
 

SSSuuussstttaaaiiinnnaaabbbllleee   aaannnddd   IIInnnttteeelllllliiigggeeennnttt    PPPlllaaannnnnniiinnnggg   fffooorrr   ttthhheee   FFFuuutttuuurrreee   
 

 

 

 

Adopted July 12, 2010 

  



2    

 



2010 Long-Range Comprehensive Plan 

 Acknowledgements & Contributors | i  

ACKNOWLEDGEMENTS & C ONTRIBUTORS 

 
BOARD OF SUPERVISORS 

Joseph Walton (District One)  Marsell Bustos (District Two)  Robert R. Cosby (District Three) 
Scott Daniel (District Four)    Charlie Green (deceased)    Carson Tucker (District Five) 

 
 

PLANNING COMMISSION 
Roger Richardson (District One)   Owen R. Walker (District Two)  Richard Ayers (District Three)  

Bill Melton (District Four)     Karin Carmack (District Five) 
 

CITIZENS WORKING GROUPS 
Land Use & Land Preservation  Infrastructure  Economic Development  U.S. Route 60 Overlay 

 
 

ADVISORY COMMITTEES 
Huguenot Trail Advisory Committee  Transportation Study Group 

 
 

 
 

 
COUNTY STAFF 

Carolyn Bishop-County Administrator 
Brandon Stidham-Director of Planning & Community Development 

Department of Utilities/General Services 
Office of Economic Development 

 

CONSULTANTS  
McBride Dale Clarion/Clarion Associates 

C. Gregory Dale, FAICP 
Emily Crow, AICP 

Roger Waldon, FAICP 
 

Martin/Alexiou/Bryson, PLLC  

Nathanael Austin, AICP 
 

 
ADOPTED BY RESOLUTION OF POWHATAN COUNTY BOARD OF SUPERVISORS JULY 12, 2010 



ii     

  



2010 Long-Range Comprehensive Plan 

   Table of Contents | iii  

TABLE OF CONTENTS 

 
Acknowledgements & Contributors ............ i 
Table of Contents ..................................... iii 

Part I: Planning Context 1 

Chapter 1: Introduction ............................. 3 
Introduction to the County ...................... 3 
Powhatan County  
Demographic Fact Sheet ........................ 4 

Overview of the Plan ............................... 5 
How to Use the Plan ................................ 9 

Chapter 2: Planning Background .............. 11 
Overview ................................................ 11 
Influencing Trends ................................. 12 
Local Planning Challenges and  
Opportunities ....................................... 14 

Key Planning Challenges ........................ 17 
Chapter 3: Vision & Goals ........................ 19 

Introduction ........................................... 19 
Vision ..................................................... 19 
Goals ...................................................... 20 

Part II: Plan Elements 21 

Chapter 4: Economic Development .......... 23 
Overview ................................................ 23 
Background ............................................ 24 
Key Issues............................................... 25 
Recommendations ................................. 27 

Chapter 5: Housing .................................. 31 
Overview ................................................ 31 
Background ............................................ 31 
Recommendations ................................. 31

 
Chapter 6: Infrastructure & Facilities ........33 

Overview ................................................ 33 
Key Issues............................................... 33 
Recommendations ................................. 34 
Sewer and Water Utilities ...................... 35 
Schools ................................................... 40 
Emergency Services ............................... 41 
County Facilities ..................................... 42 
Parks ...................................................... 42 
Solid Waste ............................................ 43 
Technology ............................................ 43 

Chapter 7: Natural & Cultural Resources ...47 
Overview ................................................ 47 
Key Issues............................................... 48 
Recommendations ................................. 48 

Chapter 8: Land Use &  
Community Character ..............................55 

Overview ................................................ 55 
Background ............................................ 55 
Key Issues............................................... 57 
How to Use the Chapter ........................ 58 
General Land Use Recommendations ... 59 
Countywide Land Use ............................ 60 
Special Area Plans .................................. 83 

