. The County reserves the right 1o request soil and water testing.

Hrer The Applicant shall identify access cormidor(s) for wildlife 1o navigate through and acioss
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the Sofar Facility. The proposed wildlife corridor(s) shall be shown on the site plan submitted
to the County. -Areas between fencing shall be kept open to allow for the movement of
migraiory animals and other wildlife,

t+41hi The design of support buildings and related structures shall use materials, colors, textures,
screening, and landscaping that will blend the facilities to the natural setting and surrounding
structures.

{#411 _The owner or operator shall maintain the solar facility in good condition, Such maintenance
shall include, but not be limited to, painting, structural integnity of the equipment and
structures, as applicable, and maintenance of the buffer areas and landscaping. Site access
shall be maintained to a level acceptable 10 the County. The project owner shall be responsible
for the cost of maintaining the solar facility and access roads, and the cost of repairing damage
to privaie roads occurring as a result of construction and operation,

k0 Inspections,
l. The Applicant will allow designated County representatives or employees access 1o the
facility for inspection purposes with 24-hour notice.

il

~._The Applicant shall reimburse the County its costs in obtaining an independent third-
party to conduct inspections required by local and state Jaws and regulations.

= - { Formatted: Indent: Left: 1.13%, No bullets or numbering

——A utility-scale solar facility shall be designed and maintained in compliance with standards
conlained in applicable tocal, state, and federal building codes and regulations that were in
force at the time of the permit approval. Adbfacilitiessmust-mect-or-eneced-the-siamdands-amd
repue e oF e Bedernl-rovbabon- A siest i OB A AT Blute Coapod ot onr O omHmizsin
R e ivalentand-any-olher-egency-of- the-loealstate-or- federal-government - with
the-puthorty-to-regulple sueh-facitities that-are-inforce-at-the time-oftheapplieation-

itk * [ Formatted: Roht: 0.05", Lne spacing: Mulipl 1.1SH __

invi{ly_The applicant shall provide proof of adequate liability insurance for a solar facility prior to
beginning construction and before the issuance of a zoning or building permit to the zoning
administrator.

#Himi Lighting fixtures as approved by the County shatl be the minimum necessary for safety
and/or security purposes to protect the night sky by facing downward and 1o minimize off-
site glare. No facility shall produce glare that would constitute a nuisance to the public. Any
exceptions shall be enumerated on the Concept Plan and approved by the zoning
administrator,

i+ No signage of any type may be placed on the facility other than notices, warnings, and
identification information required by law.

i At all times, the solar facility shall comply with the County s noise ordinance.
NPT g e el i

b et A A SRR O e iz s
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f+f11»_Coordination of local emergency services. Applicants for new solar facilitics shall
coordinate with the County’s emergency services staff 10 provide materials, education and/or
training to the departments serving the property with emergency services in how to safely
respend to on-site emergencices.

t=+ij} Decommissioning

Solar facilities which have reached the end of their useful life or have not been in active
and continuous service for a period of six (6) months shall be removed at the owner’s or
operator’s expense, except if the project is being repowered or a force majeure event has
or is occurring requiring longer repairs; however. the County may require evidentiary
support that a lenger repair period is necessary.

The owner or operator shall notify the zoning administrator by centified mail and in
person of the proposed date of discontinued operations and plans for removal.

Decommissioning shall include removal of all solar electric systems, buildings, cabling,
clectrical components, security barriers, roads, foundations, pilings, and any other
associated facilities, so that any agrcultural ground upon which the facility and/or
system was located is again tillable and suitable for agricubtural or forestall uses. The
site shall be graded and re-seeded to restore it to as natural a pre-development condition
as possible or replanted with pine seedlings to stimulate pre-timber pre-development
conditions as indicated on the Concept Plan. Any exception to site restoration, such as
leaving access roads in place or seeding instead of planting seedlings must be requested
by the landowner in writing, and this request must be approved by the Board of
Supervisors.

The site shall be re-graded and re-seeded or replanted within 12 months of removal of
solar faciliues. Re-grading and re-seeding or replanting shall be initiated within a six-
month period of removal of equipment.

Decommissicning and reclamation shall be performed in compliance with the approved
decommissioning and reclamation plan. The Board of Supervisors may approve any
appropriate amendments 1o or modifications of the decommissioning plan.

Hazardous matenat from the propeny shall be disposed of in accordance with lederal
and state law.

If the owner or operater of the solar facility fails to remove the installation in
accordance with the requirements of this permit or within the proposed date of
decommissioning. the County may collect the surety and the County or hired thicd parnty
may enter the property to physically remove the installation

i1 Any other condition added by the Planning Commission or Board of Supervisors as part
of a CUP approval,

Sec. 16-407

Speinl proviswons for battery Cwilifivs,



In_additian_to the above yeneral provisions, appl

prertormiance standards, the Tollowing additiona] requarements shall be met for the approval of a

Boteny Encrgy Storage Facility

Lied Battery Eoergy Storage Faailaties shall be constructed, saintained, and opecated
accordune with national industry sundards and regulations including the mosi curgenl
adopted edinon of the Natonal Elecudeal Codde. Inernationa) Fire Code of the Intematiomsd
Cude Council, and the National Fire Protection Association Fire Code. The batteries will be
NEPRA (Natial Fire Protection Apeney ) com
mational indusry stamdards and these Conditions, the national indpsiry stngdards shall
cantrd so that as techanodogy advances, umlated technoloey may e ysed

s conflicl hepwee

thi Batwery cells shall be placed ina Hattery Energy Stoeage System (BESS™p with a Batiery

Management Syatem (“BMS™) The BESS shall provade o seeondary laver of physical

contamment fo thy butterjes

nid be cquipped with cooling, vertilation, iwnd fire suppressi

systents, Each indhivideal battery slatl have 2407 antomated fivg detection and extingushing
technelogy bailt i The BMS shal monitor individual battery nudule soliages and

temperatures, contuner wmpeeatare and humidiy, ofi-gassing o
ault and DC
Thermal Run:

combustible gas, fire,

e and o pccess and be able to shiug down the svstem before

way Lohts placd.

ok The Battgry: Eoergy Storage Sysiwm will be placed on an appropatate femadaion agul
screengd with segetaton ovtside of enviecnmenilly sensitive areas

[l Aceess (o all batteries andl electrienl switchgear shall be from the exterior for nomal
operation and maintenance. Access o the container intenor shall notbe permitied while the

syslem ds in operation exeept for safety persunnel and Nirst responders

ted Quahiticanions and experence from selected develapers and integraters shall be providasl
includhing disclosure of lires or other hazards an faciliies.

tata Fronm selected develppers and nianul turers

1 _Safeey esting and Dilure modes analy

remediation shall be completed tn a imaely_manner,

pp Batery storge shall be developed in collaboration with weehmical expens and lirs
responders w0 utihize technolopy-approprtite best practices Jor sale eneryy Storagre systenis
e luding, but not limited to, the followang

1. Adeguate accessfegress for the first sespund

15



|~

Adeqguate factlity sipmage fon battery chenustry and person to comtacty;

3. Accessille Salety Data Sheets,

4. Systemespecific emergency response plans.

5. Taining lor fiest responders on the type of systemy, petential hazards anad risks, and
syatem-specilic emergency response plans,

6 Adeguate water sources and hive suppression apphances tor the fire fighters i reguired
w the eniergency response plaas;

T Sepnage on Hazardous Mateoids presentin the vicimiy:

& Lm A lighting,

9 8 te battery modules o make it casier to isolate o failed hattery from the rest,

1 Sufticient disconnect and shutdown capability includmg a neaster hill switch fo disable

and dischirge hatteries,
L1 Sgstemeappropriatg sensors and alprms,
12 Air ventdation and (ire suppression systems,
13 Drainage for water runoft, and
14 Other pragtices as recemmuended by experts or Jucal Giest respomders

(11 _The Solar Facility operator or owner shall conductregutar on-sit¢ imspections of the hatery

| suhmil a written report 1o the Zoming Administrator on their comdin

vaee erery sia o) months, The Solar Faciliny opesator orosner shall condact mombl

inspaons electrimivally of the battery units and submit o written report to the Zomng
Administrator

See. 16-408  Special provisions (or substations,

L) S, Substations located within the Solar FFacility shall be sited 1 aceordanee with these

reculaton

(h) Ferm and Special Permits, Subsegions ancluded s part of the Sobar Eacility shall v the
same term s the Solar Facihits - However, Substatons may have a bife longer than th of
the larger Solar Facility. and, ahierpatively, may individually and not as pan of a Solar

Faciiny recenve a Condnonat Use Permat in aceordanee wath these regulanions.

Sec, 16-409 Conditions

(a) The Board of Supervisors may consider conditions addressing a proposed solar s b
facility, including, bugt not fimited to, the following:

iy

1. A solar facility shall be constructed, maintained, and operated in substantial compliance
with:
i.  The development standards under this article.
ii.  The approved concept plan.
iii.  Any other conditions imposed pursuant to a Conditional Use Permit.
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(b) Site Plan Requirements. In addivion to all Virginia site plan requirements and site plan
requiremnents of the Zoning Administrator. the Applicant shall provide the following plans for
review and approval fur the Solar Facility prior to the issuance of a building permit:

L

Construction  Munagement  Plan, The Applicant shall prepare a “Construction
Management Plan™ for each applicable site plan for the Solar Facility, and each plan shall
address the following

ii.

Traffic control methods (in coordination with the Virginia Department of
Transportation [VDOT] prior to initiation of construction);

a. Lane closures

b. Signage

c. Flagging procedures
Site access planning. Directing employee and delivery iraffic to minimize conflicts
with local wraffic.

Site sccurity. The Applicant shall implement security measures prior to the
commencement of construction of Solar Facilities on the Project Site,

Lighting. During construction of the Solar Facility, any temporary construction
lighting shall be positioncd downward, inward, and shielded to eliminaie glarc from
all adjacent propentics, Emergency andfor safety lighting shall be exempt from this
construction lighting condition,

_Water Supply. In the event that on-site wells are used during construction of the solar

energy facility, the Applicam shall prepare and submit for review 1o the County
hydrogeologic information necessary for the County to determine the potential impact
1o pre-existing users for the same aquifer proposed 10 be used for the solar energy
facility and a plan to mitigate impacts to pre- existing users within the area of impact
of the Project. If the County, in consultation with the Department of Environmental
Quality, determines that the installation of a well will not adversely affect existing
users, the Applicant may proceed with well construction in compliance with approval
by the Department of Environmental Quality. At the end of the construction of the
solar energy facility, the well shall not thereafier be used except only for personal
toilet and lavatory facilities as required by the Uniform Statewide Building Code for
operations and maintenance buildings.

2. Construction Mitigation Plan. The Applicant shall prepare a “Construction Mitigation
Plan” for each applicable site plan for the Solar Facility, and each plan shall address the
effective mitigation of dust, bumning operations, hours of construction activity, access and
toad improvements, and handling of general construction complaints as set forth and
described in the application materials and to the satisfaction of the Zoning Administrator.
Damage to public roads related to construction activitics shall be repaired as soon as
possible and not postponed until construction completion. The Applicant shall provide
written notice to the Zoning Administrator of the plans for making such repairs, including
time within which repaits will be commenced and completed. within thirty (30) days of
any written notice received from the Zoning Administrator.

Driving of posts shall be limited to 7:00 am (0 6:00 pm, Monday through Saturday.
Driving of posts shall be prohibied on state and federal holidays. The Applicant may
request permission from the County Administrator (o conduct post driving activity on
Sunday, but such permission will be granted or denied at the sole discretion of the
County Administrator.



il. Other construction activity on-site shall be permitted Monday through Sunday in
accordance with the provisions of the County’s Noise Ordinance.

iii. During construction, the setbacks may be used for staging of matenals and parking
No matertal and equipment laydown area, construction staging area, or construction
trailer shall be located within 200 fect of any property containing a residential
dwelling.

iv. Construction lighting shall be minimized and shall be directed downward.

- Erosion and Sediment Control Plun, The County will have a third-pany review with
corrections completed prior to County review and approval. The owner or operator shall
construct, maintain, and operate the project in compliance with the approved plan. An
E&S bond (or other security} will be posted for the construction portion of the project
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4. Stwormwater Management Plan. The County will have a third-party review with
corrections completed prior to County review and approval. The owner or operator shall
construct, maintain, and operate the project in compliance with the approved plan. A
storm water control bond (or other security) will be posted for the project for both
construction and post construction as applicable and determined by the Zoning
Administrator.
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w5 Landscaping Plan. The Applicant will submit a final landscaping plan for review ang

approval by the Zoning Administrator. The owner or operator shall construct, maintain,
and operate the facility in compliance with the approved plan. A separate security shall
be posted for the ongoing maintenance of the project’s land cover and vegetative buffers
in an amount deemed sufficient by the Zoning Administrator. Failure 10 maintain the
landscaping in accordance with the plan may result in the issuance of a notice of violation
by the Zoning Administrator. The Applicant (or the operator) shall promptly communicate
with the Zoning Administrator within 30 days of the date of the notice of violation and
submil a plan in writing satisfactory to the Zoning Administrator to remedy such violation
no later than 180 days after the date of the notice of violation. Failure 10 remedy the
violation before the end of the |180-day cure period may result in revocation of the CUP.,

i.  Ground cover shall be native vegetation where compatible with site conditions and,
in all cases, shall be approved by the Zoning Administrator.

ii. Scrcening vegetation shall include pollinator plants where compatible with site
conditions and, in all cases, shall be approved by the Zoning Administrator,

ii. Only EPA approved herbicides shall be used for vegetative and weed control at the
solar energy facility by a licensed applicator. No herbicides shall be used within 150
feet of the location of an approved ground water well. The Applicant shall submit an
herbicide land application plan prior 10 approval of the certificate of occupancy (or
equivalent). The plan shall specify the type of herbicides to be used, the frequency of
land application, the identification of approved groundwater wells, wetlands, streams,
and the distances from land application areas to features such as wells. wetlands,
streams and other bodies of water. The operator shall notify the County prior to
application of pesticides and fertilizers. The County reserves the right to request soil
and water lesting.

Fiv Decommissioning  and  Reclomation  Plan. The  Applicam will  submit 2 final

decommissioning and reclamation plan in accordance with these regulations for review
and approval by the Zoning Adminisirator.

#-7.The Applicant shall reimburse the County its costs in obtaining independent third-party

reviews as required by these conditions

(¢} The design, installation, maintenance, and repair of the Solar Facility in accordance with the

most current National Electrical Code (NFPA 70) available (2014 version or later as
applicable).

(d) I the solar facility does not receive a building permit within eighteen (18) months of approval

of the Conditional Use Permit, the Permit shall be terminated.

(¢) If the solar facility is declared to be unsafe by the zoning administrator or building official.

the facility must be in compliance wishin fourteen (14) days or the Conditional Use Permit
shall be terminated, and sysiem removed from the property.

[y The owner and operator shall give the County written notice of any change in ownership,

Sec. 16-410

operator, or Power Purchase Agreement within thirty (30) days.

Additional Conditions

(a) In approving a conditional use peemit, the Board of Supervisors may consider conditions that

require:



1. Dedication of real property of substantial value, or

Substantial cash payments for or construction of substantial public
improvements, the need for which is not generated solely by the granting of a
conditional use permit, so long as such conditions are reasonably related to
the project.

[ 0]

(b) The Boand may include other reasonable conditions as permitted by state law and as otherwise
provided for in this Article.

() Once a conditien is granted, it shall continue in effect until a subsequent amendment changes
the zoning on the property for which conditions were granted. However, such conditions shall
continue if the subsequent amendment is part of a comprehensive implementation of a new
or substantially revised zoning ordinance,

= ‘[ Formatted: No bullets or numbering

Adopted this day of L2021,

Susan Seward, Chairman of the Board of Supervisors

Adlest;

Shilten Ricks-Buns, Clerk

Jeff Gore County Attorney
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An Ordinance to Amend and Reenact the Following Sections of the Sussex County Code,
Appendix B, Zoning: Article I, Section 16-1 Definitions and Article XXIII, Solar and
Battery Facilities, Supplementary Use Regulations.

WHEREAS, the Board of Supervisors of Sussex County, Virginia, has the legislative authority to
make reasonable changes to the ordinances that govern the orderly growth and development of
Sussex County; and

WHEREAS, the Sussex County Board of Supervisors is also concerned about the compatibility of
uses on public and private lands within Sussex County and seeks to allow flexibility in the
administration of the ordinance regulations while protecting the health, safety, and general welfare
of present and future residents and businesses of the County.

NOW, THEREFORE, BE IT ORDAINED by the Sussex County Board of Supervisors that
Appendix B, Zoning, Article I, Section 16-1 Definitions be amended and reenacted to add the
following definitions:

Sec. 16-1 Definitions (add these definitions)

2232 review means the review required by the Code of Virginia (section 15.2-2232) for features not shown
on the adopted master plan, including public utility facilities.

Acreage coverage means the total acres covered by PV pods, buildings, inverters, a substation, battery
storage, ancillary equipment, and fencing around these items but excluding wildlife corridors, mandated
setbacks, wetlands, and other avoided natural or cultural features outside of security fencing on the project
site.

Applicant means the person or entity who submits an application to the locality for a permit under this
ordinance.

Battery storage facility means a type of energy storage power station that uses a group of batteries to store
electrical energy as a source of power on electrical grids.

Battery energy storage facilities (battery facilities) means one or more battery cells for storing electrical
energy stored in a Battery Energy Storage System (“BESS”) with a Battery Management System (“BMS”).
Facilities are generally used to supplement grid storage capacity. Battery facilities may be permitted as:

* an accessory use to utility-scale solar facilities, other energy generation facilities, or substations;
or

e a primary use on a parcel contiguous to utility-scale solar facilities, other energy generation
facilities, and substations.

Brownfield means former industrial or commercial sites typically containing low levels of environmental
pollution such as hazardous waste or industrial byproducts.

Decommissioning and reclamation plan means a plan to disconnect, remove, and properly dispose of
equipment, facilities, or devices and reclaim the site.



Disturbance zone means the area within the site directly impacted by construction and operation of the
facility.

Electric power plant means a facility designed and operated for the generation and distribution of electricity
for the primary purpose of selling electricity generated to the electric power grid, including facilities which
use fossil fuels, solar energy, hydroelectric energy, geothermal energy, biomass energy or wind energy as
a resource. This definition does not apply to on-site generation equipment when such use is an accessory
use,

Integrated PV means photovoltaics incorporated into building materials, such as shingles.
Operator means the person responsible for the overall operation and management of a facility.
Owner means the person who owns all or a portion of a facility.

Photovoltaic or "PV' means materials and devices that absorb sunlight and convert it directly into
electricity.

PV pod means contiguous rows of solar panels or other photovoltaic materials/devices, including the space
between rows, fenced together in a group. A solar facility is typically comprised of multiple pods.

Rated capacity means the maximum capacity of a solar facility based on the sum total of each photovoltaic
system's nameplate capacity.

Reclamation means the employment, during and after an operation, of procedures reasonably designed to
minimize as much as practicable the disruption from an operation and provide for the establishment of plant
cover, stabilization of soil, protection of water resources, or other measures appropriate to the subsequent
beneficial use of the affected lands. Reclamation shall comply with all State and Federal regulations related
to air quality, water quality and water law, and stormwater.

Site means the entire area containing a facility.

Siting agreement means an agreement entered into between the Applicant and the County as defined in the
Code of Virginia (section 15.2-2316).

Solar energy generating facilities (solar facilities) means photovoltaic devices, inverters, a substation,
ancillary equipment, buildings, security fencing, access roads, setbacks and screening on the site.

Solar facility, community means a facility that generates electricity from sunlight that was not constructed
by an investor-owned utility that will be part of an investor-owned utility’s community solar pilot program.
A community solar facility does not exceed two megawatts (2 MW) alternating current. This facility type
is a subset of either rooftop, small-scale, medium-scale, or utility-scale solar facility.

Solar facility, floating means a floating facility that generates electricity from sunlight. This facility type
is a subset of either small-scale, medium-scale, or utility-scale solar facility.

Solar facility, medium-scale means a ground mounted facility that generates electricity from sunlight on a
facility area between one to ten acres or having a rated capacity of between 250 kW to one megawatt (MW)
alternating current {(excluding Solar facility, multi-family shared). Facilities are generally used to reduce
onsite consumption of utility power for agricultural, commercial, and industrial applications.
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Solar facility, multi-family shared means a ground-mounted facility that generates electricity from sunlight
that was not constructed by an investor-owned utility and that will be part of an investor-owned utility’
multi-family shared solar pilot program. A multi-family shared solar facility does not exceed three
megawatts (3 MW) alternating current at any single location or that does not exceed five megawatts (5
MW) alternating current at contiguous locations owned by the same entity or affiliated entities, serves at
least three subscribers, is connected to the electric distribution grid, and is located on a parcel of land on
the premises of the multi-family utility customer or adjacent thereto.

Solar facility, power purchase agreement (PPA) means a facility that generates electricity from sunlight
that was not constructed by an investor-owned utility and that will be part of an investor-owned utility’s
power purchase agreement solar pilot program. A facility has capacity of no less than 50 kilowatts and no
more than three megawatts (3 MW) alternating current. This facility type is a subset of either rooftop,
small-scale, medium-scale, or utility-scale solar facility.

Solar facility, rooftop means a rooftop PV or integrated PV facility that generates electricity from sunlight
as an accessory use.

Solar facility, shared means a facility that generates electricity from sunlight that was not constructed by
an investor-owned utility that will be part of an investor-owned utility’s shared solar pilot program. A
shared solar facility does not exceed five megawatts (5 MW) alternating current, serves at least three
subscribers, has at least 40 percent of its capacity subscribed by customers with subscriptions of 25
kilowatts or less, is connecled to the electric distribution grid serving the public, and is located on a single
parcel. This facility type is a subset of either rooftop, small-scale, medium-scale, or utility-scale solar
facility.

Solar facility, small-scale means a ground-mounted facility that generates electricity from sunlight on a
facility area of less than one acre or having a rated capacity of less than 250 kW alternating current
(excluding Solar facility, multi-family shared). Facilities are generally used to reduce onsite consumption
of utility power for residential, agricultural, commercial, and industrial applications.

Solar facility, utility-scale means a ground-mounted facility that generates electricity from sunlight on a
facility area of more than ten acres. This size is approximately equivalent to a rated capacity of about one
megawatt (MW) alternating current or greater (excluding Solar facility, multi-family shared). Facilities
are generally vsed to provide electricity to a utility provider. These facilities typically include inverters,
a substation, a switchyard, and a generator lead line (gen-tie line) to interconnect to a grid transmission
line.

NOW, THEREFORE, BE IT ORDAINED by the Sussex County Board of Supervisors that
Appendix B, Zoning, Article XXIII, Solar and Battery Facilities be amended and reenacted
as follows:

Sec. 16-401 Statement of intent

The purpose of this section is to establish requirements for construction and operation of solar and battery
facilities and to provide standards for the placement, design, construction, monitoring, modification, and
removal of solar facilities; address public safety, minimize impacts on scenic, natural, and historic
resources; and provide adequate financial assurance for decommissioning.

Sec. 16-402  Applicability



This article shall apply to all solar and battery facilities constructed after the effective date of this article,
including any physical modifications to any existing solar facilities that materially alter the type,
configuration, or size of such facilities or other equipment.

Sec. 16-403  Zoning districts

{a) Rooftop and small-scale solar facilities may be installed by-right in all zoning districts as an
accessory use to provide electricity to individual structures; provided a site plan (as applicable)
has been submitted to the zoning administrator for review and approval; all Federal, State, and
Local regulations have been followed; and the system is located upon the property or structure
being served. Rooftop facilities on commercial or industrial buildings shall also submit an
engineering study to the Building Official Office forreview and approval.

(b) Medium-scale solar facilities may be installed by-right as an accessory use in the Industrial
Districts to provide electricity for use on-site for commercial and industrial applications;
provided a site plan has been submitted to the zoning administrator for review and approval; all
Federal, State and Local regulations have been followed; the system is located on the property
or structure to be served; and the system is in accord with the underlying zoning requirements
of the districts.

(c) Solar facilities shall be permitted in zoning districts as follows:

Solar Facility General Limited General Residential
Agricultural, | Industrial, Industrial, Multi-Family,
A-1 I-1 I-2 R-1
Multi-family shared CUP CUP CUP CUP
Medium-scale CUP By-right By-right -
Utility-scale CUP CUP CUP -

(d) Battery facilities shall be subject to a Conditional Use Permit and permitted as follows:
1. An accessory use to utility-scale solar facilities, other energy generation facilities, or
substations; or
2. A primary use on a parcel contiguous to utility-scale solar facilities, other energy
generation facilities, and substations.

Battery Facility General Limited General Residential
Agricultural, | Industrial, Industrial, Multi-Family,
A-1 I-1 I-2 R-1
Primary use CupP Cup Cup -
Accessory use CUP CUP CUP CUP

Solar facilities should locate on brownfields, County-owned capped landfills, or near existing
industrial uses, where feasible.

S
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Sec.16-404  Conditional Use Permit process



(a) Pre-application meeting. A pre-application meeting shall be held with the zoning administrator
to discuss the location, scale, and nature of the proposed use, what will be expected during that
process, and the potential for a siting agreement.

(b) Neighborhood meeting. A public meeting shall be held prior to the public hearing with the
Planning Commission to give the community an opportunity to hear from the applicant and ask
questions regarding the proposed project.

1. The applicant shall inform the Zoning Administrator’s Office and adjacent property
owners in writing of the date, time, and location of the meeting at least seven but no
more than 14 days in advance of the meeting date.

2. The date, time, and location of the meeting shall be advertised in the County’s newspaper
of record by the applicant at least seven but no more than 14 days in advance of the
meeting date.

3. The meeting shall be held within the County at a location open to the general public with
adequate parking and seating facilities which may accommodate persons with
disabilities.

4. The meeting shall give members of the public the opportunity to review application
materials, ask questions of the applicant, and provide feedback.

5. The applicant shall provide to the Zoning Administrator a summary of any input received
from members of the public at the meeting.

(c) Submittal of the permit application and fees.
1. There is a combined application for the 2232 review and CUP permit.
2. There are separate fees for the 2232 review and CUP permit.

1. (d). 2232 review. The Code of Virginia §15.2-2232 requires a review of public utility facility
proposals by the Planning Commission to determine if their general or approximate location,
character, and extent are substantially in accord with the Comprehensive Plan or part thereof.

1. The Planning Commission must determine, at a public meeting, whether the project is in

substantial accord with the Comprehensive Plan. Failure of the Planning Commission to act

within 60 days of submission, unless the time is extended by the Board of Supervisors, shall be
deemed approval.

3. a.If the Planning Commission approves the 2232 review, the project shall be recommended for
a public hearing for the CUP permit. b.

4. If the Planning Commission does not approve the 2232 review, the applicant may appeal the
decision to the Board of Supervisors within 10 days after the decision of the Planning
Commission. The appeal shall be by written petition to the Board of Supervisors setting forth
the reasons for the appeal. The appeal shall be heard and determined within 60 days from its
filing unless the time is extended by the applicant. A majority vote of the Board of Supervisors
shall overrule the Planning Commission.

2. If the Board of Supervisors agree to negotiate a Siting Agreement in accordance with Code
of Virginia § 15.2-2316.8, the 2232 review process may be delayed until negotiations are
complete. If the siting agreement is approved, it fulfills the requirement for a 2232 review.

b

3. Consideration of the Conditional Use Permit by the Planning Commission. The Planning
Commission must consider the Conditional Use Permit application at a public hearing. The
Planning Commission has three options:

1. Recommend approval of the application to the Board of Supervisors to include
recommendation conditions, if applicable.2. Recommend denial of the application to the
Board of Supervisors with written reasons for its decision.
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3. Defer the application for further discussion and consideration.

4. Consideration of the Conditional Use Permit by the Board of Supervisors. The Board of Supervisors
must consider the Conditional Use Permit application at a public hearing. The Board of Supervisors
has three options:

1. Approve the application to include recommended conditions, if applicable.
2. Deny the application with written reasons for its decision.
3. Defer the application for further discussion and consideration.

5. Siting agreement. The process may also include negotiating a Siting Agreement in accordance
with Code of Virginia § 15.2-2316.8. The Board of Supervisors must consider the Siting
Agreement at a public hearing. An approved siting agreement fulfills the requirement for a 2232
review (§ 15.2-2232).

Sec. 16-405  Conditional Use Permit application

(a) Application packet including:

Completed County application form and checklist.

Documents demonstrating the ownership of the subject parcel(s).

Proof that the applicant has authorization to act upon the owner's behalf.

Identification of the intended utility company who will interconnect to the facility.

List of all adjacent property owners, their tax map numbers, and addresses.

A description of the current use and physical characteristics of the subject parcels.

A description of the existing uses of nearby properties.

A narrative identifying the applicant, owner, or operator, and describing the proposed solar

facility project, including an overview of the project and its location, approximate rated

capacity of the solar facility project, the approximate number of panels, representative types,
expected footprint of solar equipment to be constructed, and type and location of
interconnection to electrical grid.

9. Aerial imagery which shows the proposed location of the solar facility, fenced area,
driveways, and interconnection to electrical grid with the closest distance to all adjacent
property lines and dwellings along with main points of ingress/egress.

10. Payment of the application fee and any additional review costs, advertising, or other required
staff time.

L o e A

(b) Concept plan. A concept plan prepared by an engineer with a professional engineering license in
the Commonwealth of Virginia, that shall include the following:

1. Project title information including tax parcel number, zoning, owner names, address, and

phone numbers.

Neighboring property information including tax parcel number, zoning, and owner names.

Existing wetlands, waterways, and floodplains.

Locations and types of soils on site.

Areas of steep slopes.

Existing and proposed buildings and structures including preliminary locations of the

proposed solar panels and related equipment.

7. Existing and proposed points of ingressfegress including access roads, drives, turnout
locations, and parking.

8. Location of substations, electrical cabling from the solar facility systems to the substations,

S



ancillary equipment, buildings, and structures including those within any applicable setback.
9. Fencing or other methods of ensuring public safety.
10. 10. Locations of topsoil to be removed and preserved.

11. 11. Locations of stormwater drainage and erosion and sediment control features.

12. 12. Setbacks

13. 13. The location and nature of proposed buffers and screening elements, including vegetative
and constructed buffers,

(c) An estimated construction schedule.

(d) Environmental inventory and impact statement regarding any site and viewshed impacts,
including direct and indirect impacts to national and state forests, national or state parks, wildlife
management areas, conservation easements, recreational areas, or any known historic or cultural
resources within three (3) miles of the proposed project using information provided by the
Virginia Department of Environmental Quality (DEQ), the Virginia Department of
Conservation (DCR), Virginia Department of Wildlife Resources (DWR), Virginia Department
of Historic Resources (DHR), and/or a report prepared by a qualified third party, such as
ConserveVirginia or Virginia Cultural Resource Information System.

(e) A visual impact analysis demonstrating project siting and proposed mitigation, if necessary, so
that the solar facility minimizes impact on the visual character of the County.

1. The applicant shall provide accurate, to scale, photographic simulations showing the
relationship of the solar facility and its associated amenities and development to its
surroundings. The photographic simulations shall show such views of solar structures from
locations such as property lines and roadways, as deemed necessary by the County in order
to assess the visual impact of the solar facility.

2. The total number of simulations and the perspectives from which they are prepared shall be
established by the zoning administrator after the pre-application meeting.

(f) Solar facility inventory. An inventory of all solar facilities — existing or proposed — within a
four (4) mile radius.

(g) Draft traffic study. The study shall include modelling the construction and decommissioning
processes. County staff will review the study in cooperation with VDOT.

(h) Draft landscaping plan. The plan shall indicate:
1. All ground cover, screening and buffering materials, landscaping, and elevations.

a. Ground cover shall be native vegetation where compatible with site conditions.

b. Screening vegetation shall include pollinator plants where compatible with site
conditions.

c. Only EPA approved herbicides shall be used for vegetative and weed control at the solar
energy facility by a licensed applicator. No herbicides shall be used within 150 feet of
the location of an approved ground water well. The Applicant shall submit an herbicide
land application plan prior to approval of the certificate of occupancy (or equivalent).
The plan shall specify the type of herbicides to be used, the frequency of land application,



2.
3.

the identification of approved groundwater wells, wetlands, streams, and the distances
from land application areas to features such as wells, wetlands, streams, and other bodies
of water. The operator shall notify the County prior to application of pesticides and
fertilizers. The County reserves the right to request soil and water testing.

Locations of wildlife corridors.

Maintenance requirements.

(1) Draft decommissioning and reclamation plan. A detailed decommissioning and reclamation
plan, certified by an engineer, which shall include the following:

1.

2.

5.

The anticipated life of the project. The applicant shall provide the basis for determining the
anticipated life of the project.

The estimated decommissioning and reclamation cost in current dollars. The applicant shall
provide a cost estimate for the decommissioning and reclamation of the facility prepared by
a professional engineer or contractor who has expertise in the removal of solar facilities. The
decommissioning and reclamation cost estimate shall explicitly detail the cost without any
reduction for salvage value.

. The method of ensuring that funds will be available for decommissioning and reclamation.

