
§ 56-46.1 – SCC approval of transmission lines
F. Approval of a transmission line pursuant to this 
section shall be deemed to satisfy the requirements 
of § 15.2-2232 and local zoning ordinances with 
respect to such transmission line.

NOTE: Applies to transmission lines of 138 kV or more. 

Virginia Law 
Electric Transmission and Local Authority/Planning



§ 15.2-2202. Duties of state agencies; electric utilities.
E. Every electric utility that is responsible for the construction, operation, and 
maintenance of electric transmission lines of 150 kilovolts or more shall furnish 
reasonable information requested by the local planning commission having authority to 
prepare a comprehensive plan within the utility's certificated service area relative to any 
electric transmission line of 150 kilovolts or more that may affect the locality's 
comprehensive plan. If the locality seeks to include the designation of corridors or 
routes for electric transmission lines of 150 kilovolts or more in its comprehensive plan, 
the local planning commission shall give the electric utility a reasonable opportunity for 
consultation about such corridors or routes. The electric utility shall notify the chief 
administrative officer of every locality in which the electric utility plans to undertake 
construction of any electric transmission line of 150 kilovolts or more, prior to the filing 
of any application for approval of such construction with the State Corporation 
Commission, of its intention to file any such application and shall give the locality a 
reasonable opportunity for consultation about such line.

Virginia Law - Electric Transmission and Local Authority/Planning (cont.)



§ 15.2-2223. Comprehensive plan 
C. The comprehensive plan, with the accompanying maps, plats, 
charts, and descriptive matter, shall show the locality's long-range 
recommendations for the general development of the territory 
covered by the plan. It may include … 

8. The designation of corridors or routes for electric transmission 
lines of 150 kilovolts or more.

Virginia Law - Electric Transmission and Local Authority/Planning (cont.)
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Update on 2026 General Assembly Actions



2026 Virginia General Assembly Actions – Battery Storage

HB 891/ SB 443 
• Makes Utility-scale Battery Energy Storage Systems 

(BESS) a by-right use on any parcel previously approved 
for utility-scale solar and subject to an approved special 
use permit.

• Specifies that the by-right battery facility may not exceed 
100 percent of the nameplate generating capacity of the 
associated solar facility.

HB 895/ SB 448 
• Virginia Energy to develop model local ordinances for energy storage regulation by 12/1/2026.
• SCC must convene a technical conference on storage safety standards by 9/1/2026. 

VACo Opposed the Legislation



2026 Virginia General Assembly Actions – Battery Storage (cont.)



2025 Virginia General Assembly Actions – Solar
HB 711/SB 347 - requires a locality to review any application of a solar project of 
one megawatt (MW) or more in all agricultural, commercial, industrial and 
institutional zoning districts, and mandates specific criteria to be applied to such 
applications, and they be adopted in local zoning ordinances.

While there is no mandate to approve such applications, the legislation does 
require localities to review all such applications, a locality must … furnish the 
State Corporation Commission a record of special exception decisions reached 
pursuant to this section not more than 60 days after such decision is made. The 
record shall include (i) the reason for any adverse decision, (ii) any finding of 
nonconformity with the local comprehensive plan, and (iii) the date of the last 
revision to the comprehensive plan. 

VACo Opposed the Legislation.



2026 Virginia General Assembly Actions – Housing & Land Use

HB 1279/SB 388 - overrides local zoning by 
allowing development of housing, with up to 30 
percent of certain ground-floor nonresidential uses, 
on land owned by property tax-exempt religious 
organizations or certain property tax-exempt 
nonprofit organizations. 

The legislation also mandates that zoning ordinances shall allow the by-right 
development of up to 20 units per acre on property owned by such organizations. 
And localities shall not require a special exception, special use permit, 
conditional use permit, rezoning, or any discretionary review or approval 
process. 



2026 Virginia General Assembly Failed Legislation – Housing & Land Use (cont.)

HB 1279/SB 388 – Key Provisions

• Qualifying religious or non-profit organization must own the property for five years prior to 
applying for a housing development application. 

• At least 60 percent of the total housing units must be affordable at 80 percent or less AMI (area 
median income) for rental units, and up to 120 percent AMI for for-sale units. 

• Affordability of units must be recorded and preserved for a minimum of 30 years by deed 
restrictions or other legally binding requirements.

• The property is served by or within an area planned for public water and sewer.
• It does not apply to … property zoned for or adjacent to land zoned for industrial use provided 

there has been an active and operational industrial use as defined by the locality on the 
property within the previous five years.

The provisions of the legislation become effective on January 1, 2027 and expire 
on January 1, 2031.

 VACo Opposed the Legislation



HB 888 - mandates statewide standards for off-street 
parking be adopted in local zoning ordinances for 
“designated areas” defined as … any parcel that is 
located within one mile of the entrance to a mass transit 
or public transportation station or facility.  

The definition of “mass transit or public transit” applies 
only to “fixed routes” or the other high-capacity transit 
service as identified by the Virginia Department of Rail 
and Public Transportation.  

