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Minutes 
Essex County Planning Commission 

Regular Meeting 
February 6, 2024 

7:00 P.M. 

A regular meeting of the Essex County Planning Commission was held on February 6, 2024, at 
the Essex County School Board Office, Tappahannock, Virginia. 

Present: 
David Jones – Chairman 
Angelo Stevens, Jr. – Vice Chairman 
Stephen Walters 
Wright Andrews 
 Scott Mundie 
Trent Taliaferro 
  
Absent: 
Jean Segar 
 
Also present: 
Kelly McKnight – Building & Zoning Office Manager 
Brian Barnes – Zoning Administrator 
   
CALL TO ORDER 

David Jones, Chairman, called the regular meeting of the Planning Commission to order at 7:00 
pm. 

ROLL CALL 

Chairman Jones asked Ms. McKnight to call the roll.  A quorum was met. 

MEETING AGENDA 

Chairman Jones asked if any changes needed to be made to the agenda. 

APPROVAL OF MINUTES 

Chairman Jones asked if there were any corrections or additions needed for the January 3, 
2024, minutes?  Mr. Andrews made a motion to approve the minutes as presented. Mr. Mundie 
seconded the motion. AYES: 6 NAYES: 0 ABSENT: 1 
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PUBLIC COMMENTS 

 None 

PUBLIC HEARING 

None  

OLD BUSINESS  

Discuss chapter one of the Essex County Comprehensive Plan 

Chairman Jones told the Planning Commission that Mr. Barnes wants to bring up things that are 
coming and then we will begin talking about the Comprehensive Plan. 

Mr. Barnes said that it is good to have one more slow meeting because the Planning 
Commission is getting ready to get busy. There are a couple of things that we have been 
working on in the office that you will be seeing next month and the month after. One new piece 
of business that he wants the Planning Commission to know about is that we have a new staff 
person, and her name is Lauren Colley. She will be cross trained by me and by Ernie.  That way if 
someone is sick, she can step in.  Last week Lauren and I attended the Agricultural Forestry 
Economic Development Advisory Committee meeting.  The Agricultural Forestry Economic 
Development Advisory Committee decided to break up into a couple of sub committees, they 
figured if it is three of them on a committee then we would have to take minutes and meet 
formally, if it is two of them that could be a sub committee and we could hang out at 
someone’s house. They broke sections up as to where it is totally forestry issues on one side 
and totally ag issues on the other side. I am hopeful that they are going to come up with some 
good information for the Planning Commission. I will let you know, and Barry Bates is on this 
committee, and he looked around and said I think this is going to take us all summer and maybe 
into the fall to get a good recommendation for the Planning Commission for the Ordinance 
adoption.   

The other thing that I want to update you on is I did have a gentleman come in with about a 
450-acre piece of land and a potential 50 lot subdivision on that land.  What he would like to do 
is take that parcel which is A-2 countryside and across the road is rural residential overlay.  Our 
zoning ordinance specifically prohibits you from having a major subdivision in the countryside 
district it has to be rezoned R-2, his idea is to change the overlay from countryside to rural 
residential because rural residential overlay on A-2 would allow for a major subdivision. I am 
not saying I am for that, behind that or against that, my job as a staff person is to help him 
through the process and help him find as many facts as I can for the Planning Commission to 
make sure that everything is legal. We have been talking about it, but it is coming pretty fast.  I 
got a call today from his engineer they already have a lot of it surveyed and platted, they just 
need to get some more details for the major subdivision paperwork.   
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One little note, coming from Lancaster County we had a block for action item, Comprehensive 
Plan amendment.  As an applicant you could apply to have the Comprehensive Plan amended 
for your particular project.  We don’t have that in ours, but I do know that it is done and part of 
Virginia code and possible to be done. But this would be a new one for you all based on the files 
I have seen where someone is going to come in and do his major subdivision request, he would 
try to make a change in the overlay approved and then apply for the major subdivision. That is 
coming down the pike in the next month or two or three. 