A proposed method of providing appropriate escrow, surety, or security for the cost of the
decommissioning and reclamation plan. The surety shall be updated when the
decommissioning and reclamation cost estimate is updated. The estimated cost of
decommissioning shall be guaranteed by the deposit of funds in an amount equal to the
estimated cost in an escrow account at a federally insured financial institution approved by
the County unless otherwise provided for in subsection d below.

a. The applicant shall deposit the required amount into the approved escrow account before
any building permit is issued to allow construction of the solar facility.

b. The escrow account agreement shall prohibit the release of the escrow funds without the
written consent of the County. The County shail consent to the release of the escrow
funds upon on the owner’s or occupant’s compliance with the approved
decommissioning and reclamation plan. The County may approve the partial release of
escrow funds as portions of the approved decommissioning plan are performed.

c. The amount of funds required to be deposited in the escrow account shall be the full
amount of the estimated decommissioning and reclamation cost.

d. The County may approve alternative methods to secure the availability of funds to pay
for the decommissioning and reclamation of a solar facility, such as a performance bond,
letter of credit, or other security approved by the County.

. The method that the estimated cost will be kept current. The decommissioning and

reclamation cost estimate shall include a mechanism for calculating increased removal costs
due to inflation. This cost estimate shall be recalculated every five (5) years and the surety
shall be updated accordingly. If the recalculated estimated cost exceeds the original
estimated cost by ten percent (10%), then the owner or occupant shall deposit additional
funds into the escrow account to meet the new cost estimate. If the recalculated estimated
cost is less than ninety percent (90%) of the original estimated cost, then the County may
approve reducing the amount of the escrow account to the recalculated estimate of cost.

The manner in which the site will be decommissioned and reclaimed. This will include:

a. Notice to the Zoning Administrator by certified mail and in person of the proposed date
of discontinued operations and plans for removal.

b. A traffic study submitted with application modelling the decommissioning processes.
County staff will review the study in cooperation with VDOT.
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An estimated deconstruction schedule.

Removal of all solar electric systems, buildings, cabling, electrical components,
security barriers, roads, foundations, pilings, and any other associated facilities, so that
any agricultural ground upon which the facility and/or system was located is again
tillable and suitable for agricultura) or forestall uses.

The site shall be graded and re-seeded or replanted within 12 months of removal of
solar facilities to restore it to as natural a pre-development condition as possible. Re-
grading and re-seeding or replanting shall be initiated within a six-month period of
removal of equipment. Any exception to site restoration, such as leaving access roads
in place or re-seeded or replanted must be requested by the landowner in writing, and
this request must be approved by the Board of Supervisors.

Hazardous material from the property shall be disposed of in accordance with federal
and state law.

(i) Additional information may be required as determined by the Zoning Administrator, such as a
scaled elevation view of the property and other supporting drawings, photographs of the
proposed site, photo or other realistic simulations or modeling of the proposed project from
potentially sensitive locations as deemed necessary by the Zoning Administrator to assess the
visual impact of the project, landscaping plan, coverage map, and additional information that
may be necessary for a technical review of the proposal.

Sec. 16-406  Minimum development and performance standards

(a) A utility-scale solar facility shall be constructed, operated, and maintained in substantial
compliance with the approved concept plan with allowances for changes required by the
Virginia Department of Environmental Quality (DEQ) Permit by Rule (PBR) or State
Corporation Commission (SCC) permit process.

(b) Location standards for utility-scale solar facilities. The location standards stated below for
utility-scale solar facilities are intended to mitigate the adverse effects of such uses on adjoining
property owners, the area, and the County.

1. The minimum area of a utility-scale solar facility shall be more than 100 acres.

2. The equipment, improvements, structures, and percent of acreage coverage of a utility-
scale solar facility shall be shown on the approved concept plan and site plan. The percent
of acreage coverage shall not exceed 65%.

(c) Height.

1. The maximum height of the lowest edge of photovoltaic panels shall be 10 feet as measured
from the finished grade. The maximum height of the highest edge of photovoltaic panels
shall not exceed 15 feet as measured from the finished grade.

2. The maximum height of other facility structures shall not exceed 15 feet. This limit shall
not apply to utility poles or the interconnection to the overhead electric utility grid.

3. The Board of Supervisors may approve a greater height based upon the demonstration of a
significant need where the impacts of increased height are mitigated.

(d) Setbacks. Solar facilities shall meet all setback requirements for primary structures for the
zoning district in which the facility is located and the requirements set forth below (the more
restrictive requirements shall apply).



The minimum setback of structures and uses associated with the facility, including
fencing, PV panels, parking areas, and outdoor storage, but not including landscaping and
berming, shall be:

a. 150 feet from adjacent property lines.
b. 150 feet from all public rights-of-way.
c. 300 feet from a dwelling.

The Planning Commission or Board of Supervisors may require increased setbacks up to
400 feet in situations where the height of structures or the topography affects the visual
impact of the facility.

These setback requirements shall not apply to internal property lines of those parcels on
which a solar facility is located.

Access, erosion and stormwater structures, and interconnection to the electrical grid may
be made through setback areas provided that such are generally perpendicular to the
property line.

Vehicular access to the site shall be a minimum of 50 feet from the nearest dwelling
located on adjacent property.

Buffer. The buffer shall be located within the setbacks required under

this Section and shall run around the entire perimeter of the property. The buffer shall
be maintained for the life of the facility.

Screening. (f) Screening. The facilities, including security fencing that is not ornamental, shall
be screened from the ground-level view of adjacent properties or a public street in the buffer
zone. Screening may also be required in other locations to screen specific uses or structures. A
recommendation that the screening and/or buffer creation requirements be waived or altered
may be made by the Planning Commission when the applicant proposes to use existing
wetlands or woodlands to satisfy the screening requirement. The wetlands or woodlands shall
be permanently protected as a designated buffer and the overall buffer shall measure at least

I

150 feet. Screening methods may include:

Existing Screening: Existing vegetation, topography, buildings, open space, or other
elements located on the site may be considered as part of the required screening. Existing
trees and vegetation may be retained within the buffer area except where dead, diseased, or
as necessary for development or to promote healthy growth.

Vegetative Screenming: In the event existing vegetation or landforms providing the screening
are inadequate or disturbed, new plantings shall be provided in a landscaped strip at least 50
feet wide. Landscaping intended for screening shall consist of a combination of non-invasive
species, pollinator species, and native plants, shrubs, trees, grasses, forbs, and wildflowers.
Trees intended for screening shall consist of a combination of evergreen and deciduous trees
that are 5-6 ft. in height at time of planting. A triple row of trees shall be placed on average at
15 ft. on center. A list of appropriate plant materials shall be available at the Planning Office.
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(e)

()

Species listed on DCR’s Invasive Plant Species list shall not be used.

Berming: Berms shall generally be constructed with a 3:1 side slope to rise ratio, 4-6 ft. above
the adjacent grade, with a 3 ft. wide top with appropriate pollinator-friendly native plants,
shrubs, trees, forbs, and wildflowers. The outside edges of the berm shall be sculpted such
that there are vertical and horizontal undulations to give variations in appearance. When
completed, the berm should not have a uniform appearance like a dike.

Opaque Architectural Fencing. Fencing intended for screening shall be at least 75 percent
visually solid as viewed on any line perpendicular to the fence from adjacent property or a
public street. Such fencing may be used in combination with other screening methods but shall
not be the primary method. A typical example is the use of wood privacy fencing and
landscaping to screen structures such as substations. Depending on the location, ornamental
features may be required on the fence. Fencing material shall not include plastic slats.

Security Fence. The facilities shall be enclosed by security fencing not less than six (6) feet
in height and topped with barbed wire, as appropriate. A performance bond reflecting the costs
of anticipated fence maintenance shall be posted and maintained. Failure to maintain the
security fencing shall result in revocation of the CUP and the facility’s decommissioning.

Ground cover on the site shall be native vegetation and maintained in accordance with the
landscaping plan in accordance with established performance measures. A performance bond
refiecting the costs of anticipated maintenance shall be posted and maintained. Failure io
maintain the ground cover shall result in revocation of the CUP and the facility's
decommissioning. The operator shall notify the County prior to application of pesticides and
fertilizers. The County reserves the right to request soil and water testing.

(g) The Applicant shall identify access corridor(s) for wildlife to navigate through and across the

Solar Facility. The proposed wildlife comridor(s) shall be shown on the site plan submitted to
the County. Areas between fencing shall be kept open to allow for the movement of migratory
animals and other wildlife.

(h) The design of support buildings and related structures shall use materials, colors, textures,

®

®

screening, and landscaping that will blend the facilities to the natural setting and surrounding
structures.

The owner or operator shall maintain the solar facility in good condition. Such maintenance
shall include, but not be limited to, painting, structural integrity of the equipment and
structures, as applicable, and maintenance of the buffer areas and landscaping. Site access
shall be maintained to a level acceptable to the County. The project owner shall be responsible
for the cost of maintaining the solar facility and access roads, and the cost of repairing damage
to private roads occurring as a result of construction and operation.

Inspections.
1. The Applicant will allow designated County representatives or employees access to the
facility for inspection purposes with 24-hour notice.

2. The Applicant shall reimburse the County its costs in obtaining an independent third-
party to conduct inspections required by local and state laws and regulations.

(k) A utility-scale solar facility shall be designed and maintained in compliance with standards

contained in applicable local, state, and federal building codes and regulations that were in
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force at the time of the permit approval.

(I) The applicant shall provide proof of adequate liability insurance for a solar facility prior to
beginning construction and before the issuance of a zoning or building permit to the zoning
administrator.

(m) Lighting fixtures as approved by the County shall be the minimum necessary for safety
and/or security purposes to protect the night sky by facing downward and to minimize off-
site glare. No facility shall produce glare that would constitute a nuisance to the public. Any
exceptions shall be enumerated on the Concept Plan and approved by the zoning
administrator.

(n) No signage of any type may be placed on the facility other than notices, warnings, and
identification information required by law.

(o) At all times, the solar facility shall comply with the County’s noise ordinance.

(p) Coordination of local emergency services. Applicants for new solar facilities shall coordinate
with the County’s emergency services staff to provide materials, education and/or training
to the departments serving the property with emergency services in how to safely respond to
on-site emergencies.

(q) Decommissioning

1. Solar facilities which have reached the end of their useful life or have not been in active
and continuous service for a period of six (6) months shall be removed at the owner’s or
operator’s expense, except if the project is being repowered or a force majeure event has
or is occurring requiring longer repairs; however, the County may require evidentiary
support that a longer repair period is necessary.

2. The owner or operator shall notify the zoning administrator by certified mail and in
person of the proposed date of discontinued operations and plans for removal.

3. Decommissioning shall include removal of all solar electric systems, buildings, cabling,
electrical components, security barriers, roads, foundations, pilings, and any other
associated facilities, so that any agricultural ground upon which the facility and/or
system was located is again tillable and suitable for agricultural or forestall uses. The
site shall be graded and re-seeded to restore it to as natural a pre-development condition
as possible or replanted with pine seedlings to stimulate pre-timber pre-development
conditions as indicated on the Concept Plan. Any exception to site restoration, such as
leaving access roads in place or seeding instead of planting seedlings must be requested
by the landowner in writing, and this request must be approved by the Board of
Supervisors.

4. The site shall be re-graded and re-seeded or replanted within 12 months of removal of
solar facilities. Re-grading and re-seeding or replanting shall be initiated within a six-
month period of removal of equipment.

5. Decommissioning and reclamation shall be performed in compliance with the approved
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Sec. 16-407

decommissioning and reclamation plan. The Board of Supervisors may approve any
appropriate amendments to or modifications of the decommissioning plan.

6. Hazardous material from the property shall be disposed of in accordance with federal
and state law.

7. If the owner or operator of the solar facility fails to remove the installation in
accordance with the requirements of this permit or within the proposed date of
decommissioning, the County may collect the surety and the County or hired third party
may enter the property to physically remove the installation.

Any other condition added by the Planning Commission or Board of Supervisors as part of
a CUP approval.

Special provisions for battery facilities.

In addition to the above general provisions, application requirements, and development and
performance standards, the following additional requirements shall be met for the approval of a
Battery Energy Storage Facility:

(a)

(b)

(c)

(d)

(&)

Battery Energy Storage Facilities shall be constructed, maintained, and operated in
accordance with national industry standards and regulations including the most current
adopted edition of the National Electrical Code, International Fire Code of the International
Code Council, and the National Fire Protection Association Fire Code. The batteries will be
NFPA (National Fire Protection Agency) complaint. In the event of a conflict between the
national industry standards and these Conditions, the national industry standards shall
control so that as technology advances, updated technology may be used.

Battery cells shall be placed in a Battery Energy Storage System (“BESS”) with a Battery
Management System (“BMS”). The BESS shall provide a secondary layer of physical
containment to the batteries and be equipped with cooling, ventilation, and fire suppression
systems. Each individual battery shall have 24/7 automated fire detection and extinguishing
technology built in. The BMS shall monitor individual battery module voltages and
temperatures, container temperature and humidity, off-gassing of combustible gas, fire,
ground fault and DC surge, and door access and be able to shut down the system before
Thermal Runaway takes place.

The Battery Energy Storage System will be placed on an appropriate foundation and
screened with vegetation outside of environmentally sensitive areas.

Access to all batteries and electrical switchgear shall be from the exterior for normal
operation and maintenance. Access to the container interior shall not be permitted while the
system is in operation except for safety personnel and first responders.

Qualifications and experience from selected developers and integrators shall be provided
including disclosure of fires or other hazards at facilities.



(f) Safety testing and failure modes analysis data from selected developers and manufacturers
shall be provided.

(g) The latest applicable product certifications shall be provided.

(h) The Solar Facility operator or owner shall be responsible for any environmental
remediation required by the county or the state and the costs of such remediation. All
remediation shall be completed in a timely manner.,

(1)

()

Sec. 16-408

Battery storage shall be developed in collaboration with technical experts and first
responders to utilize technology-appropriate best practices for safe energy storage systems
including, but not limited to, the following:

s L e

o

7.
8.
9.
10.
11.
12.

13.
14,

Adequate access/egress for the first responders;

Adequate facility signage (on battery chemistry and person to contact);

Accessible Safety Data Sheets;

System-specific emergency response plans;

Training for first responders on the type of system, potential hazards and risks, and
system-specific emergency response plans;

Adequate water sources and fire suppression appliances for the fire fighters if required
in the emergency response plans;

Signage on Hazardous Materials present in the vicinity;

Emergency lighting;

Separate battery modules to make it easier to isolate a failed battery from the rest;
Sufficient disconnect and shutdown capability including a master kill switch to disable
and discharge batteries;

System-appropriate sensors and alarms;

Air ventilation and fire suppression systems;

Drainage for water runoff; and

Other practices as recommended by experts or local first responders.

The Solar Facility operator or owner shall conduct regular on-site inspections of the battery

units and submit a written report to the Zoning Administrator on their condition, at least
once every six (6) months. The Solar Facility operator or owner shall conduct monthly
inspections electronically of the battery units and submit a written report to the Zoning

Administrator.

Special provisions for substations.

In addition to the above general provisions, application requirements, and development and
performance standards, the following additional requirements shall be met for the approval of a
substation:

(a) Siting. Substations located within the Solar Facility shall be sited in accordance with these
regulations.

(b) Term and Special Permits. Substations included as part of the Solar Facility shall have the
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same term as the Solar Facility. However, Substations may have a life longer than that of
the larger Solar Facility, and, alternatively, may individually and not as part of a Solar
Facility receive a Conditional Use Permit in accordance with these regulations.

Sec. 16-409 Conditions

(a) The Board of Supervisors may consider conditions addressing a proposed solar and/or battery
facility, including, but not limited to, the following:

1. A solar facility shall be constructed, maintained, and operated in substantial compliance
with:
i.  The development standards under this article.
ji.  The approved concept plan.
iii.  Any other conditions imposed pursuant to a Conditional Use Permit.

(b) Site Plan Requirements. In addition to all Virginia site plun requirements and site plan
requirements of the Zoning Administrator, the Applicant shall provide the following plans for
review and approval for the Solar Facility prior to the issuance of a building permit:

1. Construction Management Plan. The Applicant shall prepare a “Construction
Management Plan” for each applicable site plan for the Solar Facility, and each plan shall
address the following:

i.  Traffic control methods (in coordination with the Virginia Department of
Transportation [VDOT] prior to initiation of construction):

a. Lane closures
b. Signage
c. Flagging procedures

ii.  Site access planning. Directing employee and delivery traffic to minimize conflicts
with local traffic.

iii.  Site security. The Applicant shall implement security measures prior to the
commencement of construction of Solar Facilities on the Project Site.

iv.  Lighting. During construction of the Solar Facility, any temporary construction
lighting shall be positioned downward, inward, and shielded to eliminate glare from
all adjacent properties. Emergency and/or safety lighting shall be exempt from this
construction lighting condition.

v.  Water Supply. In the event that on-site wells are used during construction of the solar
energy facility, the Applicant shall prepare and submit for review to the County
hydrogeologic information necessary for the County to determine the potential impact
to pre-existing users for the same aquifer proposed to be used for the solar energy
facility and a plan to mitigate impacts to pre- existing users within the area of impact
of the Project. If the County, in consultation with the Department of Environmental
Quality, determines that the installation of a well will not adversely affect existing
users, the Applicant may proceed with well construction in compliance with approval
by the Department of Environmental Quality. At the end of the construction of the
solar energy facility, the well shall not thereafter be used except only for personal
toilet and lavatory facilities as required by the Uniform Statewide Building Code for
operations and maintenance buildings.
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2. Construction Mitigation Plan, The Applicant shall prepare a “Construction Mitigation
Plan" for each applicable site plan for the Solar Facility, and each plan shall address the
effective mitigation of dust, burning operations, hours of construction activity, access and
road improvements, and handling of general construction complaints as set forth and
described in the application materials and to the satisfaction of the Zoning Administrator.
Damage to public roads related to construction activities shall be repaired as soon as
possible and not postponed until construction completion. The Applicant shall provide
written notice to the Zoning Administrator of the plans for making such repairs, including
time within which repairs will be commenced and completed, within thirty (30) days of
any written notice received from the Zoning Administrator.

1. Driving of posts shall be limited to 7:00 am to 6:00 pm, Monday through Saturday.
Driving of posts shall be prohibited on state and federal holidays. The Applicant may
request permission from the County Administrator to conduct post driving activity on
Sunday, but such permission will be granted or denied at the sole discretion of the
County Administrator.

ii. Other construction activity on-site shall be permitted Monday through Sunday in
accordance with the provisions of the County’s Noise Ordinance.

iii. During construction, the setbacks may be used for staging of materials and parking.
No material and equipment laydown area, construction staging area, or construction
trailer shall be located within 200 feet of any property containing a residential
dwelling.

iv. Construction lighting shall be minimized and shall be directed downward.

3. Erosion and Sediment Control Plan. The County will have a third-party review with
corrections completed prior to County review and approval. The owner or operator shall
construct, maintain, and operate the project in compliance with the approved plan. An
E&S bond (or other security) will be posted for the construction portion of the project. In
addition to state and local requirements, the plan shall:

i. Clearly show existing and proposed contours; and

ii. Note the locations and amount of topsoil to be removed (if any) and the percent of the
site to be graded.

4. Stormwater Management Plan. The County will have a third-party review with
corrections completed prior to County review and approval. The owner or operator shall
construct, maintain, and operate the project in compliance with the approved plan. A
storm water control bond (or other security) will be posted for the project for both
construction and post construction as applicable and determined by the Zoning
Administrator.

5. Landscaping Plan. The Applicant will submit a final landscaping plan for review and
approval by the Zoning Administrator. The owner or operator shall construct, maintain,
and operate the facility in compliance with the approved plan. A separate security shall
be posted for the ongoing maintenance of the project’s land cover and vegetative buffers
in an amount deemed sufficient by the Zoning Administrator. Failure to maintain the
landscaping in accordance with the plan may result in the issuance of a notice of violation
by the Zoning Administrator. The Applicant (or the operator) shall promptly communicate
with the Zoning Administrator within 30 days of the date of the notice of violation and
submit a plan in writing satisfactory to the Zoning Administrator to remedy such violation
no later than 180 days after the date of the notice of violation. Failure to remedy the
violation before the end of the 180-day cure period may result in revocation of the CUP.

i. Ground cover shall be native vegetation where compatible with site conditions and,
in all cases, shall be approved by the Zoning Administrator.
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Screening vegetation shall include pollinator plants where compatible with site
conditions and, in all cases, shall be approved by the Zoning Administrator.

Only EPA approved herbicides shall be used for vegetative and weed control at the
solar energy facility by a licensed applicator. No herbicides shall be used within 150
feet of the location of an approved ground water well. The Applicant shall submit an
herbicide land application plan prior to approval of the certificate of occupancy (or
equivalent). The plan shall specify the type of herbicides to be used, the frequency of
land application, the identification of approved groundwater wells, wetlands, streams,
and the distances from land application areas to features such as wells, wetlands,
streams and other bodies of water. The operator shall notify the County prior to
application of pesticides and fertilizers. The County reserves the right to request soil
and water testing.

6. Decommissioning and Reclamation Plan. The Applicant will submit a final
decommissioning and reclamation plan in accordance with these regulations for review
and approval by the Zoning Administrator.

7.

The Applicant shall reimburse the County its costs in obtaining independent third-party
reviews as required by these conditions.

{(c) The design, installation, maintenance, and repair of the Solar Facility in accordance with the
most current National Electrical Code (NFPA 70) available (2014 version or later as
applicable).

(d) If the solar facility does not receive a building permit within eighteen (18) months of approval
of the Conditional Use Permit, the Permit shall be terminated.

{e) If the solar facility is declared to be unsafe by the zoning administrator or building official,
the facility must be in compliance within fourteen (14) days or the Conditional Use Permit
shall be terminated, and system removed from the property.

(f) The owner and operator shall give the County written notice of any change in ownership,
operator, or Power Purchase Agreement within thirty (30) days.

Sec. 16-410

Additional Conditions

(a) In approving a conditional use permit, the Board of Supervisors may consider conditions that

require:

2.

Dedication of real property of substantial value; or

Substantial cash payments for or construction of substantial public improvements, the
need for which is not generated solely by the granting of a conditional use permit, so long
as such conditions are reasonably related to the project.

(b) The Board may include other reasonable conditions as permitted by state law and as otherwise
provided for in this Article,

{c) Once a condition is granted, it shall continue in effect until a subsequent amendment changes
the zoning on the property for which conditions were granted. However, such conditions shall
continue if the subsequent amendment is part of a comprehensive implementation of a new
or substantially revised zoning ordinance.



Adopted this day of , 2021,

Susan Seward, Chairman of the Board of Supervisors

Attest:
Shilton Ricks-Butts, Clerk

Approved as to Form:

Jeff Gore County Attorney
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Staff Report
Proposed Modifications to the 2004-2005 Comprehensive Plan of Sussex
County (as amended) in Consideration of Small Area Plans

Report Date: November 24, 2021
Planning Commission Meeting Date: December 6, 2021

SUMMARY:

In order to more closely examine various development trends and patterns in Sussex
County, the County was divided into several planning areas as designated by the
2004-2005 Comprehensive Plan. The plan established that designating planning
areas is a way for County decision makers to look at specific issues and concemns in
different parts of Sussex County and to develop policies and implementation
strategies to meet these issues and concerns.

The planning areas identified in the plan consisted of the following:
» Jarratt/I-95/U.S. 301
> Stony Creek/I-95/U.S. 301/VA Route 40
» Sussex Courthouse/VA Route 40
» Homeville/Wakefield/U.S. 460
» Blackwater/Newville/Waverly/U.S. 460

The remaining areas of Sussex County were classified as rural areas.

The next step in the process is to review these small area plans with respect to
existing development patterns and/or infrastructure (such as roads, water, sewer,
stormwater) that impact existing and proposed development and the choices made
by the County. This effort was coordinated by The Berkley Group and included
citizen input via surveys documenting community priorities for improving public
and community services in the County.

In response to citizen input, The Berkley Group developed Small Area Plans for each
of the planning areas listed above, adding a small area plan for the Rural Planning
Area. These small area plans are attached for the Planning Commission’s review
and consideration as amendments to the 2004-2005 Comprehensive Plan, as revised
in April 2019.



PLANNING COMMISSION CONSIDERATION:

Staff recommends that the Planning Commission set a work session date in January
2022 for consideration of the proposed small area plans, as follows:

1) Consider an initial joint work session(s) with the Board of Supervisors
allowing staff to provide an overview of all of the districts/boundaries to the
Commission and Board;

2) Continue conducting work sessions:

a) With the Board to review two (2) small area plans two at a time until
complete; and/or

b) With only the Planning Commission to review two (2) small area
plans at a time until complete.

3) Conduct a public hearing of the Planning Commission once all plans have
been reviewed and send a recommendation to the Board.

ATTACHMENTS:
> Small Area Plans



SUSSEX COUNTY, VIRGINIA
SMALL AREA PLANS

PUBLIC HEARING DRAFT
AUGUST 2021

IBERKLEY
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Preface

Sussex County is a rural yet diverse County that contains
individual development areas separated by rural
landscape, farms, forests, and a diverse network of
waterways. Due to this disparate pattern of
development, Sussex County has chosen to utilize a
planning strategy that includes individualized area plans
for six areas, including the rural area that lies between
each of the developed areas.

LTI

-~ Sussex County

Small’Area Plan Districts

STONY|CREEK:

Each of the geographic regions of Sussex County has a
prevalent strength that is specific to the unique
conditions of that area. By identifying, focusing on, and
nurturing these individual strengths, the County can
develop a balance of averall growth and conservation
that builds a healthy ecosystem for future development.
The goal is to suppart beneficial growth in each of the
focus areas that promotes the success of the County as a
whole, while protecting the elements that are important
to the people, the economy, and the culture.

WAVERLY

WAKEFIELD

1 ra b

Sources' Esti, HERE, Garmm, Intermap, increment P Coep., GEBCO, USGS, FAD. NPS, NRCAN,
Gecase, ICN. Kadaster NL. Ordnance Survey. Esd Japan, MET|, Esi Crna (Hong Kan!\(:)
OpenStreethMap contributars, and the GIS User Commumity



Six Planning Areas

The six individual areas that create the backbone of this interdependent County planning strategy are as follows:

Sussex Courthouse / State Route 40 Planning Area -
Civic Core

This planning area contains a large government complex
and new consolidated school facility. The area is of
historical importance and is surrounded by large pristine
farms that are important tc the local agricultural
heritage. It is also served by State Route 40 which is a
significant local transportation route within the County.

Jarratt Planning Area - Interstate Services

Located along Interstate 95 (1-95) with relatively little
floodplain area and sufficient public services, this
planning area can support higher intensity development
that is reliant upon easy access to 1-95. The area offers a
good industrial alternative to the Waverly area due to
transportation access.

Rural Planning Area — Conservation

Agriculture is an important economic and cultural driver
in Sussex County. Planning in this area should ensure
protection of prime farmland, forests, and the
hydrological network that supports the farm economy,
rural heritage, tourism, and environmental diversity,

Stony Creek Planning Area — Commercial Center

Fed by [-95 and accessible to other areas in the County,
the Stony Creek area can accommodate commercial
development that is missing in the rural area between
Petersburg and Emporia. The |arge floodplain/wetland
areas of this district restrict the amount of development
and make it more suitable to commercial than industrial
development.

This planning area contains tourism, agritourism, and
recreational opportunities that can be nurtured and
developed. With the U.S. Route 460 access and existing
tourism, Wakefield can take advantage of the passing
traffic and popularity of nostalgic and rural tourism.

Waverly is the center for current and future industrial
development. With U.S. Route 460 access and room for
rural/urban expansion, Waverly is a prime |ocation for
expanded urban development patterns.

This plan will focus on Waverly — The Center for Industry Growth for Sussex County. With a strang presence of existing
industries and businesses, along with a thriving local community, the Waverly Area is considered the Center for Industry
Growth in Sussex County. The strength of this area is the existing commercial and industrial activity combined with the
availability of sites for new development. This Small Area Plan Is a component of the larger Sussex County Comprehensive
Plan examining features, challenges, and opportunities in the constrained zone surrounding the Town of Waverly while
also considering how this area relates to the other areas of the County.
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Waverly Planning Area

The Waverly Planning Area defines the northeast portion
of Sussex County and covers approximately 100.4 square
miles. The area includes 3.1 square miles in the Town of
Waverly, which is the most populous Town in the County.
The Planning Area is bisected by a 9.5-mile segment of
U.S. Route 460, which connects the Richmond and
Hampton Roads metropolitan areas. The boundary of the
Planning Area runs along State Route 35 from State
Route 40 northward to the Sussex County line. The
southern boundary of the Planning Area runs along State
Route 40 to the intersection with State Route 655 and
then just south of State Route 614.

_ Waverly Planning Boundary

T fapka iy

*
Scurces Esn, HERE, Garmin i "ﬂp."-‘l‘lmﬂll‘ﬁup. GEBCO, USGS. FAQ. NPS. NHCN‘M
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The estimated population of the area is 5,772 people
based on 2010 Census Block data and includes 2,149
people in the Town of Waverly. ! This is Sussex County’s
most populated area, accounting for roughly half of the
countywide population. The Planning Area had 1,340
households as of 2010. The Sussex State Prison complex
contributes to the total population of the Planning Area
and, according to 2019 ACS data, has an estimated
population of 1,010. When excluding the prison complex,
the population is estimated at 4,762 people, which still
makes it the most populated area in the County.
Additionally, based on 2019 ACS data the Town of
Waverly has an estimated population of 2,633.

ol Swanmd

BGeergy Roap

WALNUT HILLROAD
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1 Due to the small size of the Planning Area, Census Block data must be used to estimate population. Data on the Block level is only

available every ten years following the Decennial Census.



Existing Features & Uses

The Waverly Planning Area consists of the Town of
Waverly, concentrated development along U.S. 460, and
expansive rural and natural areas. The location of
existing development and established transportation
corridors will guide future development while the
presence of natural resources restrict expansive growth
beyond established developed areas. Near the Town of
Waverly and other strategic corridors in the Planning
Area, there are existing neighborhoods with a higher
concentration of single-family homes. There is also a
modest commercial presence, with mast commercial
uses located within the Town. Most undeveloped land is
dedicated to agricultural uses and forests outside of the
Town of Waverly.

Physical development in the Planning Area is served by
existing utilities, which include electric power lines and
water and sewer service. Most of the Planning Area
receives electricity from the Prince George Electric
Cooperative, which has its main office and warehouse
near the Town of Waverly on U.S. 460. Some portions of
the Town and farther south along U.S. 460 receive
electricity from Dominion Power. The Sussex Service
Authority provides water and sewer service to most of
the existing developed areas in the Planning Area. The
Blackwater Wastewater Treatment Plant on Beef Steak
Road serves wastewater customers in the Planning Area.
High-speed fiber internet is available in most of the
Planning Area through RuralBand from Prince George

Electric Cooperative. RuralBand’s Waverly Zone extends
through most of the Planning Area. RuralBand plans to
continue extension of fiber internet along U.S. 460 and
near ferusalem Plank Road (State Route 35}.

Key natural features in the Planning Area include
Blackwater River, Coppahaunk Swamp, Black Swamp,
Joseph Swamp, and Spring Branch. These sensitive areas
contain a wealth of environmental features, such as
wetland areas, flood zones, and riparian areas that play
an important role in plant and animal species diversity as
well as natural water system filtering. These areas are
found along the entire nartheast border of the County
formed by the Blackwater River and in two large areas in
the rural interior of the Planning Area. While extensive,
these natural features only make up a small percentage
of the Planning Area and do not extend into most of the
highly developed parts of the Waverly area.
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Existing Land Use

As a large Planning Area that extends well beyond the
Town of Waverly and the U.S. 460 corridor, the majority
{around 90%) of the Waverly Planning Area is either
agricultural or open forested space. This does not mean
that the Planning Area is unfit for any development.
Instead, it confirms that existing development is
strategically located in places that protect the rural
character of the County and provide adequate access
and services. Most residential and commercial uses are
located in the Town of Waverly, which accounts for
about three percent {3.1%) of the land area.

Additional residential development is concentrated
around the Town of Waverly and near Cabin Point Road
{State Route 602) with scattered rural residential uses
throughout the entire area equaling about four percent
of the total area (4.2%). Limited commercial uses can be
found outside of the Town primarily along U.S. 460. The
map below and the pie chart on the next page show the
quantity and location of various land use types in the
Planning Area. These graphics are also complemented by
descriptions of each land use type on the following
pages.

Waverly Existing Land Use
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Waverly Existing Land Use

:! Agricultural/Forested/Open Space (89.5%]

/ [ | Residential 4.2%)
[ ]Town a1
[ industrial (2.0%)
B0 pubtic (1.0%)

I Commerciat {0.2%)
Agricultural/Forested/Open Spoce

Like much of Sussex County, this Planning Area is mostly
composed of agricultural, cpen space, or forested land
use. These areas are labeled simply as Agricultural on the
existing land use map. West of U.S, 460, land is more
heavily forested with some agriculture operations
scattered within the large blocks of dense forested land.
East of U.S. 460 towards the County border along the
Blackwater River, undeveloped land is mostly cultivated
agricultural land with sections of conserved forested
lands directly adjacent to the Blackwater River. Most of
the area is designated as Prime or Statewide important
Soil, indicating it is suitable for cultivation agriculture,

This land category also includes public and privately
preserved lands. The 635-acre Dendron Swamp State
Natural Area Preserve is located along the Blackwater
River in the southeastern portion of the Planning Area.
The 150-acre Cherry Orchard Bog State Natural Area
Preserve is located in the extreme northwestern part of
the Planning Area. Operated by the Virginia Department
of Conservation and Recreation, both sites contain
unique and rare environmental features and, therefore,
public access is largely restricted. Additionally, the
Meadowview Biological Research Station manages the
private 428-acre Joseph Pines Preserve off of Cabin Point
Road, which is held under a conservation easement
through the Virginia Department of Forestry. The land
contains a small research station called the Center for
Biodiversity at Joseph Pines Preserve, and the land is
open for limited public use with a permit. The Planning
Area also has two other large tracts of private land held
in conservation easements, including a 434-acre tract
near Neblitt Mill Road and a 306-acre tract off of Walnut
Hill Road near the Coppahaunk Swamp. Collectively,
preserved lands equal about three percent {3%) of the
entire Planning Area.

