
A G E N D A
ISLE OF WIGHT COUNTY PLANNING COMMISSION

April 22, 2025
 

1. CALL TO ORDER

INVOCATION

PLEDGE OF ALLEGIANCE

2. ROLL CALL/DETERMINATION OF A QUORUM

BOBBY BOWSER, CHAIRMAN
THOMAS J. DISTEFANO, VICE-CHAIRMAN
BRIAN CARROLL
JAMES FORD
JENNIFER S. BOYKIN
GEORGE RAWLS
RAYNARD GIBBS
MATTHEW SMITH
KEITH JOHNSON

3. ACTION ON REQUESTS TO WITHDRAW OR TABLE PENDING AGENDA
ITEMS

4. APPROVAL OF AGENDA

5. CONSENT AGENDA

6. CITIZENS' COMMENTS

7. PUBLIC HEARINGS

A. CSUP-25-1 Riverside Elevated Water Storage Tank Conditional Use Permit
RequestHeight Exception Request
Application CSUP-25-1 of Isle of Wight County Public Utilities, applicant, and Benns
Church Properties, property owner, for a conditional use permit to construct a major
utility consisting of a water tower thirty feet above the prescribed height limit on
approximately 1.3 acres located at 19488 Casper Circle on tax map number 32-01-068A
in the Rural Agricultural Conservation zoning district

B. REZN-24-11 Bridge Point Commons Conditional PD-MX Zoning Request
Application REZN-24-11 of Charles S. Brown, Jr. Properties, LLC, and Main
Development, LLC, property owners, and Allied Properties, LLC, applicant, to change
the zoning district from Conditional Urban Residential and Conditional General
Commercial to Conditional Planned Development-Mixed Use of approximately 43
acres with tax map numbers 34-01-050 and 50D located at 15020 Carrollton Blvd. for
147 attached single family homes and 1.5 acres of commercial development

8. OLD BUSINESS

9. NEW BUSINESS



A. EXC-25-1 GO Car Wash Sign Exception Request
Sign Exception Request for signs installed at GO Car Wash as shown on the Sign
Design Schematic dated July 11, 2023, located at 14237 Lori Ann Way, Carrollton, on
property with tax map number 34-01-070F in the Conditional-General Commercial
Zoning District

B. COUNTY ATTORNEY'S REPORT

C. PLANNING DIRECTOR'S REPORT

10. CLOSED MEETING

11. ADJOURNMENT



PLANNING REPORT
APPLICATION:

 

Application CSUP-25-1 of Isle of Wight County Public Utilities, applicant, and
Benns Church Properties, property owner, for a conditional use permit to
construct a major utility consisting of a water tower thirty feet above the
prescribed height limit on approximately 1.3 acres located at 19488 Casper Circle
on tax map number 32-01-068A in the Rural Agricultural Conservation zoning
district

ELECTION DISTRICT:

 D3

LOCATION:

 

The proposed location for the water tower is to the north of Riverside Smithfield
Hospital along a private lane at 19488 Casper Circle. Benns Grant subdivision is
located to the south of the property, reclaimed borrow pits are located to the west,
residential uses including Red Oaks Mobile Home Park is located to the north,
Historic St. Luke's Church and Cemetery are located to the northeast across
Route 10, and Benn's United Methodist Church is located to the east across Route
10. 

BACKGROUND:

 

This parcel has historically been used for access to resource extraction and borrow
pit activity to the west. A portion of this parcel was included in the 2008 rezoning
for medical offices known today as Riverside Smithfield Hospital and the
associated medical office building. The rezoned portion was removed through a
boundary line adjustment and the parcel in its current form is zoned Rural
Agricultural Conservation (RAC). 
 
The proposed water tower has been previously identified by the County for
several years as a needed capacity improvement in the Benns Church area. In
2024, Isle of Wight County Public Utilities received a federal USEPA grant for
construction of a $1.2 million elevated water tower serving the Riverside
Smithfield Hospital Complex and adjacent Benns Grant subdivision.
 

DESCRIPTION:



 

The proposed elevated water tower is placed on a 1.3 acre parcel to be created
through subdivision of the existing parcel 32-01-068A. The subdivision application
is currently in review with Community Development and will be recorded prior to
site plan review.
 
The tower height will be 165 feet and is designed to be consistent with Isle of
Wight County Public Utilities accepted standards for design and construction to
meet customer needs, regulatory standards for utilities, and construction
limitations. 
 
A portion of the parcel is identified in the More than Meets the Eye: An
Archeological Assessment of Isle of Wight County and the Towns of Smithfield
and Windsor, Virginia, submitted by the College of William and Mary Center for
Archeological Research to the Virginia Department of Historic Resources in 2005.
Site #44IW0113 is an archeological site noted as containing points and pottery
fragments from the Woodland Period. Its eligibility for inclusion in the National
Register of Historic Places (NRHP) was undetermined. 

COMPREHENSIVE LAND USE PLAN:

 

The future land use designation for this parcel is Mixed Use (MU). The MU land
use is best located on major transportation routes and at major intersections and
should consist of large tracts of land capable of being master planned for a
diversity and integration of multiple uses. MU should also have access to public
water and sewer infrastructure with capacity for more intense development. 
 
Appropriate uses for the MU land use designation include detached and attached
single family residences, multiplexes, townhomes, and apartment style residences,
community amenities, and preserved natural features. Non-residential uses may
include parks and trails, existing community facilities such as schools, churches,
and libraries, and existing or planned office and commercial uses. 

ORDINANCE REVIEW:

The zoning district classification for the subject project is Rural Agricultural
Conservation (RAC). The RAC zoning district is intended to preserve and protect
areas of the County that are predominantly in agricultural and forestall use and to
maintain the existing land base to support those activities. 
 
The applicant is proposing construction of a 165-feet tall, elevated water tower to



 

serve the Riverside Smithfield Hospital Complex and neighboring Benns Grant
subdivision. 
 
Section 4-2006.A of the Zoning Ordinance states that the maximum height of all
structures in the RAC zoning district is 35 feet. Section 5-2000.D.1 provides for exceptions to
the height limits prescribed in the respective zoning district under certain circumstances, to include
construction of water towers. This section allows for exceeding the height limit of the underlying district by no
more than 100 feet if it is a freestanding structure. If an increase above a total of 100 feet is desired, a
conditional use permit must be obtained. The proposed water tower height is 165 feet, therefore 30 feet above
what is allowed by-right under the ordinance. 
 
Section 1-1017 of the Zoning Ordinance provides standards for review of a
conditional use application that the Planning Commission and Board of
Supervisors shall consider before granting a conditional use permit. They are as
follows:
 
1. That the establishment, maintenance, and operation of the conditional use will
not be detrimental to or endanger the public health, safety, and general welfare;
2. That the conditional use will not be injurious to the use and enjoyment of other
property in the immediate vicinity for the purposes already permitted, nor
substantially impair the use of other property within the immediate proximity;
3. That adequate utilities, water, sewer, or septic system, access roads, storm
drainage and/or other necessary public facilities and improvements have been or
will be provided;
4. That adequate measures have been or will be taken to provide ingress and
egress so designed as to minimize traffic congestion on the public streets;
5. That the proposed conditional use is not contrary to the goals and objectives of
the Isle of Wight County Comprehensive Plan;
6. That the conditional use shall, in all other respects, conform to the applicable
regulations of the zoning district classification in which it is located and to the
special requirements established for the specific use; and
7. That the use(s) at the location proposed will not result in a multiplicity of
saturation of similar uses in the same general neighborhood of the proposed use. 
 
In addition to the standards and other guidelines described in the Zoning
Ordinance, the Board may impose conditions or limitations on any approval,
including the posting of performance guarantees. Such conditions may include, but
are not necessarily limited to:
 
1. The number of persons living or working in the immediate area and the
proposed hours of operation, as may be applicable;



2. Traffic conditions, including facilities for pedestrians, such as sidewalks and
parking facilities; the access of vehicles to roads, peak period of traffic, and
proposed roads, but only if construction of such roads will commence within the
reasonably foreseeable future;
3. The orderly growth of the neighborhood and community and the fiscal impact
on the County;
4. The effect of odors, dust, gas, smoke, fumes, vibration, glare, and noise upon
the use of surrounding properties;
5. Facilities for police, fire protection, sewerage, water, trash, and garbage
collection and disposal, and the ability of the County or persons to supply such
services;
6. The degree to which the development is consistent with generally accepted
engineering and planning principles and practices;
7. The structures in the vicinity such as schools, houses of worship, theaters,
hospitals, and similar places or public use;
8. The purposes set forth in this ordinance, the County's Comprehensive Plan, and
related studies for land use, roads, parks, schools, sewers, water, population,
recreation, and the like;
9. The environmental impact, the effect on sensitive natural features, and
opportunities for recreation and open space; and
10. The preservation of cultural and historic resources or landmarks. 
 
Should the CUP be approved, the applicant will be required to submit the
aforementioned subdivision plat and subsequent site plan for review and approval
in accordance with Zoning Ordinance requirements and conditions of approval. 
 
 
 
 

AGENCY REVIEW:

 

The application was forwarded to the following departments for review:
 

Fire Rescue: No Concerns
County Museum: Tower location is sited near DHR resource #44IW0113, an
archeological site largely affected by the nearby sandpit operations but noted
as containing points and pottery fragments from the Woodland Period. 
Environmental Planner: Most of the soil is udorthants, loamy sand, where the
original soil has been removed, buried, or replaced. Recommend soil report to
be submitted. 



STAFF CONCLUSIONS:

 

Strengths:
 

1. The application is generally consistent with the Comprehensive Plan and can
meet all ordinance requirements.

2. The proposed use will serve a critical public service need with construction of
the Riverside Smithfield Hospital.

 
Weaknesses:
 

1. The proposed height of the water tower may have negative visual impacts to
the adjacent St. Lukes Historic Overlay District and the historic resources
identified within. 

STAFF RECOMMENDATION:

 

Based on the identified strengths and weaknesses, staff recommends approval of
the Conditional Use Permit with the following conditions: 1) County Museum
Staff conduct a preliminary shovel testing of the site to determine if there a
potential need for any further archeological studies. 2) Submission of a soil report
determining the suitability of the soils for this specific land use.

ATTACHMENTS:

Description Type Upload
Date

Application and Concept Plan Backup Material 4/10/2025
Site Images Backup Material 4/10/2025
Location Map Backup Material 4/10/2025
Zoning Map Backup Material 4/10/2025
Land Use Map Backup Material 4/10/2025
County Museum Comments Backup Material 4/10/2025
Environmental Planner Comments Backup Material 4/10/2025
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Facing East toward site off private road Casper Circle 
 

 
Facing north toward site behind hospital 
 
 



 
Facing west toward site from 250/10 intersection 
 



 
Estimated height of tank, view from Benns Church Parking Lot 
 
 



 
Elevations Example of water tank. 
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MEMORANDUM 
 
 
TO:  Caleb J. Kitchen, Planner II 
 
FROM:  Jennifer England 

Director, Isle of Wight County Museum 
Historic Resources Manager, Isle of Wight County 

 
RE:  Riverside Elevated Water Storage Tank Height Exception 
 (CSUP-25-1) First Submittal 
 Tax Map #32-01-068A 
 
DATE:  February 19, 2025 
 

 
 
After reviewing the Conditional Use Permit Application for the Riverside Elevated Water 
Storage Tank Height Exception to be located at the Riverside Smithfield Hospital 
Complex, the Isle of Wight County Museum/Isle of Wight County Department of Historic 
Resources has no issues with this concept plan to increase the height of the tower for 
the purposes of meeting industry standards, government regulations and functionality.  
 
The tower’s location is sited near 44IW0113, an archaeological site largely affected by 
the nearby sandpit but noted as containing points and pottery fragments from the 
Woodland Period.   
 
As the project moves forward, the potential discovery of archaeological artifacts and 
resources at the site is probable. If the landowner is willing, the museum should be 
considered a repository for discovered artifacts and future finds on this site as they 
could further the interpretation or discovery of Isle of Wight County history.  
 





PLANNING REPORT
APPLICATION:

 

Application REZN-24-11 of Charles S. Brown, Jr. Properties, LLC, and Main
Development, LLC, property owners, and Allied Properties, LLC, applicant, to
change the zoning district from Conditional Urban Residential and Conditional
General Commercial to Conditional Planned Development-Mixed Use of
approximately 43 acres with tax map numbers 34-01-050 and 50D located at
15020 Carrollton Blvd. for 147 attached single family homes and 1.5 acres of
commercial development

ELECTION DISTRICT:

 District 4

LOCATION:

 

The project site is approximately 43 acres in size and consists of two properties
with tax map numbers 34-01-050 and 50D with road frontage of Deep Bottom
Drive (Rte. 662) along the northern boundary and Carrollton Boulevard (Rte. 17)
along the eastern boundary.  The properties are currently vacant and historically
have been in agricultural use.  The site is directly adjacent to residential uses to the
north and south, agricultural use and Creek Creek to the west, and currently
vacant property directly across Carrollton Boulevard which is the site of the future
planned Archers Meade mixed use community. The site also shares a portion of its
southern boundary with the Carrollton Volunteer Fire Rescue Squad. 

BACKGROUND:

On October 2, 2008, the Board of Supervisors approved a change in zoning for the
project site for approximately 9.2 acres from Rural Agricultural Conservation
(RAC) to Conditional-General Commercial (C-GC) and approximately 33.3 acres
from RAC to Conditional-Urban Residential (C-UR).  The purpose of the
application was to develop a mixed-use community with commercial parcels on
the Route 17 frontage and up to 350 multi-family units in the rear of the property. 
 Until 2008, the property had historically been used for agriculture.  Since the
original 2008 rezoning, the property has remained vacant.
 
The 2008 proffered conditions would allow up to 350 residential units as well as
up to 8.5 acres, or up to 75,000 square feet, of commercial space as shown on the



 

proffered conceptual plan date June 3, 2008.  Out of the 350 residential units, 120
units would be designated as workforce rental apartments and 230 units would be
owner-occupied condominium units.  Out of the 230 condominiums, up to 17%, or
39 units, could also be workforce units. The proffered conditions also designate
116 of the 230 condominium units as age-restricted units.  The proffered
conditions define the workforce units as affordable households whose maximum
income is 120% of the Area Median Income and not less than 80% of the Area
Median Income. Area Median Income (AMI) is defined as the AMI for the
Virginia Beach-Norfolk-Newport News, Virginia Metropolitan Statistical Area
(MSA) as published by the U.S. Department of Housing and Urban Development
(HUD).
 
Other conditions governing the residential uses on the property include a
maximum number of adults and children in each rental unit bedroom as well as a
prohibition against participation in the Housing Voucher program for forty years. 
The proffers also commit to a cash proffer to the County of $13,611.00 for each
owner-occupied market rate condominium unit, a $1,470.00 cash proffer for each
age-restricted unit, and $5,790.00 for each workforce unit.   
 
In addition to proffers governing the type and number of residential uses, the
conditions also stipulate a certain number of prohibited commercial uses to include
the following:
1. Agricultural Assembly or Repair of Farm Equipment
2. Commercial Stables
3. Park and Ride Facility
4. Public Maintenance and Service Facility
5. Laboratory
6. Auction Establishment
7. Commercial Outdoor Entertainment/Sports Recreation
8. Crematorium
9. Construction Equipment Sales and Rental
10. Flea Market
11. Commercial Kennel
12. Manufactured Home Sales
13. Mini Warehouse
14. Motor Vehicle Dealership, New or Used
15. Motor Vehicle Repair, Major or Minor
16. Truck Stop
17. Construction Yard
18. Landfill
19. Recycling Center



20. Communication Tower
 
Although there is no maximum amount of commercial space specifically listed in
the proffer statement, the master conceptual plan shows between 60,000 to 75,000
square feet of retail and office space in an 8.5 acre space along Route 17. In
addition, the proffered conditions include a cash proffer of $632.00 per 1000
square feet of gross floor area of each commercial building.
 
The proffered conditions also include open space areas, architectural criteria,
recreational amenities, and transportation improvements to accommodate the new
development.  Road improvements include:

1. Northbound left turn lane extension on Route 17, 
2. A median break to be shared with the Archer's Meade project,
3. An entrance on Deep Bottom Drive,
4. Right-of-way dedication for a future connection to Britt Way, and
5. If VDOT finds that a traffic light is needed within 20 years of the date of

approval of the application or within five years of the completion of the
Project, whichever comes first, the applicant shall provide, at applicant's cost
and at the option and request of Isle of Wight County, a traffic light either at
the intersection of Route 17 and Deep Bottom Drive or at the intersection of
Route 17 and Bridge Point Commons' main entrance.

 
A copy of the original proffered conditions and master plan are attached to this
staff report for your review.

DESCRIPTION:

The proposed new project requests a change in zoning to Conditional Planned
Development - Mixed Use (C-PD-MX) in order to allow the applicant to
customize the residential lot size and setbacks with a custom neighborhood plan
for the community. The following is a summary of the changes between the
existing approved project and the new proposed project:
 

1. The new project proposes to reduce the total number of residential units from
350 rental apartments and condominium units to 147 townhome units.

2. The proffered conditions remove the age-restriction and workforce housing
unit criteria.

3. The project removes the entrance from Deep Bottom Drive and changes the
main entrance on Carrollton Boulevard from a full access entrance with a
traffic light to a right-in/right-out entrance only and an access to Britt Way to
allow access to the traffic light at Ashby Way and Route 17.



4. The proffered conditions include a southbound right hand turn lane on Route
17, closure of the existing median break on Route 17 (if development occurs
prior to Archers Meade), and an extend northbound left hand turn lane at the
Ashby Way and Route 17 intersection.

5. The proffered conceptual plan reduces the total square feet of proposed
commercial space from 75,000 square feet to 1.5 acres, or 26,136 square feet,
of commercial space.

6. The proffer statement removes the cash proffer for both the residential and
commercial uses based on existing school capacity to accommodate the
projected number of students.

7. The proffers retain the architectural criteria and a mandatory property owners
association with maintenance responsibilities for all common and open space
areas.

8. The new proffers include all Resource Protection Area buffers, wetlands, and
streams in common open space to be maintained by the property owners'
association;

9. The new proffers remove the previous proffer to obtain a Phase I study and
follow any recommendations for further study.

10. The new proffers retain the landscaping buffer adjacent to the existing
residential properties in the Ashby subdivision; and

11. The new proffers retain the same list of prohibited uses with no proposed
limit beyond the 0.4 floor area ratio, or 26,136 square feet, permitted by right
in the PD-MX district as shown on the proffered conceptual plan. 

 
Staff assessed the application for its consistency with the County's plans and
ordinances as well as potential impacts to natural and cultural resources, public
facilities and services.  The following is a summary of the projected benefits,
potential impacts and any mitigation measures proposed by the applicant. 
 
Public Facility Impacts:
 
Primary impacts of the new development will effect the transportation network,
schools, water and sewer, public safety, and emergency services.  The applicant
submitted both a Transportation Impact Analysis (TIA) and a Community Impact
Statement to assess these impacts.  Both studies are attached to this staff report.
 
Transportation
 
The TIA shows that approximately additional 2,137 daily trips with 243 and 162
trips occurring in the morning and afternoon peak times will be added by this
development. To project the traffic generated by the commercial use on the site,



the TIA utilizes traffic generated by a typical 2,000 square foot coffee and donut
retail use with a drive-through.  The new projected traffic represents a reduction of
daily trips from the 4,801 daily trips with with 314 during the morning peak hour
and 510 during the evening peak hour anticipated from the original proposed
development.  
 
Traffic exiting the new project was assumed to be evenly split between
northbound and southbound trips.  Northbound trips exiting the site from the
proposed right-in/right-out main entrance on Route 17 are assume to make a U-
turn at the signalized intersection with Ashby Way and Carrollton Boulevard with
a recommendation that U-turns be restricted at the median break at the Carrollton
fire station.
 
The analysis also assumed 50% of all outbound trips and 25% of all inbound trips
from the new development would use Britt Way and Ashby Way.  According to
the TIA, this would result in 402 additional daily trips to these existing streets. The
existing streets have an average daily traffic of 200 trips per day along Britt Way
and 682 along Ashby Way.  This is change from the original project which
proffered a right-of-way dedication and emergency access only at the Britt Way.
 