The next one you have is your first utility scale solar project that will be coming to you in a 
while.  The paperwork was passed around so the Planning Commission members could see it. 
(attached below).  I have several companies that have talked with us and zoom calls with Ernie 
and I and throw out things and then never hear from them again.  Maybe the landowner didn’t 
like it, or they decided to go somewhere else, or they didn’t get position with Dominion. This 
company let me know yesterday that they are eager to take this and come to you for the 
comprehensive plan review, the 2232 review that is in the ordinance.  I don’t know if that will 
be March or April. When I have a firm on that I will send this to you in an electronic format, 
everything I have on this.  
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In the meantime, I discovered some things about the ordinance that you all modified and that is 
that the Essex County utility scale ordinance allows you to consider a solar project in light of the 
comprehensive plan before they apply for the conditional use permit.  In a way that it good 
because the company doesn’t have to spend a whole lot of money to do a “trial” balloon with 
you all to gauge the values of the community.  I try to do the best I can with them by sending 
them links to old newspaper articles, whether it’s fair or not, to show them what they are up 
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against with things that went wrong before.  They are going to get a different impression of a 
chance with the conditional use permit when they talk to you all.  Once that occurs you all will 
find a finding whether you are substantially in accord with the comprehensive plan or not in 
accord with the comprehensive plan.  Then they come back either the next month or six 
months later with a conditional use permit application.  That will then begin the legislative 
process.  This is a little weird to me because when I would do solar farms before we would have 
a 2232 review before, but it would usually be the hearing right before the hearing on the 
specials exception and then go to the Board. Think about that as you look through the 
Comprehensive Plan.  How do you find a project substantially in accord with the 
Comprehensive Plan?  

Commissioner Walters said so what you are saying is when someone comes to us it is 
preliminary and to start a dialog with us?  It doesn’t start any time or anything. 

Mr. Barnes said “exactly. “There is no time limit after that where you guys have to see an 
application from them for a land use application.  I think what was anticipated when that 
language was put in your ordinance in conversation with people, their intention was a company 
might do a 2232 review with you all and find out that this is not in accord with the 
comprehensive plan.  The company might then put it on the back burner if they have 4 or 5 
projects in the que. Maybe it will work for Essex County but not for this location. 2232 review 
refers to the code section it is in 15.2 – 2232 of Virginia code.  In one sentence or less that code 
asks you to look at the location, the character, and the extent of the project before you.  The 
Comprehensive Plan doesn’t have a lot of mention about solar now that you could really back 
up to. This project is small, it’s 20 acres and I think 3 megawatts. 

Commission Taliaferro said that once upon a time I said we should do away with the 
Comprehensive Plan all together and make every single application conditional use.  Nobody 
liked that idea.  

Mr. Barnes said that you are required to have a Comprehensive Plan, but the code doesn’t say 
blue has to be in it.  It can be 2 pages. Most rural counties are proud of their county, and they 
want to drive where things are.  Electronically I will let you know where it is happening and 
when.  

Commissioner Walters said that he believes where the challenge is going to be is that the 
ordinance is going to be much more specific as far as solar panels and the application especially 
at the utility scale compared to what the 2015 comprehensive plan says.  Whatever we decide 
it has the match the ordinance.   

Mr. Barnes said that may be a good exercise for you all because seeing that may trigger some 
ideas that you all might have that you want to see to guide that.   

Mr. Barnes said that the last update that he has for you is Davis.  You had the Charles Davis 
rezoning before you and the latest on that is still pout there and coming back to you for 
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rezoning request.  He had to do the soil work as you know because he was lacking that before.  
There are flags all over the fields now and I think they have identified septic sites, so they are in 
that process now which is slow right now. I think when then they come back with that one lot 
that would be about 9 and a piece acre to show you the additional 6 lots, they want to create 
that would be zones R-2.  Unfortunately, that is going to have to come back to you as a major 
subdivision because it is over the 5-lot limit. If that goes to the Board and they approve it, then  
it will come back to you for rezoning. I think he is still a couple months away.  

Commissioner Stevens asked how many times has he broke that property up? 

Mr. Barnes said several. The key date you need to remember is February 1988. Anything from 
February 1988 then counts towards that 5-lot total limit for minor subdivisions. After the last 
hearing with them, I had a sit down with his surveyors and that is one thing I wrote out that I 
want to see from them.  You don’t want to necessarily require them to do a title search or a 
deed search but you kind of should if they are coming forward.  I said give me a map and a plat 
because some adjustments have been made too.  That makes it confusing because of the 
adjustments and it is hard to tell how many times it has been divided. I said give me a snapshot 
of what it looked like in February 1988 and show me a chronology since then so I can show the 
Planning Commission and then the Board.  

