
 

Fluvanna County…The heart of central Virginia and your gateway to the future! 
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FLUVANNA COUNTY PLANNING COMMISSION 

MEETING AGENDA 
Carysbrook Performing Arts Center 

8880 James Madison Highway, Fork Union, Virginia 23055 
January 13, 2026 

6:00pm Work Session | 7:00pm Regular Meeting  
 

WORK SESSION 

1 – CALL TO ORDER, PLEDGE OF ALLEGIANCE, MOMENT OF SILENCE 

2 – SUBDIVISION ACCESS 

REGULAR MEETING 

1 – CALL TO ORDER, PLEDGE OF ALLEGIANCE, MOMENT OF SILENCE 

2 – ADOPTION OF THE AGENDA 

3 – DIRECTOR’S REPORT 

4 – APPROVAL OF MINUTES 

A None 

5 – PUBLIC COMMENTS #1 (5 Minutes Each) 

6 – PUBLIC HEARING 

B None 

12 – RESOLUTIONS 

C None 

13 – PRESENTATIONS 

D None 

14 – UNFINISHED BUSINESS 

E 
 
 
 

F 
 
 
 

G 

ZTA 25:09 – Amend the “Code of the County of Fluvanna, Virginia,” by amending height regulations 
for power production plants – Todd Fortune, Director of Planning  
APPLICANT REQUESTED DEFERRAL UNTIL FEBRUARY 24, 2026 
 
SUP 25:04 – Expedition Generation Holdings – Todd Fortune, Director of Planning 

APPLICANT REQUESTED DEFERRAL UNTIL FEBRUARY 24, 2026 
 

SA 25:01 – Planning Commission Substantial Accord Review and Determination for Expedition 
Generation Holdings per Code of Virginia Section 15.2-2232 – Todd Fortune, Director of Planning 
 

15 – NEW BUSINESS 

H Planning Commission Bylaws – Todd Fortune, Director of Planning; and Dan Whitten, County 
Attorney 

16 – PUBLIC COMMENTS #2 (5 minutes each) 

17 – ADJOURN 

 

 

____________________________________ 

Planning Director Review 



 

Fluvanna County…The heart of central Virginia and your gateway to the future! 
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********** 

PLEDGE OF ALLEGIANCE 
 

I pledge allegiance to the flag  
of the United States of America  

and to the Republic for which it stands,  
one nation, under God, indivisible, 

 with liberty and justice for all. 
 

********** 
 

ORDER 
 
1. It shall be the duty of the Chairman to maintain order and decorum at meetings.  The Chairman shall speak to points of 

order in preference to all other members. 
 
2. In maintaining decorum and propriety of conduct, the Chairman shall not be challenged and no debate shall be allowed 

until after the Chairman declares that order has been restored.  In the event the Commission wishes to debate the 
matter of the disorder or the bringing of order; the regular business may be suspended by vote of the Commission to 
discuss the matter. 

 
3. No member or citizen shall be allowed to use abusive language, excessive noise, or in any way incite persons to use 

such tactics.  The Chairman shall be the judge of such breaches, however, the Commission may vote to overrule both. 
 
4. When a person engages in such breaches, the Chairman shall order the person’s removal from the building, or may 

order the person to stand silent, or may, if necessary, order the person removed from the County property. 
 

PUBLIC HEARING RULES OF PROCEDURE 
 

1. PURPOSE 

• The purpose of a public hearing is to receive testimony from the public on certain resolutions, ordinances or 
amendments prior to taking action. 

• A hearing is not a dialogue or debate.  Its express purpose is to receive additional facts, comments and opinion on 
subject items. 

2. SPEAKERS 

• Speakers should approach the lectern so they may be visible and audible to the Commission. 

• Each speaker should clearly state his/her name and address.  

• All comments should be directed to the Commission. 

• All questions should be directed to the Chairman.  Members of the Commission are not expected to respond to 
questions, and response to questions shall be made at the Chairman's discretion.  

• Speakers are encouraged to contact staff regarding unresolved concerns or to receive additional information. 

• Speakers with questions are encouraged to call County staff prior to the public hearing. 

• Speakers should be brief and avoid repetition of previously presented comments. 
3. ACTION 

• At the conclusion of the public hearing on each item, the Chairman will close the public hearing. 

• The Commission will proceed with its deliberation and will act on or formally postpone action on such item prior to 
proceeding to other agenda items. 

• Further public comment after the public hearing has been closed generally will not be permitted. 



 
PLANNING COMMISSION STAFF REPORT 

 
To: Fluvanna County Planning Commissioners 
From: Dan Whitten, County Attorney; and Todd Fortune, Director of Planning  
Case Number: ZTA 25:09 
District:  Countywide Amendment 
 
General Information:      This request is to be considered by the Planning Commission on 

Tuesday, January 13, 2026 at 7:00 pm at the Carysbrook Performing 
Arts Center, 8880 James Madison Highway, Fork Union, Virginia 
23055. The Commission held a public hearing on this request at its 
October 7, 2025 meeting and deferred the request until January 13, 
2026. 

 
Requested Action: Recommend approval of an amendment to the Fluvanna County 

Zoning Ordinance by amending § 22-17-16 to allow the Board of 
Supervisors to grant a waiver or modification for the maximum 
height allowances for chimneys and stacks on power production 
plants.  

 
Applicant:    Expedition Generation Holdings, LLC 
 
Background Information: This request would amend § 22-17-16 of the County Code to give the 
Board of Supervisors the authority, when issuing a special use permit for a power production plant, 
to grant a waiver or modification of the maximum height allowances for chimneys and stacks on 
power production plants.  
 
Currently, the Code allows for a maximum height of “the lesser of 145 feet above ground level 
or the height determined by ‘good engineering practice’ as determined by the State Air Pollution 
Control Board or the Department of Environmental Quality pursuant to applicable regulations 
addressing stack heights.” The proposed amendment would allow the Board to grant a waiver or 
modification of that requirement. The Board would consider such waivers or modifications on a 
case-by-case basis.  
 
This request is related to a Special Use Permit request for a gas-fired electric generating station 
that has been submitted by the applicant and is on the agenda for tonight’s meeting. The applicant’s 
case for approving this proposed ZTA is as follows: 
 

• Gas turbine technology has become more efficient and more energy dense since the 
previous facility was constructed. 

• This has increased the size of the turbines, as well as downstream equipment such as the 
HRSG (boiler) and the exhaust stack. 



 
 

• Taller stack height is also needed to comply with air quality modeling required by 
Virginia Department of Environmental Quality (VDEQ). 

• In summary: a taller stack is needed to accommodate the larger and more efficient 
generation equipment and standards being used today. 

 
Planning Commission Action: This request was heard by the Planning Commission at its monthly 
meeting on October 7, 2025. The Commission voted 4-0 (with one member absent) to defer this 
request until January 13, 2026. 
 
Per Section 22-20-1 of the Fluvanna County Code, in conjunction with Section 15.2-2285 of the 
Code of Virginia, the Planning Commission has 100 days from the date when the Commission 
first considers the application to make a recommendation.  The Code language reads as follows: 

 
Sec. 22-20-1. - Power of governing body; initiation of change; fees. 
The regulations, restrictions and boundaries established in this ordinance may from time 
to time be amended, supplemented, changed, modified or repealed by the governing body 
pursuant to section 15.2-2285 of the Code of Virginia as follows: 
 
(C) By the adoption by the Planning Commission of a resolution of intention to propose an 
amendment. 
 
Virginia Code Section 15.2-2285(B): 
 
No zoning ordinance shall be amended or reenacted unless the governing body has 
referred the proposed amendment or reenactment to the local planning commission for its 
recommendations. Failure of the commission to report 100 days after the first meeting of 
the commission after the proposed amendment or reenactment has been referred to the 
commission, or such shorter period as may be prescribed by the governing body, shall be 
deemed approval, unless the proposed amendment or reenactment has been withdrawn by 
the applicant prior to the expiration of the time period. The governing body shall hold at 
least one public hearing on a proposed reduction of the commission's review period. The 
governing body shall publish a notice of the public hearing in a newspaper having general 
circulation in the locality at least two weeks prior to the public hearing date and shall also 
publish the notice on the locality's website, if one exists. In the event of and upon such 
withdrawal, processing of the proposed amendment or reenactment shall cease without 
further action as otherwise would be required by this subsection. 

 
Per above, the Planning Commission does not have the ability to further defer this unilaterally. 
However, if could be deferred upon request by the applicant. 
 
The applicant has requested a further deferral of this proposed ZTA until February 24, 2026 
(request included in this packet). If the deferral is granted, a special called meeting of the Planning 
Commission would be held on February 24 to consider this proposed ZTA.   
 
 
 
 



 
 

Recommended Motion: 
 

• I MOVE THAT THE PLANNING COMMISSION DEFER ZTA 25:09 – AN 
ORDINANCE TO AMEND AND REORDAIN “THE CODE OF THE COUNTY OF 
FLUVANNA, VIRGINIA” BY AMENDING § 22-17-16 TO ALLOW THE BOARD OF 
SUPERVISORS TO GRANT A WAIVER OR MODIFICATION FOR MAXIMUM 
HEIGHT ALLOWANCES FOR CHIMNEYS AND STACKS ON POWER 
PRODUCTION PLANTS – UNTIL FEBRUARY 24, 2026. 

 
 



 
ORDINANCE TO AMEND AND REORDAIN “THE CODE OF THE COUNTY OF 

FLUVANNA, VIRGINIA” BY AMENDING § 22-17-16 TO AUTHORIZE THE BOARD OF 
SUPERVISORS TO GRANT A WAIVER OR MODIFICATION TO THE CHIMNEY 

HEIGHT REQUIREMENT WHEN ISSUING A SPECIAL USE PERMIT FOR A POWER 
PRODUCTION PLANT 

 
BE IT ORDAINED by the Board of Supervisors of Fluvanna County: 

(1) That the Code of the County of Fluvanna, Virginia is amended by amending § 22-17-
16 as follows: 

CHAPTER 22 ZONING 

ARTICLE 17. – GENERAL PROVISIONS 

Sec. 22-17-16 – Special use permit for power production plants. 

(A) (3)(b) The height of any chimney shall not exceed the lesser of 145 feet above ground 
level or the height determined by "good engineering practice" as determined by the State 
Air Pollution Control Board or the Department of Environmental Quality pursuant to 
applicable regulations addressing stack heights. In issuing a special use permit for a 
power production plant, the Board of Supervisors may grant a waiver or 
modification to this requirement.  

 

(2) That the Ordinance shall be effective upon adoption. 
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PLANNING COMMISSION STAFF REPORT 

 
To: Fluvanna County Planning Commission  From:  Todd Fortune 
Case: SUP 25:04 Tenaska Project Expedition District: Cunningham Election District 
          Request for Special Use Permit 
Date: January 13, 2026 
 
Applicant: Expedition Generation Holdings, LLC 
 

Requested Action:  SUP 25:05 Tenaska Project Expedition – A Special Use Permit 
request in the A-1, Agricultural, General District to construct a gas-
fired electric generation facility on approximately 414.05 +/- acres 
and known as Tax Map 27-A-1 (165 acres) and Tax Map 27-A-4 
(249.05 acres), which are located along Branch Road (Route 761) 
and Rock Lane. Tax Map 27-A-1 is located in the Rural Residential 
Planning Area, and Tax Map 27-A-4 is located within the Rural 
Preservation Planning Area. Both parcels are located within the 
Cunningham Election District. 

 
 The Planning Commission held a public hearing on this request at 

its monthly meeting on October 7, 2025 and deferred this request 
until January 13, 2026.  

 

Existing Zoning:  A-1, General Agricultural Zoning District 
 
Existing Land Use:  Vacant 
 
Planning Area:  Rural Residential (Tax Map 27-A-1) 
    Rural Preservation (Tax Map 27-A-4) 
 

Adjacent Land Use:  The surrounding parcels are zoned A-1, Agricultural, General. 
Tenaska owns two parcels directly east of the subject parcels, one of 
which is used for an existing generating station. The other is vacant. 
Other surrounding properties are either vacant or used for residential 
dwellings.  
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Summary: 
 
The applicant is proposing a natural gas-fired power plant with a generating capacity of up to 
1,540 MW. The SUP request covers two parcels totaling approximately 414.05 acres – Tax Map 
27-A-1 (owned by Tenaska) and Tax Map 27-A-4 (owned by Pardee Virginia Timber; Tenaska 
has an option to purchase from the current owner).  
 
The parcels are zoned A-1, Agricultural, General. The proposed use qualifies as “Utility, major” 
under the County Code, which requires a SUP in A-1. The proposed facility would be constructed 
and operated on Tax Map 27-A-1. Tax Map 27-A-4 would be used as a laydown area for 
construction. After construction, the applicant plans to restore Tax Map 27-A-4 to a natural area. 
The project site is adjacent to the existing Tenaska facility, accessed from Branch Road. Water use 
for power generation at the facility would be from surface waters. The only groundwater use at the 
facility would be for employees to use the bathroom and running water for uses like washing hands 
and dishes. 
 
Related to this project, the applicant seeks to acquire two additional parcels south of the project 
site totaling approximately 354.82 acres and place conservation easements on those parcels. Those 
parcels, in turn, could be used as natural and recreational areas. 
 

Comprehensive Plan: 
 
A review of the current Comprehensive Plan as it related to this project found the following factors 
to be considered: 
 

• The Plan says little about energy generation other than offering a strategy to support 
renewable energy generation.   

• The Plan includes a goal to protect the County’s rural identity and character, and strategies 
to preserve the natural environment. They include: 

• Protecting farm and forest landowners from conflicting adjacent land uses with 
utilization of buffers, screening, and contiguous tracts of open space.  

• Continuing to promote land-use taxation, conservation easements, ag-forestal 
districts, and other programs to alleviate economic burdens on owners of land used 
for agricultural, horticultural, forest, or open-space purposes.  

• The Plan includes goals to protect rural areas through economic development, and to 
diversify and strengthen the County’s tax base. 
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Planning Staff Analysis: 
 
The proposed request is classified as a Major Utility and it is defined in the Zoning Ordinance as: 
“facilities for the distribution, collection, treatment, production, transmission and generation of 
public, private and central utilities including, but not limited to, transmission lines, production 
plants, electrical substations, pumping stations, treatment facilities, information and 
communication facilities.”  A Major Utility is permitted by special use permit in the A-1 zoning 
district and the land use is subject to a site development plan approval prior to site construction.  
 
Before the County would approve any site plan, it would need approvals from the Fluvanna County 
Erosion and Sediment Control Plan Reviewer and agencies including VDOT, the Virginia 
Department of Health, and the Virginia Department of Environmental Quality.  
 
When evaluating proposed land uses for a special use permit, in addition to analyzing the potential 
adverse impacts of the use, staff utilizes two general guidelines for evaluation as set forth in the 
zoning ordinance.  
 
First, the proposed use should not tend to change the character and established pattern of the area 
or community. This project proposes to use 50 acres out of approximately 414.05 acres from the 
two parcels. The related plan to acquire adjoining properties and place conservation easements on 
those properties would preserve approximately 354.82 additional acres. As such, this project 
(should it proceed) would preserve approximately 718.87 acres total.   
 
Second, the proposed use should be compatible with the uses permitted by right in that zoning 
district and shall not adversely affect the use of or the value of neighboring property.  While the 
proposed project could preserve undeveloped land and could contribute to the tax base, relieving 
some developmental pressures, there are concerns that need to be addressed involving noise, air 
quality, and water quality. Steps will need to be taken to mitigate any effects, especially as they 
affect surrounding properties.  
 
As a reminder to the Commission, per Section 22-17-4 (F) of the Fluvanna County Code, the Board 
of Supervisors may revoke any special use permit that is issued if one of the following findings 
occur:  
 

1. The use for which such permit was granted has been abandoned (a permit may be deemed 
abandoned if the approved use has not been initiated within two years from the date of 
approval). 

2. The holder of such permit has substantially breached the conditions of the permit.  
 
 
 



 4 

 
 
Technical Review Committee:  
 
The Technical Review Committee reviewed this SUP request on September 9 and had the 
following questions/comments (some of the questions have been answered): 
 

• VDOT will want to see trip generation data, a turn lane analysis, and designs for a 
commercial entrance during the site plan process.  

• What impact will construction traffic have on roads in the area? 
• There will be approximately 800 workers on site during peak construction time 

(about 18 months) and between six and 30 delivery vehicles per day during 
construction (roughly four years). 

• Construction traffic could be a concern for the area around Route 53 at Route 619, 
especially during hours of congestion, given that this is already a busy intersection. Is there 
a way to mitigate the effects of that?  

• For the connection to the power grid, will that go through the existing Dominion substation 
or will a new substation be needed? 

• The plan is to connect at the same substation. Some additional work will be needed 
to accommodate the new plant.  

• Water and wastewater will have to go through permitting with VDH. For the well, Tenaska 
will need to coordinate with the VDH Office of Drinking Water.   

• Suitability for septic will depend on the soils at the site.  
• Loss of forestland is a concern in this region. Timber should be harvested when needed, 

but preserve the forestland as much as possible. A well-managed forest can mitigate the 
effects of invasive insects and wildfire damage.  

• The plant will be constructed on approximately 50 acres of Tax Map 27-A-1. Tax Map 27-
A-4 will be used as a laydown area. 

• There will be a temporary creek crossing to connect the laydown area to the 
construction site. It will need to be permitted, and County regulations stipulate the 
crossing be as perpendicular to the creek as possible. 

• Be aware of Virginia’s Seed Tree Law in regards to reseeding of trees.  
• There are two additional parcels south of the site that Tenaska plans to purchase and place 

easements on. 
• A third-party sound study is included in your packet.  

• That information will be presented to the Planning Commission and Board. Expect 
questions about sound, both from the current plant and how the proposed new plant 
will affect noise.  

• Be sure fire hydrants on site have National Standard threads.  
• For the surface water, will the new facility use the existing intake or need a new intake?  

• That’s still to be determined, but the applicant doesn’t expect any additional intake 
to significantly affect other users on the James River.  
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Neighborhood Meetings: 
 
A series of neighborhood meeting were held by the applicant and various stakeholder groups in 
August and September 2025. The proposed SUP was discussed in detail, and questions were asked 
by attendees. Questions/concerns cited by attendees include sound, air quality, water usage/water 
quality, and the effects construction traffic would have on local roads.  
 
Recommended Conditions: 
 
The applicant and the County have been discussing conditions for the SUP. Subsequently, the 
County has retained the Berkley Group and Sands Anderson to review and comment on the 
proposed conditions, The Board of Supervisors and Planning Commission held a joint work 
session on January 7, 2026 to review the conditions and comments from each firm. A revised set 
of conditions will be available for the Planning Commission’s review at the February 24, 2026 
special meeting.  
 
Planning Commission: 
 
The Planning Commission considered this request at its monthly meeting on October 7, 2025 and 
voted 5-0 to defer this request until January 13, 2026. 
 
Per Section 15.2-2268 (A)(7) of the Code of Virginia, a final decision on this request must be made 
within 12 months of the date when the Commission first hears the application. The Code language 
reads as follows:  
 

“In any county having adopted such zoning ordinance, all motions, resolutions or petitions 
for amendment to the zoning ordinance, and/or map shall be acted upon and a decision 
made within such reasonable time as may be necessary which shall not exceed 12 months 
unless the applicant requests or consents to action beyond such period or unless the 
applicant withdraws his motion, resolution or petition for amendment to the zoning 
ordinance or map, or both.” 

 
The applicant has requested a further deferral on this SUP request until February 24, 2026.  
 
Suggested Motion: 
 

1) I MOVE THAT THE PLANNING COMMISSION DEFER ZTA SUP 25:04 – A 
SPECIAL USE PERMIT REQUEST IN THE A-1, AGRICULTURAL, GENERAL 
DISTRICT TO CONSTRUCT A GAS-FIRED ELECTRIC GENERATION FACILITY 
ON APPROXIMATELY 414.05 +/- ACRES AND KNOWN AS TAX MAP 27-A-1 AND 
TAX MAP 27-A-4 – UNTIL FEBRUARY 24, 2026. 
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Attachments: 

Deferral Request
SUP Application 
General Location and Tax Parcel 
Map Project Narrative 
Conceptual Plan and Sketch Plan 
Existing Conditions Map 
Correspondence re: SUP conditions 
Supporting documents:  

• Public outreach
• Sound study
• Economic impact documentation
• Environmental documentation
• Traffic control plan



From: Schweller, Lori
To: Todd Fortune; Dan Whitten; Pitts, Jarrod
Cc: Eric Dahl; Jennifer Schmack; Ross, Timberly; Debban, Blair; Lloyd, Preston
Subject: RE: Expedition - Revised Conditions [WMIMAN-IWOVRIC.FID2780162]
Date: Friday, January 9, 2026 10:02:41 AM

[EXTERNAL EMAIL] USE CAUTION.

Thanks, Todd.  Tenaska would like to defer the ZTA and SUP to the February 24th date.  That works for
the applicant.

Thanks again,
Lori

J. Lori H. Schweller
Attorney
T 434.951.5728
email | website

323 2nd Street SE | Suite 900 | Charlottesville, VA 22902-3200

NOTICE: Information contained in this transmission to the named addressee is proprietary and is subject to attorney-client privilege and
work product confidentiality. If the recipient of this transmission is not the named addressee, the recipient should immediately notify the
sender and destroy the information transmitted without making any copy or distribution thereof.

From: Todd Fortune <tfortune@fluvannacounty.org> 
Sent: Friday, January 9, 2026 9:56 AM
To: Schweller, Lori <lschweller@williamsmullen.com>; Dan Whitten
<dwhitten@fluvannacounty.org>; Pitts, Jarrod <JPitts@TENASKA.com>
Cc: Eric Dahl <edahl@fluvannacounty.org>; Jennifer Schmack <jschmack@fluvannacounty.org>;
Ross, Timberly <TRoss@tenaska.com>; Debban, Blair <bdebban@tenaska.com>; Lloyd, Preston
<plloyd@williamsmullen.com>
Subject: RE: Expedition - Revised Conditions [WMIMAN-IWOVRIC.FID2780162]

Email from external sender

Lori, I did. Thanks.

Please let me know on the scheduling issue ASAP so we can finalize plans and agendas for the
Planning Commission.

Todd Fortune
Director of Planning
Fluvanna County
132 Main Street
P.O. Box 540

mailto:lschweller@williamsmullen.com
mailto:tfortune@fluvannacounty.org
mailto:dwhitten@fluvannacounty.org
mailto:JPitts@TENASKA.com
mailto:edahl@fluvannacounty.org
mailto:jschmack@fluvannacounty.org
mailto:TRoss@tenaska.com
mailto:bdebban@tenaska.com
mailto:plloyd@williamsmullen.com
mailto:lschweller@williamsmullen.com
https://www.williamsmullen.com/people/lori-h-schweller


Cc: Eric Dahl <edahl@fluvannacounty.org>; Jennifer Schmack <jschmack@fluvannacounty.org>;
Ross, Timberly <TRoss@tenaska.com>; Debban, Blair <bdebban@tenaska.com>; Lloyd, Preston
<plloyd@williamsmullen.com>
Subject: RE: Expedition - Revised Conditions [WMIMAN-IWOVRIC.FID2780162]

 
Todd:
 
Attached is the final environmental memorandum for inclusion in the PC package.
 
Thanks,
Lori
 

J. Lori H. Schweller
Attorney
T 434.951.5728
email | website

 
323 2nd Street SE | Suite 900 | Charlottesville, VA 22902-3200
 
NOTICE: Information contained in this transmission to the named addressee is proprietary and is subject to attorney-client privilege and
work product confidentiality. If the recipient of this transmission is not the named addressee, the recipient should immediately notify the
sender and destroy the information transmitted without making any copy or distribution thereof.
 

 
From: Todd Fortune <tfortune@fluvannacounty.org> 
Sent: Thursday, January 8, 2026 4:54 PM
To: Schweller, Lori <lschweller@williamsmullen.com>; Dan Whitten
<dwhitten@fluvannacounty.org>; Pitts, Jarrod <JPitts@TENASKA.com>
Cc: Eric Dahl <edahl@fluvannacounty.org>; Jennifer Schmack <jschmack@fluvannacounty.org>;
Ross, Timberly <TRoss@tenaska.com>; Debban, Blair <bdebban@tenaska.com>; Lloyd, Preston
<plloyd@williamsmullen.com>
Subject: RE: Expedition - Revised Conditions [WMIMAN-IWOVRIC.FID2780162]

 

Email from external sender

Lori,
 
Would your team be agreeable to requesting a deferral until February 24? We have multiple items
already on the agenda for February 10, and this would allow us to have a meeting that focuses solely
on Tenaska.
 
