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Small Area Plans







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

Report Date: August 12, 2022
Board of Supervisors Meeting Date: August 18, 2022

SUMMARY:

The Planning Commission and Board of Supervisors deemed it necessary in its five-
year review of the Comprehensive Plan to conduct an interdependent planning
strategy for each of the County’s six (6) planning areas as designated by the 2004-
2005 Comprehensive Plan. 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 with respect to existing development
patterns and/or infrastructure (such as roads, water, sewer, stormwater).

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

They are as follows:
> Jarratt
> Stony Creek
» Wakefield
» Sussex Courthouse
» Waverly
» Rural Area

Staff and the Planning Commission conducted two (2) worksessions to review the
small area plans, as well as each Commissioner was charged to review the plan
relevant to the district represented. At Commission’s direction, staff also provided
select copies of the plan to each town encompassed by the planning area. Staff
offered to make presentations to each of the towns. The Town of Wakefield requested
a presentation to which staff responded and presented at the June 13, 2022 Town
Council meeting.
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RESOLUTION #2022-97

A RESOLUTION OF THE SUSSEX COUNTY BOARD OF SUPERVISORS
RECOMMENDING ADOPTION OF THE SMALL AREA PLANS

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

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

WHEREAS, the Board of Supervisors amended the Comprehensive Plan on
February 17, 2022 adopting proposed modifications in further consideration of
solar and battery storage facilities; and

WHEREAS, the County Planning Commission and Board of Supervisors
deemed it necessary in its current five-year review of the Comprehensive Plan of
Sussex County, Virginia to conduct an interdependent planning strategy for each of
the County’s six (6) planning areas as designated by the 2004-2005
Comprehensive Plan, namely Jarratt, Stony Creek, Sussex Courthouse,
Homeville/Wakefield, Blackwater/Newville/Waverly, and Rural areas; and

WHEREAS, each planning area represents a diverse development pattern
and natural and manmade development constraints; and

WHEREAS, citizen participation was provided via a series of interviews
with the public and stakeholders; and

WHEREAS, on June 6, 2022 the Sussex County Planning Commission
conducted a public hearing on the proposed small area plans and determined that
the adoption of a small area plan for each of the designated planning areas as
appendices to the Comprehensive Plan is necessary and appropriate to further
guide growth and development in the designated areas.

WHEREAS, at its meeting on July 11, 2022 the Sussex County Planning
Commission recommended that the Board of Supervisors review and adopt the
small area plans as appendices to the Sussex County Comprehensive Plan in
accordance with the Code of Virginia Sections 15.2-2204 and 15.2-2229.

NOW, THERFORE, BE IT RESOLVED, that the Board of Supervisors of
Sussex County adopt the six (6) Small Area Plans, entitled Jarratt Small Area Plan,
Stony Creek Small Area Plan, Sussex Courthouse Small Area Plan, Wakefield
Small Area Plan, Waverly Small Area Plan, and the Rural Area Small Area Plan,
and dated August 2021, as appendices to the Sussex County Comprehensive Plan.
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RESOLUTION #2022-2

A RESOLUTION OF THE SUSSEX COUNTY PLANNING COMMISSION
RECOMMENDING ADOPTION OF THE SMALL AREA PLANS

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

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

WHEREAS, the Board of Supervisors amended the Comprehensive Plan on
February 17, 2022 adopting proposed modifications in further consideration of
solar and battery storage facilities; and

WHEREAS, the County Planning Commission and Board of Supervisors
deemed it necessary in its current five-year review of the Comprehensive Plan of
Sussex County, Virginia to conduct an interdependent planning strategy for each of
the County’s six (6) planning areas as designated by the 2004-2005
Comprehensive Plan, namely Jarratt, Stony Creek, Sussex Courthouse,
Homeville/Wakefield, Blackwater/Newville/Waverly, and Rural areas; and

WHEREAS, each planning area represents a diverse development pattern
and natural and manmade development constraints; and

WHEREAS, citizen participation was provided via a series of interviews
with the public and stakeholders; and

WHEREAS, on June 6, 2022 the Sussex County Planning Commission
conducted a public hearing on the proposed small area plans and determined that
the adoption of a small area plan for each of the designated planning areas as
appendices to the Comprehensive Plan is necessary and appropriate to further
guide growth and development in the designated areas.

NOW, THERFORE, BE IT RESOLVED, that the Planning Commission
of Sussex County recommends the adoption of the six (6) Small Area Plans,
entitled Jarratt Small Area Plan, Stony Creek Small Area Plan, Sussex Courthouse
Small Area Plan, Wakefield Small Area Plan, Waverly Small Area Plan, and the
Rural Area Small Area Plan, and dated August 2021, as appendices to the Sussex
County Comprehensive Plan.