To mitigate the traffic impact from the proposed development, the TIA
recommends the following road improvements:

1. At the Carrollton Boulevard / Deep Bottom Drive / Channell Way
intersection, no improvements necessary and recommends retaining existing
lanes;

2. Recommends optimizing the signal timing at the Carrollton Boulevard /
Ashby Way / Omera Drive intersection and extending the southbound left-
turn lane storage to provide another 200 feet of storage and adding 200 feet
to the taper;

3. Recommends installing a “No U-Turn” sign to prohibit southbound U-turns at
the median break in front of the Carrollton VFD;

4. Recommends a right-in/right-out access at the main entrance,  closure of the
existing median break should Bridgepoint Commons occur prior to the
Archer’s Meade development, and construct an exclusive southbound right-
turn lane with 200 feet of storage and 200 foot taper into the development;
and

5. Development of the commercial property should include a westbound right-
turn taper to access the commercial site along the main entrance road.

 
The proposed traffic improvements are aligned with the Virginia Department of
Transportation's (VDOT) 2021 "Route 17 Arterial Preservation Plan"



 

recommendations. 
 
Schools 
 
Impacts to the County public school system also saw a reduction in potential
impacts from the new project compared to the existing approved project. The
schools within the County's northern end would serve this development, to include
Carrollton Elementary, Westside Elementary, Smithfield Middle School and
Smithfield High School.  
 
Out of the 350 residential units currently permitted, a total of 116 units are
proffered to be age-restricted, leaving 234 units unfettered.  The County's capital
impact model shows a total of about 59 students generated by the existing
approved project. The model shows about 21 elementary school students, fourteen
middle school students, and another 24 high school students. Even with the
students generated by the higher number of units, the model shows existing
capacity for the northern schools using the September 30, 2024 school enrollment
and capacity report. 
 
The County's capital impact model shows the new proposed project with 147
townhome units that are not age- restricted which would generate a total of 37
students.  This includes thirteen elementary school students, nine middle school
students, and fifteen high school students. Because there are fewer students, there
is likewise sufficient capacity for the new project.  County schools also reviewed
the application and their Cooperative Strategies generation rates show the new
development would generate a total of 43 students, with thirteen for Carrollton
Elementary, eleven for Westside, six for Smithfield Middle, and thirteen for
Smithfield High School.  Based on current program capacity and enrollment from
September 2024, schools confirmed there is enough space to accommodate the
students currently.
 
Public Safety and Emergency Services
 
According to the Community Impact Statement revised March 2025, the site shall
be served by the Isle of Wight County Sheriff's Office as well as the Carrollton
Volunteer Fire Department which also houses emergency medical services. Both
the County Sheriff's Office and Fire Rescue Department reviewed the application
for potential impacts to services and facilities.  The Sheriff's Office commented
that the department had sufficient capacity to handle the increased service demand
generated by the development, however, continued growth in the area would
continue to exacerbate traffic issues along Route 17, and future service needs due



to growth should be further assessed. The Fire Rescue Department anticipates the
development will generate 55 additional calls for service with 47 additional EMS
calls and eight additional fire service calls.  They also stated that current staffing
levels were adequate to address the additional calls.
 
Parks and Recreation
 
The proposed 147 residential units in the project will generate an anticipated 337
new residents for the County.  This number of new residents will continue to
decrease the existing level of service for regional and district parks and community
center services and facilities without the addition of new services. To help address
this impact, the proposed development does propose to include five neighborhood
pocket parks with amenities such as benches, gazebos, and playground equipment,
a walking trial, permanently preserved common open space areas as well as an
extension of the multipurpose trail along the Route 17.
 
Water and Sewer Utility Services 
 
The site will be served by public water and sewer. Review of utility lines and
necessary appurtenant structures will occur at site plan submittal, if the rezoning
request is approved by the Board of Supervisors.  More information on existing
utilities can be found in the attached Community Impact Statement. 
 
Environmental Resources
 
The site is primarily cleared vacant farmland with wooded tidal wetlands in a
natural channel at the west side of the site. Runoff from the site drains to the
wetlands at the bottom of the western channel and flows to the south to Creer
Creek to a point just south of the Creer Creek reservoir dam. There is an existing
swale that crosses the site and drains part of the site to the wetlands to the west.
There is a small pocket of isolated freshwater wetlands located at the northeast
side of the site near the east end of the existing swale. The site is located within
the Chesapeake Bay Preservation Area and contains a 100-foot RPA buffer along
the wetlands at the west side of the site. Drainage from the site reaches the Lower
Chesapeake Bay via Creer Creek, Brewers Creek, Chuckatuck Creek, and the
Lower James River. The site is located in Virginia Hydraulic Unit JL42
(Chuckatuck Creek). 
 
The wetlands and RPA buffer at the west side of the site will remain undisturbed
to the greatest extent possible and will be located in common open space areas.
Impacts to the RPA buffer will be limited to the stormwater BMP outfall pipe.



The applicant anticipates impacts to the existing isolated wetlands at the north side
of the site, but mitigation and permits for the wetland impacts will be required
prior to construction plan approval. The Water Quality Impact Assessment is
attached to this staff report.  
 
Historical Resources
 
A previous Phase IA was submitted with the 2008 rezoning application identified
32 acres of the site as having a high probability of archeological resources and
recommended a full Phase I study.  For prehistoric periods of occupation, any sites
present would likely be located in relatively close proximity to the tributary off of
Creer Creek, and within the project area. The project area would have been
suitable for Native American camps or early historic settlement. The presence of
nineteenth- and twentieth-century resources as well as a Native American
Woodland period shell midden within one mile radius of the project area indicates
that there is potential of finding additional sites dating to this time period. The
existing proffered condition include a full Phase I study with a commitment to
follow any recommendations for further study.  The new proffers omit this
condition, however, based on the findings of the Phase 1A, the Zoning
Administrator will require a full Phase I study be submitted prior to submission of
the preliminary plat.  
 
Fiscal Impacts
 
The fiscal impact analysis (FIA) submitted with the application estimates total tax
revenues for the project over 20 years will result in the amount of $11,955,710
whereas costs for new facilities are projected to be $3,211,127 resulting in a factor
of revenue versus cost of 3.7.  The anticipated revenues is based on average price
for the townhomes of $369,000 and the value for the commercial property to be
$1,250,000.  The Commissioner of the Revenue reviewed the latest FIA revisions
and is satisfied with the conclusions.
 

COMPREHENSIVE LAND USE PLAN:

The properties are designated as Mixed Use (MU) and Environmental
Conservation (EC) on the Future Recommended Land Use Map in the County's
2020 Comprehensive Plan. The MU designation integrates office, commercial,
and other uses in one master planned area. The MU land use consists of one or
multiple detached or attached single family homes, multi-plex and apartment style
housing options, along with office or commercial uses. Preservation of



 

environmental features will still occur and community amenities are typically
offered. MU land use is best located on major transportation routes and at major
intersections. MU should consist of large tracts of land capable of being master
planned for a diversity and integration of multiple uses. MU should also have
access to public water and sewer infrastructure with capacity for more intense
development. 
 
The EC land use is identified for the protection of a variety of sensitive
environmental features found in the County and serves to create natural
connections for wildlife, protect commercial and recreational fisheries, and to
provide breaks in and between developments. These areas should remain largely
undeveloped and consist of wetlands, floodplains, forest and some areas of
farmland. Within residential developments, they should be preserved as protected
open spaces. Limited low impact recreational uses such as trails and water access
are also appropriate if sited correctly. Specific locations of EC areas are
determined with site specific delineations during the plan of development review
process.
 
With its mix of residential units, commercial space, and environmental protection
areas, the proposed project can be considered generally consistent with the future
recommended land use designations. The proposed location is adjacent to major
thoroughfares, offers new transportation connections to existing development, and
is served by public water and sewer.

ORDINANCE REVIEW:

The applicants request to place the properties within the PD-MX zoning district
with proffered conditions.  According to the County's comprehensive plan, the
intent of the PD-MX district is to accommodate a diversity of uses at existing or
future major road intersections, where public sewer and water are proposed with a
capacity for more intensive development.  The PD-MX districts within the
County's Development Service District also serve as the County's Urban
Development Areas (UDAs). According to the Code of Virginia, development
within designated UDAs should be based on the principles and features of
traditional neighborhood design (TND). These features may include, but are not
limited to: (i) pedestrian-friendly road design, (ii) interconnection of new local
streets with existing local streets and roads, (iii) connectivity of road and
pedestrian networks, (iv) preservation of natural areas, (v) mixed use
neighborhoods, including mixed housing types, with affordable housing to meet the
projected family income distributions of future residential growth, (vi) reduction of
front and side yard setbacks, and (vii) reduction of street widths and turning radii



 

at subdivision intersections.
 
While the PD-MX zoning district does not include minimum bulk regulations, it
does specify density minimums for both residential and commercial use.  It
specifies that the minimum density for townhome development is at least six units
per acre and a minimum 0.4 Floor Area Ratio for commercial development.  This
would mean a minimum of 128 townhome units and 21,136 square feet of
commercial space.  The project proposes 147 townhomes and 26,136 square feet
of commercial, thus meeting the minimum requirements.  Projects within this
district may establish their own setbacks, minimum lot sizes, and lot widths by
creating a Neighborhood Plan.   The proposed amount of open space at 21 acres
exceeds that what is normally required at 750 square feet per unit, or
approximately 2.5 acres.
 
The project's Neighborhood Plan shows a minimum interior lot size of 2,400
square feet and an exterior lot size of 3,200 square feet.  Buildings shall be no
more than two stories tall, and separation between each unattached set of
townhome buildings shall be sixteen feet.  Normally, the minimum lot size for a
townhome is 1,500 square feet, and the minimum separation between sets of
unattached townhomes is thirty feet.  Therefore, the proposed minimum lot size is
larger, however, the setbacks between unattached townhomes is half what is
normally required.  The proposed front yard setback is 18.5 feet which is slightly
smaller than the typical minimum twenty feet.  The proposed setback is consistent
with those seen in Traditional Neighborhood Design recommended for UDAs and
Mixed Use Areas.
 
Although a sign is not permitted within the required seventy foot buffer adjacent
to Route 17 per Section 4-18005 of the PD-MX regulations, an entrance sign is
shown in the Neighborhood Plan book and Master Signage Plan despite staff
comments that this is not the appropriate process for this variance request.  Staff
requested that the sign be removed from the plans until site plan review or a
variance application for the sign location is submitted.  
 
The property also lies within the Chesapeake Bay Preservation Area (CBPA)
Overlay and Newport Development Service Overlay (NDSO) Districts which
require enhanced design criteria for new development in these areas.  As
proposed, the new project would be consistent with these requirements with the
preservation of resource protection areas in common open space areas and all new
commercial development meeting NDSO requirements.

AGENCY REVIEW:



 

Staff distributed the application documents to the following departments and
agencies for review and comment.  Unless otherwise noted in the above
description section, all concerns have been addressed with the current application:

County Attorney
Commissioner of the Revenue
VDOT
Utility Services
County Transportation Department
Isle of Wight County Schools
Environmental Planner
Isle of Wight County Museum (Historic Resources)

 
Please note that should the application be approved, the next step in the
applicant's development process is the preparation and submission of a Phase I
architectural and archeological study prior to the submission of a preliminary plat. 
A lot line vacation between the two properties would also be required.

STAFF CONCLUSIONS:

 

Based an analysis of the application documents, staff identifies the following
strengths and weaknesses of the application:
 
Strengths:

1. The proposed project is generally consistent with the future recommended
land use designation of Mixed Use and Environmental Conservation.

2. There is sufficient school, utility, public safety and emergency medical
service capacity to serve the additional service demands generated by the
project.

3. The proffered conditions include road improvements to address traffic
impacts generated by the development.

4. The conceptual plan is generally consistent with the requirements of the PD-
MX, NDSO, and CBPA zoning ordinance requirements.

5. The project will include the environmentally sensitive areas in permanently
protected common open space areas maintained by the property owner's
association.

6. The project retains a small portion of nonresidential commercial development
which will generate employment opportunities and additional tax revenues.

 
Weaknesses:

1. Britt Way and Ashby Way will see an increase in traffic along both roads.



2. The new proffers remove the previous proffer to obtain a Phase I study and
follow any recommendations for further study.

3. There is a proposed reduction in commercial space which reduces
nonresidential revenues, however, there are less traffic impacts as result.

4. Although a sign is not permitted within the required seventy foot buffer
adjacent to Route 17, one is shown in the Neighborhood Plan book and
Master Signage Plan despite staff comments that this is not the appropriate
process for this variance request.

 
 

STAFF RECOMMENDATION:

 Based on the strengths listed above, staff recommends approval of the project with
the proffered conditions except for the entrance sign location.

ATTACHMENTS:

Description Type Upload
Date

2008 Bridgepoint Commons Proffer Statement Backup Material 4/14/2025
2008 Bridge Point Conceptual Plan Backup Material 4/14/2025
REZN-24-11 Bridge Point Rezoning Statement of
Reason Backup Material 4/14/2025
REZN-24-11 Bridge Point Ownership Affidavit Backup Material 4/14/2025
March 2025 Proffer Statement Backup Material 4/14/2025
Concept Plan Rev February 2025 Backup Material 4/14/2025
Open Space Plan Rev February 2025 Backup Material 4/14/2025
Community Impact Statement Backup Material 4/14/2025
Fiscal Impact Analysis Backup Material 4/14/2025
Traffic Impact Analysis Backup Material 4/14/2025
Water Quality Impact Assessment Backup Material 4/15/2025
Neighborhood Plan March 24, 2025 Backup Material 4/16/2025
2008 Phase IA Cultural Resources Study Backup Material 4/16/2025
School comments Backup Material 4/16/2025
Sample Townhome Model Elevations Backup Material 4/16/2025
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Bridge Point Rezoning Narrative Description 

 

The applicant, Quality Homes of Currituck, is seeking to rezone two vacant parcels along Route 17 from 

the existing Urban Residential (UR) and General Commercial (GC) zoning district to the Planned 

Development Mixed-Use District (PD-MX) to create a moderate density, walkable townhome community 

with a commercial property at the site’s entrance. The first parcel, Tax Map 34-01-050, is 22.86 AC and 

the second parcel, Tax Map 34-01-050D, is 19.78 AC for a combined total of 42.64 AC.  The site is 

bounded by Deep Bottom Drive (Route 662) to the northwest, Carrolton Boulevard (Route 17) to the 

northeast, the Carrolton Fire Station to the southeast, and single-family homes to the southwest. The first 

350’ or so on both parcels is presently zoned GC and the remainder of the property is zoned UR. The 

applicant proposes to convert the property to the PD-MX zone, similar to other nearby recent 

developments along this corridor, to allow for a creative and more flexible planned community. The 

conceptual master plan proposes a 70’ enhanced landscape buffer and multi-use trail parallel to Carrolton 

Boulevard, a total of 147 townhomes, one +/-1.5-acre commercial parcel, stormwater management, park 

areas, and preserved environmental features. The property is currently zoned to allow 350 total units. Our 

proposal for 147 units is less than half the density and intensity of the current zoning in place. 

 

The Isle of Wight 2020 Comprehensive Plan designates this property as part of the Mixed-Use 

Development zone within the Newport Development Service District, one the county’s three focused 

growth areas. The existing uses to the south of the subject property consist of a post office, two 

neighborhood-scale strip retail centers comprised of retail, offices, and restaurants, a storage facility, 

gasoline service station, single-family residences, and the Carrolton Fire Station. Located ¼ mile north of 

our site at the Brewers Neck/Route 17/Spadea Way intersection, there is large mixed-use development 

known as Bartlett Station under construction. This project includes a Publix grocery store, credit union, 

two-story medical office building, 6-plex residential units, and others. Thus, Carrolton Boulevard is 

currently a mixed-use corridor that is continuing to become more diverse over the next several years.   

 

Our proposal for townhomes and one commercial site will be a great compliment to the new mixed-use 

center to the north and the overall vision for the Newport DSD. Rather than becoming another large 

commercial competitor or generating a high volume of new traffic too close to the existing major 

intersection at Route 17/Brewers Neck Boulevard, new moderately priced townhome rooftops will 

support the success of the Bartlet Station MUD. Our medium density project will also create an 

appropriate transition between the single-family detached residences to the southwest and the Route 17 

corridor to the northeast. Additionally, the multiuse trail that would be included as part of this project 

would aid in furthering pedestrian and bicycle access along Carrolton Boulevard.  Overall, we believe this 

request to change the existing UR and GC zoning designation of the property to the PD-MX district is 

appropriate given the existing and future development patterns for the area.  

 

Sincerely,  

 

Melissa Venable 

Land Planning Solutions  

http://www.landplanningsolutions.com/
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COUNTY OF ISLE OF WIGHT 

PROFFER STATEMENT 
 

Owner’s name(s):  MAIN DEVELOPMENT, LLC and CHARLES S. BROWN JR. 
PROPERTIES, LLC 
  
Prospective owner:  ALLIED PROPERTIES, LLC  
 
Applicants’ name(s):  ALLIED PROPERTIES, LLC  
                                             
Project name: BRIDGE POINT COMMONS  
 
Date: March 21, 2025 
 
Parcel-Tax Map Numbers:  34-01-050 & 34-01-050D  
 
Deed book reference: Instrument no. 180003694 and 190005070 
 
Proposed Zoning: C-PD-MX 
 
These proffers are made as of the 21st day of March 2025 by Main Development, LLC and 
Charles S. Brown Jr. Properties, LLC, Owners and Allied Properties, LLC., Applicant, 
(collectively “Applicants”), for Tax Map Parcel Numbers 34-01-050 & 34-01-050D, 
containing approximately 42.65 acres of land which is referred to herein as the “Property”.  
Applicants have filed an application for a new rezoning to allow C-PD-MX, Conditional 
Planned Development Mixed-Use District, with the Isle of Wight County Planning and 
Zoning Department. The Property is currently zoned CONDITIONAL URBAN 
RESIDENTIAL (C-UR) and CONDITIONAL GENERAL COMMERCIAL (C-GC).  
Applicants voluntarily proffer that the development of the Property proposed for rezoning 
under this application shall be in strict accordance with the conditions set forth below.  
Applicants do hereby waive any right to challenge, in any judicial or administrative 
proceedings, the legality of such conditions or to assert a claim for compensation resulting 
from such conditions (except where compensation is expressly provided for in the 
conditions) under federal or Virginia law. 
 
These proffered conditions ("Proffers") are the only conditions offered on this rezoning, and 
any prior proffered conditions on the Property are hereby superseded by these proffers and 
any and all previous proffers on the Property are hereby void and of no further force and 
effect. 
 
All improvements, land, easements, dedications, gifts, proffers and other conveyances to the 
County shall be in fee simple, without cloud of title or encumbrance of any kind. 
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I. Land Use 
 

1. Design and Unit Count 
 

A. The Property shall be developed in accordance with the Bridge Point 
Commons Conceptual Layout dated January 8, 2025, and no more than one 
hundred forty-seven (147) units will be built. (Exhibit A)  
B. The Property shall be developed in accordance with VDOT’s Route 
17 Arterial Preservation Plan, the County's Comprehensive Plan and the 
applicable provisions of the Isle of Wight County Zoning Ordinance. 
C. The Applicant, shall, upon rezoning of the Property, develop the 
Property under the guidelines set forth in the Route 17 Corridor Master Plan 
adopted by the Board of Supervisors on November 15, 2007.   
D. The Applicant has developed a “Neighborhood Plan Book” including 
architectural, design, construction standards and guidelines and building 
elevations to ensure that the building designs and signage within the Project 
are consistent and complementary. This plan book shall be submitted to the 
Planning Commission and Board of Supervisors for their approval concurrent 
with the submission of the rezoning application. 
E. The maximum amount of vinyl siding used on residential buildings 
shall not exceed 80% of the building’s exterior front façade. The minimum 
amount of brick and/or stone used on residential buildings shall not be less 
than 20% of the building's exterior front facade. 

 
2. Infrastructure and Buffers 

A. The Applicant shall utilize Low Impact Development principles as a part of 
the required Storm Water Management Plan, including the use of 
Bioretention Basins where feasible and appropriate. Should wet ponds be 
utilized, as part of the stormwater management system or as an amenity, the 
wet ponds shall utilize mechanical aeration equipment. The Applicant shall 
maintain the storm water management system in good working order until 
such time as 75% of the units in the Project are no longer owned by 
Applicant, at which time the obligation shall be assigned to the property 
owners' association. 

B. The Applicant shall provide a minimum 25-foot landscape buffer adjacent to 
the neighborhood of Ashby, extending from the Carrolton Fire Station 
property line west to the Britt Way cul-de-sac. At Britt Way, the landscape 
buffer shall increase to 40 feet and continue along the southern boundary to 
the western property line. The existing wooded slope within the 40-foot buffer 
area shall remain undisturbed. BMP's and landscaped berms shall be installed 
as buffers along the entire length of the southern boundary with the Ashby 
subdivision, as shown on the Conceptual Plan, dated January 8, 2025.  
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3. Property Owners' Association and Restrictive Covenants 

 
A. Applicant shall form a Property Owners' Association, which may also  

Include sub-associations, in accordance with Virginia law and membership in the 
association will be mandatory for all property owners. The Association shall be 
responsible for the maintenance of the following shared features and shall carry 
sufficient reserves and insurance to cover any damages thereto: 

1. Storm water management areas (BMP' s) 

2. Resource Protection Areas (RPA's) 

3. All common areas and buffer areas 

4. All community amenities for the use of the residents, including but not 
limited to, benches, gazebos, picnic areas, paved trails, exercise facilities, 
play equipment, etc. shall be finalized and approved with the Director of 
Planning during final engineering. 