Todd Fortune
Director of Planning
Fluvanna County
132 Main Street
P.O. Box 540
Palmyra, Virginia 22963

mailto:edahl@fluvannacounty.org
mailto:jschmack@fluvannacounty.org
mailto:TRoss@tenaska.com
mailto:bdebban@tenaska.com
mailto:plloyd@williamsmullen.com
mailto:lschweller@williamsmullen.com
https://www.williamsmullen.com/people/lori-h-schweller
mailto:tfortune@fluvannacounty.org
mailto:lschweller@williamsmullen.com
mailto:dwhitten@fluvannacounty.org
mailto:JPitts@TENASKA.com
mailto:edahl@fluvannacounty.org
mailto:jschmack@fluvannacounty.org
mailto:TRoss@tenaska.com
mailto:bdebban@tenaska.com
mailto:plloyd@williamsmullen.com


Palmyra, Virginia 22963
Office - (434) 591-1900, Ext. 1060
Cell – (434) 569-5164
tfortune@fluvannacounty.org
Home Page | Fluvanna County Virginia
 
From: Schweller, Lori <lschweller@williamsmullen.com> 
Sent: Friday, January 9, 2026 9:06 AM
To: Todd Fortune <tfortune@fluvannacounty.org>; Dan Whitten <dwhitten@fluvannacounty.org>;
Pitts, Jarrod <JPitts@TENASKA.com>
Cc: Eric Dahl <edahl@fluvannacounty.org>; Jennifer Schmack <jschmack@fluvannacounty.org>;
Ross, Timberly <TRoss@tenaska.com>; Debban, Blair <bdebban@tenaska.com>; Lloyd, Preston
<plloyd@williamsmullen.com>
Subject: RE: Expedition - Revised Conditions [WMIMAN-IWOVRIC.FID2780162]

 

[EXTERNAL EMAIL] USE CAUTION.

Good morning, Todd,
 
I’m not sure if you were expecting the supplemental Tenaska environmental memorandum emailed
yesterday afternoon, so I wanted to provide some context.  As explained in the introduction, this
memorandum “provides relevant background information and corrective and clarifying information in
light of recent reports claiming to detail health impacts associated with natural gas-fueled power
generation in Fluvanna County. It also provides preliminary air quality modeling results in support of
Expedition’s air permit application currently under development in anticipation of the DEQ process.”
 
Thank you for looking into the hearing scheduling question.  We will get back to you on that question.
 
Lori
 

J. Lori H. Schweller
Attorney
T 434.951.5728
email | website

 
323 2nd Street SE | Suite 900 | Charlottesville, VA 22902-3200
 
NOTICE: Information contained in this transmission to the named addressee is proprietary and is subject to attorney-client privilege and
work product confidentiality. If the recipient of this transmission is not the named addressee, the recipient should immediately notify the
sender and destroy the information transmitted without making any copy or distribution thereof.
 

 
From: Schweller, Lori 
Sent: Thursday, January 8, 2026 6:38 PM
To: Todd Fortune <tfortune@fluvannacounty.org>; Dan Whitten <dwhitten@fluvannacounty.org>;
Pitts, Jarrod <JPitts@TENASKA.com>

mailto:tfortune@fluvannacounty.org
https://urldefense.com/v3/__https:/www.fluvannacounty.org/__;!!FVZCZ7bcdvYWUuE!GOr5AcMtJVK97FaeQr3uAri0XpdyckIujZJLK6wvZj8-Mg6m3h6Xs0QnK2IJADKN3gvsVcwrAA2yQ_XWrnv7AiI4N_TNzKRe$
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mailto:jschmack@fluvannacounty.org
mailto:TRoss@tenaska.com
mailto:bdebban@tenaska.com
mailto:plloyd@williamsmullen.com
mailto:lschweller@williamsmullen.com
https://www.williamsmullen.com/people/lori-h-schweller
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Office - (434) 591-1900, Ext. 1060
Cell – (434) 569-5164
tfortune@fluvannacounty.org
Home Page | Fluvanna County Virginia
 
From: Schweller, Lori <lschweller@williamsmullen.com> 
Sent: Thursday, January 8, 2026 2:32 PM
To: Todd Fortune <tfortune@fluvannacounty.org>; Dan Whitten <dwhitten@fluvannacounty.org>;
Pitts, Jarrod <JPitts@TENASKA.com>
Cc: Eric Dahl <edahl@fluvannacounty.org>; Jennifer Schmack <jschmack@fluvannacounty.org>;
Ross, Timberly <TRoss@tenaska.com>; Debban, Blair <bdebban@tenaska.com>; Lloyd, Preston
<plloyd@williamsmullen.com>
Subject: RE: Expedition - Revised Conditions [WMIMAN-IWOVRIC.FID2780162]

 

[EXTERNAL EMAIL] USE CAUTION.

Good afternoon, Todd,
 
Tenaska would like to ask the Planning Commission to defer its decisions on the zoning ordinance
amendment and special use permit Tuesday evening for 30 days.  Given the number of suggestions
from the Berkley Group and Sands Anderson and the status of the traffic report, we think it’s in the
best interest of the County and the Applicant to spend time carefully considering and revising the
special use permit conditions.
 
We will come prepared to address the Comprehensive Plan on Tuesday and will send you that
presentation by COB Monday.
 
Please let me know if there is anything further we need to do to make this request and if you have any
questions.
 
Finally, may we please have a copy of the reports/letters from Berkley Group and Sands Anderson?
 
Thanks,
Lori
 

J. Lori H. Schweller
Attorney
T 434.951.5728
email | website

 
323 2nd Street SE | Suite 900 | Charlottesville, VA 22902-3200
 
NOTICE: Information contained in this transmission to the named addressee is proprietary and is subject to attorney-client privilege and
work product confidentiality. If the recipient of this transmission is not the named addressee, the recipient should immediately notify the
sender and destroy the information transmitted without making any copy or distribution thereof.
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COMMONWEAL TH OF VIRGINIA 

I COUNTY OF FLUVANNA 

/ , • Application for Special Use Permit (SUP) 

Owner of aska Power Generation,LLC&Pardee Virginia Timber 1, LLC Applicant of Record: Expedition Generation Holdings, LLC 

Address: 14302 FNB Parkway Omaha, NE 68154 Address: 14302 FNB Parkway, Omaha NE 68154 

Phone: 817-462-8054 Fax: Phone: 817-462-8054 Fax: ------------ - ------------
Email: JPitts@tenaska.com Email: JPitts@tenaska.com 

Representative: Lori H. Schweller, Williams Mullen 

Address: 323 Second St SE, Ste. 900, Charlottesville, VA 22902 

Note: If applicant is anyone other than the owner of record, 
written authorization by the owner designating the 
applicant as the authorized agent for all matters concerning 
the request shall be filed with this application. Phone: 434-951-5728 Fax: 

Email 1schweUer@wimamsmuuen,com 

Tax Map and Parcel(s) 2 7 - A - 1 a n d 2 7 - A- 4 

Acreage 165 Acres +249.05 acres Zoning A-1 

Location of Parcel: Rock Lane and Branch Rd. 

If property is in an Agricultural Foresta! District, or 
Conservation Easement, please list information here: 
NA 

Deed Book and Page: NA 

If any Deed Restrictions, please attach a copy 

Request for an SUP for the purpose of: Utility, Major; Power Production Plant 
---------- -------- -------- ---- ------

*Ten copies of a sketch plan (8.5 x II inches or11x1 ?inches) must be submitted, showing size and location of the lot, dimensions 
and location of the proposed building, structure or proposed use, and the dimensions and location of the existing structures on 
the lot. 

By signing this application, the undersigned owner/applicant authorizes entry onto the property by County Employees, the Planning 
Commission, and the board of Supervisors during the normal discharge of their d ties in regard to this request and acknowledges that 
county employees will make regular inspections of the site. Expeditin,._,..._...,., dings, LLC / Tenaska p wer Generation, LLC 

Date·. August n -:1 , 2025 By: .,,,,.,,.__,,,,,._,,,. ,,,,..____ Title: ' R 1/e 5,cf-e I ~ Signature of Owner/Applicant: r 

Notary Publ~i)/\M_,,. 
, I 

My commission expires: \ ~ 

Certification: Date: 

- -· 
Date Received: Pre-Application Meeting: 

$800.00 fee paid: 

Amendment of Condition: $400.00 fee paid: 

Telecommunications Tower fee plus mailing costs paid: 

Election District: 

-

Planning Commission 

Advertisement Dates: 

APO Notification: 

Date of Hearing: 

,2025 

Register# 

General Notary • State of Nebraska 
RENAE CONNOLLY 

My Comm. Exp. Jan. 10, 2029 

Office Use Only 

PH Sign Deposit Received: I Application #: 

Telecom Consultant Review fee paid: 

Planning Area: 

Public Hearings 

Board of Supervisors 

Advertisement Dates: 

APO Notification: 

Date of Hearing 

SUP 

- ] 

I 



Additional Signature Page for Application for Special Use Permit 
Applicant: Expedition Generation Holdings, LLC 
Owner of Record: Pardee Virginia Timber 1, LLC 
Tax Map Parcel No. 27-A-4 

By signing this application, the undersigned owner/applicant authorizes entry onto the property 
by County Employees, the Planning Commission, and the board of Supervisors during the normal 
discharge of their duties in regard to this request and acknowledges that county employees will 
make regular inspections of the site. Notwithstanding the foregoing and in consideration for the 
aforementioned authorization, the County Employees, the Planning Commission and Board of 
Supervisors hereby agree to assume all risks for personal injuries related to or arising from their 
use and occupation of the property except for those caused by the negligence of the 
owner /applicant. 

PARDEE VIRGINIA TIMBER 1 LLC, 

a Delaware limited liability company 

By: Pardee & Curtin Holding Company LLC 

Subscribed and sworn to ;?t,,Jh day of ,2od?S-
before me this 
Notary Public: -r;::111 4_,,_ -( Po )(_ Register # 

My commission expires: cl,u,e~ di'~,;to,;> C, 
Certification : Date: " 

OFFICIAL SEAIJ 
NOTARY PU8UC 

STATE OF WEST VIRGINIA 
Trina J Fox 

1 55 Rock Crusher Ridge Road 
O&nese Wv 25831 

My COfflmlulon expihls August 25. 2026 



TENASKA 

SPECIAL LThUTED POWER OF ATTORNEY 
LAND USE APPLICATION 

KNOW ALL MEN BY 1HESE PRESENTS: 

That Pardee Virginia Timber 1 LLC, a Delaware limited liability company, the below 
signatory, is the sole owner ( the "Owner") of that certain parcel of real property located in 
Fluvanna County, Virginia, identified as Map PIN 27-A-4. containing approximately 
249.05 acres, located north of Branch Road/ S. R. 761 in Fluvanna County, Virginia (the 
"Property"), and 

That I do hereby make, constitute and appoint: 

EXPEDITION GENERATION HOLDINGS, LLC, a Delaware limited liability 
company, EXPEDITION GENERA TING I, LLC, a Delaware limited liability 
company, EXPEDITION GENERATING II, LLC, a Delaware limited liability 
company, and IBNASKA POWER GENERATION, LLC, a Delaware limited 
liability company, and TENASKA VIRGINIA PARTNERS, L.P., a Delaware 
limited partnership, and their respective employees and agents, including but not 
limited to Lori H. Schweller, Esq., Preston Lloyd, Esq., Charles Alvis, Esq., Valerie 
Long, Esq., and Megan Nedostup of Williams Mullen with the authority to act as 
agent for the sole purpose of filing any land use, zoning, special use permit, 
substantial accord determination, site plan, or building permit applications and 
related documents and materials necessary to obtain all governmental approvals 
required to use, clear, plant, grade, install and construct laydown yard, parking area, 
buffers, and other improvements on the Property in association with the 
development of a Utility, Major; Power Production Plant on PIN 27-A-l and the 
Property and to do and perform all acts and make any representations necessary 
during the zoning, zoning ordinance amendment, special exception, special use 
permit, conditional use, substantial accord, site plan, and building permitting 
meetings, hearings, and other processes with regards to such approvals. 

To act as my true and lawful attorney-in-fact for and in our name, place and stead 
with full power and authority we would have if acting personally to seeking zoning 
ordinance amendment, conditional or special use, special exception, variance, or 
site plan approval, substantial accord determination, administrative zoning 
approval, building pennjt or any modification to any of the aforementioned or to 
any exjsting development standards or requirements and to set forth and offer such 
legally acceptable voluntarily proffered conditions, or amendments, modifications 
or deletions thereto, that in the agents' discretion are deemed reasonable, 
appropriate and necessary. 

This Limited Power of Attorney shall not terminate until the first to occur of the following: 
(a) the Utility, Major; Power Production Plant proposed for PIN 27-A-l and PIN 27-A-4 

Page 1 of 2 



TENASKA 

has been fully approved, constructed, and permitted for occupancy· (b) or the Option 
Contract for Sale and Purchase of Real Property in Virginia, dated May 23, 2025, between 
Owner and Tenaska Power Generation, LLC, as it may be amended, has expired or has 
been terminated; provided, however, that upon conveyance of the Property by the Owner 
to Tenaska Power Generation, LLC, a Delaware limited liability company, or its assigns, 
this Limited Power of Attorney shall have no further effect. 

WI1NESS the following signature: 

PARDEE VIRGINIA TIMBER 1 LLC, 
a Delaware limited liability company 

By: PARDEE & CURTIN HOLDING COMPANY LLC 

Its: Siole ~ em er 

By:~ - - ~ 
/ 

Name: $7Z[>Hs,-., ~ . f/4,e. p 

Title: Pa.c::s ,~ svT: 

STA TE OF WEST VIRGINIA 

COUNTY/CITY OF ~~4Lidlu 

I, /r/n a..,,Y Fox ' a Notary Public in and for the St te and 
County/Ci~ aforesaid, do hereby certify that c_1 • • D r 
fre.s,iden--f of Pardee & Curtin Holding Company LC, sole membe of 

Pardee Virginia Timber 1 LLC, a Delaware limited liability company, this day personally 
appeared before me in my State and County aforesaid and acknowledged the same on 
behalf of the company, being duly authorized to do so. 

Given under my hand this.;?{z-!Ariay of ~ 

( Notary Public 

Registration Number: 

My Commission expires: 

Page 2 of 2 

0mCW.S£AL 
NOTARY PU9LIC 

STATE OF WEST VIRGINIA 
Tr1naJFw, 

lfl6RO<:llc,_.RldgoRoad 
°"""8 'IN 25831 

My ~ Eicp!Ne Auguil 25, 2028 
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Submittal Date: 
August 29, 2025 

 

 

 
 

 
  

Expedition Generating Station 
Natural Gas Power Plant  

 
Narrative for  

Special Use Permit (Utility, Major; Power Production Plant)  
and  

Consistency with the Comprehensive Plan Review (“2232”) 
 

Fluvanna County, Virginia 
PIN: 27-A-1 and 27-A-4 

 
INTRODUCTION 

Founded in Omaha, Nebraska in 1987, Tenaska is one of the largest private energy companies in the U.S. 
The company’s operating fleet includes 17 power-generating facilities in nine states, providing 7,482 
megawatts of generation. Tenaska affiliates developed, built, own and operate Tenaska Virginia 
Generating Station (“TVGS”), which has been operating in Fluvanna County for over 20 years. Tenaska 
seeks to expand its operations by adding a new natural gas power plant proposed near the existing power 
plant, located near Branch Road (“Expedition”).  Locating near TVGS is ideal for access to existing 
transmission lines, natural gas pipelines, and water sources. 

PROJECT PROPOSAL  

Expedition is a proposed natural gas-fueled combined cycle power plant with a nominal summer capacity 
of electrical generation of up to 1,540 megawatts of reliable electricity (the “Project”). The Project is 
proposed to be located immediately west and across the street from the existing power plant, on two 
parcels, 27-A-1 and 27-A-4 (the “Site”), which contain a total of 425 acres (collectively, the “Property”). 
Please see the General Location Map, enclosed. 

The Project is a “Utility, Major” use that may be allowed by special use permit in the Agricultural, General, 
District A-1, per the County’s Zoning Ordinance § 22-4.2.2 and § 22-17-4. A “Utility, Major” is defined as 
“Facilities for the distribution, collection, treatment, production, transmission and generation of public, 
private and central utilities including, but not limited to, transmission lines, production plants, electrical 
substations, pumping stations, treatment facilities, information and communication facilities” per § 22-
22-1 of the Zoning Ordinance.  Section 22-17-16 provides specific requirements for approval of a special 
use permit for power production plants, which is one type of major utility. 

The application for a special use permit and request for a Comprehensive Plan conformity determination 
is made by Expedition Generation Holdings, LLC (the “Applicant”).  Tenaska Power Generation, LLC 

TENASKA
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currently owns Tax Map parcel 27-A-1 and has an option to purchase Tax Map parcel 27-A-4 from Pardee 
Virginia Timber I, LLC. 

 

APPLICATION REQUIREMENTS 

Describe briefly the improvements proposed. State whether new buildings are to be constructed, 
existing buildings are to be used, or additions made to existing buildings. 

The Project will be located adjacent to the existing Tenaska facility near Branch Road, allowing the use of 
existing utility easements and infrastructure also used by TVGS such as the substation, and water and 
wastewater lines and system. Additional utility lines and pipes for water, wastewater, gas, and electricity 
will be needed to serve the Project.  Consistent with the County’s Zoning Ordinance § 22-17-16(A)(1), “(t)he 
proposed location for the power plant is supported by a clear dependence upon the confluence of utilities 
necessary for the operation of the power production plant and the transmission of the electricity the plant 
generates,” while location near the existing plant minimizes land disturbance and confines the new facility 
to a compact footprint. 

The proposed improvements include the construction of: 

• A combined cycle natural gas plant, used to produce electrical power, which will occur through a 
combined cycle dual fuel gas turbine and steam turbine generating system.  

• An operations and maintenance building with associated parking. 

No additions to the existing facility are proposed. At least 87% of the Property will be open space1, which 
includes providing a 300’ vegetative natural buffer around the Project. Detailed layouts are provided in the 
enclosed Illustrative Plan. 

 
1 The Zoning Ordinance defines “open space” as follows:  
Sec. 22-17-12. - Special provisions relating to open space.  

A. Open space defined: For purposes of this chapter, except as otherwise provided in this chapter, "open space" shall 
mean land or water left in undisturbed natural condition and unoccupied by building lots, structures, streets and roads and parking lots. 
The foregoing notwithstanding, the following shall be permitted in open space:  
(Ord. 9-17-08)  

(1) Agriculture, forestry and fisheries, including appurtenant, non-residential structures, including, but not limited to, barns, 
sheds, fences and the like;  

(2) Private, non-commercial recreational structures;  
(3) Public utilities otherwise permitted;  
(4) Wells and sewage disposal systems otherwise permitted;  
(5) Stormwater detention and flood control devices.  
B.      Designation and protection of open space: Open space shall be designated and shall be dedicated to public use or 

subject to easements in a form approved by the governing body and the County Attorney as sufficient to restrict the land subject thereto 
as provided herein. Except as otherwise approved in a particular case, such easements shall be granted to the County or to the 
Commonwealth of Virginia. Any easement dedicated or granted in accordance with the terms of Chapter 10.1, Title 10.1 of the Code of 
Virginia (sections 10.1-1009, ff.) or with the terms of Chapter 17, Title 10.1 of the Code of Virginia (sections 10.1-1700, ff.) shall be 
deemed, prima facie, to be sufficient to satisfy this section.  
(Ord. 9-17-08)  
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NECESSITY OF USE: Describe the reason for the requested change. 

The requested change is necessary to meet rapidly growing energy demand in Fluvanna County and across 
Virginia. This demand is being driven by the retirement of coal-fired plants, as well as significant growth in 
data centers, domestic manufacturing, and residential development and the need to respond to extreme 
weather events. Recent forecasts project that regional electricity demand will double between 2025 and 
2040. 

Virginia currently imports more electricity than any other state in the nation. Project Expedition will help 
reverse this trend by providing new, in-state generation capacity, thereby reducing reliance on out-of-state 
energy supplies. 

By adding efficient, reliable natural gas generation, the Project will strengthen grid reliability, help prevent 
blackouts and brownouts, and contribute to stabilizing electricity costs for residents and businesses in 
both Fluvanna County and the Commonwealth. 

 

PROTECTION OF ADJOINING PROPERTY/MITIGATION OF IMPACTS:  Describe the effects of the 
proposed use on adjacent property and the surrounding neighborhood. What protection will be 
offered adjoining property owners? 

Zoning Ordinance § 22-17-16.-Special Use Permit for Power Production Plants-sets out development 
guidelines that ensure that a “proposed power plant will not be of substantial detriment to adjacent 
property and the general character of the district will not be changed as a result of its operation. This shall 
be accomplished, in part, by meeting the following minimum criteria: 

(a) The proposed site shall be a minimum of 300 acres and allow for at least eighty-seven (87%) of the 
property to be left as open space; 

(b) The proposed site features natural vegetation or topographical features that provide for ample 
perimeter screening and buffering to minimize any visual or other impacts on adjacent property; 

(c) The proposed location has adequate access to the road system and shall not create or exacerbate 
traffic congestion.” 

Expedition will be located on two abutting parcels comprising 425 acres. At least 87% of the Property 
will be open space, including a 300’ vegetative natural buffer around the Project.   A minimum 300-foot-
wide vegetative buffer will remain around the perimeter of the two parcels, as required by § 22-17-16(3)(e). 

Viewshed Mitigation (See enclosed renderings) 

 The Project is proposed to be approximately 1300 feet from the roadway, and similar to the existing 
Tenaska facility, will be minimally visible from the roadway.  

 The Project is situated centrally within the 425-acre site, providing ample setback and visual buffer.  
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 The Project proposes a minimum 300-foot vegetative buffer on Tax Map parcel 27-A-1, which will 
be tree preservation of existing managed pine forest or, where there are gaps in the existing wooded 
area, new buffer plantings as detailed in the landscaping plan in compliance with the County 
Ordinance landscaping requirements. Parcel 27-A-4 will maintain trees exceeding compliance with 
the buffer requirements.  This southern parcel will be used for a laydown yard and parking during 
construction, but, following the construction of the plant, it will be retimbered and remain in a 
natural condition, subject to a forest management plan. 

 Existing trees and natural topography will further mitigate viewshed impacts. 
 Just like the existing facility, neutral paint colors and landscaping will enhance the aesthetic look 

and blend into the existing landscape. 
 Outdoor lighting will be pointed downward and inward to the site and will be warm in color. 
 Expedition will not utilize Rock Lane as our primary site entrance but may utilize it as a secondary 

(emergency) access. 
 A new accessway from Branch Road will be buffered by forest on both sides. 

Sound Mitigation 

 The Project proposes a minimum 300-foot vegetative buffer, providing a natural sound buffer. 
 Combustion turbine generators and other major equipment will be enclosed and include sound 

attenuation equipment to reduce the sound of operations.  Please see the Noise Mitigation 
Measures Map, enclosed. 

 Exhaust stacks will be equipped with noise suppression systems. 
 Emission control equipment will have a sound-dampening effect on the gas turbine outlet. 
 Low noise fans will be installed on the plant’s primary heat exchangers.  
 Predictive sound modeling has been performed, accounting for the combined sound of the existing 

plant plus Expedition, assuming conditions favoring sound propagation and worse-case operating 
conditions.   

 Predictive sound modeling shows that sound above approximately 60 decibels (dBA) would be 
contained within the subject parcels.  At nearby existing residences, sound levels are predicted to 
be 50 dBA or less.   Please see the Thermal Map, enclosed. 

Air Quality 

 The facility will be required to obtain and comply with the following permits from the Virginia 
Department of Environmental Quality (VDEQ) as a new, major source: 

o Prevention of Significant Deterioration (PSD) Air Quality Permit, prior to construction 
o Title V Operating Permit, soon after start of operation 

 “Best available emission control technology” will be utilized.  
 Natural gas is the cleanest available fuel for dispatchable power generation. 
 Ultra-low sulfur diesel will be used minimally as backup fuel when natural gas supply is challenged.  

Water Use 

 Water use is anticipated to average six to seven million gallons per day. 
 Primary use of water is for the non-contact cooling system. 
 Water will be circulated multiple times before discharge to minimize consumption. 
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 Water for plant operations will be sourced from surface waters of the James River watershed. 
 No ground water will be used for power generation. 
 The Project or its water provider will be required to obtain and comply with a Virginia Water 

Protection (VWP) Permit from VDEQ for the withdrawal of the water supply, which VWP Permit will 
contain limits on the amount of withdrawal and other conditions to ensure sufficient flow in the 
River is preserved for aquatic life, recreational uses, and “off-stream” uses. 

Discharge Water 

 Estimated to discharge an average of 1.5 million gallons of water per day. 
 Discharge will most likely be back into the James River watershed. 
 The Project will be required to obtain and comply with a Virginia Pollutant Discharge Elimination 

System (VPDES) permit from VDEQ. 
 The VPDES permit will include limits that ensure the state water quality standards are met, which 

are established to protect human health and the environment. 

Transportation 

 The Project will have similar traffic demand as the existing facility. 
 Construction is predicted to be 12-18 months, during which time approximately 800 cars per day 

and 6-30 delivery trucks per day will enter the site via Branch Road.    
 See the enclosed Site Entrance Traffic Control Plans for details of traffic management during 

construction.  Flaggers on the road will coordinate lane closures.  Rock Lane will not be closed or 
used during construction or plant operations except as secondary emergency site entrance. 

 Following construction, plant access will be from the east off Branch Road. 
 

Summary: The proposed Project has been carefully designed to minimize impacts on adjoining 
properties and the surrounding community. The facility will occupy only a small portion of the 425-acre 
site, with extensive setbacks, natural topography, and vegetative buffers to protect viewsheds. Neutral 
colors, landscaping, and downward-directed lighting will further reduce visual impacts. Sound 
impacts will be mitigated through equipment enclosures, attenuation technology, and quieter cooling 
fans. Air quality will be safeguarded under strict VDEQ permits requiring best available control 
technology, with natural gas serving as the primary, clean-burning fuel. Water use and discharge will 
be tightly regulated, with VDEQ permits ensuring protection of human health and the environment. 
Finally, traffic impacts during operation will be minimal and comparable to the existing facility. 
Together, these measures provide strong protections for adjacent property owners and ensure that the 
Project is compatible with the area.  

