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Nelsonia Road Farm

Bloxom, VA 23306
+/- 148 acres
12 poultry houses (60x560)
Main House (2,400 sqft) built in 2000

Entrance

Main House (2,400 sqft)
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VDOT Standard Not:
VIRGINIA DEPARTMENT OF TRANSPORTATION STANDARD NOTES OQ%_. no_ow 2
HAMPTON ROADS DISTRICT
October 2011 .
1.9 The developer is responsible for any damage to existing roads, utilities, and any other installations
1.0 GENERAL INFORMATION already in place which occur as a result of project construction within or contiguous to State right of way
fimits.
1.1 These plans were prepared in accordance with the requirements of (select one):
VDOT Subdivision Street Requirements (SSR) 1.10 The Commonwealth Transportation Board members of the Board, the Commonwealth and all
VDOT Subdivision Street Acceptance Requirements (SSAR) Commonwealth employees, agents, and offices, shall be absolved from all responsibilities, damages and
/A liabilities as a result of work arising from the exercise of the privileges granted by plan and/or permit
1.2 VDOT Approyed Exceptions (select one): approval.
Access Management Date of Approval
SAR Date of Approval 2.0 DRAINAGE & EROSION CONTROL
er: Date of Approval
1A 2.1 VDOT shall not be responsible for the maintenance of any stormwater management facility or outfall
) ) structure located outside of State maintained right of way limits and shall be absolved from all
1.3 Trip Generation Data: responsibilities, damages and liabilities as a result of such.
Use:
ITE Code: 22 All erosion and sediment control measures shall be the responsibility of the contractor in accordance
Total Daily Trips: vpd with the Virginia Erosion & Sediment Control Handbook and Virginia Stormwater Management
AM Peak Hour Trips: vph Program. An individual certified by the Virginia Department of Conservation and Recreation, holding a
PM Peak Hour Trips: vph Responsible Land Disturber Certification, is to be in charge of the land disturbing activity and on the
work site at all times,
14 A Land Use Permit must be obtained from VDOT before any construction is started within State ;

O i T 23 T ary drai hall be install i i i i
maintained right of way limits. Contact the VDOT District Office at (757) 925-2500 for the permit fee maﬂﬂh“. _.Mams _‘M“NM measires be installed during construction to prevent pouding and diver
and bond amount. All Land Use Permit applications must have one (1) set of approved plans, a copy of ’
the plan approval letter, a check for th i irgini .
or vm nd Fv Mu e required amount. or the processing fee made payable to Treasurer of Virginia, and surety 24 All necessary precautions shall be taken to ensure against siltation of adjacent properties, ditches,