Chapter 9: Transportation ........................89 
Overview ................................................ 89 
Key Issues............................................... 90 
General Recommendations ................... 90 
Major Thoroughfare Plan ...................... 91 

Part III: Implementation & 
Prioritization 101 

Chapter 10: Action Prioritization ............ 103 
Chapter 11: Implementation Tools ......... 104 

Overview .............................................. 104 
Land Development Regulations Updates104 
Urban Development Areas .................. 108 
Transfer of Development Rights .......... 109 
Development and Facility Provision 
Coordination ...................................... 111 

Capital Improvement Plan ................... 112 
Topical and Strategic Plans .................. 113 
Monitoring and Updating the Plan ...... 114 

Part IV: Additional Planning  
Resources & References 117 

Index of Resources ................................ 119 
Index of Maps ....................................... 120 
Appendix A: Residential  
Capacity Calculations ............................. 121 

 

  



iv     

Table 1: Population _________________________ 4 

Table 2: Population by Race (2008 Estimate) _____ 4 

Table 3: Housing Units _______________________ 4 

Table 4: Population by Gender and  
Age (2008 Estimate) _________________________ 4 

Table 5: Housing Data _______________________ 4 

Table 6: 2008 Estimated Employment ___________ 4 

Table 7: Top Five Employers in Powhatan County _ 4 

Table 8: Non-farm Employment _______________ 24 

Table 9: Index of Historic Landmarks __________ 54 

Table 10: Countywide Land Use Reference Table __ 60 

Table 11: Major Thoroughfare Plan Project List ___ 93 

 

Map 1: Designated Urban Development Areas ___ 7 

Map 2: Sewer and Water Phasing Plan ________ 39 

Map 3: Public Facilities _____________________ 45 

Map 4: Natural Resources  
(Prime Conservation Areas) __________________ 50 

Map 5: Historic Landmarks __________________ 53 

Map 6: Existing Land Use ___________________ 56 

Map 7: Countywide Land Use Plan ____________ 61 

Map 8: Route 60 Corridor East (Special Area Plan)85 

Map 9: Courthouse Village (Special Area Plan) __ 87 

Map 10: 711 Village (Special Area Plan) ________ 88 

Map 11: Major Thoroughfare Plan ____________ 92 

 
  



 

     1 

 

  



2    

  



Part I: Planning Context 

 Chapter 1: Introduction | 3 

CHAPTER 1: INTRODUCTION  

Powhatan County is located in the Lower Piedmont area of 
Virginia.  It is bordered by Chesterfield County to the east, Amelia County 
and the Appomattox River to the south, Goochland County and the James 
River to the north, and Cumberland County to the west.  The eastern tip 
of the county is approximately fifteen miles directly west of the 
downtown area of the City of Richmond.  The county encompasses 272 
square miles.   

Europeans first came to Powhatan County in 1608, in an 
expedition of one-hundred-twenty men led by Christopher Newport.  The 
expedition traveled up the James River to a point as far west as what is 
now Maidens Bridge, but were forced back by a hostile native population 
of Monacan Indians.  The Monacan Indians were hunters and farmers, 
with settlements along the banks of the James River.  Between 1699 and 
1705, five to seven hundred Huguenot refugees fleeing persecution in 
France settled on the James River in abandoned Monacan villages.  The 
Huguenots later settled throughout the area, building many substantial 
ƘƻǳǎŜǎΦ  {ƻƳŜ ƻŦ ǘƘƻǎŜ ƘƻǳǎŜǎ ǊŜƳŀƛƴ ŀƳƻƴƎ ǘƘŜ ŎƻǳƴǘȅΩǎ Ƴŀƴȅ ƘƛǎǘƻǊƛŎ 
structures.   

Powhatan County was created by the Virginia General Assembly in 
1777 from land located in the eastern portion of Cumberland County.  In 
1850, a small portion of Chesterfield County was annexed, creating what 
today is the 272 square mile County of Powhatan.  The county seat was 
originally called Scottville, after General Charles Scott.  Scott was a 
Revolutionary War hero and personal aide to General George Washington 
at Valley Forge.  The name of the village was changed to Powhatan in 
1836.  The present courthouse building was erected in 1848.    

