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minimize adverse traffic impacts.  Staff has drafted proposed special use permit conditions that are designed to keep
the property above the floodplain level, prevent erosion and sedimentation damage, keep the property screened and
wooded, protect sensitive environmental areas, and prohibit unuseable fill.  Staff believes that for these reasons, use
of this site as a borrow pit, with the proposed conditions, would not prohibit the future use for conventional industrial
development.

That portion of the site which borders Wood Creek and Skiffe’s Creek is designated as a Conservation Area by the
Comprehensive Plan.  These are critical areas where ordinary development practices would cause significant
environmental damage.  The applicant has not proposed any land disturbing activity in these areas.  Staff has
proposed additional conditions designed to protect sensitive areas.

It is important to note that a good portion of the Skiffe’s Creek area is designated for industrial use.  The
Comprehensive Plan designations along Blow Flats road and Pocahontas Trail include General Industrial and Mixed
Use.  The nearest residentially designated area is the Skiffe’s Creek Terrace Subdivision which is located on Route
60.  Pocahontas Trail currently serves other industrial developments which generate heavy truck traffic, and is
planned to serve future industrial uses as well.  As noted above, this transition to actual industrial use began recently
with the Wal-Mart Distribution Center. Under the Comprehensive Plan, this section of the County and its major
roads are intended for industrial uses.  Staff feels that the proposal, with the proposed conditions, is consistent with
the Comprehensive Plan designation. 

Environmental Considerations

The eastern portion of the Branscome property has been identified as a Natural Area by the Virginia Department
of Conservation and Recreation’s Division of Natural Heritage.  The Natural Area consists of a “primary ecological
boundary” and a “secondary ecological boundary,” as graphically depicted on the attached map.  The Natural Area
designation came about because a portion of the area supports a population of the Florida Adder’s-mouth, a plant
which is very rare in the Commonwealth.  To protect this area and this plant, previous SUP conditions have always
stated that 40 acres of the site, of which a portion contains the Natural Area, is to remain undisturbed.

The applicant has now stated that he wishes to timber a portion of this 40 acres.  In order to protect the rare plant
(which exists within the primary ecological boundary), staff is proposing an SUP condition whereby the plant, its
primary habitat, and a buffer around the primary habitat are protected.

Portions of the property which abut Wood Creek and Skiffe’s Creek contain wetlands and are classified as a
Resource Protection Area (RPA) by the Chesapeake Bay Preservation Ordinance.  Although previous special use
permit conditions clearly stated that no land disturbing activity could occur within these areas, some portions of the
RPA were cleared and mined.  Over the past few years however, the applicant has been working with the
Environmental Division to restore these areas to a satisfactory condition.  That work is on-going and, through the
proposed SUP conditions, must be implemented prior to March 1, 2001.

Economic Development

The subject property and several hundred acres surrounding it are both planned and zoned for industrial uses.  The
combined properties are known as the Skiffe’s Creek and Greenmount Industrial areas.  Such large tracts are very
unique on the Peninsula and in all of southeastern Virginia and enhance the County’s chances of competing for the
few large-scale, capital intensive, industrial projects that seek new locations each year.

Increased and sustained dump truck traffic could have an adverse impact on attracting certain types of light industrial
and technologically advanced uses in certain portions of the area.  It is also possible that the continued use of the
borrow pit may not have a discernible affect on attracting certain types of heavier industrial uses.  In summary, the
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range of industrial uses to which the area appeals to could be impacted.  However, without knowing the proposed
types of uses that will ultimately develop on the property, it is impractical to definitely say what the impacts of the
borrow pit will be. 

Therefore, staff is proposing several SUP conditions designed to monitor operations and minimize long term impacts,
thus, preserving to some extent, the ability to construct industrial uses on the site in the future.  In the past, staff had
expressed even more concern about protecting the long range development opportunity of these parcels.  However,
in analyzing the application, staff realized that the amount of land that is currently disturbed and the amount of land
set aside for future mining, constitutes a very small portion of the properties that comprise the “Greenmount” area.
Some portions of the mined areas are also in environmentally sensitive areas which need not be built upon. In
addition, after further discussions with the Department of Mines and a soils engineering firm, staff believes that the
attached list of proposed conditions is sufficient, for reasons stated earlier, to protect the long term viability of the
site. 

Proposed SUP Conditions

Attached are SUP conditions proposed by staff.  The first eight conditions are existing conditions that staff believes
should remain in place.  Proposed Condition Number 9 is intended to protect the rare plants on-site, which were
mentioned previously.  Proposed Condition Number 10 gives the property owner until March 1, 2001, to implement
the environmental restoration plan.  This restoration plan is needed to repair encroachments into an RPA buffer that
occurred in 1997, but for which previous restoration attempts were never fully adequate.  Proposed Condition
Number 11 is designed to ensure that no fill material is used that would cause the land to become unsuitable.
Proposed Condition Number 12 is designed to protect an additional environmentally sensitive area where previous
RPA buffer violations occurred.  This area has started to stabilize itself naturally however, at this point in time,
human attempts at further restoration would actually cause more damage than it would do good.  Therefore, the
condition states that any proposed activity is subject to the review and approval of the Planning Director.  Finally,
proposed condition number 13 is designed to offset the applicant’s request to remove the SUP expiration date.  Staff
finds it generally acceptable to remove the expiration date, provided assurances are made that the operation is in
compliance with the SUP conditions and that the land is not being left in an unsuitable form.  Staff believes that a
yearly update report will provide the necessary information, in lieu of inspections and reevaluations associated with
renewing an SUP, to adequately monitor the surface mining operation.  The Planning Commission, on the other
hand, believed that it was important to re-evaluate and reconsider, in a special use permit process, the impacts that
such an operation has on the land over time. Therefore, the Commission recommended approval of a five-year time
limit.  If approved by the Board on October 10, both permits would therefore expire on October 10, 2005.  Should
the applicant wish to continue operations, new special use permit applications would need to be reconsidered by the
Commission and Board prior to the expiration date.

RECOMMENDATION:

Staff finds the proposal consistent with the Comprehensive Plan Land Use Designation and compatible with
surrounding properties and zoning.  For these reasons, staff recommends approval of the request, subject to the
attached proposed conditions.  On September 6, 2000, the Planning Commission recommended approval of the
applications by a vote of 5-1.  The Commission, however, voted to include a five year limitation on the permits
believing that it was important to fully reevaluate and reconsider the impacts of the operation on the land over time.
For the Boards consideration, two resolutions are attached, one with a time limit, the other without.
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Paul D. Holt, III

CONCUR:

                                                              
O. Marvin Sowers, Jr.

PDH/tlc
sup8&9-00.wpd

Attachments:

1. Minutes of the May 1, 2000, June 5, 2000, July 5, 2000, August 7, 2000, and September 6, 2000, Planning
Commission meetings.

2. Location Map
3. Progress Renewal Map (separate)
4. Surrounding Zoning Map
5. Skiffe’s Creek Natural Area Map and Area Description
6. Resolution of Approval with a five-year time limit
7. Resolution of Approval without a time limit