A narrow band of wetlands and Approximate A Flood
Zones bounds the western, southern, and eastern
borders of the Planning Area. Two smaller flood zones
run through the middle of the Planning Area. There is
little development in these locations with most
development being located outside of any designated
flood zones.

Residential

Existing residential development consists primarily of
single-family dwellings, many of which are prefabricated
structures on lots of five acres or less. The Town of
Waverly and the roads leading into the Town contain the
highest density of residential development. There is also
a notable residential area farther from the Town around
the intersection of Cabin Point Road and Newville Road.
Other housing units in the Planning Area are scattered on
larger rural lots along lightly traveled local roads.

Residential units consist mostly of single-family detached
housing, with a significant number of manufactured
homes in the Planning Areas and around the Town. There
are several new residential subdivisions that are recent
or are currently being developed near Waverly. These
include Cabin Point Estates (28 lots), Sweet Gum Corner
{49 lots}, the Sebera Subdivision (25 lots), and Willow
Woods Estates (28 lots).

High-density residential development in the Planning
Area consists of apartments and mabile home parks. The
Sussex Trace apartment complex is located on State
Route 40 just outside of the Town of Waverly and
consists of eight two-story townhome buildings
containing 50 units. The complex is income-restricted
and has a Project-Based Section 8 contract with HUD.



Within the Town, Waverly Village Apartments is a 40-unit
multifamily apartment complex that is income restricted.
The 24-unit Covington Court Apartments, also in the
Town, is an age-restricted development designed for the
elderly population. There are also multiple high density
mobile home parks in and around the Town Waverly.

Industrial

The Waverly Planning Area has an established industrial
presence in addition to multiple planned industrial parks.
The largest industrial use is the Waste Management
Atlantic Waste Disposal landfill site on Cabin Paint Road,
which opened in 1993 and is a major revenue stream for
the County. The 1,300-acre landfill accepts between
6,000 and 8,000 tons of refuse per day and is one of the
largest {andfills in the country. Roughly one-third of the
landfill’s daily volume comes from municipal waste from
New York City. As a benefit to Sussex County, residents
are able to drop refuse at the site free of charge. To
offset some of the impact of the methane gas produced
by the landfill, a 23-mile pipeline was completed in 2004
connecting the landfill to the Honeywell Plant in
Hopewell. The pipeline, which is believed to be the
longest landfill gas pipeline in the world, supplies the
plant with methane-rich gas and eliminates the need for
flaring methane gas at the landfill. Gas from the landfill
offsets about 20% of the plant’s energy needs, which
would be enough to power close to 7,000 homes. The
use of this pipeline improves local air quality and reduces
the region’s air emissions of greenhouse gases.

Other industrial uses include the Smithfield Waverly
Feed Mill and Grain Elevator at the intersection of U.S.
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460 and Cabin Point Road, the McGill-Waverly
Composting Facility on Beef Steak Road, the Scott’s
Company Mulch packaging site near U.S. 460 and Walnut
Hill Road, and the Wood Fuel Developer’s wood pellet
manufacturing site in the Town of Waverly. Currently
marketed industrial development sites are discussed
later in this plan.

Commercial

This land use category includes areas used for retail,
consumer services, and professional activities. Within
the Waverly Planning Area, commercial sites are
generally concentrated along U.S 460 and within the
Town. Commercial uses cutside the Town of Waverly
include gasoline stations, auto repair shops, small
convenience stores and restaurants. The main office of
the Prince George Electric Cooperative is also in the
Planning Area located on U.S. 460 south. Other
commercial uses are mentioned in the Town section.
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This land use category includes buildings for
governmental functions as well as schools, libraries, fire
stations, and other similar public uses. Public facilities
within this Planning Area include the Blackswamp
Wastewater Treatment Plant, Deerpath Lane Pump
Station, Sussex | and Sussex [l correctional facilities, and
the Sussex County Water Storage Tank. The Sussex
Correctional Complex on Newville Road is the most
substantial public use in the Planning Area outside of the
Town of Waverly.

In the Town, multiple public uses provide services for
Town and County residents. The Agnes Taylor Gray
Library in Waverly is a branch of the Blackwater Regional
Library. The Town also has the Waverly Volunteer Fire



Department and the Waverly Rescue Squad, which
provide emergency services to the surrounding area.

Town of Waverly

The Town of Waverly is the hub of this part of the County
and is where residential and commercial uses are most
concentrated within the Planning Area. The Town has
many assets that are important for the vitality of the
entire area. Along U.5. 460 and W. Main Street, the Town
has a variety of retail options, including restaurants, a
pharmacy, banks, gasoline stations, convenience stores,
a post office, and boutiques. The Town, however, no

longer has a full-service grocery store. The downtown is
listed as a national historic district.

The Town also has health and wellness centers in
addition to parks and recreation opportunities that are
important local assets. The Waverly Medical Center,
operated by Horizon Health, offers basic medical
services. Accordius Health operates a 120-bed nursing
facility in the Town. Recreational opportunities include
Allen W. Gibson Memorial Park, the Waverly Ruritan
Ballfields, and the Sussex County Young Men's Athletic
Club Park.




Public tnput

Local stakeholder meetings and county-wide surveys What would you like to see happen in
provide a brief understanding of public opinion about the the Waverly area?

current status and future of the Waverly Planning Area.

The input recognizes the need for development of new e e _

businesses to increase local commercial activity. . _

Additionally, there is recognition that the Waverly Area New industry or major... ﬁ
has str.ong potential for new industrial f:lfevetopment that New residential development R
can bring more employment opportunities.

b iy ——

Located along U.S. 460 with multiple planned industrial Parks, schools, or public.. :
sites, the Planning Area has been recognized as an Other :|
appropriate location for additional commercial and

industrial development. This public input mostly pertains No change :I

to the areas directly around the U.S. 460 corridor and

Answered: 420 0% 20% 40% 60% 80% 100%
does not recommend large-scale development for some
of the more rural parts of the Planning Area away from .
U.S. 460. Public input also recognizes some need for new Where should new (non-farm) industry
residential development. This type of development is be generally located?

likely best located near but not directly along the U.S,
460 corridor. Accordingly, public input suggests that rural
roads are ideal for new residential development in the Along the 460 corridor
County. The Waverly Planning Area is already the most Along the 1-95 corridor
populated part of Sussex County, and the area should
continue to support the residential development

Planned industrial parks

Along rural roads

uuu “

necessary to strengthen the local economy. Around Courthouse area
Other
Answered: 418 0% 20% 40% 60% 80% 100%
Where in the County should new Where should new, non-farm
housing be concentrated? commercial business and shopping

areas generally be located?

Along the 460 corridor _

Along the 1-95 corridor |
Around Courthouse area |

Along rural roads |
Other I

Answered: 412 0% 20% 40% 60% B80% 100%  ancwered: 421 0% 20% 40% 60% 80% 100%

Along rural roads

Along the 460 corridor

Along the 1-95 corridor

Around Courthouse area
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SWOT Analysis
The Waverly Planning Area has a host of assets and challenges. The SWOT analysis identifies the Strengths, Weaknesses,
Opportunities, and Threats faced by the Planning Area. These are internal and external factors that help plan the best uses
for land and best investments for the community.

POSITIVE

NEGATIVE

Strengths (Positive characteristics of the Planning
Area that give it an advantage over others.)

Availability of developable land for future public and private
use in large tracts.

Multiple industrial sites primed for development.

Relative affordability compared to Virginia’s Richmond and

Weaknesses (Negative characteristics of the
Planning Area that could harm its revitalization.)

U.S. 460 is not a limited access road and has high amounts
of through traffic, making safety and site access a concern
for new development along the corridor.

Water and wastewater capacity restrictions may limit the

Affordable land, taxes, and living costs make Waverly 2
marketable location for same businesses comparad to more
urban areas in the state.

al Tid e 4 viability of some larger industrial or commercial
= ewater hubs, both in land prices and in tax structure, developments.
o . . .
""_" Ue] nlsrpnrtatlon :ccess v;a U's’;fo (Cc;tr‘ndor of Statewide The presence of multiple industrial sites along with
= Sigr: u;ance! L Staltel e I Cesasy SICess 10 frequent truck traffic may infringe on existing residential
multiple major population centers. areas and restrict the location of new residential growth in
Access to utility infrastructure to supply potential industrial the area.
and commercial development. Lack of variety/density and availability of affordable
Rail access to the Norfolk Southern Railway providing direct | housing may not meet the need of potential future
access to major ports in Hampton Roads employers.
Opportunities {(External influences that can be used | Threats (External factors that could prevent
to the advantage of the Planning Area.) improvement of the Planning Area.)
Prime soils and active agriculture can qualify owners for Many Virginia, and other, localities are in competition for
. farm conservation opportunities that offer monetary | similar industrial and commercial developments.
E benefits as well as land preservation. : .
> Typical conditions placed by major industries for tax breaks
E Access to the Port of Virginia makes it possible for Sussex- and other incentives may reduce actual benefits to the
; based manufacturers to reach international markets. County’s tax base,
1Y}

Other land intensive, but not revenue or job Intensive,
uses, such as utility-scale solar generation facilities, can
take up valuable agricultural or potential industrial land.




Transportation Analysis

Future uses in the Waverly Planning Area (Industrial
Center) must be coordinated with transportation routes
and other existing assets in the area (See also: Existing
Features & Uses).

The following table shows Virginia Department of
Transportation (VDOT) average daily traffic {(ADT) count
estimates in 2019 for each major road in the Planning
Area. While future development may increase traffic
volumes, it is anticipated that these roadways are
sufficient to accommodate potential growth. A brief
overview of existing and future uses for each major
route follows,

Additionally, this analysis incorporates wvarious
construction priorities, programmed projects, identified
deficiencies, and recommendations from existing VDOT
publications and plans such as the VTrans Mid-Term
Needs, projects listed in the Six-Year Improvement
Program, and traffic deficiencies identified in the Crater
Planning District Commission (PDC) Rural Transportation
Plan.

VDOT Average Daily Traffic Count Estimates, 2019

Transportation Corridor Traffic Count
1.S. 460
North of Town of Waverly 12,000
South of Town of Waverly 11,000
Sussex Drive/W. Main Street (State
Route 40)
West of Town of Waverly 2,100
Between Lobbs Shop Road/U.S. 460 3,200
East of Town of Waverly 2,700
Jerusalem Plank Road {State Route 35)
North of State Route 626 2,500
South of State Route 626 1,900
Cabin Point Road {State Route 602)
East of State Route 625 410
Between State Route 625 and U.S. 460 | 1,200
West of U.S. 460 280




U.S. Route 460 Corridor
The U.S. 460 corridor is considered a Corridor of
Statewide Significance {Co5S5) and is a defining feature of
the Planning Area and eastern Sussex County. U.S. 460 is
an important regional transportation route connecting
the Richmond and Hampton Road metropolitan areas.
The Waverly Pianning Area marks a point approximately
halfway between these two important nodes. Within the
Planning Area, U.S. 460 is a four-lane undivided highway
named General Mahone Highway after the confederate
general William Mahone. It carries an average of 11,000
vehicles per day. This includes a notable level of truck
traffic which accounts for about 20% of all trips along the
corridor. These trucks likely use the route as an easier
and more reliable connection to the ports in the
Hampton Roads region.
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In the past, there have been discussions at the state level
about the capacity and safety of the route if regional
travel is further prioritized along the corridor. As an
undivided highway with high truck traffic and multiple
driveways without left turn lanes or deceleration lanes,
relevant safety concerns exist along the corridor. For
many years, VDOT was working to develop a parallel U.S.
460 limited access bypass through the area, but those
plans have not been seriously considered in recent years.
Nevertheless, the County must ensure that new
development promotes safety and limits further
congestion.

Traffic along U.5. 460 is both an asset and challenge. The
road brings travelers directly through the Planning Area
and helps to support the viability of local businesses
along the corridor. However, through traffic also poses
some safety risks and may limit where new development
can be located with adequate access. The development
of new entrances and outlets along the roadway should
be carefully planned, with multiple uses sharing
entrances where possible.

U.S. 460 is also a major route through the Town of
Waverly, and is a central component to the Town’'s
potential as a commercial and residential center. In
particular, the Town and County should cooperate on
functional and aesthetic improvements within the
corridor, including wayfinding, sidewalks, landscaping,
and sign regulations that help to tap the economic
potential of pass-through traffic, encouraging long-
distance travelers to stop or stay in Waverly and Sussex
County.

State Route 40 Corridor {Sussex Drive / W. Main

Street)

State Route 40 is a major local route transecting the
Planning Area and providing access to County resources
to the west of Waverly. Route 40 is also an important
cross-county route connection to the [-95 corridor near
Stony Creek. State Route 40 is, therefore, a key route for
residents and businesses relying on access to U.S. 460
and |-95.

State Route 40 in the Town of Waverly goes through the
downtown district before crossing the railroad and U.S.
460. Outside of Town, State Route 40 has some light
residential development with driveways onto the road as
well as many undeveloped areas. As an important cross-
county transportation corridor, future development and
traffic should be managed to promote safety and the
unrestricted flow of traffic. The County should continue
its practice of discouraging subdivision lots with state
road frontage and should use appropriate regulations to
create shared entrances to adjacent uses.



State Route 35 Corridor (Jerusalem Plank Road)

State Route 35 is a lightly developed route forming the
western boundary of the Waverly Planning Area. The
route has few commercial uses and a light amount of
mostly clustered residential development. State Route
35 is at the center of the County’s vision to conserve
agriculture, forestry, and open space uses in the interior
of the County.

State Route 35 serves an important role as being the
primary north to south route through the center of the
County. It provides an alternate for residents and passing
travelers from 1-95 or U.S. 460 along a more scenic route,
Accordingly, State Route 35 should be considered as a
scenic corridor, with appropriate protections applied to
preserve land use, aesthetics, and views in this area.

State Route 602 Corridor {Cabin Point Road)

The Cabin Point Road corridor is a minor route
connecting U.5. 460 with State Route 35. It provides

access to the Sussex mega site via Beef Steak Road and -

to existing industrial development (landfill), employment
(Sussex | and Il prisons), and an established residential
area. Closer to U.S. 460, the traffic on Cabin Point Road
is close to 35% trucks which is high for a smaller state
route. Beyond Newville Road (State Route 625), Cabin
Point Road has little truck traffic and light residential
development. Cabin Point Road is the only elevated
crossing for the Norfolk Southern rail line in the area.

Due to heavy truck traffic, the County should discourage
significant residential development between U.S, 460
and Newville Road (State Route 625),

Railroad Corridor

Norfolk Southern owns and operates the double-track
railway that parallels U.S. 460 through Sussex County.
The railroad is heavily used and is a critical freight
connection to the Hampton Roads ports. The corridor
has Amtrak service on the line, but there is no passenger
rail access in the County. The Planning Area also has a
few active and inactive spurs from the main line to
industrial sites. The roughly 1-mile-long connection to
the Waste Management Disposal site is the most heavily
used spur in the area. The Smithfield Grain site also has
an active connection to the railway. The spur cutting
through the Town of Waverly to the Wood Fuel
Developers manufacturing site is inactive.

The rail corridor parallel to Route 460 is an asset for the
Planning Area. The availability of rail service could be a
major factor in attracting new industrial or commercial
investment in the area that can transport materials or
finished products by rail. This rail line is an important
feature in the marketing of multiple available industrial
sites for the County. The existing elevated crossing at
Cabin Point Road is also an important access point in the
Planning Area that supports unrestricted movement of
truck traffic across the railway.



Transportation Improvements

A few notable transportation improvements are
recommended for the Waverly Planning Area. The
VTrans Mid-Term planning recommendations largely
focus on U.S. 460 as a Corridor of Statewide Significance
(CoSS) and improving access from the CoSS to Industrial
and Economic Development Area (IEDA) sites with at
least Tier 3 readiness within the Planning Area. First,
VTrans identifies U.S. 460 as in need of capacity
preservation {low priority} and transportation demand
management (medium priority) measures. Jerusalem
Plank Road between Baxter Road and Cabin Point Road
has also been identified as in need of safety
improvements (medium priority). Finally, VTrans lists
Cabin Point Road (State Route 602), Beef Steak Road
(State Route 626), and U.S. 460 as requiring improved
access and road capacity if any IEDA sites are developed.
Recent VDOT projects under the Six-Year Improvement
Program include the reconstruction of s new bridge on
State Route 603 (Triple Bridge Road) at the County
border over the Blackwater River. This bridge was
completed and recpened in 2019.

Recommendations in the Crater PDC and VDOT Rural
Transportation Plan include a number of safety, signage,
accessibility, and road size recommendations. First, on
U.5. 460, the plan recommends adding more signage
about turns and alignment along the corridor in the
short-term and proposes a possible realignment in the
long-term. Next, the plan recommends that Cabin Point
Road from U.S. 460 to Newville Road {State Route 625)
also have better signage about turns and alignment in
the short-term and proposes widening to four lanes in
the long-term. At the intersection of Cabin Point Road
and U.S. 460, the plan recommends installing improved
pavement markings and assessing If the intersection
warrants a signal.

On State Route 40 (W. Main Street) in the Town of
Waverly, the plan suggests studying improved turn lanes
from State Route 40 onto U.S. 460 to improve safety and
reduce congestion as well as relocating the stop bar and
stop signs at the railroad crossing. In the long term, the
plan also considers an interchange at the intersection of
U.S. 460 and State Route 40 if U.S. 460 ever undergoes a
realignment.



Future Vision & Planning

The Waverly Planning Area has the potential to support
new industrial and commercial development to
strengthen and diversify the economy of Sussex County
and the surrounding region. The presence of major
roads, existing industrial uses, and available developable
land will support additional growth in appropriate
locations. The clustering of development will also help to
protect the rural character and natural features that are
important components of the Planning Area. Sussex
County has already invested in developing the Waverly
Area as a hub for industry and employment while also
preserving agriculture and open space.

The fulfillment of the industrial growth vision can bring
major benefits to residents. A major industry in the
Waverly area would bring new employment
opportunities to Sussex, including jobs for existing
residents while also drawing new workers to the area.
This activity could create new residential demand and
help sustain area businesses in addition to attracting new
stores, services, and other commercial support
functions. Industrial growth would expand the County’s
tax base, leading to investment and improvements in
schools, social services, public facilities, and other
community improvements.

““Waverly Future Land Use

& Swamp

—— Railroad
Agricultural

- Commercial

Industrial

I Pubiic
High Density Res
Residential

(011
gt U9 Town

mp
——— Roads ”’

Sources: Esrl, HERE, Garmin, Intermap, increment P Corp., GEBt —— Parcels
GeobBase, IGN, Kadaster NL, Ordnance Survey. Esn Japan, MET1 _
OpenSireetMap contnbutors. end the GIS User Community o

E
]
1
ny



Future Land Use Analysis

The recommended future uses are based on a variety of
factors, such as existing development, actively marketed
sites for economic development, best land use practices,
environmental conditions, zoning, and access to public
utilities. The future land use in the previous page depicts
the ideal location for each land use category discussed in
this section. The outlying portion of the Planning Area is
home to farms, forests, and open spaces, including flood
zones and riparian areas that should be protected. The
U.S. 460 corridor is an ideal location for businesses, with
many large, undeveloped tracts that have access to rail
and highway infrastructure. Future land use
recommendations include the addition of industrial uses
and commercial uses along U.S. 460 and new residential
development around the Town of Waverly. It also
suggests strategies to ensure that agriculture and
forestry continue to be profitable and the unique natural
features of the area are preserved. Uitimately, future use
of the Waverly Planning Area, whether for conservation
or for large-scale development, must be compatible with
the existing natural and man-made features that define
this part of Sussex County.

Environmental Areas

Sensitive environmental areas, including rivers, streams,
flood zones, wetlands, and riparian areas are important
considerations for future development. These areas are
found along the entire northeast border of the County
formed by the Blackwater River and in two major areas
in the rural interior of the Planning Area. These resources
are critical to the long-term health and sustainability of
the land and its residents. As Sussex County welcomes
industries and investment, impacts to these critical
environmental resources should be assessed and
adequately mitigated. Environmental conservation will
be a relevant consideration for all land use categories in
the Planning Area.

Agricultural/Forested/Open Space

In addition to sensitive environmental areas, Sussex
County should focus on maintaining the rural character
that defines much of the Planning Area outside of the
U.S. 460 corridor. The primary land use around Waverly
will continue to be rural in nature and include large tracts

of agricultural, forest, and open land uses. On the future
land use map, these areas are labeled as Agricultural.
Development should be focused in designated areas and
discouraged throughout most of the Planning Area. The
main purpose of this land use classification is to facilitate
existing and future farming operations, allow for
expansion of farm related activity, reduce the effects of
soil erosion, and protect watersheds to promote the
continuation of farming and forestry as among the most
important sectors of the economy.

Identifying the most productive agricultural and forestry
enterprises in the Planning Area are necessary to protect
them from planned industrial or commercial
development and growth. To promote the rural
character of the County and ensure these lands remain
profitable, the County should consider the full scope of
modern farming activities, including agritourism, on-site
sales, food preparation, and events, and modify local
regulations to more easily permit all activities that can
help farmers maintain a profitable enterprise. Such
activities have the added benefit of drawing visitors to
the rural areas of Sussex County for tourism and
recreation.

Areas of agricultural conservation should be used for
active agricultural and forestry enterprises, and best
management practices should be observed relative to
the land disturbance, support structures, and other
facilities that such agricultural/rural operations require.
Areas that are in forest preservation programs should be
maintained to support the ecological balance between
agriculture and forest, and the County should consider
the formation of a farmland conservation board to
promote and manage conservation easements specific
to the protection of active agricultural land.

Industrial

Future industry and investment should build on existing
industrial development along U.S. 460 and near Cabin
Point Road north and west of the Town of Waverly. This
area contains existing facilities {landfill, composting
facility, and feed mill) and land being actively marketed
for commercial and/or industrial investment (Sussex
mega site and Cabin Point site). The County's
Blackswamp Wastewater Treatment Plant is also located



near these sites. Additionally, the sites are in close
proximity to U.S. 460 and the Norfolk Southern railroad
which provide ideal accessibility with minimal impacts on
local roads. This makes the Waverly Planning Area the
ideal location in Sussex County for new industrial
development.

The Sussex Mega site and the Cahin Point Road site
{Route 602 Industrial Park) are certified sites by the
Virginia Economic Development Partnership {(VEDP) that
are most fit for new industrial growth. The Sussex Mega
site is a 752-acre publicly-owned site with direct rail
access. The site also surrounds the County’s wastewater
treatment plant and an electric substation that would
provide utilities to the site. The Route 602 Industrial Park
is 134 acres and is located across U.5. 460 from the
Sussex Mega site.

The County should aggressively market these sites to a
variety of businesses including major manufacturing,
shipping and fulfillment, data centers, and other uses
that can take advantage of available sites, low costs, and
proximity to major markets in the Richmond and
Hampton Roads metro areas. The County should also
make efforts to prepare these sites to be as shovel ready
as possible by improving transportation and utilities,
clearing land, and making other Improvements to ready
these investment areas for potential buyers. Site and
facility design should consider the rural and scenic
attributes of Sussex County and mitigate noise, traffic,
pollution, or other externalities near commercial or
residential uses. Ultimately, the County must be flexible
and open to a variety of investments and industrial uses.
Allowing development on industrial sites in phases or
pods will create more opportunities for private sector
investment. The US. 460 and Cabin Point Road
intersection already has an industrial presence that best
suits the need for economic growth in the County while
minimizing additional adverse impacts to the local rural
character.

Commercial

The Town of Waverly and the Planning Area in general
has experienced very little commercial development and
recently lost its only grocery store. Eventual industrial
development in planned industrial parks can begin to
attract residential development, and then retail, service,

and supporting commercial services to the area, both
within and cutside of Waverly.

The U.S. 460 corridor and downtown Waverly should be
the preferred location for commercial growth. New
commercial investment should be prioritized in the Town
of Waverly where there is available vacant retail space in
need of revitalization. To preserve the level of service on
U.S. 460, any new commercial development should be
built near existing intersections and driveways along U.S.
460. The Town of Waverly has lower speed limits and
major intersections that are ideal locations for
commercial growth. As the Town of Waverly redevelops,
commercial development can extend outwards along
U.S. 460, Development in these zones should conform to
a town-like scale and density, with attractive and
welcoming landscaping and signage that provides a
buffer or transition between planned large-scale
industrial use north of the Town and rural highway
corridor uses south of Town.

Residential

The Town of Waverly has been the traditional center of
residential land use in the Waverly Planning Area. An
additional emerging area of new homes has been built
within the last 10-15 years along Cabin Point Road near
Newville Road and the Sussex correctional facilities.
Industrial growth, including the utilization of the Sussex
Mega site could lead to new employment opportunities
and increased demand for housing in this part of the
County. The preferred location for new residential
development should be in or near the Town of Waverly,
in compact developments with good transportation
access, and on parcels of 0.5 acres or less served by
public water and sewer utilities. Residential
development should be avoided near existing or planned
industrial sites. The concentration of residential
development in or near the Town can help preserve
agriculture in rural areas of the County and minimize
traffic impacts on small rural roads. The emerging
residential area along Cabin Point Road near Newville
Road is not ideally situated near transportation and
Town services but can support some development.
Residential growth in other locations should largely be
restricted to housing structures on large rural lots.



The County should also encourage a wide variety of
housing types, including single family homes,
townhomes, and apartments to meet the needs of all
areas of the housing market. The Town and adjacent
parts of the County already have some multifamily
development, and these types of uses should continue to
be allowed to ensure quality affardable housing is
available. Modernizing the vacant and deteriorating
housing structures present within the Planning Area
should also be emphasized. Finally, improving the local
amenities, services, and access to existing residential
structures should be an economic development focus.
There are many aging mobile homes in need of repair,
modernization, or replacement. The County should
continue to work with residents to access state and
federal funds dedicated to home repairs. Also, as
residential growth expands outward from Waverly, the
County should prioritize safety and accessibility by
limiting residential growth on U.S. 460 and promoting
walking and biking infrastructure in neighborhoods.

Public Use

The Sussex | and |l Correctional Facilities are a major
source of employment for Sussex County. However,
state-owned and operated facilities are not a source of
tax revenue, and so do not support local schools or other
public needs. Given the choice, Sussex County should
prioritize the expansion of other existing businesses and
the recruitment of new tax-paying businesses over
expansion of the State prison system within the County.

The County should also address needs for new public
facilities as additiona! housing and employment creates
a greater demand for public services. Opportunities to
renovate the library, add parks, and expand recreational
options can improve the overall quality of life of
residents.

Town of Waverly

While Waverly itself is an incorporated town, and
therefore conducts its own land use planning and
development and regulatory programs, its vitality is
critically important for the County,

Sussex County should welcome new commercial
development along U.S. 460, as well as within the
downtown. Downtown commercial development should
make use of existing vacant structures, including upper
floors for offices or accessary residential uses, while any
new commercial construction within the downtown
should conform to the scale, design, and character of its
surroundings along Main Street, Bank Street, and
Maifield Avenue. Commercial development along U.S.
460 will be more automobile oriented than downtown
uses and should be planned with proper turn lanes and
combined and clearly marked entrances to avoid any
negative effects on traffic within the corridor.

Commercial development will benefit from industrial
and residential growth in the Planning Area. The
potential for major employers to invest in the Sussex
Mega site and Cabin Point Road Site may help attract
commercial investment to the Town. The County should
also support new residential growth within the Town.

The Caunty and Town should also consider beautification
and wayfinding signage that can attract visitors from the
busy 5. 460 corridor, Landscaping should take the form
of street trees as well as attractive entrance features
welcoming visitors to Waverly from U.S. 460. With
11,000 vehicles per day currently passing through the
Town on this route, landscaping and signs identifying
points on interest can convince mare travelers to stop
and contribute to the local economy.



Implementation Recommendations

Recommendations for the Waverly Planning Area build on the strengths of the area as Sussex County’s center of industrial
growth. The recommendations focus on identifying opportunities for development and investment while also preserving
agriculture and open space.

Cost Time

Impl tation Task
mplementation Tas Scale Scale?

Responsible Party

Continue marketing both the Sussex Mega site and Cabin
Point Road Site to select industries and companies that 4 Short-term County Administration
can provide positive employment and tax base benefits
while minimizing environmental impacts.

Amend the zoning ordinance to increase buffering and
landscaping requirements around industrial 3 Short-term
development.

Planning and Zoning
Department

Gather community input to consider renaming U.S. Route
460 {General Mahone Highway) to better present the local 3 Short-term
culture and identity of the local area. Department

Planning and Zoning

Consider wayfinding, signage, and streetscaping that
improve the aesthetic and direct traffic to local 55 Short-term County Administration
attractions.

Continue to work with utility providers, local businesses,
and County residents to extend broadband internet

service to all unserved and underserved homes and 55 Short-term County Administrator
businesses,
Promote County policies and farmer participation in
conservation and environmental programs, such as those
g s Short-term Cooperative Extension

available through the VA Department of Agriculture and
Conservation Services {VDACS).

2 Short-term (1-5 years); Medium-term (5-10 years); Long-term (10+ years)




Cost

Time

Implementation Task Responsible Party
P Scale Scale? B

Update County zoning crdinance to encourage cluster
development, deter the development of prime farmland 88 Short-term Planning and Zoning
and woodlands, and preserve the rural character of the Department
County.
Provide education to local residents to apply and obtain - -

) , . Planning and Zoning
state and federal funding for housing renovations and $S Short-term

Tt Department
rehabilitation.

i i id district t d Zoni
Esta!:llsh a highway corridor overlay district to preserve 88 Medium-term Planning and Zoning
and improve the appearance along U.S Route 460. Department
Implement site and infrastructure improvements in
publicly-owned industrial parks (e.g., grading, clearing, . o -

Medium- o Administration
culverts, utilities) that produce shovel-ready sites for 3595 [nterm oenLy e
major industrial and/or commercial development.
Consider utilizing farmland protection tools available in Cooperative Extension/
VA State Code to promote long term agricuitural S Medium-term Planning and Zoning
canservation. Department
Partner with the Town of Waverly and the Virginia
Department of Transportation to develop and improve e .

Long-ter d trat

sidewalk and bike infrastructure near dense residential 395 onEET Sounty Saministrason
development.
Work with the Virginia Department of Transportation to
pursue additional improvements that support heavy truck 859 Long-term County Administration
traffic entering and using Cabin Point Road.
implement necessary utility improvements/expansions
along State Routes where residential commercial, or $88S Long-term County Administration

industrial growth is projected in the Planning Area.
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Preface

Sussex County is a rural yet diverse county that contains
individual development areas separated by rural
landscape, farms, forests, and a diverse network of
waterways. Due to this disparate pattern of
development, Sussex County has chosen to utilize a
planning strategy that includes individualized area plans
for six areas, including the rural area that lies between
each of the developed areas.

F o) isab i

.~ Sussex County

Small’Area Plan Districts

SUSSEX!
'COURTHOUSE '

RURAL AREA

Each of the geographic regions of Sussex County has a
prevalent strength that is specific to the unique
conditions of that area. By identifying, focusing on, and
nurturing these individual strengths, the County can
develop a balance of overall growth and conservation
that builds a healthy ecosystem for future development.
The goal is to support beneficial growth in each of the
focus areas that promotes the success of the County asa
whole, while protecting the elements that are important
to the people, the economy, and the culture.

Barrmodd

WAVERLY

WAKEFIELD

[Ny

Sources: Esri, HERE, Garmn, Intermap, increment P Gorp,. GEBCD, USGS, FAQ. NP3, NRCAN,
GeoBase, IGN, Kadaster M. Ordnance Survey, Esn Japan, METI, Esni Chena (Heng Kang). (<)
DpenStreethiap contrbutors, anc the G15 Usar Communsty



Six Planning Areas

The six individual areas that create the backbone of this interdependent County planning strategy are as follows:

Sussex Courthouse / State Route 40 Planning Area -
Civic Core

This Planning Area contains a large government complex
and new consolidated school facility. The area is of
historical importance and is surrounded by large pristine
farms that are important to the local agricultural
heritage. It is also served by State Route 40 which is a
significant local transportation route within the County.

Jarratt Planning Area — Interstate Services

Located along Interstate 95 (I-85) with relatively little
floodplain area and sufficient public services, this
Plznning Area can support higher intensity development
that is reliant upon easy access to 1-95. The area offers a
good industrial alternative to the Waverly area due to
transportation access.

Rural Planning Area - Conservation

Agriculture is an important economic and cultural driver
in Sussex County. Planning in this area should ensure
protection of prime farmland, forests, and the
hydrological network that supports the farm economy,
rural heritage, tourism, and environmental diversity.

Stony Creek Planning Area — Commercial Center

Fed by I-95 and accessible to other areas in the County,
the Stony Creek area can accommodate commercial
development that is missing in the rural area between
Petersburg and Emporia. The large floodplain/wetland
areas of this district restrict the amount of development
and make it more suitable to commercial than industrial
development.

This Planning Area contains tourism, agritourism, and
recreational opportunities that can be nurtured and
developed. With the U.S. Route 460 access and existing
tourism, Wakefield can take advantage of the passing
traffic and popularity of nostalgic and rural tourism.