¢ƘǊƻǳƎƘƻǳǘ ƛǘǎ ƘƛǎǘƻǊȅ ǘƘŜ ŎƻǳƴǘȅΩǎ ŜŎƻƴƻƳȅ Ƙŀǎ ōŜŜƴ ōŀǎŜŘ ƻƴ 
farming, including the cultivation of crops, timbering and livestock 
production.  The economy was traditionally linked to river traffic, 
especially along the James River.  Bateau boats were used on the river and 
the Kanawha Canal to transport goods to and from the area.  During the 

nineteenth and twentieth centuries, highways and railroads became the 
ǇǊƛƳŀǊȅ ƳŜŀƴǎ ƻŦ ǘǊŀƴǎǇƻǊǘŀǘƛƻƴΦ  ¢ƘŜ ŎƻǳƴǘȅΩǎ ǇƻǇǳƭŀǘƛƻƴ ƎǊŜǿ ŀƭƻƴƎ 
with the agricultural economy.  Small rural hamlets and villages served as 
focal points for community and commerce throughout Powhatan County.  
Lƴ мурнΣ ǘƘŜ ŎƻǳƴǘȅΩǎ ǇƻǇǳƭŀǘƛƻƴ ǿŀǎ уΣмтмΣ ŀƴŘ ǊŜƳŀƛƴŜŘ ǊŜƭŀǘƛǾŜƭȅ 
stable until it declined significantly and was only about 5,500 by 1950. The 
ǇƻǇǳƭŀǘƛƻƴ ƛƴŎǊŜŀǎŜŘ ǎƭƛƎƘǘƭȅ ǘƘǊƻǳƎƘ ǘƘŜ мфтлΩǎ ǿƘŜƴ ǘƘŜ ƳƻŘŜǊƴ 
growth cycle began.1   

For severŀƭ ŘŜŎŀŘŜǎ ǘƘŜ Ŏƻǳƴǘȅ ƎǊŜǿ ǎǘŜŀŘƛƭȅ ŀƴŘ ōȅ ǘƘŜ мффлΩǎ 
ŘǊŀƳŀǘƛŎ ƎǊƻǿǘƘ ŀƴŘ ŘŜǾŜƭƻǇƳŜƴǘ ƘŀŘ ƻŎŎǳǊǊŜŘΦ ¢ƘŜ ŎƻǳƴǘȅΩǎ ǇƻǇǳƭŀǘƛƻƴ 
grew from just over 15,000 to over 22,000 by 2000.  The last eight years 
have shown continued and remarkable growth with an annual average of 
300 new homes approved.  Most of the new development since 2000 has 
occurred in large-lot (5-acre) subdivision in pockets throughout the 
county.  With more dense residential development occurring in Scottville 
near the Courthouse Village, and in CƻǳƴŘŜǊΩǎ .ǊƛŘƎŜ Ŝŀǎǘ ƻŦ wƻǳǘŜ нуу ƛƴ 
the 711 Village.  The majority of recent commercial growth has occurred 
along the U.S. Route 60 Corridor, and in the 711 Corridor Overlay District 
east of Route 288.  Additional growth has been accommodated through 
lot splits throughout the county.  Agricultural activities have decreased 
and most agriculture is limited to smaller family farms with some 
emerging niches like vineyards, green houses, or equestrian related 
facilities.  Silviculture is still practiced within the county but the strongest 
contribution to the economy is government employment.   