} streams, etc. Additional ditch linings or siltation and erosion control measures shall be provided as
- . N . determined VDO i iew.
L5 The VDOT District Office is to receive written notification 48 hours prior to the start of any work within by m“w\nﬂwnﬂmmg oy T andlor the countyftow during field review. All costsshall be assumed
State maintained right of way. A pre-construction meeting should be held at least one week prior to any '
land disturbance or wh i ivities wi i i i .
u Wwhen construction activities will affect traffic operations of any arterial corridor. 2.5 All disturbed areas shall be stabilized immediately upon the end of each day's work and reseeded in
. d ith VD! i ifications.
1.6 All construction methods and materials within State maintained right of way shall comply with the aocordance Wi OT Road and Bridge Specifications
current standards and specifications of the Virginia Department of Transportation. 3.0 MATERIALS
1.7 The contractor shall have available a ¢ f i ; :
approved revisions, and n<Moa O:_.M a MMMM | Mvan%oo:_m”m Use Permit(s), final approved plans, any 3.1 When unsuitable materials are encountered during construction such materials shall be undercut and
4 app! e. backfilled with VDOT Type II Select Material Minimum CBR 20 according to VDOT specifications.
1.8 Any errors, conflicts, or discrepancies found on the approved plans shall be reported to the developer’s
engineer. The VDOT District Office should be notified for resolution before proceeding further with the
work if the State maintained right of way is affected.
VDOT Standard Notes | 3 VDOT Standard Notes | 4
October 2011 October 2011
32 Pavement design shall be provided in accordance with the Pavement Design Guide for Subdivision and
Secondary Roads in Virginia. For primary roads and interstate highways where truck traffic exceeds 4.6  All roadway _.mm:mbw shall be designed in accordance with IESNA lighting criteria and installed in
5%, pavement design shall be provided in accordance with AASHTO guidelines. Typical pavement M\o.nowawnwm W_S.E VDOT Road and Bridge Specifications. All roadway lighting shall adhere to the
sections shall depict the top 6” of the subgrade immediately under the pavement structure compacted to irginia Lighting Law.
100% of the theoretical maximum dry density.
50 TRAFFIC
3.3 Asphalt pavement widening shall conform to VDOT Standard WP-2. L
5.1  Contact Traffic Engineering Operations at (757) 925-1659 or (757) 925-1653 a minimum of 48 hours in
34 Installation of pipe culverts and storm sewers shall conform to VDOT Standard PB-1. advance whenever excavation is within 500 feet of a traffic signal, so the lines can be marked. Failure
to do so could be a costly repair for the developer.
3.5  The Department usually prohibits the open-cutting of hard-surfaced roads except in extenuating C . .. .
circumstances. Therefore, all underground utilities within State maintained right of way, as determined 52 Contact Roadway Lighting Ovnnw:on.-m at Gmd 484-9015 or de. &ww-w.c 40a minimum of 48 roc.nm n
e, al ! " ; advance whenever planned construction activities are located within Limited Access Highways. Failure
necessary by good engineering practice to serve the complete development of adjacent properties, shall to do so could be a costly repair for the developer.
be installed during the streets initial construction and prior to the application of its final pavement
surface course. This shall include extensions of all necessary cross-street connections or service lines to 5.3 Contact Traffic Operations Center Maintenance Manager at (757) 424-9903 a minimum of 48 hours in
an appropriate location beyond the pavement and preferably the right of way line. In the event it is advance of all mcnmgamoa activities located within Limited Access Highways. Failure to do so could
necessary to open the street pavement to work on utilities after the surface has been placed, additional be a costly repair for the developer.
ti d pavi to restore the integrity and f the road be . .
noﬂwﬂn& on tests and paving as necessary to restore the integrity and appearance of the roadway may 5.4 Sight distances at entrances and intersections shall be maintained at all times during and after
req - construction. Any object or landscaping that obstructs driver view shall be relocated at the developer’s
expense or the entrance may be closed at VDOT's discretion.
4.0 RIGHT OF WAY & UTILITIES
5.5 U:A:m oosmz.:n.noﬁ the maintenance of traffic shall conform to the requirements in the most recent
4.1 Al fixed objects such as utility cabinets, pedestals, and streetlights shall be located in accordance with version of the Virginia Work Area Protection Manual and the MUTCD.
clear zone requirements, as noted in the Road Design Manual or AASHTO Roadside Design Guide.
There shall not be any cabinets, pedestals, or fire hydrants located on the shoulder. 6.0 ENVIRONMENTAL
6.1  The permittee is responsible for pursuing and obtaining any and all environmental clearances and/or

42  Flowers, shrubs, and trees shall not be placed within State maintained right of way limits without an
approved set of plans and an approved planting agreement. No irrigation (sprinkler) systems, brick
columns, endwalls, and/or brick mailboxes will be constructed or installed within State maintained right
of way limits without a permit. Any of the above items found in the right of way without a permit will
be removed, and all costs of the removal will be borne by the owner and/or developer.

4.3 The contractor shall be responsible for locating and protecting all underground and overhead utilities,
whether or not they are shown on the plans, prior to construction. The contractor will be responsible for
repairs at his own expense of any utilities damaged by his construction methods. MISS UTILITY must
be contacted at 811 at least 72 hours prior to the commencement of construction.

4.4 Authorized underground utility installations shall maintain a minimum of 36 inches of cover.

4.5  Overhead utility installations within limited access and non limited access right of way shall be installed
in accordance with VDOT Land Use Permit Regulations.

VDOT Standard Notes | 4
October 2011

46  All roadway lighting shall be designed in accordance with IESNA lighting criteria and installed in

accordance with VDOT Road and Bridge Specifications. All roadway lighting shall adhere to the
Virginia Lighting Law.

5.0 TRAFFIC

5.1  Contact Traffic Engineering Operations at (757) 925-1659 or (757) 925-1653 a minimum of 48 hours in
advance whenever excavation is within 500 feet of a traffic signal, so the lines can be marked. Failure
to do so could be a costly repair for the developer.

52 Contact Roadway Lighting Operations at (757) 484-9015 or (757) 484-8940 a minimum of 48 hours in
advance whenever planned construction activities are located within Limited Access Highways. Failure
to do so could be a costly repair for the developer.

5.3  Contact Traffic Operations Center Maintenance Manager at (757) 424-9903 a minimum of 48 hours in
advance of all construction activities located within Limited Access Highways. Failure to do so could
be a costly repair for the developer.