Waverly is the center for current and future industrial
development. With U.S. Route 460 access and room for
rural/urban expansion, Waverly is a prime location for
expanded urban development patterns.

This plan will focus on Wakefield — The Hub for Local Culture in Sussex County. This Small Area Plan is a component of the
larger Sussex County Comprehensive Plan examining features, challenges, and opportunities in the constrained zone
around the Town of Wakefield and the surrounding areas that inciude Homeville and the U.S. 460 corridor while also
considering how this area relates to the other parts of the County. The strength of this area is the existing amenities and
the number of travelers passing through the area on U.S. 460. The existing commercial businesses and infrastructure of
the Town of Wakefield as well as existing and planned residential development serve as the foundation for future growth

in the area.
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Woakefield Planning Area

The Wakefield Planning Area is located in southeastern
Sussex County. The area includes the Town of Wakefield,
a nine mile stretch of U.S. 460, and most of rural
southeastern Sussex County. The area borders Surry
County to the east and Southampton County to the
south. The area also extends west to includes portions of
Sussex Drive (State Route 40) and Jerusalem Plank Road
{State Route 35). Other major transportation features
are the Wakefield Municipal Airport and a Norfolk
Southern/Amtrak rail line. The northern boundary of the
Planning Area follows Sussex Drive from its intersection
with Jerusalem Plank Road in Homeville to State Route
655. The western boundary of the Planning Area follows
Jerusalem Plank Road from Homevilleto the

Wakefield Planning Boundary

SUMMERFLED KOAD

o™

Southampton County line. The southern boundary is
formed by the Sussex County and Southampton County
border.

The entire Planning Area is approximately 86.6 square
miles, which includes the 1.3 square miles of the Town of
Wakefield. Using 2010 Census Block data to analyze the
general boundaries of the Planning Area, an estimated
1,999 residents inhabit the Planning Area in 834
households.! Approximately 927 people lived in the
Town of Wakefield in 2010, aithough estimates from
2019 ACS data suggests the Town’s population may have
increased to around 1,175 inhabitants (+26%). The area’s
population density is roughly 23 people per square mile.
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1 Due to the small size of the Planning Area, Census Block data must be used to estimate population. Data on the Block level is only

available every ten years following the Dacennial Census.
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Existing Features & Uses

The Wakefield Planning Area has a concentrated
presence of developed structures and activity along U.S.
460 surrounded by a much larger natural area full of rich
resources beyond U.S. 460 with a mixture of rural
residential dwellings, farm structures and actively
managed conservation |ands. The Wakefield Planning
Area has a unique local culture, physical amenities, and
valued environmental resources that make it an
attractive destination for County residents, passing
travelers, and tourists. Major structures and
developments in the Planning Area include the
Wakefield Municipal Airport, the National Weather
Service Forecast Office, the Airfield Conference Center,
the Southeast 4-H Educational Center, and the Wakefield
Peanut Company.

The location of existing development and established
transportation corridors will guide future development
while the presence of valuable natural resources restricts
expansive growth beyond established developed areas.
Most residential and commercial activity occurs in and
around the Town with limited rural development spread
elsewhere. Development near U.S. 460 has water and
sewer service from the Sussex Service Authority. Most of
the Planning Area has electric utilities from either
Dominion Power or Prince George Electric Cooperative.

Some addresses on the southern County border receive
electricity from the Community Electric Cooperative.
Additionally, the Town of Wakefield provides electric
utilities in the Town limits, making it one of only six towns
in Virginia to provide that service. High-speed fiber
internet is available in much of the Planning Area
through RuralBand from Prince George Electric
Cooperative. RuralBand’'s Wakefield Zone extends along
many of the rural roads near Town. RuralBand plans to
continue extension of fiber internet to all Prince George
electric customers.

Notable natural features in the area include the Airfield
Pond, Drumwright Pond, Chinquapin Swamp, and Brittles
Mill Pond. In addition, the area has some FEMA Zone A
flood zones along the Assamoosick Swamp and the
Seacock Swamp that will constrain future development.
The Seacock Swamp flood zone is located directly west
of Town and may limit some development opportunities
to expand development near the Town of Wakefield to
the west. Presently, very little development has occurred
in either flood area. In addition, the area has large
amounts of rural land managed by the Commonwealth
of Virginia and The Nature Conservancy as conservation
land. A map of all managed conservation areas is found
on the next page.
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Existing Land Use

The Wakefield Planning Area can generally be separated
into the developed land along the U.S. 460 corridor and
the rural areas extending outward from U.S. 460. The
Wakefield Planning Area along U.S. 460 is a hub for
commercial activity in the County and as a result the area
has a diverse distribution of land uses centered around
the Town of Wakefield. Most of the land beyond the
Town is primarily rural with large amounts of land
reserved for conservation, silviculture, and agricultural
use. A total of 90.6% of the Planning Area is considered
agricultural, forested, or open space. For this plan, the
Town of Wakefield contains a diverse set of land uses but

Wakefield-Existing Land

is defined as Town and is separated from other land uses
in the area. This plan treats the Town as an independent
actor in charge of its own land use decisions.

The map below and pie chart on the next page show the
quantity and location of various land use types in the
Planning Area. These graphics are also complemented by
descriptions of each land use type on the following
pages.
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Wakefield Existing Land Use

[ | Residential (5.4%)

[ ] Town (2.5%)
1 puistic 0.09%)

- Commercial (0.4%)

[ industsial (0.3%)

Residential

Existing residential development in the Planning Area
consists primarily of single-family dwellings. There are
approximately 993 residential housing structures, which
inctude 485 in the Town of Wakefield. Most residential
development outside of the Town limits is located very
close to U.S. 460 and the Town. The land in and around
the Town has some of the highest density of housing
units in all of Sussex County. Rural residential
development is scattered elsewhere in the Planning
Area, but there are no other significant clusters of
residential development.

Near the Town of Wakefield, Main Street (State Routes
628/617), North Street/Pine Street (State Route 679),
and Railroad Avenue (State Route 705) contain defined
neighborhoods with some of the greatest concentration
of residential parcels. Housing structures near Wakefield
are diverse with a mix of large single-family structures
greater than 150 years old, prefabricated structures,
modular homes, and more modern ranch style homes.

el B A
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The Birch Island Apartments (Phase 1 and 2) are located
just east of Town in unincorporated Sussex County on
Birch Island Road (State Route 31}. This complex is the
only multifamily development in the Planning Area. Built
with a Low-Income Housing Tax Credit {LIHTC) in 1984
and 1988, most of the units are income restricted to low-

E Agricultural/Forested/Dpen Space (90.6%)

and middle-income households. Most of the units (48
total) from Phase 1 were recently renovated in 2019.

Also, the Drumwright Mill Subdivision was a previously
proposed 500 lot development near Courtiand Road
(State Route 628) that was approved as a planned unit
development for several years but was never developed.
Previous plans called for the construction of a golf
course, a medical facility, restaurants, and other
commercial establishments. Despite these elaborate
plans, the site still remains vacant,

Commercial

This land use category includes areas used for retail,
consumer services, and professional activities. Most of
this type of development is currently clustered around
the Town of Wakefield, especially along U.S. 460 to the
east and west of the Town. Wakefield has multiple
commercial uses that have been in business for decades
and serve as unique cultural attractions bringing visitors
to the area.

Many of the commercial businesses are related to the
local production of peanuts, which has helped Wakefield
become known as one of Virginia's capitals of peanuts.
The Virginia Diner and Hope & Harmony Peanuts in Town
and the Wakefield Peanut Co. and Adams’ Peanuts &
Country Store outside of Town on U.S. 460 are all iconic
commercial businesses in the area. The U.S. 460 corridor
also has a few small antique and collectibles stores and a
motel that primarily serves passing travelers.

The U.S. 460 corridor also has many commercial uses
oriented towards serving local needs, including the only
full-service grocery store in the County. The corridor also
has multiple gasoline stations, dollar stores, small
restaurants, banks, auto repair shops, and other service
oriented commercial businesses. Railroad Avenue also
has a small downtown district in Wakefield with a bank
and small retail stores.

There is very little commercial development beyond the
Town of Wakefield or U.S. 460. The intersection of
Jerusalem Plank Road (State Route 35) and Sussex Drive
(State Route 40) has a few vacant commercial and
industrial buildings. Farther to the south, the Airfield
Conference Center has a restaurant that primarily serves
guests at the retreat center.



Industrial

The Wakefield Planning Area has a few smaller industrial
uses primarily located along U.S. 460, but overall, the
area has a much smaller industrial presence as compared
to other areas of the County. There are no sites actively
being marketed for industrial development.

The isle of Wight Forest Product Lumber Mill on U.S. 460
northwest of Town and the Wakefield Peanut Co.
processing plant southeast of Town on U.S. 460 are the
two main industrial uses in the area. The Wakefield Farm
Services grain mill is located in Town. Additionally, the
Virginia Diner was recently approved to expand their
peanut processing operations in the area. These
industrial uses are an integral part of the local economy
and directly tied to the forest and agricultural products
grown in the surrounding area.

Presently the sites are all near public roads and have
small setbacks with minimal landscape screening or
buffers. Each of these sites is very noticeable, and the
County should consider additional screening
requirements to improve the aesthetic of the
surrounding area.

Public

The Wakefield Planning Area has a variety of public and
institutional uses that are an important component of
the local culture and activity. This land use category
includes buildings for governmental functions as well as
schools, libraries, fire stations, and other similar public
uses.

Particularly unique to the Planning Area is the Airfield
Conference Center and the Southeast 4-H Educational
Center near Courtland Road (State Route 628), which
serve as major attractions in the area drawing visitors
from across Virginia and beyond to attend camps,

conferences, retreats, and other events throughout the
year. The Wakefield Municipal Airport located northwest
of the Town, serves as the only active airport for public
use in the County. Finally, the National Weather Service’s
(NWS) Forecast Office for eastern and central Virginia is
located on U.S. 460 near the airport. The site includes an
office space and a doppler radar used for weather
forecasting. The presence of the NWS office in the
Planning Area brings regional recognition to Sussex.

The area also has many institutional uses intended to
serve local users. The Town and surrounding area have
numerous churches, and the Wakefield Friends Center
Camp just outside of Town is a religious retreat center
drawing people to the area.

The Wakefield Foundation Inc. is a unigue nonprofit that
has preserved and restored the former Wakefield High
School building to offer public classes, events, and
meetings. The Troxler Memorial Library, which is a
branch of the Blackwater Regional Library, is also located
in the same building in Town (pictured below). The
Wakefield Town Ballfield Complex and Playground is
located along U.S. 460 near the airport just outside of the
Town limits. The Wakefield Swim Club is a private
recreational asset in Town. The Woakefield Fire
Department is also located in Town and responds to
emergencies in the surrounding area. The Ellen W.
Chambliss Elementary School building, which closed in
2014, on Higgins Street just outside of the Town has a
playground and basketball courts available for public
use. The building and school property remain mostly
vacant and offer an opportunity for future
redevelopment.



Agricultural/Forested/Open Space

Much of the land within this Planning Area currently
consists of agricultural or undeveloped forested/open
space, These areas are labeled simply as Agricultural on
the existing land use map. Some of these areas near U.S.
460 may experience residential, commercial, or
industrial development in the future; however, most of
the Planning Area will remain largely undeveloped. West
of U.S. 460, the undeveloped land is more heavily
forested with some agricultural operations scattered
within the large blocks of dense forested land, East of
U.S. 460 towards the border with Surry County, the
undeveloped land is mostly cultivated agricultural land
with smaller sections of conserved forested land. Most
of the area is designated as Prime or Statewide
Important Soil, indicating it is suitable for cultivating
agriculture.

In addition, the Planning Area has a significant amount of
contiguous protected forested land. This includes the Big
Woods Wildlife Management Area (WMA) (4,173 acres
in two tracts of land) operated by the Department of
Game and Inland Fisheries, the Big Woods State Forest

Wakefield -Conservation Lands

B:G WDODS
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PASKER'S BRANCH

THE MATURE CONSERVANCY
PINLY GROVE
PRESERYE

{2,220 acres} managed by the Department of Forestry,
and the Piney Grove Preserve (3,200 acres) owned hy
The Nature Conservancy (TNC). Together these
conserved lands account for close to 25% of the entire
Planning Area and is one of the largest blocks of
ecologically diverse, protected woodlands in southeast
Virginia. Loblolly and longleaf pine forests of various ages
predominate with some hardwood and grasslands. They
provide critical habitat to one of Virginia's only breeding
populations of the red-cockaded woodpecker, which has
been endangered for decades, in addition to numerous
other native species like turkey, quail, deer, frogs, and
songbirds. Collectively, these lands support a thriving
natural habitat within the area.

These lands also offer unique recreational opportunities,
The Big Woods WMA and State Forest have trails and
small roads that support hiking, hunting, trapping,
primitive camping, and birding throughout the lands. The
TNC Piney Grove Preserve is mostly closed to the public
but does have a small ADA accessible trail for birding and
wildlife viewing. All these lands offer excellent
opportunities to see and explore wildlife.
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Public Input

Local stakeholder meetings and county-wide
surveys provide 3 brief understanding of public
opinion about the current status and future of the
Wakefield Planning Area. Input recognizes the
importance of the U.S. 460 corridor for both
residential and commercial activity in the County.
Additionally, there is recognition that the
Wakefield Area has potential for new residential
development along some if its rural roads.

While there is some recognition that the U.S. 460
corridor can support industrial uses, this type of
development is probably best located near
Waverly where multiple planned industrial parks
exist alongside existing industrial uses. However,
U.S. 460 within the Wakefield Planning Area does
offer the appropriate amenities and resources that
makes additional commercial and residential
development appropriate in the surrounding area.
Fully recognizing the potential of the U.S. 460
corridor in Sussex County will require coordination
between the interests and needs of the Waverly
and Wakefield areas to ensure that new
development best supports resident needs and
maintains a high level of service for traffic using the
U.S. 460 through Sussex County.

Where in the County should new housing be

concentrated?
Along rural roads
Along the 460 corridor
Along the 1-95 corridor
Around Courthouse area
Other =]
Answered: 420 0% 10% 20% 30% 40% 50% 60% 70% 80% S50%100%

Where should new, non-farm commercial
business and shopping areas generally be
located?

Along the 460 corridor |

Along the |-95 corridor | _]

Around Courthouse area |
Along rural roads I
Other |

Answered: 421 0% 10% 20% 30% 40% 50% 60% 70% 80% 90%100%

Where should new (non-farm) industry be
generally located?

Planned industrial parks |
Along the 460 corridor |

Along the 1-95 corridor |

Along rural roads ]

Around Courthouse area I
Other :I

Answered: 418 0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%




SWOT Analysis

The Wakefield Planning Area has a host of assets and challenges. The SWOT analysis identifies the Strengths, Weaknesses,
Opportunities, and Threats faced by the Planning Area. These are internal and external factors that help plan the best uses
for land and best investments for the community.

POSITIVE NEGATIVE
Strengths (Positive characteristics of the Planning Weaknesses (Negative characteristics of the
Area that give it an advantage over others.) Planning Area that could harm its revitalization.)
Good access for residents to a grocery store, library, The area’s population provides an aging workforce that
recreational opportunities, and other shopping needs. does not help to attract businesses.
Existing transportation assets (U.5. 460, airport, and Safety and access management is a concern along the LLS.
railroad) provide a variety of modes to access the area. 460 corridor.

-t

g Relative affordability compared to Virginia's Richmond and Distance and travel times to other County communities,

E Tidewater hubs, both in land prices and in tax structure. facilities, and the 1-95 corridor may isolate Wakefield from

b= . . development elsewhere in the County.

2z Local restaurants and the 4-H Airfield Education and

- Conference Center actively attract visitors to the area. The existing Norfolk Southern Railroad presents a barrier

to development and accessibility along the corridor.
Potential to capture traveler spending from through traffic
on U.S. 460
Large amounts of public and privately conserved forest lands
protect environmental resources and offer ecotourism
opportunities.
Opportunities (External influences that can be used | Threats {External factors that could prevent
to the advantage of the Planning Area.) improvement of the Planning Area.)
Well established history and culture in and around National retail trends make future development in rural
Wakefield is a draw to visitors and potential developers. areas like Wakefield more challenging.

- Farms located in areas on routes near U.S. 460 can take Land intensive, but not revenue or jdb intensive, uses such

g advantage of high visibility for on-site farm markets or local as utility-scale solar generation facilities can take up

E agritourism. valuable agricultural zoned land {crops or timber).

E Prime soils and active agriculture can qualify owners for Uncertainty about the realignment or reconstruction of a
farm conservation opportunities that offer monetary U.S. 460 bypass could inhibit growth and development.
benefits as well as land preservation.

Affordable land, tax, and living costs make Wakefield a
marketable location for some businesses compared to more
urban areas in the state.




Transportation Analysis

Future uses in the Wakefield Planning Area (Local
Culture) should be coordinated with transportation
routes and other existing assets in the area (See also:
Existing Features & Uses). The transportation features of
the Planning Area are central to its future growth.

The following table shows the Virginia Department of
Transportation (VDOT) average daily traffic (ADT} count
estimates in 2019 for each major read in the Planning
Area. While future development may increase traffic
volumes, it is anticipated that most roadways in the area
are sufficient to accommodate potential growth. A brief
overview of existing and future uses for each major route
follows.,

Additionally, this analysis incorporates various
construction priorities, programmed projects, identified
deficiencies, and recommendations from existing VOOT
publications and plans such as the VTrans Mid-Term
Needs, projects listed in the Six-Year Improvement
Program, and traffic deficiencies identified in the Crater
Planning District Commission (PDC) Rural Transportation
Plan.

VDOT Average Daily Traffic Count Estimates, 2019

Transportation Corridor Traffic Count
U.S. 460
North of Town of Wakefield 11,000
South of Town of Wakefield 11,000
Courtland Road/Main Street/Birch
Island Road (State Route 31/628)
South of Wakefield 520
In Wakefield, South of U.S. 460 1,600
North of U.S. 460/ Wakefield 2,800
Jerusalem Plank Road (State Route
35)
North of State Route 40 1,900
South of State Route 40 2,300
Sussex Drive (State Route 40)
At State Route 35 2,100




U.S. Route 460 Corridor

The U.S. 460 corridor is considered a Corridor of
Statewide Significance {CoSS) and is a defining feature of
the Planning Area and eastern Sussex County. U.S. 460 is
an important regional transportation route connecting
the Richmond and Hampton Road metropolitan areas.
Within the Planning Area, U.S. 460 is a four-lane
undivided highway named General Mahone Highway
after the confederate general William Mahone. It runs
approximately 7.5 miles through the area and has an
average of 11,000 vehicle trips per day both to the north
and south of the Town of Wakefield. While some of this
traffic serves local needs, a large portion comes from
longer trips passing through the area. This includes a
notable level of truck traffic which accounts for about
20% of all trips alang the corridor. These trucks likely use
the route as an easier and more reliable connection to
the ports in the Hampton Roads region.

In the past, there have been discussions at the state level
about the capacity and safety of the route if regional
travel is further prioritized along the corridor. As an
undivided highway with high truck traffic and multiple
driveways without left turn lanes or deceleration lanes,
relevant safety concerns exist along the corridor. For
many years, VDOT was working to develop a parallel U.S.
460 limited access bypass through the area, but those
plans have not been seriously considered in recent years.
Nevertheless, the County must ensure that new
development promotes safety and limits further
congestion.

Traffic along U.S. 460 is both an asset and challenge. The
road brings travelers directly through the Planning Area
and helps to support the viability of local businesses
along the corridor. However, through traffic also poses
some safety risks and may limit where new development
can be located with adequate access. The development
of new entrances and outlets along the roadway should

be carefully planned, with multiple uses sharing
entrances where possible.

U.S. 460 is also a major route within the Town of
Wakefield, contributing to the Town’s potential as a
commercial and residential center. In particular, the
Town and County should cooperate on functional and
aesthetic improvements within the corridor, including
wayfinding, sidewalks, landscaping, and sign regulations
that help to tap the economic potential of pass-through
traffic, encouraging long distance travelers to stop in
Wakefield and Sussex County.
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State Route 31 & 628 Corridor (Main
Street/Courtland Road/ Birch Island Road)

This two-lane secondary road intersects with U.S. 460 in
the Town of Wakefield and continues south into
Southampton County and northwest of Town into Surry
County going all the way to the James River. in Town, the
road is titled Main Street and changes from State Route
628 east of U.S. 460 to State Route 31 west of U.S. 460,
Main Street connects U.S5. 460 with Wakefield’s small
commercial downtown at Railroad Avenue. Most of Main
Street in the Town of Wakefield is residential and has
sidewalks with some limited commercial use.

South of Town, the road goes by the name Courtland
Road where it provides access to the 4-H Educational
Center and Airfield Conference Center. There is little
development along the corridor south of Town and the
road has relatively light traffic (520 vehicles per day).
Continuing northwest out of Wakefield, the road is called
Birch Island Road and has a notable amount of residential
development all the way to the County line. This part of
the corridor is more heavily trafficked and sees around
2,800 vehicles per day.

As the County looks to expand existing residential
development along Birch Island Road (State Route 31),
ensuring a safe environment for residents living along or



near the highway will be paramount. Sidewalk
extensions out of Town to residential neighborhoods
atong the corridor should be considered. Traffic calming
and other traffic control measures may also be necessary
in portions of the corridor near U.S. 460 and leading into
the Town of Wakefield.

State Route 40 Corridor {Sussex Drive)

State Route 40 is a major local route running along the
northwestern portion of the Planning Area. It provides
access to County resources near the Sussex Courthouse
and the Town of Waverly to the west. Route 40 is also an
important cross-county route connection to the [-95
corridor near Stony Creek. State Route 40 is a key route
for residents and businesses in Wakefield relying on
access to 1-95. Currently, an average of 2,100 vehicles
travel along the roadway at its intersection with
Jerusalem Plank Road (State Route 35). This intersection
of Jerusalem Plank Road (State Route 35) and Sussex
Drive (State Route 40) is the rural crossroads community
of Homeville which is in the Planning Area. While most
commercial and industrial uses will be located along the
U.S. 460 corridor, some light development should be
supported along State Route 40, particularly near the
intersection with State Route 35.

State Route 35 Corridor {Jerusalem Plank Road)

State Route 35 is a rural route that forms the western
boundary of the Wakefield Planning Area and continues
south into Southampton County. With light residentizal
development and minimal commercial uses, Route 35 is
at the center of the County’s vision to conserve
agriculture, forestry, and open space uses in the interior

of the County. State Route 35 serves an important role
as being the primary transportation corridor running
north to south through the center of the County. It
provides an alternate for residents and passing travelers
from 1-95 or U.S. 460 along a more scenic route.
Accordingly, State Route 35 should be considered as a
scenic corridor, with careful protections applied to
preserve land use, aesthetics, and views in this area.

‘ i iy etr 07
L% ! prm—- LTy - ,“.' B =
e i Tt AU v | LRGLEWLE Y

.-._':‘"_ .
g o

e Y

Railroad Corridor

Norfolk Scuthern owns and operates the double-track
railway that parallels U.S. Route 460 through Sussex
County. The railroad is heavily used and is a critical
freight connection to the Hampton Roads ports. The
corridor has Amtrak service on the line, but there is no
passenger rail access in the County. Within the Planning
Area there are no active spurs servicing any commercial
or industrial uses. The railway does present a physical
barrier within the area, with only three public crossing
points along the 7.5-mile section of the railroad in the
Planning Area. This includes at-grade crossings at Main
Street and Chinquapin Road and a small, limited access
underpass at Tunnel Road.



Transportation Improvements

A few notable transportation improvements have been
recommended for the Wakefield Planning Area. First,
VDOT is beginning to implement a Smart Scale project at
the intersection of U.S. 460 and Main Street {State Route
628) in the Town of Wakefield {pictured below}. This
project will include a new right turn lane on eastbound
U.S. 460 that increases visibility and turning radius, as
well as improving pedestrian accommodations at the
intersection to include audible signals. The Six-Year
Improvement Program includes paving Glyndon Lane
and Carver Lane off of Railroad Avenue near Town.

The VTrans Mid-Term planning priorities largely focus on
U.S. 460 as a Corridor of Statewide Significance {CoSS)
that may need transportation demand management in
the future. In addition to the intersection of U.S. 460 and
Main Street, VTrans also identifies the intersection of
Jerusalem Plank Road (State Route 35} and Sussex Drive
{State Route 40) as in need of safety improvements. It
also identifies a section of Owens Grove Road (State
Route 604) east of U.S. 460 for safety improvements.

Recommendations in the Crater PDC and VDOT Rural
Transportation Plan include a number of safety, signage,
accessibility, and road size recommendations. First, the
plan recommends speed reduction measures for the
sections of U.S. 460 in the Town of Wakefield. It also
suggests long-term needs at the U.S. 460 intersections at
High Street and Church Street to relocate stop signs,
enhance approaches, and study the need for turn lanes.
The plan recommends improved signage and alignment
along White Marsh Road between Wakefield and Surry
County. Finally, it recommends reconstructing Brittles
Mill Road near Wakefield to widen the lanes and address
geometric deficiencies.




Future Vision & Planning

The Wakefield Planning Area is known for its rural
character, significant cultural contributions, and
abundant natural resources that will require a focused
effort to preserve and further develop. Strengthening
and diversifying the economy will require creative
strategies to maximize the overall potential of the
Planning Area. The presence of a high-volume
transportation corridor, along with well-established
commercial and public uses, available developable land,
and large amounts of preserved natural lands makes
Wakefield a great place for economic activity and
investment.

Wakefield Future Land Use

This vision builds upon a future land use analysis that
prioritizes protecting the area’s richest natural and
cultural resources while also expanding commercial
activity and residential development in appropriate
locations. The full potential of the Wakefield Planning
Area can be realized by capitalizing on the economic
potential of travelers and also expanding job
opportunities and improving quality of life for residents.
Proper investment will also expand the County’s tax
base, leading to improvements in schools, social services,
public facilities, and other community amenities.
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Future Land Use Analysis

The recommended future uses are based on a variety of
factors, such as subdivisions on record, best land use
practices, environmental conditions, zoning, and access
to public utilities. Future land use recommendations
include the addition of some residential development
near the Town of Wakefield as well as targeted growth in
commercial and public uses. This includes strategies that
promotes entrepreneurship and investment to further
complement the established businesses of the Wakefield
area. Mareover, the U.S. 460 corridor should support
new commercial and light industrial development while
the outlying portions of the Planning Area are retained in
their current undeveloped state. As a result, future land
use in the Wakefield Planning Area will ensure that new
and existing development avoids conflict with the
existing natural features and transportation corridors
that define this portion of Sussex County.

Environmental Conservation

The Wakefield Planning Area contains a wide variety of
environmental features, including wetland areas, flood
zones, riparian areas, and large forested tracts, that play
an important role in plant and animal species diversity as
well as natural water system filtering. The Planning Area
already has a large amount of land that is actively
managed and protected for its unique environmental
features. Given the prevalence of natural features
throughout the County, environmental conservation is a
relevant consideration for all future land use categories
discussed in this plan. New development should be
guided towards previously disturbed locations and away
from the boundaries of these preserved lands, Most of
the land between U.S. 460 and Jerusalem Plank Road
{State Route 35) is heavily forested and provides
important natural habitat and forest resources that
should be protected as much as possible through the
County’s land use tools.

Accordingly, the County must ensure that development
is limited near these environmental areas and should
encourage low-impact development strategies and
stormwater management improvements to protect
habitat and water quality. This includes directly to the
west of the Town of Wakefield where the Seacock

Swamp has flood zones and riparian zones in an area that
could eventually be developed. Additionally, farmers are
encouraged to follow best management practices and
take advantage of conservation and environmental
programs as promoted by the Virginia Department of
Agriculture and Consumer Services {(VDACS).

Agricultural, Forested, and Open Space

Protecting agricultural and forestry uses is central to
maintaining the rural character that defines much of the
Planning Area outside of the U.S. 460 corridor. The
primary land use in the Wakefield Planning Area will
continue to be rural in nature and include large tracts of
agricultural, forest, and open land uses. These areas are
labeled as Agricultural on the future land use map. The
main purpose of this land use classification is to facilitate
existing and future farming operations, allow for
expansion of farm related activity, reduce the effects of
soil erosion, and protect watersheds to promote the
continuation of farming and forestry uses that are among
the most important sectors of the economy.

In planning for active agricultural and forestry use of
parcels in the rural area, the County should consider the
full scope of modern farming activities, including
agritourism, on-site sales, food preparation, and events,
and modify local regulations to more easily permit all
activities that can help farmers maintain a profitable
enterprise. Such activities have the added benefit of
drawing visitors to the rural areas of Sussex County for
tourism as well as providing additional income to farming
operations. Large parcels will remain necessary for
sustainable agricultural enterprise in the rural area.

Areas that are in forest preservation programs should be
maintained to support the ecological balance between
agriculture and forest. Private landowners, the
Department of Forestry, the Department of Wildlife
Resources, and The Nature Conservancy all have
different management priorities. Where public access is
permitted, the County should promote these important
resources to be enjoyed for recreational and eco-tourism
opportunities in addition to supporting the economic
and natural benefits that these lands provide.



Residential

The Town of Wakefield and the immediate surrounding
properties are the only locations with clustered
residential land use in the Wakefield Planning Area. As a
result, the proposed residential growth areas are
concentrated around the existing clusters of dwellings
outside of the Town and along routes that lead into the
Town.

As the possibility of new employment sites in nearby
Waverly arise along with increased business investment
in Wakefield, the County should be supportive of
additional housing development. Wakefield has the
resources and assets that make it an attractive area for
new residential development. The County should
encourage a wide variety of housing unit types, including
single-family homes, townhomes, and apartments close
to the Town and U.S. 460. The County should also work
to expand water and sewer services around the Town.
The Town of Wakefield also has an existing sidewalk
network that should be improved and expanded outside
of Town to locations with existing clusters of dwelling
units, like the Birch Island Apartments. Neighborhoods
with safe walking and bicycling routes that connect to
shared use areas, such as parks or retail, can improve
quality of life, public health, and overall sense of
community.

It is recommended that the continuation of the current
trend toward linear housing development on routes
leading into Town be limited, Where linear development
is inevitable, shared driveways can be designed to reduce
safety issues that arise with multiple single driveway
access points.

Additionally, the County should work to develop parts of
the proposed Drumwright Mill Subdivision property.
While the full scale of that approved development may
not still be feasible, the County should work with the
current landowner of the property to promote the
residential development of portions of the site that is
coordinated with County utilities and services.

Commercial

The US. 460 corridor around Wakefield contains
multiple commercial businesses that are an important

component of the local culture and identity. Additionally,
many existing commercial businesses serve a critical role
in supporting the needs of County residents. Specifically,
the businesses related to the local peanut industry and
the grocery store are critical for the area, The County
should ensure that the needs of these businesses are
fully supported. Partnering with the Town of Wakefield
to improve local wayfinding, signage, and streetscaping
would not only increase the attractiveness of the area for
new business owners, but also improve the ability of
existing businesses to draw customers from U.S. 460,
These commercial businesses are central to the identity
and culture of the area, and it is appropriate for the
County to market their importance.

Future commercial development should continue along
U.S. 460 south of Town towards the Southampton
County line and north towards the Coppahaunk Swamp.
Given existing traffic safety concerns on U.S. 460, new
commercial development should incorporate safety and
access management improvements. New businesses
should take advantage of vacant and underutilized
commercial properties along U.S. 460 and on Railroad
Avenue, Establishing an enterprise zone or other local
incentives for economic development could help to
revitalize some of these underutilized properties.

Most future development should be encouraged outside
of the Town limits along U.S. 460 where there is greater
flexibility in site requirements and transportation access.
New commercial development along U.S. 460 should be
clustered as much as possible to maintain a high service
level for travelers on U.S. 460 with easy access in and out
of commercial sites.

A smaller cluster of commercial development should also
be encouraged at the intersection of Jerusalem Plank
Road (State Route 35) and Sussex Drive (State Route 40)
in the western part of the Planning Area where a few
vacant commercial buildings already exist. This is one of
the major intersections of local roads in the County and
should have commercial uses that are convenient to
residents in the County’s rural areas. Future
development in this area may necessitate intersection
improvements. However, it is important that major
commercial development is not widely permitted
outside of these locations.



Industry

Industrial uses in the Planning Area should continue to
support the traditional economic activities in the
surrounding area focused on harvesting timber and
peanuts. The existing light industrial uses in the area
contribute to the unique rural culture and do not have
heavy industrial impacts. Nevertheless, these existing
industrial uses are in close proximity to major roads,
other commercial businesses, and residential
neighborhoods and should be properly buffered and
screened.

Compared to Waverly, less intensive industrial
development is anticipated in the Wakefield area. New
industrial development may be allowed along U.S. 460 or
the Norfolk Southern Railroad northwest of Town. This
may require extensive cooperation with the Sussex
Service Authority to expand water and sewer services
beyond the Town. The site near the Airport is the only
specific location on the future land use map that has
been proposed for industrial use. Ultimately, industrial
uses should be more heavily prioritized farther north
along U.S. 460 near Waverly where more industrial uses
already exist.

Public Use

Public land and structures are an important part of the
local culture and activities that draw many people to the
area. The County should continue to engage with all
relevant government and non-profit stakeholders to
ensure that these uses are maintained and preserved.
The Airfield Conference Center and the adjacent
Southeast 4-H Educational Center are major attractions
in the area and bring many visitors to the County each
year. Improving signage to and from the Center would
allow local businesses to better attract customers
traveling to the Centers.