BE IT FURTHER RESOLVED that the Planning Commission of Sussex
County requests that the Board of Supervisors review and adopt said small area
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SUSSEX COUNTY, VIRGINIA
SMALL AREA PLANS

JARRATT

JARRATT]
. ]

PUBLIC HEARING DRAFT
AUGUST 2021




'[Z ...................................................................................................... BRI AR RN RN RN R SUO!JEpuau.ILUODGH UO!lEluaUJ3|dul|
S e s s s e e e e s
S OO, T
9-[ ....................................................................................................... --..cn.nunnonnuunuunus1uawahol.dwl UO!IEUOdSUBJ_[
............................................................................... e s T
S * (TE9/6ET 2inoy 31ex5) peoy AuaH/anuany esser
S R e A T AT e T T
G e e e e et o e S—
S e e s s e e
S T e R e
S e e iR e e s Y
S e e e e e S
L T L L T T T L T e T R T e L sasn g Sa.lnlea:l SU!].S!XQ
9 .............................................................................. I R L L L L T T T E E E R R R T R R ) EaJV BU!UUEId uBJJE!'
S s st R e s s Sealy Suuue)d Xis

e s e e O P
S$juUalU0) JO 3)|qe]



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 County as a
whole, while protecting the elements that are important
to the people, the economy, and the culture.
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Sources. Esri, HERE. Garmin, Intermap. increment P Corp., GEBCO, USGS. FAD, NPS. NRCAN,
GeoBase, IGN, Kadaster NL. Ordnance Survey Esn Japan, METI. Esn China (Hong Kong). (c)
OpenSireetiap cortriutdrs. and the GIS User Community
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Sources Esn, HERE Garmun, Intermap. increment P Corp | GEBCO, USGS, FAO.NPS.!.‘IRCAIG,' TLIRL
Berkley Group

(GeoBase, IGN. Kadasler Mk, Onfnance Survey Esn Japan METI, Esn Cruna (Hong Kong), ic)
OpenStreatMap contmintors, and the GIS User Community
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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 larratt.
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 (-85 and the CSX railroad).

Along the 9.5 mile stretch of 1-95 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 642). With most development located west of I-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 enly 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
locations 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 1-95 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 portion of the Town of
Jarratt 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 80%) in the
Jarratt Planning Area is either
agriculturat or open/forested area.
Commercial uses cover a very small
proportion of the overall fand 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.

Jarratt Ex{istingJiand Use

Agricultural
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L R Residential
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—— Roads
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Sources Esd, HERE, Garmin Intermap ncremant P Corp., GEBCO USGS
FAQ, NPS, NRCAN. GeoBasa. IGN, Kadaster NL. Ordnance Survey, Esn Japan.
METI, Esil Ghina tmdmﬁ)_f,'e)gpenswumapmhm and the GIS User
Commursty I CF Y
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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 fand 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 1-95 along Henry Road (State Route 631), and two
other sites are near Lebanon Church Road (State Route
609) and I-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 agricuitural. The area has an even
distribution of forested land and agricuitural land.
Compared to other parts of the County, some of the

undeveloped areas in the Jarratt Planning Area hold less
environmental value because they are constrained by
their proximity to 1-95, U.S. 301, and the CSX 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 larratt Planning Area has very few public areas in
active use. The Town of Jarratt has a lighted youth
baseball field and a small community room available for
public use in neighboring Greensville County. Notabie
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.  properly
managed and revitalized, this site is an important asset
to the quality of life for surrounding residents.
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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

INTERNAL

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.

Transportation access via 1-95 and U.S. 301 — Blue Star
Highway — a four lane divided highway (two-lane north of
Jarratt) with good capacity and low traffic volume.

Available utilities to supply potential industrial and
commercial development as well as possible rail access.

Topographic and other conditions make site development in
the Jarratt area relatively easy compared to other areas.

Presence of a major railroad corridor to support industrial
development.

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

The area’s low population provides a very small and aging
workforce.

Safety concerns along U.S. 301 where private driveways
enter the four-lane divided highway.

inadequate screening and buffering of existing commercial
uses from surrounding uses.

1-95, U.S. 301 and the CSX railroad parallel each other
north/south through the Planning Area and serve as a
physical barrier to east/west movement through the area.

Distance and travel times to other communities in Sussex
County and the County Government Complex.

EXTERNAL

Opportunities (External influences that can be used
to the advantage of the Planning Area.)

Proximity to major employers and industrial uses in
surrounding localities brings traffic into the area and serves
as a foundation for economic growth and development.

Large amounts of developable land with visibility and access
to a high-volume and low traffic interstate highway system.

Distance and commute time to the Richmond metropolitan
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.

Threats (External factors that could prevent
improvement of the Planning Area.)

Proximity to Greensville County and reliance on the
Greensville County Sewer and Water Authority means that
the Planning Area is susceptible to external administrative
decisions.