B. The face or front of the commercial buildings and structures shall generally 
be located along the line of the Newport Development Service Overlay District 70-foot setback 
line off Route 17. This is not meant to preclude placement of buildings to allow for driveways, 
drive aisles, and fire lanes in the area between the structure and the corridor setback line. Parking 
for the commercial buildings shall be located behind the front line of these buildings and 
structures. Easements for the parking area shall be put in place to provide for the shared use of 
parking facilities by adjacent parcels and tenants. 

C. All permanent outdoor site lighting fixtures installed to illuminate a 
premise or architectural or landscape feature on private property shall be directed, shielded 
or located in such a manner that the light source is not visible offsite, and the light does 
not fall onto surrounding properties or create glare hazards within the public right-of-way. 
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The following commercial uses shall be prohibited within the Project: 

 
1.  Sale, Assembly or Repair of Farm Equipment 
2.  Commercial Stables 
3.  Park and Ride Facility 
4.  Public Maintenance and Service Facility 
5.  Laboratory 
6.  Auction Establishment 
7.  Commercial Outdoor Entertainment/Sports Recreation 
8.  Crematorium 
9.  Construction Equipment Sales and Rental 
10.  Flea Market 
11.  Commercial Kennel 
12.  Manufactured Home Sales 
13.  Mini Warehouse 
14.  Motor Vehicle Dealership, New or Used 
15.  Motor Vehicle Repair, Major or Minor 
16.  Truck Stop 
17.  Construction Yard 
18.  Landfill 

      19.  Recycling Center 
      20.  Communication Tower 
 
II. Cash Proffers 
 

Not needed for schools at this time based upon updated school capacity information from the County.   
III. Water and Sewer Improvements 
 

The units shall be served by central water and sewer systems to be constructed by the Applicants in 
accordance with Isle of Wight County’s development standards for new water and sewer utilities. The 
applicant shall convey all required water and sewer improvements to the County at no cost at such time 
as they are completed. 

 
IV. Transportation 
 

1. The applicant shall construct commercial entrances to the commercial parcel as may be required by 
VDOT and as specifically referenced in the Traffic Impact Analysis submitted as part of this 
application.  

 
2.  In accordance with the Traffic Impact Analysis submitted by VHB, dated June 21, 2024, and 

revised October 30, 2024, January 31, 2025, and March 24, 2025, the applicant agrees to the 
following:   

 
A.  At Carrollton Blvd. and the entrance to the site, the applicant shall construct the site 

driveway to provide right in/right out access only.  The applicant will also construct an 
exclusive southbound right turn lane with 200’of storage and a 200’ taper, prior to the first 
c/o being issued for the development.    



 

 
 

B. At Carrollton Blvd./Ashby Way/Omera Drive, the applicant agrees to maintain existing 
laneage and provide optimized signal timings.   

C. The developer will extend the southbound left-turn lane on Route 17 at the intersection of 
Carrollton Blvd./Ashby Way/Omera Drive to provide 200' of storage and a 200' taper prior to 
the first c/o being issued for any development. 

D. Should Bridgepoint Commons development occur prior to the Archer’s Meade development, 
the site driveway shall be constructed with a channelized island within the development to 
restrict the site entrance to a right-in/right-out; and if Bridgepoint Commons is developed 
prior to Archer’s Meade, the developer agrees to close the existing median break on 
Carrollton Blvd. (Route 17).   

E. The developer agrees to construct a connection to Britt Way and will facilitate this 
connection to include removal of the existing bulb and geometric changes required on Britt 
Way to connect to the Bridgepoint development, prior to the first c/o being issued for the 
development.   

 
V. Common Areas 
 

1. Open space shall be reserved for use by residents and their guests as shown on the Bridge Point 
Commons Conceptual Layout dated January 8, 2025. (Exhibit A)  
 

2. The Homeowner’s Association created for the development shall be specifically responsible for the 
landscaping and maintenance of all open space, buffers and common areas and for the maintenance 
of all BMP structures.   

 
 
VI.     General 

 
1. Successors and Assigns - This Proffer Agreement shall be binding upon and shall inure to                        

the benefit of the parties hereto, and their respective heirs, successors and/or assigns.  Any 
obligation(s) of Applicants hereunder shall be binding upon and enforceable against any 
subsequent Applicants or Applicants of the Property or any portion thereof.  
 

2. Severability - In the event that any clause, sentence, paragraph, subparagraph, section or 
subsection of these Proffers shall be judged by any court of competent jurisdiction to be invalid 
or unenforceable for any reason, including a declaration that it is contrary to the Constitution of 
the Commonwealth of Virginia or of the United States, or if the application thereof to any 
Applicants of any portion of the Property or to any government agency is held invalid, such 
judgment or holding shall he confined in its operation to the clause, sentence, paragraph, 
subparagraph, section or subsection hereof, or the specific application thereof directly involved 
in the controversy in which the judgment or holding shall have been rendered or made, and shall 
not in any way affect the validity of any other clause, sentence, paragraph, subparagraph, section 
or provision hereof. 
 

3. Void if the Application is not approved - In the event that the Application is not approved by the 
County, these Proffers shall be null and void. 
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SIGNATURE PAGE 

 
 
Owner:  MAIN DEVELOPMENT, LLC 
 
   

 
 

                       By:____________________________________             
  Signature 

 
  Name: ______________________________ 
 
  Title:  ______________________________ 

 
 
 
 
Commonwealth of Virginia 
 
City/ County of  ___________________________ 

 
Subscribed and sworn to before me ________________________, 

A Notary Public in and for the City/County of _________________,  

Commonwealth of Virginia, this ________ day of ________________, 2024.  

 
____________________________________________________ 

Notary Public 
 

My Commission Expires________________________________ 
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SIGNATURE PAGE 
 

 
 

 
Owner:  CHARLES S. BROWN JR. PROPERTIES, LLC 
  
 

 
                       By____________________________________             

  Signature 
 

  Name: ______________________________ 
 
  Title:  ______________________________ 

 
 
 
 
 
Commonwealth of Virginia 
 
City/ County of  ___________________________ 

 
Subscribed and sworn to before me ________________________, 

A Notary Public in and for the City/County of _________________,  

Commonwealth of Virginia, this ________ day of ________________, 2024.  

 
____________________________________________________ 

Notary Public 
 

My Commission Expires: ________________________________ 
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Project Description 

 

Quality Homes of Currituck plans to develop Parcel 34-01-050D and part of Parcel 34-01-050 

into a residential townhome neighborhood with 147 single family attached residential units. The 

site is located on US Route 17 (Carrollton Boulevard) just east of Route 622 (Deep Bottom 

Drive) in Carrollton, Isle of Wight County, Virginia.  

 

The north sides of both parcels are currently zoned GC (General Commercial) along the frontage 

to Route 17 and are zoned UR (Urban Residential) on the southern portion of the property. For 

development of the proposed townhome community, the site will be rezoned to PD-MX, Planned 

Development Mixed-Use. 

 

The site is bounded to the west by wetlands, Route 622 and vacant farmland, to the north by US 

Route 17, to the east by the Carrolton Volunteer fire station and to the south by single family 

residences.  

 

 

Existing Conditions 

 

The site is primarily cleared vacant farmland with wooded tidal wetlands in a natural channel at 

the west side of the site. Runoff from the site drains to the wetlands at the bottom of the western 

channel and flows to the south to Creer Creek to a point just south of the Creer Creek reservoir 

dam. There is an existing swale that crosses the site and drains part of the site to the wetlands to 

the west. There is a small pocket of isolated freshwater wetlands located at the northeast side of 

the site near the east end of the existing swale. The site is located within the Chesapeake Bay 

Preservation Area and contains a 100-foot RPA buffer along the wetlands at the west side of the 

site. Drainage from the site reaches the Lower Chesapeake Bay via Creer Creek, Brewers Creek, 

Chuckatuck Creek, and the Lower James River. The site is located in Virginia Hydraulic Unit 

JL42 (Chuckatuck Creek). 

 

The site is accessible from US Route 17, Carrollton Boulevard. US Route 17 is a four-lane 

divided major arterial highway. A median break is located along the frontage to the site to 

http://www.landplanningsolutions.com/
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provide access to the site for north-bound traffic. The south side of the site is also accessible 

from the cul-de-sac at the west end of Britt Way. 

 

Public Utilities in the vicinity of the site include a 16-inch water main on the north side of Route 

17, an 8-inch water main in Britt Way, and a sanitary sewer pump station to the east of the site 

on Parcel 34I-04-000A. The site is served by the Carrollton Volunteer Fire Department from the 

fire station located adjacent to the east side of the property. The site is served by Isle of Wight 

County Schools.  

 

Proposed Conditions 

 

It is proposed to develop the site into a residential community with 147 single family attached 

townhome units with public streets, and areas reserved for stormwater management. The 

remaining commercial parcel at the north end of the site will be reserved for future development 

and will be accessible from the proposed road into the site. Secondary access to the site will be 

provided by a connection to the cul-de-sac at the end of Britt Way. The wetlands and RPA buffer 

at the west side of the site will remain undisturbed to the greatest extent possible. Impacts to the 

RPA buffer will be limited to the stormwater BMP outfall pipe. Impacts to the existing isolated 

wetlands at the north side of the site are anticipated, but mitigation for the wetland impacts will 

be provided. Please refer to the accompanying Water Quality Impact Assessment for additional 

information regarding wetland impacts.  

 

The site will be served by Isle of Wight County water and sewer. Details on these connections 

may be found in under their relevant sections below.  

 

Water 

 

The domestic and fire supply demands for the proposed development will be met with Isle of 

Wight County water. It is expected that the water service will be looped through the site from the 

16-inch water main on the north side of US Route 17 and the 8-inch water main in Britt Way. It 

is anticipated that these connections will provide sufficient domestic water service and fire 

protection to the site. During final design, a current fire flow test will be obtained as a basis for 

developing a water model to determine the size requirements of the proposed water mains 

throughout the site to meet domestic demand and fire flow requirements.    

 

Domestic water calculations for the townhomes are based on Virginia Department of Health 

(VDH) Waterworks Regulations of 100 gallons per day per person and 3.1 people per household 

for an average demand of 310 gallons per day per household with a 24 hour duration, and a Peak 

Factor of 2.5. For the commercial parcel, an average daily demand of 1,000 gallons per acre was 

assumed with a flow duration of 12 hours and a peak factor of 3. The water calculations may be 

seen below. 
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Fire Protection 

 

The site will be served by the Carrollton Volunteer Fire Department from the fire station located 

on the property adjacent to the site at 15020 Carrollton Boulevard. 

 

The fire flow requirements for the townhomes were calculated based on the 2012 International 

Fire Code. The type of construction is 5B (wood frame), and the total fire flow area is 3,600 SF. 

The fire flow results are shown below. 

 

 
 

It is anticipated that the commercial development will also have a fire flow requirement of 1,500 

gpm since the buildings will be equipped with an automatic sprinkler system that will reduce the 

required fire flow by 75% with a minimum flow of 1,500 gpm. 

 

During final design, a current fire flow test will be obtained as a basis for developing a water 

model to determine the size requirements of the proposed water mains throughout the site to 

meet domestic demand and fire flow requirements. 

 

Sanitary Sewer 

 

The site is within the service area of the County pump station located behind the nearby fire 

station on Parcel 34I-04-00A. Gravity sewer will be provided in the proposed streets to collect 

sewerage from the proposed development and convey it to the pump station through a dedicated 

public utility easement. It is anticipated that the public utility easement will extend to the eastern 

edge of the site and across the southern portion of county-owned parcels 34-01-050A and 34I-

04-000A and enter the pump station at the closest existing manhole to the pump station.  
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The sanitary sewer calculations for the townhomes are based on an average sewage flow of 100 

gallons per day per person and 3.1 people per household for an average flow of 310 gallons per 

day per household with a 24 hour duration, and a Peak Factor of 2.5. For the commercial parcel, 

an average daily flow rate of 1,000 gallons per acre was assumed with a flow duration of 12 

hours and a peak factor of 3. The sewer calculations may be seen below. 

 

 
 

SEWER FLOW CALCULATIONS        

   

Average 

Flow* Average Daily Flow Duration Sanitary Max. Daily Flow 

Project Quantity Unit per unit (GPD) (GPD) (GPM) (hours) PF* (GPM) (GPD) 

                    

Project Flows                   

Ex Homes 28 ERU 310 8,680 6.0 24 2.5 15.1 21,700 

Townhomes 147 ERU 310 45,570 31.6 24 2.5 79.1 113,925 

Commercial Space 1.6 Acres 1,000 1,600 2.2 12 3.0 6.7 4,800 

Retail space 25,040 S.F. 0.2 5,008 7.0 12 3.0 20.9 15,024 

Restaurant - VDH   Seat 30 0 0.0 16 3.0 0.0 0 

Total Project Flows               121.7 133,749 

                    

Total Sewage Flow    52,178    121.7 133,749 

 

Based on the plans for the Carrollton Cove Shoppes, the PS was designed for 350 gpm at 124 ft 

or 300 gpm at 135 ft.  This is well above the proposed 122 gpm. During final design, the capacity 

of the existing pump station will be analyzed to determine if any upgrades are required to meet 

the additional demand generated by the development.  

 

Drainage and Stormwater Management 

 

There is a significant natural drainage channel on the west side of the site that will be utilized for 

site drainage. There is also a drainage ditch running east to west that bisects the site and drains 

portions of the existing cleared land to the channel at the west side of the site. There is another 

drainage channel at the southern property line that drains the southern portion of the site to the 

main channel at the west side of the site. The main channel flows south to Creer Creek. The site 

will be designed to comply with all applicable state and local stormwater regulations during the 

development of the site and after final stabilization has been achieved. Stormwater management 

will be provided primarily by a wet pond BMP at the southwest side of the site adjacent to the 

existing channel and tidal wetlands. Additional BMPs upstream of the proposed pond will be 

provided to meet current water quality requirements. An underground storm sewer system will 

collect all practical storm runoff and divert it to the proposed BMPs for water quality treatment 

as well as detention for stormwater quantity purposes. After treatment, the water will be released 
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through an outfall structure and pipe toward existing wetlands in the southwestern portion of the 

site. The proposed BMPs will also serve as sediment traps and sediment basins during site 

construction. It is anticipated that 20.5± acres will be disturbed during construction. Impacts to 

the 100-foot RPA buffer will be minimized to the greatest extent possible. Impacts to the RPA 

will be limited to excavation for the installation of stormwater outfall pipes. Additional 

information pertaining to stormwater management can be found in the accompanying Water 

Quality Impact Assessment.  

 

 

Additional Public Facilities 

 

Please refer to the accompanying Traffic Impact Analysis by McPherson Consulting for 

discussion of the adequacy of the public roadways serving the proposed development. Please 

refer to the accompanying Fiscal Impact Assessment for discussion of the adequacy of the public 

schools and other major locally financed facilities.  
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PUBLIC UTILITIES MAP 
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TRAFFIC IMPACT ASSESSMENT 
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Executive Summary 
The Bridge Point Commons site is a 42-acre site located in Isle of Wight County, Virginia, west of 
Carrollton Boulevard (U.S. Route 17) between Deep Bottom Drive (U.S. Route 662) and Ashby Way. 
Primary site access will be provided via a right-in/right-out access along Carrollton Boulevard south 
of Deep Bottom Drive. Secondary site access will be granted via a connection to the adjacent 
neighborhood via Ashby Way, which will provide a signalized connection to Carrollton Boulevard. 

The study area, as identified by Isle of Wight County and Virginia Department of Transportation 
(VDOT) staff, includes two intersections located along Carrollton Boulevard. A traffic signal is located 
at the Carrollton Boulevard and Ashby Way intersection. The Carrollton Boulevard and Deep Bottom 
Drive / Channell Way intersection will operate unsignalized with two-way stop-control. 

The proposed Bridge Point Commons development is projected to include 147 single family attached 
residential units and one commercial outparcel. A detailed site plan is included within the Appendix. 
To mitigate the impacts associated with the proposed development, the following improvements are 
recommended: 

Carrollton Boulevard / Deep Bottom Drive / Channell Way (unsignalized) 
 No improvements necessary, maintain existing laneage. 

Carrollton Boulevard / Ashby Way / Omera Drive (signalized) 
 Provide optimized signal timings. 

 Extend southbound left-turn lane storage to provide 200’ storage and 200’ taper. 

Carrollton Boulevard / Commercial Median Break (unsignalized) 
 Install a “No U-Turn” sign to prohibit southbound U-turns. 

Carrollton Boulevard / Site Driveway (proposed RI/RO – unsignalized) 
 Construct site driveway to provide right-in/right-out access.  

 Existing median break closure to be performed by an adjacent development.  

 Should Bridgepoint Commons occur prior to the Archer’s Meade development, the site 
driveway shall be constructed to include median break closure to restrict the site 
entrance to a right-in/right-out. 

 Construct an exclusive southbound right-turn lane with 200’ storage/200’ taper. 

Site Driveway / Commercial Outparcel Driveway (proposed unsignalized T-intersection) 
 Construct westbound right-turn taper.  



Bridge Point Commons 

1 
 

1 
Introduction 

1.1 Project History and Background 
The proposed Bridge Point Commons development is a 42-acre development located in Isle of Wight 
County, VA. The site is located west of Carrollton Boulevard (U.S. Route 17) between Deep Bottom 
Drive and Ashby Way. Primary site access will be provided along Carrollton Boulevard via an 
unsignalized right-in/right-out driveway located along Carrollton Boulevard. Figure 1 illustrates the 
site location and two study area intersections. As shown in Figure 1, Carrollton Boulevard runs in an 
approximate north/south direction and all other segments in an east/west direction. 

Vanasse, Hangen, & Brustlin Inc. (VHB) was retained to perform a traffic impact analysis for the 
proposed development. This report has been prepared based on VDOT and Isle of Wight County 
criteria for submittal. The study will evaluate existing and future traffic conditions and make 
recommendations to mitigate traffic impacts, if necessary. Assumptions regarding the study area, 
count data, traffic generation, and trip distribution patterns were discussed with VDOT and Isle of 
Wight County. Based on the size and location of the proposed development, a VDOT Chapter 527 
scoping meeting was not required; however, this document has been prepared based on criteria for 
both Isle of Wight County and VDOT. 
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1.2 Study Area 
The study area for this analysis includes the following roadways and intersections as illustrated in 
Figure 1: 

Roadway 

 Route 17 | Carrollton Boulevard 

Intersections  

 Carrollton Boulevard / Deep Bottom Drive/ Channell Way (unsignalized) 

 Carrollton Boulevard / Ashby Way / Omera Drive (signalized) 

Study area roadways and intersections were identified during conversations with VDOT and Isle of 
Wight County staff. 

1.3 Existing Land Use 
The Bridge Point Commons parcel is currently vacant and zoned as General Commercial (GC) and 
Urban Residential (UR) with a request to rezone 8 acres of the GC portion of the site to UR. The 
proposed zoning will support both the residential and commercial land uses outlined in detail in 
Chapter 4. 

1.4 Existing Conditions 
Route 17 Carrollton Boulevard is the primary external roadway serving the development, which is 
illustrated in Figure 2. 

The following provides a short description of the study area roadways: 

Route 17 Carrollton Boulevard – is a four-lane, principal arterial that provides access to numerous 
residential neighborhoods and commercial areas. Within the vicinity of the site, Carrollton Boulevard 
extends from the City of Suffolk line to the south and the James River Bridge to the north. It is a 
major thoroughfare providing access to local connector streets including Ashby Way and Deep 
Bottom Drive. In the project vicinity, Carrollton Boulevard has a posted speed limit of 55 miles per 
hour (mph) and has a collected average daily traffic (ADT) volume from the VDOT Traffic Engineering 
Annual Average Daily Traffic Volume Estimates by Section of Route – Isle of Wight County of 15,400 
vehicles per day (vpd).  

Figure 2 illustrates the existing roadway conditions and intersection laneages within the study area. 
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2                                                    
Analysis of Existing Conditions 

2.1 Capacity Analysis at Critical Points 
Intersection turning movement counts were used in conjunction with the number of lanes and traffic 
operations at each study intersection to determine existing and future levels of service. Level of 
service (LOS) describes traffic conditions—the amount of traffic congestion—at an intersection or on 
a roadway. Table 1 shows the LOS and delay range for signalized and unsignalized intersections. 