The County should also coordinate with the Town of
Wakefield to support unique public assets like the
Wakefield Municipal Airport, the Troxler Memorial
Library, and the Wakefield Town Ballfield Compiex and
Playground. These are important assets for all Sussex
County residents and should be properly marketed and
supported.

Finally, the Ellen W. Chambliss Elementary School
building and property located just outside of Town on
Higgins Street has the potential to be a resource to the
local community., The County and Town should
coordinate to find a partner to revitalize or redevelop the
site for community or other appropriate use.

Town of Wakefield

While Wakefield itself is an incorporated town, and
therefore conducts its own land use planning and
development regulatory programs, its vitality is critically
important for the County. Sussex County should support
new commercial and residential development in the
Town as a positive contribution to the County’s tax base.
Due to available lot sizes within the Town, most large-
scale development is likely to occur outside of Town
boundaries. Sussex County should collaborate with the
Town to welcome some new commercial development
along U.S. 460 with proper turn lanes and combined and
clearly marked entrances to minimize negative effects on
traffic within the corridor. The Town also has a number
of small undeveloped sites and vacant commercial
buildings that may be attractive to new commercial or
mixed-use investment. Accordingly, the County should
work with the Town to pursue economic revitalization
efforts under the Main Street program through the
Department of Housing and Community Development.



Implementation Recommendations

Recommendations for the Wakefield Planning Area build on the strengths of the area as Sussex County’s center of cultural
activity and recreation. The recommendations focus on identifying opportunities for appropriate development while also

preserving agriculture, forested, and open space.

Cost Time
Implementation Task Responsible Pa

P Scale Scale? P rty
Actively promote and market the cultural, recreational,
and eco-tourism attractions that define the Planning Area S5 Short-term County Administration
as important County resources.
Consider wayfinding, signage, and streetscaping that
improve the aesthetic and direct traffic to local $S Short-term County Administration
attractions.
Gather community input to consider renaming U.S. Route Planning and Zonin
460 {General Mahone Highway) to better present the S Short-term De gartment B
local culture and identity of the area. P
Amend the zoning ordinance to permit facilities for farm Plannine and Zorin
tours, agritourism facilities, and other similar uses in the 55 Short-term e &

. b — Department

agricultural zoning districts.
Continue to work with utility providers, local businesses,
and County residents to extend broadband internet
service to all unserved and underserved homes and $$ Short-term County Administrator
businesses. '
Review the potential participation in the Enterprise Zone
program and other local incentives and seek ways to S Short-term County Administration

encourage participation by existing and new businesses.

2 Short-term (1-5 years); Medium-term (5-10 years); Long-term (10+ years)




Cost Time ;
Implementation Task Responsible Party
P Scale Scale? P
Update the zoning ordinance to encourage cluster
development, deter the development of prime farmland 8¢ Short-term Planning and Zoning
and woaodlands, and preserve the rural character of the Department
County.

. . . L . d Zoni
Estal.allsh a highway corridor overlay district to preserve 8¢ Medium-term Planning and Zoning
and improve the appearance along U.S Route 460, Department
Partner with the Town of Wakefield and private/non-
profit organizations to promote the use of the Ellen W, . County Administration/Town

Medium-term
Chambliss school complex as a place for recreation and 395 of Wakefield
community use in the Planning Area.
Partner with the Town of Wakefield to seek economic
revitalization through participation in the Main Street . - .

-t C Ad trat
program through the Department of Housing and 55 L ounty Administration
Community Development.

Work with agencies, such as the Department of Wildlife

Resources and the Department of Conservation and

Recreation, to enable the development of outdoor public SS Medium-term County Administration
recreational facilities. Ensure appropriate marking of

access to such facilities.

Work with VDOT and the Town of Wakefield to expand

the existing sidewalk infrastructure to established 588 Long-term County Administration
neighborhoods and proposed developments near Town.

Implement necessary utility improvements/expansions

along State Routes where residential and commercial 334 Long-term County Administration

growth is projected in the Planning Area,
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Preface

Sussex County is a rural yet diverse county that contains
individual development areas separated by rural
landscape, farms, forests, and a diverse network of
waterways. Due to this disparate pattern of
development, Sussex County has chosen to utilize a
planning strategy that includes individualized area plans
for six areas, including the rural area that lies between
each of the developed areas.

L P ENTE

Hw1baivd

Sussex County

Each of the geographic regions of Sussex County has a
prevalent strength that is specific to the unique
conditions of that area. By identifying, focusing on, and
nurturing these individual strengths, the County can
develop a balance of overall growth and conservation
that builds a healthy ecosystem for future development.
The goal is to support beneficial growth in each of the
focus areas that promotes the success of the county as a
whole, while protecting the elements that are important
to the people, the economy, and the culture.
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Six Planning Areas

The six individual areas that create the backbone of this interdependent county planning strategy are as follows:

Sussex Courthouse / State Route 40 Planning Area -
Civic Core

This planning area contains a large government complex
and new consolidated school facility. The area is of
historical importance and is surrounded by large pristine
farms that are important to the local agricultural
heritage. It is also served by State Route 40 which is a
significant local transportation route within the county.

Jarratt Planning Area — Interstate Services

Located along Interstate 95 {I-95) with relatively little
floodplain area and sufficient public services, this
planning area can support higher intensity development
that is reliant upon easy access to [-95. The area offers a
good industrial alternative to the Waverly area due to
transportation access.

Rural Planning Area - Conservation

Agriculture is an important economic and cultural driver
in Sussex County. Planning in this area should ensure
protection of prime farmland, forests, and the
hydrological network that supports the farm economy,
rural heritage, tourism, and environmental diversity.

Stony Creek Planning Area —~ Commercial Center

Fed by |-95 and accessible to other areas in the county,
the Stony Creek area can accommodate commercial
development that is missing in the rural area between
Petersburg and Emporia. The large floodplain/wetland
areas of this district restrict the amount of development
and make it more suitable to commercial than industrial
development.

This planning area contains tourism, agritourism, and
recreational opportunities that can be nurtured and
developed. With the U.S. Route 460 access and existing
tourism, Wakefield can take advantage of the passing
traffic and popularity of nostalgic and rural tourism.

Waverly is the center for current and future industrial
development. With U.S. Route 460 access and room for
rural/urban expansion, Waverly is a prime location for
expanded urban development patterns.

This plan will focus on Sussex Courthouse — The Civic Core for Sussex County. This Small Area Plan is a companent of the
larger Sussex County Comprehensive Plan examining features, challenges, and opportunities in the constrained zone
surrounding Sussex Courthouse while also considering how this area relates to the other areas of the County. The strength
of this area is the concentration of government services, including the courthouse and consolidated school complex as
well as the strong historic farming community surrounding the Civic Core of Sussex County.
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Sussex Courthouse Planning Area

The Sussex Courthouse Planning Area is located in the
heart of Sussex County and encompasses an estimated
6.41 square miles. The northern boundary of the
Planning Area is formed by Booker Road and Longevity
Road (State Route 636}, The southern boundary runs
along Old Forty Road (State Route 634) and Thweatt
Branch. The eastern boundary of the Planning Area is
formed by Comans Well Road {State Route 642), Sussex
Drive, and Longevity Road {State Route 642), while the
western boundary is made up of Bethel Church Road
[State Route 637), Courthouse Road (State Route 626),
Sussex Drive {State Route 40) and Optimist Road (State
Route 733).

The Sussex County Courthouse Planning Area includes 35
Census Blocks and based on 2010 Census Block data, the
population for the Planning Area was approximately 250
persons and 85 households.? Based on the 2010 Census,
the total population for Sussex County was 12,087
people. For context, the American Community Survey
estimates for 2019 show the population as having
declined to about 11,237 individuals {-6.9%).

Sussex Courthouse Plaﬁning Boundary

0 025 03 075
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" EXISTING CONDITIONS

Existing Features & Uses

The Sussex Courthouse Planning Area has a number of
notable structures as well as a mixture of rural residential
dwellings and farm structures. There is also important
historical significance here, with the area around the
Sussex Courthouse being designated as the Sussex
County Courthouse Historical District in the National
Register of Historic Places. The County courthouse
building was built in 1828 and remains in use today.
Other major structures in the area include the Sussex
County Government Center, Sussex Elementary, Sussex
Central Middle School, and Sussex Central High School,
which are all located at the school complex on Sussex
Drive. Existing utilities include water, wastewater, and
electric power lines. Electricity is provided by either
Dominion Energy or the Prince George Electric
Cooperative. High-speed fiber internet is available in
most of the Planning Area through RurzlBand from
Prince George Electric Cooperative. RuralBand's
Hogwood Zone extends along Old Forty Road,
Courthouse Road, and Longevity Road.

The Planning Area is bisected by Sussex Drive (State
Route 40), an east/west corridor, which serves as the
only major road in the Planning Area. Two other
important roads feed into the center of the Sussex

County Government Center: Courthouse Road (State
Route 735/626), and Princeton/Old Forty Road (State
floute 634). This convergence of corridors is crucial to
maintaining the accessibility of the courthouse and other
services to outlying portions of the County. These roads
are discussed further in the Planning Analysis section of
this plan.

The notable natural features in the area are Anderson
Branch, which runs north to south beside the school
complex on Courthouse Road (State Route 40), and
Thweatt Branch that forms the southwest boundary of
this Planning Area. Along Anderson Branch and Thweatt
Branch, there is a relatively narrow Approximate A Flood
Zone, and along both waterways there is a thin band of
freshwater wetlands.
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Existing Land Use

Existing development in the Sussex Courthouse Planning
Area is centered around government use with a mix of
rural residential uses. Agriculture and forested areas
extend outward with active farming primarily taking
place on large parcels along the roadways and forested
areas lying behind the fields along the streams.
Commercial development makes up a relatively small
portion of the Planning Area.

The current pattern of development has supported some
residential growth in the area, but very little new

commercial development. Existing development has
occurred adjacent to public roads. Undeveloped areas
contain an equal distribution of forest and agriculture
cropland. A small portion of the Planning Area lies within
the 100-year floodplain, and there are limited identified
wetlands along the freshwater streams.

The map below and the pie chart on the next page show
the quantity and location of various land use types in the
Planning Area. These graphics are also complemented by
descriptions of each land use type on the following
pages.

\
Sussex Courthouse Existing Land Use

Agricultural

B commercia

Public
Industriat

Residential |

Town Government

Roads

Parce! Lings

O Miles
0 025 05 075 1

Berkiley Group

COURTHOUSE ROAD

Sources Esr. HERE, Garmin, Intermap, increment P Corp. GEBCO USGS, FAD. NPS. NRCAN
GeaBase, IGN, Kadaster NL, Ordnance Survey, Esd Japan. METI, Esnftena (Hong Kong, (¢}
OpenSusetMap contnbutors, and the GIS User Community



Sussex Courthouse Existing Land Use

Agricultural/Forested/Open Space (82.3%)

Residential (12.9%)
77 Public {4.3%)

Commercial {0.5%})

Residential

Existing residential development in the Planning Area
consists of single-family dwellings, many of which are
prefabricated structures on lots of five acres or less.
Approximately 120 residential structures are estimated
to exist in the Planning Area, however some of these
structures are vacant, Although a few new residential
structures have been built, the housing primarily ranges
in age from 20 to 200 years old, with the bulk of newer
housing being constructed in the 1990s.

Although the condition of each structure is not readily
available, the County assessment data can provide some
insight on the housing values and amenities. Most
residential dwellings are located along Princeton
Road/Old Forty Road (State Route 634), Sussex Drive
{State Route 40) to the north and west of the Sussex
County Government Center, and Courthouse Road (State
Route 626} and Bethel Church Road {State Route 637) to
the north of the government center. There is a cluster of
small {one to three acre) residential lots on the
northwest quadrant of the Sussex Drive/Courthouse
Road intersection. One residential subdivision exists in
the area comprised of 35 one-acre lots running linear to
the road extending west on Bethel Church Road and
north on Courthouse Road. This subdivision, County
Homes Estates, appears to have structures on about half
of the available lots. Of those developed, most are
manufactured homes constructed in the 1990s.
According to the County assessment value, most are
valued near the mid-range housing value for the County.

Commercial

Limited commercial development exists near the County
Government Center. Existing businesses include locally
owned retail operations and gasoline sales. There are
less than ten parcels in this Planning Area that are
identified in the Commercial/Industrial tax class in the
County’s assessment database. Other than the few
existing commercial sites, residents and employees in
the area must travel to other parts of the County to
access restaurants, grocery stores, and other services.

Industrial

No industrial land use currently exists in the Planning
Area oris anticipated to be developed.

Agricultural /Forested/Open Space

As with much of Sussex County, this Planning Area is
mostly composed of agricultural, open space, or forested
land use. On the existing land use map, these areas have
simply been labeled as Agricultural. The area has a fairly
even distribution of forested land and agriculture land.
Approximately 3,500 acres are taxed as agricultural land,
which also includes forested areas. Almost half of that
area is comprised of 10 large agricultural parcels of more
than 100 acres each. The entire area within the Sussex
Courthouse Planning Area is designated as Prime or
Statewide Important Soil, indicating it is suitable for
active agriculture. Western portions of the area along
Sussex Drive and close to the Sussex Courthouse are
mostly used for cultivation, especially adjacent to roads.
The densely forested areas are located primarily along
Anderson Branch and Thweatt Branch. There is also a
narrow band of wetlands and Approximate A Flood Zone
along these streams and there is little to no development
in these identified hazard areas.



Public Use

Government and public land use make up approximately
4.25% of the Sussex Courthouse land area. These uses
are the major contributors to activity and development
in the area and act as a central meeting point for all of
Sussex County. Additionally, the Sussex Courthouse
Planning Area is of particular importance to the County
as it is the site of most of the County’s government
services and administrative facilities including: The
Sussex County Government Center, USDA Agricultural
Service Center, Sussex Courthouse Volunteer Fire
Department, Sussex County Courthouse and Circuit

Court, Sussex County Building Inspections, and Sussex
County Social Services. The local post office is across
from the government complex. The County’s
consolidated elementary, middle, and high school
campus is also located in the Planning Area on Route 40,
to the east of the County Government Center. This
facility has the capacity to serve as a center for
recreational activity and community events for area
residents. Several religious assembly uses are also
located within this Planning Area.



PUBLIC INPUT

Public Input

Local stakeholder meetings and county-wide
surveys provide a brief understanding of public
opinion about the current status and future of the
Sussex Courthouse Planning Area. {nput
recognizes the need for the development of public
facilities, which are already concentrated in the
area. Additionally, there is recognition that the
Sussex Courthouse Area has a relatively low
potential for new commercial and industrial
development.

Public schools, fire and rescue, and law
enforcement are identified as important priorities
for the citizens of the County. According to the
public input, respondents feel these services need
improvement. Each of these public amenities have
a significant presence in the Sussex Courthouse
Area. The public survey also indicates that the
Sussex Courthouse Area will not be a major focus
of non-farm industry or commercial development.
In addition, while some small commercial
develcpment may occur, it will be important to
preserve the historic and natural character of the
small area by directing major development
elsewhere.

Along rural roads

Along the 460 corridor
Along the 1-95 corridor
Around Courthouse area
Other

Answered: 420

Answered: 421

Planned industrial parks
Along the 460 corridor
Along the I-95 corridor

Along rural roads |

Around Courthouse area

Answered: 418

Where in the County should new housing be

concentrated?

0% 10% 20% 30% 40% 50% 60% 70% 80% 90%100%

Where should new, non-farm commercial
business and shopping areas generally be

located?

Along the 460 corridor |

Along the I-95 corridor |

Around Courthouse area I
Along rural roads ]
Other |

0% 10% 20% 30% 402 50% 60% 70% 80% 90%100%

Where should new (non-farm) industry be
generally located?

—]
=

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%



What should Sussex County's highest priorities be for improving
public facilities and community services?

Public schaols

Fire and rescue

Public water and sewer systems

States roads

Social services

Parks and recreation

Public library I

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
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SWOT Analysis

The Sussex Courthouse Planning Area has a host of assets and challenges. The SWOT analysis identifies the Strengths,
Weaknesses, Opportunities, and Threats faced by the Planning Area. These are internal and external factors that help
plan the best uses for land and best investments for the community.

POSITIVE

NEGATIVE

Strengths (Positive characteristics of the Planning
Area that give it an advantage over others.)

Availability of developable land for future public and private
use, including vacant lots subdivided for residential use.

Relative affordability compared to Virginia's Richmond and

Weaknesses {Negative characteristics of the
Planning Area that could harm its revitalization.)

The area’s low population provides a very small and aging
waorkforce.

Accessibility to grocery stores and other major retail is a

Prime soils and active agriculture can qualify owners for farm
conservation opportunities that offer monetary benefits as
well as land preservation.

New school complex offers opportunity for community
events and gatherings that can also support commercial
businesses.

&l Tidewater hubs, both in land prices and in tax structure, challenge for residents.
E Transportation access via State Route 40— a two-lane divided | Lack of variety, diversity, and availability in housing.
'l"_‘ roadway with available capacity and relatively low traffic . . ’ .
> volume. No access to public transportation and distance from major
- regional roadways.

Available utilities to support modest residential and " .

commercial development. Safety along State Route 40, particularly in the school zone

close to the Sussex County school complex.

Prime Agricultural soils, limited fioodplain, and good

transportation access can offer farmers flexibility in their

agricultural commodity production and delivery.

Opportunities {External influences that can be used | Threats {External factors that could prevent

to the advantage of the Planning Area.) improvement of the Planning Area.)

Central location and presence of public offices and facilities | National retail trends make future development in rural

can offer traffic for businesses offering goods and services | areas like Sussex Courthouse more challenging.

that support government, such as law offices, surveyors, . . . i .

engineers, and lunch cafés. Isolation and distance from major roadways limits potential
- to attract businesses,
g Farms located in areas on routes near the gyvemmant:apd Lack of available or usable vacant structures in the Plannin
E school complexes can take advantage of high visibility for on- A d mak € ) c: ; :
; site farm markets or local agritourlsm. bref: would make new construction necessary for sma
x usiness.




Transportation Analysis

Future uses in the Sussex Courthouse Planning Area
(Civic Core) must be coordinated with transportation
routes and other existing assets in the area (See also:
Existing Features & Uses).

The following table shows the Virginia Department of
Transportation (VDOT) average daily traffic {ADT) count
estimates in 2019 for each major road in the Planning
Area. While future development may increase traffic
volumes, it is anticipated that these roadways are
sufficient to accommodate potential growth. A brief
overview of existing and future uses for each major
route follows.

Additionally, this analysis incorporates various
construction  priorities, programmed  projects,
identified deficiencies, and recommendations from
existing VDOT publications and plans such as the VTrans
Mid-Tterm Needs, projects listed in the Six-Year
Improvement Program, and traffic deficiencies identified
in the Crater Planning District Commission (PDC) Rural
Transportation Plan,

VDOT Average Daily Traffic Count Estimates, 2019

Transportation Corridor Traffic Count
Sussex Dr. {State Route 40)

East of Courthouse Rd. 2,400

West of Courthouse Rd. 1,800
Courthouse Rd. {State Routa
735/626)

North of Sussex Dr. 430

South of Sussex Dr. 950
Princeton Rd. {State Route 634) | 570
Old Forty Rd. (State Route 634). | 220




State Route 40 (Sussex Drive)

Sussex Drive {State Route 40) is a primary transit corridor
in Sussex County that runs east to west through the
Planning Area, connecting Sussex Courthouse with Stony
Creek, 1-95, and U.S. 301 to the east, and the Town of
Waverly and U.S. 460 to the west. This is the central local
roadway for residents in the Planning Area. It provides
access to the Sussex County Government Center, as well
as the County’'s consolidated school complex. Sussex
Drive (State Route 40) is expected to be the center for
any residential and commercial development that takes
place in the Planning Area and is the site of a recent
residential subdivision development near Sussex
Courthouse, The area north of this corridor is expected
to support the need for increased housing in the area.
The main intersection of the area at Sussex Drive (State
Route 40) and Courthouse Road (State Route 735/626)
should also support new commercial and public use.
While significant growth and development are not
anticipated for the Sussex Courthouse Planning Area,
County officials should consider the benefits of
establishing a highway corridor overlay zoning district
along Sussex Drive (State Route 40) to ensure quality
development along this major roadway.

]

State Route 735/626 Corridor (Courthouse

Road)

The Courthouse Road Corridor {State Route 735/626)
runs north to south through the Planning Area,
intersecting with Sussex Drive (State Route 40), and
provides direct access to the Sussex County Government
Center. Modest commercial development exists at the
intersection of Courthouse Road (State Route 735) and
Old Forty Road (State Route 634}. Limited, commercial
development is expected to continue and may be
expanded at the intersection of Courthouse Road (State
Route 735) and Old Forty Road {State Route 634).

The north side of the intersection of Sussex Drive (State
Route 40} and Courthouse Road (State Route 626) may
alse accommodate potential commercial development.
Modest residential development is also anticipated
along Courthouse Road (State Route 626) and Bethel
Church Road (State Route 637} to the north of the Sussex
County Courthouse where several dwellings and utility
connections already exist.



State Route 634 Corridor (Princeton Road/Old
Forty Road)

The Princeton Road Corridor (State Route 634) runs from
northwest to southeast through the Planning Area,
branching from Sussex Drive (State Route 40) and
intersecting with Courthouse Road directly adjacent to
the Sussex County Government Center. State Route 634
then continues eastward as Old Forty Road. Government
and commercial development is expected to continue at
the intersection of these roads due to their close
proximity to the Courthouse.

Transportation Improvements

This analysis incorporates various construction priorities,
programmed projects, identified deficiencies, and
recommendations from existing VDOT publications and
plans such as the VTrans Mid-term Needs, projects listed
in the Six-Year Improvement Program, and traffic
deficiencies identified in the Crater Planning District
Commission (PDC) Rural Transportation Plan.

VDOT has previously paved Longevity Road (State Route
636) starting at Courthouse Road as identified in the
VDOT Six-Year Improvement Program. The VTrans Mid-
term Needs does not recommend any transportation
recommendations for the area. Recommendations in the
Crater PDC and VDOT Rural Transportation Plan include
improvements to Courthouse Road (State Route 626)
north of Sussex Drive (State Route 40) to widen the lanes
and address geometric deficiencies. The existing road
has less than 10-foot-wide lanes that creates a safety
hazard for travelers along the route, particularly at
corners and hends. This is the only recommendation that
the plan provides for the area.



Future Vision & Planning

The Sussex Courthouse Pianning Area is the geographic
and civic center of Sussex County. This is the primary
point of delivery for government services, which is the
current and future driver of development in this area. For
purposas of this plan, this district has been deemed the
Civic Core. These government and educational facilities
along with the convergence of several primary rural
routes creates some potential for growth and
development. Future planning efforts must also
recognize the importance of the agricultural economy
and local desire to maintain rural character.

Part of the future vision builds upon a future land use
analysis that projects ideal land uses for major zones of
the Planning Area shown below in the Future Land Use
Map, with associated recommendations to follow.

It should be noted that residential use secondary to
agricultural operations or scattered rural residential or
commercial parcels are not reflected in recommended
future uses. This does not mean those existing individual
uses should be discontinued, but rather that the
recommended land use model reflects the primary
future uses,
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Future Land Use Analysis

The recommended future uses are based on a variety of
factors, such as subdivisions on record, best land use
practices, environmental conditions, zoning, and access
to public utilities. Future land use recommendations
include the addition of some residential land uses to the
Sussex Courthouse Planning Area as well as some limited
growth in commercial and government uses and the
proposal of strategies to ensure that agriculture
continues to be profitable and thus the rural culture
preserved. Future development in the area should be
clustered as much as possible and be located outside of
FEMA flood zones located along Anderson Branch and
Thweat Branch.

Environmental Conservation

The Sussex Courthouse Planning Area contains a wide
variety of environmental features, including wetland
areas, flood zones, and riparian areas that play an
important role in plant and animal species diversity as
well as natural water system filtering. Given the
prevalence of natural features throughout the County,
environmental conservation is a relevant consideration
for all future land use categories. There are a number of
forest, wetland, and recreational conservation
easements on properties throughout the County, but
few in this area. Conservation easement programs could
be enhanced in this area and expanded to specifically
include the protection of active farmland.

Low-impact development strategies and stormwater
drainage infrastructure improvements should be
considered to protect water quality in areas slated for
commercial and public facility growth. Moreover, cluster
development strategies that emphasize greater density
and concentration of dwellings should be utilized when
planning for new residential development near the
Sussex County Government Center.

Farmers are encouraged to follow best management
practices and take advantage of conservation and
environmental programs promoted by the Virginia
Department of Agriculture and USDA. And, as menticned

in the Agricuitural, Forested, and Open Space section of
this document, natural floodplains should be maintained
and used as natural buffers along waterways.

Agricultural, Forested, and Open Space

The primary land use within Sussex Courthouse will
continue to be rural in nature and include large tracts of
agricultural, forest, and open land uses. These areas are
labeled as Agricultural on the future land use map.
Development should be focused in designated areas and
discouraged throughout most of the Planning Area. The
main purpose of this land use classification is to facilitate
existing and future farming operations, allow for
expansion of farm related activity, reduce the effects of
soil erosion, and protect watersheds to promote the
continuation of farming as one of the most important
sectors of the economy. As such, minimizing land
subdivision, preserving envirenmentally-sensitive areas
and ensuring appropriate buffers around streams and
intensive livestock operations will help preserve the
overall rural character of the Planning Area. Additionally,
areas within the FEMA-designated flood zones should
not see any future development and should be used as a
natural flood reserve area that act as a buffer between
agricultural uses and waterways.

In planning for active agricultural use of parcels in the
rural area, the County should consider the full scope of
maodern farming activities, including agritourism, on-site
sales, food preparation, and events, and modify local
regulations to more easily permit all activities that can
help farmers maintain a profitable enterprise. Such
activities have the added benefit of drawing visitors to
the rural areas of Sussex County for tourism as well as
providing additional income to farming operations.
Large, contiguous parcels will remain necessary for
sustainable agricultural enterprise in the rural area.

Outside of sensitive environmental areas, it is the vision
of Sussex County that rural areas remain rural, and that
active agriculture maintains its importance in the
community. A central objective of land use planning in
Sussex County is to preserve this valuable land from



being developed for residential or other land uses. Once
developed, it cannot easily be restored te its original
condition {nature). Areas reserved for agriculture on the
land use map should be used for active agricultural and
forestry enterprises, and best management practices
should be observed relative te the land disturbance,
support structures, and other facilities that such
agricultural/rural operations require.

Areas that are in forest preservation programs should be
maintained to support the ecological balance between
agriculture and forest. The County should consider the
formation of a farmland conservation board to promote
and manage conservation easements specific to the
protection of active agricultural land.

Residential
Design

Based on the current number of subdivided but vacant
parcelsin the areg, there is some immediate potential for
residential growth. Residential development in the area
has historically been as a secondary use on farms or of a
linear pattern along roadways. It is recommended that
the continuation of the current trend toward linear
housing development be limited. Where linear
development is inevitable, shared driveways can be
designed to reduce safety issues that can arise with
multiple single driveway access points. Public sewer
service should be secured to ensure sustainable water
quality necessary for active agricultural.

It is understood that the option to subdivide small lots
with road frontage for residential development provides
farmers an opportunity for supplemental income with
minimal development effortfloss. However, there are
other options for design. Cluster development offers an
alternative to linear sprawl with the same or less
cropland/forest impact and a safer, higher quality
environment for the residents. This design also limits the
area of exposure of agricultural commeodities and forest
land to the risks associated with multiple residential
access points. Cluster development can also offer a more

desirable “neighborhood” layout and more design
flexibility. Advantages include:

e Safer access for residents to subdivision streets
as opposed to highways.

o Reduced front setback to increase the
surrounding buffer between agricultural and
residential activity.

s Walkable neighborhood with safe
walking/bicycling for children and adults.

e Shared use areas such as parks, can be easily
accessible to all residents, providing for & better
quality of life and a greater sense of community.

Location

Modest residential development is anticipated along
Courthouse Road (State Route 626) and Bethel Church
Road (State Route 637) where several dwellings and
utility connections already exist to the north of the
Sussex County Courthouse. In addition, Old Forty Road
{State Route 634) and Sussex Drive {State Route 40) have
also been identified as possible areas for future
residential development. It is a central priority for the
Sussex Courthouse Planning Area, and Sussex County as
a whole, to guide residential development in a direction
that it does not diminish the County’s rural character.
Accordingly, utilizing development strategies, such as
planned communities or cluster developments as
described above, will confine residential development to
specific areas rather than allowing it to sprawl along
roadways.

Housing Type

In the past, residential development in Sussex County
has comprised almost exclusively of low density, single-
family dwellings. While this approach has been
employed to protect the rural aesthetic of the County
and preserve vital environmental and agricultural areas,
a cansideration of the potential benefits of allowing for
more residential options may better achieve many of the
County’s long-term goals. For example, duplex/triplex
style residential dwellings or accessory dwelling units



(ADU’s) could be permitted on individual lots of at least
one acre rather than single-family dwellings alone. This
approach would enable County officials to ensure the
preservation of the area’s rural character and economy
while also creating more affordable housing
opportunities in Sussex County. This could be potentially
useful near the school complex. Affordable, well
designed residential areas could provide desirable
housing opportunities for young teachers and other
school staff.

Public Services

Access to public services is also an important component
of residential growth. While grant assistance could be
used to expand water and sewer services into more rural
parts of the Planning Area where residential growth is
desirable, the existing treatment capacity is insufficient
to support anticipated growth. It is especially important
to ensure that areas provided with public water access
are also provided with public sewer access. Public water
services can increase development pressures, but
without public sewer, an increase in the number of septic
systems can threaten the groundwater quality, especially
in low lying areas where soils may not be suitable for
effective septic development. This could endanger the
agricultural viability as well as public health.

Commercial

Commercial development should be focused near the
intersection of Route 40 (Sussex Drive) and State Route
626 (Courthouse Road)}, which is the busiest intersection
in the Planning Area. Additionally, the area across from
the Sussex Courthouse and Government Complex at the
intersection of State Route 735 (Courthouse Road) and
State Route 634 {Old Forty Road) has potential for
commercial growth.

Future commercial development in the Planning Area is
expected to be limited relative to other Planning Areasin
Sussex County. Given the County’s central priorities of
preserving environmentally sensitive conservation areas
and the area’s agrarian economy, any commercial
development should be concentrated around the center

of the Planning Area near the Sussex County Government
Center, where some commercial development already
exists. Commercial development should take advantage
of vacant commercial spaces that exist in the Planning
Area and limit the disturbance of the rural character of
the area. Officials might also consider efforts to bring
small market-style retail space to the area to serve its
residents and improve food security in the area.

Industry

Unlike other Planning Areas in Sussex County, no
industrial development of any kind is anticipated or
recommended for the Sussex Courthouse Planning Area.

Public Use

The Sussex Courthouse Planning Area is the center of
both the County’s courts and administrative services, as
well as its consolidated elementary, middle, and high
school campus. As such, the modern and spacious school
grounds will provide area residents with recreational
facilities for many years to come. One of the primary
objectives for the Planning Area will be to accommodate
any expansion of public facilities and utilities necessary
for maintenance and development of the Sussex County
Government Center and the school complex.



Implementation Recommendations

Recommendations for the Sussex Courthouse Planning Area build on the strengths of the area as Sussex County’s center
of community and government. The recommendations focus on identifying opportunities for appropriate development

and preserving agriculture and open space.

Implementation Task

Cost
Scale

Time
Scale?

Responsible Party

Promote County policies and farmer participation in
conservation and environmental programs, such as those
available through the VA Department of Agriculture and
Consumer Services {VDACS) and promote additional forms
of income for farmers like Agri-tourism.

Short-term

Cooperative Extension

Promote the use of the Sussex County school complex as a
place for recreation and community use in the Planning
Area.

Short-term

County Administrator/
School Superintendent

Update County zoning ordinance to encourage cluster
development, deter the development of prime farmland
and woodlands, and preserve the rural character of the
County.

$5

Short-term

Planning and Zoning
Department

Review and update the zoning ordinance to increase
housing diversity, such as allowing cluster development on
small lots, duplex, triplex structures and accessory
dwelling units in appropriate areas to improve the quality
of housing structures and increase affordable housing
options in the area.

59

Short-term

Planning and Zoning
Department

Continue to work with utility providers, local businesses,
and County residents to extend broadband internet
service to all unserved and underserved homes and
businesses.