Potential business owners and residents may prefer the
more established and substantial commercial uses and
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.
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Interstate 95

I-95 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 {CoSS} by VDOT. The Planning Area extends
along a roughly 9.5 mile stretch of 1-95 running north and
south with three exit interchanges. The first exit in Sussex
County heading north from Greensville County is Exit 17
at U.S. 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 |-
95 on the western side of the interstate, while Andrews
Road and Hassidiah Church Road parallel 1-95 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 1-95
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 I1-95. South of
the Town of larratt, U.S. 301 is a four-lane highway with
a median. It transitions intc 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.

4.5. 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. U.5. 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 Greensvitle County up to Exit 17 at U.S.
301 in Sussex County.
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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 1-95. 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 additiona! housing.

The geographic location of the
Jarratt Planning Area will
require a committed
collaboration between Sussex
County, Greensville County, and
the Town of Jarratt. With the
Town being in both counties,
and with some portions of
unincorporated Sussex County
receiving water and sewer
service from Greensville County,
Sussex County must share ideas,
goals, and development plans
with neighboring localities to
fully maximize the potential of
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 in the
Future Land Use Map, with
associated recommendations to
follow. It shouid 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 map reflects the
primary future uses.

Jarratt Future /and Use
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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 §09) south of
Exit 17 off 1-95. Each of these sites currently has easy
access to 1-95 with minimal surrcunding 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 Lebancn

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 neighborhcod 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.S. 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 alsc 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
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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 cpportunities for
appropriate development and preserving agriculture and open space.

Cost Time ,
Implementation Task 2 Responsible Party
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 farmiand 58 chort-term Planning and Zoning
and woodlands, and preserve the rural character of the Department
County.
Review and update the zoning ordinance to allow for some

jation i i i i i Planning and Zonin
Yanatlon in density to increase affordable housing options $6 Short-term g ing
in the area. Department
Continue to work with utility providers, local businesses,

d County residents to extend broadband internet
an . . X sS Short-term County Administrator
service to all unserved and underserved homes and
businesses.
Update the 2oning 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 intc designated growth areas.

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

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.

¥ b sbwrg
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St st .

.. Sussex County

Small{ﬁ\
ey i)

RURALAREA

FTIL TR
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rea Plan Districts

SUSSEX|
COURTHOUSE

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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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.S. 301, and Prince George
Electric Customers receive internet from RuralBand.
RuralBand’s Rowanty Zone provides fiber optic 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.5.
301 is located east of 1-95 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 stations 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
before aiso 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 CONDITIONS

Existing Land Use

Existing development in the Stony Creek Planning Area is
centered around established commercial uses near 1-95,
U.S. 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

Sfbhy Creek EXx

Agricultural
- Commercial
* [ Public

F‘:,] Industnal
Residential
Town
/////A Solar Facility
o Roads

Railroad ,

Parcel Lines

Berkiey Group [/}

e

Sources Esn, HERE Gammin intermap,
GeoBase IGN Kadaster NL Jrdnance
OpenStreeiMap conirit

forest and agriculture cropland with much of those areas
lying 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.

isting Land Use

L
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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 agriculture 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
Stony 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
Volunteer 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 smal! 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.
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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
more rural lifestyle.

-l o . _—
< Tidewater hubs, both in land prices and in tax structure. The limited capacity of the existing sewer treatment plant
= may prevent the ability to accommodate large
o
wl Excellent transportation access via 1-95, U.5. 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 1-95 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
o Creek.
| Affordable land, tax, and living costs make Stony Creek a
g marketahle location for some businesses compared to more | Trends toward increasing environmental regulation may
5 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.
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{nterstate 95

1-95 is the most important transportation feature of the
Stony Creek area and is considered a Corridor of
Statewide Significance (CoSS) 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 I-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.
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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

[ | Agricultural

- Commercial

Industrial
B Fubiic
Residential
- Town
- Roads
Parcel Lines
Flood Zone

D Stony Creek

Planning Boundary

Stony Creek Future Land Use

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 Pianning 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 flooding.

STONY
CREEK

wied

rJ

" Sources Esn. HER. Garmen, Inteninag n«oment*Corp..‘%E gth, USGS, FAC, NPS, NRCAN
GeoBase, IGN_Kagaster NL Qrdnancel: ufvey. Esn Japar, MET) Esn China (Hong Kong) (c)
OpenSuestMap gintributors, and the GIES User Comrmunity
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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 lead 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 U.S. 301. Iif 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
parcels in the area, 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.

The option to subdivide small lots with road frontage for
residential development provides farmers an
opportunity for supplemental income with minimal
development effort/loss. 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 commaodities and forest
land to the risks associated with muitiple residential
access peoints. 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.

¢ Reduced front setback to increase the
surrounding buffer between agricultural and
residential activity.

¢ Walkable neighborhood with safe walking and
bicycling for children and adults.

¢ 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 reliable 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.