ENHANCEMENT OF COUNTY: Why does the applicant believe that this requested change would be 
advantageous to the County of Fluvanna? (Please substantiate with facts) 

The Applicant believes this change will provide substantial, measurable advantages to Fluvanna County 
because it strengthens the local economy with projected revenue and builds upon Tenaska’s longstanding 
role as a valued community partner. 
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Proven Track Record of Community Benefits 

Tenaska and its existing facility have already demonstrated a strong commitment to Fluvanna County 
through: 

• $34.9 million in tax revenue contributed to date. 

• Stable employment opportunities for 29 local residents, including 19 County residents and 10 
graduates of Fluvanna County High School. 

• Support for community services, including collaboration with the Sheriff’s Office and Fire 
Department. 

• Investment in education and social programs, with $100,000 in scholarships awarded to 88 local 
students and contributions to public schools and social services. 

 
Fiscal Advantages of the Proposed Project 

The new Project Expedition is projected to generate significant and long-term fiscal benefits for Fluvanna 
County.  Based on operation at full permitted capacity, the Project is anticipated to generate estimated 
County tax revenue as follows: 

County Tax Revenue 

• $247.7 million in tax revenue over 30 years, with no tax abatement requested. 

• $14.3 million annually in the first five years of operation. 

• Tenaska’s tax contribution will make Expedition the top taxpayer in the County, with 33.81% of the 
total assessed valuation in the County. 

• An average of $8.3 million annually for 30 years, supporting County services such as first 
responders, schools, and infrastructure, while potentially easing the property tax burden for 
residents. 

 
Economic Development and Job Creation 

The project will also drive meaningful job creation and economic growth: 

• Construction Phase: $20.3 million in economic output to Fluvanna, supporting 116 job years (66 
direct, 50 indirect/induced) and generating $7.5 million in wages and $9.7 million in sales/use 
taxes. 

• Operational Phase: $75.2 million in annual economic output to Fluvanna, sustaining 82 job years 
(29 direct, 53 indirect/induced) with $8.8 million in wages and $8.3 million in property tax 
revenue. 
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• Commonwealth Impact: $445.6 million in economic output during construction and $90.6 million 
annually during operations, strengthening the wider Virginia economy. 

Alignment with County Goals 

The Comprehensive Plan emphasizes the need to diversify the County’s tax base and reduce reliance on 
residential property taxes. Tenaska is already one of the County’s largest taxpayers, and Expedition will 
further advance this objective by ensuring a stable, long-term industrial revenue stream that buffers 
against economic fluctuations. 

Summary  

The Applicant believes the requested change is advantageous because it directly supports Fluvanna 
County’s fiscal stability, economic development goals, and community well-being—providing hundreds 
of millions in tax revenue, new jobs, and sustained local investment without imposing additional financial 
burdens on residents. 

 
 
CONSISTENCY WITH THE COMPREHENSIVE PLAN (“2232”) 

Comprehensive Plan Designation: Rural Residential (27-A-1) and Rural Preservation (27-A-4) 

Expedition is fully consistent with—and directly advances—the goals of Fluvanna County’s 
Comprehensive Plan. The Plan emphasizes the importance of diversifying the tax base, enhancing 
economic vitality, strengthening infrastructure, and protecting the County’s rural character. 

Economic Development & Fiscal Resilience 

Chapter 5 of the Comprehensive Plan underscores the County’s fiscal objective to shift away from a heavy 
reliance on residential property taxes (currently about 70% residential / 30% commercial) by expanding 
commercial and industrial contributions. Tenaska is already one of the County’s largest taxpayers, as 
documented in the Comprehensive Plan (see table below), and Expedition will significantly strengthen that 
role. The Project is expected to contribute nearly $250 million in local tax revenue over 30 years, providing 
stable, long-term funding the County could allocate to schools, emergency services, and infrastructure, 
while reducing pressure on property taxes from homeowners. 
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Job Creation & Local Economic Stimulus 

The Project will generate jobs both during construction and long-term operations: 

• Construction Phase: Dozens of skilled trade, engineering, and logistics positions, along with 
indirect opportunities for local contractors, suppliers, restaurants, and lodging. 

• Operations Phase: Permanent, high-paying technical and administrative jobs, plus ongoing vendor 
contracts. 

This activity directly supports workforce development and raises household income levels in the County. 

Infrastructure & Energy Reliability 

The Comprehensive Plan recognizes the importance of reliable infrastructure to support growth. 
Expedition will bolster regional grid stability at a time when electricity demand is projected to double 
between 2025 and 2040, while older coal-fired plants are being retired. By providing efficient, dispatchable 
natural gas generation, the Project enhances energy security for local businesses, residents, and future 
development. 

Environmental & Regulatory Alignment 

Responsible environmental stewardship is ingrained in the development and day-to-day operations of 
Tenaska’s existing generating facilities, and Expedition will be no different. The Project will be designed, 
constructed and operated to comply with all applicable environmental standards. Tenaska will work 
closely with state and federal agencies during development and beyond to minimize the impact on air 
quality, water quality, wetlands, cultural resources, and threatened and endangered wildlife.  

The Project will comply with stringent federal permitting requirements of the Clean Air Act and State Air 
Pollution Control Law and attendant regulations, including Prevention of Significant Deterioration (PSD) 
and major source (or Title V) air permits from the Virginia Department of Environmental Quality (VDEQ). By 
employing best available control technology, the Project will minimize emissions and operate as one of 
the cleanest forms of dispatchable energy. The Virginia Water Protection (VWP) Permit will ensure 
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appropriate surface water withdrawal limits and conditions, and the Virginia Pollutant Discharge 
Elimination System (VPDES) permit will ensure water discharged is compliant with state water quality 
standards that protect human health and the environment. 

Additionally, the Project will be designed to minimize impacts to streams and wetlands. If impacts cannot 
be avoided, the necessary permits and local approvals will be obtained and, if necessary, compensatory 
mitigation implemented. Construction activities will also be sequenced to minimize impacts to threatened 
and endangered wildlife.  

Lastly, while at least 87% of the 425-acre site will remain open space, preserving natural buffers while 
containing development to a compact footprint, an additional approximately 350 acres south of the 
Project will be subject to conservation protections to further preserve the rural character of the County.  

 
Strategic Alignment with Comprehensive Plan Goals 

Comprehensive Plan Goal Project Expedition Benefit 

Diversify the tax base Adds nearly $250M in long-term local tax revenue 

Support economic development Creates construction and permanent jobs; stimulates local 
economy 

Enhance infrastructure & reliability Provides reliable, efficient energy supply that supports 
business retention and attraction 

Foster fiscal resilience Reduces dependence on residential taxes; stabilizes 
revenue base 

Protect rural character Limits development footprint so that at least 87% of the Site 
is left as open space; maintains 300-foot-wide vegetated 
buffers around site; includes commitment to preserve an 
additional approximately 350 acres south of the Property. 

 

Summary   

Expedition is not only consistent with the Comprehensive Plan—it actively advances its vision by 
expanding Fluvanna’s commercial tax base, generating high-quality jobs, strengthening infrastructure, 
and ensuring reliable, clean energy to support long-term economic sustainability. 
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CONCLUSION 

Expedition represents a rare opportunity for Fluvanna County to strengthen its economic foundation, 
enhance energy reliability, and support long-term community goals while maintaining respect for the 
County’s rural character. Building on Tenaska’s proven track record as one of the County’s largest 
taxpayers and a valued community partner, the Project will generate nearly $250 million in local tax 
revenue, create well-paying jobs, and provide reliable infrastructure to meet the Commonwealth’s rapidly 
growing energy needs. 

With its compact footprint, extensive natural buffers, and compliance with strict environmental and 
regulatory standards, the Project has been carefully designed to minimize impacts on adjoining properties 
and the surrounding neighborhood. At least 87% of the site will remain open space, confining development 
to the most appropriate location adjacent to existing infrastructure. 

Expedition is consistent with Fluvanna County’s Comprehensive Plan and advances its strategic 
objectives: diversifying the tax base, fostering fiscal resilience, supporting economic development, and 
ensuring infrastructure capacity for the future. This expansion will not only benefit the County today but 
also secure lasting economic and energy stability for decades to come. 
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Maxwell C.  Hlavin 
Attorney  

 
Direct: (804) 783-7241 
MHlavin@SandsAnderson.com 

 
RICHMOND | CHRISTIANSBURG | 

FREDERICKSBURG DURHAM | VIRGINIA BEACH 
| WILLIAMSBURG 

 
 

SANDSANDERSON.COM 

919 East Main Street 
Post Office Box 1998 

Richmond, VA 23218-1998 
Main: (804) 648-1636 

Fax: (804) 783-7291 

 

January 7, 2025 
 

Via Email (dwhitten@fluvannacounty.org) 
 
Dan Whitten, Esq. 
County Attorney 
County of Fluvanna 
211 Main Street 
Palmyra, Virginia 22963 
 
 Re. Draft Conditions – SUP 25:05 Tenaska Project Expedition 
 
Dan: 
 
Thank you for asking us to provide interim feedback for public consideration by the County, the 
Board of Supervisors, the Planning Commission, and the applicant as conditions are being 
formulated related to SUP 25:05 during the legislative review process. To that end, we reviewed 
draft conditions dated 12/19/2025 and offer the following: 

• Condition #5 – Tax-related provisions are not ordinarily found in SUP conditions. 

• Conditions #6-8 – The applicant’s Acoustic Impact Assessment indicates that sound 
attenuation is an aspect of the proposed use that warrants significant consideration from a 
policy perspective. All parties benefit by including objective standards related to allowable 
levels and appropriate mitigation measures, including noise limits that can be reliably 
verified using samples measured over an established period of time (e.g. measured over 
12 hours or 8 hours or 10 minutes) in order to regularly demonstrate satisfaction of the 
condition. 

• Condition #23 – We are aware that a traffic impact study is currently being finalized and 
it is anticipated that mitigation efforts will be warranted. This is an aspect of the proposed 
use that merits significant policy consideration to ensure that impacts are adequately 
addressed though the conditions. 

• Condition #28 – This condition related to off-site conservation measures warrants further 
deliberation and consideration. Although it, or something similar, very well may be 



 

 

reasonable, the connection to the proposed use and the mitigation of related impacts is not 
clearly established in the existing record.   

• Condition #34 – This condition related to mitigation of off-site impacts to the proposed 
use warrants further deliberation and consideration. Although it may be a reasonable 
approach to compensating affected landowners in a private transaction, the connection to 
the proposed application and the mitigation of related impacts is not clearly established in 
the existing record, nor is it the type of provision that is customarily enforced via a 
legislatively imposed condition. 

• Condition #35 – This condition relating to a community advisory board warrants further 
deliberation and consideration to determine whether it, or a modified version, adequately 
mitigates short-term and/or ongoing impacts of the proposed use that it is intended to 
address.  

• Condition #37 – This condition related to contributions to the CIP fund warrants further 
deliberation and consideration. Although it, or something similar, very well may be 
reasonable, the applicant or the County could supplement the legislative record regarding 
its connection to the proposed use and the mitigation of related impacts.   

 
For conditions that are voluntarily proposed by the applicant as a reasonable means to mitigate 
impacts that it anticipates related to the requested special use, the applicant may be able to provide 
additional factual support and legal justification as to the Board’s ability to impose those conditions 
as part of SUP 25:05. 
 
In addition to, or in replacement of, conditions imposed as part of the Board’s action on SUP 25:05, 
there may be other opportunities for the applicant to provide reasonable mitigation through 
conditional zoning or the utilization of real property instruments, similar to the covenants recorded 
at DB 579:92. 
 
We appreciate this opportunity to be of service to Fluvanna County and are happy to support the 
County in the future on this or other matters. 
 
Sincerely, 
 
 
 
Max Hlavin 
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To: Eric Dahl, County Administrator 

 Fluvanna County, VA 
From: Kate Jones, Deputy Director of Community Development 

 Rebecca Cobb, Deputy Director of Planning 
Caroline Vanterve, Senior Planner 

 Berkley Group 
Date: January 7, 2026 

Subject: Tenaska Power Plant SUP Conditions Preliminary Review 
 
 
Overview 
This memorandum is provided to accompany the marked-up Special Use Permit (SUP) 
conditions for the proposed Tenaska Expedition natural gas power plant. The purpose is to 
explain why certain changes are recommended and how those changes improve clarity, 
enforceability, and consistency with both the Fluvanna County zoning ordinance as well as 
Virginia statutory requirements. The revisions are intended to preserve the County’s intent to 
reduce impacts on surrounding properties while ensuring that the conditions function and align 
with the County’s zoning regulations. Please note that this is an initial review only and the 
changes reflect the preliminary nature of the process. 
 
Key Takeaways 
A special use permit is a land-use approval tool that allows a specific use only if it meets clearly 
defined conditions. Under Virginia law, SUP conditions must regulate how a use is developed 
and operated and must be directly related to land-use impacts such as noise, lighting, safety, 
and compatibility with surrounding uses. The recommended revisions reflect this distinction and 
are intended to strengthen the County’s position by ensuring the conditions are clear, objective, 
and tied to enforceable standards. 
 
Enforcement and Inspection Authority (#1, #31) 
Several conditions were revised to clarify that inspection and enforcement authority rests with 
the Zoning Administrator or authorized County staff. This reflects standard practice in Virginia 
and aligns with how zoning enforcement occurs in practice. Elected officials do not conduct 
inspections, and clearly assigning this authority to staff avoids confusion, improves 
enforceability, and reduces legal risk if compliance actions are later challenged. 
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Noise (#6, #91) 
The noise-related conditions were refined to focus on more protection for residential dwellings, 
independent post-construction verification, and a defined process for addressing complaints or 
exceedances. These changes improve the County’s ability to confirm compliance and require 
corrective action if necessary. More review of the sound study and effective monitoring 
protocols post construction is warranted before finalizing the conditions. 
 
Lighting (#10, #13, #14) 
The lighting condition was modified slightly to reflect current best practices for rural and 
industrial settings to reduce glare. These refinements help prevent long-term nuisance issues 
and provide clearer enforcement tools. 
 
Landscape and Buffer (#17, #18, #19, #21) 
The landscape and buffer provisions were revised to strengthen visual screening, long-term land 
conservation, and enforceability. Key changes include requiring landscape bonding for the 
vegetated buffer to guarantee installation and survival of plantings, as well as assurance that the 
buffer will stay intact to effectively achieve its stated purpose in the zoning ordinance. Language 
was added to clarify the acceptable color range for any structures above tree height. 
 
Environmental (#26, #27, #29)  
Key changes update language to require that all permits and reports be submitted to the County 
before a land-disturbing permit is issued. Additionally, the former provision for restoring the site 
“substantially to its prior condition” after plant closure has been replaced with a detailed 
requirement for a formal Decommissioning Plan and Financial Assurance. This new language 
specifies that, prior to operation, the applicant must submit a plan covering demolition, site 
stabilization, hazardous material removal, and native revegetation, along with a cost estimate, and 
maintain a bond or other approved financial instrument updated every five years. More review 
should be made to potentially align with existing language in the County’s zoning ordinance 
related to decommissioning plans for utility scale solar projects. 

 
Stack Height (#35) 
The validity of this condition will be impacted by the outcome of the Zoning Text Amendment 
submitted by the applicant to add a provision in the zoning ordinance that allows the Board of 
Supervisors to waive limitations on stack height to an extent.  
 
 
 

 
1 Please note, the overall numerical order changes from the original with the addition of conditions.  
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Project Related Community Benefits (#36, #37) 
The proposed Good Neighbor Fund and potentially the CAB raise concerns because they 
resemble rezoning proffers rather than zoning regulations. These conditions involve fixed 
monetary commitments and private payments that are not directly tied to measured or verified 
land-use impacts. When included in a special use permit, such provisions create legal and 
procedural risk because they fall outside the traditional scope of zoning authority. 
 
For this reason, Berkley group recommends that community benefit concepts be reconsidered, 
reframed, or addressed outside the SUP framework. This approach preserves the County’s 
zoning authority while allowing broader policy discussions about community impacts to occur 
through more appropriate mechanisms. 
 
Public Safety ( #38, #39, #40, #41) 
The emergency response condition was revised to clarify that the applicant must maintain on-
site emergency response capabilities and coordinate with Fluvanna County Fire and Rescue and 
Emergency Services. The revised language avoids implying that the applicant replaces public 
first responders. This clarification aligns with standard emergency management practice and 
reduces confusion regarding authority and responsibility during an incident. 
 
Conclusion 
The recommended revisions to the SUP conditions, while preliminary,  are intended to improve 
clarity, enforceability, and consistency with existing Fluvanna County zoning regulations, State of 
Virginia regulations, and also reflect planning and zoning best practices. The changes help to 
ensure that the conditions function as effective land-use regulations and reduce the impacts to 
the surrounding community. This work is ongoing. 
 
ATTACHMENTS: 1. SUP Conditions_BG Markup (2) 
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Project Expedition (the “facility” or the “Project”) on Tax Map Parcels 27-A-1 and 
27-A-4 (the “property” or the “site”) 

 
1. The Board of Supervisors, or its designated representatives, Zoning Administrator 

or his/her designee, reserves the right to request entry to inspect the Project site 
at any reasonable time without prior notice to ensure the operation of the facility 
meets the requirements of this special use permit and any other applicable 
permits. 

2. The production of electrical power will occur through a combined cycle dual fuel 
gas turbine and steam turbine generating system that does not involve the use of 
burning coal or nuclear reaction. 

3. The applicant shall access both the overhead electric line and the gas pipeline by 
easement from the Tenaska Virginia Power (TVP) plant property. The applicant 
shall not construct any off-site electrical transmission lines other than those 
needed to connect to the point of interconnection. 

4. The only use of the property shall be electrical power production plant and 
accessory facilities with a nominal summer capacity of electrical generation of up 
to 1,540 megawatts. There shall be no other industrial uses, including data 
centers, on the subject tax map parcels (  No data center(s) shall be allowed on 
the subject parcels. 

5. There shall be no abatement of local property taxes in association with this 
request. 

Noise Attenuation 
 

6. Noise attenuation measures shall be implemented to ensure that noise levels 
attributable to plant operations will be kept to an L90 reading of 60 dBA (decibels) 
or less at the property lines and 50 dBA or less at any dwelling in existence prior 
to SUP approval. existing residential dwelling property line. 
 

7. In addition to a 300’ vegetative perimeter buffer, the following sound attention 
measures shall be implemented: 
 

(a) combustion turbine generators shall be housed in buildings or enclosures 
to limit sound levels; 

(b) exhaust stacks shall be equipped with silencers; 
(c) low noise fans shall be used on plant heat exchangers; 
(d) emissions control technology will be used; and 
(e) gas turbine air inlets shall be equipped with silencers. 

 
8. Construction activities that produce noise exceeding 60 dBA (decibels) at the 

property line shall not be conducted between the hours of 9:00 p.m. and 7:00 a.m. 
on weekdays or between 6:00 p.m. and 9:00 a.m. on Saturdays, Sundays, and 
legal holidays. 
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9. Prior to commencement of commercial operation and again within 6 months after 
commercial operation (and thereafter upon a substantiated complaint or material 
equipment change), the Applicant shall retain, at its expense, a certified 
independent acoustical consultant approved by the County to conduct compliance 
testing at (i) representative property line locations and (ii) dwellings in existence. 
Testing shall follow recognized ANSI/ASTM measurement practices, document 
wind/speed/direction, temperature, calibration, and background conditions, and 
produce a report provided to the County. 

 
 
Light 
 

10. Exterior lighting will be shielded to prevent any glare on adjacent properties and 
shall have a correlated color temperature of 3000 Kelvin or less.(Unless otherwise 
required by FAA or other federal/state regulations).  In addition, the facility will be 
designed to enable exterior lighting for distinct areas of the plant to be switched 
off while not in use. security and area lighting shall utilize automatic controls (e.g., 
timers, motion sensors, dimming after hours) to reduce illumination levels during 
periods of inactivity, except where continuous lighting is required for safety or 
regulatory compliance. 

 
11. Light trespass shall be limited to and should not exceed 0.5 foot-candles at the 

property line. All exterior luminaries shall be of a "shoebox" design and utilize cut-
off optics. All luminaries shall be equipped with I.E.S. (Illuminating Engineering 
Society) Type V lenses that give circular light distribution for a maximum 
coefficient of utilization. 

 
12. Site lighting shall not exceed 5 foot-candles except where special requirements 

are approved by the Zoning Administrator. 
 

13. Notwithstanding the foregoing conditions 9, 10, 11, and 12 the stack(s) and site 
shall comply with applicable lighting requirements of federal and state law and 
regulations.  stack, obstruction, and aviation lighting shall be limited to the 
minimum intensity, color, and operating schedule required by applicable federal 
regulations and approvals. 

 

14. Within 60 days of commencement of nighttime operations, the Applicant shall 
submit a lighting compliance report prepared by a qualified professional 
demonstrating that site lighting complies with all SUP requirements, including 
property-line light trespass limits. Additional verification may be required upon 
substantiated complaint. 

 
Landscape and Buffer Provisions 
 

15. Driveways and parking areas will have asphalt surface or better and shall be 
maintained in a manner that will keep dust to a minimum so as not to adversely 
impact adjacent properties. Any access road or utility easement shall be designed 
with curvature to effectively screen the development from ground level view from 
public roads.  
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16. The power production plant shall be centrally located on the northern Project 
parcel (Tax Map parcel 27-A-1) to greatest extent feasible and shall conform 
generally to the Special Use Permit Sketch Plan, dated August 26, 2025, prepared 
by Sargeant and Lundy. 

 
17. A chain link fence or similar security device, at least six (6) feet in height,  shall be 

placed around the power production plant facility at least six (6) feet in height and 
will feature prominent ''No Trespassing" signs. 

 
18. A minimum of a 300-foot-wide tree buffer will be maintained between the facility 

and adjoining property lines except for necessary access to electrical and gas 
utilities and access to the site. Security fencing may be placed inside the 300-foot 
buffer.  Where no existing trees are present within this buffer area, vegetation will 
be planted in accordance with the Landscape Details attached to the Special Use 
Permit Sketch Plan. The buffer area will be kept in its natural state or maintained 
using good forestry practices to maximize its effect. Prior to issuance of any land-
disturbing permit, the Applicant shall post a maintenance landscape bond or other 
County-approved financial security prior to land-disturbing activities to guarantee 
installation, survival, and replacement of required buffer plantings. The bond shall 
not be released until the County determines that the buffer landscaping has been 
installed in accordance with the approved plan and is adequately established. 

19. The impervious surface coverage shall not exceed 13% of the gross acreage for 
the site, provided that storm water detention ponds or reservoirs shall be 
considered pervious surfaces. The balance of the subject property shall be 
restricted from future development, except for temporary lay down yards, other 
temporary construction needs, parking as needed for maintenance, repair, and 
upgrades to the plant and its related facilities and structures, as well as public 
utilities, wells and sewage disposal systems, and stormwater detention and flood 
control devices . by the recordation of a declaration of restrictive covenants as 
approved by the County Attorney.  A restrictive covenant shall be recorded to 
preserve the area in perpetuity beyond the project site. The declaration shall 
contain a restrictive covenant prohibiting the development of a data center on the 
property. Such declaration shall permit the conserved area to be used for 
temporary construction laydown yards and parking as needed for maintenance, 
repair, and upgrades to the plant and its related facilities and structures, as well 
as public utilities, wells and sewage disposal systems, and stormwater detention 
and flood control devices. The undisturbed forested area, exclusive of the 
required 300’ buffer area,  shall be managed in accordance with a written forest 
management plan developed in consultation with the Virginia Department of 
Forestry. Forest management activities shall be consistent with applicable Best 
Management Practices as defined by the Virginia Department of Forestry. 

20. There shall be only one (1) permanent detached sign for Project identification 
purposes (exclusive of directional signs), which will be a ground-mounted 
monument type sign with landscaping. Any sign lighting shall be from above and 
shielded away from adjacent properties. 

21. Structures above the tree height shall be a neutral color. be an earth tone, or a 
color with a light reflective value of 25 to 60 and composed of a mixture of any 
shade of brown and any shade of any other color(s). 
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Traffic Management and Transportation Improvements 
 

22. Project access shall comply with the location and other access requirements as 
approved by the Virginia Department of Transportation. 

23. The Applicant shall reimburse the County for the actual cost of the traffic study 
and construction traffic management plan, prepared by ____________, dated 
___________ (the “Traffic Study”), up to sixty thousand dollars ($60,000).  
Payment shall be remitted within thirty (30) days after receipt of an invoice from 
the County. 

24. The Applicant shall comply with all VDOT requirements for temporary construction 
entrances and access roads, timing of "wide load" deliveries during off-peak 
times, and planning access routes to and from the site to minimize conflicts. 

25. The Traffic Study concludes __________________________  and that 
construction of the Project will______________.  To mitigate the Project’s 
contribution to ________________, the Applicant shall contribute $___________ 
to the County Capital Improvement Program fund to be applied toward the cost of 
constructing future transportation improvements designed to mitigate 
_______________.   

Environmental 
 

26. All necessary permits shall be acquired from all applicable regulatory bodies of 
the state and federal government, and the Applicant shall maintain copies of such 
permits and periodic reports on site. These permits and reports shall be provided 
to the County before a land disturbing permit is issued. upon request and within 
a reasonable time period. The facility may not operate until it has approved 
permits received all approvals from all applicable regulatory bodies of the state, 
federal, and local government according to the required timeframe. This facility 
shall utilize Best Available Control Technology (BACT) as determined by the 
Virginia Department of Environmental Quality (DEQ) for this facility to minimize 
impacts on air quality. 