2026 Virginia General Assembly Failed Legislation – Housing & Land Use (cont.)



2026 Virginia General Assembly Failed Legislation – Housing & Land Use (cont.)

HB 888 (cont.) - Within such areas localities are prohibited from requiring off-
street parking spaces in amounts exceeding (1) one-half of one parking space per 
dwelling unit for multifamily or mixed-use residential development; and (2) one 
parking space per dwelling unit for one-family and two-family dwellings and 
townhouses.

The legislation also requires localities with a population greater than 20,000 to 
provide for administrative reduction of minimum off-street parking requirements of 
not less than 20 percent for residential, multifamily, or mixed-use development 
proposed on parcels outside of the designated areas defined in the legislation.

VACo Opposed the Legislation



2025 Virginia General Assembly Actions – Housing & Land Use (cont.)
SB 531 - requires a locality to include in its zoning ordinances for single-family 
residential zoning districts accessory dwelling as a permitted accessory use.  

VACo opposed the introduced version of the bill, noting that it prohibited localities 
from requiring a special use permit application for an accessory dwelling unit.  In 
response, the patron removed this provision from the legislation that was subsequently 
approved by the legislature and signed into law by the Governor.  We also raised concerns 
about imposing state-wide standards for ADUs that do not consider the differences in 
landscape, infrastructure, and potential impacts to neighborhoods.  This lack of flexibility 
may discourage the approval and acceptance of ADUs in certain settings. 

(NOTE: the new law does include the proviso that … Nothing in this section shall apply to 
a locality that adopted an ADU ordinance prior to January 1, 2026.)



2026 Virginia General Assembly Actions – Housing & Land Use (cont.)
HB 655/SB 346 - amends existing provisions that require localities to permit 
manufactured homes in areas zoned for agriculture by expanding such 
requirement to all zoning districts where site-built housing is allowed, with 
certain conditions. At the request of VACo, those conditions include that that 
manufactured home be (1) converted to real property in accordance with § 46.2-
653.1; (2) constructed so that the certificate of occupancy is issued within five 
years following the date of manufacture listed on the home's data plate; and (3) 
placed on an individual lot.  



2026 Virginia General Assembly Actions – Housing & Land Use (cont.)

HB 867/SB 74 – expands to all localities the ability to provide optional 
increases in density to meet affordable housing needs in the Commonwealth.  
Currently this authority is only provided to seven jurisdictions and has proven 
successful in developing affordable housing units where developers have chosen 
this option. 

The legislation also lays out additional implementation measures and tools for 
localities to consider when developing a successful program.  These include lot size 
reductions, accessory housing unit allowances, conversion of vacant office and 
commercial space to multi-family apartments, and allowance for lower-cost home 
construction alternatives such as manufactured homes and duplex manufactured 
homes.  

VACo supported the legislation.



2026 Virginia General Assembly Actions – Housing & Land Use – Failed Legislation
SB 717 - would have mandated localities to adopt “transit-oriented housing 
overlay districts” within one mile of major transit stops and transit corridors 
and within such districts allow for by-right development of dwelling units at 
specified minimum densities.  Specifically, the legislation required localities to 
allow for (1) development of 30 units per acre - at a minimum six stories in 
height – within one-quarter of a mile of major transit stops; and (2) two units 
per lot and four units per corner lot between one-quarter of a mile and one 
mile of such a stop.  As specified in the legislation, “major transit stop” was 
defined as …  a station or stop served by heavy rail, light rail, commuter rail, 
bus rapid transit, or other high-capacity transit service designated by the 
Department of Rail and Public Transportation.  

VACo opposed the legislation.



2026 Virginia General Assembly Actions – Housing & Land Use – Failed Legislation
HB 804/SB 488- would have directed local Boards of Zoning Appeals to 
overturn local land use decisions to increase the supply of housing in a locality, 
if a locality has not made a “good faith effort” to meet required housing targets 
over a five-year period.  After January 1, 2033, an applicant who seeks local 
government approval for a residential development that will increase the 
number of housing units in a locality and has that application rejected would 
be able to appeal such decision to the Board of Zoning Appeals.  The process 
for overturning local land use decisions by a BZA would begin, starting 
January 1, 2028, with every locality mandated to increase its total housing 
stock by an average of 1.5 percent growth per year for five consecutive years in 
order to meet a total 7.5 percent growth target. 

VACo opposed the legislation.



2026 Virginia General Assembly Actions – Housing & Land Use – Failed Legislation

HB 816/SB 454- would have allowed for the by-right development and construction of 
multifamily residential and mixed-use residential development on at least 50 percent of all 
land contained in commercial or business zoning district classifications and that … are served 
by public water and sewer or are located within an area designated for public water and sewer 
service in the locality's comprehensive plan. The bills also (1) required that the zoning 
ordinance provisions must exempt any proposed development that converts an existing 
building to a multifamily residential use from any setback, height, or frontage requirements; 
and (2) prohibited localities from approving any commercial or business use on a property 
adjacent to the approved multifamily residential development that is different from the use 
that had been established at the time the multifamily residential development was approved.  
Both bills were amended in committee to limit their application to cities and towns having a 
population of more than 20,000, or any locality within a federally designated metropolitan 
planning organization (MPO).  34 Virginia counties are currently located within designated 
MPOs. 

VACo opposed the legislation.
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