Table 1 Levels of Service and Ranges of Delay 

 
LOS 

Delay per Vehicle (seconds per vehicle) 

Signalized Unsignalized 
A ≤ 10 ≤ 10 
B > 10 - 20 > 10 - 15 
C > 20 - 35 > 15 - 25 
D > 35 - 55 > 25 - 35 
E > 55 - 80 > 35 - 50 
F > 80 > 50 

2.2 Turning Movement Counts (TMCs) 
8-hour turning movement counts were collected by Data Collection Group at each of the following 
study area intersections on March 26, 2024, during the AM (6:00 to 10:00) and PM (2:30 to 6:30) peak 
periods at the following intersections: 

 Carrollton Boulevard / Deep Bottom Drive/ Channell Way 

 Carrollton Boulevard / Ashby Way / Omera Drive 
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The peak hour within each 4-hour period was used for AM and PM traffic analysis. This is a 
conservative approach as it reflects the highest demand at each intersection. 

2.3 Average Daily Traffic (ADT) Counts 
Average daily traffic counts, including vehicle speed data, were collected by Data Collection Group 
along each of the following roadways within the immediate vicinity of the site location: 

 Ashby Way W 

 Britt Way   

Raw TMC data as well as vehicle speed data is included within the Appendix. ADT counts along 
Carrollton Boulevard were obtained from the 2022 AADT Report for Isle of Wight County published by 
VDOT. 

TMC and ADT data are illustrated in Figure 3. 
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2.4 Capacity and Levels of Service Analyses at Critical 
Points 
Capacity analyses for the signalized and unsignalized intersections in the AM and PM peak hours 
were performed for the study area intersections. 

Analyses were completed to determine the operating characteristics using Synchro Professional 11.0, 
which uses methodologies contained in the 2000 Highway Capacity Manual (HCM) and HCM 6th 
edition. 

Level of service analyses were performed using existing signal timings along with the 2024 volumes 
with the existing roadway network. To compare operations among various scenarios, detailed 
analyses are illustrated in Tables 4 – 6 in Chapter 6 to provide a side-by-side comparison. 
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3 
Future Conditions without Development 
Background traffic growth is the increase in traffic volumes due to usage increases and non-specific 
growth throughout an area. One method of determining reasonable growth rates for an area is to 
research past traffic counts for a roadway or intersection and review historical data or use knowledge 
of the surrounding area. Based on a review of online VDOT traffic data over a 5-year period and 
conversations with VDOT and Isle of Wight County staff, background traffic assumed a 2.0% annual 
growth rate along the entire roadway network. Detailed data is included in the Appendix. Based on 
information provided by the development, the project buildout of the site will be complete by 2029. 
A growth rate of 2.0%, applied exponentially over 5- and 11-years results in growth factors of 1.10 
and 1.24, respectively and is applied to existing TMC volumes to generate the 2029 and 2035 
background volumes. 

3.1 Approved Development 
Based on the conservative annual growth rate used to project regional growth, additional 
developments are assumed to be included in the general background growth rate. Therefore, no 
additional approved developments were included in background traffic volumes. 

The following figures illustrate the study area intersections background traffic volumes for 2029 and 
2035 conditions in the AM and PM peak hours, respectively. These volumes were generated by 
applying the above growth rate factors to the existing TMC data. 

 Figure 4 – 2029 Background Volumes | AM and PM Peak Hours 

 Figure 5 – 2035 Background Volumes | AM and PM Peak Hours 
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3.2 Capacity and Levels of Service Analyses at Critical 
Points 
Capacity analyses for the signalized and unsignalized intersections in the AM and PM peak hours 
were performed for the study area intersections. 

Analyses were completed to determine the operating characteristics using Synchro Professional 11.0, 
which uses methodologies contained in the 2000 Highway Capacity Manual (HCM) and HCM 6th 
edition. 

Level of service analyses were performed using existing signal timings along with the 2029 and 2035 
Background volumes with the existing roadway network. To compare operations among various 
scenarios, detailed analyses are illustrated in Tables 4 – 6 in Chapter 6 to provide a side-by-side 
comparison. 
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4 
Trip Generation 

4.1 Trip Generation 
Traffic generated by the proposed development was determined using trip generation methodology 
contained in the Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition, 
2021. Trip generation for the site utilizes information for ITE Land Use Code 215: Single Family-
Attached Housing to generate traffic for the 147 townhomes included on the site and an average 
sized Coffee/Donut Shop with Drive-Thru (ITE Land Use Code: 937) for the commercial outparcel site 
generated trips. Table 2 summarizes the proposed site traffic. 

Table 2 Proposed Trip Generation 

Land Use (code) Variable 
Daily AM Peak PM Peak 

In Out In Out In Out 
Residential 

Single Family Attached 
Housing (215) 147 Units 535 535 18 53 50 34 

Commercial 
Coffee/Donut Shop 
w/Drive-Thru (937) 2 KSF 534 533 88 84 39 39 

Total 2,137 243 162 

As shown in Table 2 above, the site has the potential to generate 2,137 trips per day with 243 and 
162 trips occurring during the AM and PM peak periods, respectively. 

4.2 Internal Capture 
Internal capture accounts for those motorists who access multiple land uses during a single trip and 
do not access the external roadway network. Based on the land use proposed for the site, no internal 
capture was applied. 
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4.3 Pass-by 
Based on the nature of this development, it was assumed that the site will generate all new traffic 
along the surrounding roadway network. Therefore, no pass-by reductions were applied to the 
analysis. 
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5 
Site Traffic Distribution and Traffic 
Assignment 

5.1 Trip Distribution 
The directional distribution and assignment of trips generated by the proposed development is 
based on an understanding of travel patterns within the study area, and discussions with VDOT and 
Isle of Wight County staff. External distribution to the surrounding roadways is described below: 

 50% to/from the north via Carrollton Boulevard 

 50% to/from the south via Carrollton Boulevard 

These external distributions were used as a basis to project detailed distributions within the study 
network and are illustrated in Figure 6. It is assumed that those trips associated with the commercial 
outparcel will solely utilize the proposed site driveway along Carrollton Boulevard, while 25% of the 
inbound residential trips will access the site via the existing neighborhood connection along Ashby 
Way. It is assumed that 50% of the outbound residential trips will utilize the Ashby way connection. 

Northbound trips exiting the site via the proposed right-in/right-out driveway are assumed to make 
a U-turn at the signalized intersection of Carrollton Boulevard / Ashby Way and Omera Drive. The 
nearest available U-turn location is the unsignalized T-intersection connecting a commercial driveway 
to Carrollton Boulevard. To encourage the use of the existing southbound left-turn lane and 
controlled U-turns at the signalized intersection of Carrollton Boulevard / Ashby Way and Omera 
Drive, it is recommended to restrict U-turns at the T-intersection median opening to maintain 
through capacity along Carrollton Blvd. 

Detailed distributions of both the commercial and residential site traffic are included within the 
Appendix.  
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5.2 Trip Assignment 
The trip distribution percentages shown in the appendix were applied to the proposed trip 
generation outlined in Table 2 to generate the site traffic assignment. The total site generated traffic 
through the study intersections is illustrated in Figure 7. 
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6   
Future Conditions with Development 

6.1 Future Traffic Volumes 
Total future traffic volumes represent the addition of traffic generated by the proposed Bridge Point 
Commons development in addition to the background traffic volumes. These resulting volumes are 
also referred to as “build” volumes. The future build conditions were generated by combining the 
2029 and 2035 background conditions with the proposed site generated traffic volumes and are 
illustrated in the following figures: 

 Figure 8 – 2029 Build Volumes | AM Peak Hour 

 Figure 9 – 2029 Build Volumes | PM Peak Hour 

 Figure 10 – 2035 Build Volumes | AM Peak Hour 

 Figure 11 – 2035 Build Volumes | PM Peak Hour 
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6.2 Capacity and Level of Service Analyses at Critical 
Points 

Capacity analyses for the study area intersections in the AM and PM peak hours were performed 
for no build and build conditions. Analyses were completed to determine the operating 
characteristics of the study area intersections and roadways using Synchro Professional 11.0 with 
SimTraffic, which uses methodologies contained in the 2000 Highway Capacity Manuals (HCM) and 
HCM 6th edition.  

To compare operations among various scenarios, detailed analyses are illustrated in Tables 4 – 6 
to provide a side-by-side comparison for the following five conditions: 

 Existing Conditions 

 2029 No Build Conditions 

(2.0% annual growth for 5 years) 

 2029 Build Conditions* 

(2029 No Build plus generated site traffic) 

 2035 No Build Conditions 

(2.0% annual growth for 11 years) 

 2035 Build Conditions* 

(2035 No Build plus generated site traffic) 

*Build conditions are reported both with and without intersection improvements at the 
intersection of Carrollton Boulevard / Omera Drive and Ashby Way to illustrate benefits of 
proposed improvements. 

Existing scenario analysis utilizes recorded PHFs, while future analysis scenarios use the higher of 
existing PHF or 0.92, as outlined in the VDOT Traffic Operations Safety Analysis Manual (TOSAM). 
This change in PHF may result in improvements in delay between existing and future no-build 
scenarios. 

6.2.1 Carrollton Boulevard / Deep Bottom Drive / Channell Way 
At this intersection, Route 17 (Carrollton Boulevard) is oriented in a north/south direction while Deep 
Bottom Drive and Channell Way are oriented in an east/west direction. This unsignalized intersection 
currently provides the following laneage: 

 Carrollton Boulevard (northbound) – one exclusive left-turn lane, one through lane, 
and one shared through-right-turn lane. 

 Carrollton Boulevard (southbound) – one exclusive left-turn lane, one through lane, 
and one shared through-right-turn lane. 

 Deep Bottom Drive (eastbound) – one shared left-through-right-turn lane. 

 Channell Way (westbound) – one shared left-through-right-turn lane. 
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Table 4 illustrates the delay and LOS results for the Route 17 Carrollton Boulevard / Deep Bottom 
Drive / Channell Way intersection for the scenarios listed above. Detailed analysis is included in the 
Appendix. 

 

Table 4 Carrollton Boulevard / Deep Bottom Drive / Channell Way Unsignalized Intersection 
Level of Service 

- (-) = Free movement 0s of delay 

This unsignalized intersection currently operates at an overall approach level of service (LOS) A 
along the mainline approaches during both the AM and PM peak hour periods. During the build 
scenarios, the intersection maintains overall LOS A along mainline approaches with the longest 
delays occurring along the eastbound and westbound side street approaches during all scenarios. 
The increase in delay along these approaches is a result of a reduction in mainline gaps as 
mainline traffic increases as a result of background growth and site traffic.  

The Bridge Point Commons development does not have access to Deep Bottom Drive and 
therefore, does not assign any traffic to either of the side street approaches. Furthermore, while 
the side street delays increase, these approaches carry less than 50 vehicles during a peak hour 
and do not warrant a traffic signal.  
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Restrictions to side street access to right-on/right-out movement would reduce side street delays, 
however, this modification is not recommended as part of the development of Bridgepoint 
Commons. This intersection was included as part of the Rte. 17 Arterial Preservation Plan that 
includes comprehensive recommendations based on overall traffic and recent improvements to 
the Brewer Neck Boulevard and Carrollton Boulevard intersection. Improvements to this 
intersection to alleviate side street delays should be developed with the ultimate configuration of 
the corridor and are beyond the responsibility of this development.  

6.2.2 Carrollton Boulevard / Ashby Way / Omera Drive 
At this intersection, Route 17 (Carrollton Boulevard) is oriented in a north/south direction while Ashby 
Way and Omera Drive are oriented in an east/west direction. This signalized intersection currently 
provides the following laneage: 

 Carrollton Boulevard (northbound) – one exclusive left-turn lane, two through lanes, and 
one exclusive right-turn lane. 

 Carrollton Boulevard (southbound) – one exclusive left-turn lane, two through lanes, and 
one exclusive right-turn lane. 

 Ashby Way (eastbound) – one exclusive left-turn lane and one shared through-right-
turn lane. 

 Omera Drive (westbound) – one shared left-through-right-turn lane. 

 

Table 5 illustrates the delay and LOS results for the Route 17 Carrollton Boulevard / Ashby Way and 
Omera Drive intersection for the scenarios listed above and does not include the recommended 
improvements outlined within the executive summary.  

Table 6 illustrates the improved delay and LOS results for the Route 17 Carrollton Boulevard / Ashby 
Way and Omera Drive intersection due to the recommended optimized signal timings and roadway 
improvements, outlined in the Executive Summary. Detailed analysis for all scenarios is included in the 
Appendix. 
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Table 5 Carrollton Boulevard / Ashby Way / Omera Drive Signalized Intersection Level of 
Service – No Recommendations 

This signalized intersection currently operates at an overall LOS C and D in the AM and PM peak 
hours, respectively. During the PM peak hour 2035 Background and Build scenarios, the intersection 
operates at an overall LOS F with the highest delays occurring at the Northbound approach. These 
heavy delays are a result of increased mainline traffic along Carrollton Boulevard as a result from 
natural growth as well as added site traffic combined with inefficient vehicle splits and signal 
operations.  

As illustrated in Table 5, all scenarios are modeled in Synchro with existing lane configurations and 
signal timing operations for comparison. Optimized signal timings and lengthening the southbound 
left-turn lane storage are proposed at the intersection to improve intersection delays. These results 
with recommendations are outlined in Table 6. 
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Table 6 Carrollton Boulevard / Ashby Way / Omera Drive Signalized Intersection Level of 
Service – With Recommendations 

Optimized signal timings and lengthening the southbound left-turn lane storage are proposed at the 
intersection to improve intersection delays. The Background scenarios (2029, 2035 No Build w/Reccs) are 
modeled with proposed configurations and signal timing operations for comparison. Build scenarios with 
recommendations (2029, 2035 Build w/Reccs) analysis reflects optimized signal timings which 
incorporated changes to cycle lengths and green times only. With optimized signal timings, the 
intersection will operate at an overall acceptable LOS D or better in the AM and PM peak hour periods 
with minimal additional overall intersection delay with the proposed site. 

  

LT TH RT LT TH RT LT TH RT LT TH RT

37.6 (D) 40.5 (D) 17.6 (B) 11.9 (B) 13.5 (B) 16.7 (B) 10.5 (B)

39.0 (D) 43.8 (D) 26.3 (C) 16.5 (B) 16.9 (B) 17.0 (B) 10.7 (B)

40.0 (D) 40.0 (D) 19.6 (B) 12.3 (B) 14.8 (B) 19.0 (B) 10.8 (B)

40.3 (D) 44.8 (D) 29.9 (C) 16.7 (B) 17.9 (B) 18.9 (B) 10.8 (B)

50.5 (D) 50.0 (D) 24.9 (C) 13.6 (B) 23.1 (C) 21.6 (C) 13.1 (B)

51.7 (D) 46.9 (D) 29.7 (C) 15.1 (B) 24.4 (C) 24.8 (C) 14.7 (B)

51.5 (D) 47.3 (D) 36.1 (D) 15.3 (B) 24.2 (C) 28.0 (C) 14.9 (B)

53.3 (D) 47.6 (D) 41.3 (D) 15.9 (B) 25.9 (C) 29.6 (C) 15.3 (B)
28.9 (C)

2035 No Build 
w/Reccs

33.2 (C)
48.0 (D)

50.6 (D)

2035 Build 
w/Reccs

36.3 (D)
48.6 (D)

51.4 (D)
51.3 (D) 41.0 (D)

50.1 (D) 36.0 (C) 27.4 (C)

2029 Build 
w/Reccs

29.1 (C)
47.8 (D)

49.3 (D)
50.0 (D) 30.0 (C) 24.5 (C)

2029 No Build 
w/Reccs

25.5 (C)
47.7 (D)

49.4 (D)
49.4 (D) 25.5 (C)

PM Peak Hour

21.5 (C)

Scenario
Overall 
Delay 
(LOS)

Delay per Lane Group by Approach [sec/veh]
(Level of Service)

Eastbound Westbound Northbound Southbound

2035 Build 
w/Reccs

25.1 (C)
35.4 (D)

42.0 (D)
38.5 (D) 29.9 (C) 18.8 (B)

16.6 (B)

2035 No Build 
w/Reccs

20.6 (C)
32.9 (D)

34.9 (C)
37.7 (D) 19.7 (B) 18.8 (B)

AM Peak Hour

2029 Build 
w/Reccs

22.7 (C)
35.3 (D)

39.2 (D)
37.7 (D) 26.4 (C) 17.0 (B)

2029 No Build 
w/Reccs

18.6 (B)
33.1 (C)

34.3 (C)
36.2 (D) 17.7 (B)
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6.2.3 Carrollton Boulevard / Site Driveway (RI/RO) 
The proposed driveway will provide primary access to the site along Route 17 Carrollton Boulevard 
with limited access. Build scenario analysis assumed the following laneage: 

 Carrollton Boulevard (northbound) – two through lanes. 

 Carrollton Boulevard (southbound) – two through lanes, and one exclusive right-turn 
lane. 

 Site Driveway (eastbound) – one exclusive right-turn lane. 

Table 6 illustrates the delay and LOS results for the site driveway during the 2029 and 2035 scenarios. 
Detailed analysis is included in the Appendix. 

Table 7 Site Driveway Level of Service 

 

 

 

 

 

 

The unsignalized right-in/right-out intersection operates at an overall LOS A under all scenarios. Turn 
lane warrants were performed for the southbound right-turn movement using guidance outlined in 
the VDOT Road Design Manual, Appendix F. Based on this analysis, a southbound right-turn lane is 
warranted and recommended at this location. Detailed analysis is illustrated within the Appendix.  

6.2.4 Queuing Analysis 
To further evaluate the potential impacts of the Bridge Point Commons development, queuing 
analysis was performed for the study area intersections using SimTraffic Software. The 95th percentile 
queue lengths in feet (ft) are generated from ten (10) simulation runs and are summarized for the 
2035 AM and PM peak periods in Figure 12, per guidance provided in the VDOT TOSAM. Detailed 
queuing reports are included within the Appendix. 

During the 2035 Build PM Peak scenario, both the 95th percentile and the maximum queue length for 
the southbound left-turn lane at the Route 17 Carrollton Boulevard / Ashby Way and Omera Drive 
intersection exceeds existing storage and will require the turn lane be extended to provide 200’ of 
storage and 200’ of taper. The commercial parcel accounts for approximately 75% of site generated 
trips at the movement, therefore, this improvement is not required until the development of the 
commercial outparcel. A supplemental analysis was performed for the 2035 build scenario with 
residential only trips and illustrates the 95th percentile queue length is accommodated within the 
existing storage length with residential-only trips. The Bridgepoint Commons site will increase traffic 
volumes at the northbound left-turn movement at this intersection which, combined with the 
existing volumes, generates 45 Trips during the PM peak. Under the Horizon Build scenario, the 95th 
percentile queue length is accommodated within the existing storage length and therefore no 
additional capacity is recommended.  
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6.2.5 Impacts to Adjacent Neighborhood 
The Bridge Point Commons development will have two points of access to the development – one 
restricted right-in/right-out access along Carrollton Boulevard as well as a connection to the adjacent 
neighborhood via Britt Way and Ashby Way. A portion of the Bridge Point Commons residential trips 
were assigned to the Britt Way connection to access the signalized Carrollton Boulevard / Ashby Way 
and Omera Drive intersection with a signalized access to travel northbound on Carrollton Boulevard.  

The agreed-upon distribution assigned 25% of inbound and 50% of outbound trips to Britt Way and 
Ashby Way. This results in 402 additional daily trips to these residential streets, which currently have 
an average daily traffic (ADT) of 200 vehicles per day (VPD) along Britt Way and 682 VPD along 
Ashby Way W. While there is an increase in trips, these local streets are still well below capacity for a 
2-lane local street. Additionally, with this connection, these existing neighborhood streets will be 
included in the secondary state roadway system.  

Speed data along these two streets indicate that the 85th percentile speeds are at, or less than the 
posted speed limit of 25 mph. Based on the residential nature of Bridge Point Commons and the 
alignment of the proposed connection, the additional traffic is not anticipated to increase speeds 
along these roadways. 
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7 
Conclusion and Recommended 
Improvements 
The Bridge Point Commons site is a 42-acre site located in Isle of Wight County, Virginia, west of 
Carrollton Boulevard (U.S. Route 17) between Deep Bottom Drive (U.S. Route 662) and Ashby Way. 
Primary site access will be provided via a right-in/right-out access along Carrollton Boulevard south 
of Deep Bottom Drive. Secondary site access will be granted via a connection to the adjacent 
neighborhood via Ashby Way, which will provide a signalized connection to Carrollton Boulevard. 