27. Prior to issuance of a building permit, the applicant shall demonstrate that all 
wetland requirements, including any required wetland mitigation activities if any, 
have been addressed to the satisfaction of the U.S. Army Corps of Engineers and 
DEQ. 

28. No on-site water wells shall be used for the power generation process. The 
applicant shall submit to the Virginia Department of Health at least annually the 
results of testing requirements for any well on site.  

29. At such time as the plant shall not be used for electrical power production, the site 
shall be restored substantially to its prior condition, or such other condition as may 
be approved by the Board of Supervisors, within a reasonable time.  A 
Decommissioning Plan & Financial Assurance is required. Prior to operation a 
decommissioning plan (demolition, site stabilization, hazardous material removal, 



DRAFT 12-19-2025 

5 
150676697.1 

native revegetation) with a cost estimate shall be submitted to the County for 
approval. The applicant shall maintain financial assurance (bond/letter of 
credit/other County-approved instrument) in an amount sufficient to cover 
decommissioning, updated every 5 years. 

Off-Site Conservation 
 

30. Not later than eighteen (18) months after the issuance of a building permit for the 
Project, the Applicant shall record deeded conservation protections over Tax Map 
Parcels 27-A-11 and 27-A-12, comprising approximately 350 acres (the 
“Conservation Land”).  Such protections may be established by either of the 
following: 

a. A donation of a perpetual open-space easement to a public body under the 
Virginia Open-Space Land Act (Va. Code §§ 10.1-1700 to -1705.1) or a 
conservation easement to a qualified holder under the Virginia 
Conservation Easement Act (Va. Code §§ 10.1-1009 to -1016.1).  The 
Applicant will use all reasonable efforts to donate the easement to a public 
body (e.g. Virginia Department of Forestry) or to the Virginia Outdoors 
Foundation.  Such easement shall require, without limitation, the following 
conservation protections: 

 
(i) The Conservation Land shall be managed in accordance with a 

written forest management plan developed in consultation with the 
Virginia Department of Forestry. 

(ii) Forest management activities shall be consistent with applicable 
Best Management Practices as defined by the Virginia Department 
of Forestry. 

(iii) Riparian buffers of at least seventy-five (75) feet shall be required 
along each side of any perennial stream and fifty (50) feet shall be 
required along each side of all intermittent streams; provided, 
however, that vegetation within the riparian buffers may be removed 
or managed, as appropriate, to (1) construct and maintain public 
trails and recreational areas; (2) restore and enhance wildlife 
habitat; (3) prevent and control fire, disease, and the proliferation of 
invasive species; (4) dispose of  dead, diseased, and dying trees or 
other vegetation, including fallen trees that are blocking stream 
channels, or trees with undermined root systems in imminent 
danger of falling, where stream bank erosion is a current or potential 
problem that outweighs any positive effects the fallen tree or trees 
may have on the stream ecosystem; and (5) construct and maintain 
permanent or portable stream crossings for vehicles, farm 
machinery, pedestrians, and horses. 

(iv) Any public trails and recreational areas shall be constructed and 
maintained so as to minimize erosion.  If located within a riparian 
buffer, non-impervious ground cover shall be used. 
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(v) The number and size of building footprints shall be subject to 
limitations determined by the donee to be consistent with the 
conservation purposes of the easement. 

b. A deed of dedication, declaration of restrictive covenants, or similar 
encumbrance enforceable by the County, to impose upon the Conservation 
Land the same restrictions and conditions that apply to the southern Project 
parcel, Tax Map Parcel 27-A-4. The Applicant will use best efforts to donate 
a conservation easement.  This subsection (b) is provided solely to ensure 
that the Conservation Land is preserved in the event that no qualified 
easement holder defined in subsection (a) will take the easement by the 
designated deadline. 

 
Compliance 
 

31. If violations of any state or federal permit are reported to the local government by 
the applicable regulatory agency, the Board of Supervisors, the Zoning 
Administrator, and/or the County Administrator may request the applicant to 
provide, at the applicant's sole expense, the services of an appropriate firm to 
review the nature of the violation and any remedy, if any. This firm shall be 
selected by and report solely to the County. 

32. A report will be prepared and provided to the County showing operational factors 
associated with the power plant that includes the name(s) and contact information 
for on-site supervisors, and verification of current, valid state and federal licenses 
and permits. The County will be promptly notified of any changes, normally within 
five business days. 

33. Any complaints or inquiries by the Board of Supervisors, County Administrator, or 
Zoning Administrator will be responded to within 5 business days to promptly. In 
the event the applicant is notified of any violation of applicable federal, state, or 
local laws, regulations, or permit conditions, the applicant shall notify the Zoning 
Administrator in writing within two business days of receiving such notice and fully 
inform the Zoning Administrator of the steps being taken to correct and/or 
remediate the violation. Authorized county personnel or their authorized agents 
will be permitted to inspect the facility without prior notice to ensure that all 
physical structures and plant operations comply with local regulations. 

34. Nothing in this approval shall be deemed to obligate the County to acquire any 
interest in property, to construct, maintain or operate any facility or to grant any 
permits or approvals except as may be directly related hereto. 

 

Stack Height 

35. The Board of Supervisors hereby waives Section 22-17-16.A(3)(b) of the Fluvanna 
County Code and authorizes the chimney or stack height not to exceed 199 feet 
above ground level unless a greater height is determined to be necessary to 
comply with applicable air quality regulations or by "good engineering practice" as 
determined by the State Air Pollution Control Board or the Department of 
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Environmental Quality pursuant to applicable regulations addressing stack 
heights.  In no event shall the stack height exceed 230 feet above ground 
level.  Following receipt of all required approvals for air emissions permits, the 
Applicant will provide to the Director of Planning the final maximum stack height 
needed (in compliance with the foregoing parameters). 

Project-Related Community Benefits 

The following two conditions are imposed to help ensure that the Project will not tend to 
change the character and established pattern of the area or community in which it is 
located, shall be compatible with the uses permitted by right in the zoning district, and 
shall not adversely affect the use and/or value of neighboring property. 

36. Good Neighbor Fund.  Within thirty (30) days of Full Notice to Proceed (NTP) (i.e. 
all conditions for construction, including pre-construction requirements, permits, 
financing, and third-party approvals have been met), the Applicant will establish a 
“Good Neighbor Fund” with a minimum of Five Million Dollars ($5,000,000), to be 
used to help mitigate any impacts of construction and plant operation, including 
sound, experienced by homeowners on Fluvanna County parcels within two (2) 
miles of the Expedition plant footprint and/or Tenaska Virginia Generating Station 
plant footprint.   

The Applicant or its agent shall administer the fund by providing annual payments 
for four consecutive years to homeowner(s) on each qualifying parcel following 
receipt of a written application on a form prepared by the Applicant and 
confirmation that the parcel qualifies based on location and residential occupancy. 
All applications must be received no later than sixty (60) days after NTP for 
consideration for payments from the Good Neighbor Fund, and the Applicant may, 
but is not required, to modify the list of qualifying parcels during the life of the 
payments. For each qualifying parcel, the payment will be made to the parcel 
owners of record, collectively.  Following transfer of any home, the payment will be 
made to the successor homeowner upon Applicant’s receipt of information 
regarding the new owner(s).  Payments will commence for all qualifying Fluvanna 
County parcels ninety (90) days after NTP and continue for a total of four (4) years, 
after which time any funds remaining in the Good Neighbor Fund will be disbursed 
to the Applicant.  Upon request, the Applicant will report to the County the number 
of applicants, number of qualifying homeowners, and amount of funds disbursed. 

Payments will be tiered as follows: 

• For homeowners on parcels abutting the Expedition and/or the Tenaska 
Virginia Generating Station parcels, payments shall be $7,500 per year for a total 
of $30,000 per recipient parcel. 

• For homeowners within one mile of Expedition and/or the Tenaska Virginia 
Generating Station (exclusive of abutting parcel owners), payments shall be 
$5,000 per year for a total of $20,000 per recipient parcel. 

• For homeowners between one and two miles of Expedition and/or the 
Tenaska Virginia Generating Station, payments shall be $2,500 per year for a total 
of $10,000 per recipient parcel.  
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37. Community Advisory Board.  Within six (6) months of the approval of the special 
use permit, the Applicant or its agent (e.g. a third-party firm experienced in 
establishing and managing community associations or boards) will establish a 
Community Advisory Board (CAB) to ensure ongoing two-way dialogue between 
the Applicant and community and non-resident stakeholders.  The CAB will adopt 
bylaws, including membership criteria, election and voting procedures, and 
provisions for regular and special meetings.  The CAB shall operate during the 
duration of project development and construction and through the first year of 
operation of Expedition. 

Public Safety 

38. The applicant is responsible for providing the first response to any emergency 
relating to the operation of the power production plant in coordination with Fluvanna 
County Fire and Rescue and Emergency Services.  The Applicant shall maintain 
trained on-site personnel and equipment capable of providing initial emergency 
response and mitigation for incidents associated with facility operations and shall 
promptly notify and coordinate with Fluvanna County Fire and Rescue and 
Emergency Services. Emergency response activities shall be conducted in 
accordance with applicable Incident Command System (ICS)  protocols and in 
coordination with public safety agencies. 

39.  At time of final Site Plan submission, the Applicant shall provide a security plan to 
the Fluvanna County Sheriff’s Office that details any measures utilized in the 
security of the facility, such as security personnel staffing, vehicular site access 
controls, building access controls and security alarms, video surveillance system 
specifications, fencing details, and/or a photometric plan. 

40. To offset the additional burden on first responders during construction and 
operation of the Project and to help decrease emergency response times in the 
area of the county in which the Project will be located, the Applicant shall contribute 
Five Million Dollars ($5,000,000), with increases annually for inflation, to the 
County CIP fund within thirty (30) days of the Expedition plant’s commercial 
operation date, to be allocated toward (a) construction of a fire station to support 
the Kidds Store area of the County, (b) a burn building for fire response training, 
and (c) Sheriff’s Department funding needs. 

SUP Validity Period 

41. The special use permit may be deemed abandoned by the governing body if the 
approved use has not been initiated within two (2) years from the date of approval.  
For the purposes of this condition, “initiated” means that the Applicant has diligently 
pursued required State and Federal permits as well as the required County 
approvals and permits by submitting a site development plan. 
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About Mangum Economics, LLC 

Mangum Economics was founded in 2003 and since then, we have become known as a leader in 
industry analysis, economic impact assessment, policy and program evaluation, and economic and 
workforce strategy development. The Mangum Team specializes in producing objective and actionable 
quantitative economic research that our clients use for strategic decision making in a variety of 
industries and environments. We know that our clients are unique, and that one size does not fit all. As 
a result, we have a well-earned reputation for tailoring our analyses to meet the specific needs of 
specific clients, with a specific audience. 
 

Most of our research falls into four general categories: 

• Economic Development and Special Projects: The Mangum Team has performed hundreds of 
analyses of proposed economic development projects and existing entities including museums and 
tourist attractions, hospital systems, industrial development and mixed-use projects, and economic 
development regions. The Mangum Team has also authored multiple economic development plans 
and assessed the impacts of international trade and an overseas trade office. 

• Energy: The Mangum Team has produced analyses of the economic and fiscal impact of over 40 GW 
of proposed solar, wind, battery energy storage, and hydro project spanning more than thirty states 
ranging from 1 MW to over 800 MW in capacity, including small-scale distributed facilities. Among 
those projects was Dominion’s 2.6 GW Coastal Virginia Offshore Wind project off of Virginia Beach. 
In addition, the Mangum Team has also performed economic and fiscal impact analyses for the 
natural gas, nuclear, oil, and pipeline industries. 

• Advanced Applied Technology: The Mangum Team specializes in analyzing how advanced 
technology developments (like data centers, fiber networks, and advanced manufacturing plants) 
contribute to the state and local economies. We have worked with local governments, trade 
associations, developers, and operating firms across the country to show how investments in 
advanced critical infrastructure transform local economies across the country. 

• Policy Analysis: The Mangum Team also has extensive experience in identifying and quantifying the 
intended and unintended economic consequences of proposed legislative and regulatory initiatives. 

 

The Project Team 
 

Martina Arel, M.B.A.  
Director – Economic Development & Energy Research  
 

Rebecca Kyle  
Senior Research Analyst 
 

A. Fletcher Mangum, Ph.D.  
Founder and CEO 



 
 

 
Economic and Fiscal Contribution of Expedition Generating Station  

 

Table of Contents 
Executive Summary ....................................................................................................................................... 1 
Introduction .................................................................................................................................................. 4 
The Project .................................................................................................................................................... 4 
Electricity Production in Virginia ................................................................................................................... 4 

Overall Market .......................................................................................................................................... 4 

Sources of Production ............................................................................................................................... 5 

Virginia Natural Gas Industry Trends ........................................................................................................ 6 

Generation ............................................................................................................................................ 6 

Capacity ................................................................................................................................................. 7 

Summary of Electricity Production in Virginia .......................................................................................... 7 

Local Economic Profile .................................................................................................................................. 8 
Total Employment ..................................................................................................................................... 8 

Employment and Wages by Industry Supersector .................................................................................... 9 

Unemployment ....................................................................................................................................... 11 

Summary of the Local Economic Profile ................................................................................................. 12 

Economic Impact ......................................................................................................................................... 13 
Method ................................................................................................................................................... 13 

Construction Phase ................................................................................................................................. 14 

Economic Impact Assumptions ........................................................................................................... 14 

Economic Impact – Fluvanna County .................................................................................................. 14 

Economic Impact – Virginia Statewide ............................................................................................... 15 

Ongoing Operations Phase ..................................................................................................................... 16 

Economic Impact Assumptions ........................................................................................................... 16 

Economic Impact – Fluvanna County .................................................................................................. 16 

Economic Impact – Virginia Statewide ............................................................................................... 16 

Fiscal Impact................................................................................................................................................ 17 
Fiscal Impact Assumptions ...................................................................................................................... 17 

Fiscal Impact Results ............................................................................................................................... 18 

Sales and Use Tax ................................................................................................................................ 18 

Taxation of Capital Investment ........................................................................................................... 18 

Relative Comparisons ................................................................................................................................. 20 



 
 

 
Economic and Fiscal Contribution of Expedition Generating Station  

 

Fluvanna County Fiscal Year 2026 Budget .............................................................................................. 20 

Fiscal Impact of Tenaska Virginia Generating Station ............................................................................. 21 

Total Benefits .............................................................................................................................................. 21 



 
 

 
Economic and Fiscal Contribution of Expedition Generating Station 1 

 

Executive Summary 

This report assesses the economic and fiscal contribution that the construction and ongoing operation 
of Tenaska’s proposed Expedition Generating Station project would make to Fluvanna County and to 
the state of Virginia.  
 

The Expedition Generating Station project is a proposed natural gas-fueled power plant with a 
generation capacity of up to 1,540 megawatts (MW) in Fluvanna County, Virginia. The facility would 
be located near the existing Tenaska Virginia Generating Station and would have a similar design and 
layout.  
 

The primary findings from the assessment are as follows: 
 

Economic Contribution – Construction1,2  

• The Expedition Generating Station project would support approximately 1,500 local and non-
local full-time equivalent construction workers during a representative 12-month construction 
period (1,500 job years).3 

• The Expedition Generating Station project would provide an estimated pulse of economic 
activity to Fluvanna County during its construction phase supporting approximately: 

օ 66 direct and 50 indirect and induced local job years. 
օ $7.5 million in associated local wages and benefits. 
օ $20.3 million in local economic output (in 2025 dollars). 

• The Expedition Generating Station project would provide an estimated pulse of economic 
activity to the state of Viriginia during its construction phase supporting approximately: 

օ 1,188 direct and 854 indirect and induced statewide job years. 
օ $170.6 million in associated statewide wages and benefits. 
օ $445.6 million in statewide economic output (in 2025 dollars). 

 

The Expedition Generating Station project would provide a boost to Fluvanna County’s construction sector:   

• At 867 jobs, construction is Fluvanna County’s largest major industry sector, paying average 
weekly wages ($1,475 per week) that are 33 percent above the countywide average ($1,107 per 
week).4 

 
1 A construction sector job, also referred to as a job year, is equal to one job over one year. It is used to denote employment on 
construction projects to account for the fact that actual on-site employment may vary over the period. 
2 It is important to note that construction sector jobs are not necessarily new jobs, but the investments made can also support 
an existing job during the construction of the project. Additionally, it is not possible to know with certainty what proportion of 
these jobs would go to county or state construction contractors or be filled by county or state residents. 
3 Please note actual construction is expected to take approximately 4 years. 1,500 job years can also be expressed as 375 full-
time equivalent construction workers employed for each year of construction. 
4 Data Source: U.S. Bureau of Labor Statistics. 
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• However, the construction sector experienced the largest employment loss among industry 
sectors between 2023 and 2024, a loss of approximately 270 jobs.5 

• The Expedition Generating Station project would directly support approximately 66 jobs and 
$5.4 million in wages and benefits in Fluvanna County’s construction sector. 
 

Fiscal Contribution – Construction  

• The Expedition Generating Station project would provide an estimated one-time fiscal 
contribution during its construction phase of approximately: 
օ $9.7 million in Fluvanna County sales and use tax revenue.  
օ $41.7 million in state sales and use tax revenue (in 2025 dollars). 

 

Economic Contribution – Ongoing Operations 

• The Expedition Generating Station project would provide an estimated annual economic impact 
to Fluvanna County during its ongoing operational phase supporting approximately: 

օ 29 direct and 53 indirect and induced local jobs. 
օ $8.8 million in associated local wages and benefits. 
օ $75.2 million in local economic output (in 2025 dollars). 

• The Expedition Generating Station project would provide an estimated annual economic impact 
to the state of Virginia during its ongoing operational phase supporting approximately: 

օ 29 direct and 106 indirect and induced statewide jobs. 
օ $13.4 million in associated statewide wages and benefits. 
օ $90.6 million in statewide economic output (in 2025 dollars). 

 

Fiscal Contribution – Ongoing Operations 

• The Expedition Generating Station project would generate approximately $247.7 million in tax 
revenue to Fluvanna County over its anticipated 30-year operational life from the taxation of the 
capital investment in the project (in 2025 dollars). 

 
5 Data Source: U.S. Bureau of Labor Statistics. 
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Fiscal Contribution – Comparisons 

• Tenaska remains one of Fluvanna County’s Top Taxpayers: 

o The current operating natural gas generating facility in Fluvanna County, Tenaska Virginia 
Generating Station, has remained a principal property taxpayer in the county for the last 
twenty years of operations, with its assessed value ranging from approximately 12 to 5 
percent of the county’s total assessed valuation from 2005 to 2024 respectively. 

o The addition of the Expedition Generating Station project would reinforce Tenaska as a 
top principal taxpayer in Fluvanna County.  

• The Expedition Generating Station project would make significant contributions to the county’s 
budget. The estimated $8.3 million in average annual county revenue represents approximately: 

o 12 percent of the county’s projected operating revenue for Fiscal Year (FY) 2026. The 
operating revenue includes all the property taxes collected by Fluvanna County.  

o Over 100 percent of most expenditure types including 106 percent of Health and Welfare, 
566 percent of Parks, Recreation, and Culture, and 544 percent of Community 
Development. 

 
 
 
The estimates provided in this report are based on the best information available and all reasonable care 
has been taken in assessing the quality of that information. However, because these estimates attempt 
to foresee the consequences of circumstances that have not yet occurred, it is not possible to be certain 
that they will be representative of actual events. These estimates are intended to provide a good 
indication of likely future outcomes and should not be construed to represent a precise measure of those 
outcomes.  
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Introduction 

This report assesses the economic and fiscal contribution that the construction and ongoing operation of 
Tenaska’s proposed Expedition Generating Station project would make to Fluvanna County and to the 
state of Virginia. This report was commissioned by Tenaska and produced by Mangum Economics. 

The Project 

Expedition Generating Station is a proposed natural gas-fueled power plant with a generation capacity 
of up to 1,540 megawatts (MW) in Fluvanna County, Virginia. The facility would be located near the 
existing Tenaska Virginia Generating Station and would have a similar design and layout.  

Electricity Production in Virginia 

This section provides a backdrop for the proposed Expedition Generating Station project by profiling 
Virginia’s electricity production sector and the role that natural gas could play in that sector. 

Overall Market 

As shown in Figure 1, in 2023 electricity sales and direct use in Virginia totaled 134.7 million megawatt 
hours. However, only 68 percent of that demand was met by in-state utilities, independent producers, 
and other sources. As a result, Virginia had to import the remaining electricity it consumed from 
producers in other states. As with all imports, this means that the jobs, wages, and economic output 
created by that production went to localities in those states, not to localities in Virginia. 
 

Figure 1:  Demand and Supply of Electricity in Virginia in 2023 (in millions of megawatt-hours)6 

 

 
6 Data Source: U.S. Energy Information Administration. In this chart, “Net Imports” also takes into account losses during 
transmission. As a result, it does not directly equal the residual of “Total Net Generation” minus “Total Retail Sales and Direct 
Use.” 
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Sources of Production 

Between 2013 and 2023, the total amount of electricity produced in Virginia increased from 76.9 to 91.1 
million megawatt hours, while retail and direct consumption of electricity increased from 113.0 to 134.7 
million megawatt hours. Consequently, imports of electricity increased by 6.5 million megawatt hours 
(or 15 percent) during this time.7 Figure 2 provides a comparison of the energy sources that were used 
to produce electricity in Virginia in each of those years. As these data show, the most significant change 
between 2013 and 2023 was a decrease in the use of coal and an increase in the use of natural gas. 
Where coal was the state’s third largest source of electricity in 2013, accounting for 21.2 million 
megawatt hours (or 28 percent) of production, by 2023 production had fallen by 19.8 million megawatt 
hours, making coal a fifth-place source of electricity with only 2 percent of production. 
 
In contrast, the share of electricity produced using cleaner-burning low-emissions energy sources 
increased over the period. Where natural gas accounted for 22.7 million megawatt hours (or 30 percent) 
of Virginia’s electricity production in 2013, by 2023 that proportion had more than doubled to 50.6 
million megawatt hours (or 56 percent of production), making natural gas the state’s largest source of 
electricity. In addition, solar, which entered the Virginia electricity production market in 2016, increased 
its share to 5.4 million megawatt hours in 2023. 
 

Figure 2:  Electricity Generation in Virginia by Energy Source in 2013 and 2023 
(in millions of megawatt-hours)8 

 

 

 

 
7 Imports also takes into account losses during transmission. As a result, totals do not equal sum of components. 
8 Data Source: U.S. Energy Information Administration. The “Other” category includes battery, wood, petroleum, other biomass, 
“other”, and pumped storage. 
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Figure 3 provides similar data for the U.S. as a whole. A quick comparison of Figures 2 and 3 shows that 
although the degree of reliance on specific energy sources for electricity production is quite different 
between the U.S. and Virginia, the trend toward lower-emissions energy sources is the same. Nationally, 
between 2013 and 2023 the amount of electricity produced using coal declined by 906.0 million 
megawatt hours from 39 to 16 percent of production, while in contrast the amount of electricity 
produced using natural gas increased by 681.3 million megawatt hours from 28 to 43 percent of 
production.  
 

Figure 3:  Electricity Generation in the United States by Energy Source in 2013 and 2023 
(in millions of megawatt-hours)9 

 

 

Virginia Natural Gas Industry Trends 

Generation 

Figure 4 depicts natural gas energy generation in Virginia from 2013 to 2023 expressed in millions of 
megawatt-hours. Generation increased through 2020 when it reached its peak so far with 62.6 million 
megawatt hours. Natural gas generation has since decreased to 50.6 million megawatt hours in 2023, 
which is more than double the 22.7-million-megawatt hours of natural gas generation in 2013 in 
Virginia.  
 
 
 
 
 

 
9 Data Source: U.S. Energy Information Administration. “Other” includes battery, geothermal, other, other biomass, other gas, 
petroleum, pumped storage, and wood. 
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Figure 4:  Natural Gas Generation in Virginia (in millions of megawatt-hours) – 2013 to 202310 

 
Capacity 

Figure 5 depicts natural gas energy capacity in Virginia from 2013 to 2023 expressed in gigawatts (GW). 
Natural gas capacity has increased throughout the period, reaching 15.02 GW in 2021 and plateauing 
since then. Over the ten-year period natural gas capacity has increased by over 65 percent (or 5.92 GW). 
 

Figure 5:  Natural Gas Capacity in Virginia (in gigawatts) – 2013 to 202311 

 

Summary of Electricity Production in Virginia 

Natural gas capacity has grown over the ten-year period of 2013 to 2023 and continues to generate the 
majority of electricity for both Virginia (56 percent of production) and the United States as a whole (43 
percent of production). Virginia has historically been an importer of electricity with retail sales and 
direct use consistently increasing year-to-year since 2013.12 The addition of natural gas capacity and 
generation in Virginia could help the state meet the increasing demand for electricity and decrease 
Virginia’s imports.   

 

 
10 Data Source: U.S. Energy Information Administration.  
11 Data Source: U.S. Energy Information Administration.  
12 Data Source: U.S. Energy Information Administration. 
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Local Economic Profile 

This section provides context for the economic and fiscal impact assessments to follow by profiling the 
local economy of Fluvanna County. 