                                                           

1
 Source: Brief History of Powhatan County, Powhatan County, Virginia Comprehensive 

Plan 1998-2008. 1998  
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Table 1:  Population  

Year Population Change 
% of 
Change 

1980 13,062   

1990 15,328 2,266 17.30% 

2000 22,377 7,049 46% 

2008 (est.) 28,006 5,629 25.20% 

Source: US Census Bureau and the Memorandum of Existing 
Conditions created by URS dated 10-31-2007 

 

Table 2:  Population by Race (2008 

Estimate)  

White  23,172 

Black / African American 4,161 

Hispanic or Latino 356 

Asian 77 

American Indian & Alaska Native 51 

Native Hawaiian & Other Pacific 
Islander 

5 

Two or More Races 184 

Total 28,006 

Source: US Census Bureau 

 

Table 3:  Housing Units  

Year Owner  Renter Vacant Total 

2000 6,448 810 251 7,509 

2008 (est) 8,444 1,151 297 9,892 

Source: US Census Bureau and the Memorandum of Existing 
Conditions created by URS dated 10-31-2007 

 

Table 4:  Population by Gender and Age 

(2008 Estimate)  

Gender 
Age 
Category Population 

Male  Under 18 3,190 

Female Under 18 2,868 

Male  18-64 10,516 

Female 18-64 8,407 

Male  65 + 1,447 

Female 65+ 1,578 

Source: U.S. Census Bureau 

 

Table 5:  Housing Data  

Median Home Value  $287,400 

Median Household Income $68,900 

Average Household 
Size 

 2.7 people 

Source: city-data.com (2007 Estimates) 

 

 

 

 

 

 

 

 

 

 

Table 6:  2008 Estimated Employment  

Work 
Force Employed Unemployed 

Unemployment 
Rate 

14,273 13,461 812 3.3 % 

Source: Virginia Workforce Commission (www.vawv.virginia.gov) 

 

Table 7:  Top Fi ve Employers in 

Powhatan County  

1.Powhatan County School Board 

2.Powhatan Correctional Center  

3. Virginia Department of Juvenile Justice 

4. Deep Meadow Correctional Center 

5. County of Powhatan 

Source: Powhatan Community Profile from the Virginia 
Employment Commission. Last updated 6/17/2009 
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This comprehensive plan ƛǎ ŀƴ ǳǇŘŀǘŜ ǘƻ ǘƘŜ ŎƻǳƴǘȅΩǎ ǇǊŜǾƛƻǳǎƭȅ 
adopted plan from 1998 and the amendments made in 2003.  A 
comprehensive plan provides a vision for how a community should grow 
in the future. A comprehensive plan is typically long-range and looks 
twenty to thirty years in the future and incorporates a wide range of 
issues and questions relating to land use, including transportation, land 
use mix, parks and open space, community facilities, community character 
and identity, housing and neighborhoods, and economic development.  

Once adopted, elected and appointed officials of the county will 
use the plan as a guide for their land use and public investment decisions. 

Role and Purpose of the Plan  

The plan is intended as a guide to assist the elected and 
appointed officials in decisions related to development, growth, and 
provision of public services.  The comprehensive plan, however, is not the 
only planning document that the county will maintain, and is not intended 
to be an exhaustive list of unattainable future needs; rather the 
comprehensive plan should be a broad depiction of the best possible and 
realistic future.  These recommendations should focus on issues that the 
county has the ability to control to attain that future vision.  

The various agencies, authorities and departments of the countyΩǎ 
government will maintain planning documents that relate back to the 
overall vision from the comprehensive plan but provide more in-depth 
and strategic data and policy for a specific area of interest.  Capital 
improvement plans, annual budgets, facility operation and expansion 
plans, and special area land use plans are all examples of additional 
documents the county may employ to expand on and implement the 
vision of the comprehensive plan.  

Implementation is a key element in the success of a 
comprehensive plan.  The plan is a non-regulatory tool.  It provides 
recommendations, but in order to enact these recommendations the 
county must utilize other tools consistent with the vision of the 
comprehensive plan.  The recommendations contained herein are 

provided for consideration and will be developed further through 
regulatory tools like the Subdivision and Zoning Ordinances proffer 
programs, economic development efforts, and management of public 
facilities including fees and taxation in the county, which are also 
regulatory.  