Commissioner Stevens said keep on breaking up lots. 

Mr. Barnes said that is called circumvention. 

Commissioner Stevens said you are not supposed to do that. 

Mr. Barnes said right, you are not supposed to do that. The by rights subdivision can keep on 
going in perpetuity.  In 1988 Essex adopted a language that said basically from now on you can’t 
do that. Those cumulatively can be counted towards a major subdivision. So, once you get to 
five and above you have to meet the requirements of road frontage, of publicly adopted roads, 
etc.  

Chairman Jones asked if anyone had any questions of the five things that are coming up? 

No one asked any questions. 

Chairman Jones said now on to discussion of the Comprehensive Plan and if you read the 
minutes there was some homework that you were supposed to do. Between travelling and 
being sick I didn’t do anything I was supposed to do. 

Mr. Barnes said with his homework he talked to Richmond County about the Comp Plan update 
and how did it work.  Richmond County created a little committee to help and still took a year 
and a half to complete. Your homework for me was to try to put the whole draft text on the 
website. I checked on that and there is a way Chuck showed me land use stuff where I can do 
that.  I think Lauren will help with that.  When we get a draft of a new section, we will do that. I 
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don’t have a sample vision statement yet.  Someone had said what direction do you want the 
county to go in. 

Chairman Jones said we were going to start the process where some of the existing information 
number wise you were going to put the existing number and strike through it and put the new 
number. 

Mr. Barnes said that I think what I need to have done before the next meeting is to have that 
draft the word document draft and those edits highlighted and send that to you electronically. 

Commissioner Walters said it would be nice to see what the changes have been from year to 
year. If we determine what changes are needed that determines what housing we need, what 
kind of services we need. What are the needs of the people going to be? 

Commissioner Andrews said that he looked at some of the census data and his recollection is to 
touch base what EDA has and what Tappahannock Main Street.  

Mr. Barnes said do you think that is something Tim Smith on the EDA get access to? 

Commissioner Taliaferro said that some of that data is available through the Chamber of 
Commerce.  

Mr. Barnes said that he and Carlos had made some maps.  I would love to have a map that 
shows all the electrical infrastructure. We ran into a lot of security issues with that which I think 
was kind of silly. Carlos made a really cool map that would be great to go in your 
Comprehensive Plan under your infrastructure section.  You have a need for that in your solar 
facility planning.  We asked Dominion for their help, and they said no.  Carlos is also working on 
some road maps.  

Commission Walters said that section one is actually your vision statement and might have to 
come back to section one. 

Mr. Barnes said that if you want to do that, we will do that and move on to section 2. 

Commissioner Walters said that if you can ask Carlos, can do a map of the population especially 
between 2010 and 2020 because that informs where we put the overlay.  They are on the map 
and that was done in 2015 are they still in the right spot.  

Mr. Barnes said that Carlos has made several population maps for you all to start working with 
as you get to those appropriate sections.  

Chairman Jones said that he thinks Stephen is right if we had a map that should know where 
these people are.  

Mr. Barnes said that when the Comp Plan is done it will be nice to see where we are today with 
new data.  
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Commissioner Taliaferro said there was an article in the Richmond Times dispatch where rural 
areas are growing faster than urban areas and with high-speed internet available the rural areas 
are growing faster according to that.  

Mr. Andrews said that the training they had a few months ago they had a presentation that was 
done by the VA housing authority that we have a mess in housing in Virginia.  They had all this 
data all over the state.  We need to take a look at that if we could get some data like that.  If we 
have it for the existing population and if we want to attract some, we need to see what the 
housing population should be. 

Chairman Jones said that it sounds like we are skipping to section 2.  

Mr. Barnes said that he would like to begin updating it.  

 

                              

 

 

 

  

NEW BUSINESS 

None 

 

ADJOURN 

Having no further discussion, a motion to adjourn was made and seconded. AYES: 6, NAYES: 0, 
ABSENT:1 

 

 

_____________________________ 

David Jones, Chairman 

   

 