Total Employment 

Figure 6 depicts the trend in total employment in Fluvanna County during the five-year period from 
December 2019 through December 2024. Fluvanna County experienced a noticeable decline in 
employment in April 2020 due to the decrease in economic activity during the COVID-19 pandemic. 
Employment has since recovered and continued to increase until 2023 when it began to slowly decline. 
As of June 2024, total employment in the county stood at 3,244 jobs, which represents an overall 
increase in employment of 11.8 percent (or 504 jobs) over the five-year period. To put this number in 
perspective, over this same period, total statewide employment in Virginia increased by 4.0 percent.13  
 

Figure 6:  Total Employment in Fluvanna County – December 2019 to December 202414 

 
 

To control for seasonality and provide a point of reference, Figure 7 compares the year-over-year 
change in total employment in Fluvanna County to that of the state of Virginia over the same five-year 
period. Any point above the zero line in this graph indicates an increase in employment, while any point 
below the zero line indicates a decline in employment. As these data show, Fluvanna County 
experienced large fluctuations around the statewide trend throughout the period. As of December 2024, 
the year-over-year change in total employment in Fluvanna County was minus 2.0 percent as compared 
to 1.2 percent statewide in Virginia. 
 

 
13 Data Source: U.S. Bureau of Labor Statistics. 
14 Data Source: U.S. Bureau of Labor Statistics. 
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Figure 7:  Year-Over-Year Change in Total Employment – December 2019 to December 202415 

 
 

Employment and Wages by Industry Supersector 

To provide a better understanding of the underlying factors motivating the total employment trends 
depicted in Figures 6 and 7, Figures 8 through 10 provide data on private employment and wages in 
Fluvanna County by industry supersector.16 
 
Figure 8 provides an indication of the distribution of private sector employment across industry 
supersectors in Fluvanna County in 2024. As these data indicate, the county’s largest industry sectors 
that year were Construction (867 jobs), followed by Trade, Transportation and Utilities (583 jobs), and 
Education and Health Services (538 jobs). 
 
Figure 9 provides a similar ranking for average private sector weekly wages by industry supersector in 
Fluvanna County in 2024. As these data show, the highest paying industry sectors that year were 
Financial Activities ($1,521 per week), Information ($1,486 per week), and Construction ($1,475 per 
week). To provide a point of reference, the average private sector weekly wage across all industry 
sectors in Fluvanna County that year was $1,107 per week.  

 
15 Data Source: U.S. Bureau of Labor Statistics. 
16 A “supersector” is the highest level of aggregation in the coding system that the U.S. Bureau of Labor Statistics uses to classify 
industries. 
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Figure 8:  Private Employment by Industry Supersector in Fluvanna County – 202417 

 
 

Figure 9:  Average Private Weekly Wages by Industry Supersector in Fluvanna County – 202418 

 
 

 
17 Data Source: U.S. Bureau of Labor Statistics.  
18 Data Source: U.S. Bureau of Labor Statistics.  
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Figure 10 details the year-over-year change in private sector employment from 2023 to 2024 in 
Fluvanna County by industry supersector. Over this period, the largest employment gains occurred in 
the Education and Health Services (up 31 jobs), Other Services (up 12 jobs), and Natural Resources and 
Mining (up 7 jobs) sectors. The largest employment losses occurred in the Construction (down 270 jobs), 
Professional and Business Services (down 26 jobs), and Manufacturing (down 9 jobs) sectors.  
 

Figure 10: Change in Private Employment by Industry Supersector in Fluvanna County from  

2023 to 202419 

 
 

Unemployment 

Figure 11 illustrates the trend in Fluvanna County’s unemployment rate over the five-year period from 
May 2020 through May 2025 and benchmarks those data against the statewide trend for Virginia. As 
these data show, unemployment rates in Fluvanna County tracked slightly below the statewide trend 
throughout the period. In April 2020 unemployment in the county and state significantly rose as a result 
of the labor dislocations caused by the COVID-19 pandemic. As of May 2025, unemployment stood at 
3.1 percent in Fluvanna County compared to 3.5 percent in Virginia as a whole. 
 

 
19 Data Source: U.S. Bureau of Labor Statistics. 

-270

-26

-9

-6

0

0

4

7

12

31

-350 -300 -250 -200 -150 -100 -50 0 50

Construction

Professional and Business Services

Manufacturing

Leisure and Hospitality

Trade, Transportation and Utilities

Financial Activities

Information

Natural Resources and Mining

Other Services

Education and Health Services



 
 

 
Economic and Fiscal Contribution of Expedition Generating Station 12 

 

Figure 11:  Unemployment Rate – May 2020 through May 202520 

 

Summary of the Local Economic Profile 

Fluvanna County has experienced overall employment growth over the five-year period from December 
2019 to December 2024, increasing by 11.8 percent. Additionally, the county’s unemployment rate has 
remained below the state of Virginia’s rate from May 2020 to May 2025. The Expedition Generating 
Station would directly support Fluvanna County’s largest employment sector, construction. As of 
December 2024, the county’s construction sector consisted of 867 employees. However, the sector had 
a loss of 270 jobs between 2023 and 2024. The construction of the Expedition Generating Station would 
directly support the county’s construction employment, and the project would pay wages that are at or 
above the current average weekly wage ($1,475 per week)21 that is 33 percent above the countywide 
weekly wage of $1,107 per week. 
 

 

 

  

 
20 Data Source: U.S. Bureau of Labor Statistics. 
21 Tenaska. 

0.0%

2.0%

4.0%

6.0%

8.0%

10.0%

12.0%

Fluvanna
County

Virginia



 
 

 
Economic and Fiscal Contribution of Expedition Generating Station 13 

 

Economic Impact 

The analysis provided in this section quantifies the economic contribution that the proposed Expedition 
Generating Station project would make to Fluvanna County and to the state of Virginia. The analysis 
separately evaluates the pulse of economic activity that would occur during the construction phase of 
the project, as well as the annual economic activity that the project would generate during its ongoing 
operations phase. 

Method 

To empirically evaluate the likely local economic impact attributable to the proposed Expedition 
Generating Station project, the analysis employs a regional economic impact model called IMPLAN.22 
The IMPLAN model is one of the most commonly used economic impact simulation models in the U.S. 
and in Virginia is used by UVA’s Weldon Cooper Center, the Virginia Department of Planning and Budget, 
the Virginia Employment Commission, and other state agencies and research institutes. Like all 
economic impact models, the IMPLAN model uses economic multipliers to quantify economic impact. 
 

Economic multipliers measure the ripple effects that an expenditure generates as it makes its way 
through the economy. For example, when the Expedition Generating Station project purchases goods 
and services – or when contractors and employees hired by the facility use their salaries and wages to 
make household purchases – thereby generating income for someone else, which is in turn spent, 
thereby becoming income for yet someone else, and so on, and so on. Through this process, one dollar 
in expenditures generates multiple dollars of income. The mathematical relationship between the initial 
expenditure and the total income generated is the economic multiplier.  
 

One of the primary advantages of the IMPLAN model is that it uses regional and national production and 
trade flow data to construct region-specific and industry-specific economic multipliers, which are then 
further adjusted to reflect anticipated actual spending patterns within the specific geographic study area 
that is being evaluated. As a result, the economic impact estimates produced by IMPLAN are not 
generic. They reflect as precisely as possible the economic realities of the specific industry, and the 
specific study area, being evaluated. 
 

In the analysis that follows, these impact estimates are divided into three categories. The first-round 
direct impact measures the direct economic contribution of the entity being evaluated (e.g., own 
employment, wages paid, goods and services purchased by the Expedition Generating Station project). 
The second-round indirect and induced impact measures the economic ripple effects of this direct 
impact in terms of business to business, and household (employee) to business, transactions. The total 
impact is simply the sum of the preceding two. These categories of impact are then further defined in 
terms of employment (the jobs that are created), labor income (the wages and benefits associated with 
those jobs), and economic output (the total amount of economic activity that is created in the 
economy).  

 
22 IMPLAN is produced by IMPLAN Group, LLC.  
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Construction Phase 

This portion of the section assesses the economic impact that the pulse of activity associated with the 
construction of the Expedition Generating Station project would have on Fluvanna County and the state 
of Virginia.  
 

Economic Impact Assumptions  

The analysis is based on the following assumptions: 

• Total capitalized investment in the Expedition Generating Station project is estimated to be 
approximately $2.4 billion, consisting of approximately:23 

o $948.4 million in equipment and procurement expenses. 
o $1.4 billion in construction and development costs. 

• For modeling purposes, all construction expenditures are assumed to take place during a 
representative 12-month period. The actual construction period will be approximately 4 years. 

Economic Impact – Fluvanna County 

The Expedition Generating Station project would directly support approximately 1,500 local and non-
local full-time equivalent construction workers during a representative 12-month construction period 
(1,500 job years).24 
 
As shown in Table 1, based on the IMPLAN analysis, construction of the Expedition Generating Station 
project would provide a pulse of economic activity directly supporting approximately:  1) 66 job years, 2) 
$5.4 million in wages and benefits, and 3) $12.9 million in economic output to Fluvanna County (in 2025 
dollars). 
 
Taking into account the economic ripple effects that direct investment and the per diem spending of 
non-local construction workers would generate, the total estimated impact on Fluvanna County would 
support approximately: 1) 116 job years, 2) $7.5 million in wages and benefits, and 3) $20.3 million in 
economic output (in 2025 dollars). 
 
 
 
 
 

 
23 Data Source: Tenaska. Preliminary investment estimate is subject to change based on final vendor contracts. 
24 Please note actual construction is expected to take approximately 4 years. 1,500 job years can also be expressed as 375 full-
time equivalent construction workers employed for each year of construction. 
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Table 1:  Estimated Economic Impact on Fluvanna County from Construction of the Expedition 

Generating Station Project (2025 Dollars)25,26,27 

Economic Impact Employment – 
Job Years  

Wages and 
Benefits 

Economic 
Output 

1st Round Direct Economic Activity 66 $5,383,000 $12,851,000 

2nd Round Indirect and Induced Economic Activity 50 $2,075,000 $7,431,000 

Total Economic Activity 116 $7,458,000 $20,282,000 
*Totals may not sum due to rounding. 
 

Economic Impact – Virginia Statewide 
(includes Fluvanna County Impact). 

 
The Expedition Generating Station project would directly support approximately 1,500 local and non-
local full-time equivalent construction workers during a representative 12-month construction period 
(or 1,500 job years).28 
 

Applying the above stated assumptions in the IMPLAN model results in the following estimates of 
economic impact on the state of Virginia. As shown in Table 2, construction of the Expedition Generating 
Station project would directly provide a pulse of economic activity supporting approximately:  1) 1,188 
job years, 2) $115.7 million in wages and benefits, and 3) $274.0 million in economic output to the state 
of Virginia as a whole (in 2025 dollars). 
 

Taking into account the economic ripple effects that direct investment would generate, the total 
estimated impact on the state of Virginia would support approximately:  1) 2,041 job years, 2) $170.6 
million in wages and benefits, and 3) $445.6 million in economic output (in 2025 dollars). 
 

Table 2:  Estimated Economic Impact on the State of Virginia from Construction of the Expedition 
Generating Station Project (2025 Dollars) 

Economic Impact  Employment – 
Job Years 

Wages and 
Benefits 

Economic 
Output 

1st Round Direct Economic Activity 1,188 $115,681,000 $274,013,000 
2nd Round Indirect and Induced Economic Activity 854 $54,948,000 $171,615,000 
Total Economic Activity 2,041 $170,628,000 $445,629,000 
*Totals may not sum due to rounding.  

 
25 A construction sector job, also referred to as a job year, is equal to one job over one year. It is used to denote employment on 
construction projects to account for the fact that actual on-site employment may vary over the period. 
26 It is important to note that construction sector jobs are not necessarily new jobs, but the investments made can also support 
an existing job during the construction of the project. Additionally, it is important to note that it is not possible to know with 
certainty what proportion of jobs would go to county or state construction contractors or be filled by county or state residents. 
27 Wages and Benefits are included in the Economic Output associated with the project. 
28 Please note actual construction is expected to take approximately 4 years. 1,500 job years can also be expressed as 375 full-
time equivalent construction workers employed for each year of construction. 
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Ongoing Operations Phase 

This portion of the section assesses the annual economic impact that the ongoing operations of the 
Expedition Generating Station project would have on Fluvanna County and the state of Virginia. 
 
Economic Impact Assumptions  

The analysis is based on the following information and assumptions: 

• The Expedition Generating Station project would employ approximately 29 full-time onsite 
workers and source locally available materials and services for the maintenance of the facility.29 

 

Economic Impact – Fluvanna County 

Applying these assumptions in the IMPLAN model results in the following estimates of annual economic 
impact on Fluvanna County. As shown in Table 3, annual operation of the Expedition Generating Station 
project would on average directly support approximately:  1) 29 jobs, 2) $5.5 million in wages and 
benefits, and 3) $55.4 million in economic output to Fluvanna County (in 2025 dollars). 
 
Taking into account the economic ripple effects that direct impact would generate, the total estimated 
annually supported impact on Fluvanna County would be approximately:  1) 82 jobs, 2) $8.8 million in 
wages and benefits, and 3) $75.2 million in economic output (in 2025 dollars). 
 

Table 3:  Estimated Annual Economic Impact on Fluvanna County from the Ongoing Operation of the 
Expedition Generating Station Project (2025 Dollars) 

Economic Impact Employment Wages and 
Benefits 

Economic 
Output 

1st Round Direct Economic Activity 29 $5,543,000 $55,386,000 

2nd Round Indirect and Induced Economic Activity 53 $3,306,000 $19,838,000 

Total Economic Activity 82 $8,849,000 $75,224,000 

*Totals may not sum due to rounding. 
 

Economic Impact – Virginia Statewide 
(includes Fluvanna County Impact). 

 
Applying these assumptions in the IMPLAN model results in the following estimates of annual economic 
impact on the state of Virginia. As shown in Table 4, annual operation of the proposed Expedition 
Generating Station project would directly support approximately:  1) 29 jobs, 2) $5.5 million in wages 
and benefits, and 3) $55.4 million in economic output to the state of Virginia (in 2025 dollars). 
 

 
29 Data Source: Tenaska. 
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Taking into account the economic ripple effects that direct impact would generate, the total estimated 
annually supported impact on the state of Virginia would be approximately:  1) 135 jobs, 2) $13.4 million 
in wages and benefits, and 3) $90.6 million in economic output (in 2025 dollars). 
 

Table 4:  Estimated Annual Economic Impact on the State of Virginia from the Ongoing Operation of the 
Expedition Generating Station Project (2025 Dollars) 

Economic Impact Employment Wages and 
Benefits 

Economic 
Output 

1st Round Direct Economic Activity 29 $5,543,000 $55,386,000 

2nd Round Indirect and Induced Economic Activity 106 $7,839,000 $35,170,000 

Total Economic Activity 135 $13,381,000 $90,556,000 

*Totals may not sum due to rounding. 
 

Fiscal Impact  

The analysis on the following pages quantifies the direct fiscal contribution that the Expedition 
Generating Station project would make to Fluvanna County and to the state of Virginia. It should be 
noted at the outset, however, that the analysis that follows likely understates the actual fiscal impact 
that the Expedition Generating Station project would have, as it only accounts for the direct fiscal 
impact that the Expedition Generating Station project would have on Fluvanna County. It does not take 
into account any additional tax revenue that would be generated as a result of the indirect economic 
activity attributable to the ongoing operation of the Expedition Generating Station project.  

Fiscal Impact Assumptions 

The analysis is based on the following assumptions: 

• Total capitalized investment in the Expedition Generating Station project is estimated to be 
approximately $2.4 billion.30 

• Total investment in equipment and materials associated with the Expedition Generating Station 
project that would be subject to sales and use tax is approximately $970.1 million.31 

• The anticipated operational life of the Expedition Generating Station project is 30 years.32 

• Tax rates and locality ratios remain constant throughout the analysis. 

 

 
30 Data Source: Tenaska. Preliminary investment estimate. Please note that actual costs may increase or decrease depending on 
vendor contracts. 
31 Data Source: Tenaska. Preliminary investment estimates are subject to change based on final vendor contracts. 
32 Data Source: Tenaska. 
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Fiscal Impact Results  

Sales and Use Tax 

Table 5 shows the estimated sales tax generated during the construction phase of the project in 
Fluvanna County and the state of Virginia. As indicated in Table 5, the Fluvanna County sales tax revenue 
is estimated to be approximately $9.7 million and the state sales tax revenue is estimated to be 
approximately $41.7 million (in 2025 dollars). 
 
Table 5: Estimated One-Time Sales Tax Revenue from Construction of the Expedition Generating Station 

Project (2025 Dollars) 

Fiscal Impact Fluvanna County State of Virginia 

Sales Tax Rate  1.0% 4.3% 

Taxable Base $970,077,900 $970,077,900 

Total Sales Tax Revenue $9,700,800 $41,713,300 
 

Taxation of Capital Investment 

The following calculations of the estimated additional revenue generated from taxation of the capital 
investment in the project are based on: 1) the total taxable capital investment in Fluvanna County, times 
2) the State Corporation Commission’s current utility assessment ratio for taxation of public utilities in 
Fluvanna County, times 3) the current applicable State Corporation Commission depreciation guidelines, 
times 4) Fluvanna County’s real property tax rate of $0.75 per $100 pursuant to Virginia Code §58.1-
2606.  
 
As the data in Table 6 indicate, the estimated additional county revenue from taxation of capital 
investments associated with the Expedition Generating Station project would be approximately $14.3 
million in the project’s first year of operation, with that figure projected to decline to approximately 
$1.8 million by the project’s 25th year of operation and thereafter as the value of the proposed capital 
investments is depreciated, for a cumulative total of approximately $247.7 million over 30 years (in 2025 
dollars). 
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Table 6: Estimated Annual Fluvanna County Tax Revenue Generated by the Expedition Generating 
Station Project (in 2025 Dollars) 

Year Depreciated Value of Taxable Capital 
Investment33 

Additional Annual County Tax Revenue 
from Investment34 

Total Taxable Capital Investment in Fluvanna County: $2,210,950,00035  

1 $1,912,281,000  $14,342,000  
2 $1,912,281,000  $14,342,000  
3 $1,912,281,000  $14,342,000  
4 $1,912,281,000  $14,342,000  
5 $1,906,670,000  $14,300,000  
6 $1,855,968,000  $13,920,000  
7 $1,799,809,000  $13,499,000  
8 $1,742,873,000  $13,072,000  
9 $1,682,613,000  $12,620,000  

10 $1,618,612,000  $12,140,000  
11 $1,548,322,000  $11,612,000  
12 $1,476,425,000  $11,073,000  
13 $1,400,164,000  $10,501,000  
14 $1,319,539,000  $9,897,000  
15 $1,233,928,000  $9,254,000  
16 $1,143,121,000  $8,573,000  
17 $1,046,912,000  $7,852,000  
18 $944,884,000  $7,087,000  
19 $836,830,000  $6,276,000  
20 $722,127,000  $5,416,000  
21 $600,774,000  $4,506,000  
22 $471,941,000  $3,540,000  
23 $335,419,000  $2,516,000  
24 $245,236,000  $1,839,000  
25 $240,556,000  $1,804,000  
26 $240,556,000  $1,804,000  
27 $240,556,000  $1,804,000  
28 $240,556,000  $1,804,000  
29 $240,556,000  $1,804,000  
30 $240,556,000  $1,804,000  

Cumulative Total $247,685,000 

*Totals may not sum due to rounding. 

 
33 Accounts for the State Corporation Commission’s applicable depreciation guidelines by type of investment and the utility 
assessment ratio for taxation of public utilities. 
34 Calculated pursuant to Virginia Code §58.1-2606. Please note that the tax rate and locality ratio remain constant throughout 
the analysis. Actual rates may vary over time. 
35 Data Source: Tenaska. Excludes the value of land and non-utility buildings as assessment methods are currently unknown.  
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Relative Comparisons 

This section provides a benchmark for the previous estimates of the fiscal contribution that the 
Expedition Generating Station project would make to Fluvanna County by comparing the estimated 
average annual revenue generated by the Expedition Generating Station project to Fluvanna County’s 
adopted Fiscal Year (FY) 2026 budget as well as showing the fiscal impact of Tenaska’s natural gas 
generating facility that is currently operating in Fluvanna County. 

Fluvanna County Fiscal Year 2026 Budget  

As shown in Table 7, in FY 2026, Fluvanna County projected operating revenues, which include all 
property taxes from real estate, personal property, machinery and tools, and other state and federal 
sources, are estimated at approximately $68.1 million. The average annual Expedition Generating 
Station revenue for the county, approximately $8.3 million, would contribute annual revenues 
comparable to approximately 12 percent of the county’s operating revenues. 
 
Table 7 also compares Fluvanna County’s estimated FY 2026 expenditures to the estimated average 
annual revenue generated by the Expedition Generating Station project. The estimated average annual 
revenue represents over 100 percent of most expenditure types including 566 percent of Health and 
Welfare, 106 percent of Parks, Recreation, and Culture, and 544 percent of Community Development. 
 
Table 7: Estimated Average Annual Tax Revenue Generated by the Expedition Generating Station 

Project as a Percent of Fluvanna County Expenditures and Revenue for FY 202636 

   

Expedition Generating Station Average Annual Revenue37 $8,256,200 

FY 2026 Revenues      Percent of Revenue 

Operating Revenue38 $68,124,900 12% 

Total Revenues39 $117,769,600 7% 

FY 2026 Expenditures      Percent of Expenditures 

General Government $4,141,827 199% 

Judicial Administration $1,790,622 461% 

Public Safety $14,828,870 56% 

Public Works $4,581,331 180% 

Health and Welfare $7,763,666 566% 

Parks, Recreation & Cultural $1,458,262 106% 

 
36 Data Source: Fluvanna County FY 2026 adopted budget. 
37 Calculated as the total revenue from Table 6 divided by 30 years. 
38 Operating Revenue includes revenues from all real estate, personal property, machinery and tools, Mobile Homes, and Other 
Local, Commonwealth, Federal, Federal – ARPA, Use of Fund Balance. 
39 Total Revenues include Operating Revenue, Schools, Social Services, Debt Service, Capital Improvement Plan, Enterprise. 
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Community Development $1,518,202 544% 

Nondepartmental $1,342,704 615% 

Schools40 $56,950,316 14% 

Debt Service $8,876,348 93% 

Capital Improvement Plan 10,261,439 80% 

Enterprise $4,256,022 194% 

Total Expenditures41 $117,769,600 7% 

Fiscal Impact of Tenaska Virginia Generating Station 

The Expedition Generating Station project would be located near the site of the Tenaska Virginia 
Generating Station. This is a 940 MW natural gas generating facility located in Fluvanna County that has 
been in operation since 2004. Since the beginning of its operations, the Tenaska Virginia Generating 
Station has paid approximately $35.4 million in cumulative property taxes to Fluvanna County.42  
 
Tenaska Virginia Generating Station has remained a principal property taxpayer in Fluvanna County for 
the last twenty years of operations. The facility was the county’s highest taxpayer for 18 out of the last 
20 years, with its assessed value ranging from approximately 12 to 5 percent of the county’s total 
assessed valuation from 2005 to 2024 respectively.43 The addition of the Expedition Generating Station 
project would reinforce Tenaska as a top principal taxpayer in Fluvanna County.  

Total Benefits 

Table 8 summarizes Tables 1 through 6 to show the total economic and fiscal impact of the Expedition 
Generating Station project.  
 
As Table 8 shows, the total economic output of the Expedition Generating Station project during 
construction would be approximately $20.3 million in Fluvanna County and approximately $445.6 
million in the state of Virginia. The average annual economic output during ongoing operations of the 
project would be approximately $75.2 million in Fluvanna County and $90.6 million in the state of 
Virginia. 
 
Table 8 also shows the total fiscal impact of the project on Fluvanna County and the state of Virginia. 
During construction of the Expedition Generating Station, the project would generate approximately 
$9.7 million in Fluvanna County sales tax revenue and approximately $41.7 million in state sales tax 
revenue. Over its anticipated 30-year operational life, the project would generate approximately $247.7 
million in cumulative Fluvanna County revenue from the taxation of the capital investment. 

 
40 Schools expenditures include local/county, state, federal, and other local.  
41 Total Revenues include Operating Revenue, Schools, Social Services, Debt Service, Capital Improvement Plan, Enterprise. 
42 Data Source: Tenaska. 
43 Data Source: Fluvanna County’s Comprehensive Annual Financial Report for FY 2014-2024. 
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Table 8: Estimated Total Economic and Fiscal Impact of the Expedition Generating Station Project 

 Fluvanna County Virginia 

Total Economic Impact – Construction    

Employment (Job Years)44  116 2,041 

Wages and Benefits $7,458,000 $170,628,000 

Economic Output45  $20,282,000 $445,629,000 

Total Economic Impact – Ongoing Operations   

Employment  82 135 

Wages and Benefits $8,849,000 $13,381,000 

Economic Output $75,224,000 $90,556,000 

Total Fiscal Impact – Construction   

One-Time Sales Tax Revenue $9,700,800 $41,713,300 

Total Fiscal Impact – Ongoing Operations    

Cumulative Total Revenue  $247,685,000 N/A 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The estimates provided in this report are based on the best information available and all reasonable care 
has been taken in assessing the quality of that information. However, because these estimates attempt 
to foresee the consequences of circumstances that have not yet occurred, it is not possible to be certain 
that they will be representative of actual events. These estimates are intended to provide a good 
indication of likely future outcomes and should not be construed to represent a precise measure of those 
outcomes. 