54  Sight distances at entrances and intersections shall be maintained at all times during and after
construction. Any object or landscaping that obstructs driver view shall be relocated at the developer’s
expense or the entrance may be closed at VDOT’s discretion.

5.5  During construction, the maintenance of traffic shall conform to the requirements in the most recent
version of the Virginia Work Area Protection Manual and the MUTCD.

6.0 ENVIRONMENTAL

permits, including, but not limited to, water quality, threatened and endangered species, hazardous
materials, and cultural resources, required to pursue the proposed activity beforg any construction is
started within State maintained right of way limits. Documents related to these activities shall be
submitted with the Land Use Permit application.
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ALL PROFPOSED UTILITIES ENCORACHING WITHIN THE
LIMITS OF A STATE MAINTAINED DITCH SHALL MAINTAIN

A MINIMUM DEPTH OF 36" AS MEASURED FROM THE

BOTTOM OF THE DITCH THROUGHOUT THE ENTIRE
UTILITY ENCROACHMENT.

EX. ENTRANEE

PROP,/25" WIDE ENTRANCE

DEED: WILL 52/549

GENERAL NOTES

ACCOUNT COUNTY TAX MAP 70-A-35
ZONED: AGRICULTURAL
DEED REF: 807/392
PLAT REF: LEE A. HICKEY, SR. PLAT
METOMPKIN DISTRICT
BASED ON PROTRACTION OF THE FEDERAL EMERGENCY MANAGEMENT
AGENCY FLOOD INSURANCE RATE MAP COMMUNITY-
PANEL NUMBER 51001C0455G, DATED MAY 18, 2015,
THIS SITE IS LOCATED FLOOD ZONE "X
LMITS OF DISTURBANCE = 26.50 ACRES
BASED ON THE WEB SOIL SURVEY PROVIDED BY NRCS:
SOILS WITHIN THE LIMITS OF DISTURBANCE ARE BOJAC LOAMY SAND
HYDROLOGIC SOIL GROUP - ‘Al
HYDRIC RATING - 'O'
K FACTOR - .0.17
BOJAC SANDY LOAM
HYDROLOGIC SOIL GROUP - 'A
HYDRIC RATING - 'C'
K FACTOR - .0.24
DRAGSTON FINE SANDY LOAM
HYDROLOGIC SOiL GROUP - ‘A
HYDRIC RATING - '3
K FACTOR - .0.28
9. THERE ARE NO KNOWN WETLANDS ON THE PROPERTY. A WETLANDS
DELINEATION HAS NOT BEEN CONDUCTED.
10. IMPERVIOUS AREA CREATED PER THIS SITE PLAN = | 2.89 ACRES
Pl NO TITLE SEARCH WAS PROVIDED. THIS SITE PLAN DOES NOT
GUARENTEE THE EXISTENCE OR NONEXISTENCE OF ANY EASEMENTS,
RIGHT OF WAYS OR OTHER ENCUMBERANCES TO THIS PROPERTY.
12. 2.5 ACRES OF WOODSTO BE CLEARED FOR THIS SITE PLAN
13. THIS PROJECT DOES NTO IMPACT IMPAIRED WATERWAYS
14. THIS SITE 1S 'RMA' AND 1S NOT IN CRITICAL AREA
I5. STORMWATER POND IS AT N: 37d 49' 14", W 75d 34' 21"
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MINIMUM STANDARDS FOR PRIVATE SUBDIVISION STREETS

s
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i. All disturbed areas off of the travelway and within right-of- way shall be sesded and
fertiltzed.

NOTES:

2. ﬂ__.az._n control signs ta he furnished and erected by developer as approved by Directlor of
Planning.

3. All connections and intersections with State maintained roads must meet alt design and
construction requirements of Virginia Dept. of Transportation,

4, marm._a:i prool shall be submilted to the Director of Planning assuring the existence of
a binding mainlenance agresment between property owners for future maintenance of
these roads.

5. Travelway subgrade shall be § inches of compacted road fill.
6. Surface treatment may be gravel, shelf or other comparable material.

7. Travelway allowed (o meander within 50-foot right-ofway to minimize destruction (o
natural resources.
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EX. CROSSOVER
EX. ENTRANCE
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NOTEr
NOT ALL INFORMATION IN YHIS 80X MAY APPLY TO THES DETAIL.