‘UMO] BYJ UIYIM JUBLWLISIAUI
dlepawwll Jo sndoj 3yl ag pnoys pue jepuszod
juawdojsaap aaey ©) Jeadde sjadied asay) adueydsalul
1€ 3X3 3yl 03 Apwnxclad aleipawwl ypm ‘ssauisng
Of 23n0Y JO YInos ‘umoj ay} jo juelpenb Iseayinos
Y} Ul pajedo) aue sj@dled asay) "sU poojy Juedusis
JO 3pIsING aJe ey} sjeosed 3wWOS SeY OS|E UMO] ayj

‘Spoylawl asnas
aandepe jo aBejueape ayel pue saulp|ing unsixa saz)nn
uMmo] a3yl ul JuawdojaAsp 1By} BINSUD O} SEUIPIOOD
pinoys Auno) ayl eyl sueaw siy| -syusawalinbai
{ElUBWUONAUB jRUOIIpPPE yum Aldwiod 03 pasu [im
JUDWIISIAU] [BI3UDPISDI 10 |BIDIDWLIOD MAU SBUOZ PO
pa1eudisap ulyum aie spue| umo] jo Ayacfew ayl adiuls
‘JaAOMO ‘aseq xe) s,Ajuno) ay) 03 uolIngiuod anmusod
e se )aal1) Auo3S JO umo] sy} ul Juawdojaasp |enusplsal
PUB {EIJJIWWIOD MBU IwodjPm pijnoys Aluno) xassns

¥aa1) Auozs Jo umoy

*3sn jelIsSNpUl Uk se paatasals Suiaqg Ajdwis 0}

pasoddo se sButpunolins |einynaide ay) yum wiey Jejos
* 3le Ui JaNRq 18yl Spoylaw aandepe puawwodal
s Auno) a3yl ‘os J| -asn 3jeas |eusnpul ue se
aseaj [e}iul 3y} puoAaq ulewal pinoys Aujde; Jejos ayl i
3p13p pinoys Ayuno) ay) ‘Al1eunliN "als Yy Jo s)ysuaq
ainny pue ‘syoedwi ‘asn uto8uo syl Jojuow 031 SNUPRUOS
pinoys Alunc) ayj ‘Aupoey sejos Auoddes ayl s easy
SBusuue|d aya Ul S3SIXa AjJUBLIND JeY] 3SN BJqEIOU J3Ylouy

‘uopuanNe
Auno) aanbais osje Aew suonesapisuod Buisnoy pue
syjesy ‘asn ayy uodn Buipuadag aBewy Ayuno) 3uons
e ajowoud 03 Ayjenb Y81y jo aq pynoys udisap ayus pue
8uipiing ‘padojaaap aruo G-t WOl 3jqisia aq Aew ays
pa)23|as ay) sy °‘sjueus) |enuslod Joj seale JU3WISIAU
Apeas-jaAoys 91ea4d 03 sjuswanrosdull Jayio Sunjew pue
‘pue| Suuea)> ‘sayin pue uonelodsuesy dulrosdun Aq
s3)Is asay) asedasd 03 spoyo ajew osje pinoys Ajuno)
2] ‘sease 0433w speoy uojdweH pue puowiydly ayl ul
s1a)Jew Jolew 03 553228 pUe ‘GE-1 03 AjHuixoad ‘s3500 pue)
Mmo] jo s3ejueape 931 URD JBY] SBSN JBLI0 pue ‘S1auad
eyep ‘wawpyny pue Swmddiys ‘Buunioejnuews Jofew

Buipnpur sassauisng jo A}aiJBA B JBPISUOD pInROYS pue
3)s sy} 13x4ew o3 undaq sey Ajunoy ay) ‘uoneyodsues)
Aemysiy pue 1es 41o0q 0} 553338 YyUMm ‘az)s uj Juedudis
st adueyodalul £F IXI By} 0} 90D eady Sujuueld oY)
40 uorpuod usayuou 3y} 1 ease [elsnpui pasodoid 3y

‘S3SN |BISNPUS 104 PISN 24 PINOD
1eY) ease 3yl 1Noge 3|qixa)) pue snoiique sujewsas uejd
siyl ‘Anisnpur 4oy pue| |eanjndude awos Suluosues)
spuawwodas ueld syl pue ‘pue| |eanyndisBe Juadsad
Auaaas JaA0 Ajjuanind s| ealy Suluue)d ¥aa1) Auols a3yl