 
44 Wages and Benefits are included in the Economic Output associated with the project. 
45 A construction sector job, also referred to as a job year, is equal to one job over one year. It is used to denote employment on 
construction projects to account for the fact that actual on-site employment may vary over the period. 
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Expedition Generation Station: Economic Output and Local Spending 

Economic Output = Wages and Benefits + Purchases of Goods and Services + Business Profits + Taxes 
 

For the Expedition Generating Station, the total economic output was estimated to be approximately 
$75.2 million, with $8.8 million associated with wages and benefits of labor. The remaining $66.4 million 
consists of purchases of goods and services, business profits, and taxes (see Table A). 
 

Table A:  Estimated Annual Economic Impact on Fluvanna County from the Ongoing Operation of the 
Expedition Generating Station Project (2025 Dollars) 

Economic Impact Employment Wages and 
Benefits 

Purchases / 
Profits / 

Taxes 

Economic 
Output 

1st Round Direct Economic Activity 29 $5,543,000 $49,844,000 $55,386,000 
2nd Round Indirect and Induced Economic 
Activity 53 $3,306,000 $16,532,000 $19,838,000 

Total Economic Activity 82 $8,849,000 $66,375,000 $75,224,000 

*Totals may not sum due to rounding. 
 
Table A also shows the estimated value of the spending with local suppliers and businesses associated 
with business to business and household (employee) to business interactions. That value is 
approximately $19.8 million. Table B details how this 2nd round spending is distributed among the top 10 
industry sectors in Fluvanna County. 
 

Table B:  Estimated Local Ripple Effect on Fluvanna County’s Industries from the Ongoing Operation of 
the Expedition Generating Station Project (2025 Dollars) 

Local Industries Benefiting from Local Spending Indirect and 
Induced Output 

22 Utilities $8,687,700 
21 Mining, Quarrying, and Oil and Gas Extraction $4,952,500 

54 Professional, Scientific, and Technical Services $1,573,100 
53 Real Estate and Rental and Leasing $1,077,400 
48-49 Transportation & Warehousing $851,600 
56 Administrative & Support & Waste Management & Remediation Services $601,900 
23 Construction $436,200 
52 Finance & insurance $338,300 
51 Information $302,200 
44-45 Retail trade $234,600 
All Others $782,300 
Total $19,838,000 
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Appendix: Terms and Definitions 

Construction Phase Economic Impact: The one-time economic boost during the construction period of a 
project. This includes employment, wages and benefits, and economic output generated by construction 
activities that occur only during the construction period. 
 
Direct Impact: Measures the immediate (first-round) economic contribution of an economic event or an 
entity including employment, wages and benefits, and purchases. 
 
Economic Impact: The value an entity adds to the economy through purchases, production, job creation, 
tax revenue, and related activities associated with a project’s economic boost from construction or 
operational phases. 
 
Economic Multipliers: Factors used in economic models like IMPLAN to estimate the broader impact of 
a dollar spent in an economy. These multipliers help measure the total economic contribution generated 
from initial direct investment or economic activity. Applying multipliers to a direct economic impact 
results in indirect and induced economic impacts. 
 
Economic Output: An accounting of all the money that changes hands within a local economy, reflecting 
the total value of goods and services produced. It includes all business revenues, wages and benefits, 
taxes, and other income generated through the production and distribution of goods and services in a 
specific region. 
 
Fiscal Impact: The financial contribution a project makes to government revenues. 
 
IMPLAN: A regional economic impact modeling software used to estimate the effects of economic 
activities such as job creation or construction spending on local, regional, or statewide economies. The 
model calculates location specific impacts using economic multipliers. 
 
Indirect and Induced Impact: Refers to the broader (second-round) economic ripple effects that result 
from the initial direct (first-round) impact of an entity or economic event. Indirect impacts occur when 
businesses purchase goods and services from other businesses, while induced impacts occur when 
employees spend their wages in the local economy. Together, these effects measure how the original 
activity generates further economic activity across other sectors in the local economy. 
 
Job Years: A construction sector job, also referred to as a job year, is equal to one job over one year. It is 
used to denote employment on construction projects to account for the fact that actual on-site 
employment may vary over the period.  
 
Ongoing Operations Phase Economic Impact: The continual economic contribution of a project once it 
is operational including employment, wages and benefits, and economic output that occurs annually.  
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Megawatt (MW): A measure of power equivalent to one million watts. Often used to quantify the 
output capacity of large power plants or energy consumption.  
 
Wages and Benefits: Wages are the direct payments employees receive for their work, such as salaries 
or hourly pay. Benefits include additional forms of compensation like health insurance, retirement plans, 
and paid time off.  
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To: Fluvanna County Planning Commission / Fluvanna County Board of Supervisors 

From: Expedition Generation Holdings, LLC 

Date: January 8, 2026 

Re: Expedition Generating Station – Supplementary Environmental Information 
 

I. Introduction 
 
The Virginia Department of Environmental Quality (DEQ) is the best-equipped with technical 
expertise to evaluate and authorize environmental permitting and regulations.  However, given 
interest in the environmental aspects of the proposed facility, Tenaska has provided additional 
information and resources to the county, including: 
 
• An environmental memo, dated November 14, 2025, outlining the applicable air and 

wastewater permits and associated compliance. 
 
• At the suggestion of Commissioner Kilpatrick, the county has hired former DEQ director 

David Paylor to consult on these complex environmental and regulatory issues, to be paid 
by Tenaska.  Our understanding is that he has provided a work product to the county, which 
Tenaska has not seen or had input. 

 
This additional supplemental memo provides relevant background information and corrective 
and clarifying information in light of recent reports claiming to detail health impacts associated 
with natural gas-fueled power generation in Fluvanna County.  It also provides preliminary air 
quality modeling results in support of Expedition’s air permit application currently under 
development in anticipation of the DEQ process. 
 
The Clean Air Act and NAAQS Standards 
• In the US, the regulation of air quality exposures to specific chemicals, including 

particulate matter (PM), is strictly regulated based on a highly sophisticated and structured 
human health risk process conducted by the US Environmental Protection Agency (EPA). 
The formal human health-based regulations are known as the National Ambient Air Quality 
Standards (NAAQS) that are regulated under the Clean Air Act. 

• The NAAQS define human health-based specific concentrations (i.e., how much of a 
substance in micrograms per cubic meter of air [μg/m3]) and duration (e.g., number of 
hours, days, or years) for each substance. 

• The NAAQS are based on criteria allowing for an adequate margin of safety and are 
requisite to protect the public health, including the health of ‘sensitive’ populations such as 
asthmatics, children, and the elderly.  They are based on considering and defining 
“acceptable” public health risk levels as zero risk is impossible. 
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• In 2024, the EPA under the Biden administration significantly strengthened the annual 
standard for PM2.5, lowering it by 25% after an extensive, multi-year process that included 
detailed and exhaustive reviews of the published health literature.  The overall review 
process was conducted by EPA and involved in-depth reviews and analysis by independent 
scientists. The review process considered hundreds of scientific papers and reviews and 
guidance published by other countries and health agencies, including the World Health 
Organization Global Air Quality Guidelines. 

• The new standard was widely praised by public health organizations and environmental 
groups, including the Southern Environmental Law Center. 

 
A Basic Understanding of PM2.5  
PM stands for particulate matter and is the term for a mixture of solid particles and liquid 
droplets found in the air.  Some particles, such as dust, dirt, soot, or smoke, are large or dark 
enough to be seen with the naked eye.  Others are so small they can only be detected using an 
electron microscope.  Particle pollution includes PM10, which are inhalable particles with 
diameters that are generally 10 micrometers and smaller; and PM2.5, which are fine inhalable 
particles, with diameters that are generally 2.5 micrometers and smaller. 
 
PM comes in many sizes and shapes and can be made up of hundreds of different chemicals.  
Some are emitted directly from a source, such as construction sites, unpaved roads, fields, 
smokestacks, or fires.  Most particles form in the atmosphere as a result of complex reactions of 
chemicals such as sulfur dioxide and nitrogen oxides, which are pollutants emitted from power 
plants, industries, and automobiles. 
 

II. Dominici Lab Reports 

In 2025, the Dominici Lab, led by statisticians and data scientists, produced health impact studies 
commissioned by the Southern Environmental Law Center addressing at least two proposed 
natural gas-fired power plants.1  We understand that a similar study has recently been produced 
regarding Expedition, though it has not been made publicly available.  Tenaska offers high-level, 
but not exhaustive, observations below regarding these third-party reports and concerns about 
their methodologies. 
 
In the two reports released in 2025, the Dominici Lab used non-regulatory standard methods in 
their analyses, which “applies causal inference Artificial Intelligence to data on emissions to 
model the movement through the air …” and uses the InMAP model.  These methods and this 
model are described as “theoretically simple enough for use by non-experts,”2 and a “reduced-
complexity model.”3  One can infer this was done to save time and cost and allow non-experts to 

 
1 Report: Balico Proposal Impact Analysis, Pittsylvania Co., VA, April 2025 (Balico Report) 2025.04.12-Public-
Health-Impacts-Analysis-Balico-Gas-Plant-FINAL-REPORT.pdf; Air Pollution from the Proposed Canadys Plant, 
Colleton Co., SC, October 2025 (Canadys Report) Applied-Impact-Report-092225-D2.indd 
2 Canadys Report, endnote 19 
3 Canadys Report, Part 2 page 3 

https://www.selc.org/wp-content/uploads/2025/04/2025.04.12-Public-Health-Impacts-Analysis-Balico-Gas-Plant-FINAL-REPORT.pdf
https://www.selc.org/wp-content/uploads/2025/04/2025.04.12-Public-Health-Impacts-Analysis-Balico-Gas-Plant-FINAL-REPORT.pdf
https://www.selc.org/wp-content/uploads/2025/10/Applied-Impact-Report-092225-F.pdf
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perform the work.  Not surprisingly, none of these methodologies are approved by the EPA or the 
DEQ for regulatory purposes in determining the air quality impacts from a proposed facility 
seeking an air permit.  Instead, both agencies prefer and recommend use of the AERMOD 
dispersion model4, which is being used for Expedition.  Accordingly, the methodology employed 
by the Dominici Lab, which presumably will be the same approach taken with their assessment 
of Expedition, does not include the scientific rigor and quality assurance that are entailed with 
the AERMOD dispersion model.  This renders Dominici Lab’s assessments generally less 
accurate and reliable if not significantly incorrect. 
 
The referenced Dominici Lab studies state repeatedly that 0.1 µg/m3 is the annual average 
threshold above which severe health impacts occur.5  The Dominici Lab seemingly uses this 
threshold, as well as 0.01 µg/m3 and even 0.001 µg/m3, to maximize the number of people who 
will be “exposed” to emissions from the proposed plants.  For example, using the 0.001 µg/m3 
threshold in the Canadys report resulted in 2,095,122 “exposed” individuals, or almost 40% of 
the entire population of the State of South Carolina.6  Further, using an unknown threshold, the 
currently un-published report for Expedition purportedly states that “4+ million” people will be 
“exposed,”7 which translates to greater than 45% of the entire population of Virginia.  Such an 
assumption is on its face highly suspect. 
 
For comparison, EPA monitoring data for the past three years show the annual average PM2.5 in 
Albemarle County/Charlottesville is currently 71 times higher than the concentration attributable 
by Dominici Lab as causing serious health impacts (i.e., 0.1 µg/m3), yet such current average 
PM2.5 level is still in compliance with the health-based National Ambient Air Quality Standard 
(NAAQS), which was lowered just last year by the Biden Administration (which is 90 times 
higher than the Dominici Lab’s severe impacts threshold).8  Further, the lowest annual average in 
the entire country, in other words the “cleanest” monitored area in the country, is still 11 times 
higher than the Dominici Lab’s threshold.  This means, using Dominici Lab’s threshold for 
serious health effects, the entire population of the United States is experiencing severe health 
impacts from PM2.5.  Again, the underlying assumptions of the Dominici Lab’s methodology 
appear misplaced based on regulatory standards for PM2.5 intended to protect human health. 

 
4 https://www.epa.gov/scram/air-quality-dispersion-modeling-preferred-and-recommended-models 
5 Balico Report, pg. 3 “The most serious health impacts occur when PM2.5 levels in an area exceed 0.1 µg/m3 for 
prolonged periods of time.  Exposure at this level correlates with severe impacts, including increased 
hospitalizations due to heart attack, pneumonia, cardiovascular issues or, in some cases, stroke or cancer.’; Canadys 
Report, pg. 5 “To identify areas of greatest concern, the research team flagged tracts with PM2.5 exposure increases 
exceeding 0.1 µg/m3. 
6 Canadys Report Figure 6; https://www.census.gov/quickfacts/fact/table/SC/PST045224 
7 https://www.fluvannahorizonsalliance.org/ 
8 https://www.epa.gov/air-trends/air-quality-design-values  There are 1,039 EPA reference method ambient PM2.5 
monitors in the United States that are used to determine whether an area is meeting the health-based National 
Ambient Air Quality Standards (NAAQS).  The lowest single annual average value during 2022-24, in Hilo, Hawaii, 
was 1.1 µg/m3, compared to the NAAQS of 9.  Of note, the 20 Virginia monitors ranged from 4.1-9.5 µg/m3 
(NAAQS compliance is determined using a 3-yr avg) with an average of 7.0.  The monitor closest to Fluvanna 
County, in Albemarle County just north of Charlottesville, had an average value over the three years of 7.1 µg/m3.   

https://www.epa.gov/scram/air-quality-dispersion-modeling-preferred-and-recommended-models
https://www.census.gov/quickfacts/fact/table/SC/PST045224
https://www.fluvannahorizonsalliance.org/
https://www.epa.gov/air-trends/air-quality-design-values
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Further comparison with certain everyday indoor activities such as cooking also provides relative 
context.  Indoor PM2.5 typically ranges from 2.5- 5 μg/m3 but can be significantly higher during 
certain activities.  A California Air Resources Board study9 found kitchen levels of PM10 ranged 
from 60 to 1,400 µg/m3 during cooking activities with a gas stove and the self-cleaning cycle of 
a gas stove produced concentrations over 3,600 µg/m3 over several hours.  Even oven cleaning of 
an electric stove produced levels of almost 1,000 µg/m3.  Another study from the American 
Journal of Student Research10 showed levels of PM2.5 from roasting can exceed 400 µg/m3 and 
even steaming exceeded 40 µg/m3.  While these are relatively short-term in duration, they 
provide context to ubiquitous activities compared to the purported health effects at the extremely 
low concentrations used by Dominici Lab. 
 
The Dominici Lab team attempts to calculate PM2.5 emissions for the proposed plants being 
evaluated by using data from two existing plants that use similar combustion turbine technology, 
one being Tenaska’s Westmoreland Generating Station in Pennsylvania.  Instead of using actual 
emissions data directly reported to the Pennsylvania Department of Environmental Protection, 
they use industry-wide emission factors from EPA that result in substantially higher emissions 
(over twice as high).11  The table below presents the difference in Dominici Lab-calculated and 
Tenaska-reported emissions from Westmoreland, the former of which informed Dominici Lab’s 
calculated emissions for the proposed plants they were evaluating.  This failure to use actual 
emission data is seemingly intentional, as the industry-wide emission factor suits its purposes 
better.  This further calls into question the accuracy and even legitimacy of the reports for 
purposes of assessing Expedition’s emissions. 
 

 
 
  

 
9 https://ww2.arb.ca.gov/sites/default/files/2020-03/cookingstudy_0.pdf 
10 https://ajosr.org/wp-content/uploads/journal/published_paper/volume-3/issue-4/ajsr2025_5wxo2apQ.pdf 
11 Balico Report, Appendix 4 and footnote 10; Canadys Report, Appendix 3 and endnote 12 

Dominici Lab Calculated PDEP Reported

2019 105 24 330%

2020 37 29 30%

2021 67 48 39%

Avg. 70 34 107%

Year
PM2.5 Emissions (tons/yr) Difference

(% higher)

https://ww2.arb.ca.gov/sites/default/files/2020-03/cookingstudy_0.pdf
https://ajosr.org/wp-content/uploads/journal/published_paper/volume-3/issue-4/ajsr2025_5wxo2apQ.pdf
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Indeed, when referencing the Westmoreland plant as one of the two sources of emissions data, 
the Dominici Lab team thought it was important to state “Tenaska is ranked one of the top 12 
polluters in the state and is well-known to exceed EPA limits on emissions in its operations.”12  
This misleading and inflammatory commentary is not appropriate for inclusion in a purported 
objective, technical report, especially without context or relevance, and it further belies an 
underlying policy bias, as mentioned above.  Moreover, the reference to “top 12 polluters” is for 
carbon dioxide, not PM2.5, and being one of the largest such emitters in the state means simply 
Westmoreland is a relatively large and very efficient plant, together which incentivizes the grid 
operator PJM to dispatch it virtually every day it is not in a planned outage.  In other words, its 
carbon dioxide emissions are commensurate with its high run time. 
 
In summary, the Dominici Lab reports offer only questionable validity and reflect underlying 
policy bias instead of rigorous scientific analysis due to their: 
 Use of non-regulatory, non-standard models and methodologies; 
 Comparison with improper and impossibly low concentration levels instead of those set by 

EPA and DEQ for ambient air quality and air permitting purposes; 
 Use of inaccurate data; and 
 Inclusion of irrelevant, inflammatory commentary. 
 

  

 
12 Balico Report footnote 12; Canadys Report endnote 14 
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III. Raske Report 

Fluvanna County resident Benjamin Raske opines in a brief YouTube message and downloadable 
written summary on the purported health impacts of the proposed Expedition Generating Station 
(Expedition) and the existing Tenaska Virginia Generating Station (TVGS), primarily from 
emissions of fine particulate matter, or PM2.5.13  While referring to the plant as “very safe,” Mr. 
Raske goes on to make serious allegations regarding health impacts from its PM2.5 emissions 
using methods derived, in part, from the Dominici Lab reports. 
 
It is unclear what dispersion model Mr. Raske used but his report indicates it was either not 
AERMOD or was used in screening mode.14  The accuracy of data used as inputs to Mr. Raske’s 
model15 diverges significantly from the actual (TVGS) and preliminary proposed (Expedition) 
data being used for the modeling in support of Expedition’s air permit application, as compared 
in the table below. 
 

 
 

 
13 Health Impacts Analysis: Tenaska Dual Gas-Fired Power Plant Scenario – Fluvanna County, Virginia, November 
2025 (Raske Report) Tenaska Health Impact Analysis Fluvanna County VA 2025 
14 Raske Report, Section 6.1 Policy and Permitting Recommendations: “Conduct full AERMOD or CMAQ 
dispersion modeling before plant permitting to further refine health impact.” 
15 Raske Report, Section 3.2 

Model Inputs Raske TVGS / Expedition

Stack Height (ft) 200 153 / 180

Stack Diameter (ft) 8.2 18 / 20

Exhaust Temp (°F) 314 ~200

Meteorological Data (yrs) 2023 (avg.) 2020-24

No. of Stacks 2 5

Capacity Factor1 0.5 1.0

PM2.5 Emissions 24-hr avg. (lb/hr)2 ~226

PM2.5 Emissions annual avg. (lb/hr)2 ~107

NOx Emissions (lb/hr)2 71.4 ~143

SO2 Emissions (lb/hr)2 6.3 ~20

Secondary PM2.5 Formation3 Harvard EPA MERPs4

Model Output Raske Actual

Max. Concentration (µg/m3)5 0.70 0.60
1 maximum fraction of year operating
2 total of all stacks; TVGS data are historical actual and Expedition data are preliminary proposed
3 methodology to calculate PM2.5 emissions caused by emissions of NOx and SO2 precursors

5 annual avg.

4 Modeled Emission Rates for Precursors: EPA recommended methodology for PSD permit 
applications

1.2 - 2.0

https://www.youtube.com/watch?v=aVd_RSkTLRM
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These data discrepancies point to the overall inaccuracy of Mr. Raske’s analysis.  Further, as the 
Director of Student Success Analytics and Assessment at the University of Virginia McIntire 
School of Commerce with degrees in East Asian Studies and Business Operations 
Management,16 it is not clear what qualifies him to attempt to perform such highly technical/ 
scientific, health-based air quality studies. 
 
In summary, the Raske report is of questionable value due to: 
 Use of non-regulatory, non-standard models and methodologies 
 Use of inaccurate model input data; and 
 Reliance on Dominici Lab methodologies 

 
IV. Expedition Preliminary PM2.5 Modeling Results 

Preliminary results of PM2.5 modeling recently performed by Expedition’s technical expert, 
provided in the table below, indicate the outdoor impacts from the proposed Expedition project, 
the existing TVGS, and the cumulative impacts from BOTH Expedition and TVGS are/will be 
well below the NAAQS (<15%).  This remains true even when adding the conservatively high 
monitored background in Albemarle County, which includes impacts from all sources, including 
motor vehicles.  Note that Expedition’s results are based upon preliminary maximum emission 
rates while TVGS’s are based upon historical actual emissions (except for the 24-hr PM2.5 which 
are based upon maximum hourly emissions).  Actual emissions and, thus, impacts, will be much 
less. 
 

 

 
16 https://www.linkedin.com/in/benjamin-raske-98859730/ 

Scenario Avg. Period NAAQS Model Result1 % of NAAQS Background2 Model Result1,3 % of NAAQS

Annual 9 0.60 7% 7.1 7.7 86%

24-hr 35 5.17 15% 20.9 26.1 75%

Annual 9 0.60 7% 7.1 7.7 86%

24-hr 35 5.17 15% 20.9 26.1 75%

Annual 9 0.02 0% 7.1 7.1 79%

24-hr 35 0.99 3% 20.9 21.9 63%
1 µg/m3

2 from monitor at Albermarle Co. High School
3 including background
4 based upon historical actual emissions except for 24-hr PM2.5 w hich is based upon max hourly

TVGS &
Expedition
Combined

Expedition
Only

TVGS4

Only

https://www.linkedin.com/in/benjamin-raske-98859730/
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PLANNING COMMISSION STAFF REPORT 
 

To: Fluvanna County Planning Commission  From:  Todd Fortune 
Case: SA 25:01 Tenaska Project Expedition  District: Cunningham Election District 
          Request for Section 15.2-2232 Review 
Date: January 13, 2026 
 
General Information:      This Section 15.2-2232 request is to be considered by the Planning 

Commission on Tuesday, January 13, 2026 at 7:00 pm at the  
Carysbrook Performing Arts Center, 8880 James Madison 
Highway, Fork Union, Virginia 23055. The Commission held a 
public hearing on this request at its October 7, 2025 meeting and 
initially deferred the request until the November 18, 2025 meeting. 
At the November 18 meeting, the Commission further deferred the 
request until the January 13, 2026 meeting.   

 
Applicant:   Expedition Generation Holdings, LLC 
 
Owner:   Tenaska Power Generation, LLC, Pardee Virginia Timber 1 LLC 
 

Requested Action:  SA 25:01 Substantial Accord Review and Determination for 
Expedition Generation Holdings per Virginia Code Section 
15.2-2232 – A request to review the proposed Tenaska Project 
Expedition to determine whether the general or approximate 
location, character, and extent of the proposed facility is 
substantially in accord with the County’s Comprehensive Plan per 
Section 15.2-2232 of the Code of Virginia. The proposed project is 
located on two parcels – Tax Map 27-A-1 (165 acres) and Tax Map 
27-A-4 (249.05 acres) – totaling approximately 414.05 acres and 
located along Branch Road (Route 761) and Rock Lane. Tax Map 
27-A-1 is located in the Rural Residential Planning Area, and Tax 
Map 27-A-4 is located within the Rural Preservation Planning Area. 
Both parcels are located within the Cunningham Election District. 

 
Existing Zoning:  A-1, Agricultural, General 

Existing Land Use:  Vacant 
 
Planning Area:  Rural Residential (Tax Map 27-A-1) 
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    Rural Preservation (Tax Map 27-A-4) 
                                          
Adjacent Land Use:  The surrounding parcels are zoned A-1, Agricultural, General. 

Tenaska owns two parcels directly east of the subject parcels, one of 
which is used for an existing generating station. The other is vacant. 
Other surrounding properties are either vacant or used for residential 
dwellings.  

 
Zoning History: None.  
 
Summary: 
 
The Applicant has requested that the Planning Commission review this proposed electric 
generation facility as a “public utility facility” under Code of Virginia Section 15.2-2232(A), to 
determine whether the general or approximate location, character, and extent of the proposed 
facility is substantially in accord with the County’s Comprehensive Plan. This review is related to 
a separate request for a Special Use Permit (SUP) submitted by the applicant to construct a gas-
fired electric generating station. Subject to the Planning Commission’s 2232 decision, the Planning 
Commission will separately review and consider the merits of the associated SUP Application.  
 
Code of Virginia Section 15.2-2232 requires that the Planning Commission review all proposed 
developments that include a “public utility facility” prior to the construction or authorization of 
such facility. The purpose of the Planning Commission’s review is to determine whether the 
general or approximate location, character, and extent of the proposed public utility facility is 
substantially in accord with the Fluvanna County Comprehensive Plan or part thereof. The 
Planning Commission must advise the Board of Supervisors of its determination. Failure of the 
Commission to act within 60 days of a submission, unless the time is extended by the Board of 
Supervisors, shall be deemed approval. If the decision is appealed by the Applicant, the Board of 
Supervisors may overrule the action of the Planning Commission.  
 