DESICNER NOTES (REMOVE FROM LAYOUT BEFORE INSERTING IN PLAN):

. INSERT SPACING CHART DISTANCES INTO LAYOUTS AND REMOVE CHARY
WHENEVER PRACTICAL,

~

. % - REQUIRED FOR SPEEDS 45 mph and GREATER,
. MIRROR THIS LAYOUT FOR A LEFT SHOULDER CLOSURE ON A ONE WAY ROAD.
+ WHERE PARKING IS PERMITTED, CONTACT APPROPRIATE ROAD AUTHORITY TO

o v oA w

CONFLICTING PARKING SIGNS.
» IF PARKING LANE IS NORMALLY OPEN 7O YEHICLE TRAVEL DURING THE TIME

"

OF DAY THIS CLOSURE WILL BE IN EFFECT, THE LANE SHALL BE CONSIDERED A
TRAVELED LANE AND NOT A PARKING LANE, THE APPROPRIATE LAYOUT SHALL THEN

BE USED TO PROVIDE TRAFFIC CONTROL FOR THE LANE CLOSURE.
8, USE G SPACING WHERE PARKING IS BEING RESTRICTED.

@ DRUMS, TYPE I OR TYPE II
BARRICADE OR VERTICAL PANEL.

+ FOR ANY EXCAVATION OR OROP-OFF IN EXCESS OF 12 IN., SEE THE MINNESOTA
MANUAL Gm :zﬁwoa“qu>ww—a CONTROt DEVICES SECTION &F, PORTABLE BARRIERS.

. FOR CLOSURES GREATER THAN 1000 FT., SEE FIELO MANUAL LAYOUT 59, LANE CLOSURE EXTENSION.

ROINATE INSTALLATION OF NO PARKING SIGN., NO PARKING SIGNS SHOULD
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Commercial Entrance Design along Local Streets with Curb and Guttsr or Shoulders
COMMERCIAL ENTRANCE DESIGN ALONG LOCAL STREETS
WITH CURB AND GUTTER OR SHOULDERS
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FIGURE 4-11 COMMERCIAL ENTRANCE DESIGNS ALONG LOCAL STREETS’
Note: All entrance design and construction shall accommodate pedestrian and bicycle users of the highway in accordance
with the Ci aith Transp ion Board's “Policy for Integrating Bicycle and Pedestrian Accommodations”.
“Rev. 712

i

"Rev. 712

Moderate Volume Commercial Entrance Design along Highways with Shoulders

MODERATE VOLUME COMMERCIAL ENTRANCE DESIGN
ALONG HIGHWAYS WITH SHOULDERS

Site Requirements For This Design_ { LeTrer

Maximum Highway VPD : 5,000 Sabon
Maximum Entrance VPD : 200 e
Maximurm Entrance VPD u®
Truck Trips : 10%
|owt
SINGLE TWO - WAY ENTRANCE "

! Edpe of Pavemant

25' Minimum.
oF

18° Minimum
30° Maximum

a0’ Prefered

_ M

FIGURE 4-15 MODERATE VOLUME COMMERCIAL ENTRANCE DESIGN ALONG HIGHWAYS WITH SHOULDERS'

Note: AR entrance design and construction shall accommodate pedestiian and bicycle users of the highway in accordance
with the Commonweaith Transportation Board's “Policy for Integrating Bicycle and Pedestrian Accommodations”.
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JOHN W. SANNS

PROPOSED ENTRANCE PLAN

SCALE 1" = 200 SURVEYED DAW JOB NO. NELSONIA
DATE 6/30/15 DRAWN DAW FIELD BOOK X PAGE X
REVISED 2/2/16 CAD FILE SANNSS5  [SHEET 1 OF 2

LAND SURVEYING

WILKINS-NOBLE LLC

11755 SOMERSET AVE
PRINCESS ANNE, MD 21853

410—621—0321
410—621—0320(FAX)
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Property Description

POULTRY EQUIPMENT

- LED light bulbs

- Cumberland feeders and drinkers

- Hired Hand fan systems

- Rotem controllers and communicators

- (2) 200KW generator; less than 100 hours logged

- Generators powered by John Deere engines and are serviced
annually.

- Primary house is connected to the generators

- Wells are 275' to 300' deep into the aquifer

* Photos are a representation of the equipment on the farm
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Purchase Incentive

— The Seller is offering a bonus of $50,000.00 per poultry house that can be used as the down
payment or given in a check at closing made out to the buyer.

— The Seller has offered to train and instruct the Buyer in regards to the farm's equipment and
general operations.

— The Seller will work with the Buyer for the first full flock in order to transfer knowledge in
regards to growing the best bird, handling incidents as they arise and making the most
money per flock.

— The training will be up to three hours per day, four days per week and phone support will be
offered as needed.