Ansnpuy

"SIJUNOD BIPPIMUI] pue 281039 9L Ul YLOU J3YM.)
syuawdojpAap o0} Jepwis SE-t 01 3sopP uawdojRadp
JEIDJBLILIOD DAISUBIUL J0W 1O} UOIIEDO0| IJ|qRIA B 3]
Aew ease §a31) Auols ay) ‘premino puedxa 03 SaNUIUeD
uoi8aJ puowydry 3yl se pue “ySiA puoluyy ayy jo ued
paJapisuod Apeaije s| AJuno) Xassns ‘SIS 31e)sIaul
JYlo pue ‘suoileys Jugan) ‘sjuesneisal yum Suoje
‘BAlR 3Y) IAIDS PINOD §)310Y Mau |euonippe ‘Apeded
J2}EMAISEM PUB PUBLIRP JUINDIYNS YUAA "Baly Suluue|d
3yl ul JuBWdOoPAIP |eJAIWOD JO jenualod jnj ayl
yoddns 0) Asessadau aq ||Im sjuawanroidu Jajemalsem
‘1anBMOH "s19|1e1ad J9)jews Jo dnosd e 1o Ja|ie3R) adie|
e poddns o) AJljIqIssa2e pue puej 3y} sey easy Sujuueld
ayl -ydnongy Buissed aue eyl sie@aes) Sudinuss 10y
Ajdwis papuajul 10U 3.e 1ey] SJUBWdO|A3P (BIDIBWWOD
aaisuedxa alow afesnodus os|e pinoys Aluno) ayl

‘T€ Ux3 e Ajanoe
[elsawwod puedxs 0} djay ued ¥23J) AUCIS JO UMOL Byl
puUnoJe pue Ul YIMoIE 3)Iym ‘€€ X3 1€ Juawdo|aAap mau
Aue 10j 3U0)SIDUI0D DY) SB SDAIDS JIUD) [BARI] SINEQ BYL
's)sIa Apealle YIMmoJS 21243 W00 2IN]NyY JOJ UoepUNO)
3y} ‘suone)s aunosed pue suondo Jup se j|am
se ‘9191dwod Jsowje U0 M3U B pue 5{210Y Bupsixo oMy
YHAA soBueyialul Sunsixa oml 3yl punole paiaisnp
2q pInoys ‘a40jaJay] pue ‘ease 3yl Ul JJEI] 3}EISIBI
JUS3SISUCD BY} UC Ajaa ued JuaWdOPASP |BIIBLILIOD MBU
‘llews Ajaazejaa s) wonendod jedoj ay) ysSnoyy)y ‘Ajuno)
X3SSNS JO J3IUII |BIIIDUIWIOD 3Y) PBIBPISUOD §I Ealy
Bujuue|d 3343 Auois ayl YNsal e Sy 'SADIAIDS JI|oARL)
Uo Pasnd0j S3asSn [eIJBWLWICY 10} S5-| JO aBejueape
e} 01 pAIenUS (|3m SI eauy Suluue|d Yaaa) Auols 24l

PRA3UI0D)



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.

y Cost Time ,
Implementation Task 1 Responsible Party
Scale Scale
Update County zoning ordinance to encourage cluster
development, deter the development of prime farmland ss Short-term Planning and Zoning
and woodlands, and preserve the rural character of the 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 T
to passing highway traffic and other visitors.
Review and update the zoning ordinance to allow for
some‘variatit_)n in density and approp‘riate ac‘cess?ry " chortt Planning and Zoning
dwellings to increase affordable housing options in the 24 S Department
area.
Continue to work with utility providers, local businesses,
and County residents to extend broadband internet .

. Y 55 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 gatewa

P P . Y . & Y . Planning and Zoning

to the County and draw passing 1-95 travelers into the $S Medium-term

Planning Area for short-term and convenience spending
to boost the local tax base.

Department

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

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.

. Sussex County

Small%\rea Plan Dlstrlcts
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Sources' Esi HERE Garmin, Intermap increment P Corp | GEBCO USGS, FAQ, NPS NRCAN
GeoBase, IGN, Kadaster Nt Ordnance Survey. Ead Japan METI, Esri Ching (Hong Kongl, (¢}
OpenStaeiMap conlributors and the GIS User Commursty

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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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 RuralBand from
Prince George Electric Cooperative. RuralBand’s
Hogwood Zone extends along Cld 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
Route 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 CONDITIONS

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 parceis 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.

\
Sl}ssex-Courthouse Existing Land Use

[ Agrieultural
I commercial
B Public

Industriat

Residential

Town Government

-

----- - Roads

Parcel Lines School

SO Miles
0 025 05 075 1

GeoBase, IGN. Kadaster NL, Ordnance Survey. Esn Japan, METI E:
OpenStrestMap contrbutors, and the GIS User Community
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EXISTING CONDITIONS

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 refigious assembly uses are also
located within this Planning Area.
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PUBLIC INPUT

What should Sussex County's highest priorities be for improving
public facilities and community services?

Public schools
Law enforcement

Fire and rescue

Public water and sewer systems | u*‘ ;_:1"'.|:-"'-_'-fl.| ' o
States roads | e 8 (e
Social services
Parks and recreation |
Public library
6 Answered- 421 0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
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AREA ANALYSIS

Transportation Analysis

Future uses in the Sussex Courthouse Planning Area
{Civic Core} must be coordinated with transportaticn
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 Route
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
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AREA ANALYSIS

s PR

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 bends. This is the only recommendation that
the plan provides for the 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 iand use
practices, environmental conditions, zoning, and access
to public utilities. Future land use recommendaticns
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 deveiopment 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
prevatence 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 mentioned

in the Agricultural, 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 wilt
continue to be rural in nature and include large tracts of
agricultural, forest, and open land uses. These areas are
{abeled 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 environmentally-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 shouid
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
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, contiguous parcels will remain necessary for
sustainable agricultural enterprise in the rural area.