The study area, as identified by Isle of Wight County and VDOT staff, includes two intersections 
located along Carrollton Boulevard. A traffic signal is located at the Carrollton Boulevard / Ashby Way 
and Omera Drive intersection. The Carrollton Boulevard / Deep Bottom Drive and Channell Way 
intersection will operate unsignalized with two-way stop-control. 

The proposed Bridge Point Commons development will increase traffic volumes within the study 
area. To mitigate the impacts associated with the proposed development, the following 
improvements are recommended: 

Carrollton Boulevard / Deep Bottom Drive / Channell Way (unsignalized) 
 No improvements necessary, maintain existing laneage. 

Carrollton Boulevard / Ashby Way / Omera Drive (signalized) 
 Provide optimized signal timings. 

 Extend southbound left-turn lane storage to provide 200’ storage and 200’ taper. 

Carrollton Boulevard / Commercial Median Break (unsignalized) 
 Install a “No U-Turn” sign to prohibit southbound U-turns. 

Carrollton Boulevard / Site Driveway (proposed RI/RO – unsignalized) 
 Construct site driveway to provide right-in/right-out access.  

 Existing median break closure to be performed by an adjacent development.  

 Should Bridgepoint Commons occur prior to the Archer’s Meade development, the site 
driveway shall be constructed to include median break closure to restrict the site 
entrance to a right-in/right-out. 

 Construct an exclusive southbound right-turn lane with 200’ storage/200’ taper. 

Site Driveway / Commercial Outparcel Driveway (proposed unsignalized T-intersection) 
 Construct westbound right-turn taper.  

  



North
Not to scale

Bridge Point Commons TIA – Isle of Wight, VA

Ashby Way

Channell Way

Ca
rr

ol
lto

n 
Bl

vd

Deep Bottom Dr

Omera Dr

Figure 13

Recommended Improvements

* Existing Storage and taper lengths 
measured using online aerial imagery 

and rounded to nearest 25’.

10
0’

 (1
25

’)

20
0’

 ( 
   

0’
)

20
0’

 (2
00

’)

(2
00

’) 
15

0’

(1
50

’) 
25

0’(100’) 100’

Site Driveway

Provide Optimized 
Signal Timings

20
0’

 (2
00

’)

Existing Median Break Closure
(to be performed by adjacent 

development)

(5
0’

) 1
25

’

Legend
- Existing Laneage
- Proposed New Laneage
- Signalized Intersection
- Unsignalized Intersection
- Proposed Unsig. Intersection
- RI/RO Unsig. Intersection

XX’ (XX’) - Existing Storage’ (Taper’)
XX’ (XX’) - Proposed Storage’ (Taper’)

- Stop/Yield
- Channelized Right Turn

Private Entrance

Restrict Southbound 
U-turns

O
ut

pa
rc

el
 

Dr
iv

ew
ay

0’ (200’)



Bridge Point  September 11, 2024 

 

 
 

 

 

 

 

 

 

 

 

 

 

APPENDIX C 

 

FISCAL IMPACT ASSESSMENT 

 
 



Fiscal Impact Analysis Update for Bridgepoint Commons Rezoning – 1/24/25 
 

 
I. Overview/Executive Summary  
The purpose of this report is to document findings from a fiscal impact analysis of a revised 
development previously approved for 350 total units located in Isle of Wight County, Virginia—
specifically, tax parcels 34-01-050 and 34-01-050D. Together, these parcels are hereinafter referred to as 
“Bridge Point Commons,” with a reduced density of 147 new duplexes (single-family attached units). 
Our analysis updates an earlier, in-depth study from 2007 on these tax parcels, along with a 2018 county-
wide fiscal study for Isle of Wight. We estimate total tax revenues over 20 years in the amount of 
$11,955,710 whereas costs for new facilities are projected to be $3,211,127 for the new, 147-unit 
development. Therefore, the project’s estimated factor of revenue vs. cost is 3.7.    
 
II. Scope and Methods  
The purpose of this analysis is to ascertain the net budgetary impact on Isle of Wight County, Virginia. 
We provide estimates of revenues (net inflows) as well as costs (outflows) to determine the overall total 
impact. For data inputs, we followed guidance to include all direct revenues and costs associated with 
new growth/development. Unlike an economic impact analysis, it does not include spin-off, or indirect, 
impacts from development but rather identifies whether sufficient revenues will be generated from the 
new development to cover all related direct costs.  This analysis is based on current inflation adjustments 
from some detailed, line-by-line analysis of municipal costs related to education, public safety, and 
infrastructure which included both a relatively up-to-date, in-depth exploration of three different 
development paths for the County (TischlerBise, 2018) as well as a Worksheet “A” and “B” 
incorporating scenarios with and without an assisted care facility (Anonymous, 2007). We relied on a 
number of documents provided by Isle of Wight County, as well as other fiscal impacts provided to the 
county.   
 
Inflation Impact: The recent period contained a notable period of inflation, which prompted our 
consideration several different measurements of overall price increases, also known as inflation. We 
could have used, for example, the GDP deflator, the producer price index (PPI), or the consumer price 
index (CPI). We chose the CPI for the following reasons:  
• The CPI is designed to measure the change in prices paid by consumers for a basket of goods 
and services, which is more directly relevant to the costs of municipal services compared to the GDP 
deflator or the PPI  
• Although the GDP deflator and the PPI are used in some economic analysis settings (e.g., for 
academic research), for the present scope of work relating to a fiscal impact analysis, the CPI is the 
standard index referenced for adjusting historical costs to current dollar values.  
Therefore, the analysis below will employ the CPI method, using 2018 as the base year. When possible, 
we will use current estimates, but for the in-depth cost measures, we provided estimates based on the 
CPI. 
 
III. Revenue Projections  
Revenues for the Isle of Wight relate to taxes on residential and commercial property.  
Assumptions: The present analysis assumes 10,000 square feet of commercial building use along with 147 
duplexes, at an estimated assessment from the Commissioner of Revenue, of $369,000 per home.  From 
Isle of Wight guidance, the current real estate tax rate is $0.73 per $100, which is different from the 
assumption of TischlerBise (2018) which was for $0.85 per $100. We applied $0.73 per $100 estimate to 
both residential and commercial portions of the property.  
 
Commercial: The commercial revenues will relate to the value of the unimproved lot (land) as well as the 
value related to improvements associated with the construction of a commercial facility.  
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Land: We are utilizing the usable commercial acreage, outside of wetlands, of 1.6 acres, which had a value 
of $300,000 per acre in 2007, and in 2025 corresponds to around $200,000. This amounts (1.6 times 
$200k) to $320,000 for the land. 
Improvements: We now value the commercial improvements of approximately 10,000sf for building area, 
which was previously estimated at a rate of $150 per square foot. For 2025, the value would be $93, 
leading to an “improvement” figure of $930,000.  We then combine the value of the land and the 
improvements, with a total amount of $1,250,000. At a rate of $0.73 per $100, this amounts to a 
commercial tax revenue of $9,125.  
 
Total Commercial Revenue: $9,125. 
 
Residential: The residential portion of the project consists of 147 duplex single-family attached products 
priced on average of $369,000 per assessment each with the land.   
Land and Improvements: We have a relatively recent assessment of the projected value of the properties, 
provided by the builder in this project, for the “Thornewood” model which is a 1,956 square foot unit. 
The homes are estimated at an assessment of $369,000 each.  
 
Total Residential Revenue: At an assessed tax value of $369,000 each, 147 duplexes would provide a 
projected improvement value of $54,243,000.  That equates to an annual tax revenue to the county of 
$395,974 for the residential portion.   
 
Total Residential Revenue: $395,974 
 
We then combine the estimates to arrive at the total estimated annual tax revenue for Isle of Wight 
County in the first year of the project, using the assumptions enumerated above:  
 
Total Revenue (Commercial plus Residential): 9,125+ 395,974 = $404,919 
 
Total Estimated Tax Revenue, first year:    $404,919 
 
Estimated increase per year:      2.8% 
 
Total Estimated Tax Revenue over 20 years:   $8,177,000 (according to the Commissioner 
of Revenue)  

  
 
IV.  Analysis of Needed Public Facilities 
Commercial Parcel 
Based upon average rate of retail and offices 
Improvements:      10,000 SF 
Facilities Cost (per 1,000 SF):     $982 (1.6 x $614 from 2007 FIA) 
Total Cost of Facilities:     $9,820 
 
Residential Parcels 
Facilities Cost (1.6 x $13,611 from 2007 FIA): $21,777.60  
Duplex units:     147 
Total Cost of Facilities:     $3,201,307.20    
 
Total Estimated Cost of New Public Facilities:   $3,211,127.20 
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Estimated factor of revenue vs. cost:    3.7 
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impacts from development but rather identifies whether sufficient revenues will be generated from the 
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• Although the GDP deflator and the PPI are used in some economic analysis settings (e.g., for 
academic research), for the present scope of work relating to a fiscal impact analysis, the CPI is the 
standard index referenced for adjusting historical costs to current dollar values.  
Therefore, the analysis below will employ the CPI method, using 2018 as the base year. When possible, 
we will use current estimates, but for the in-depth cost measures, we provided estimates based on the 
CPI. 
 
III. Revenue Projections  
Revenues for the Isle of Wight relate to taxes on residential and commercial property.  
Assumptions: The present analysis assumes 10,000 square feet of commercial building use along with 147 
duplexes, at an estimated assessment from the Commissioner of Revenue, of $369,000 per home.  From 
Isle of Wight guidance, the current real estate tax rate is $0.73 per $100, which is different from the 
assumption of TischlerBise (2018) which was for $0.85 per $100. We applied $0.73 per $100 estimate to 
both residential and commercial portions of the property.  
 
Commercial: The commercial revenues will relate to the value of the unimproved lot (land) as well as the 
value related to improvements associated with the construction of a commercial facility.  
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Land: We are utilizing the usable commercial acreage, outside of wetlands, of 1.6 acres, which had a value 
of $300,000 per acre in 2007, and in 2025 corresponds to around $200,000. This amounts (1.6 times 
$200k) to $320,000 for the land. 
Improvements: We now value the commercial improvements of approximately 10,000sf for building area, 
which was previously estimated at a rate of $150 per square foot. For 2025, the value would be $93, 
leading to an “improvement” figure of $930,000.  We then combine the value of the land and the 
improvements, with a total amount of $1,250,000. At a rate of $0.73 per $100, this amounts to a 
commercial tax revenue of $9,125.  
 
Total Commercial Revenue: $9,125. 
 
Residential: The residential portion of the project consists of 147 duplex single-family attached products 
priced on average of $369,000 per assessment each with the land.   
Land and Improvements: We have a relatively recent assessment of the projected value of the properties, 
provided by the builder in this project, for the “Thornewood” model which is a 1,956 square foot unit. 
The homes are estimated at an assessment of $369,000 each.  
 
Total Residential Revenue: At an assessed tax value of $369,000 each, 147 duplexes would provide a 
projected improvement value of $54,243,000.  That equates to an annual tax revenue to the county of 
$395,974 for the residential portion.   
 
Total Residential Revenue: $395,974 
 
We then combine the estimates to arrive at the total estimated annual tax revenue for Isle of Wight 
County in the first year of the project, using the assumptions enumerated above:  
 
Total Revenue (Commercial plus Residential): 9,125+ 395,974 = $404,919 
 
Total Estimated Tax Revenue, first year:    $404,919 
 
Estimated increase per year:      2.8% 
 
Total Estimated Tax Revenue over 20 years:   $8,177,000 (according to the Commissioner 
of Revenue)  

  
 
IV.  Analysis of Needed Public Facilities 
Commercial Parcel 
Based upon average rate of retail and offices 
Improvements:      10,000 SF 
Facilities Cost (per 1,000 SF):     $982 (1.6 x $614 from 2007 FIA) 
Total Cost of Facilities:     $9,820 
 
Residential Parcels 
Facilities Cost (1.6 x $13,611 from 2007 FIA): $21,777.60  
Duplex units:     147 
Total Cost of Facilities:     $3,201,307.20    
 
Total Estimated Cost of New Public Facilities:   $3,211,127.20 
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Estimated factor of revenue vs. cost:    3.7 
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Executive Summary 
The Bridge Point Commons site is a 42-acre site located in Isle of Wight County, Virginia, west of 
Carrollton Boulevard (U.S. Route 17) between Deep Bottom Drive (U.S. Route 662) and Ashby Way. 
Primary site access will be provided via a right-in/right-out access along Carrollton Boulevard south 
of Deep Bottom Drive. Secondary site access will be granted via a connection to the adjacent 
neighborhood via Ashby Way, which will provide a signalized connection to Carrollton Boulevard. 

The study area, as identified by Isle of Wight County and Virginia Department of Transportation 
(VDOT) staff, includes two intersections located along Carrollton Boulevard. A traffic signal is located 
at the Carrollton Boulevard and Ashby Way intersection. The Carrollton Boulevard and Deep Bottom 
Drive / Channell Way intersection will operate unsignalized with two-way stop-control. 

The proposed Bridge Point Commons development is projected to include 147 single family attached 
residential units and one commercial outparcel. A detailed site plan is included within the Appendix. 
To mitigate the impacts associated with the proposed development, the following improvements are 
recommended: 

Carrollton Boulevard / Deep Bottom Drive / Channell Way (unsignalized) 
 No improvements necessary, maintain existing laneage. 

Carrollton Boulevard / Ashby Way / Omera Drive (signalized) 
 Provide optimized signal timings. 

 Extend southbound left-turn lane storage to provide 200’ storage and 200’ taper. 

Carrollton Boulevard / Commercial Median Break (unsignalized) 
 Install a “No U-Turn” sign to prohibit southbound U-turns. 

Carrollton Boulevard / Site Driveway (proposed RI/RO – unsignalized) 
 Construct site driveway to provide right-in/right-out access.  

 Existing median break closure to be performed by an adjacent development.  

 Should Bridgepoint Commons occur prior to the Archer’s Meade development, the site 
driveway shall be constructed to include median break closure to restrict the site 
entrance to a right-in/right-out. 

 Construct an exclusive southbound right-turn lane with 200’ storage/200’ taper. 

Site Driveway / Commercial Outparcel Driveway (proposed unsignalized T-intersection) 
 Construct westbound right-turn taper.  
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1 
Introduction 

1.1 Project History and Background 
The proposed Bridge Point Commons development is a 42-acre development located in Isle of Wight 
County, VA. The site is located west of Carrollton Boulevard (U.S. Route 17) between Deep Bottom 
Drive and Ashby Way. Primary site access will be provided along Carrollton Boulevard via an 
unsignalized right-in/right-out driveway located along Carrollton Boulevard. Figure 1 illustrates the 
site location and two study area intersections. As shown in Figure 1, Carrollton Boulevard runs in an 
approximate north/south direction and all other segments in an east/west direction. 

Vanasse, Hangen, & Brustlin Inc. (VHB) was retained to perform a traffic impact analysis for the 
proposed development. This report has been prepared based on VDOT and Isle of Wight County 
criteria for submittal. The study will evaluate existing and future traffic conditions and make 
recommendations to mitigate traffic impacts, if necessary. Assumptions regarding the study area, 
count data, traffic generation, and trip distribution patterns were discussed with VDOT and Isle of 
Wight County. Based on the size and location of the proposed development, a VDOT Chapter 527 
scoping meeting was not required; however, this document has been prepared based on criteria for 
both Isle of Wight County and VDOT. 
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1.2 Study Area 
The study area for this analysis includes the following roadways and intersections as illustrated in 
Figure 1: 

Roadway 

 Route 17 | Carrollton Boulevard 

Intersections  

 Carrollton Boulevard / Deep Bottom Drive/ Channell Way (unsignalized) 

 Carrollton Boulevard / Ashby Way / Omera Drive (signalized) 

Study area roadways and intersections were identified during conversations with VDOT and Isle of 
Wight County staff. 

1.3 Existing Land Use 
The Bridge Point Commons parcel is currently vacant and zoned as General Commercial (GC) and 
Urban Residential (UR) with a request to rezone 8 acres of the GC portion of the site to UR. The 
proposed zoning will support both the residential and commercial land uses outlined in detail in 
Chapter 4. 

1.4 Existing Conditions 
Route 17 Carrollton Boulevard is the primary external roadway serving the development, which is 
illustrated in Figure 2. 

The following provides a short description of the study area roadways: 

Route 17 Carrollton Boulevard – is a four-lane, principal arterial that provides access to numerous 
residential neighborhoods and commercial areas. Within the vicinity of the site, Carrollton Boulevard 
extends from the City of Suffolk line to the south and the James River Bridge to the north. It is a 
major thoroughfare providing access to local connector streets including Ashby Way and Deep 
Bottom Drive. In the project vicinity, Carrollton Boulevard has a posted speed limit of 55 miles per 
hour (mph) and has a collected average daily traffic (ADT) volume from the VDOT Traffic Engineering 
Annual Average Daily Traffic Volume Estimates by Section of Route – Isle of Wight County of 15,400 
vehicles per day (vpd).  

Figure 2 illustrates the existing roadway conditions and intersection laneages within the study area. 
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2                                                    
Analysis of Existing Conditions 

2.1 Capacity Analysis at Critical Points 
Intersection turning movement counts were used in conjunction with the number of lanes and traffic 
operations at each study intersection to determine existing and future levels of service. Level of 
service (LOS) describes traffic conditions—the amount of traffic congestion—at an intersection or on 
a roadway. Table 1 shows the LOS and delay range for signalized and unsignalized intersections. 

Table 1 Levels of Service and Ranges of Delay 

 
LOS 

Delay per Vehicle (seconds per vehicle) 

Signalized Unsignalized 
A ≤ 10 ≤ 10 
B > 10 - 20 > 10 - 15 
C > 20 - 35 > 15 - 25 
D > 35 - 55 > 25 - 35 
E > 55 - 80 > 35 - 50 
F > 80 > 50 

2.2 Turning Movement Counts (TMCs) 
8-hour turning movement counts were collected by Data Collection Group at each of the following 
study area intersections on March 26, 2024, during the AM (6:00 to 10:00) and PM (2:30 to 6:30) peak 
periods at the following intersections: 

 Carrollton Boulevard / Deep Bottom Drive/ Channell Way 

 Carrollton Boulevard / Ashby Way / Omera Drive 



Bridge Point Commons 

6 
 

The peak hour within each 4-hour period was used for AM and PM traffic analysis. This is a 
conservative approach as it reflects the highest demand at each intersection. 

2.3 Average Daily Traffic (ADT) Counts 
Average daily traffic counts, including vehicle speed data, were collected by Data Collection Group 
along each of the following roadways within the immediate vicinity of the site location: 

 Ashby Way W 

 Britt Way   

Raw TMC data as well as vehicle speed data is included within the Appendix. ADT counts along 
Carrollton Boulevard were obtained from the 2022 AADT Report for Isle of Wight County published by 
VDOT. 

TMC and ADT data are illustrated in Figure 3. 
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2.4 Capacity and Levels of Service Analyses at Critical 
Points 
Capacity analyses for the signalized and unsignalized intersections in the AM and PM peak hours 
were performed for the study area intersections. 

Analyses were completed to determine the operating characteristics using Synchro Professional 11.0, 
which uses methodologies contained in the 2000 Highway Capacity Manual (HCM) and HCM 6th 
edition. 

Level of service analyses were performed using existing signal timings along with the 2024 volumes 
with the existing roadway network. To compare operations among various scenarios, detailed 
analyses are illustrated in Tables 4 – 6 in Chapter 6 to provide a side-by-side comparison. 
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3 
Future Conditions without Development 
Background traffic growth is the increase in traffic volumes due to usage increases and non-specific 
growth throughout an area. One method of determining reasonable growth rates for an area is to 
research past traffic counts for a roadway or intersection and review historical data or use knowledge 
of the surrounding area. Based on a review of online VDOT traffic data over a 5-year period and 
conversations with VDOT and Isle of Wight County staff, background traffic assumed a 2.0% annual 
growth rate along the entire roadway network. Detailed data is included in the Appendix. Based on 
information provided by the development, the project buildout of the site will be complete by 2029. 
A growth rate of 2.0%, applied exponentially over 5- and 11-years results in growth factors of 1.10 
and 1.24, respectively and is applied to existing TMC volumes to generate the 2029 and 2035 
background volumes. 

3.1 Approved Development 
Based on the conservative annual growth rate used to project regional growth, additional 
developments are assumed to be included in the general background growth rate. Therefore, no 
additional approved developments were included in background traffic volumes. 

The following figures illustrate the study area intersections background traffic volumes for 2029 and 
2035 conditions in the AM and PM peak hours, respectively. These volumes were generated by 
applying the above growth rate factors to the existing TMC data. 