$S

Short-term

County Administrator

2 Short-term (1-5 years); Medium-term (5-10 years); Long-term (10+ years)




Cost Time
Implementation Task Responsible Pa
P Scale Scale? P L)
Modify or update the zoning ordinance to ensure that
commercial development is concentrated near the Sussex . )
] . Planning and Zoning
County Government Center and easily allows for retail, 5SS Short-term Department
restaurants, offices, and local medical facilities to be P
developed.
Update zoning ordinance to reflect portions of the
Planning Area in the vicinity of the Sussex County Planning and Zonin
Government Center for limited but concentrated 55 Short-term & B
. . , Department
commercial development, and direct future commercial
development into designated growth areas.
Consider establishing a highway corridor overlay district to Planning and Zenin
B a highway Y S Medium-term & &
preserve the appearance along State Route 40. Department
Consider utilizing farmland protection tools available in Cooperative Extension/
the VA State Code to promote long term agricultural S Medium-term Planning and Zoning
conservation. Department
Adopt low-impact (best management practice)
development strategies and guidelines for constructing . .
. ) . ! Planning and Zoning
stormwater drainage infrastructure fo mitigate S Medium-term
. . © Department
environmental impacts of development and remediate
flood prone areas where poor drainage exists.
Implement necessary utility improvements/expansions
along State Routes where residential and commercial 5885 Long-term County Administrator

growth is projected in the Planning Area.
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Preface

Sussex County is a rural yet diverse County that contains
individual development areas separated by rural
landscape, farms, forests, and a diverse network of
waterways. Due to this disparate pattern of
development, Sussex County has chosen to utilize a
planning strategy that includes individualized area plans
for six areas, including the rural area that lies between
each of the developed areas.
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Each of the geographic regions of Sussex County has a
prevalent strength that is specific to the unique
conditions of that area. By identifying, focusing on, and
nurturing these individual strengths, the County can
develop a balance of overall growth and conservation
that builds a healthy ecosystem for future development.
The goal is to support beneficial growth in each of the
focus areas that promotes the success of the Countyasa
whole, while protecting the elements that are important
to the people, the economy, and the culture.
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Six Planning Areas

The six individual areas that create the backbone of this interdependent County planning strategy are as follows:

Sussex Courthouse / State Route 40 Planning Area -
Civic Core

This planning area contains a large government complex
and new consolidated school facility. The area is of
historical importance and is surrounded by large pristine
farms that are important to the local agricultural
heritage. It is also served by State Route 40 which is a
significant local transportation route within the County.

Jarratt Planning Area — iInterstate Services

Located along Interstate 95 (I-95) with relatively little
floodplain area and sufficient public services, this
planning area can support higher intensity development
that is reliant upon easy access to 1-95. The area offers a
good industrial alternative to the Waverly area due to
transportation access.

Rural Planning Area — Conservation

Agriculture is an important economic and cultural driver
in Sussex County. Planning in this area should ensure
protection of prime farmland, forests, and the
hydrological network that supports the farm economy,
rural heritage, tourism, and environmental diversity.

Stony Creek Planning Area ~ Commercial Center

Fed by 1-95 and accessible to other areas in the County,
the Stony Creek area can accommodate commercial
development that is missing in the rural area between
Petersburg and Emporia. The large floodplain/wetland
areas of this district restrict the amount of development
and make it more suitable to commercial than industrial
development.

This planning area contains tourism, agritourism, and
recreational opportunities that can be nurtured and
developed. With the U.S. Route 460 access and existing
tourism, Wakefield can take advantage of the passing
traffic and popularity of nostalgic and rural tourism.

Waverly is the center for current and future industrial
development. With U.S. Route 460 access and room for
rural/urban expansion, Waverly is a prime location for
expanded urban development patterns.

This plan will focus on Stony Creek — The Commercial Center for Sussex County. This Small Area Plan is a component of
the larger Sussex County Comprehensive Plan examining features, challenges, and opportunities in the constrained zone
surrounding the Town of Stony Creek while also considering how this area relates to the other areas of the County. The
strength of this area is the accessibility to 1-95, one of the country’s busiest interstate highways. Additionally, the existing
commercial businesses and infrastructure of the Town of Stony Creek serve as foundation for future growth in the area.
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Stony Creek Planning Area

The Stony Creek Planning Area is in the northwestern
portion of Sussex County and covers approximately 6.4
square miles, which includes 0.6 square miles in the
Town of Stony Creek. The Planning Area contains a 4-
mile section of 1-95 and the parallel U.5. Route 301 from
the Town of Stony Creek north to the Prince George
County and Dinwiddie County lines. There are also two
exits {31 and 33} off 1-95 at Cabin Point Road/St. John
Church Road (State Route 602) and Sussex Drive (State
Route 40). The Planning Area also extends west of the
Town of Stony Creek along Sussex Drive te the Dinwiddie
County line. Other smaller corridors that in the Planning
Area include Cabin Point Road (State Route 602} east of

I-95 and Flowers Road {State Route 681) north of State
Route 40.

Based on the most recent estimates for Census Blocks in
the 2010 US Census Data, the population for the Planning
Area was approximately 821 persons and 414
households, which includes 198 residents and 75
households in incorporated Stony Creek.! By
comparison, based on the 2010 Census, the total
population for Sussex County was 12,087 people. For
reference, American Community Survey estimates for
2019 show the population as having declined to about
11,237 individuals (-6.9%).

Stony Creek Planning Boundary
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! Due to the small size of the Planning Area, Census Block data must be used to estimate population. Data on the Census Block level

is only available avery ten years following the Decennial Census.



Existing Features & Uses

The Stony Creek Planning Area includes a few
commercial nodes along with a mixture of rural
residential dwellings and farm structures. The area’s
road features are important assets that serve as the
foundation for existing activity and help to guide future
growth. Existing utilities in the area include electric
power lines as well as water and wastewater, specifically
near the Town of Stony Creek and along the Blue Star
Highway (U.S. 301).

Most of the Planning Area is within the Dominion Electric
Service Area. Prince George Electric Co-Op serves some
customers along State Route 602 in the northern part of
the Planning Area. Broadband internet access is available
at some locations along U.5. 301, and Prince George
Electric Customers receive internet from RuralBand.
RuralBand’s Rowanty Zone provides fiber aptic internet
service to the Rowanty Road and Cabin Point Road area.
Many other residents in the Planning Area still remain
unserved or underserved by internet service. The
current wastewater treatment plant that serves the
Town of Stony Creek and some development along U.S.
301 is located east of I-95 on Setzer Road just outside the
boundaries of the Planning Area. However, the
wastewater treatment plant has limited capacity to
accommodate additional growth and development.

The Town of Stony Creek and the area’s two interstate
interchanges serve as the hubs for development and

activity within the area. The Davis Travel Center and
surrounding restaurants and hotels at Exit 33 are the
largest structures in the Planning Area. Exit 31 has a
dollar store and gas statians to support local and through
traffic. The Town of Stony Creek includes a small
commercial area with available vacant space for
commercial or adaptive reuse. The Planning Area also
has some industrial uses including a concrete
manufacturer, a mineral processing plant, and a utility-
scale solar facility, Each of these features and the roads
are discussed further in the Planning Analysis section of
this plan.

Notable natural features include Stony Creek and
Sappony Creek, which both run west to east before
meeting the Nottoway River. Rowanty Creek in the
northern portion of the Planning Area runs southeast
hefore also meeting the Nottoway River. Land around
both creeks are designated as floodways and much of the
larger surrounding area are classified as Zone AE flood
zones, meaning that they are subject to inundation by a
100-year flood event. Many small water bodies are
scattered throughout the Planning Area, including small
ponds, swamps, and streams. Many of the smaller water
bodies contribute to the extensive wetlands found
throughout the Planning Area.
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Existing Land Use

Existing development in the Steny Creek Planning Area is
centered around established commercial uses near |-95,
U.5. 301, and the Town of Stony Creek with a mix of rural
residential, active agriculture, and forested areas
extending outwards from the Town. Despite the
presence of major transportation corridors, much of the
Planning Area remains undeveloped because of the
significant presence of floodplains and wetlands. The
current pattern of development has supported some
residential growth along public roads extending beyond
the Town of Stony Creek outside of floodplain areas. The
undeveloped areas contain an equal distribution of

forest and agricuiture cropland with much of those areas
lving in the 100-year floodplain or near identified
wetlands and along freshwater streams.

The map below and the pie chart on the next page show
the quantity and location of various land use types in the
Planning Area. These graphics are also complemented by
descriptions of each land use type on the following
pages.
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Stony Creek Existing Land Use
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Residential

Residential uses consist almost entirely of low density
single-family detached housing and make up only 11.5%
of lands in the Planning Area. An estimated 439 housing
units (occupied or vacant) are located within the
Planning Area. Generally, homes are scattered
throughout the Planning Area, but small concentrations
can be found within the Town of Stony Creek, along the
State Route 40 corridor between Flowers Road (State
Route 681} and Shands Road (State Route 713), and
northeast of Exit 33 in the area of Cabin Point (State
Route 602} and Rowanty {State Route 623) Roads. This
northeast cluster includes both single-family homes on
large lots and manufactured homes. Most of the
concentrations of residential development in the
Planning Area are located outside of designated
floodplain areas. Additionally, most existing residential
development has occurred along public roads and there
are no subdivisions with development on separate
private roads.

Commercial

This land use category includes areas used for retail,
consumer services, and professional activities, and
makes up less than five percent {4.9%) of Planning Area
land use. While commercial uses cover a small portion of
the area, these uses are some of the defining features of
the Stony Creek Planning Area. Retail uses include hotels,
restaurants, gas stations, banks, and convenience stores.
Several smaller retail commercial uses are found in the
Town of Stony Creek. Travel related services are
concentrated at Exits 31 and 33 of 1-95. Exit 33 at the
intersection of U.S. 301 and Cabin Point Road (State
Route 602) is a hub for commercial activity serving local
and regional traffic. The Davis Travel Center Truck Stop

draws a large amount of interstate traffic into the
Planning Area. Additionally, hotels, restaurants, and gas
stations located on U.S. 301 are drivers of local
commercial activity. The Exit 33 interchange also offers
large amounts of accessible vacant land for future
commercial development.

The Town of Stony Creek and the area around Exit 31 at
Sussex Drive (State Route 40) also has a presence of
commercial uses at a lower density. This includes gas
stations, small restaurants, and a dollar store. A small
assortment of locally-serving commercial uses, such as a
pharmacy, auto repair shops, a used truck dealer, and a
post office, are located in and around the Town of Stony
Creek.

Industrial

The Planning Area currently has two active industrial
sites with the land and access to support industrial
growth in the future. Existing rail and interstate access
may make the Stony Creek area attractive for future
industrial development. One of the existing sites is an
active precast concrete manufacturer located off of
Setzer Road along |-95. The other existing industrial site
is the lluka Resources mineral separation plant and
operations office. However, lluka resources has ceased
active mining operations in the surrounding area, so the
active use of the site has been recently reduced.
Nevertheless, the site remains heavily industrial due to
the intensity of existing uses on the site.

Sussex County’s only active utility-scale solar facility is on
approximately 200 acres of land that is partially in the
Stony Creek and Rural Planning Areas. It is a 20-
megawatt solar facility that is considered a temporary
use with an initial lifespan of around 40 years. The site is
an active use of the land but is not defined within the
traditional industrial land use classification. The site is
specifically highlighted on the existing land use map
separate from the industrial and agricultural uses.



Agricultural/Forested/Open Space

Agriculture, forest, or open space makes up the majority
of the land in the Planning Area, accounting for over 75%
of the total area. On the existing land use map, these
areas are labeled simply as agricultural. Many of these
areas include actively cultivated agricutture lands with a
notable presence of soils designated as prime farmland
or a soil of statewide importance. Although some of
these areas may experience future development
pressure as a result of their proximity to the Town of
Stany Creek and Interstate 95 interchanges, the County’s
Comprehensive Plan vision is for a large portion of
Sussex’s land to remain undeveloped to preserve the
rural and agricultural lands of the area.

This land use category also includes the Stony Creek
waterway, scattered wetlands, and floodplains. The
areas directly along Stony Creek are unique natural
resources that provide important environmental services
and are largely unfit for development.

Public

This land use category includes buildings for
governmental functions, schools, libraries, fire stations,
and similar public uses, as well as institutions like
churches. Public use makes up less than two percent
{1.7%) of the Planning Area, and include churches,
telecommunications facilities, and the Stony Creek
Valunteer Fire and Rescue Squad.

Town of Stony Creek

The Town of Stony Creek includes a number of
residential and commercial uses that complements
development in the overall Planning Area. Small
commercial uses and a post office in the small downtown
serve as the main center of activity in the Town. The
Town also features a public park with a walking trail,
fitness stations, and a pavilion that serves as a
recreational asset for the area.



Public input

Local stakeholder meetings and county-wide
surveys provide a brief understanding of public
opinion about the status and future of the Stony
Creek Planning Area. Input recognizes the need
for the development of public facilities, with
public water and sewer systems being
particularly relevant to the Stony Creek area.
Additionally, there is recognition that the Stony
Creek area has potential for new commercial
and industrial development. This further
substantiates the need to improve local water
and sewer service to support more commercial
uses of various sizes.

Additionally, the location of the Planning Area
along the heavily trafficked 1-95 corridor further
explains why commercial and industrial uses
should be a priority. The types of development
desired for the Stony Creek area in the public
survey directly complement its lacation along |-
95. Accordingly, the public survey responses
appropriately prioritize development along the
corridor where through traffic is mostly likely to
stop and contribute to the local economy.

What would you like to see happen in the Stony
Creek area?

New industry or major employers

New stores or restaurants —

Parks, schools, or government... T
New residential development :I
Na change I

Other
0% 20% 40% 60% 80% 100%

Where should new, non-farm commercial
business and shopping areas generally be
located?

Along the 460 corridor |

Along the 1-95 corridor
Around Courthouse area

Along rural roads

Other |

Answered: 421 0% 10% 20% 30% 40% 50% 60% 70% 80% 90%100%

Where should new (non-farm) industry be
generally located?

Planned industrial parks l

Alang the 460 corridor |

Atong the 1-95 corridor ﬁ
Along rural roads |

Around Caurthouse area |
Other :I

Answered: 418 0% 10% 20% 30% 40% 50% 60% 70% 80% 90%100%




SWOT Analysis

The Stony Creek Planning Area has a variety of assets and challenges. The SWOT analysis identifies the Strengths,
Weaknesses, Opportunities, and Threats faced by the Planning Area. These are internal and external factors that can help
to inform the best uses for land and best investments for the community.

POSITIVE

NEGATIVE

Strengths (Positive characteristics of the Planning
Area that give it an advantage over others.)

Availability of developable land for future public and private
use, including vacant lots near highway interchanges with
established businesses and commercial activity.

Relative affordability compared to Virginia’s Richmond and

Weaknesses ({Negative characteristics of the
Planning Area that could harm its revitalization.)

Much of the land in the planning area is within designated
flood zones, including most of the Town of Stony Creek,
making these areas inappropriate for many types of
development and difficult to insure,

conservation opportunities that offer monetary benefits as
well as land preservation.

Distance and commute time to the Richmond metropolitan
area makes the area attractive for commuters looking for a
maore rural lifestyle.

- - . -
& | Tidewater hubs, both in land prices and in tax structure. The limited capacity of the existing sewer treatment plant
E may prevent the ability to accommodate large
[TY] Excellent transportation access via I-95, U.S. Route 301, and | developments in the short term.
E State Route 40 provides connectivity to the entire east coast
- with capacity for additional growth. Lack of variety/density and availability in housing may not
meet the needs of potential employers.
Available rail access for new industries that may require both
rail and highway access. Failing septic systems within floodplains and low-lying areas
may compromise local water sources.
Existing commercial activity at highway interchanges serves
as a foundation for further growth. Safety concerns along State Route 40, particularly at the
intersection with US 301 and the I-95 interchange.
Opportunities (External influences that can be used | Threats (External factors that could prevent
to the advantage of the Planning Area.) improvement of the Planning Area.)
Visibility and access to a high-volume interstate highway | Many localities are in competition for the same kinds of
system, commercial and industrial development desired for Stony
Creek.
- Affordable land, tax, and living costs make Stony Creek a
g marketable location for some businesses compared to more | Trends toward increasing environmental regulation may
E urban areas in the state. make development in flood-prone areas more complex as
; . . time goes on.
x Prime soils and active agriculture can qualify owners for farm

Easy transportation in the Stony Creek area makes it
convenient for the limited local workforce to access jobs in
the metro Richmond area rather than work locally.




Transportation Analysis

Future uses in the Stony Creek Planning Area
{Commercial Center) must be coordinated with
transportation routes and other existing assets in the
area (See also: Existing Features & Uses).

The following table shows the Virginia Department of
Transportation {(VDOT) average daily traffic (ADT) count
estimates in 2019 for each major road in the Planning
Area. While future development may increase traffic
volumes, it is anticipated that these roadways are
sufficient to accommodate potential growth. A brief
overview of existing and future uses for each major
route follows,

Additionally, this analysis incorporates various
construction  priorities, programmed  projects,
identified deficiencies, and recommendations from
existing VDOT publications and plans such as the VTrans
Mid-Term Needs, projects listed in the Six-Year
Improvement Program, and traffic deficiencies
identified in the Crater Planning District Commission
{PDC) Rural Transportation Plan.

VDOT Average Daily Traffic Count Estimates, 2019

Transportation Corridor Traffic Count
Interstate 95
At Sussex Dr. 39,000
North Exit Ramp at Exit 33 1,500
South Exit Ramp at Exit 33 1,700
North Exit Ramp at Exit 31 1,100
South Exit Ramp at Exit 31 940
Blue Star Highway {(US 301)
North of SR 40 Bus. 1,800
Between SR 40 Bus. and SR 40 | 2,500
South of SR 40 740
Sussex Dr. (State Route 40}
East of US 301 Blue Star Hwy 3,500
West of US 301 Blue Star Hwy 2,500
Cabin Point Rd./St. Johns Church
Rd. {602)
East of 1-95 720
West of I1-95 560
Flowers Rd. (681)
North of Sussex Dr., 300




Interstate 95

1-95 is the most important transportation feature of the
Stony Creek area and is considered a Corridor of
Statewide Significance (CoS5) by VDOT. Running north
and south along the eastern edge of the Planning Area, |-
95 serves the entire east coast of the United States,
including major metropolitan areas, with high-volume
and high-speed transportation. The Planning Area is
fortunate to have two interstate interchanges; Exit 33 to
the north at the location of the Davis Travel Center, and
Exit 31 adjacent to the Town of Stony Creek and State
Route 40. This interstate brings nearly 40,000 vehicles
per day through the area and will provide the demand
for the majority of new commercial, industrial, and
eventually residential development in the area.

New retail should be concentrated in areas that are
proximate to Interstate 95 access points. Exit 33 is
already the most heavily trafficked exit in the County
with an estimated 3,200 trips exiting at the interchange
in either direction. There are already two hotels and a
third under construction along the corridor with the
possibility for more development. While 1-95 does serve
larger metropolitan areas, the traffic and high land costs
in other areas along the corridor can be a detriment to
business, especially industrial applications with large
land needs. Stony Creek therefore can be an ideal

location for such businesses relying on access to 1-95.

With two local interchanges and low existing traffic
counts based on road capacity, there is little concern for
future congestion.

State Route 40 Corridor {Sussex Drive)

State Route 40 runs from east to west across the
Planning Area, providing access for local travel. State
Route 40 is also an important cross-county connection to
the 1-95 corridor and to the U.S. 460 Corridor near
Waverly. State Route 40 is, therefore, a key route for
residents that are accessing I-95 from more rural parts of
the County. State Route 40 bypasses the Town of Stony
Creek, while State Route 40 Business serves the Town.
The two roads merge and continue west into Dinwiddie
County where some residential development is present.
East of Stony Creek, State Route 40 serves a small
concentration of residential development and has the
width and capacity to serve more residential growth in
this area if development is appropriately clustered.
Signage and landscaping along Route 40 should create a
visually cohesive experience for locals and visitors alike.

US Highway 301 Corridor {(Blue Star Highway)

The Blue Star Highway (U.S. 301) offers a parallel route
to 1-95 and has local connections between the Planning
Area’s two 1-95 interchanges. This route is ideally located
to provide local circulation and access to potential
development sites without obstructing the interstate
interchanges themselves. Various sites along the U.S.
301 frontage offer opportunities for commercial and
industrial development needing easy access to 1-95. The
corridor also provides local connection between the
Planning Area’s two main hubs of activity at Exit 33 and
Exit 31 around the Town of Stony Creek.



Railroad Corridor

CSX rail line runs north and south through the Planning
Area, providing opportunities for industry, commercial
distribution, and other applications. A spur from the
main line connects to the lluka Resources mineral
processing plant. While the appeal of rail access has
declined in certain industries as modern commerce has
shifted to highway shipping, the flexibility offered by the
railroad is another asset to the community. Combined
with access to 1-95, this asset may allow potential
industrial users to import raw materials by rail and
export finished products by highway from a single site.

The rail line also creates a physical barrier through the
Town that limits development in some parts of the
Planning Area. While Route 40 has an elevated crossing
over the railroad, at-grade crossings exist on Route 40
Business within the Town and at Route 602 {St John
Church Road) north of the Town of Stony Creek. At-grade
crossings may cause congestion and safety issues if
further development that attracts truck traffic takes
place near these crossings.

Transportation Improvements

A few notable transportation improvements are
recommended for the Stony Creek Planning Area. The
VTrans Mid-Term planning priorities include intersection
impraovements at the intersection of U.S. 301 (Blue Star
Hwy) and State Route 40 (Sussex Drive) as well as the
intersection of U.S. 301 and State Route 40 Business {Lee
Ave.). Additionally, the priorities include speed reduction
improvements on the southbound exit ramp of 1-95 at
Exit 31 onto State Route 40. As of the most recent VTrans
report, all of these projects are designated as Priority 4,
which is the lowest priority classification. Finally, the
VTrans recommendations includes the proposed
industrial site at Exit 31 as an Industrial and Economic
Development Area (IEDA) based on input from Sussex
County. Accordingly, VTrans has listed potential capacity
improvements to the surrounding roads to complement
site development.

Recommendations in the Crater PDC and VDOT Rural
Transportation Plan include the short-term need to
install speed reduction measures at the intersections
along State Route 40 as well as to add deer warning signs
along State Route 40. Over the long term, the plan
recommends potentially widening State Route 40 to four
lanes and also reconstructing Rowanty Road in the
northeastern portion of the Planning Area to widen lanes
and address geometric deficiencies.



Future Vision & Planning

The Stony Creek Planning Area has the potential to
become the gateway of Sussex County and a hub of
commercial activity. With a long frontage on Interstate
95, the Stony Creek Planning Area offers high visibility
and access for development. New commercial and
industrial uses at the Planning Area’s two interstate exits
can contribute to the County’s tax base and increased
exposure for the Town and its surroundings. While
existing gas station, hotel, and restaurant uses aimed at
passing travelers provide tax revenue and some job
opportunities, the long-term success of the Stony Creek
area will rely on the expansion of commercial and
industrial uses that provide high quality jobs, attract new

residents, and support the growth of retail and services
in the area.

Part of the future vision builds upon a future land use
analysis that projects ideal land uses for targeted
locations in the Planning Area shown below in the Future
Land Use Map, with associated recommendations to
follow. It should be noted that a significant portion of
land in the Stony Creek area is within designated flood
zones, including most of the Town of Stony Creek itself.
Any future developments within flood zones should be
informed by the relevant environmental constraints and
the risks of floading.

Stony Creek Future Land- Use

Agricultural

P commercial

Industrial
P Public

Residential

Town

Roads

Parcel Lines

Flood Zone

I:I Stony Creek
Planning Boundary

N
\ Lo s
@ \ 77
N /
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A
7
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I
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Future Land Use Analysis

The recommended future uses are based on a variety of
factors, such as existing development, actively marketed
sites for economic development, best land use practices,
environmental conditions, zoning, and access to public
utilities. Future land use recommendations include the
addition of some residential land uses to the Stony Creek
Planning Area as well as targeted growth of commercial
and industrial uses in appropriate and accessible
locations. Many of the recommendations are contingent
on the ability of the County to expand wastewater
capacity in the area. Moreover, it also includes the
proposal of strategies to ensure that agriculture
continues to be profitable and that the general rural
culture is preserved. Finally, future development in the
area should be clustered as much as possible and be
located outside of the extensive FEMA flood 2ones.

Environmental Areas

The Stony Creek Planning Area contains many
environmental features, including waterways, wetland
areas, flood zones, and riparian areas that play an
important role in plant and animal species diversity and
natural water system filtering. As well as being important
environmental features, the area’s waterways, primarily
Stony Creek itself, can be scenic and recreational assets.
Given the prevalence of natural features throughout the
Planning Area, environmental conservation is a relevant
consideration for afl future land use categories discussed
in this plan.

The local waterways and low-lying topography of the
area bring risks of flooding, as well as the potential for
contamination from future development. These natural
features must be respected in the process of pursuing
future development for Stony Creek. Approximately 41%
of lands in the Planning Area are within defined flood
zones, presenting a challenge for future development.
Preferred uses within flood zones include agriculture,
recreation, and open space. Moreover, with so much
designated flood zone, the County should consider
programs available to localities to help mitigate flood
risk. The Pre-Disaster Mitigation Grant Program is a
Federal Emergency Management Agency (FEMA)
program that can assist with a variety of disaster

preparation steps for communities, including physical
improvements that protect against flooding. Grants are
also available through Virginia Department of Emergency
Management (VDEM)}, including the Hazard Mitigation
Assistance (HMA) program for acquisition and relocation
of flood prone structures or elevation of flood prone
structures. Finally, both the County and Town aof Stony
Creek can participate in the Community Rating System
(CRS), which is a flood insurance program that can
drastically lower flood insurance costs if the County is
willing to help further inventory flood prone areas.

Also, the County must ensure that development is
limited near these environmental areas and encourage
low-impact development strategies and stormwater
management improvements to protect habitat and
water quality. This includes along Stony Creek where
flood zones and riparian zones could eventually be
developed.

Agricultural, Forested, and Open Space

Like much of the County, the outer portions of the
Planning Area will remain rural in nature and include
tracts of agricultural, forest, and open land uses. These
areas are labeled as Agricultural on the future land use
map. Development should be focused along
transportation routes and in designated locations. The
main purpose of this land use classification is to facilitate
existing and future farming operations, allow for
expansion of farm related activity, reduce the effects of
soil erosion, and protect watersheds in order to promote
the continuation of farming and forestry as one of the
most important sectors of the local economy.

As.such, preserving environmentally sensitive areas and
ensuring appropriate buffers around streams and
intensive livestock operations will help preserve the
overall rural character of the Planning Area. Many of the
most flood prone areas should remain as unused
forested or open space.

In planning for active agricultural use, the County should
consider the full scope of modern farming activities,
including agritourism, on-site sales, food preparation,
and events and modify local regulations to more easily
permit all activities that can help farmers maintain a
profitable enterprise. Such activities have the added



benefit of drawing visitors to Sussex County for tourism
as well as providing additional income to farming
operations. While the rural and agricultural landscape of
the County extends well beyond the Stony Creek area,
this type of expanded farm enterprise, including farm
stands, activities, pick your-own, and other elements can
be especially successful with proximity to, and visibility
from, 1-95,

Outside of sensitive environmental areas, it is the vision
of Sussex County to remain rural and that active
agriculture is preserved. A central objective of land use
planning in Sussex County is to protect this valuable land
from being developed for residential or other land uses.
Once developed, it cannot easily be restored to its
original condition. Since the Stony Creek Planning Area is
near a major transportation corridor, finding a balance
between commercial activity and rural character will be
an important consideration as development interests in
the area increase.

Residential

Currently, three nodes of residential development exist
in the Planning Area: at the western end of the Planning
Area along State Route 40; within the Town of Stony
Creek; and along State Route 602 east of 1-95. Each of
these areas has room for additional residential growth,
and infill should be welcomed to this area of the County
where it can be served with adequate transportation
access and utilities. The Stony Creek area is situated to
serve two kinds of residential demand ~ people that work
in the Stony Creek area and people who live in Stony
Creek and commute elsewhere. While there is very little
employment base currently in Stony Creek, the
designation of areas for commercial and industrial
development could |ead to future residential demand to
support local employment needs.

Future residential development should be located in and
around Town and at the northern and western ends of
the Planning Area. The County should also encourage a
wide variety of housing unit types, including single family
homes, townhomes, and apartments close to the Town
and US. 301. If new commercial or industrial
development occurs, it will likely create additional
residential demand for higher density housing.

Based on the current number of subdivided but vacant
parcelsin the area, there is some immediate potential for
residential growth. Residential development in the area
has historically been as a secondary use on farms orof a
linear pattern along roadways. It is recommended that
the continuation of the current trend toward linear
housing development be limited. Where linear
development is inevitable, shared driveways can be
designed to reduce safety issues that can arise with
multiple single driveway access points.

The option to subdivide small lots with road frontage for
residential development provides farmers an
opportunity for supplemental income with minimal
development effortfloss. However, there are other
options for design. Cluster development offers an
alternative to linear sprawl with the same or less
cropland/forest impact and a safer, higher quality
environment for the residents. This design also limits the
area of exposure of agricultural commodities and forest
land to the risks associated with multiple residential
access points. Cluster development can also offer a more
desirable “neighborhood” layout and more design
flexibility. Advantages include:

e Safer access for residents to subdivision streets
as opposed to highways.

e Reduced front setback to increase the
surrounding buffer between agricultural and
residential activity.

e Walkable neighborhood with safe walking and
bicycling for children and adults.

o Shared use areas such as parks, can be easily
accessible to all residents providing for a better
quality of life and a greater sense of community.

Finally access to relizble water and sewer services will be
critical to expanded residential development in the area.
The existing wastewater system is already close to
capacity and is insufficient to support anticipated
growth.



Commercial

The Stony Creek Planning Area is well situated to take
advantage of 1-95 for commercial uses focused on
traveler services. As a result, the Stony Creek Planning
Area is considered the commercial center of Sussex
County. Although the local population is relatively small,
new commercial development can rely on the consistent
interstate traffic in the area, and therefore, should be
clustered around the two existing interchanges. With
two existing hotels and a new one almost complete, as
well as dining options and gasoline stations, the
foundation for future commercial growth already exists.
The Davis Travel Center serves as the cornerstone for any
new development at Exit 33, while growth in and around
the Town of Stony Creek can help to expand commercial
activity at Exit 31.

The County should also encourage more expansive
commercial developments that are not intended simply
for servicing travelers that are passing through. The
Planning Area has the land and accessibility to support a
large retailer or a group of smaller retailers. However,
wastewater improvements will be necessary to support
the full potential of commercial development in the
Planning Area. With sufficient demand and wastewater
capacity, additional new hotels could serve the area,
along with restaurants, fueling stations, and other
interstate services. Sussex County is already considered
part of the Richmond MSA, and as the Richmond region
continues to expand outward, the Stony Creek area may
be a viable location for more intensive commercial
development close to |-95 similar to developments
farther north in Prince George and Dinwiddie Counties.

Industry

The Stony Creek Planning Area is currently over seventy
percent agricultural land, and this plan recommends
transitioning some agricultural land for industry. This
plan remains ambitious and flexible about the area that
could be used for industrial uses.

The proposed industrial area at the northern portion of
the Planning Area close to the Exit 33 interchange is
significant in size, with access to both rail and highway
transportation. The County has begun to market this site
and should consider a variety of businesses including

major manufacturing, shipping and fulfillment, data
centers, and other uses that can take advantage of low
land costs, proximity to I-95, and access to major markets
in the Richmond and Hampton Roads metro areas. The
County should also make efforts to prepare these sites
by improving transportation and utilities, clearing land,
and making other improvements to create shovel-ready
investment areas for potential tenants. As the selected
site may be visible from 1-95 once developed, building
and site design should be of high quality to promote a
strong County image. Depending upon the use, traffic
and housing considerations may also require county
attention.

Another notable use that currently exists in the Planning
Area is the Sappony Solar Facility. The County should
continue to monitor the ongoing use, impacts, and future
benefits of the site. Ultimately, the County should decide
if the solar facility should remain beyond the initial lease
as an industrial scale use. If so, the County should
recommend adaptive methods that better integrate the
solar farm with the agricultural surroundings as opposed
to simply being reserved as an industrial use.

Town of Stony Creek

Sussex County should welcome new commercial and
residential development in the Town of Stony Creek as a
positive contribution to the County's tax base. However,
since the majority of Town lands are within designated
flood zones new commercial or residential investment
will need to comply with additional environmental
reguirements. This means that the County should
coordinate to ensure that development in the Town
utilizes existing buildings and take advantage of adaptive
reuse methods. '

The Town also has some parcels that are outside of
significant flood risk. These parcels are located in the
southeast quadrant of the Town, south of Route 40
Business, with immediate proximity to the Exit 31
interchange. These parcels appear to have development
potential and should be the focus of immediate
investment within the Town.



Implementation Recommendations

Recommendations for the Stony Creek Planning Area build on the strengths of the area as Sussex County’s center of
commercial activity. The recommendations focus on identifying opportunities for appropriate development while also

preserving agriculture and open space.

Planning Area for short-term and convenience spending
to boost the local tax base.

- Cost Time v
Implementation Task . Responsible Party
Scale Scale
Update County zoning ordinance to encourage cluster
development, deter the development of prime farmiand 88 Short-t Planning and Zoning
and woodlands, and preserve the rural character of the erm Department
County.
Modify the County’s zoning districts to permit creative
agricultural uses, including on-site sales and other . .
’ . . Planning and Zoning

features that can make agricultural properties attractive s Short-term

. . . .. Department
to passing highway traffic and other visitors.
Review and update the zoning ordinance to allow for
some variation in density and appropriate accessory Planning and Zoning
dwellings to increase affordable housing options in the $% Short-term Department
area,
Continue to work with utility providers, local businesses,
and County residents to extend broadband internet

. Y 3 Short-term County Administrator
service to all unserved and underserved homes and
| businesses.

Plan for and construct landscape and signage
improvements that represent Stony Creek as a gateway . )
to the County and draw passing I-95 travelers into the 8s Medium-term e

Department

2 short-term (1-5 years); Medium-term (5-10 years); Long-term 10+ years)




Cost Time
Implementation Task Responsible Party
P Scale Scale?
Prioritize water and sewer expansion and distribution to
targeted areas and consider incentives to encourage the . . .
. Medium-term County Administration
location and form of development that fits with planned idad Y
County capacity.
Adopt low-impact (best management practice)
devel i ideli i i d Zonin
evelopment strategn:es and guidelines fo.r.constructlng 8 Medium-term Planning an 4
stormwater drainage infrastructure to mitigate Department
environmental impacts of development.
Market the Stony Creek Planning Area as a location for
commercial and industrial development that capitalizes S Medium-term County Administration
on interstate access and other local assets.
Implement necessary utility improvements/expansions
I State R i i Medium-Long-

a o!'lg :'a e Routes and nfear mterstfate exrlts wh?re 4844 edium-Long County Administration
residential and commercial growth is projected in the term
Planning Area.
Consider utilizing farmland protection tools available in Cooperative Extension/
the VA State Code to promote long term agricultural S Long-term Planning and Zoning

conservation.