Qutside 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
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 FUTURE VISION

{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
schoal 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, anincrease in the number of septic
systems can threaten the groundwater quality, especially
in tow 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 Areas in
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 far 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.
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IMPLEMENTATION

! Cost Time
Implementation Task 8 Responsible Party
Scale Scale
Modify or update the zoning ordinance to ensure that
commercial development is concentrated near the Sussex . .
X ] Planning and Zoning
County Government Center and easily allows for retail, SS Short-term
. \ g Department
restaurants, offices, and local medical facilities to be
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 ss Short-term De gartment &
commercial development, and direct future commercial P
development into designated growth areas.
Consider establishi highway corridor overlay district to Planning and Zonin
onsider es ng a highway \; $ Medium-term g g
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 to mitigate $ 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 8855 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 overalt 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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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 lands. 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.
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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 availablie 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

0 1 2
Berkley Group

Wakefield-Existing Land
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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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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.

e < e P e = - e

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.

L i ok

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 unique nonprofit that
has preserved and restored the former Wakefield High
School building to offer public classes, events, and
meetings. The Troxler Memorial tibrary, 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.
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Public Input

Local stakeholder meetings and county-wide
surveys provide a 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.5. 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 3 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 1-85 corridor
Around Courthouse area
Other :
Answered: 420 0% 10% 20% 30% 40% 50% 60% 70% B0% 90%10

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

Along the 460 corridor |

Along the |-95 corridor i

Around Courthouse area |
Along rural roads I
Other I

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

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

Planned industrial parks 1

Along the 460 corridor |
Along the 1-95 corridor |

Along rural roads |

Around Courthouse area |
Other :]

Answered- 418 0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 10
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Transportation Analysis

Future uses in the Wakefield Planning Area (Local
Culture) should be cocrdinated 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 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 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
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
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near the highway will be paramount. Sidewalk
extensions out of Town to residential neighborhoods
along 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 Wakefieid.

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 1-85
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 shouild 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 residential
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.

Railroad Corridor

Norfolk Southern 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.
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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 Futtire Land Use

K“ 4

[

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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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.5. 460. The County should also work
to expand water and sewer services around the Town.
The Town of Wakefield also has an existing sidewaik
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 U.S. 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 alse 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.
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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 Party
Scale Scale
Actively promote and market the cultural, recreational,
and eco-tourism attractions that define the Planning Area 3 Short-term County Administration
as important County resources.
Consider wayfinding, signage, and streetscaping that
improve the aesthetic and direct traffic to local 8 Short-term County Administration
attractions.
Gather community input to consider renaming U.S. Route . .
. Planning and Zoning
460 (General Mahone Highway) to better present the S Short-term
. . Department
local cutture and identity of the area.
Amend the zoning ordinance to permit facilities for farm . .
. . fers o . Planning and Zoning
tours, agritourism facilities, and other similar uses in the sS Short-term
. . . 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)
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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 County as a
whole, while protecting the elements that are important
to the people, the economy, and the culture.
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Existing Features & Uses

The Waverly Planning Area consists of the Town of
Waverly, concentrated development along U.5. 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 most 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 scuth 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 Jerusalem 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 northeast 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 focated 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
guantity 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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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 Point 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 landfills 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 1o 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.

- -""'-~._‘:?"-;-£, AT
TLANTIC WASTE
DISPOSAL, INC.

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 outside 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.

_— ' ————
s - ke 1

Public

This land wuse 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 # correctionat 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
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Around Courthouse area

C

Public Input

Local stakeholder meetings and county-wide surveys
provide a brief understanding of public opinion about the
current status and future of the Waverly Planning Area.
The input recognizes the need for development of new
businesses to increase local commercial activity.
Additionally, there is recognition that the Waverly Area
has strong potential for new industrial development that
can bring more employment opportunities.

Located along U.S. 460 with multiple planned industrial
sites, the Planning Area has been recognized as an
appropriate location for additional commercial and
industrial development. This public input mostly pertains
to the areas directly around the U.S. 460 corridor and
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
residential development. This type of development is
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
County. The Waverly Planning Area is already the most
populated part of Sussex County, and the area should
continue to support the residential development
necessary to strengthen the local economy.

Where in the County should new
housing be concentrated?

Along rural roads

Along the 460 corridor

Along the 1-95 corridor

uUUII

Other

0% 20% 40% 60% 80%

Answered 417

100%

What would you like to see happen in
the Waverly area?

New stores or restaurants
New industry or major...

New residential development

Parks, schools, or public...
Other

No change :]

0% 20% 40%

60%

80%

Where should new {non-farm} industry
be generally located?