Legal Basis for the Comprehensive Plan  

The State of Virginia mandates that Powhatan County prepare 
and adopt a comprehensive plan for the physical development of the land 
within its jurisdiction under Section 15.2-2223 of the Code of Virginia 
(COV). The plan must include assessments of existing conditions, trends 
of growth, and the future needs for the order, convenience, prosperity, 
and general welfare of the inhabitants. The State code also requires the 
plan to include transportation and land use components. The land use 
component is encouraged to provide policies for: the location of future 
public facilities such as parks, schools, waterworks, and sewage disposal, 
historical areas, areas for redevelopment, and areas of environmental 
significance.  Although having zoning districts match the 
recommendations in the land use component of the plan, the COV does 
not require them to conform.  However, improvements not included in 
the plan must be found by the Planning Commission to be substantially in 
accord with the comprehensive plan prior to approval and construction of 
capital facilities, except as otherwise provided in the state code.  By law, 
the plan must also address affordable housing within the county.   

Since the last update of the countyΩǎ comprehensive plan 
completed in 2003, the State has mandated additional elements for the 
comprehensive plan, including: 

 Secondary street connectivity requirements for VDOT 
acceptance, and  

 Urban Development Areas 
 

Through Section 33.1-4.1, the State connects funding for 
maintenance of roadways to a set of design standards maintained by the 
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Virginia Department of Transportation (VDOT).  In 2009, VDOT updated 
requirements to address connectivity. The State bases the requirements 
on the level of development in an area and they are intended to increase 
connectivity of road and pedestrian networks, minimize stormwater run-
off and reduce impervious surface area through reduced street widths, 
and address performance bonding and cost recovery.  These new 
regulations require communities to evaluate transportation and land use 
planning in a potentially different light than what we have used as 
guidelines in the past, and place requirements that are more specific on 
the approval of private development.  

Section 15.2-2223.1 now requires comprehensive plans to include 
urban development areas and principles of new urbanism.  All localities in 
Virginia with a decennial (from 1990 Census to 2000 Census) growth rate 
of fifteen percent or a decennial growth rate of five percent and a 
population of at least 20,000 are required to designate an urban 
development area in the comprehensive plan by 2011.  According to the 
U.S. Census Bureau, the countyΩǎ ǇƻǇǳƭŀǘƛƻƴ ƎǊŜǿ ŦǊƻƳ мрΣону ƛƴ мффл ǘƻ 
22,377 in 2000, for a decennial growth rate of nearly forty-six percent.  

The urban development area or areas are required to 
accommodate at least ten years but not more than twenty years of 
growth.  The plan must also incorporate principles of new urbanism and 
traditional neighborhood development including: pedestrian-friendly road 
design, interconnection of new local streets, connectivity of road and 

pedestrian networks, preservation of natural areas, satisfaction of 
requirements for stormwater management, mixed-use neighborhoods, 
including mixed housing types, reduction of front and side yard building 
setbacks, and reduction of subdivision street widths and turning radii at 
subdivision street intersections.  The plan must also include any incentives 
(financial or otherwise) which the community will employ to encourage 
development in the urban development areas.  

This plan addresses the statutory requirements in several ways.  
The county designates three key locations as urban development areas, 
and addresses them in this plan with special area plans in Chapter 8: Land 
Use & Community Character.  These locations will accommodate the 
majority of future growth in a compact development pattern based on 
New Urbanist principles, while still maintaining the rural community 
character of Powhatan County.  Transportation recommendations have 
been coordinated with the land use to provide for improved connectivity 
standards and a road network that meets the requirements of these 
statutes as well as the local needs of the community.  Additional 
information on the actions the county will have to carry out to implement 
the recommendations of this plan relevant to the urban development 
areas is included in Chapter 11: Implementation Tools.  Map 1 on the 
following page shows the designated urban development areas for 
Powhatan County.  
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Map 1:  Designated Urban Development Areas  

  






































































































































































































