 Figure 4 – 2029 Background Volumes | AM and PM Peak Hours 

 Figure 5 – 2035 Background Volumes | AM and PM Peak Hours 
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3.2 Capacity and Levels of Service Analyses at Critical 
Points 
Capacity analyses for the signalized and unsignalized intersections in the AM and PM peak hours 
were performed for the study area intersections. 

Analyses were completed to determine the operating characteristics using Synchro Professional 11.0, 
which uses methodologies contained in the 2000 Highway Capacity Manual (HCM) and HCM 6th 
edition. 

Level of service analyses were performed using existing signal timings along with the 2029 and 2035 
Background volumes with the existing roadway network. To compare operations among various 
scenarios, detailed analyses are illustrated in Tables 4 – 6 in Chapter 6 to provide a side-by-side 
comparison. 
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4 
Trip Generation 

4.1 Trip Generation 
Traffic generated by the proposed development was determined using trip generation methodology 
contained in the Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition, 
2021. Trip generation for the site utilizes information for ITE Land Use Code 215: Single Family-
Attached Housing to generate traffic for the 147 townhomes included on the site and an average 
sized Coffee/Donut Shop with Drive-Thru (ITE Land Use Code: 937) for the commercial outparcel site 
generated trips. Table 2 summarizes the proposed site traffic. 

Table 2 Proposed Trip Generation 

Land Use (code) Variable 
Daily AM Peak PM Peak 

In Out In Out In Out 
Residential 

Single Family Attached 
Housing (215) 147 Units 535 535 18 53 50 34 

Commercial 
Coffee/Donut Shop 
w/Drive-Thru (937) 2 KSF 534 533 88 84 39 39 

Total 2,137 243 162 

As shown in Table 2 above, the site has the potential to generate 2,137 trips per day with 243 and 
162 trips occurring during the AM and PM peak periods, respectively. 

4.2 Internal Capture 
Internal capture accounts for those motorists who access multiple land uses during a single trip and 
do not access the external roadway network. Based on the land use proposed for the site, no internal 
capture was applied. 
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4.3 Pass-by 
Based on the nature of this development, it was assumed that the site will generate all new traffic 
along the surrounding roadway network. Therefore, no pass-by reductions were applied to the 
analysis. 
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5 
Site Traffic Distribution and Traffic 
Assignment 

5.1 Trip Distribution 
The directional distribution and assignment of trips generated by the proposed development is 
based on an understanding of travel patterns within the study area, and discussions with VDOT and 
Isle of Wight County staff. External distribution to the surrounding roadways is described below: 

 50% to/from the north via Carrollton Boulevard 

 50% to/from the south via Carrollton Boulevard 

These external distributions were used as a basis to project detailed distributions within the study 
network and are illustrated in Figure 6. It is assumed that those trips associated with the commercial 
outparcel will solely utilize the proposed site driveway along Carrollton Boulevard, while 25% of the 
inbound residential trips will access the site via the existing neighborhood connection along Ashby 
Way. It is assumed that 50% of the outbound residential trips will utilize the Ashby way connection. 

Northbound trips exiting the site via the proposed right-in/right-out driveway are assumed to make 
a U-turn at the signalized intersection of Carrollton Boulevard / Ashby Way and Omera Drive. The 
nearest available U-turn location is the unsignalized T-intersection connecting a commercial driveway 
to Carrollton Boulevard. To encourage the use of the existing southbound left-turn lane and 
controlled U-turns at the signalized intersection of Carrollton Boulevard / Ashby Way and Omera 
Drive, it is recommended to restrict U-turns at the T-intersection median opening to maintain 
through capacity along Carrollton Blvd. 

Detailed distributions of both the commercial and residential site traffic are included within the 
Appendix.  
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5.2 Trip Assignment 
The trip distribution percentages shown in the appendix were applied to the proposed trip 
generation outlined in Table 2 to generate the site traffic assignment. The total site generated traffic 
through the study intersections is illustrated in Figure 7. 
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6   
Future Conditions with Development 

6.1 Future Traffic Volumes 
Total future traffic volumes represent the addition of traffic generated by the proposed Bridge Point 
Commons development in addition to the background traffic volumes. These resulting volumes are 
also referred to as “build” volumes. The future build conditions were generated by combining the 
2029 and 2035 background conditions with the proposed site generated traffic volumes and are 
illustrated in the following figures: 

 Figure 8 – 2029 Build Volumes | AM Peak Hour 

 Figure 9 – 2029 Build Volumes | PM Peak Hour 

 Figure 10 – 2035 Build Volumes | AM Peak Hour 

 Figure 11 – 2035 Build Volumes | PM Peak Hour 
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6.2 Capacity and Level of Service Analyses at Critical 
Points 

Capacity analyses for the study area intersections in the AM and PM peak hours were performed 
for no build and build conditions. Analyses were completed to determine the operating 
characteristics of the study area intersections and roadways using Synchro Professional 11.0 with 
SimTraffic, which uses methodologies contained in the 2000 Highway Capacity Manuals (HCM) and 
HCM 6th edition.  

To compare operations among various scenarios, detailed analyses are illustrated in Tables 4 – 6 
to provide a side-by-side comparison for the following five conditions: 

 Existing Conditions 

 2029 No Build Conditions 

(2.0% annual growth for 5 years) 

 2029 Build Conditions* 

(2029 No Build plus generated site traffic) 

 2035 No Build Conditions 

(2.0% annual growth for 11 years) 

 2035 Build Conditions* 

(2035 No Build plus generated site traffic) 

*Build conditions are reported both with and without intersection improvements at the 
intersection of Carrollton Boulevard / Omera Drive and Ashby Way to illustrate benefits of 
proposed improvements. 

Existing scenario analysis utilizes recorded PHFs, while future analysis scenarios use the higher of 
existing PHF or 0.92, as outlined in the VDOT Traffic Operations Safety Analysis Manual (TOSAM). 
This change in PHF may result in improvements in delay between existing and future no-build 
scenarios. 

6.2.1 Carrollton Boulevard / Deep Bottom Drive / Channell Way 
At this intersection, Route 17 (Carrollton Boulevard) is oriented in a north/south direction while Deep 
Bottom Drive and Channell Way are oriented in an east/west direction. This unsignalized intersection 
currently provides the following laneage: 

 Carrollton Boulevard (northbound) – one exclusive left-turn lane, one through lane, 
and one shared through-right-turn lane. 

 Carrollton Boulevard (southbound) – one exclusive left-turn lane, one through lane, 
and one shared through-right-turn lane. 

 Deep Bottom Drive (eastbound) – one shared left-through-right-turn lane. 

 Channell Way (westbound) – one shared left-through-right-turn lane. 
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Table 4 illustrates the delay and LOS results for the Route 17 Carrollton Boulevard / Deep Bottom 
Drive / Channell Way intersection for the scenarios listed above. Detailed analysis is included in the 
Appendix. 

 

Table 4 Carrollton Boulevard / Deep Bottom Drive / Channell Way Unsignalized Intersection 
Level of Service 

- (-) = Free movement 0s of delay 

This unsignalized intersection currently operates at an overall approach level of service (LOS) A 
along the mainline approaches during both the AM and PM peak hour periods. During the build 
scenarios, the intersection maintains overall LOS A along mainline approaches with the longest 
delays occurring along the eastbound and westbound side street approaches during all scenarios. 
The increase in delay along these approaches is a result of a reduction in mainline gaps as 
mainline traffic increases as a result of background growth and site traffic.  

The Bridge Point Commons development does not have access to Deep Bottom Drive and 
therefore, does not assign any traffic to either of the side street approaches. Furthermore, while 
the side street delays increase, these approaches carry less than 50 vehicles during a peak hour 
and do not warrant a traffic signal.  
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Restrictions to side street access to right-on/right-out movement would reduce side street delays, 
however, this modification is not recommended as part of the development of Bridgepoint 
Commons. This intersection was included as part of the Rte. 17 Arterial Preservation Plan that 
includes comprehensive recommendations based on overall traffic and recent improvements to 
the Brewer Neck Boulevard and Carrollton Boulevard intersection. Improvements to this 
intersection to alleviate side street delays should be developed with the ultimate configuration of 
the corridor and are beyond the responsibility of this development.  

6.2.2 Carrollton Boulevard / Ashby Way / Omera Drive 
At this intersection, Route 17 (Carrollton Boulevard) is oriented in a north/south direction while Ashby 
Way and Omera Drive are oriented in an east/west direction. This signalized intersection currently 
provides the following laneage: 

 Carrollton Boulevard (northbound) – one exclusive left-turn lane, two through lanes, and 
one exclusive right-turn lane. 

 Carrollton Boulevard (southbound) – one exclusive left-turn lane, two through lanes, and 
one exclusive right-turn lane. 

 Ashby Way (eastbound) – one exclusive left-turn lane and one shared through-right-
turn lane. 

 Omera Drive (westbound) – one shared left-through-right-turn lane. 

 

Table 5 illustrates the delay and LOS results for the Route 17 Carrollton Boulevard / Ashby Way and 
Omera Drive intersection for the scenarios listed above and does not include the recommended 
improvements outlined within the executive summary.  

Table 6 illustrates the improved delay and LOS results for the Route 17 Carrollton Boulevard / Ashby 
Way and Omera Drive intersection due to the recommended optimized signal timings and roadway 
improvements, outlined in the Executive Summary. Detailed analysis for all scenarios is included in the 
Appendix. 
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Table 5 Carrollton Boulevard / Ashby Way / Omera Drive Signalized Intersection Level of 
Service – No Recommendations 

This signalized intersection currently operates at an overall LOS C and D in the AM and PM peak 
hours, respectively. During the PM peak hour 2035 Background and Build scenarios, the intersection 
operates at an overall LOS F with the highest delays occurring at the Northbound approach. These 
heavy delays are a result of increased mainline traffic along Carrollton Boulevard as a result from 
natural growth as well as added site traffic combined with inefficient vehicle splits and signal 
operations.  

As illustrated in Table 5, all scenarios are modeled in Synchro with existing lane configurations and 
signal timing operations for comparison. Optimized signal timings and lengthening the southbound 
left-turn lane storage are proposed at the intersection to improve intersection delays. These results 
with recommendations are outlined in Table 6. 
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Table 6 Carrollton Boulevard / Ashby Way / Omera Drive Signalized Intersection Level of 
Service – With Recommendations 

Optimized signal timings and lengthening the southbound left-turn lane storage are proposed at the 
intersection to improve intersection delays. The Background scenarios (2029, 2035 No Build w/Reccs) are 
modeled with proposed configurations and signal timing operations for comparison. Build scenarios with 
recommendations (2029, 2035 Build w/Reccs) analysis reflects optimized signal timings which 
incorporated changes to cycle lengths and green times only. With optimized signal timings, the 
intersection will operate at an overall acceptable LOS D or better in the AM and PM peak hour periods 
with minimal additional overall intersection delay with the proposed site. 

  

LT TH RT LT TH RT LT TH RT LT TH RT

37.6 (D) 40.5 (D) 17.6 (B) 11.9 (B) 13.5 (B) 16.7 (B) 10.5 (B)

39.0 (D) 43.8 (D) 26.3 (C) 16.5 (B) 16.9 (B) 17.0 (B) 10.7 (B)

40.0 (D) 40.0 (D) 19.6 (B) 12.3 (B) 14.8 (B) 19.0 (B) 10.8 (B)

40.3 (D) 44.8 (D) 29.9 (C) 16.7 (B) 17.9 (B) 18.9 (B) 10.8 (B)

50.5 (D) 50.0 (D) 24.9 (C) 13.6 (B) 23.1 (C) 21.6 (C) 13.1 (B)

51.7 (D) 46.9 (D) 29.7 (C) 15.1 (B) 24.4 (C) 24.8 (C) 14.7 (B)

51.5 (D) 47.3 (D) 36.1 (D) 15.3 (B) 24.2 (C) 28.0 (C) 14.9 (B)

53.3 (D) 47.6 (D) 41.3 (D) 15.9 (B) 25.9 (C) 29.6 (C) 15.3 (B)
28.9 (C)

2035 No Build 
w/Reccs

33.2 (C)
48.0 (D)

50.6 (D)

2035 Build 
w/Reccs

36.3 (D)
48.6 (D)

51.4 (D)
51.3 (D) 41.0 (D)

50.1 (D) 36.0 (C) 27.4 (C)

2029 Build 
w/Reccs

29.1 (C)
47.8 (D)

49.3 (D)
50.0 (D) 30.0 (C) 24.5 (C)

2029 No Build 
w/Reccs

25.5 (C)
47.7 (D)

49.4 (D)
49.4 (D) 25.5 (C)

PM Peak Hour

21.5 (C)

Scenario
Overall 
Delay 
(LOS)

Delay per Lane Group by Approach [sec/veh]
(Level of Service)

Eastbound Westbound Northbound Southbound

2035 Build 
w/Reccs

25.1 (C)
35.4 (D)

42.0 (D)
38.5 (D) 29.9 (C) 18.8 (B)

16.6 (B)

2035 No Build 
w/Reccs

20.6 (C)
32.9 (D)

34.9 (C)
37.7 (D) 19.7 (B) 18.8 (B)

AM Peak Hour

2029 Build 
w/Reccs

22.7 (C)
35.3 (D)

39.2 (D)
37.7 (D) 26.4 (C) 17.0 (B)

2029 No Build 
w/Reccs

18.6 (B)
33.1 (C)

34.3 (C)
36.2 (D) 17.7 (B)
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6.2.3 Carrollton Boulevard / Site Driveway (RI/RO) 

The proposed driveway will provide primary access to the site along Route 17 Carrollton Boulevard 

with limited access. Build scenario analysis assumed the following laneage: 

• Carrollton Boulevard (northbound) – two through lanes. 

• Carrollton Boulevard (southbound) – two through lanes, and one exclusive right-turn 

lane. 

• Site Driveway (eastbound) – one exclusive right-turn lane. 

Table 6 illustrates the delay and LOS results for the site driveway during the 2029 and 2035 scenarios. 

Detailed analysis is included in the Appendix. 

Table 7 Site Driveway Level of Service 

 

 

 

 

 

 

The unsignalized right-in/right-out intersection operates at an overall LOS A under all scenarios. Turn 

lane warrants were performed for the southbound right-turn movement using guidance outlined in 

the VDOT Road Design Manual, Appendix F. Based on this analysis, a southbound right-turn lane is 

warranted and recommended at this location. Detailed analysis is illustrated within the Appendix.  

6.2.4 Queuing Analysis 

To further evaluate the potential impacts of the Bridge Point Commons development, queuing 

analysis was performed for the study area intersections using SimTraffic Software. The 95th percentile 

queue lengths in feet (ft) are generated from ten (10) simulation runs and are summarized for the 

2035 AM and PM peak periods in Figure 12, per guidance provided in the VDOT TOSAM. Detailed 

queuing reports are included within the Appendix. 

During the 2035 Build PM Peak scenario, both the 95th percentile and the maximum queue length for 

the southbound left-turn lane at the Route 17 Carrollton Boulevard / Ashby Way and Omera Drive 

intersection exceeds existing storage and will require the turn lane be extended to provide 200’ of 

storage and 200’ of taper. The Bridgepoint Commons site will also increase traffic volumes at the 

northbound left-turn movement at this intersection which, combined with the existing volumes, 

generates 45 Trips during the PM peak. Under the Horizon Build scenario, the 95th percentile queue 

length is accommodated within the existing storage length and therefore no additional capacity is 

recommended.  
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6.2.3 Carrollton Boulevard / Site Driveway (RI/RO) 
The proposed driveway will provide primary access to the site along Route 17 Carrollton Boulevard 
with limited access. Build scenario analysis assumed the following laneage: 

 Carrollton Boulevard (northbound) – two through lanes. 

 Carrollton Boulevard (southbound) – two through lanes, and one exclusive right-turn 
lane. 

 Site Driveway (eastbound) – one exclusive right-turn lane. 

Table 6 illustrates the delay and LOS results for the site driveway during the 2029 and 2035 scenarios. 
Detailed analysis is included in the Appendix. 

Table 7 Site Driveway Level of Service 

 

 

 

 

 

 

The unsignalized right-in/right-out intersection operates at an overall LOS A under all scenarios. Turn 
lane warrants were performed for the southbound right-turn movement using guidance outlined in 
the VDOT Road Design Manual, Appendix F. Based on this analysis, a southbound right-turn lane is 
warranted and recommended at this location. Detailed analysis is illustrated within the Appendix.  

6.2.4 Queuing Analysis 
To further evaluate the potential impacts of the Bridge Point Commons development, queuing 
analysis was performed for the study area intersections using SimTraffic Software. The 95th percentile 
queue lengths in feet (ft) are generated from ten (10) simulation runs and are summarized for the 
2035 AM and PM peak periods in Figure 12, per guidance provided in the VDOT TOSAM. Detailed 
queuing reports are included within the Appendix. 

During the 2035 Build PM Peak scenario, both the 95th percentile and the maximum queue length for 
the southbound left-turn lane at the Route 17 Carrollton Boulevard / Ashby Way and Omera Drive 
intersection exceeds existing storage and will require the turn lane be extended to provide 200’ of 
storage and 200’ of taper. The commercial parcel accounts for approximately 75% of site generated 
trips at the movement, therefore, this improvement is not required until the development of the 
commercial outparcel. A supplemental analysis was performed for the 2035 build scenario with 
residential only trips and illustrates the 95th percentile queue length is accommodated within the 
existing storage length with residential-only trips. The Bridgepoint Commons site will increase traffic 
volumes at the northbound left-turn movement at this intersection which, combined with the 
existing volumes, generates 45 Trips during the PM peak. Under the Horizon Build scenario, the 95th 
percentile queue length is accommodated within the existing storage length and therefore no 
additional capacity is recommended.  
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6.2.5 Impacts to Adjacent Neighborhood 
The Bridge Point Commons development will have two points of access to the development – one 
restricted right-in/right-out access along Carrollton Boulevard as well as a connection to the adjacent 
neighborhood via Britt Way and Ashby Way. A portion of the Bridge Point Commons residential trips 
were assigned to the Britt Way connection to access the signalized Carrollton Boulevard / Ashby Way 
and Omera Drive intersection with a signalized access to travel northbound on Carrollton Boulevard.  

The agreed-upon distribution assigned 25% of inbound and 50% of outbound trips to Britt Way and 
Ashby Way. This results in 402 additional daily trips to these residential streets, which currently have 
an average daily traffic (ADT) of 200 vehicles per day (VPD) along Britt Way and 682 VPD along 
Ashby Way W. While there is an increase in trips, these local streets are still well below capacity for a 
2-lane local street. Additionally, with this connection, these existing neighborhood streets will be 
included in the secondary state roadway system.  

Speed data along these two streets indicate that the 85th percentile speeds are at, or less than the 
posted speed limit of 25 mph. Based on the residential nature of Bridge Point Commons and the 
alignment of the proposed connection, the additional traffic is not anticipated to increase speeds 
along these roadways. 
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7 
Conclusion and Recommended 
Improvements 
The Bridge Point Commons site is a 42-acre site located in Isle of Wight County, Virginia, west of 
Carrollton Boulevard (U.S. Route 17) between Deep Bottom Drive (U.S. Route 662) and Ashby Way. 
Primary site access will be provided via a right-in/right-out access along Carrollton Boulevard south 
of Deep Bottom Drive. Secondary site access will be granted via a connection to the adjacent 
neighborhood via Ashby Way, which will provide a signalized connection to Carrollton Boulevard. 

The study area, as identified by Isle of Wight County and VDOT staff, includes two intersections 
located along Carrollton Boulevard. A traffic signal is located at the Carrollton Boulevard / Ashby Way 
and Omera Drive intersection. The Carrollton Boulevard / Deep Bottom Drive and Channell Way 
intersection will operate unsignalized with two-way stop-control. 

The proposed Bridge Point Commons development will increase traffic volumes within the study 
area. To mitigate the impacts associated with the proposed development, the following 
improvements are recommended: 

Carrollton Boulevard / Deep Bottom Drive / Channell Way (unsignalized) 
 No improvements necessary, maintain existing laneage. 

Carrollton Boulevard / Ashby Way / Omera Drive (signalized) 
 Provide optimized signal timings. 

 Extend southbound left-turn lane storage to provide 200’ storage and 200’ taper. 

Carrollton Boulevard / Commercial Median Break (unsignalized) 
 Install a “No U-Turn” sign to prohibit southbound U-turns. 

Carrollton Boulevard / Site Driveway (proposed RI/RO – unsignalized) 
 Construct site driveway to provide right-in/right-out access.  

 Existing median break closure to be performed by an adjacent development.  