The applicant is proposing a natural gas-fired power plant with a production capacity of up to 
1,540 MW. The SUP request covers two parcels totaling approximately 414.05 acres – Tax Map 
27-A-1 (owned by Tenaska) and Tax Map 27-A-4 (owned by Pardee Virginia Timber; Tenaska 
has an option to purchase from the current owner). The parcels are zoned A-1, Agricultural, 
General. The proposed use qualifies as “Utility, major” under the County Code, which requires a 
SUP in A-1. The proposed facility would be constructed and operated on Tax Map 27-A-1. Tax 
Map 27-A-4 would be used as a laydown area for construction. After construction, the applicant 
plans to restore Tax Map 27-A-4 to a natural area. The project site is adjacent to the existing 
Tenaska facility, accessed from Branch Road. Water use for power generation at the facility would 
be from surface waters. The only groundwater use at the facility would be for employees to use 
the bathroom and running water for uses like washing hands and dishes. 
 
Adjacent and Surrounding Uses: 
 
All of the surrounding parcels are zoned A-1, Agricultural, General. Existing uses are a 
combination of vacant land and residential dwellings. Tenaska owns two parcels directly east of 
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the project site. One parcel is vacant, the other is used for an existing generation station, also owned 
by Tenaska.  
 
Comprehensive Plan: 
 
In 2024, Fluvanna County went through a “quick update” of its Comprehensive Plan. The 2015 
Comprehensive Plan was re-adopted with changes made to select sections, to keep the County in 
compliance with Code of Virginia requirements. As such, the following recommendations from 
the Plan should be considered: 
 

• The Comprehensive Plan stresses the need to preserve open spaces and the County’s rural 
character.  

o Conservation easements are stressed as an important tool for land preservation and 
conservation in Chapter 1, Chapter 2, Chapter 6, and Implementation Goals and 
Strategies.  

o Rural Preservation is identified as a desire of the County in Chapter 2, Chapter 5, 
and Implementation Goals and Strategies.  

o Implementation Goals and Strategies also include strategies to preserve the 
natural environment. They include protecting farm and forest landowners from 
conflicting adjacent land uses with utilization of buffers, screening, and 
contiguous tracts of open space; and continuing to promote land-use taxation, 
conservation easements, ag-forestal districts, and other programs to alleviate 
economic burdens on owners of land used for agricultural, horticultural, forest, or 
open-space purposes.  

• The Comprehensive Plan, in Chapter 5, cites preservation of open space as “an important 
value in Fluvanna County.”  

• Chapter 5 also notes that Fluvanna County’s vision is to see at least one-third of its tax 
revenue come from the business sector. One of the goals cited in Section 5 of the Plan is to 
diversify and strengthen the County’s tax base.  

 
As set forth by the Code of Virginia, the question before the Planning Commission with this 2232 
application is: 
 

Whether the general location or approximate location, character, and extent of the 
proposed solar energy facility is substantially in accord with the Comprehensive Plan 
or part thereof. 

 
Analysis: 

 

Staff has analyzed the proposed Project, and criteria from the County’s Comprehensive Plan. Staff 
comments relative to these criteria are as follows: 
 

Strategy: Promote energy efficiency in developments and throughout the community 
including the use of solar, geothermal, wind, and other decentralized energy technologies 
and support renewable energy generation by allowing such uses in the zoning ordinance. 
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The Comprehensive Plan says little about energy generation other than the strategy stated 
above. That been said, this project uses natural gas as its generation source. As such, this 
project does not meet that strategy.  
 
Goal: To preserve and enhance Fluvanna's unique identity and rural character. 
 
This proposal seeks to use about 50 acres out of a total of approximately 414.05 acres at the 
project site for the planned facility, with the rest being preserved as forested/open space. 
Additionally, related to this project, the applicant seeks to acquire two additional parcels south 
of the project site totaling approximately 354.82 acres and place conservation easements on 
those parcels. Those parcels, in turn, could be used as natural and recreational areas. This 
project meets this goal as it would preserve more than 700 acres in the Rural Residential 
and Rural Preservation Planning Areas.   

 
Goal: To protect rural areas through economic development. 
Goal: To diversify and strengthen the County’s tax base. 
 
The Plan cites preservation of open space as “an important value.” It also cites the need to 
diversify the County’s tax base and provide a better balance in tax revenues so that at least 
one-third of revenues come from the business sector. This project would contribute to 
meeting these goals. According to 2023 data from the Fluvanna County Commissioner of 
Revenue, Tenaska contributed 4.18 percent of the County’s tax base from the existing facility. 
It should be expected that the addition of a second facility would make an additional 
contribution to the County’s tax base.  

 
To the question of whether the location is in accord with the Comprehensive Plan, staff have 
not been able to find anything in the Plan that addresses the location of energy generation 
facilities. That having been said, the proposed use is a major utility under the Fluvanna County 
Code. This use is allowed by-right in I-2 but requires a SUP in A-1, B-1, B-C, I-1, MHP, R-1, 
R-3, and S-1 zoned districts. It is important to keep in mind that this request is for a SUP as 
the parcels in question are zoned A-1. 

 
Recommendation: 

 
Staff has evaluated the proposed Project in the context of the adopted 2024 Comprehensive Plan, 
including all relevant goals, policies, and evaluation criteria for utility-scale solar facilities. Based 
on this analysis, staff finds that the Project partially aligns with the County’s goals and 
objectives per the Comprehensive Plan for the following key reasons: 
 

• The Project would further the County’s goals to preserve open space. The project, when 
completed, would use only 50 acres of an approximately 414.05-acre site. Additionally, 
the two parcels the Applicant propose to acquire south of the project site would be placed 
into conservation easements – preserving additional open space.  

• The Project would allow the County to diversify its tax base and increase the portion of 
the County’s revenue steam that comes from the business sector, which could provide an 
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opportunity to reduce the burden on real estate and personal property taxes for supporting 
local revenues.     

 
Accordingly, staff finds that the proposed facility is substantially in accord with the Fluvanna 
County Comprehensive Plan, or “part thereof.” 
 
Options for the Planning Commission 
 
To reiterate, the Code of Virginia, Section 15.2-2232 (B) states: 
 
“The commission shall communicate its findings to the governing body, indicating its approval or 
disapproval with written reasons therefor. The governing body may overrule the action of the 
commission by a vote of a majority of its membership. Failure of the commission to act within 60 
days of a submission, unless the time is extended by the governing body, shall be deemed 
approval.” 
 
The Planning Commission held a public hearing on this request at its regular meeting on October 
7, 2025 and voted to defer this request until the November 18, 2025 meeting. Subsequently, at its 
regular meeting on November 5, 2025, the Board of Supervisors approved a resolution requesting 
the Planning Commission further defer this matter until January 13, 2026 to align the date of the 
decision with the recommendations for ZTA 25:09 and SUP 25:04. In response, at its November 
18 meeting, the Commission further deferred this request until January 13, 2026.  
 
Any determination by the Planning Commission regarding substantial accord must include written 
reasons for such determination. Consequently, the Commission has the following options: 

 
• Determine that the application IS substantially in accord with the Comprehensive 

Plan with written reasons for its decision. 
• Determine that the application IS NOT substantially in accord with the 

Comprehensive Plan with written reasons for its decision. 
• Option 3, to defer, is no longer available since the Board has not further extended 

the time period for the Commission to act on this request. Therefore, a 
determination will need to be made at this meeting.   

 
Suggested Motions: 

 
Option 1 – I move that the proposed Tenaska Project Expedition election generation station, as 
described in the related Special Use Permit application, be found to be substantially in accord 
with the Fluvanna County Comprehensive Plan for the following reasons: 
 
Option 2 – I move that the proposed Tenaska Project Expedition election generation station, as 
described in the related Special Use Permit application, be found NOT to be substantially in 
accord with the Fluvanna County Comprehensive Plan or parts thereof for the following reasons: 
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Fluvanna County Planning Commission 
BYLAWS AND RULES OF PRACTICE AND PROCEDURES 

Adopted:  April 8, 2025 
 
I.  CREATION.  The Fluvanna County Planning Commission, hereinafter called the “Commission”, 
is an appointed body provided by the Code of Virginia, Section 15.2-2210, or as amended.  The 
Commission consists of five (5) members, one (1) appointed from each election district and one 
(1) representative of the Board of Supervisors.  The Board of Supervisors representative does not 
vote by directive of the Board of Supervisors. 
 
II. PRINCIPAL ADDRESS.  132 Main Street, Palmyra, Virginia 22963; Mailing Address:  Post 
OfficeP.O. Box 540, Palmyra, Virginia 22963. 
 
III.  RULES 
 
       A.  These Bylaws and Rules of Practice and Procedures (“Rules”) are adopted and shall apply 
to the Planning Commission of Fluvanna County.  These Rules are intended to expedite 
transaction of the business of the Commission in an orderly fashion. The Bylaws and Rules are 
deemed to be procedural only.  The failure strictly to observe application of the Rules shall not 
affect the jurisdiction of the Commission or invalidate any action taken at a meeting that is 
otherwise held in conformity with law.    
 
       B.  All meetings and business shall be conducted in accordance with these Rules, Robert’s 
Rules of Order Newly Revised (12th Edition), and the law of Virginia.  In the event of conflict, the 
law of Virginia shall govern.  A decision of the Chair with respect to the interpretation, 
applicability, or enforcement of these Rules may be overruled by a majority vote of the members 
present and voting. 
 
       C.  Except as otherwise provided by law, any rule of the Commission may be suspended 
temporarily, upon approval of the majority of the Commission members present and voting.  The 
temporary suspension shall apply only to the matter under immediate consideration and, in no 
case, shall it extend beyond an adjournment.  
 
       D.  No rule of the Commission shall be adopted or amended except by majority vote of the 
Commission. 
 
IV.  CONSTRUCTION.  As used in these Rules, the masculine shall include the feminine and the 
singular the plural unless otherwise specified herein. The word "shall" is mandatory and not 
discretionary; the word “may” is permissive and discretionary. The word "approve" shall be 
considered to be followed by the words "or disapprove". 
 
V.  DEFINITIONS.  As used in these Rules, the following terms are defined: 
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       A.  Action of Record.  An action taken or decision made by the Commission recorded in the 
Minutes of the Meetings.  Except as otherwise required by law, an Action of Record may take the 
following forms: 
 

1.  Motions and seconds with the recorded votes of the members. 
 

2.  Consensus agreement of the Commission without vote by the Commission. 
 

3.  Directive of the Chair in the exercise of that office during the conduct of an official 
meeting of the Commission. 
 
       B.  Commission.  The Fluvanna County Planning Commission. 
 
       C.  County Code.  The Code of Fluvanna County. 
 
       D.  Directive.  An exercise of discretionary authority granted to the Chair from the 
Commission empowering the Chair as follows: 
 

1.  To enforce the protocols of these Rules for the conduct of business and discourse 
before the Commission to ensure proper decorum, civility, fairness, and order. 
 

2.  To cause the removal of any person or persons without charge of civil or criminal 
offense for misconduct, disruption, or disturbance of a meeting of the Planning Commission 
consistent with adopted policies and procedures of the Commission. 
 

3.  To charge any person or persons with civil or criminal offenses pursuant to federal, 
state, or local laws for the misconduct, disruption, or disturbance of a meeting of the 
Commission. 
 
       E.  Item of Business.  A matter to be presented before the Commission at an official meeting, 
specified on the Meeting Agenda or modification thereof, and which may be subject to an Action 
of Record. 
 
       F.  Meeting or Official Meeting.  Any Annual Organizational, Regular, or Special Meeting of 
the Planning Commission.  The following terms may also be used to further define and specify 
purposes for meetings.  Meetings as defined herein are not exclusive of each other and may be 
concurrently conducted. 
 

1.  Joint Meeting:  A Joint Meeting may be conducted simultaneously with one or more 
public bodies for the purpose of review, inquiry, and discussion of matters of mutual interest or 
in the interest of expedient disposition of public business matters.  Action of record may be taken 
at said meeting, and a quorum of both the Commission and other body(ies) is required to Call to 
Order and conduct a Joint Special Meeting. 
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23.  Public Hearing:  A public hearing shall be conducted at said meeting and the 

Commission may take Action of Record on such matters as may arise from the Public Hearing.  A 
quorum of the Commission is required to Call to Order and conduct a Public Hearing. 
 

34.  Recessed Meeting:  A meeting conducted at a date, place and time set by the Planning 
Commission as a continuation of a previously held meeting.  A Recessed Meeting shall be 
scheduled no later than the date of the next Regular Meeting. 
 

45.  Rescheduled Meeting:  A Rescheduled Meeting shall be for the purpose of conducting 
a meeting of the Commission where, by virtue of necessity or at the discretion of the Commission, 
the originally scheduled meeting cannot be conducted on its prescribed date or time or at its 
prescribed location pursuant to these Rules.  Action of Record may be taken on any Item of 
Business presented at a Rescheduled Meeting, and a quorum of the Planning Commission is 
required to Call to Order and conduct a Rescheduled Meeting. 
 

56.  Work Session Meeting:  A Work Session Meeting shall be for the purpose of in-depth 
review, inquiry, and discussion of specified Items of Business where Action of Record may be 
taken by the Commission.  A quorum of the Commission is required to Call to Order and conduct 
said meeting.  Work Session Meetings may also be called and scheduled for the purposes of 
presentations to the Planning Commission for educational and informational purposes. 
 
       G.  Primary Motion.  The first motion presented following informal discussion of any Item of 
Business at a Commission meeting. 
 
       H.  Substitute Motion.  A motion presented succeeding and in lieu of a primary motion on 
any Item of Business at a Commission meeting. 
 
       I.  Virginia Code.  The 1950 Code of Virginia, as amended. 
 
IIIVI. COMMISSION CHAIR.   
 

A. At the first regular meeting of the year, the Commission selects one of its members to 
serve as Chair.  The Chair is a voting member and serves for one (1) year, or until his successor 
shall be elected and qualify as such. 

 
B. The Chair, when present, shall preside at all meetings of the Commission and shall take 

the Chair at the hour appointed for every Commission meeting and shall immediately call the 
members to order and, except in the absence of a quorum, shall proceed with the business of 
the Commission in the manner prescribed by these Rules. The Chair shall preserve order and 
decorum and shall decide all questions of order. 
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A.C. Upon the death, resignation, or other permanent disability of the Chair to fulfill 
the duties of his office, the Commission shall elect a new Chair at its next regularly scheduled 
meeting or as soon thereafter as possible. 
 
IVVII. COMMISSION VICE CHAIR.   
 

A. At the first regular meeting of the year, the Commission selects one of its members to 
serve as Vice Chair.  The Vice Chair is a voting member and serves for one (1) year, or until his 
successor shall be elected and qualify as such. 

  
A.B. In the absence, or inability to act, of the Chair, the Vice Chair shall have and 

exercise all the powers and duties of the Chair. 
 
VIII.  COMMISSION MEMBERS 
 
       A.  Notification of Absence.  If any Commission member is unable to attend a meeting, all 
reasonable effort shall be made to notify the Chair and the Director of Planning as soon as 
possible to ensure there are sufficient members present and voting to consider all agenda items. 
The Director of Planning shall continue an agenda item if there will not be a sufficient number of 
Commission members present and voting at the meeting to approve the item. 
 
       B.  Conflicts of Interest.  At such times a Commission member may find himself with a conflict 
of interest as set forth in the Code of Virginia, Section 2.2-3100 et seq., the Commission member 
shall state the nature of the conflict of interest prior to an issue being heard and shall remove 
himself from the meeting.  The member shall not vote or in any manner act on behalf of the 
Commission with respect to the issue for which a conflict has been declared, until such time as 
the issue has been decided.  The member shall not attend any portion of a closed meeting 
authorized by the Virginia Freedom of Information Act when the issue is discussed; and will not 
discuss the issue with other governmental officers or employees in their official capacity at any 
time. 
 

C. By resolution adopted by the Fluvanna County Board of Supervisors on April 19, 1995, the 
Board of Supervisors requires all Fluvanna County Planning Commission members to attend at 
least one or more of the training courses provided by the Virginia Cooperative Extension, the 
Virginia Department of Housing and Community Development, the Virginia Citizens Planning 
Association, or Virginia Tech's Public Service Program within two years of their appointment. 
 
IXV.  DIRECTOR OF PLANNING.  The Director of Planning shall be Clerk to the Commission and 
his or her general duty is set forth in the Code of Virginia, Section 15.2-2217.  He or she shall 
maintain an office at the same address as the Commission. The Director of Planning, or a 
designated representative, shall attend each meeting of the Commission and shall provide such 
information to the Commission as necessary to assist Commission members in their deliberations 
and decision making. 
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VIX. COUNTY ATTORNEY.  The County Attorney shall perform the duties set forth in Code Section 
15.2-1542.  The County Attorney or designated representative shall attend each meeting of the 
Commission and shall serve as adviser to the Commission on issues of law relating to the 
Commission’s business.  The County Attorney assists the Commission in analyzing the facts; 
provides advice and action in legal matters and represents the Commission in civil actions.  
 
VIIXI. PARLIAMENTARY PROCEDURE. The County Attorney or designated representative shall 
serve as the Parliamentarian for the purpose of interpreting these Bylaws and Rules of Practice 
and Procedures and Robert's Rules of Order as may be directed by the Chair, or as required as a 
result of a point of order raised by any one or more Commission members.  If the County Attorney 
or designated representative is unavailable, the Director of Planning shall serve as the 
Parliamentarian. 
 
VIIIXII. QUORUM FOR THE EXERCISE OF COMMISSION BUSINESS.  A majority of the Ccommission 
shall constitute a quorum in order to conduct Commission business.  A vote of the majority of 
those present is necessary to take action on an issue. 
 
XIII.  MEETINGS 
 
       A.  Regular Meeting Schedule 
 

1.  Meetings are held on the first Tuesday after the first Wednesday of the month at 7:00 
p.m. in the Morris Room of the County Administration Building, located at 132 Main Street, 
Palmyra, VA 22963, unless another location is announced.   
 

2.  Meetings will adjourn/recess no later than 11:00 p.m.  
 

3.  The Commission, at its pleasure, may continue its meeting beyond the normal 
adjournment/recess time, by majority vote of the Commission members present and voting. 
 

4.  Meetings shall start at the appointed time, and if the Chair is not present, the Vice 
Chair shall preside. 
 

5.  If neither the Chair nor the Vice Chair is present, the Director of Planning shall call the 
meeting to order and preside for the election of a temporary Chair. 
 
       B.  Work Sessions Schedule.  When needed, Work Sessions are held each month at 6:00 pm, 
prior to the 7:00 pm Regular Meeting, in the Morris Room of the County Administration Building, 
located at 132 Main Street, Palmyra, VA 22963, unless another location is announced.  Other 
days/times may be scheduled by majority consent of the Commission. 
 
       C.  Closed Meetings 
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1.  Closed Meetings will be held as needed, but may only be convened in conformance 
with Section 2.2-3711 of the Code of Virginia (1950), as amended. 
 

2.  No resolution, ordinance, rule, contract, regulation, or motion agreed to in a Closed 
Meeting shall become effective until the Commission reconvenes in an Open Session and takes a 
vote of the membership on such resolution, ordinance, rule, contract, regulation, or motion 
which shall have its substance reasonably identified in the open meeting. 
 

3.  At the conclusion of a Closed Meeting, the Commission shall reconvene in Open 
Session immediately thereafter and shall take a roll call vote certifying that to the best of each 
member’s knowledge: 
 

     a.  Only public business matters lawfully exempted from Open Session requirements 
were discussed; and 
 

     b.  Only public business matters identified in the motion convening the Closed Meeting 
were heard, discussed or considered. 
 
Any member who believes that there was a departure from the above requirements shall so state 
prior to the vote, indicating the substance of the departure that, in his judgment, has taken place. 
 

4.  The failure of the certification to receive the affirmative vote of a majority of the 
members present and voting during the Closed Meeting shall not affect the validity or 
confidentiality of the Closed Meeting with respect to matters considered therein in compliance 
with the Freedom of Information Act. 
 

5.  The Commission may permit non-members to attend a Closed Meeting if their 
presence will reasonably aid the Commission in its consideration of an issue.  Except as otherwise 
directed by the Commission, the County Attorney or designated representative and the Director 
of Planning shall attend all Closed Meetings. 
 
       D.  Special Meetings.  The Commission may hold Special Meetings as it deems necessary, at 
such times and places as it finds convenient, and may adjourn such special meetings from time 
to time as it finds convenient and necessary.  Special Meetings shall be called and scheduled per 
§ 15.2-2214. 
 
XIV.  AGENDA ITEM SUBMISSION 
 
       A.  All agenda items are due to the Director of Planning for the Commission by COB Tuesday 
the week before the Commission meeting, with the exception of presentations which are due by 
COB Monday the week of the meeting.  
 

B. Any person making a written or electronic presentation or demonstrating a matter by way 
of a picture, slides, or a similar document for inclusion in the record of the hearing shall provide 
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the Director of Planning a copy of such item three (3) days prior to the meeting at which such 
person wishes to make a presentation. 
 
       C.  Copy all files into the “Library/03-Planning/04- Planning Commission” folder (if you do not 
have access to the county’s shared drive, email the materials to planning@fluvannacounty.org). 
 
       D.  Items can be in any file format (e.g., doc, docx, pdf, ppt, pptx, xls, xlsx) 
 
       E.  NO paper copies of requested Agenda Items are required. 
 
 
 
XV.  AGENDA PREPARATION 
 
       A.  The Director of Planning shall prepare the agenda for meetings. 
 
       B.  The Director of Planning may at his discretion, and individual Commission members may 
by request to the Director of Planning, place matters of business on the Agenda according to the 
schedule in paragraph XIV(.A) above for discussion, information and/or action by the Commission 
as are germane to the affairs and interests of the Commission and County.  However, this does 
not prevent the Director of Planning or Commission members, at their discretion, from having 
items included which are received after the regular cutoff date. 
 
       CD.  The Director of Planning shall allocate time to items on the agenda to suit the 
convenience of the Commission. 
 
       DE.  If the Director of Planning considers a requested agenda item not appropriate for 
consideration by the Commission, he shall inform the Commission for a decision.  This does not 
prevent retaining the item on the agenda by majority consent of the Commission. 
 
       F.  The Director of Planning shall submit the draft agenda to the Chair on the 
ThursdayWednesday in the week before a regularly scheduled meeting for the Chair’s review and 
approval.  Agendas for special or other meetings may have the preparation and approval timeline 
modified to accommodate the available timeframe. 
 
       G.  Issues for which actions will be required shall normally have all materials in the Agenda 
package for advance study. 
 
       H.  The Commission Agenda and related materials shall be received by each member of the 
Commission and the County Attorney not later than the FridayThursday before the scheduled 
regular meeting.  The Director of Planning may request an adjustment to the delivery schedule 
due to special circumstances. 
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       I.  The Director of Planning shall prepare extra copies of the Agenda and shall make the same 
available to the public and the press in the Office of the County Administrator, the Public Library, 
and on the County website.  The Director of Planning shall also have at least one hard copy 
available at each regular meeting. 
 
XVI.  ORDER OF BUSINESS.  The Order of Business shall be as follows unless the Director of 
Planning in drawing up the Agenda shall find good cause to change it: 
 

1 – Call to Order 

2 – Pledge of Allegiance and Moment of Silence 

3 – Adoption of Meeting Agenda 

4 – Director of Planning’s Report 

5 – Approval of Minutes 

6 – Public Comments #1 

7 – Public Hearing 

8 – Resolutions 

9 – Presentations 

10 – Unfinished Business 

12 – New Business 

13 – Public Comments #2 

14 – Closed Meeting (as needed) 

15 – Adjourn 

 
XVII.  CONDUCT OF BUSINESS 
 
       A.  Basic Principles:  The following principles should be observed at all times in the transaction 
of public business before the Commission. 
 
 1.  Only one subject may claim the attention of the Commission at one time. 
 
 2.  Each item presented for consideration is entitled to full and free discussion. 
 
 3.  Every member has rights equal to every other member except as to procedural matters 
within the competence of the Chair. 
 
 4.  The will of the majority must be carried out, and the rights of the minority must be 
preserved. 
 
 5.  The personality and desires of each member should be merged into the larger unit of 
the Fluvanna Planning Commission. 
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       B.  The Commission shall adopt an agenda for each meeting by recorded vote of a majority 
of the Commission members present and voting.  The adoption of the agenda shall be the first 
item for action following the Call to Order, Pledge of Allegiance, and Moment of Silence.  
 
       C.  Items shall be heard in order of the Agenda, except as the Commission decides when 
adopting the Agenda and that the Commission may vote to call up any matter at any time. 
 
       D.  Except as provided in subsection F. of this Section XIX, the Commission shall take no Action 
of Record on any matter that is not on the Meeting Agenda unless a modification to the Meeting 
Agenda is requested at the time of Approval of the Agenda.  Modification of the Meeting Agenda 
requires a majority vote of Commission members present and voting. 
 
       E.  The Commission shall consider all items on the Agenda before taking any other items, 
unless an unlisted item is brought by majority consent of the Commission members present and 
voting. 
 
       F.  Items not on the Agenda shall be heard as the final items of the Commission’s business, 
time permitting, or shall be carried over to the next regular meeting or a special meeting as 
determined by majority consent of the Commission. 
 
       G.  Exhibits before the Commission shall become the property of the Commission and shall 
be filed with the Director of Planning and shall be deemed a part of the record of the meeting at 
which submitted. 
 