— Additional consulting time can be negotiated between the Seller and the Buyer.
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NELSONIA ROAD FARM - FINANCIALS

Actual Settlement Data (From 13170 Sanns Drive)*

Settlement Week Payment (houses 1-4) Payment (houses 5-8) Total Payment
9/27/2015 $ 60,269.67 $ 73,824.77 $ 134,094.44
11/29/2015 $ 50,924.59 $ 52,074.30 $ 102,998.89
2/21/2016 $ 61,945.38 $ 75,386.40 $ 137,331.78
4/17/2016 $ 66,279.39 $ 52,985.20 $ 119,264.59
6/19/2016 $ 59,22351 $ 68,285.50 $ 127,509.01
8/21/2016 $ 61,858.18 $ 53,496.38 $ 115,354.56
| Projected Average Flock Payment (per 12 houses)  $ 184,139 |

Income Analysis (Annual)

Estimated Gross Income

(6 Flocks Per Year) $ 1,104,831
Estimated Operating Per SgFt Total
Expenses

Insurance $ 0.050 $ 20,160
Electric $ 0.200 $ 80,640
Clean-Out $ 0.025 $ 10,080
Property Taxes $ 0.050 $ 20,160
Repairs, Misc, Permits, $ 30,000
Total Operating Costs $ 161,040
Estimated Net Income $ 943,791

*Due to new construction status, data used is from Sanns Drive Farm. Poultry houses on both farms are identical
in terms of size and technologies.

* This analysis represents income and cost projections, not actual financial performance.



DISCLAIMER

NELSONIA ROAD FARM [ 148.0 ACRES | NELSONIA, VA

The material contained in this Offering Brochure is furnished solely for the purpose of considering the purchase of the
property within and is not to be used for any other purpose. This information should not, under any circumstances, be
photocopied or disclosed to any third party without the written consent of the SVN® Advisor or Property Owner, or used
for any purpose whatsoever other than to evaluate the possible purchase of the Property.

The only party authorized to represent the Owner in connection with the sale of the Property is the SVN Advisor listed in
this proposal, and no other person is authorized by the Owner to provide any information or to make any
representations other than contained in this Offering Brochure. If the person receiving these materials does not choose
to pursue a purchase of the Property, this Offering Brochure must be returned to the SVN Advisor.

Neither the SVN Advisor nor the Owner make any representation or warranty, express or implied, as to the accuracy or
completeness of the information contained herein, and nothing contained herein is or shall be relied upon as a promise
or representation as to the future representation of the Property. This Offering Brochure may include certain statements
and estimates with respect to the Property. These Assumptions may or may not be proven to be correct, and there can
be no assurance that such estimates will be achieved. Further, the SVN Advisor and the Owner disclaim any and all
liability for representations or warranties, expressed or implied, contained in or omitted from this Offering Brochure, or
any other written or oral communication transmitted or made available to the recipient. The recipient shall be entitled to
rely solely on those representations and warranties that may be made to it in any final, fully executed and delivered Real
Estate Purchase Agreement between it and Owner.

The information contained herein is subject to change without notice and the recipient of these materials shall not look
to Owner or the SVN Advisor nor any of their officers, employees, representatives, independent contractors or affiliates,
for the accuracy or completeness thereof. Recipients of this Offering Brochure are advised and encouraged to conduct
their own comprehensive review and analysis of the Property.

This Offering Brochure is a solicitation of interest only and is not an offer to sell the Property. The Owner expressly
reserves the right, at its sole discretion, to reject any or all expressions of interest to purchase the Property and
expressly reserves the right, at its sole discretion, to terminate negotiations with any entity, for any reason, at any time
with or without notice. The Owner shall have no legal commitment or obligation to any entity reviewing the Offering
Brochure or making an offer to purchase the Property unless and until the Owner executes and delivers a signed Real
Estate Purchase Agreement on terms acceptable to Owner, in Owner’'s sole discretion. By submitting an offer, a
prospective purchaser will be deemed to have acknowledged the foregoing and agreed to release the Owner and the
SVN Advisor from any liability with respect thereto.

To the extent Owner or any agent of Owner corresponds with any prospective purchaser, any prospective purchaser
should not rely on any such correspondence or statements as binding Owner. Only a fully executed Real Estate Purchase
Agreement shall bind the property and each prospective purchaser proceeds at its own risk.

duSVYN

MILLER COMMERCIAL
REAL ESTATE

All SVN® Offices Independently Owned & Operated.
The information listed above has been obtained from sources we believe to be reliable, however, we accept no responsibility for its correctness.