Planned industrial parks _
along the 460 corridor | EGTGTGTGN

Along the 1-95 corridor |

Along rural roads ]

Around Courthouse area |
Other ]

Answered 415 0%

20% 40% 60% BO%

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 I
Other I

0%

20% 40% 60% 80%

Answered 471

100?

100%

100



‘pue) [eMIsnpul jelaualod Jo |eanynatiSe ajgen|ea dn axe)}
UBD ‘SaIl[1o.) UOEIBUDS 18|05 3)BIS-AYJIIN SB YINS ‘SIS
‘amsudlul Qo[ 4O FNUAASL 10U INQ ‘BAISUIIUY PUB| J3YID

"31B1S 3Y] Ul SEBJE URQUIN
alow 0] paseduiod s3ssauU)sNG A0S JOJ LCJIEI0| 3)QEISHIEW
e AjJanepy 3yew S350 Sulal| pue ‘saxe} ‘pue| ajgepioly

m
‘aseq xey} s,Aune) "SI9YIBW |EUOIIEUISIUI YIRBI 0} SIDINJIBINUBLY Paseq ﬁ |
33 03 51Y3u3Qq |ENIDE 3INPAI ABW SSANUIIUI JFYI0 PUE -Xassng 10} 3|qissod )i sayew eiuIdA JO L0d BY) 0] $5300Y % i
$)e3.Jq Xe) 40} s3lIsnpul Jolew Aq pasejd suoiipuod |edrdAl r- 4
‘uolnealasald pue| se [[om se syyauaq 'E
"SIUBWAO|3ASP |BIDISWIIOD PUE |B1IISNPUI JE|IWIS Alejauow Jayo eyl sanunuoddo uoReAIdSUOD Waey
10} U0NNPAIOD Ul 3. s31|ed0| Jaylc pue ‘eluldap Auey 104 S13UMO Ajllenb ued 3.n3N21i3e BAIIDE PUEB 5(10S dWlid
(-easy uiuue|d ay3 jo wawRA0IdW) ("easy 3uiuueld ay) jo adejueape sy} 0)
juaaald pINod JeY) 510108 [BUIAIXT) SIEDIYL | Pasn aq ued Jeyy sacudanjjul jeusaxg) sanunitoddo
‘s1ah0|dwa speoy uojdwen ul spod Jofew o) ssadde
aimny [elju3lod Jo pasu ayl 19aw jou Aew Fuisnoy 3123.1p 8ulptaoJd AemileY UIDYINOS H|OMON DY 03 $520E |IeYy
ajqepioye Jo Ayjiqepeae pue Aysuap/Ajaiien jo yae AUBLIAOJBASP [€1218WLIO) puE
‘eaJe 3y} |er3snpul |enuajod Ajddns 03 ainannsedyul AYan 03 ssany
Ul ymoss |eu;apgsaJ Mmau ;o uoni:m 3y3 1PUISAL pue SiaJE -5193u22 uopendod Jofeus aydnynw |
ﬁeuuap_lsan URSIXS Lo S5ULIUL ABW IR 04 Jua: 4 0} 559208 Asea aplaold g a1noy 23e1S pue (asueduldig EI
Yam Buoje says eLasnpul 3jdp|nw 4o 22ussaid 3y SPIMBIEIS JO 10PIIIOD) 09% ‘SN BIA $53208 UOIIEUOdSURL) g
‘sjuswdo|3asp "34MINJIS X3 Ul pue sadld pug| ui Yloq ‘Sqny Jalemapl] %
[1249WLIO 1O {BlISHpU) 1981e| 3WOS JO AJjIGeIA =

343 Wi AR SUOM3DLIISAL AJdede Ja1EMBISEM PUR JBIBAM

*10p14109 ay3 Buo|e JuswdopAap mau 1oy
UJ3aJu0d B 559228 3}s pue Ajajes Bupjew ‘aieay ydnoayy jo
siunowe yay sey pue peod ssaJJE pajiwi| e Jou 51 09k 'S'N

(-uopezye3jAal 53] WaRY PINOI JBY) easy Suluueld
ay) jo sansudPeIRYd IAedaN) sassauyeam

PUE puowydly s,eiwdiip 01 paiedwod Alljigeploye aAlejay
“Juawdojaaap Joj pawid says |elysnpu) a(diynn

"s)oeJ) 33.ef Ul 95N
aleald pue aqnd 3ininy oy pue| ajqedojaAap 4o AljIqe|IBAY

(*s12y30 J9A0 a8ejueape ue 31 a8 Jey3 ealy
3ujuue)g ay3 Jo sansuBPEIRYI 3ANISOd) SYI1Buans

FAILYOIN

JAILISOd

"AJUNWILLOD 3y} 4O SIURLIISDAU) 353 PUE pue} J0)
sasn 159 ayy ueyd dj2y 1By S1012E) |PUIBINS PUE jEUIRIUI A€ 3SY] "B3JY SUIUUB|d 3Y) AQ pade) sieasy] pue ‘sapiunyoddo
‘sassauyeap ‘syIduaais ay) saynuapl sishjeue JOMS ayL saduajjeys pue s1asse Jo 150y e sey ealdy Sujuueld AllaABM Y]

sisAleuy 1 OMS



C

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 Transpertation
Plan.