 Should Bridgepoint Commons occur prior to the Archer’s Meade development, the site 
driveway shall be constructed to include median break closure to restrict the site 
entrance to a right-in/right-out. 

 Construct an exclusive southbound right-turn lane with 200’ storage/200’ taper. 

Site Driveway / Commercial Outparcel Driveway (proposed unsignalized T-intersection) 
 Construct westbound right-turn taper.  
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5857 Harbour View Boulevard, Suite 202 

 Suffolk, Virginia 23435 

O. 757.935.9014   F. 757.935.9015

www.landplanningsolutions.com

BRIDGE POINT 
Carrollton, Virginia 

Revised Water Quality Impact Assessment 
September 9, 2024 

DRAINAGE NARRATIVE 

Project Description 

Quality Homes of Currituck plans to develop Parcel 34-01-050D and part of Parcel 34-01-050 into a 

residential townhome neighborhood with 147 single family attached residential units. The site is located on 

US Route 17 (Carrollton Boulevard) just east of Route 622 (Deep Bottom Drive) in Carrollton, Isle of 

Wight County, Virginia.  

The north sides of both parcels are currently zoned GC (General Commercial) along the frontage to Route 

17 and are zoned UR (Urban Residential) on the southern portion of the property. For development of the 

proposed townhome community, the site will be rezoned to the Planned Development Mixed-Use District 

(PD-MX).  

The site is primarily cleared vacant farmland with wooded tidal wetlands in a natural channel at the west 

side of the site. Runoff from the site drains to the wetlands to the west and south to Creer Creek just south 

of the Creer Creek reservoir dam. There is an existing ditch that crosses the middle of the site and drains 

part of the site to the wetlands to the west. There is a small pocket of isolated freshwater wetlands located 

at the northeast side of the site near the east end of the existing ditch. There is another drainage channel 

along the southern property line that drains part of the southern portion of the site to the main channel at 

the west side of the site. The site is located within the Chesapeake Bay Preservation Area and contains a 

100-foot RPA buffer along the wetlands at the west side of the site. Drainage from the site reaches the

Lower Chesapeake Bay via Creer Creek, Brewers Creek, Chuckatuck Creek, and the Lower James River.

The site is located in Virginia Hydraulic Unit JL42 (Chuckatuck Creek).

The site is bounded to the west by wetlands, Route 622 and vacant farmland, to the north by US Route 17, 

to the east by the Carrolton Volunteer fire station and to the south by single family residences.  

http://www.landplanningsolutions.com/
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Existing Conditions 

The existing site is relatively flat and drains towards the western boundary with slopes ranging from 0.5% 

to 4%.  There is a major drainage channel is an ephemeral stream that flows to the south along the western 

side of the site to Creer Creek. The main channel is approximately 6 to 12 feet deep and 50 to 100 feet wide 

at the bottom, with side slopes ranging from 15% to 35%. The bottom of the main drainage channel contains 

tidal wetlands that are protected with a 100-foot RPA buffer. The upland portions of the site are mostly 

cleared farmland with tree growth and brush on the remaining portion of the site surrounding the drainage 

channels at the west and south sides of the property. The site consists of one major drainage area where all 

runoff from the property flows to the southwest corner of the property to Creer Creek.  

There are two sub-areas where portions of the site drain to existing drainage channels that flow to the west 

to the main channel. The first subarea is at the north side of the site where an existing ditch crosses the site 

from the eastern corner at the Route 17 right-of-way to the main channel at the west side of the site. The 

western half of the ditch is lined with trees and shrubs and the eastern half of the ditch is cleared. Several 

small pockets of isolated wetlands have developed near the east end of the ditch where runoff gets trapped 

in local depressions. The western end of the ditch is considered an ephemeral stream. This ditch drains 

approximately two thirds of the cleared portion of the site. The second subarea is at the bottom third of the 

site where runoff drains to an existing ditch along the southern property line. This ditch is lined with a 

narrow band of trees and shrubs. The ditch widens and drops down to the main channel just west of the cul-

de-sac at the end of Britt Way. A very small portion of the southeast corner of the site near the east end of 

the southern property line drains to a ditch that empties into to an existing wet pond BMP located on Parcel 

34I-04-00A. Post-development runoff from impervious surfaces will be intercepted and diverted to the on-

site BMPs before entering the existing ditch to the existing off-site BMP.    

The upland portions of the site are located within X (outside 0.2% annual chance floodplain) and the south 

end of the main drainage channel is located zone AE (base flood elevation 9 feet) on community-panel 

numbers 51093C0158E and 51093C0166E of the FEMA Flood Insurance Rate Map dated December 2, 

2015. Flooding of the areas to be developed is not anticipated since the top of bank elevation of the main 

channel is at elevation 18 feet, which is well above the base flood elevation of 9 feet.    

According to the Natural Resources Conservation Service online Web Soil Survey, the soils for this site 

consist of five types. Bohicket silty clay loam is located at the southwest corner of the site where the main 

drainage channel discharges to Creer Creek. This soil type is considered very poorly drained with a 

Hydraulic Soils Group (HSG) rating of D. Myatt fine sandy loam is located over most of the northern and 

eastern sides of the site and is considered poorly drained with an HSG rating of B/D. Nevark and Remlick 

soils are located at the southwest side of the site through the bottom and side slopes of the main drainage 

channel and the ditch at the south property line. This soil type is considered moderately well drained with 

an HSG rating of D. Slagle fine sandy loam is located at the southwest corner of the upland area at the 

confluence of the main channel and the southern ditch. This soil type is considered moderately well drained 

with an HSG rating of C. Yemassee fine sandy loam is located in the upland areas at the south side of the 

site and is considered somewhat poorly drained with an HSG rating of B/D. The soils in the upland areas 

to be developed have a low to moderate potential for shrink-swell, and the soils through the drainage 

channels have a moderate to high potential for shrink swell. Please see the accompanying Custom Soil 

Resource Report for Isle of Wight County, Virginia, Bridge Point Commons for soils information about this 

site. 
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Proposed Conditions 

It is proposed to develop the site into a residential community with 147 single family attached townhome 

units with public streets, and areas reserved for stormwater management. The remaining commercial parcel 

at the north end of the site will be reserved for future development and will be accessible from the proposed 

road into the site. The site will be designed to comply with all applicable state and local stormwater 

regulations during the development of the site and after final stabilization has been achieved.  All runoff 

will be directed to the proposed storm sewer system and to the stormwater management BMPs for treatment 

before being released downstream.  Supporting calculations for the stormwater management are provided 

during final design.   

Impacts to RPA areas or RPA buffers will be minimized to the greatest extent possible.  Anticipated clearing 

through the RPA buffer and near the existing wetlands is limited to that required for installation of the BMP 

outfalls.  Impacts to the 0.22 acres of isolated freshwater wetlands at the northeast side of the site are 

anticipated. Impacts to the ephemeral stream at the west end of the northern drainage ditch will be 

minimized to the greatest extent possible and a permit will be required for any impacts to the existing 

stream. Mitigation measures will be implemented to all applicable state and local standards to address the 

wetland and RPA impacts. The proposed BMPs will be utilized for water quality and quantity control in 

accordance with all applicable state and local regulations.  

Stormwater Management 

The stormwater management for this site will consist of Water Quality and Water Quantity controls based 

on the current VA Stormwater Regulations at the time of final design. Water quality regulations are being 

revised on July 1, 2024 and the new regulations will be utilized.   

The Water Quality Compliance calculations utilize the newly updated Virginia Runoff Reduction Method 

New Development spreadsheet (Version 4.1) in accordance with 9VAC25-870-65. We are anticipating that 

compliance with requirements will be met through the use of Wet Ponds, Bioretention Areas, Grass 

Channels, and/or Extended Detention BMPs.  

The primary BMP for the development will be a Level 2 Wet Pond (coastal plain) BMP located at the 

southwest corner of the site where the ditch along the southern property line drains into the main channel 

at the west side of the site. The placement of the wet pond was selected for its proximity to an adequate 

outfall at the deepest and widest part of the existing channel. At this location, the channel is approximately 

16 feet deep and 100 feet wide. This will allow the normal pool elevation of the wet pond to be far enough 

below the elevation of the surrounding land to allow the proposed storm sewer to drain and to provide 

storage for stormwater detention. Wet pond BMPs are typically not sufficient to provide all of the required 

nutrient removal credit on their own. It is anticipated that additional BMPs upstream of the wet pond will 

need to be utilized to provide additional nutrient removal credit.  

Available topo shows the main receiving channel at the north end of the site is approximately 6 feet deep. 

Therefore, stormwater management areas may be utilized at the north side of the site and may be constructed 

at a relatively shallow depth to the outfall pipe, such as extended detention basins or bioretention areas. 

Grass channel BMPs are well suited around the perimeter of the proposed development to provide moderate 

runoff reduction and pollutant removal and to prevent site runoff from flowing onto adjacent properties.    
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Water Quantity compliance for the site is met in accordance with 9VAC25-870-66, as follows:  

Channel protection (Section B) will be achieved in accordance with subsection 3a. Natural stormwater 

conveyance systems. ‘Energy Balance’ Method.  QDeveloped ≤ I.F.*(QPre-developed* RVPre-Developed)/RVDeveloped

Stormwater runoff from the site will be collected in the storm sewer system and directed to the BMPs to 

the greatest extent possible before being released downstream to the natural receiving channel at a peak 

flow rate that is less than what is allowed by the energy balance equation.  

Flood protection (Section C) will be achieved in accordance with subsection 1. The point of discharge 

releases stormwater into a stormwater conveyance system that, following the land-disturbing activity, 

confines the postdevelopment peak flow rate from the 10-year 24-hour storm event within the stormwater 

conveyance system. It is expected the existing natural drainage channel is of sufficient width and depth to 

handle the peak discharge from the site for the 10-year storm without overtopping the banks of the channel. 

The proposed BMPs will be designed to detain and release water at a peak rate similar to the 

predevelopment condition. Drainage area to the existing channel stops just north of Route 17, so the existing 

channel receives little runoff from areas upstream of the site. The BMPs, storm sewer system and any open 

channels on site will be designed to handle the 10-year storm without flooding. The limit of analysis is on 

site at the bottom of the existing drainage channel located in Flood Zone AE. 

Additional Hydrogeological Assessments 

(i) Disturbance or impacts to the tidal wetlands and RPA buffer will be minimized to the greatest

extent possible. RPA impacts will be limited to the installation of stormwater outfall pipes.

Impacts to the 0.22 acres of isolated freshwater wetlands at the north side of the site is

anticipated and mitigation measures will be implemented.

(ii) Stormwater BMPs will be constructed for stormwater management.  The BMPs will be designed

to treat and release storm runoff as required by the applicable standards.  Disruption or

reduction in the supply of water to the downstream wetlands and resources will be minimized

to the greatest extent possible.

(iii) It is anticipated that no disruption to existing hydrology including wetland and stream circulation

patterns will be realized by this development.

(iv) Final site design will balance cut and fill materials on-site as much as possible.  A large amount

of fill material for site development is not anticipated.

(v) Dredging and likewise dumping of such material onsite will not be required for site

development.

(vi) No known shellfish beds, submerged aquatic vegetation, or fish spawning areas exist on site.

The proposed BMPs will minimize any impact to these resources which likely exist

downstream in the Chuckatuck River or the Lower James River.

(vii) The BMPs will be designed to meet pollutant load removal requirements set forth in the

proposed regulations taking effect July 1, 2024.

(viii) It is expected the proposed impervious percent for the residential townhouse site will be

approximately 65% and for the commercial site, the impervious cover will be approximately

85%.  Surfacing materials will include the building roofs, asphalt paving, and concrete walks

and curbing.

(ix) As the majority of the usable portion of the site is currently cleared, minimal additional site

clearing is expected except at the west end of the existing ditch at the north side of the site (0.65

acres).

(x) It is expected to begin the project in late of 2024 or early 2025 and complete in a single phase

to be open in fall of 2025.
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(xi) It is anticipated that permits required to complete this project will be required from: The Isle of

Wight County and the Virginia DEQ.

(xii) Proposed mitigation measures for potential hydrogeological impacts include implementing an

Erosion and Sedimentation Control Plan completed by a Licensed Virginia PE, temporary

construction and permanent stormwater management systems, and a site design to minimize

cut and fill.
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CONCEPTUAL STORMWATER 
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APPENDIX A

CUSTOM SOIL RESOURCE REPORT FOR
ISLE OF WIGHT COUNTY, VIRGINIA
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The Bridge Point site is located about one quarter mile south of the Route 17/Brewers 
Neck Blvd intersection in Carrollton, VA. The property is bounded by Deep Bottom Drive 
(Route 662) to the northwest, Carrolton Boulevard (Route 17) to the northeast, the 
Carrolton Fire Station to the southeast, and single-family homes to the southwest. The Isle 
of Wight County 2020 Comprehensive Plan designates this property as part of the Mixed-
Use Development zone within the Newport Development Service District, one the county’s 
three focused growth areas.   

The property is currently zoned for 350 total units with 33.4 acres designated as UR, Urban 
Residential, and 9.2 acres designated GC, General Commercial. A townhome community 
comprised of 147 homes and a commercial parcel at the site’s entrance along Route 17 
are being proposed with this current application.  This proposal is less than half the density 
and intensity of the current zoning in place. This project will provide additional housing 
choices in a growing portion of the county and support the larger, mixed-use center being 
constructed to the north known as Bartlett Station. In addition, the project will create an 
appropriate transition in land uses from Route 17 to the Ashby single-family neighborhood 
to the southwest.  

Community Narrative 

Publix at Barlett Station by others 

Bridge Point neighborhood entry 
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The Conceptual Master Plan was designed to preserve the existing environmental 

features on-site and create a harmonious transition from Route 17 to the Ashby 

neighborhood to the southwest. The main stormwater management pond was placed 

adjacent to the existing drainage channel along the northern property boundary where it 

then outfalls to Creer Creek. A secondary pond is intended along Route 17 as a buffer 

behind the townhomes.  

The street system includes an outer loop road with homes backing up to the forested 

areas and two interior blocks that form an interconnected, walkable neighborhood. The 

+/-1.5-acre commercial site is positioned at the entrance where it has excellent visibility 

along the corridor and is within walking distance for the residents. A total of fifty percent 

of the entire site will be devoted to open space, forty percent will be utilized for residential 

uses, and ten percent will be utilized for commercial use. 

Conceptual Master Plan 
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Bridge Point will feature several pocket parks, trails, seating 
areas and landscape buffers to create an aesthetically 
pleasing community as shown on the Open Space Plan. 
Residents will be welcomed at the entrance by a high-quality 
stone entry sign, median, and decorative plantings. The 
community association will be responsible for maintaining 
these areas, such as mowing, pruning, and clearing trash 
and debris.  

Open Space Plan 

Example Seating Area: 
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A 70’ visual landscape buffer inclusive of an 8’ multi-use trail will be constructed parallel to 

Route 17. This will offer a pedestrian and bike connection north towards Bartlett Station. 

 

Frontage Improvements 

Proposed Streetscape: Existing Streetscape: 

An attractive stone entry sign and plantings will welcome residents to the community. 
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Building design guidelines seek to create a distinct yet coherent architecture that will foster a 
unique identity for Bridge Point and form the backdrop to a rich street level experience. These 
guidelines will significantly help distinguish the community, help define its character and 
eventually raise its value in the marketplace. The following set of principles will be applied to 
each of the buildings, irrespective of its use or location. 

1. Build in the tradition of simple yet elegant designs. Building architecture and elevations
promote a more contemporary nature through use of simple unifying roof and window lines
and careful selection of materials. The building aesthetic should emerge from elevation
components and building details rather than from mere ornamentation.

 

Residential Design 

2. Use traditional, high quality and durable materials
throughout the community. When walls are constructed
of more than one material, changes in material shall be
permitted along a horizontal or vertical line and should
reinforce a base, middle and top for the building.
Building walls shall be of one or more of the following
materials:

• Brick- A variety of traditional brick colors and modules
and bonding variations are encouraged.

• Stone- Natural stone and stone veneer are
permitted and shall be laid predominantly
rectilinear stones in a horizontal pattern. Cast
stone shall be permitted as sills, headers and
accents.

• Siding- High-quality vinyl or its equivalent is the
prescribed siding material where brick or stone is not
utilized. A maximum of 80% vinyl siding is permitted.
Aluminum siding is not permitted. A variance in color
and texture is encouraged.

3. Emphasize main entries of each
home regardless of elevation.
The main entrance to each
home should be easily
identifiable from the main travel
ways through use of materials
and forms.
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Business Use 
   

Bridge Point Design 
 

Single Family Attached (SFA) Highly Visible Lots (HV) 
Lots on prominent corners will be designated as 
High Vis or “HV” lots. These prominent corners will 
be defined as those fronting on multiple public 
rights of way, the subdivision entrance road or those 
that directly border any of the defined recreation 
areas. These lots will be required to have upgraded 
architectural features on the visible facades. 
Features to be included on these lots are outlined 
below: 

Features Encouraged: 
Storm shutters, trimmed windows, gable vents, 
and gable trim 

Minimum Lot Size: 
Interior Lot: 2,400 square feet 
Exterior Lot: 3,200 square feet 

Maximum Number of Stories: 2 

Setbacks: 
 Front yard: 18.5’ minimum – Sufficient to

accommodate a parking space (Not to
include right of way or sidewalk).

 Side yard: 0’ for interior units, 8’ for end units;
16’ minimum building separation between
buildings.

 Rear yard: 20’ minimum
 Encroachments: Front porches will be

allowed to encroach up to 3’.

Residential Design Continued 
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Commercial Setbacks: 
Front: 70’ along Route 17 
Corner: 15’        
Side: 10’  
Rear: 10’ from RPA  

Floor Area Ratio: 50% of net developable 
commercial area or 26,136 square feet  

Maximum Stories: 2 

Example Uses: In-line or standalone office, 
retail, medical, restaurant, among others. 

Building Materials: 
For facades visible to the public right-of-way - 
One or more of the following: Brick, Decorative 
Block, Stone, Stucco, Natural wood siding, 
Cementitious siding, or similar equivalent 
approved by the Zoning Administrator. Vinyl is 
permitted for use as trim material only. 

Building Features: 
A prominent pedestrian entryway facing Route 
17 and/or the neighborhood entry road. 
Variations in roof lines or canopies. 

Landscape & Lighting: 
Foundation plantings, parking lot trees, and 
others in accordance with the County’s 
landscape standards. Pedestrian-scale lighting. 

Commercial Design 
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Fences 
Fences will be permitted in accordance with the guidelines below and the County Code. 

• Fence material shall be vinyl.
• Vinyl fencing must be white and non-glossy
• Maximum fence height shall be six (6) feet.
• For end units side yard fencing shall not extend beyond the middle point of the house

forward.
• Corner lot fencing layout shall be reviewed on a case-by-case basis, and must meet

the minimum County ordinance requirements, to determine the appropriate fence
location.

• No front yard fencing shall be allowed.
• Fencing shall not be used to satisfy upgraded architectural requirements.

Landscaping 
Individual lot landscaping and screening  
add value and assist in creating an attractive  
streetscape. The following guidelines shall be 
considered: 

• Foundation plantings must be
included on every house once
constructed.

• Corner lots or high visibility lots
shall have landscape buffers to
screen sides of houses from
the street.

• Lots that back to other lots shall
include landscaping at the
rear of the property to create a
visual screen between adjacent
lots. Buffers shall be located
outside of drainage and utility
easements.

Fencing & Landscaping 

Page 10





















































































































1

Amy Ring

From: Lynn Briggs <lbriggs@iwcs.k12.va.us>

Sent: Tuesday, April 15, 2025 4:15 PM

To: Amy Ring

Cc: Christopher Coleman

Subject: Re: Bridgepoint Mixed Use Development Public Hearing April 22, 2025

 

Amy, 
The yield analysis from the Cooperative Strategies calculates 43 students, with 13 for Carrollton ES, 
11 for Westside, 6 for SMS and 13 for SHS.  Based on program capacity, and enrollment from 
September 2024, we do have enough space to accommodate the students currently. 
We will provide a more detailed response prior to Tuesday's meeting. 
Thank you. 
 
 

 

 

 

 

 Caution: This email originated from outside of the organization. Do not click links or open 

attachments unless you recognize the sender and know the content is safe.  











PLANNING REPORT
APPLICATION:

 

Sign Exception Request for signs installed at GO Car Wash as shown on the Sign
Design Schematic dated July 11, 2023, located at 14237 Lori Ann Way,
Carrollton, on property with tax map number 34-01-070F in the Conditional-
General Commercial Zoning District

ELECTION DISTRICT:

 D2

LOCATION:

 

The property is located at 14237 Lori Ann Way in the Bartlett Station planned
mixed use community, , formerly known as the Crossings.  The property is
surrounded on all sides by other property in the Conditional-General Commercial
zoning district.