Department
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Preface

Sussex County is a rural yet diverse County that contains
individual development areas separated by rural
landscape, farms, forests, and a diverse network of
waterways. Due to this disparate pattern of
development, Sussex County has chosen to utilize a
planning strategy that includes individualized area plans
for six areas, including the rural area that lies between
each of the developed areas.

=l bur
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SUSSEX!
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RURAL AREA

Each of the geographic regions of Sussex County has a
prevalent strength that is specific to the unique
conditions of that area. By identifying, focusing on, and
nurturing these individual strengths, the County can
develop a balance of overall growth and conservation
that builds a healthy ecosystem for future development.
The goal is to support beneficial growth in each of the
focus areas that promotes the success of the County asa
whole, while protecting the elements that are important
to the people, the economy, and the culture.
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Six Planning Areas

The six individual areas that create the backbone of this interdependent County planning strategy are as follows:

Sussex Courthouse / State Route 40 Planning Area —
Civic Core

This Planning Area contains a large government complex
and new consolidated school facility. The area is of
historical importance and is surrounded by large pristine
farms that are important to the local agricultural
heritage. It is also served by State Route 40 which is a
significant local transportation route within the County.

Jarratt Planning Area - Interstate Services

Located along Interstate 95 (I-95) with relatively little
floodplain area and sufficient public services, this
Planning Area can support higher intensity development
that is reliant upon easy access to 1-95, The area offers a
good industrial alternative to the Waverly area due to
transportation access.

Rural Planning Area - Conservation

Agriculture is an important economic and cultural driver
in Sussex County. Planning in this area should ensure
protection of prime farmland, forests, and the
hydrological network that supports the farm economy,
rural heritage, tourism, and environmental diversity.

Stony Creek Planning Area -~ Commercial Center

Fed by 1-95 and accessible to other areas in the County,
the Stony Creek area can accommodate commercial
development that is missing in the rural area between
Petersburg and Emporia. The large floodplain/wetland
areas of this district restrict the amount of development
and make it more suitable to commercial than industrial
development.

This Planning Area contains tourism, agritourism, and
recreational opportunities that can be nurtured and
developed. With the U.S. Route 460 access and existing
tourism, Wakefield can take advantage of the passing
traffic and popularity of nostalgic and rural tourism.

Waverly is the center for current and future industrial
development. With U.S. Route 460 access and room for
ruralfurban expansion, Waverly is a prime location for
expanded urban development patterns.

This plan will focus on the Rural Area — The Conservation Lands for Sussex County. This includes the County's vast
landscape of undeveloped agricultural and forested lands that are a critical component of Sussex’s rural character. This
Small Area Plan is a component of the larger Sussex County Comprehensive Plan examining features, challenges, and
opportunities in the County outside of the five other identified Planning Areas.
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Rural Planning Area

The boundaries of the Rural Planning Area comprise all
of western Sussex County west of the Waverly and
Wakefield Planning Areas, excluding the Stony Creek,
Jarratt, and Sussex Courthouse Planning Areas. This is the
largest Planning Area in the County {282 square miles)
accounting for about 57% of the total area of the County.
The area includes many large undeveloped tracts of land
primarily reserved for agricultural and forested uses.

With the exception of 1-95 and U.S. 301, transportation
routes through the area primarily support light
residential development and some incidental
commercial development serving those residential uses.
Interstate 95 and U.S. 301 run parallel north and south
through the Rural Planning Area but have few

Rural Area Planning

Barkiey Group

intersections with local roads, State Route 40 runs east
to west through the County and connects to other more
developed areas. Jerusalem Plank Road (State Route 35)
forms the eastern border of the Rural Planning Area.
Many other small local routes extend throughout the
area. Based on 2010 Census Block data, the population
for the Planning Area was approximately 2,989 people
with 1,273 househelds. ! The population density for the
Rural Area is 10.6 people per square mile. By
comparison, the 2010 Census estimated that the total
population for the County was 12,087 people. American
Community Survey estimates for 2019 show the
population as having declined to about 11,237
individuals {-6.9%).

0 18 3 45
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1 pua to the small size of the Planning Area, Census Block data must be used to estimate population. Data on the Block level is only

available every ten years following the Decennial Census.



Existing Features & Uses

The Rural Planning Area has numerous natural features
that are central to the unique rural character of Sussex
County. As a result, the area does not have any
significant concentrations of development or physical
structures. Low density residential development exists
throughout the area either in the form of strip
development along local roads or on larger properties
associated with farm operations. There are
unincorporated communities, or census designated
populated places, with a slightly higher density of
development such as Gray, Henry, Grizzard, Little Mill,
and Yale, as well as other named and unnamed locations.

Public utilities have not been expanded into the rural
areas nor are they recommended in the future.
Residential developments rely on wells and septic
systems for water and wastewater needs. Electricity
service is primarily provided by Dominion Energy with
some locations receiving electricity from either Prince
George Electric Cooperative or Southside Electric
Cooperative. High-speed fiber internet is available in
some of the Planning Area through RuralBand from
Prince George Electric Cooperative. However, many

residents in the Planning Area still remain unserved or
underserved by internet service.

Most undeveloped land is dedicated to agricultural uses
or forestry, however there are some properties
dedicated to surface mining, landfills, electric
transmission lines, rights-of-way, and renewable energy
generation. Additionally, there is some rural commercial
activity scattered throughout the County serving the
needs of agricultural community, passing travelers, and
residents.

Notable natural features in the area are the Nottoway
River and its many tributaries, such as Racoon Creek,
Spring Creek, Poplar Swamp, Southeast Swamp, Hunting
Quarter Swamp, and Mayes Branch. The Nottoway River
supports many rich riparian areas and pristine wetlands.
As a result of the river and its tributaries, a sizable
amount of land in the Planning Area is designated FEMA
Flood Zone A. There is also a significant amount of land
held in conservation easements, and Virginia
Department of Conservation and Recreation (DCR)
manages the Chub Sandhill Natural Area Preserve.
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Existing Land Use

Most of the land use in the County’s rural area is
forested, agricultural, or open space. Single-family
dwellings are also scattered throughout the rural area.
There is na majer commercial, industrial, or multi-family
residential development. Some public and institutional
uses are present, which includes religious assembly uses
as well as various sites owned and operated by the state
of Virginia.

Much of the development in the area has occurred along
existing public roads. Most of the large tracts of land
between public roads have therefore remained largely

[ Agricultural Roads
- Commercial Railroad
- Public Parcel Lines

| Industrial

Residential

-
ey Crvet

Barkk Y

undeveloped. While 1-95, U.S, 301, State Route 40, and
the CSX Railroad pass through the rural area, these
transportation corridors do not currently support any
major developments like they da in the other Planning
Areas in Sussex County. The map below and the pie chart
on the next page show the quantity and location of
various land use types in the Planning Area. These
graphics are also complemented by descriptions of each
land use type on the following pages.

t
Miles

I P
0 15 3 45 6

Scurces: Esn, HERE JS3armin, Imarmap, ncrement P Corp., GEBCO, USGS, FAD, NPS, NRCAN, . “™
GeoBase. IGN. Kadaster NL_ Ordnanca Survay, Esn Japan, METI, Esn China {Hang Kong), (c)
CpenSlroeMg;.mn butors, and the GiS Um_(_:_gyw;y

SUSSEX COUNTY | RURAL AREA PLAN | 9



Agricultural/Forested/Open Space

As with much of Sussex County, this Planning Area is
mostly comprised of agricultural, open space, or forested
land uses. On the existing land use map, these areas are
labeled simply as agricultural. Agricultural uses include
land that is actively being used for the harvesting of crops
or grazing land for livestock. Much of the land is
designated as Prime or Statewide Important Soil,
indicating it is suitable for cultivating agriculture.

In addition to these agricultural uses, much of the land in
the rural area consists of large tracts of forested lands.
Many of these sites have been, or are being, harvested
and help to support a silviculture industry that is an
integral part of the local economy.

Also included in this land use category are many
wetlands, riparian areas, swamps, and flood zones that
are unfit for development. Specifically, the Nottoway
River weaves its way in the northeast direction through
much of the County’s Rural Area between the Jarratt and
Stony Creek Planning Areas before turning southward
near Jerusalem Plank Road. The river is flanked by several
miles of wetlands and swamps along its roughly 40-mile
stretch through Sussex County. This includes a large
amount of land designated as FEMA flood zones. The
Nottoway River has access points at the Purdy Boat
Ramp near Walkers Mill Road (State Route 618), the
Jarratt Boat Ramp on Little Mill Road {State Route 630)
and the Peters Bridge Boat Ramp on {Peters Bridge Road
(State Route 631). Additionally, the section of the

Nottoway River east of Stony Creek is designated as a
State Scenic River which recognizes the natural, historic,
and recreational values of the river. The rest of the
Nottoway River in Sussex County west of Stony Creek
also qualifies but has not yet received the same
designation. The designation serves as a meaningful
partnership between the local citizens, the County
government, and the Commonwealth of Virginia to
ensure the river is properly protected and maintained.

Additionally, a number of private and public lands within
this category have been designated for conservation or
preservation. The Rural Area has numerous parcels with
conservation easements that restrict  future
development. These locations are mapped on the Rural
Area Land Use Features map in the next section.
Nevertheless, only a few parcels of land directly adjacent
to the Nottoway River currently have conservation
easements. Given the importance of the Nottoway River
as a State Scenic River, there is the potential for
additional conservation easements in these areas.

The Chub Sandhill Natural Area Preserve is also an
important conservation land with public access. The
preserve is 1,066 acres with important protected
wetlands and sandhills along the Nottoway River. The
area supports a variety of rare bird species and
vegetation that is visible through public trails and wildlife
observation platforms. In the future, the Preserve will be
an important contributor to habitat restoration, tourism,
and preservation in the County.




Residential

Most of the residential development occurring in the
County’s rura! areas is situated along public roads.
Residential development primarily consists of low-
density detached dwellings. This includes manufactured
{mobile) hames, historic farm dwellings, and traditional
single-family homes. Many of these housing structures
are located on lots greater than two acres in size, but
there are some residential uses on smaller lots, mostly
along highways and near unincorporated communities
and intersections throughout the Planning Area. These
include Yale, the intersection of Concord Sappony Road
and Little Mill Road, the intersection of Big Woods Road
and Peters Bridge Road, along Gray Road, and around
Dillard Road near 1-95.

Commercial

Commercial presence is very limited in the County's
Rural Area, with only a few small convenience stores and
businesses associated with rural tourism and agriculture.
Along Courthouse Road in the community of Yale, there
is a small gasoline station and convenience store as well
as a post office. There are a number of wedding and
event venues, as well as hunting clubs that are
commercial uses integrated with the rural surroundings.

Industrial

No major industrial land use currently exists in the
Planning Area or is anticipated to be developed. There
are several active and inactive resource extraction sites
and capped landfills that are discussed later in this plan.
These uses are secondary to the predominant land use in
the area and are designated as Agricultural on the
existing land use map.

Public

The public, governmental, or institutional land use makes
up a small portion of the overall {and use in the rural
area. Most notably, there are numerous churches along
rural roads throughout the County. Many of these
religious assembly uses have been in operation for
generations and remain an important part of the active
and neighborly culture present Sussex County’s rural
communities. Also, Camp Rudolph is a religious camp and
retreat center located south of the community of Yale on
Courthouse Road. The camp attracts hundreds of
families and children each year to enjoy the rural
character of Sussex County.

Active government uses in the Rural Area include the
Garland Gray Forestry Center and Yarden Farms. The
Garland Gray Forestry Center, operated by the Virginia
Department of Forestry, is located next to the Chub
Sandhill Natural Area Preserve near the Nottoway River
and Peters Bridge Road. The center operates as a nursery
growing millions of seedlings of loblolly and longleaf
pines to help restore Virginia’s forestland. Yarden Farms
is located on Huske Road and is operated by the Virginia
Department of Corrections. The 160-acre farm employs
inmates to supply the surrounding correctional facilities
with fresh produce and dairy products.



Additional Land Use Features

The County's rural areas also include a few special uses
and designations occurring in the agricultural and open
space land use classification. This includes surface mining
sites, utility-scale solar facilities, capped landfills, and
reserved rights-of-way as well as managed conservation
lands and easements. These sites are exceptions to the
standard forested and agricultural uses found
throughout the Rural Area and provide economic
opportunities and adaptive reuse potential. They also
present limitations and potential negative impacts to the
rural character of the County if not properly managed.
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Inventorying these specific existing uses helps to identify
locations in the County where new mining sites, solar
facilities, or other potential uses may be located in the
Rural Area. The location of conservation land should
serve as a guide for where these types of uses should not
occur in the future, Details about each use shown on the
map below are discussed on the next page.
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Surface Mining

Sussex County has a few active surface mining sites in
addition to inactive sites that are currently being
remediated. These activities are occurring on private
property with the expectation that the sites will
eventually return to a more natural land coverage once
mining operations are completed. The largest site is the
Concord heavy mineral sands mine operated by lluka
Resources in the northwestern corner of the County. This
mine is no longer active but was used to extract titanium
and zirconium rich mineral sands. Remediation of the
site is currently in progress and is expected to continue
until 2023. Cther mines in the County are currently being
used by sand and gravel suppliers primarily for paving
purpaoses, This includes the Titan Mid-Atlantic Aggregate
Site on Sussex Drive, the Branscome Site on Setzer Road,
and the GreenRock Site on Chambliss Road. Two smaller
mining projects were started near the Nottoway River on
Green Church Road and Huske Road.

Resource extraction sites present major changes to land
coverage and impacts to the natural environment,
Future management and permitting of these projects
should be closely monitored. Additionally, residential
development should continue to be adequately buffered
from these sites to avoid the particulate matter that is
generated. In the future, these disturbed sites may
present opportunities for reclamation and the siting of
other active uses like solar facilities without needing to
disturb additional land in the County's rural areas.

Solar Facilities

Sussex County’s only active utility-scale solar facility is on
approximately 200 acres of land that is partially in the
Stony Creek and Rural Planning Areas. The sclar project
generates 20 megawatts {(MW) of electricity. This project
is a significant change from the previous land use of
agriculture and received a special use permit from the
County to operate. The County has also received interest
from multiple developers to build additional utility-scale
solar facilities throughout the County. Sussex County also
recently addressed solar facilities in the comprehensive
plan that is particularly relevant to the Rural Area. That
guidance is provided in the future land use section of this
plan.

Landfills

The Gin Hill and Robinson Road landfills are two smaller
capped landfills in the County's rural areas, The Gin Hill
site is located near 1-95 on Dillard Road. The other site is
on Robinson Road to the west of the Sussex County
School Complex south of Sussex Drive. Post-closure care
has been terminated at both sites and the County has
explored leasing both properties for reuse.

Rail Right-of-Way

The abandoned Norfolk & Western railroad right-of-way
goes from the Town of larratt southeast to the County’s
southern border with Southampton County. The Virginia
Beach Lake Gaston Water Pipeline is also buried along
this right-of-way. The corridor is currently maintained by
the Virginia Department of Conservation and Recreation.
Virginia Department of Transportation {(VDOT) plans to
include the extension of the Tobacco Heritage Trail into
Sussex County as part of the Beaches to Bluegrass Trail.
This project would develop this corridor {in red in the
land use feature map above} into a shared use path as
part of the statewide trail. As a result, the County should
continue to promote this corridor for future use to
expand eco-tourism and economic development
opportunities.



Public Input

Local stakeholder meetings and County-wide surveys
provide a brief understanding of public opinion about
the current status and future of the Rural Planning Area.
Overall, the input received recognizes the importance of
the County’s rural areas to the identity of Sussex County.
Additionally, there is recognition that the Rural Area has
relatively low potential for new commercial and
industrial development, but some opportunity for
residential development.

The County’s rural opportunities and open space was
overwhelmingly identified by residents as the best
quality of the County. Therefore, rural areas should be
protected and maintained for the enjoyment of

Where in the County should new housing be
concentrated?
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SWOT Analysis

The Rural Planning Area has a host of assets and challenges. The SWOT analysis identifies the Strengths, Weaknesses,
Opportunities, and Threats faced by the Planning Area. These are internal and external factors that help plan the best

uses for land and best investments for the community.

POSITIVE

NEGATIVE

Strengths (Positive characteristics of the Planning
Area that give it an advantage over others.)

Availability and affordability of land to continue to protect
rural uses.

The quantity and quality of natural resources provide quality

Weaknesses {Negative characteristics of the
Planning Area that could harm its revitalization.)

Accessibility to grocery stores and other major retail is a
challenge for residents.

Minimal connections to public utilities will limit the ability

Affordable land and lower taxes and living costs make the
rural lifestyle attractive for the foreseeable future.

- of life benefits and can be used to promote eco-tourism. to support new residential development or connect
g . . L ] . existing dwellings with failing septic systems.
e Prime agricultural soils, limited floodplain, and proximity to
"ll_-' major roads can offer farmers flexibility in their agricultural Poor road conditions due to lack of maintenance creates
< commodity production and delivery. safety hazards.
Existing low-density residential development promotes the Distance ta County facilities contributes to lower
area’s rural character without threatening natural resources. | emergency response times.
The Nottoway River is a unique recreational amenity with its | Prevalence of flood zones along the Nottoway River may
scenery and natural resources . threaten existing development.
Opportunities (External influences that can be used | Threats (External factors that could prevent
to the advantage of the Planning Area.) improvement of the Planning Area.)
Farms can take advantage of their proximity to 1-95 to Declining crop yields and market values could lead to
supply regional farm markets and provide local agritourism disinvestment and the conversion of agriculture to other
apportunities. uses.
-
g Prime soils and active agriculture can qualify owners for Increased demand to develop utility-scale solar facilities
E farm conservation opportunities that offer monetary may impact the rural character and natural resources.
; benefits as well as land preservation. I .
', mpacts from development along the Nottoway River

upstream from Sussex County may harm environmentally
sensitive areas.

Regional demand for more affordable large lot housing in
the Richmond region may create development pressure on
the rural areas.




Transportation Analysis

Future uses in the Rural Planning Area must be
coordinated with transportation routes and other
existing assets in the area (See also: Existing Features &
Uses). Unlike the County’s other planning areas, the
Rural Planning Area does not have any major
intersections or interchanges along the County's most
heavily traveled transportation corridors.

I-95 does pass through the Rural Area, but there is no
direct access to the highway. Gee Farm Road {5tate
Route 659) is the only road that crosses |-95 outside of
the Stony Creek or Jarratt Planning Areas. Similarly, U.S.
301 runs parallel to I-95 and only has one intersection at
Huske Road (State Route 734} along the 4.5 mile stretch
in the Rural Area. The CSX railroad also parallels these
routes but has no spurs or access points. There are at-
grade crossings at Green Church Road, Hardaway Drive,
and Huske Road.

The following table shows VDOT average daily traffic
(ADT) count estimates in 2019 for the heaviest traveled
roads in the Planning Area. Compared to other planning
areas, these traffic counts are much lower. While future
development may increase traffic volumes, it is
anticipated that these roadways are sufficient to
accommaodate existing and future activity.

Transportation Improvements

Additionally, this analysis incorporates construction
priorities, programmed projects, identified deficiencies,
and recommendations from existing VDOT publications
and plans such as the VTrans Mid-Term Needs, projects
listed in the Six-Year Improvement Program, and traffic
deficiencies identified in the Crater Planning District
Commission Rural Transportation Plan.

Under VDOT's Six-Year Improvement Program,
reconstruction and drainage improvements have been
approved for Courthouse Road {State Route 735)
between Gilliam Road (State Route 660) and Gray Road
{State Route 631). VDOT also approved paving Steel
Bridge Road (State Route 635) between Mason Road
{State Route 610) and Gray Road (State Route 609).

VDOT Average Daily Traffic Count Estimates, 2019

Transportation Corridor Traffic
Count
Sussex Drive (State Route 40)
Between I-95 and Courthouse Road 2,400
Between Courthouse Road and Jerusalem 1,800
Plank Road
Blue Star Highway (U.S. 301)
Between Owen Road and Huske Road 630
Between Huske Road and Sussex Drive 740
Courthouse Rd. (State Route 735/626)
North of Sussex Drive 430
At Gilliam Road 660
Cabin Point Road (State Route 602)
Between Rowanty Road and Railroad Bed 390
Road
Between Railroad Bed Road and Jerusalem 290
Plank Road

There are no recommendations for the area listed under

the VTrans Mid-Term Needs.

The Crater PDC and VDOT Rural Transportation Plan have
a number of road size recommendations. The plan
recommends reconstructing portions of State Routes
619, 626, 631, 638, and 645 to address geometric
deficiencies and widen lanes to 10 feet. It also
recommends widening State Routes 630 and 681 to 11-
foot lanes and State Route 657 to 12-foot lanes.



Future Vision & Planning

The Rural Planning Area is the largest planning area in the
County and is critical in supporting the unique rural
character and natural resources of Sussex County. This
means that the Rural Area is the core of intentional and
targeted conservation efforts of agricultural, forested,
and riparian corridors in the County. As a result, this plan
closely directs and guides any new development to
ensure that the local natural resources are retained and
protected as much as possible, The rural character of
Sussex County is an important cultural and economic
asset that is worth protecting. Accordingly, productive
agriculture and timber lands should be protected and

- Conservation
- Rural Preserve -

Rural Village

ame Ty

Berkisy Group

prioritized over new residential, commercial, or
industrial development.

Future uses in the Rural Area should be coordinated with
the need and interests of the County’s other planning
areas. Large developments and activity centers requiring
adequate public facilities and transportation access
should be directed to planning areas with more
compatible uses. Light residential and commercial
development that is more complementary of sensitive
environmental areas and natural resources may be
acceptable in certain portions of the Rural Area.
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Future Land Use Analysis

The recommended future uses are based on a variety of
factors, such as subdivisions on record, best {and use
practices, environmental conditions, zoning,
conservation easements, and access to public utilities.
The recommendations include three different land use
categories to provide general guidance for future land
use, To prioritize conservation in the Rural Area, these
categories are different from the land use categories in
the other small area plans. The Conservation category is
for future land use areas of environmental sensitivity due
to unique land characteristics that include flood zones,
wetlands, conservation easements, State preserved
lands, and soil types. The Rural Preserve category
includes most of the undeveloped, outlying lands that
are generally stable and require protection to preserve
agricultural, forested, recreational, and remote rural
residential uses. Finally, the Rural Village category
includes areas where limited development activity has
occurred and continues to be appropriate.

Conservation

The Rural Planning Area contains a variety of
environmental features, including wetlands, flood zones,
and riparian areas that play an important role in plant
and animal species diversity as well as natural water
system filtering. Much of the most environmentally
sensitive lands in the County are located along the
Nottoway River and have been designated as
Conservation. The Conservation category also includes
highly productive agricultural and forested lands,
conservation easements, publicly managed conservation
lands, and very limited low-density rural residential
development. The Conservation category contains
locations with unique or irreplaceable natural,
agricultural, and cultural resources deserving the highest
level of protection. These areas do not have urban
services and have limited access on rural improved or
unimproved roads.

Currently, there are a number of forest, wetland, and
recreational conservation easements on properties in

the area. However, conservation easement programs
could be enhanced and expanded to specifically include
the protection of active farmland and riparian areas
along the Nottoway River.

Unlike other land use designations, the Conservation
category does not easily transfer into a corresponding
zoning district and should function as an overlay area.
Various environmental policies associated with the State
Scenic Rivers Program, National Wetlands Inventory,
conservation easements, and FEMA flood zones should
help to weigh any proposed development and density
with resource protections.

Ultimately, the Conservation designation should protect
the natural character of the County. Residential
development in these areas should be mostly
discouraged and average a gross density of not more
than one unit per 10 acres. The permitting of more
intensive uses, such as utility-scale solar facilities and
surface mining sites, should be discouraged in these
locations. To preserve the most valuable agricultural and
forested lands, the County should consider working with
landowners to create Agricultural and Forestal Districts
{AFDs). Where allowed, the County should also maintain,
improve, and promote public access to conservation
areas, trails, and boat ramps.




Rural Village

The primary land use within this Planning Area will
continue to be rural in nature and include large tracts of
agricultural, forest, and open land uses. However, there
are a few locations of existing development in rural
communities and farming areas where light residential
growth and commercial development may be
appropriate. These existing clusters of rural
development are based on an analysis of population,
address, and building footprint information. These areas
are primarily located at crossroads in rural areas and
include named communities like Gray, Henry, Grizzard,
Little Mill, and Yale as well as other unnamed locations.
Each of these locations has access to a rural arterial road,
is does not have public utility service, is near active
agricultural uses, and is in a place where rural residential
housing is desirable.

Land uses in the Rural Village may include rural housing
with low densities averaging no smaller than one unit per
acre. Any new residential development should be built as
clustered development. Rural centers of community,
such as religious assembly facilities, fire stations, and
parks may be appropriate. Limited small scale
commercial uses that serve the local community may
also be allowed, such as personal services and retail
convenience stores. Basic agricultural production and
services should alsc be encouraged in these areas.
Finally, forest and wood product services may be allowed
such as the operation of timber tract and nurseries,
however sawmills and large-scale timber operations are
not encouraged.

New development in the Rural Areas should be focused
in these designated areas to confine residential
development to specific areas rather than allowing it to
sprawl into all areas of the County along roadways. Low-
impact development strategies and stormwater
management improvements should be considered to
protect water quality. Mareover, cluster development
strategies that emphasize a concentration of dwellings
should be utilized when planning for new residential
development in the Rural Village areas. Finally, septic

potential and soil quality should be carefully monitored.
A substantial increase in the number of septic systems
can threaten the groundwater quality, especially in low
lying areas where soils may not be suitable for effective
septic development. This could endanger both
agricultural viability as well as public health.

Rural Preserve

The Rural Preserve classification includes agricultural,
forested, and remote rural residential uses. This category
is most similar to the Agricultural, Forested, and Open
Space classification in other planning areas and considers
locations where agricultural 2oning is in effect.
Agricultural production and services as well as forest and
timber land are predominant and are encouraged to
expand. Limited, very low density residential and
institutional uses are present along rural roads and
arterial rural highways.

Agricultural, forestal, recreational, and remote rural
residential areas should be protected and preserved. In
addition to allowing widespread agriculture production
and forested uses, limited rural residential uses may be
allowed at a gross density of one unit per five acres.
Limited institutional uses such as religious assembly
facilities and civic clubs serving the local rural population
may also be allowed. Mining and extraction operations
that locate according to the availability of natural
resources should have strict limitations to avoid harmful



effects on housing, farming, and conservation areas.
Similarly, the potential siting of utility-scale solar
facilities should follow guidance established in the
County Comprehensive Plan that is detailed at the end of
this section,

Within these areas, farmers are encouraged to follow
best management practices and take advantage of
conservation and environmental programs as promoted
by the Virginia Department of Agriculture and Consumer
Services {VDACS). The main purpose of this land use
classification is to facilitate existing and future farming
operations, allow for the expansion of farm related
activity, reduce the effects of soil erosion, and protect
watersheds to promote the continuation of farming as
one of the primary sectors of the economy. In planning
for active agricultural use of parcels in the Rural Area, the
County should consider the full scope of modern farming
activities, including agritourism, on-site sales, food
preparation, and events, and modify local regulations to
more easily permit all activities that can help farmers
maintain a profitable enterprise. Such activities have the
added benefit of drawing visitors to the rural areas of
Sussex County for tourism as well as providing additional
income to farming operations. Large parcels will remain
necessary for sustainable agricultural enterprises in the
Rural Area.

Outside of sensitive environmental areas, it is the vision
of Sussex County that rural areas remain rural, and that
active agriculture maintains its importance in the
community. A central cbjective of land use planning in
Sussex County is to preserve this valuable land from

being developed for residential or other land uses. Once
developed, it cannot easily be restored to its original
condition. Areas of agricultural conservation should be
used for active agricultural and forestry enterprises, and
best management practices should be observed relative
to land disturbance, support structures, and other
facilities that such agricultural/rural operations require.

Guidance on Solar Facilities

Sussex’s abundant agricultural land combined with its
electrical infrastructure and transportation
system are attractive to the solarindustry. These
facilities are an industrial scale land use that may occupy
significant acreage. Many utility-scale solar facilities are
located on agricultural or forested land that may have
had other future land use potential or land use
designations.

The County will consider solar facilities in districts zoned
agricultural or industrial with preference for brownfields
and County-owned capped landfills. The following site
features should be addressed to mitigate the potential
negative impacts of utility-scale solar facilities on County
land use patterns as part of the evaluation of a
Conditional Use Permit (CUP} application:

e The total size shall be larger than two (2}
acres but less than 1,500 cantiguous acres
with no more than 65% PV panel coverage;

¢ Located outside planning areas or
community hubs;

e located outside forested areas to preserve
forest resources;

s Further than three (3) miles from any
village or town boundary;

s further than two (2} miles from other
existing or permitted solar facilities; and

» Proximity to residences; historic, cultural,
recreational, or environmentally-sensitive
areas; and scenic viewsheds.



Implementation Recommendations

Recommendations for the Rural Planning Area emphasize the importance of maintaining and improving the natural
features and rural character of Sussex County. The recommendations focus on identifying opportunities for preserving
agricultural, forested, and open space while also accommaodating development when appropriate.

Cost Time
Implementation Task Responsible Pa
P Scale Scale? P LY
Maintain the land use taxation program as a key tool to
encourage agricultural land and production within the S Short-term County Administration

County.

Expand eco-tourism by promoting access and use of
publicly-owned parks, conservation land, boat ramps, and S Short-term County Administration
scenic rivers

Extend the State Scenic River designation to all of the
Nottoway River in Sussex County to include the portions
of the river east of Stony Creek to maximize natural
resource protection.

5 Short-term County Administration

Promote County policies and farmer participation in
conservation and environmental programs, such as those
available through the VA Department of Agriculture and
Consumer Services (VDACS)

S Short-term Cooperative Extension

Continue to work with utility providers, local businesses,
and County residents to extend broadband internet
service to all unserved and underserved homes and
businesses.

sS Short-term County Administrator

Support public education and awareness of the benefits
of erosion and sediment control measures, best Planning and Zoning
management practices, and other nonpoint source 5 Short-term Department

pollution controls.

2 Short-term (1-5 years); Medium-term (5-10 years); Long-term (10+ years)




Cost Time
Implementation Task Responsible Pa
P Scale Scale? & 42
Follow established standards for locating alternative
energy generating facilities to ensure preservation of Planning and Zoning
. . S Short-term
environmental, cultural, and scenic rescurces and Department
maintaining prime agricultural lands for agriculture.
Work with the Virginia Department of Health to promote
environmentally compatible .wastewater disposal 58 Medium-term Planning and Zoning
systems, and where appropriate, communal systems to Department
address failing septic systems.
e work of conservation organizations i
Suppo.rt t.h . . R S Medium-term County Administration
establishing and holding conservation easements.
Update the County zoning ordinance to encourage cluster
nt, th | t of prime farmland Planni d Zoni
development, deter the development of prime farmlan 88 Medium-term anning and Zoning
and woodlands, and preserve the rural character of the Department
County.
Work with local landowners to create Agricultural and ; )
L . . Planning and Zoning
Forestal Districts (AFDs) to encourage the production of S Medium-term Department
food and other agricultural and forestal products. P
Consider utilizing farmland protection tools available in Cooperative Extension/
the VA State Code to promote long term agricultural 5 Medium-term Planning and Zoning
conservation. Department
he reclamation of quarry and landfill sites fi
Encourag-e the re quarry andiit st e's or (3 Long-term County Administration
other active uses such as renewable-energy generation.
Partner with VDOT and surrounding localities to develop
the abandoned rail/water pipeline right of way into a $5S Long-term County Administration

shared use path as a part of the Tobacco Heritage Trail.
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Preface

Sussex County is a rural yet diverse County that contains
individual development areas separated by rural
landscape, farms, forests, and a diverse network of
waterways. Due to this disparate pattern of
development, Sussex County has chosen to utilize a
planning strategy that includes individualized area plans
for six areas, including the rural area that lies between
each of the developed areas.

Fabeiabaig

. Sussex County

Small’/Area Plan Districts

STONY,CREEK:

Each of the geographic regions of Sussex County has a
prevalent strength that is specific to the unique
conditions of that area. By identifying, focusing on, and
nurturing these individual strengths, the County can
develop a balance of overall growth and conservation
that builds a healthy ecosystem for future development.
The goal is to support beneficial growth in each of the
focus areas that promotes the success of the County asa
whole, while protecting the elements that are important
to the people, the economy, and the culture.

WAVERLY

WAKEFIELD
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Six Planning Areas

The six individual areas that create the backbone of this interdependent County planning strategy are as follows:

Sussex Courthouse / State Route 40 Planning Area —
Civic Core

This Planning Area contains a large government complex
and new consolidated school facility. The area is of
historical importance and is surrounded by large pristine
farms that are important to the local agricultural
heritage. It is also served by State Route 40 which is a
significant local transportation route within the County.

