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September 12, 2025 
 
VIA EMAIL:  RMawyer@louisacounty.gov; TEgeland@louisacounty.gov 
and FEDERAL EXPRESS 
 
Louisa County Community Development 
1 Woolfolk Avenue, Suite 201 
Louisa, VA  23093 
Attention:  Renee Mawyer, Associate Planner/Deputy Subdivision Agent 
Tom Egeland, Jr., Deputy Director of Community Development / Deputy Zoning Administrator 
 
RE:   Comprehensive Plan Substantial Accord Review in relation to 
 Conditional Use Permit Amendment Request 
 Applicant:  American Tower Asset Sub II, LLC 
 Property:  Tax Map Parcel 42-34; 977 Chopping Road, Mineral, VA; 22 acres 
 Property Owner:  4 All Land, LLC, a Virginia limited liability company 
 
Dear Ms. Mawyer and Mr. Egeland: 
 
American Tower Asset Sub II, LLC, which is a wholly-owned subsidiary of American Tower 
Corporation, submitted a request on August 12, 2025 to amend an existing Conditional Use 
Permit (CUP) for an existing wireless communications facility (the “WCF” or the “Chopping Road 
WCF”).  The request is to delete one and amend another condition of the existing Conditional Use 
Permit, issued July 5, 1994, “for the construction of a 350-foot cellular communications tower and 
12’ x 26’ equipment building” on “property located on the west side of State Route 623, 
approximately 3.1 miles north of Route 22/23” (the “CUP”).   
 
We have been informed that the County requires a review of the WCF to determine if it is 
substantially in accord with the County’s Comprehensive Plan.  I note that Sec. 86-664 of Division 
5 (Telecommunications Regulations) of the Louisa County Zoning Ordinance provides that 
facilities that are approved by a special use permit process, as this WCF was approved in 1994, 
“shall be deemed substantially in accord with the comprehensive plan.”  As such, we submit that 
the WCF may be deemed in substantial accord with the comprehensive plan by operation of the 
County Code. 
 
Nevertheless, we provide the following support for a finding by the Planning Commission that the 
WCF is in substantial accord with the current County Comprehensive Plan. 
 
The WCF is located at 977 Chopping Road north of Mineral. It serves the area between the 
Mineral Growth Area and the property developing to the north along Chopping Road (State Route 
623) and Zachary Taylor Highway (S. R. 522) leading to the Lake Anna Growth Area.  County 
wireless needs have grown substantially since the adoption of the Telecommunications Master 
Plan, dated September 17, 2007. The County experienced population growth, but, more 
significant, wireless usage has increased dramatically since 2007.   
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On August 4, 2025, Verizon Wireless obtained approval for a new WCF approximately 0.28 mile 
from the intersection of Zachary Taylor Highway (Route 522) and Chopping Road (Route 623)1 
(the “522 WCF”).  The 522 WCF is needed even though Verizon Wireless has antennas on the 
Chopping Road WCF and on the existing tower near the County Fire & EMS Training Center at 
26 Sacred Heart Avenue (where the new sector facing Mineral is overloaded). More coverage 
and capacity are needed in this growing area of the County.  Verizon Wireless intends to remove 
and replace the antennas on the Chopping Road WCF to provide improved service from this 
important site.  
 
The Louisa County Comprehensive Plan lays out strategies for growth in Chapter 3: Land Use. 
The Land Use Plan identifies guiding principle 1. to preserve and protect the County’s rural 
heritage. The WCF is located in an area designated as Rural on the County’s Future Land Use 
Map. The Plan denotes Rural Values and Character in 3.1.1 to include the importance of 
agriculture, forestry, hunting, and fishing, as well as having jobs that residents can work close to 
home. 
 
This WCF is critical for the continuance of high-quality wireless communications services provided 
by Verizon Wireless, AT&T, and T-Mobile, which serve existing and future residents, agriculture, 
rural activities, and travelers through the area, all of which increasingly rely on wireless 
communications infrastructure for everyday life. Wireless communications enable remote work, 
support advanced agricultural applications, and support commerce. In addition, the WCF provides 
effective access to 911 first responders such as fire, EMS, and police.  Residents and travelers 
in the area have benefitted from wireless communications from this WCF for approximately 20 
years, while experiencing little to no impact from the facility.  
 