       H.  Citizens shall not speak at a meeting until they are recognized.  Citizens shall request 
recognition by addressing “Mr. Chair” or “Madam Chair” (as appropriate), stating their name, 
their address, and awaiting acknowledgment by the Chair.  The Chair may permit a dialogue 
without individual recognition between members of the Commission or between a member and 
a citizen if such dialogue is orderly and contributes to the expeditious conduct of business. 
 
       I.  Should it be desired by the Chair, any member, or by the Director of Planning, the member 
making a resolution shall reduce the same to writing and deliver it to the Director of Planning’s 
Office.  The Director of Planning shall take down verbal resolutions as accurately as possible to 
reflect the intent of the Commission. 
 
       J.  Prior to initiating a public hearing, the Chair shall recount, either verbatim or by reference, 
the rules under which the hearing shall be operated, but the Commission may amend the rules 
during the hearing by giving notice of the change to those gathered (e.g., a change to the time 
limitation for individual speakers). 
 
       K.  At the beginning of the public hearing, the Chair shall call upon the Director of Planning or 
the other staff member handling the matter at hand to present a description of the issue placed 
before the hearing, or the Chair may do so himself. 
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       L.  Subject to revocation or extension by the majority of the Commission assembled, the Chair 
may in all matters establish a maximum time for consideration of any matter, and/or limit the 
amount of time available to each speaker, including Commission members, on a matter and/or 
limit the number of times each speaker may address the Commission on a matter.  Regardless, 
every Commission member is entitled to speak on every matter before the Commission and the 
call for the question shall not be entertained until all members who wish to exercise this right 
shall have done so at least once. 
 
       M.  All members or citizens shall limit their comments before and to the Commission.  The 
Chair may prohibit questions from citizens until a speaker has finished his presentation. 
 
       N.  The Planning Commission has set forth the following rules for time limits for various 
agenda items or comments from the public, unless modified by majority consent of the 
Commission: 

 
1.  Individual presentations placed on the Commission’s agenda shall be limited to ten 

(10) minutes in duration. 
 
2.  Individual presentations listed under the agenda item “Public Comments” shall be 

limited to five (5) minutes in duration. 
 
3.  Statements from the public during the “Public Hearing” on individual agenda items 

shall be limited to five (5) minutes. 
 
4.  Complete presentations on Commission action items shall be limited to not more than 

ten (10) minutes. 
 
       O.  Once a notice for Public Hearing has been advertised (regardless of the nature), the Public 
Hearing will be conducted, unless the Commission formally defers the matter to a future meeting.  
The postponement or cancellation of a public hearing shall be as follows:  
 

1.  Any public hearing scheduled for a Commission meeting that has been publicly 
advertised shall not be postponed based on a request from a non-County government entity or 
person absent extreme mitigating circumstances.  The Chair, with concurrence of the Director of 
Planning, will determine when such circumstances exist.  If mitigating circumstances exist, the 
petitioner will bear any cost incurred by the County in providing public notification of the change 
and for the cost of advertising the new date of the hearing. 
 

2.  The Chair, with the concurrence of the Director of Planning shall have the authority to 
postpone a public hearing based on the weather or other extraordinary circumstances. 
 

3.  In all cases, County staff will ensure all Commission members are provided timely 
notification of schedule changes.  Further, staff will ensure the public and general news media 
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are notified of changes to schedules which have been announced in public.  The public hearing 
shall be rescheduled, if appropriate, and advertised as required by law. 
 
XVIII. ORDER AND DECORUM[NP1] 
 

A.  It shall be the duty of the Chair to maintain order and decorum at meetings.  The Chair 
shall speak to points of order in preference to all other members. 
 

B. In maintaining decorum and propriety of conduct, the Chair shall not be challenged and 
no debate shall be allowed until after the Chair declares that order has been restored.  In the 
event the Commission wishes to debate the matter of the disorder or the bringing of order, the 
regular business may be suspended by majority vote of the Commission members present and 
voting. 
 

C. All comments by members of the public during any Public Hearing must be germane to 
the purpose of that Public Hearing. All comments by members of the public during any Public 
Comment period must be germane to the services or policies of the County. When providing 
comments, members of the public are not permitted to campaign for public office and shall not 
promote private businesses or address pending litigation. 

 
D. No member or citizen shall be allowed to use of any profane, vulgar, obscene, abusive, 

defamatory, disruptive, or threatening speech, and doing so may result in removal from the 
meeting. No member or citizen shall use language of a personal nature which insults or demeans 
any person or which, when directed at a public official or County staff, is not related to his or her 
official duties.  

 
E. All speakers shall be respectful of other opinions and viewpoints expressed at the 

meeting, and the audience shall not make audible expressions of support (i.e. applause) or of 
opposition (i.e. booing) during meetings.  

 
F. Speakers should strive to avoid repetitive comments. Simple statements of endorsement 

of previous speakers are appropriate.  
 
G. Speakers should address all comments to the Planning Commission and not the audience. 

 
 H.  The Chair shall be the judge of all breaches of order and decorum; however, the 

Commission may by majority vote of the Commission members present and voting opt to 
overrule the judgement of the Chair. When any person engages in such breaches, the Chair may 
order that person to stand silent, to be removed from the building, or to be removed from County 
property.  
 
XIX.  MOTIONS 
 
       A.  Motions by Commission members shall require a second. 
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Exceptions.  The following do not require a second: 

 
- To Raise a Question of Privilege 
- Questions of Order 
- Objection to the Consideration of a Question 
- Call up Motion to Reconsider 
- Nominations 
- Leave to Withdraw a Motion 
- Inquiries of any kind 

 
       B.  Motions shall not be formally discussed prior to being duly seconded. 
 
       C.  After a motion is properly made and seconded, the Chair shall restate the motion and 
open the floor to discussion.  
 
       D.  The Chair shall routinely refrain from making or seconding motions in order to fairly and 
impartially preside over the Commission deliberations and discussion.  In any case, the Chair shall 
not make or second a motion without first temporarily surrendering the chair to the Vice Chair, 
if present and willing to temporarily accept the gavel, or to another member present and willing 
to temporarily accept the gavel.  In such event, he should not resume the chair until the motion 
is decided. 
 
       E.  A maker of a motion may not speak against his motion. 
 
       F.  The Chair shall call for and cause the vote to be recorded after the motion is properly made 
before the Commission, has been seconded, and has been duly discussed.  Any member believing 
a motion has been duly discussed may move or call for the previous question.  Such motion shall 
not be debatable.  However, if any member objects, the Chair shall call for a vote on the motion 
calling for the previous question.  If that motion carries, the Chair shall proceed to call for the 
vote on the motion before the Commission.  If the motion calling for the previous question is 
defeated, the debate on the main motion shall continue. 
 
       G.  A substitute motion may be made by any member to any motion properly on the floor.  
Once seconded, the substitute motion shall take precedence and all debate or action on the 
existing motion shall cease until the substitute motion is decided.  Debate on a substitute motion 
is permissible.  If the substitute motion is passed by a majority vote of the members then present 
and voting, the original motion is supplanted by the substitute motion.  A second substitute 
motion can be made only after the first substitute motion is decided by vote of the Commission.   
 
       H.  When a motion is made and then cannot obtain a second, the motion will die for lack of 
a second and does not require a vote.  However, in the event that a motion which is not seconded 
is nevertheless voted on by the Commission and passes by a majority of the members present 
and voting, the failure of a second shall not invalidate the adoption of such motion. 
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       I.  Defeated Motions 
 
 1.  Same Meeting:  A defeated motion can be brought back for consideration at the same 
meeting if the members present agree to do so by a majority vote.  Only a member who voted 
on the prevailing side may make the motion to reconsider the issue.  The rule restricting renewal 
of a motion in the same session does not apply to a motion that died for lack of a second. 
 

2.  Subsequent Meeting:  Except as otherwise provided by law, a defeated motion that is 
still applicable can be re-introduced at a subsequent meeting as new business (under the normal 
process for new business). 
 
XX.  VOTING 
 
       A.  All Actions of Record must be approved by vote unless there is unanimous consent. 
 
       B.  When the question is called and there is no dispute, the Chair shall call for the vote. 
 
       C.  Whenever any member wishes to abstain from voting on any question, he shall so state 
and, if because of a conflict, shall indicate in accordance with the Virginia Conflict of Interests 
Act, Virginia Code § 2.2-3100 et seq., and his abstention shall be announced by the Chair and 
recorded by the Director of Planning. 
 
       D.  The Chair’s vote on all issues before the Commission shall be recorded with the prevailing 
side, unless the Chair clearly votes otherwise. 
 
       E.  The Director of Planning shall record the name of each member voting and how he voted. 
 
       F.  A tie vote fails.  The Commission does not designate a tiebreaker. 
 
       G.  Except as otherwise provided by law, motions shall be carried by a majority of the 
members present and voting in the affirmative. 
 
XXI.  RECORDING OF MEETINGS.  The Clerk of the Commission or another person acting in that 
capacity shall electronically record each regular meeting.  These recordings are the property of 
Fluvanna County and are public records as provided by the Virginia Freedom of Information Act.  
Interested persons may listen to the recordings on the County website or may obtain copies of 
the recording by making appropriate arrangements with the Director of Planning’s office.  Costs 
will be borne by the person making the request.   
 
XXII.  AD HOC COMMITTEES.  There will be no standing committees.  Ad hoc committees will be 
appointed by the Chair, as needed.  Constitutional Officers may be appointed to committees.  
 
IX. PUBLIC SESSIONS. 
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A.  Except as otherwise directed the regular public meeting of the Commission shall be 
held on the 1st Tuesday after the 1st Wednesday of the month at 7:00 p.m.  The meetings 
shall generally be held in the Morris Room, of the County Administration Building, located 
at 132 Main Street, Palmyra, VA 22963. 

 
B.  A special meeting may be held at the call of the Chair or by the application of three 
members given to the Director of Planning.  There shall be at least seventy-two (72) hours 
written notice for a special meeting. 

 
X. PUBLIC HEARINGS 
 

B. Once a notice for Public Hearing has been advertised, the Public Hearing will be 
conducted, unless the Planning Commission formally defers the matter to a future 
meeting.  The postponement or cancellation of a public hearing shall be as follows: 

 
1. The Chair, with concurrence of the Planning Director, shall have the authority to 

postpone a public hearing based on the weather or other extraordinary 
circumstances. The public hearing shall be rescheduled, if appropriate, and 
advertised as required by law. 
 

2. Any public hearing that has been publicly advertised shall not be postponed based 
on a request from a non-County government entity or person absent extreme 
mitigating circumstances.  The Chair, with concurrence of the Planning Director, 
will determine when such circumstances exist. If mitigating circumstances exist, 
the petitioner will bear any cost incurred by the County in providing public 
notification of the change and for the cost of advertising the new date of the 
hearing. 
 

3. In all cases, County staff will ensure all Planning Commission members are 
provided timely notification of schedule changes.  Further, staff will ensure the 
public and general news media are notified of changes to schedules which have 
been announced in public.   

4.  
5. XI. MEETING AND ATTENDANCE. 
6.  
7. A.  All meetings and business shall be conducted in accordance with these Rules, 

Robert’s Rules of Order Newly Revised, 12th Edition, and the law of Virginia.  In 
the event of conflict, the law of Virginia shall govern. 

8.  
9. B.  Meetings will be held on the 1st Tuesday after the 1st Wednesday of the 

month.  If the meeting date falls on a holiday, a new meeting date will be 
scheduled by the Chair.  Meetings shall start at the appointed time, and if the Chair 
is not present, the Vice Chair shall preside.  If neither the Chair nor the Vice Chair 
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is present, the Director of Planning shall call the meeting to order and preside for 
the election of a Temporary Chair. 

10.  
11. C.  Any person making a written or electronic presentation or demonstrating a 

matter by way of a picture, slides or a similar document for inclusion in the record 
of the hearing shall provide the Director of Planning a copy of such item three (3) 
days prior to the meeting at which such person wishes to make a presentation. 

12.  
13. D.  The Director of Planning shall list all items requested on the agenda.  If, in the 

opinion of the Director of Planning, an agenda item is not appropriate for 
consideration by the Commission, he shall inform the Chair, and if the Chair is in 
agreement, the Commission shall first discuss whether to entertain the agenda 
item. 

14.  
15. E.  The Director of Planning and Chair shall allocate time to items on the agenda, 

as is necessary, for appropriate consideration by the Commission. 
16.  
17. F.  The Commission shall consider all items docketed on the agenda before taking 

any other items unless an undocketed item is brought by consent of the 
Commission. 

18.  
19. G.  Time permitting, items not on the agenda shall be heard as the final items of 

the Commission’s business.  If time does not, in the opinion of the Chair, permit 
hearing items on the agenda, they shall be carried over to the next regular or 
special meeting. 

20.  
21. H.  The Chair’s vote on all issues before the Commission shall be recorded as being 

given with the prevailing side, unless the Chair clearly votes otherwise. 
22.  
23. I.  Meetings shall be adjourned no later than 11:00 pm unless continued by 

unanimous vote of the Commission members. 
 
XXIIIXII. POLICY FOR REMOTE PARTICIPATION OF MEMBERS OF THE FLUVANNA COUNTY 
PLANNING COMMISSION AT MEETINGS OF THE COMMISSION  
 

A. AUTHORITY AND SCOPE 
 

1. This policy shall govern participation by an individual member of the Planning 
Commission of Fluvanna County, Virginia, by electronic communication means in public meetings 
of the Planning Commission of Fluvanna County, Virginia, and any closed session of the 
Commission held in accordance with applicable law, from and after the date of adoption of this 
policy. 
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2. This policy is adopted pursuant to the authorization of Va. Code § 2.2-3708.3 and is to 
be strictly construed in conformance with the Virginia Freedom of Information Act (VFOIA), Va. 
Code § 2.2-3700 et seq. 

 
3. Any reference to a specific provision of federal, state, or local law referenced in this 

policy shall mean such provision of law, as amended from time to time, or as set forth in any 
successor provision dealing with substantially the same subject.  
 

B. DEFINITIONS 
 

1. “Caregiver” means a caregiver as defined by Va. Code § 2.2-3701. 
 
2. “Member” means any member of the Planning Commission. 
 
3. “Remote participation” means participation by an individual member of the 

Commission by electronic communication means in a public meeting where a quorum of the 
Commission is physically assembled, as defined by Va. Code § 2.2-3701. For purposes of 
determining whether a quorum is physically assembled, an individual member who is a person 
with a disability as defined in Va. Code § 51.5-40.1 or is a caregiver as defined in Va. Code § 2.2-
3701 and uses remote participation counts toward the quorum as if the individual was 
physically present.  

 
4. “Meeting” means a meeting as defined by Va. Code § 2.2-3701. 
 
5. “Notify” or “notifies,” for purposes of this policy, means verbal or written notice that 

is reasonable under the circumstances, with written notice, such as by email or letter, being the 
preferred means of notice. Notwithstanding the foregoing, notice does not include text 
messages or communications via social media. 

 
6. “VFOIA” means the Virginia Freedom of Information Act, Va. Code § 2.2-3700, et seq. 

 
C. MANDATORY REQUIREMENTS  

 
Regardless of the reasons why the member is participating in a meeting from a remote location 
by electronic communication means, the following conditions must be met for the member to 
participate remotely:  
 

1. A quorum of the Commission must be physically assembled at the primary or central 
meeting location; and 

 
2.  Arrangements have been made for the voice of the remotely participating member to 

be heard by all persons at the primary or central meeting location. If at any point during the 
meeting the voice of the remotely participating member is no longer able to be heard by all 
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persons at the meeting location, the remotely participating member shall no longer be permitted 
to participate remotely. 

 
3. For purposes of determining whether a quorum is physically assembled, an individual 

member who is a person with a disability as defined in Va. Code § 51.5-40.1 or is a caregiver and 
uses remote participation counts toward the quorum as if the individual was physically present. 
  

D. PROCESS TO REQUEST REMOTE PARTICIPATION 
 

1. On or before the day of the meeting, and at any point before the meeting begins, the 
requesting member must notify the Commission Chair (or the Vice-Chair if the requesting 
member is the Chair) that such member is physically unable to attend a meeting due to (i) a 
temporary or permanent disability or other medical condition that prevents the member's 
physical attendance, (ii) a family member's medical condition that requires the member to 
provide care for such family member, thereby preventing the member's physical attendance, or 
the member is a caregiver who must provide care for a person with a disability at the time the 
public meeting is being held thereby preventing the member's physical attendance, (iii) such 
member’s principal residence location more than 60 miles from the meeting location, or (iv) a 
personal matter and identifies with specificity the nature of the personal matter. 

 
2. If the requesting member is unable physically to attend the meeting due to a personal 

matter, the requesting member must state with specificity the nature of the personal matter and 
that such matter renders the requesting member unable physically to attend. Remote 
participation due to a personal matter is limited each calendar year to two meetings or 25 
percent of the meetings held per calendar year rounded up to the next whole number, whichever 
is greater. There is no limit to the number of times that a member may participate remotely for 
the other authorized purposes listed in (i) - (iii) above.  

 
3. The requesting member is not obligated to provide independent verification regarding 

the reason for such member’s nonattendance, including the temporary or permanent disability 
or other medical condition or the family member’s medical condition that prevents the member’s 
physical attendance at the meeting.  

 
4. The Chair (or the Vice-Chair if the requesting member is the Chair) shall promptly notify 

the requesting member whether the request is in conformance with this policy, and therefore 
approved or disapproved.  
 

E. PROCESS TO CONFIRM APPROVAL OR DISAPPROVAL OF PARTICIPATION FROM A REMOTE 
LOCATION 

 
When a quorum of the Commission has assembled for the meeting, the Commission shall vote 
to determine whether:  
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1. The Chair’s decision to approve or disapprove the requesting member’s request to 
participate from a remote location was in conformance with this policy; and  

 
2. The voice of the remotely participating member can be heard by all persons  

at the primary or central meeting location.  
 

F. RECORDING IN MINUTES 
 

1. If the member is allowed to participate remotely due to a temporary or permanent 
disability or other medical condition, a family member’s medical condition that requires the 
member to provide care to the family member, or the member is a caregiver who must provide 
care for a person with a disability, or because the member’s principal residence is located more 
than 60 miles from the meeting location the Commission shall record in its minutes (1) the 
foregoing circumstance due to which the member is participating remotely; (2) the Commission’s 
approval of the member’s remote participation; and (3) a general description of the remote 
location from which the member participated.  

 
2. If the member is allowed to participate remotely due to a personal matter, the 

Commission shall record in its minutes (1) the specific nature of such personal matter that 
renders the requesting member unable to attend stated by the requesting member; (2) how 
many times the member has attended remotely due to a personal matter; (3) the Commission’s 
approval of the member’s remote participation; and (4) a general description of the remote 
location from which the member participated. 

 
3. If a member’s request to participate remotely is disapproved, the disapproval, 

including the grounds upon which the requested participation violates this policy or VFOIA, shall 
be recorded in the minutes with specificity. 
  

G. CLOSED SESSION  
 
If the Commission goes into closed session, the member may continue to participate remotely in 
the closed session, and shall ensure that no third party is able to hear or otherwise observe the 
closed meeting.  
 

H. STRICT AND UNIFORM APPLICATION OF THIS POLICY 
 
This Policy shall be applied strictly and uniformly, without exception, to the entire membership, 
and without regard to the identity of the member requesting remote participation or the matters 
that will be considered or voted on at the meeting. Unless independently received by County 
staff, the Chair (or Vice-Chair) shall provide County staff with copies of the member’s written 
request to participate remotely and the written response, as applicable, if the request or 
response is in writing, to be retained by County staff for a period of one year, or other such time 
required by records retention laws, regulations, and policies. 
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I. MEETINGS HELD THROUGH ELECTRONIC COMMUNICATION MEANS DURING DECLARED 
STATES OF EMERGENCY 

 
1. In addition to the foregoing, pursuant to the Code of Virginia Section 2.2-3708.2(A)(2) 

the Planning Commission may meet by electronic communication means without a quorum of 
the public body physically assembled at one location when the Governor has declared a state of 
emergency in accordance with the Code of Virginia Section 44-146.17, or Fluvanna County has 
declared a local state of emergency pursuant to Code of Virginia Section 44-146.21,  provided 
that (i) the catastrophic nature of the declared emergency makes it impracticable or unsafe to 
assemble a quorum in a single location and (ii) the purpose of the meeting is to address the 
emergency provide for the continuity of operations of the Commission or the discharge of its 
lawful purposes, duties, and responsibilities. The Planning Commission when convening a 
meeting in accordance with this subdivision (I) shall: 
 

a. Give public notice using the best available method given the nature of the 
emergency, which notice shall be given contemporaneously with the notice provided to members 
of the Planning Commission conducting the meeting; 

 
b. Make arrangements for public access to such meeting through electronic 

communication means; 
 
c. Provide the public with the opportunity to comment at those meetings of the 

Commission when public comment is customarily received;  
 
d. Otherwise comply with the provisions of the Code of VFOIA; and 
 
e. State in its minutes the nature of the emergency, the fact that the meeting was 

held by electronic communication means, and the type of electronic communication means by 
which the meeting was held. 
 

J. Nothing in this Section XXIV shall be construed to prohibit the use of interactive audio or 
 video means to expand public participation. 
 

XXIV. RULES 
 
 A.  The bylaws may be suspended at anytime by a majority vote of the Commission. 
 

B.  The bylaws may be amended by a majority vote of the Commission, but only at the 
regular meeting next held after the proposed amendment has been announced at a regular 
meeting. 

J.  
 
XIII.  CONDUCT OF BUSINESS 
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 A.  When the question is called and there is no dispute, the Chair shall call for the vote. 
 

B.  Whenever any member wishes to abstain from voting on any question, he or she shall 
so state and, if because of a conflict, shall indicate in accordance with the Virginia Conflict 
of Interests Act, Virginia Code § 2.2-3100 et seq., or as amended, and his or her abstention 
shall be announced by the Chair and recorded by the Clerk.  

 
C.  Exhibits or electronic slides before the Commission shall become the property of the 
Commission and shall be filed with the Director of Planning. 

 
D.  Citizens shall not speak at a meeting until they are recognized by the Chair.  Citizens 
shall request recognition by addressing the Chair and then await acknowledgement.  At 
his or her discretion, the Chair may permit a dialogue without individual recognition 
between members of the Commission or between a member and a citizen if such dialogue 
is orderly and contributes to the expedition of the business.  Such discussion will be 
discouraged. 

 
E.  Prior to opening a meeting at which one or more public hearings will be held, the Chair 
shall recount the rules under which the hearing shall be operated, but he or she may 
amend the rules during the hearing by giving notice of the change to the Commission. 

 
F.  At the beginning of the public hearing, the Chair shall call upon the Director of Planning 
or the Chair of the committee handling the matter at hand or shall recount a description 
of the issue placed before the hearing. 

 
G.  Subject to revocation or extension by the majority of the commission assembled, the 
Chair may in all matters establish a maximum time for consideration of the matter, and/or 
limit the amount of time available to each speaker on a matter and/or limit the number 
of times each speaker may address the Commission on a matter.  Notwithstanding the 
foregoing statement, every Commission member shall be entitled to make a statement 
on every matter before the Commission and the call for the question shall not be 
entertained until all members who wish to exercise this right shall have done so. 

 
H.  All members or citizens shall limit their comments before the Commission.  The Chair 
has the option of requiring speakers to sign up before being authorized to address the 
Planning Commission. 

 
 I.  The Commission has set forth the following rules for presentation time limits: 
 

1.  Individual presentations placed on the Commission’s agenda shall be limited to 
ten (10) minutes in duration. 

 
2.  Individual presentations listed under the agenda item “Public Comments” shall 
be limited to five (5) minutes in duration. 
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3.  Statements from the public during the “Public Hearing” on individual agenda 
items shall be limited to five (5) minutes. 

 
4.  Complete presentations on Commission action items shall be limited to not 
more than ten (10) minutes. 

 
5.  The above limitations may be extended only by majority consent of the 
Commission. 

 
XIV. ORDER 
 

A.  It shall be the duty of the Chair to maintain order and decorum at meetings.  The Chair 
shall speak to points of order in preference to all other members. 

 
B.  In maintaining decorum and propriety of conduct, the Chair shall not be challenged 
and no debate shall be allowed until after the Chair declares that order has been restored.  
In the event the Commission wishes to debate the matter of the disorder or the bringing 
of order, the regular business may be suspended by vote of the Commission to discuss 
the matter. 

 
C.  No member or citizen shall be allowed to use abusive language, excessive noise, or in 
any way incite persons to use such tactics.  The Chair shall be the judge of such breaches. 

 
 D.  When a person engages in such a breach, the Chair may: 
 
  1.  Order the person to stand silent, 
 
  2.  Order the person’s removal from the building, or, 
 
  3.  Order the person removed from the County Property. 
 
XV. COMMITTEES.  There will be no standing committees.  Ad hoc committees will be appointed 
by the Chair, as needed.  Constitutional Officers may be appointed to committees. 
 
XVI. RULES 
 
 A.  The bylaws may be suspended at anytime by a majority vote of the Commission. 
 

B.  The bylaws may be amended by a majority vote of the Commission, but only at the 
regular meeting next held after the proposed amendment has been announced at a 
regular meeting. 
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XVII. RECORD OF THE MEETING.  The Clerk of the Commission or another person acting 
in the capacity shall electronically record each regular meeting.  Recordings are the 
property of Fluvanna County.  A stenographic record shall not be admissible as evidence 
of what transpired at a meeting, unless the person taking the record has been sworn prior 
to making the record. 
Audio recordings are available on the county website at 
www.fluvannacounty.org/meetings 
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