Jarratt Planning Area — Interstate Services

Located along Interstate 95 {I-95) with relatively little
floodplain area and sufficient public services, this
Planning Area can support higher intensity development
that is reliant upon easy access to |-95. The area offers a
good industrial alternative to the Waverly area due to
transportation access.

Rural Planning Area — Conservation

Agriculture is an important economic and cultural driver
in Sussex County. Planning in this area should ensure
protection of prime farmland, forests, and the
hydrological network that supports the farm economy,
rural heritage, tourism, and environmental diversity.

Stony Creek Planning Area — Commercial Center

Fed by I-95 and accessible to other areas in the County,
the Stony Creek area can accommodate commercial
development that is missing in the rural area between
Petersburg and Emporia. The large floodplain/wetland
areas of this district restrict the amount of development
and make it more suitable to commercial than industrial
development.

This Planning Area contains tourism, agritourism, and
racreational opportunities that can be nurtured and
developed. With the U.5. Route 460 access and existing
tourism, Wakefield can take advantage of the passing
traffic and popularity of nostalgic and rural tourism.

Waverly is the center for current and future industrial
development. With U.S, Route 460 access and room for
rural/urban expansion, Waverly is a prime location for
expanded urban development patterns.

This plan will focus an Jarratt — The Hub for Interstate Services for Sussex County. This Small Area Plan is a component of
the larger Sussex County Comprehensive Plan examining features, challenges, and opportunities in the constrained zone
surrounding the Town of Jarratt and the three interchanges of 1-95 in southeastern Sussex County. The strength of this
area is the accessibility to 1-95, one of the country’s busiest interstate highways and large amounts of undeveloped land
near multiple interstate exits. Additionally, the existing commercial businesses and infrastructure of the Town of Jarratt

serve as a foundation for future growth in the area.
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Jarratt Planning Area

The Jarratt Planning Areais located in the
southwestern portion of Sussex County. Part
of the Town of Jarratt which is in Sussex
County is in this Planning Area, but the land
within the Town is not specifically subject to
this plan. The area closely follows the
contours of a 9.5-mile section of 1-85 running
north to south with three exit interchanges
{exits 17, 20, and 24). Also located in the
Planning Area, the U.S. 301 Blue Star
Highway and the CSX/Amtrak “A” railroad,
which run parallel to 1-95. The northern
boundary of the Planning Area is north
of Comans Well Road {State Route 642) and
Green Church Road (State Route 645). The
western boundary of the Planning Area is the
Sussex County border with Greensville
County, however north of the Town of
Jarratt, the western border closely follows
the CSX railroad. The eastern boundary
closely follows 1-95, and the southern
boundary extends along U.S. 301 until it
enters Greensville County.

The entire Planning Area is approximately
8.8 square miles with 0.7 square miles
located in the Sussex County portion of the
Town of larratt, According to 2010 Census
Block data, an estimated 959 residents in
411 households inhabit the Planning Area,
including about 171 residents in the Jarratt
Town limits within Sussex County.! The
population density of the area is
approximately 109 people per square mile,
According to 2010 census data, 644 people
live in the Town of Jarratt in both Sussex and
Greensville County, although the annual
estimates from the U.S, Census Bureau from
2019 suggest the Town’s population may
have declined to 590 inhabitants (-10%).
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1 Due to the small size of the Planning Area, Census Block data must be used to estimate population. Data on the Census Block level
is only available every ten years following the Decennial Census.
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Existing Features & Uses

The Jarratt Planning Area is uniquely situated along the
Sussex County border with Greensville County near
multiple major transportation corridors. The area
contains a portion of the incorporated Town of Jarratt.
The Town is not completely in Sussex County and is also
partially in Greensville County.

The area has a variety of residential uses and densities in
addition to a modest commercial presence. Most of the
existing commercial uses are located within the Town of
Jarratt which includes the small commercial district in
the center of Town. Additionally, a large amount of
traffic passes through the Jarratt Planning Area to access
neighboring residential neighborhoods and employment
center in the directly adjoining parts of Greensville
County.

The area has minimal natural features that would inhibit
development. There is some open land dedicated to
agricultural and forests outside of the Town, but there
are no floodplains and relatively few wetlands, A few
small ponds exist but no major water features or areas
with flood risks are present that would restrict
development. However, some of the large natural blocks
of productive forest and agriculture lands should be
preserved where appropriate.

While the Planning Area has very few natural features
restricting access and development, there are a few
notable manmade features {I-95 and the CSX railroad).

Along the 9.5 mile stretch of I-95 within the Planning
Area, there are only five (5) roads that cross the limited
access interstate. This includes underpasses at Blue Star
Highway (U.S 301} and Kientz Road (State Route 646),
and overpasses at Henry Road (State Route 631), Owen
Road (State Route 645), and Comans Well Road (State
Route 542). With most development located west of 1-95
near the County line; these roads are important local
access points to the Planning Area from other parts of
Sussex County. Similarly, the railroad only has public at-
grade crossings at Ridge Road, Mayes Street, Grigg
Avenue, and Jarratt Avenue (State Route 139).

Existing utilities in the area include electric power lines
as well as water and wastewater service in and around
the Town of Jarratt and along some portions of the Blue
Star Highway (U.S. 301). These water service areas are
served by the Greensville County Water & Sewer
Authority. The Jarratt Sewage Treatment Plant is located
just outside of Sussex County, and a new raw water
storage reservoir is located northwest of Jarratt in
Greensville County. Given the recent expansion of water
infrastructure, processing capacity exists to expand
service in the area. Most of the Planning Area receives
electricity from Dominion Power, but Meckienburg
Electric Cooperative serves customers around Exit 17 off
I-95. Broadband internet access is available at some
lacations along U.S. 301, but many residents in the
Planning Area remain unserved or underserved.
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Existing Land Use

/

The Jarratt Planning Area along |-95 offers some of the greatest opportunities for growth in all of Sussex County. The
current pattern of development provides a foundation for future development in the area. The partion of the Town of
larratt in Sussex County and the area directly around it contains a variety of land uses. Those areas within the incorporated
Town have been categorized simply as Town and have been defined separately from other land uses in the area.

Existing development in the Jarratt
Planning Area is centered around the
Town of Jarratt and is closely related
to development patterns and land
uses in neighboring Greensville
County. While the Planning Area has
three interstate exits, it has relatively
few uses directly associated with
interstate travel as compared to other
parts of the County near Stony Creek.
The current pattern of development
has supported some residential
growth, but very limited commercial
development. With large amounts of
undeveloped land near existing
interstate exits, the Planning Area has
the capacity to support a variety of
new commercial and industrial uses
that may rely on dependable
interstate access. The interchanges
are some of the most important assets
to spurring economic development in
the Jarratt Planning Area.

Like much of Sussex County, the
majority of land {around B0%) in the
Jarratt  Planning Area is either
agricultural or open/forested area.
Commercial uses cover a very small
proportion of the overall land area.
Many of the more active commercial
and public uses are located in the
Town. The map on this page and the
pie chart on the next page show the
quantity and location of various land
use types in the Planning Area. These
graphics are also complemented by
descriptions of each land use type on
the following pages.
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Jarratt Existing Land Use

______ | Residential (11.26%)

"] Town i8.29%)

- Commercial {0,58%)

[ public (0.30%)

Residentiol

Existing residential development is scattered throughout
the Planning Area, with the densest clusters located near
U.S. 301 on the outskirts of the Town of larratt.
Residential development is comprised mostly of low-
density single-family dwellings with some smaller lot
single-family detached dwellings closer to the Town. The
area also has a number of vacant or underutilized
residential lots that present an opportunity for
residential redevelopment.

Collectively, there are approximately 400 residential
units in the Planning Area, including about 85 units in the
Town. Where water and sewer services are available in
and around the Town, there are denser residential
neighborhoods along Carver, Marion, and Maclin
Avenues, as well as Mayes Street. Due west, another
cluster of residential dwellings are along Mangum and
Moores Lanes between U.S. 301 and |-95. Farther from
Town, there are clusters of rural residences on Lebanon
Church Road {State Route 609) and Comans Well Road
(State Route 642). Many of these rural dwelling units
consist of mobile or manufactured homes. There is also
some residential development that fronts the section of
U.S. 301 that is a divided highway.

Additionally, the Nottoway River Commons Apartments
located partially in the Town of Jarratt and partially in
unincorporated Sussex County is a 44-unit multifamily
development and is one of the few higher density
residential developments in the County. The apartments
were built in 1992 with the use of Low-Income Housing
Tax Credits (LIHTC) and is limited to low and middle-
income households with an income up to 60% of the Area
Median Income (AMI). Moreover, these apartments are

[ ] AgriculturaliFarestad/Open Space (79.579%)

one of the few federally subsidized affordable housing
options in the surrounding area, with most other similar
developments located near Emporia.

Commercial

Limited commercial development exists in the Jarratt
Planning Area outside of the Town. Existing businesses
include trucking and self-storage businesses located on
Blue Star Highway north of the Town of Jarratt. There is
also a small country store on Comans Well Road in the
far northern part of the Planning Area. All other
commercial uses in the Planning Area are located inside
of incorporated larratt. Near the intersection of U.5. 301
and larratt Avenue close to Exit 20 there are two gasoline
stations with small restaurants as well as a car dealership
and a dollar store, On Jarratt Avenue in the commercial
district of the Town of Jarratt there is a post office, a
bank, a local hardware store, and a restaurant. There are
numerous other vacant commercizal buildings along the
corridor that have the potential for future reuse.

Other than the few existing commercial sites, residents
and employees in the area often travel to neighboring
localities to access larger restaurants, grocery stores, and



other services. Exit 20 is the only interstate exit in the
Planning Area that offers any commercial development,
but it remains far less developed than other nearby exits.

Industrial

No major industrial land use currently exists in the
Planning Area, Within the Town of Jarratt, the Virginia
Department of Corrections has a warehouse for food and
produce that serves surrounding Department of
Corrections facilities. The County, however, has
marketed at least three separate sites within the
Planning Area for future industrial use. One is located
west of I-95 along Henry Road (State Route 631}, and two
other sites are near Lebanon Church Road {State Route
609) and |-95, Exit 17. Just west of the Planning Area, the
Greensville County Correctional Facility and the Boar's
Head meat wholesale facility in Greensville County are
major local employers. Additionally, the Greensville
County industrial park is located less than 3 miles south
of the Planning Area along U.S. 301.

Agricultural/Forested/Open Space

As with much of Sussex County, this Planning Area is
mostly composed of agricultural, open space, or forested
land use. On the existing land use map, these areas are
labeled simply as agricultural. The area has an even
distribution of forested land and agricultural land.
Compared to other parts of the County, some of the

T
|

undeveloped areas in the Jarratt Planning Area hold less
environmental value because they are constrained by
their proximity to 1-93, U.S. 301, and the C5X railroad. The
Sussex Comprehensive Plan has established that some of
the undeveloped land near 1-95 should be used for
residential, commercial, and industrial development.
The Planning Area also has a portion of an abandoned
railroad that has previously been designated for the
future extension of the Tobacco Heritage Trail. Although
this natural corridor is bisected by 1-95, it has potential
for improved use in the future as a section of a multi-use
trail that continues into rural Sussex County and
Greensville County.

Public

The Jarratt Planning Area has very few public areas in
active use. The Town of Jarratt has a lighted youth
baseball field and a small community rcom available for
public use in neighboring Greensville County. Notable
institutional structures include Chapel Hill Baptist
Church, Hassidiah Baptist Church, Lebanon Baptist
Church, and Jerusalem Baptist Church.

Additionally, the former Jefferson Elementary School on
Mayes Street is also located in the Planning Area. The
building is vacant and in disrepair, but the property has
playground areas and a basketball court. If properly
managed and revitalized, this site is an important asset
to the quality of life for surrounding residents.




Public Input

Local stakeholder meetings and county-wide
surveys provide a brief understanding of public
opinion about the current status and future of
the Jarratt Planning Area. Based on input, there
is a recognition that the features of the Jarratt
Planning Area (1-95 and planned industrial sites)
make it a good candidate for additional
commercial and industrial development along
with  associated housing  development.
Additionally, input recognizes the need for the
development and extension of public facilities.

Given the location of the Planning Area along the
heavily trafficked 1-95 corridor and near existing
industrial uses in Greensville County, the Jarratt
Planning Area offers opportunities for
development that would complement existing
features of the Planning Area. Accordingly, as
suggested by public input, concentrating
development with a higher intensity of uses in
the Jarratt Planning Area allows the County to
expand economic opportunity with minimal
impact on the overall rural character of the
County. The Jarratt Planning Area already has a
level of development that would make further
development appropriate to strengthen the
County’s economic base.

Where should new (non-farm) industry be
generally located?

Planned industrial parks | |

Along the 460 corridor |

Along the I-95 corridor ]

Alongruralroads | |

Around Courthouse area |

Other j
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Where should new, non-farm commercial
business and shopping areas generally be
located?

Along the 460 corridor |

Along the -85 corridor 1
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SWOT Analysis

The Jarratt Planning Area has a host of assets and challenges. The SWOT analysis identifies the Strengths, Weaknesses,
Opportunities, and Threats faced by the Planning Area. These are internal and external factors that help plan the best uses
for land and best investments for the community.

POSITIVE

NEGATIVE

Strengths (Positive characteristics of the Planning
Area that give it an advantage over others.)

Availability of large tracts of developable land for future
public and private use.

Relative affordability compared to Virginia’s Richmond and
Tidewater hubs, both in land prices and in tax structure.

Weaknesses {Negative characteristics of the
Planning Area that could harm its revitalization.)

The area’s low population provides a very small and aging
waorkforce.

Safety concerns along U.S. 301 where private driveways
enter the four-lane divided highway.

area makes the area attractive for commuters looking for a
more rural lifestyle.

Amenities in neighboring localities (commercial businesses
and recreation) are assets due to their close proximity.

-
g Transportation access via 1-95 and U.S. 301 - Blue Star Inadequate screening and buffering of existing commercial
o Highway - a four lane divided highway (two-lane north of uses from surrounding uses.
ﬁ Jarratt) with good capacity and low traffic volume.
2 1-95, U.S. 301 and the CSX railroad parallel each other
- Available utilities to supply potential industrial and north/south through the Planning Area and serve as a
commercial development as well as possible rail access. physical barrier to east/west movement through the area.
Topagraphic and other conditions make site developmentin | Distance and travel times to other communities in Sussex
the Jarratt area relatively easy compared to other areas. County and the County Government Complex.
Presence of a major railroad corridor to support industrial
development.
Opportunities (External influences that can be used | Threats (External factors that could prevent
to the advantage of the Planning Area.} improvement of the Planning Area.)
Proximity to major employers and industrial uses in Proximity to Greensville County and reliance on the
surrounding localities brings traffic into the area and serves Greensville County Sewer and Water Authority means that
- as a foundation for economic growth and development. the Planning Area is susceptible to external administrative.
< decisions.
E Large amounts of developable land with visibility and access
L to a high-volume and low traffic interstate highway system. Potential business owners and residents may prefer the
; more established and substantial commercial uses and
w Distance and commute time to the Richmond metropolitan

services in neighboring Greensville County and Emporia,

Recent trends in the use of industrial sites (data centers,
solar facilities) in Virginia may not bring large amounts of
permanent jobs or benefits to local tax income.




Transportation Analysis

Future uses in the Jarratt Planning Area (Interstate
Services) should be coordinated  with
transportation routes and other existing assets in
the area (See also: Existing Features & Uses). The
transportation features of the Planning Area are
central to its future growth.

The following table shows the Virginia Department
of Transportation {VDOT) average daily traffic {ADT)
count estimates in 2019 for each major road in the
Planning Area. While future development may
increase traffic volumes, it is anticipated that most
roadways in the Planning Area are sufficient to
accommaodate potential growth. A brief overview of
existing and future uses for each major route
follows.

Additionally, this analysis incorporates various
construction priorities, programmed projects,
identified deficiencies, and recommendations from
existing VDOT publications and plans such as the
VTrans Mid-Term Needs, projects listed in the Six-
Year Improvement Program, and traffic deficiencies
identified in the Crater Planning District
Commission (PDC) Rural Transportation Plan,

VDOT Average Daily Traffic Count Estimates, 2019

Transportation Corridor Traffic Count
Interstate 95
At Greensville County Line 37,000
At Owen Road (State Route 645) 38,000
North Exit Ramp at Exit 17 440
South Exit Ramp at Exit 17 160
North Exit Ramp at Exit 20 320
South Exit Ramp at Exit 20 580
North Exit Ramp at Exit 24 90
South Exit Ramp at Exit 24 220
Blue Star Highway (U.S. 301)
At Greensville County Line 3,800
At Jarratt Avenue (State Route 139) 3,100
At Owen Road (State Route 645) 900
Jarratt Avenue/Henry Road (State Route
139/631)
At Greensville County Line 2,000
AtU.S, 301 1,900
East of I-95 620

Comans Well Road (State Route 642)
AtU.S. 301

290




Interstate 95

1-85 is undoubtedly the Planning Area’s most significant
transportation route and its greatest asset for attracting
commercial and industrial development to the area. The
corridor is considered a Corridor of Statewide
Significance {CaSS) by VDOT. The Planning Area extends
along a roughly 9.5 mile stretch of I-95 running north and
south with three exit interchanges. The first exit in Sussex
County heading north from Greensville County is Exit 17
at U.5. 301, followed by Exit 20 at Henry Road (State
Route 631) close to the Town of Jarratt, and Exit 24 at
Owen Road {State Route 645). U.S. 301 runs parallel to I-
95 on the western side of the interstate, while Andrews
Road and Hassidiah Church Road parallel I-95 to the east
through much of the Planning Area. Presently, only Exit
20 offers any commercial activity near the interchange,
while Exit 24 is lightly used primarily for locally generated
trips. Exit 17 also has minimal development near the
highway but does provide direct access to U.S. 301 where
existing commercial and industrial uses are present in
bordering Greensville County. Currently, the three exits
in the Jarratt Planning Area have less surrounding
development and therefore less traffic as compared to
the County’s other two interstate exits in the Stony Creek
Planning Area.

Accordingly, both Sussex County and the Town of Jarratt
should cooperate to ensure that new development is
encouraged in locations that best take advantage of the
area’s high accessibility. Consequently, VDOT has
recommended improvements to on and off ramps of I-95
and their intersections with local roads in the coming
years if industrial and commercial traffic increases in the
area.

U.S. Highway 301 Corridor (Blue Star Highway)

The Blue Star Highway {U.S. 301) is a parallel route to
Interstate 95 that has local connections with the
Planning Area’s three |-95 interchanges. This route
provides local circulation and access to potential
development sites with high visibility near I-95. South of
the Town of Jarratt, U.S. 301 is a four-lane highway with
a median. It transitions into a two-lane highway as it
continues north from Town. Traffic counts on the route
are much higher on the four-lane portions of the highway
in and around the Town of Jarratt.

U.S. 301 supports a significant amount of the existing
commercial activity in the Planning Area. Though a
limited number of residential lots exist, future residential
development directly on U.S. 301 should be avoided as
VDOT discourages single driveways along the route.
Opportunities to expand commercial and industrial
activity should take advantage of existing driveways and
curb cuts along U.S. 301 to ensure a high level of service
is maintained along the corridor. 1).S. 301 is the main
route used for local trips in the Planning Area, so
proposed developments should consider access and
safety along the corridor. Safety improvements along
with proper signage and landscaping of new
developments will help to improve the ability to support
new development along the route. .

U.S. 301 also continues south into Greensville County
where motels, restaurants, and the Greensville County
industrial park are located less than 2 miles from Sussex
County. Sussex County should encourage development
along this section of the corridor closest to the County
border to complement existing development from Exit
13 at U.S. 301 in Greensville County up to Exit 17 at U.S.
301 in Sussex County.



Jarratt Avenue/Henry Road (State Route
139/631)

Henry Road (State Route 631) is a two-lane secondary
road that leads directly into the Town of Jarratt from the
east where it becomes Jarratt Avenue {State Route 139)
and passes through the middle of the Town of Jarratt. In
the Town, larratt Avenue serves a small commercial
district at the western edge of Sussex County where on-
street parking and pedestrians are more common in the
Planning Area. The County should continue to promote
pedestrian and safety improvements within this portion
of the corridor.

In 2019, an average 620 vehicle trips were made along
Henry Road to the east of the Town of Jarratt and U.S.
301 on Henry Road, and 1,900 trips were made to the
west of U.S. 301 through the Town. West of U.5. 301, the
corridor is an important local route supporting
commercial activity. East of U.S. 301, the route is less
developed, but offers opportunity for industrial
development due to its accessibility. Any significant
development would likely require expansions and other
roadway improvements to accommodate increased
congestion and larger trucks.

The €SX rail line in the Planning Area runs from north to
south through the area and is a tremendous asset for
proposed industrial development. Within the Planning
Area, the railway has two tracks running in both
directions. However, the railway also divides much of the
area and acts as a barrier to proposed residential

development, particularly south of the Town of Jarratt.
Currently, the line is only utilized for the transportation
of cargo and offers no direct access to passenger
transportation services in the area. To the south of Town,
there are currently three at-grade rail crossings at Ridge
Road (State Route 397), S. Halifax Road {State Route 646)
near Lee Road, and Mayes Street (Local Route 1102).

Transportation Improvements

A few notable transportation improvements are
recommended for the Jarratt Planning Area. VTrans Mid-
Term planning priorities include Priority 4 (Low)
improvements to 1-95 at the interchanges of Exit 17 and
20 if additional commercial or industrial development
occurs nearby. VTrans also identifies the intersection of
Jarratt Avenue, Henry Road, and U.S. 301 for Priority 4
improvements. The VTrans improvements are tied to the
Industrial and Economic Development Areas (IDEA)
located in the Planning Area. These include a proposed
industrial site on Henry Road (State Route 631} and two
industrial sites near Lebanon Church Road {State Route
609) and U.S. 301. The area does not have any projects
on VDOT’s Six-Year Improvement Program (SYIP),

Recommendations in the Crater PDC and VDOT Rural
Transportation Plan include short term restriping
improvements on U.5. 301 and Jarratt Avenue and better
signage at the Exit 17 interchange of 1-95 to resolve
safety concerns. The plan also recommends a long-term
goal of reconstructing Owen Road (State Route 645) near
I-95 to widen and address geometric deficiencies.



Future Vision & Planning

With some of the highest traffic volumes in Sussex County, combined with large areas of accessible developable land, the
Jarratt Planning Area has the potential to serve as a corridor of development associated with interstate access.
Additionally, the Planning Area’s proximity to commercial and industrial activity in surrounding localities provides a
foundation for the extension of development into Sussex County around the Town of Jarratt and |-95. Moreover, the
cultural presence of the Town of Jarratt, the existing utility capacity, and the established residential neighborhoods
provide a foundation to expand residential development as new employers create demand for additional housing.
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Future Land Use Analysis

The recommended future uses are based on a variety of
factors, such as existing development, the location of
marketed sites for economic development, best land use
practices, environmental conditions, zoning, and access
to public utilities. Future land use recommendations for
the Jarratt Planning Area include the addition of
residential land uses and expansion of commercial and
industrial uses in suitable locations with appropriate
siting strategies. With 1-95 access and available utilities,
the Jarratt Planning Area is an ideal location for new
industrial development and commercial services along I-
95. The area can also support additional residential
development to accommadate a productive workforce in
the area. The recommendations alse support
continuation of productive agriculture and preservation
of the County’s rural character.

Commercial

The Jarratt Planning Area’s location along 1-95 makes it
ideally situated to take advantage of commercial uses
that depend on interstate access. The Planning Area has
three interstate interchanges, each having ample land
area for new development. Most new commercial
development slated for the Planning Area should be
located along U.S. 301 which parallels 1-95 and offers
good visibility and a high level of service for local traffic.

Development at the I-95 interchanges and along U.S. 301
will ideally be concentrated into higher-density
commercial centers, rather than occurring in strips along
the area’s major roadways. The presence of vacant
and/or abandoned commercial structures in the Planning
Area provide ample opportunities for reuse and should
also guide the location of future commercial uses.

Currently, the intersection of U.S. 301 and Henry Road
{State Route 631} near Exit 20 offers the best opportunity
to expand the existing commercial presence in the
Planning Area. This area has the most readily available
access to public utilities and already has a small
established commercial presence. New commercial
development at the Exit 17 and Exit 24 interchanges will
be more limited in the short-term due to limited public
facilities. Some commercial development may also be

viable north of the Town of larratt along U.S. 301 where
a small commercial presence also already exists.

Proper design and regulation are important components
of commercial growth in the area. Much of the extent of
U.S. 301 in the Planning Area is a four-lane divided
highway with few places that support left turns. As a
result, commercial use should be restricted to existing
intersections along U.S. 301 to guarantee safe access to
commercial uses. Additionally, new and existing
commercial uses should be properly screened and
buffered from residential uses. The Planning Area has
both rural residential housing units as well as defined
residential neighborhoods near the Town of Jarratt and
U.S. 301 that should not be infringed upon by
commercial uses.

New commercial development must also consider the
needs of residents in both Sussex County and
neighboring Greensville County. Commercial uses
focused on interstate services should complement the
needs of the local community. Access to healthy food
and quality healthcare are specific needs within the local
community. Locally-oriented businesses should be
encouraged within the Town of Jarratt and can make use
of existing, available commercial buildings. The small
commercial district in the Town of Jarratt, however, is
not suitable for supporting more expansive commercial
uses that generate large amounts of traffic from the
interstate due to the limited road and parking capacity
on Jarratt Avenue. Larger commercial uses that may
generate more vehicle trips should remain concentrated
along U.S. 301.

Industrial

The potential for industrial growth in the Jarratt Planning
Area is dependent on access to [-95. Accordingly, all
potential industrial sites in the Planning Area are near
interstate exits. The Boars Head Meat Processing facility
waest of Jarratt in Greensville County and the Greensville
County industrial park just south of the Planning Area are
important assets to help attract new industrial uses
within the Planning Area in Sussex County.

Proposed areas for industrial uses include sites that have
been actively marketed through the Virginia Economic
Development Partnership (VEDP). As a result, this plan



remains ambitious and flexible about the area that could
be used for industrial uses. The County has helped
market at least three separate sites within the Planning
Area for future industrial use that are designated on the
future land use map. One is located west of 1-95 along
Henry Road (State Route 631), and two other sites are
near Lebanon Church Road (State Route 609) south of
Exit 17 off 1-95. Each of these sites currently has easy
access to 1-95 with minimal surrounding residential or
commercial development. As the County continues to
explore the best use for these sites, significant residential
development in these areas should be avoided.
Additionally, impacts associated with new industrial
development should be properly mitigated, including
sufficient screening and buffering from adjacent land
uses,

Residential

New residential development within the Planning Area
should be concentrated in and around the Town of
Jarratt where public utilities are most readily available.
Redeveloping and modernizing some of the vacant
housing structures present within the Planning Area
should also be emphasized. Finally, improving the local
amenities, services, and access to existing residential
structures should be improved.

As the possibility of new employment sites arise in the
Planning Area, additional housing development should
be considered. The County should encourage a wide
variety of housing unit types, including single-family
homes, townhomes, and apartments close to the Town
and U.S, 301. Most new residential housing units in the
Planning Area near the Town of Jarratt should be built in
" the form of clustered neighborhoods close to the Town.
The existing Nottoway River Commons Apartments is an
appropriate clustered residential development for the
area and similar developments should be encouraged as
demand necessitates. Locations with potential for high
density residential development are noted on the Future
Land Use Map and include apartments and multifamily
dwellings. These areas are typically closer to locations
that may see commercial development. Larger rural
residential lot development may be allowed along
Comans Well Road (State Route 642) and Lebanon

Church Road {State Route 609) in the extreme northern
and southern parts of the Planning Area.

The County must also take steps to actively improve the
state of existing residential neighborhoods. Specifically,
Carver, Maclin, and Marion Avenues to the south of the
Town of Jarratt - where the Planning Area’s most dense
residential development already exists - should be a
focus of infrastructure improvements. A Community
Development Block Grant (CBDG) could provide
opportunities to add sidewalks, improve stormwater
drainage in the neighborhoods, support housing
restoration, and create new homeownership
opportunities. A similar effort in Greensville County’s
Washington Park neighborhood may serve as a useful
example.

Finally, the County should avoid any new linear
residential development along U.S. 301. The presence of
driveways entering a divided four lane highway is unsafe,
and new residential housing units may not be properly
buffered from the roadway. Additionally, the County
should support safety and access improvements to
existing housing units along U.5. 301, while minimizing
the impacts created by new residential development.

Public

The Jefferson Elementary School site should remain as a
public use. Opportunities to redevelop or renovate the
site as an asset for the local community should be
considered. A CDBG grant could also be used to
redevelop the Jefferson Elementary site for public use,
such as a community center to serve as a hub for the
neighborhood. Partnering with non-profit community
organizations may also provide opportunities to
maximize the use of the site as a public recreational area.

Agricultural/Forested/Open Space

The Jarratt Planning Area serves an important role in
helping to maintain the rural character of other parts of
the County. With the presence of Interstate 95, U.S. 301,
and a railroad within a relatively small area, the Planning
Area already has a significant presence of physical
infrastructure. As a result, the presence of additional
development with a higher intensity of uses is more
appropriate in the Jarratt Planning Area than in many



other parts of the County. Accordingly, by steering larger
developments into the Jarratt Planning Area, the rural
character of Sussex County can be largely preserved
elsewhere.

Compared to other parts of the County, the Jarratt
Planning Area is likely to have fewer large blocks of
undeveloped land. This means that the County should
strategically identify and preserve the tracts of land in
the Planning Area with the best forest conservation
values and farmland suitability. These areas are labeled
as Agricultural on the future [and use map. Additionally,
with multiple transportation corridors serving as a
barrier to wildlife movement and habitat connectivity in
the Planning Area, the County should also carefully
consider opportunities to maintain and improve natural
landscape connectivity.

Town of Jarratt

Sussex County should welcome new commercial and
residential development in the Town of Jarratt as a
positive contribution to the County's tax hase. Due to
limitations of road capacity and available lot sizes within
the Town, most large-scale development is likely to occur
outside of the Town boundaries. However, the Town
does have a number of small undeveloped sites and
vacant commercial buildings that may be attractive to
new commercial or mixed-use investment. The County
should work with Town officials to coordinate local
planning efforts with the intention of utilizing the larger
Planning Area.

Coordination with Adjacent Localities

The Jarratt Planning Area’s proximity to Greensville
County and the Town of Jarratt makes it unique
compared to other Sussex County Planning Areas. As a
result, the localities must coordinate development
activities to ensure benefit to all residents in the area.
Since many Sussex County residents in the Planning Area
rely on water and sewer service from Greensville County,
Sussex County must maintain a  strong
intergovernmental relationship to fully maximize the
potential of the Jarratt Planning Area. This includes
involving officials from the Town of Jarratt and
Greensville County in any major developments that will
require public facilities. Moreover, the presence of the
Mid-Atlantic Advanced Manufacturing Site {MAMaC})
industrial site just outside of the Planning Area in
Greensville County is an important consideration for
Sussex County, If developed, the industrial megasite
would likely generate increased interest in commercial
and residential development in Sussex County,
particularly near Exit 17, which will be a main access
point to the industrial site.



Implementation Recommendations

Recommendations for the Jarratt Planning Area build on the potential of the area as Sussex County’s center of interstate
services supporting both commercial and industrial uses. The recommendations focus on identifying opportunities for
appropriate development and preserving agriculture and open space.

Cost Time
Implementation Task Responsible Part
P Scale Scale? - ¥
Enforce and expand proper buffering and landscaping
requirements for commercial and industrial uses to $ Short-term Planning and Zoning
protect adjacent residential uses. Department
Update County zoning ordinance to encourage cluster
development, deter the development of prime farmland Planning and Zoning
and woodlands, and preserve the rural character of the $$ Short-term Department
County.
Review and update the zoning ordinance to allow for some
e ) . . . Plannine and Zoni
Yarlatlon in density to increase affordable housing options 88 Short-term anning and Zoning
in the area. Department
Continue to work with utility providers, local businesses,
and County residents t tend broadband i
. ty residents to extend broadband internet SS Short-term County Administrator
service to all unserved and underserved homes and
businesses,
Update the zoning of specific properties to prepare
portions of the Planning Area near interstate exits for . .
. . Planning and Zoning

concentrated commercial development, and direct future 55 Short-term Department
commercial development into designated growth areas.

2 Short-term (1-5 years); Medium-term (5-10 years); Long-term {10+ years)




.4
/ 4
y
z("_ r
.ff}‘
AV
Cost Time
Implementation Task Responsible Party
P Scale Scale? P
Explore pursuing a Community Development Block Grant
(CDBG) to revitalize residential neighborhoods around Planning and Zoning
: : diti s Medium-term

Jarratt to improve housing conditions, promote Department
homeownership, and add pedestrian infrastructure.
Consider establishing a highway corridor overlay district $8 Medium-term Planning and Zoning
to preserve and improve the appearance along U.S. 301. Department
Partner with a community-oriented nonprofit organization
or private developer to renovate the former Jefferson
Elementary School site to be used by the neighborhood as 855 Medium-term County Administration
a place for formal and informal recreation and community
use.
Collaborate with Greensville County, and the Town of
Jarratt to coordinate growth and investment in and s Medium-term County Administration
around Jarratt.
Implement necessary utility improvements/expansions Medium-Lon
along state routes where residential and commercial 8555 term = County Administration
growth is projected in the Planning Area.
Support extension of the Virginia Tobacco Heritage Trail
into Sussex County through Jarratt and continuing into 888 Long-term County Administration

rural parts of the County along the existing unused right-
of-way.’
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