VDOT Average Daily Traffic Count Estimates, 2019

Transportation Corridor Traffic Count
U.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
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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.S. 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 |l 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.
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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
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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 Cabin 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.S. 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 U.S. 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 outside 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.
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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.

i Cost Time i
Implementation Task 5 Responsible Party
Scale Scale
Continue marketing both the Sussex Mega site and Cabin
Point Road Site to select industries and companies that $ Short-term County Administration
can provide positive employment and tax base benefits
while minimizing environmental impacts.
Amend the zoning ordinance to increase buffering and . )
. . . . Planning and Zoning
landscaping requirements around industrial $S Short-term
Department
development.
Gather community input to consider renaming U.S. Route lanni d .
460 (General Mahone Highway) to better present the local $ Short-term Planning and Zoning
culture and identity of the local area. Department
Consider wayfinding, signage, and streetscaping that
improve the aesthetic and direct traffic to local $$ Short-term County Administration
attractions.
Continue to work with utility providers, local businesses,
and County residents to extend broadband internet .
. SS Short-term County Administrator
service to all unserved and underserved homes and
businesses.
Promote County policies and farmer participation in
conservation and environmental programs, such as those . .
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)
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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 County as a
whole, while protecting the elements that are important
to the people, the economy, and the culture.
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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
throughcut 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 no major 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

B commercial - Railroad

- Public Parcel Lines
| Industrial

Residential

]

'3

Rural Area Existing land Use

undeveloped. While |-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 do 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.
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OpenSireetMap conribulors. and the GIS Liser Commuypity
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Residential

Most of the residential development occurring in the
County’s rural areas is situated along public roads.
Residential development primarily consists of low-
density detached dwellings. This includes manufactured
(mobile) homes, 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 institutionat land use makes
up a small portion of the overall land use in the rurat
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 surrcunding correctional facilities
with fresh produce and dairy products.
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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
purposes. 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 solar 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 Jarratt 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 Tobaccc 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.
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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

INTERNAL

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 guality
of life benefits and can be used to promote eco-tourism.

Prime agricultural soils, limited floodplain, and proximity to
major roads can offer farmers flexibility in their agricultural
commodity production and delivery.

Existing low-density residential development promotes the
area’s rural character without threatening natural resources.

The Nottoway River is a unique recreational amenity with its
scenery and natural resources .

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
to support new residential development or connect
existing dwellings with failing septic systems.

Poor road conditions due to lack of maintenance creates
safety hazards.

Distance to County facilities contributes to lower
emergency response times.

Prevalence of flood zones along the Nottoway River may
threaten existing development.

EXTERNAL

Opportunities (External influences that can be used
to the advantage of the Planning Area.)

Farms can take advantage of their proximity to 1-95 to
supply regional farm markets and provide local agritourism
opportunities.

Prime soils and active agriculture can qualify owners for
farm conservation opportunities that offer monetary
benefits as well as land preservation.

Affordable land and lower taxes and living costs make the
rural lifestyle attractive for the foreseeable future.

Threats {External factors that could prevent
improvement of the Planning Area.)

Declining crop yields and market values could lead to
disinvestment and the conversion of agriculture to other
uses.

Increased demand to develop utility-scale solar facilities
may impact the rural character and natural resources.

Impacts 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.
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Future Vision & Planning

The Rural Planning Area is the largest planning area in the
County and is criticat 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 resuit, 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

r

£

Rural Area Future anﬁ’U'gé

prioritized over new
industrial development.

residential, commercial, or

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.

Miles

0 1.5 3 4.5 8

Sources Esn, HERE; Garmn, Intarmiap, meremant P Corp . GEBCO. USGE, FAQ, NPS, NRCAN,

G

LGN K NL. Ord

Survey. Esa Japan, METI. Esn China (Hong Kongl. ic)

OpenStrestMap contnbxnods, and the GIS User Commumity
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Rurol 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 also 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. Moreover, 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 shoutd 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 classificaticon in other planning areas and considers
locations where agricultural zoning 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 he
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 poputation
may also be allowed. Mining and extraction operations
that locate according to the availability of natural
resources should have strict limitations to avoid harmful
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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 alsoc accommodating development when appropriate.

Cost Time
Implementation Task Responsible Part
P Scale Scale® P Y
Maintain the land use taxation program as a key tool to
encourage agricultural land and production within the 3 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.

85 Short-term County Administrator

Support public education and awareness of the benefits
of erosion and sediment control measures, best ¢ sh Planning and Zoning
management practices, and other nonpoint source ort-term Department

pollution controls.

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