BACKGROUND:

 

The applicant applied for zoning and building permit sign applications on August
20, 2024. The planner reviewing the application for zoning compliance rejected
the sign application on August 23, 2024, noting the following deficiencies:

1. The monument sign did not show a setback to Lori Ann Way,
2. The monument sign exceeded the maximum height requirement of six feet,
3. The sign face background was not a neutral color and did not meet the

construction material standards; and
4. Only one wall sign is allowed per road frontage on the east and south sides of

the building facing Lori Ann Way, and all other signs facing Route 17 were
not allowed as the lot did not have road frontage along that road.

 
No further submittal were received from the applicant following the rejection. 
 
On August 26, 2024, Zoning and Building permits were issued in in error.
 
In March 2025, staff noticed that the signs were installed. Upon investigation, it
was discovered the zoning permit was issued despite the planner's rejection. When
contacted by telephone, the contractor stated that he was not aware of the
rejection and assumed that the permit was valid. Staff advised by a follow up e-



mail that an exception would be necessary, since staff did not have administrative
authority to approve signs that did not meet ordinance requirements.

DESCRIPTION:

 

The sign contractor, Superior Signs, installed three wall signs and one monument
sign. These signs do not meet all the requirements of Section 9-1106.B and 9-
1006.C of the Zoning Ordinance. Exceptions for the installed signs are being
requested as follows:
 

1. One 79.6 square foot channel Letter wall sign and one 19.6 square foot logo
wall sign on the west side of the building (totaling 99.2 square feet) facing the
property with storm water pond adjacent to Route 17;

2. One monument sign that is 25 square feet and eight feet in height with a
proposed setback of seven feet from Lori Ann Way, a private drive aisle. 

3. The sign colors are mostly black and orange, aside from the business logo,
which are not subtle, earth tone and neutral as required by the Zoning
Ordinance.  The sign itself does not match the colors, materials, and design
submitted to the County; and

4. The sign is constructed out of aluminum and acrylic instead of masonry,
wood, high density urethane (HDU), or composite panel made from natural
and recycled materials which are designed to simulate wood as required by
the Zoning Ordinance.

 

COMPREHENSIVE LAND USE PLAN:

 

The future recommended land use for the subject property is Mixed Use (MU) on
the Future Recommended Land Use Map in the Comprehensive Plan.  The Plan
cites uses such as housing mixed with office, civic, and commercial uses as
appropriate in these areas. The MU land use designation consists of one or
multiple detached or attached single family homes, multi-plex and apartment style
housing options, along with office or commercial uses. Preservation of
environmental features will still occur and community amenities are typically
offered. The overall site in the Crossings planned development community is
consistent with the Comprehensive Plan designation.

ORDINANCE REVIEW:

 The Zoning Ordinance regulates different type of signs. Wall signs are regulated
under Section 9-1006.B as follows:



 

 
Each nonresidential establishment, except for planned developments, home
occupations, and shopping centers, regulated separately, shall be allowed to
erect one (1) or more wall signs so long as such signs shall be limited to not
more than ten (10) percent of the area of the wall with road frontage on a
public street or highway, or two hundred (200) square feet, whichever is less.

 
An exception is necessary for the wall sign on the west side of the building  to this
requirement, because the parcel does not have road frontage on Route 17.  
 
The Zoning Ordinance regulates the setback and height of free-standing signs
based on the size of the sign. Because the freestanding sign exceeds the maximum
six foot height limit as well as not meeting the minimum setback from Lori Ann
Way, the freestanding sign needs an exception to Section 9-1006. C.1.b which
states that one freestanding sign, limited to no more than 32 square feet in size that
is a maximum six feet in height, may be permitted if it is setback a minimum of
fifteen feet from the edge of the right-of-way. The freestanding sign installed is 25
square feet in size, eight feet in height, and seven feet from the edge of Lori Ann
Way.  
 
The Zoning Ordinance also regulates free-standing sign construction standards.
The freestanding sign needs an exception to Section 9-1006.C. 2 which states that
all freestanding signs shall comply with the following standards:

1. Sign shall be masonry, wood, high density urethane (HDU), or composite
panel made from natural and recycled materials which are designed to
stimulate wood.

2. Color schemes shall be subtle, and the majority of the sign structure shall be
limited to earth tones or historic palettes which have been specifically
identified for the area. An exception to this section is required due to the
freestanding sign materials and colors.

 
The main frame of the free-standing sign is black aluminum while the majority of
the sign face is an orange acrylic containing the business logo.  The sign does does
not meet the minimum construction standards, nor is consistent with the design
and character of other businesses in the vicinity nor with the Newport
Development Service Overlay district which requires new development to be
consistent with the surrounding historic character of the community and where use
of black as a building color is prohibited.  The sign regulations are publicly
available, and other businesses in the general vicinity have complied with the
regulations.
 



Section 9-1012 of the Ordinance includes the following criteria for the Board to
consider when formulating a decision for a sign exception request:
 

1. Such exception shall create no greater impact to the residents or occupants
of the development, as well as the neighboring property, than that which
would be obtained under the applicable regulation;

2. Such exception is reasonable because of the high level of design and
construction that will be incorporated in the development; and

3. Such exception will result in design and construction that is in accordance
with accepted engineering and building standards.

 
 

AGENCY REVIEW:

 The application did not require outside agency or department review.

STAFF CONCLUSIONS:

 

Staff analyzed the application documents and identified the following strengths
and weaknesses:
 
Strength:
 

1. Staff has discussed taking into consideration that the channel letters and logo
on the west elevation of the structure does face Carrollton Blvd. even though
the parcel does not front on Carrollton Blvd. The parcel that fronts on the
street is occupied by a stormwater pond for the development.

 
Weaknesses:
 

1. The monument sign exceeds the height requirement by two feet.
2. The monument sign does not meet the minimum setback of fifteen feet from

Lori Ann Way for a sign of 25 square feet.
3. The free-standing sign does not meet the construction standard requirements

in the Ordinance nor does it match what was submitted and ultimately
approved by the County in error following the planner's rejection.

4. The free-standing sign is not consistent with the design and character of other
businesses in the vicinity nor with the Newport Development Service



Overlay district.

 

STAFF RECOMMENDATION:

 
Based on the weaknesses listed above, staff recommends denial of the exception
request for the free-standing sign and approval of the exception request for the
wall sign on the west side of the building.

ATTACHMENTS:

Description Type Upload
Date

Application Cover Memo 4/8/2025
Site Layout Exhibit 4/9/2025
Location Map Backup Material 4/8/2025
Sign Specs Backup Material 4/8/2025
Monument Sign location Backup Material 4/8/2025
County Correspondence Backup Material 4/8/2025
View from Carrollton Blvd Exhibit 4/16/2025
South and East side signs Exhibit 4/16/2025
Free standing sign Exhibit 4/16/2025
Free Standing sign view 2 Exhibit 4/16/2025
Approved Sign Plans in Error Aug 2024 Cover Memo 4/16/2025



I’m seeking an exception / waiver because Isle of Wight County issued our permit # SIGN-24-16

in error that was not discovered until permitted signs were installed months later. An exception /

waiver is now required to allow our client to open his business.



Board of Supervisors Meeting

Review

n1/

Final Review

Review

Notice of Decision

Document

nI/

Community Development Director Decision Letter
Review

Details

Edit
Application Information

Request for*Applicant

Sign ExceptionContractor

Ordinance *Project Name*

Isle of Wight County Zoning

Ordinance

GO Car Wash

Section(s)

Article IX



Please provide detail of the proposed use or activity being requested* ©

Commercial business signage

Please click Zoning Ordinance

(https://library.municode.com/va/isle_of_wight_county/codes/code_of_ordinai

nodeld=APXBZO) for guidance

EditSign Information

Will the sign be illuminated?*Type of Sign*

Other yes

Height of sign?*Total square footage of sign area?*

7111

Width of sign?*

5

Description of sign

(3) Single Face Wall signs a (!) Double Face Monument Sign

EditDisclosures and Signature



No application for a sign exception shall be certified as complete unless the

following information is provided. Six (6) full-size copies of all application

documents and (1) reduced ll'xl7' copy of concept plan must be provided

in addition to a digital upload on the next screen.

The required number of copies may be increased or reduced with

permission of the Zoning Administrator, depending on the review needs.

All plans over ir'xl7" in size are required to be folded to be processed for
review.

Please note that additional information on the site layout may be

requested by the Zoning Administrator during the review process to more

effectively review the application and prepare the staff reports for the

appropriate review.

I, the undersigned, certify that this application is complete, accurate and

contains ail required and requested information, documents, and other
submittals, and that all statements made herein are. to the best of my

knowledge, true and correct. I further certify that I have exercised due

diligence to obtain the most recent, complete, and correct information
available. I understand that any section not completed in its entirety may

delay the processing of this application.

I understand my application will not be processed until I deliver paper

copies to Central Permitting at 17140 Monument Circle Building B Isle of
Wight. VA 23397.

Applicants Signature

O Jeff Lee

Mar 20, 2025



Local Roots. Global Reach

ISLEOFWIGHT
county; VIRGINIA

DEPARTMENT OF COMMUNfTY DEVaOPMENT

AFFIDAVIT OF OWNERSHIP

March27th 2025day ofThis

{year)(month)(day)

Realty income Properties 9, LLC,
a Delaware limited liability company of 14237 Lori Ann Way, Carrollton, VA 23314^ owner

(address and/or tax map number)(owner)

give my permission to: Superior Signs LLC , to make

(applicant)

application to Isle of Wight County Department of Community Development for the aforementioned

prop^y.

Really Income Properties 9, LLC. 3 Delaware limited liability company,
by Realty Income Corporation, a Maryland corporation, its sole and managing member
by Karolina Encsson, Senior Vice President, Associate General CounselJL

(printed name)(signature of owner)

See attached Certificate

Commonwealth of Virginia

County ofl$te-oXWight

Subscribed and sworn to before me

A Notary Public in and for the County of Isle of Wight, Commonwealth

day of 20,of Virginia, this

Notary Public

My Commission Expires



ACKNOWLEDGMENT

A Notaty Public or other ofifcer completing this certificate veriifes only the identity ofthe
individual who signed the document to which this certiifcate is attached, and not the
truthfulness, accuracy, or validity of that document.

STATE OF CALIFORNIA

COUNTY OF SAN DIEGO

On March 27, 2025, before me, M. Kogel, Notary Public, personally appeared Karolina Ericsson,

who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s) is
subscribed to the within instrument and acknowledged to me that she executed the same in her

authorized capacity(ies), and that by her signature(s) on the instrument the person(s), or the entity

upon behalf of which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

1 fM, KOGEL

A Noury Public ● California
M San Dleyo County
y Commission « 2S00183
*ty Comm. Espiras Sap 30, 203S

i I

1 1

Signature of Notar^ Public (Notary Seal)



COUNTY OF ISLE OF WIGHT

DISCLOSURE OF REAL ESTATE HOLDINGS

Owner;

Applicant Realty Income Properties 9, LLC

11995 El Camino RealAddress

Street

92130CaliforniaSan Diego

ZipStateCit>

REAL ESTATE HOLDINGS TO BE AFKECTED

DescriptionLocation or Address

Go Car Wash - Parcel ID; 34-01-070F14237 Lori Ann Way, Carrollton, VA 23314

OTHER OWNERS OK AFFECTED REAL ESTATE

(Not Required for Corporation whose stock is traded on a national or local stock exchange or having more than 500
shareholders.)

●AddressN’ame of Individuals Corporation/Partnership
Business Association

Does any member of the Isle of Wight County Planning Commission or governing body have any interest in such propert),

either indi\ iduallj. by ownership of stock in a corporation owning such land, partnership, as the beneficiary of a trust, or the
settlor of a revocable trust, or w hether a member of the immediate household of any member of the Planning Commission or

Yes

Tne 0»ner of the properly is an affiliate oi aix3 wholly owned t>y Realty income which is a publicly traded company that is a member of ife S8P

X 500 and has no way of knowing if there are members of the Isle of Whom County Planning Commission may own stock in Really incorre Asof February 20, 2025 Really Income has issued 891 616.161 shares oi stock and have no way of knowing if any members of the
Isle o( County Planning Commission mighi own shares

governing body has any such interest? No

If yes, namesof member.s;

I do solemnly swear that the foregoing stalement(s) and attachmenls(s)j( if any, are^omplete, correct and true.
Owner Realty income Properties 9. LLC. a Delaware limited liability company

by Realty Income Corporation, a Maryland corporation, its sole and managing m

Applicant: y Date:■Applicant: Karolma Ericsson, SVP, AGC
Printed or Typed Name Signature

See Attached Certificate

^©ratJlpnwealth of Virginia
CountyoTisle.5f Wight

Subscribed and sw'om to belbrejiK	
A Notary' Public in and for the C^ounty-cif Isle of Wight, Commonwealth
of Virginia, this day of . 20

Notary Public

My Commission Expires



ACKNOWLEDGMENT

A Notary Public or other officer completing (his certiifcate veriifes only the identity ofthe
individual who signed the document to which this certiifcate is attached, and not the
truthfulness, accuracy, or validity of that document.

STATE OF CALIFORNIA

COUNTY OF SAN DIEGO

On March 27, 2025, before me, M. Kogel, Notary Public, personally appeared Karolina Ericsson,
who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s) is

subscribed to the within instrument and acknowledged to me that she executed the same in her
authorized capacity(ies), and that by her signature(s) on the instrument the person(s), or the entity

upon behalf of which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the

foregoing paragraph is true and correct.

WITNESS my hand and official seal.

f. M. KOCEL

& Publls ● C«llforn1«
n S«n Of*fo County
7 Comminlon* 2S00183
Wy Comm. E«plfw $●(> 20, 2028

I i

I I

Signature of Notary Public (Notary Seal)
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COLOR SPECIFICATIONS:

■ 3630-124 Burnt Orange

3630-147 Light European Blue

See Mounting
Options
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East Elevation

GO Car Wash 14217 Carrollton BlvdJob Location:Customer:

SUPERIOR
□ I Salesperson: A T | Drawn By: C ~ Scale: 3/8’'=1’-0Date: 7-11-23 Revisions:

Type of Signage:

East ElevationFile Name: Customer Approval:2510 Willis road, richmond, Virginia 23237

SuperiorSignsRVA.com

ISO(

at the customers expense. This drawing is the property of Superior Signs, LLC and may not be shown to anyone outside of the customers own organization.
Duplication or distribution of this drawing without the written permission of Superior Signs, LLC is prohibited by law and will be taken very seriously.



Channel Letters ^

on Raceway

8-13-24Sales Allen T. Customer Go Car Wash Date

^ Page 2230732Artist Chris M. 14217 Carrollton Blvd. ■ Carrollton, VA Job #Location

Option 2
1/4” = 1’- 0

M

West Elevation ScaleFile Name

5’ Dia. Logo -19.6 Sq. Ft.
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West Elevation

SUPERIOR ^ Authorized Signature ^ Date ^

This drawing must be approved and signed by the customer before productior can begin. Any changes made after the drawing has been approved will be done at the customers expense. This drawing is the property of Superior Signs
and may not be shown to anyone outside of the customers own organization. Duplication or distribution of this drawing without the written permission of Supenor Signs is prohibited by law and will be taken very sehousty.
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South Elevation Scale: 3/32” = 1’- 0
n

GO Car WashCustomer: 14217 Carrollton BlvdLocation:

SUPERIOR
j^^SalespereonDate: 7-11-23 : AT Scale: 3/8”=1’-0

>f

Type of Signage:

^^ustomerApprav^South ElevationFile Name:
2510 Willis road, richmond, Virginia 23237
phone: 804-271-5685 fax: 804-743-9250

SuperiorSignsRVA.com

This drawing must be approved and signed by the customer before production can begin. Any changes made after the drawing has been approved will be done
at the customers expense. This drawing is the property of Superior Signs, LLC and may not be shown to anyone outside of the customers own organization.
Duplication or distribution of this drawing without the written permission of Superior Signs. LLC is prohibited by law and will be taken very seriously.



HDD Dimensional Faces

with External Floodlighting
25 Total

Sq. Ft.
60

>>

I i

GO60
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TopCARWASH

3” Reveal l-i.i

14217 18” Wide24
n

COLOR SPECIFICATIONS:

4” Sch. 40

Steel Pole
48

■ Painted to Match 3630-124 Burnt Orange

■ PMS 2985

■ Black

I

30” Diameter 30” Diameter

GO Car WashCustomer: Job Location: 14217 Carrollton Blvd

SUPERIOR
IDate: 8-19-24 Scale: 3/8”=1’-0

Type of Signage:

j^CustomerAppro^MonumentFile Name:
2510 Willis road, richmond, Virginia 23237
phone: 804-271-5685 fax: 804-743-9250

SuperiorSignsRVA.com

This drawing must be approved and signed by the customer before production can begin. Any changes made after the drawing has been approved will be done
at the customers expense. This drawing is the property of Superior Signs, LLC and may not be shown to anyone outside of the customers own organization.
Duplication or distribution of this drawing without the written permission of Superior Signs. LLC is prohibited by law and will be taken very seriously.
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Im Outlook

GO Car Wash

From Sandra Walker Robinson <srobinso@isleofwightus.net>

Date Mon 3/17/2025 3:36 PM

Atwedt@superiorsignsrva.com <Atwedt@superiorsignsrva.com>

Amy Ring <aring@isleofwightus.net>

To

Cc

I 1 attachment (120 KB)

Sec 9 1012 Exceptions.pdf;

Mr. Twedt:

In following up on our conversation this morning, please be advised that the Zoning
Permit was erroneously issued for SIGN-24-16 on August 26,2024.

I concluded my review of this project on August 23,2025 and rejected the application
with the following statement expecting a follow up conversation:

For future reference property location is 14237 Lori Ann Way.

The detached sign face has to be a neutral color. (The colors orange and blue
colors, a sample has to be supplied for all colors to beneed to be historical

approved prior to sign approval).
The max height of the size allowed is six feet. (Monument)
The setback from Lori Ann Way has to be shown on a site plan. Monument)
The east side GO is not allowed as the lot does not front on a street on that

side.

The south side GO is allowed.

The channel letters across the front of the building are not allowed as the lot
does not front on a street on that side.

I understand from our conversation this morning that the signs have been installed
as recent as last Friday.

Unfortunately, there is no way I can administratively resolve this unfortunate
situation, however there is a process in which the Board of Supervisors have the
authority to grant an exception to these sign requirements such as height, setback,
colors and wall sign not fronting on a street.
This process is attached above for your convenience.



The Exception Application found in OpenGov with link:

https://isleofwightcova.workf)ow.opengov.com/?^/create

As you are aware, once the application is created, upload your information including
a narrative explaining the reason for the application, the sign locations and height of
the monument sign with your previous exhibits. If we receive a completed
application within the next lo days I will be able to get the application on the April
22, 2025 Planning Commission agenda.

I am only requiring ONLY One (1) hard copy of your application be delivered to
Central Permitting rather than the suggested eleven (11) hard copies.

Please feel free to give me a call if more questions arise.

Sincerely,
SANDRA WALKER ROBINSON

PLANNER II

ISLE OF WIGHT COUNTY

P. O. BOX 80

ISLE OF WIGHT IN VIRGINIA 23397

(757) 365-6208 phone

(757)365-6207 fax

srobinso@isleofwightus.net



Sec. 9-1012. Exceptions.

A, A request for an exception to the requirements of articie IX, signs, shail be made in writing to the zoning
administratorfor considerationby the board of supervisorsfoilowing a recommendation by the pianning
commission in accordance with section 7-2000 (deveiopment review). The request shaii be accompanied by

those documents determined by the zoning administrator to be necessary for the board of supervisor's

consideration of the request.

B. The board of supervisors in formuiating a decision shall consider the foiiowing;

1. Such exception shail create no greater impact to the residents or occupants of the deveiopment, as
weii as the neighboring property, than that which wouid be obtained under the appiicabie reguiation;

2. Such exception is reasonabie because of the high ievei of design and construction that wili be
incorporated in the development; and

3. Such exception will resuit in design and construction that is in accordance with accepted engineering
and building standards.

C. Appiicants shail be informed in writing of the outcome of the board of supervisors and the process for
appeal, should the request be denied.

D. Any person or persons jointiy or severaliy aggrieved by a decision of the board of supervisors may present to
the Circuit Court of the County of isie of Wight a petition specifying the grounds on which aggrieved within
thirty (30) days after the finai decision of the board of supervisors. (3-14-18.)

Created; 2924-12-11 14;39;35 [EST]

{Supp. No. 84-08-24)

Page 1 of 1
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