At its meeting on July 10, 2025, the Planning Commission found the Verizon Wireless request for 
approval of the 522 WCF to be in substantial accord with the 2040 Louisa County Comprehensive 
Plan in accordance with Section 15.2-2232 of the State Code of Virginia. The Staff Report to the 
Planning Commission for the 522 WCF hearing provides relevant information for this request 
because the 522 WCF will be a handoff or connecting site for the existing Chopping Road WCF, 
located in the same area of the County. The staff report addressing Comprehensive Plan 
Conformance for the 522 WCF states as follows: 
 
“CONFORMANCE REVIEW:  
1.  2040 Louisa County Comprehensive Plan  
The primary goal of the Louisa County 2040 Comprehensive Plan (the “2040 Plan”), “protects 
Louisa’s rural character and provides for efficient delivery of public services, and for 
accommodating economic growth in designated growth areas.”   
         
The 2040 Plan contains many ideas for protecting and preserving the County’s rural character, 
including a thorough review (and update where necessary) of designated growth areas, based on 
detailed future needs analyses, trends and projections. Simultaneously, the Plan provides the 
means for planning the delivery of capable public services to ensure a healthy future economy.   
 
The proposed tower is located between two growth areas (Lake Anna & Mineral), on Zachary  

 
1 The 522 WCF parcel (Tax Map parcel 28-97F) fronts on both State Routes, but the tower site 
is accessed from Route 522 (Zachary Taylor Highway). 
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Taylor Highway (Route 522) which has an annual average daily trips of 4900. Chopping Road  
(Route 623) has an annual average daily trips of 4100.   
  
2.  2007 Louisa County Wireless Telecommunication Master Plan  
This Plan establishes guidelines for the rational growth and development of wireless facilities  
thus minimizing tower proliferation throughout the County. The Telecommunications Master  
Plan combines land use strategies with industry accepted radio frequency (RF) engineering 
standards and propagation or wireless coverage maps to create an illustrative planning tool 
complimenting related zoning regulations.  The Master Plan also provides an engineering 
analysis, an inventory of existing towers, and an assessment of future wireless needs.   
  
The 2007 Telecommunications Master Plan Projected Theoretical Coverage for 2020 Including  
County-Owner Land Map page 52 does not propose a tower in this area of the County (Exhibit  
K). However, since the creation of the 2020 Map, technology and the demand for wireless  
services has increased over the past 17 years. Therefore, staff finds the proposed wireless tower 
at this location complies with the Master Plan as it may provide improved wireless coverage for 
the County.  
           
3.  2024 Public Facilities Impacts Review  
The Board of Supervisors adopted a Public Facilities plan on February 20, 2024, as an 
amendment to the 2040 Comprehensive Plan adopted August 5, 2019. Implementation of the  
Public Facilities plan allows the County to deliver the planned quality of life and service standards 
at current and future levels by identifying the impacts of proposed development and offering the 
means to consider proposed mitigation(s). The Plan aims to ensure that development impacts are 
adequately assessed and mitigated, to promote sustainable growth and to preserve the 
community's well-being.  As Louisa County grows, the pressure on public facilities and services 
intensifies.  The county expects proposed developments to consider the impacts on Public 
Facilities and to mitigate the impacts of the development. This mitigation can take various forms, 
such as impact fees, infrastructure improvements, land dedication, and other items, ensuring that 
the burden of growth does not disproportionately fall on existing residents and businesses in the 
County.  
           
This application has therefore been evaluated to determine if it impacts the following areas:  
  
Administration   
Staff believes there would be a minimum level of impact to Administration. Community 
Development Department staff is currently involved in the Conditional Use Permitting Process.  
Community Development Department staff would also be involved in future site plan reviews,  
and development permit reviews and inspections.   
  
Fire & EMS  
Staff believes the proposed tower would have a positive impact on Fire & EMS service resulting  
in increased wireless service for communication during an emergency event.  
  
Law Enforcement  
Staff believes a positive impact on Law Enforcement service will result in the approval of a new  
tower as communication is crucial during an emergency event.   
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Parks and Recreation  
Staff believes this project would have no impact on Parks and Recreation.   
  
Schools  
Staff believes this project would have a positive impact on Schools as it would increase coverage 
allowing more parents the option of teleworking and students access to the internet for homework.   
  
Solid Waste  
Community Development staff believe there would be a minimum level of impact.  Construction  
debris and refuse is also anticipated from the development to cause impacts as a user of the  
landfill. Standard charges would apply.”   
           
In summary, recent staff analysis clearly describes how the existing WCF, located in the same 
area of the County as the 522 WCF, supports County goals set out in the Comprehensive Plan 
and 2024 Public Facilities Impact Review. 
 
Thank you for your consideration of this request.  Please contact me with any questions at 434-
951-5728 or LSchweller@williamsmullen.com. 
 
      Very truly yours, 
 

 
      Lori H. Schweller 
 
Enclosures 
 
cc:  American Tower Corporation 














