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Orange County Planning Commission Agenda
Thursday, April 15, 2021 — 6:00 p.m.

This meeting is being held electronically pursuant to and in compliance with the Continuity of Government
Ordinance (or “An Ordinance to Effectuate Changes in Certain Deadlines and to Modify Public Meeting
and Public Hearing Practices and Procedures to Address Continuity of Operations Associated with the
COVID-19 Pandemic”), adopted April 28, 2020 by the Orange County Board of Supervisors in
accordance with Virginia Code § 15.2-1413. The meeting is accessible by:

https://www.youtube.com/channel/lUCnL_EM-IgrXYdfKcPI18-j00Q

This meeting will be conducted remotely and there will be no physical public access. During this meeting,
there will be no opportunity for public comment.

1.

2.

Call to Order and Determination of Quorum
Approval of Agenda
Approval of Minutes
a. April 1, 2021 regular meeting
New Business - none
Public Hearings

a. Continuation of REZ 20-01: Signature Series Development LLC has applied to rezone
Tax Map Parcel 4-3 from C-2 General Commercial and R-4 Multifamily Residential to PDM
Planned Development Mixed Use. The property contains 75.8 acres, is located at the
intersection of Routes 3 and 708, and is situated in Subarea 1: Spotswood as designated
in the Germanna-Wilderness Area Plan.

b. Continuation of SUP 20-05: Redfish Solar Partners, LLC, has applied for a special use
permit to construct and operate a solar energy generation facility on vacant property
located on Catharpin Road in the Locust Grove/Mine Run area. The property is zoned
Agricultural and is identified as Tax Map Parcels 50-4, containing 48.29 acres, and 50-4A,
containing 48.29 acres. The property is situated in the Agricultural-2 Recommended
Future Land Use category as described in the Orange County Comprehensive Plan. As
required by VA Code § 15.2-2232, a public hearing is required to determine whether the
location, character, and extent of the proposed solar facility is in substantial accord with
the Orange County Comprehensive Plan, prior to any approval of the special use permit
for the facility.


https://www.youtube.com/channel/UCnL_EM-IgrXYdfKcPI8-jOQ
http://www.orangecova.com/

c. Continuation of SUP 20-04: Mountain View Community Church has applied for a special
use permit to construct and operate a residential drug and alcohol addiction treatment center
on their property identified as Tax Map Parcel 7-16A located at 23540 Raccoon Ford Rd.
The property contains 8.029 acres, is zoned Agricultural, and is situated in the Agricultural-
1 Recommended Future Land Use category as described in the Orange County
Comprehensive Plan.

6. Worksession — none
Planning Commission work program— Josh Gillespie
7. Old Business — none
8. Reports
a. Board of Supervisors report — Mark Johnson
b. Planning and Development report — Josh Gillespie
9. Commissioner Comments
10. Next meeting date — May 6, 2021
11. Adjourn
Unless otherwise indicated, agenda items will be taken in the order in which they appear above. The
planning Commission reserves upon itself the right to amend a meeting agenda at any point and with any

frequency prior to adoption of said agenda, pursuant to any required public notice. Time limits may be
imposed by the Chairman for speakers addressing the Commission.
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O NGE PLANNING & DEVELOPMENT SERVICES
C O —I— Y MAIL: 128 West Main Street, Orange, VA 22960 | PHONE: (540) 672-4347
PHYSICAL: 128 West Main Street, Orange, VA 22960

MEMORANDUM
TO: Orange County Planning Commission
FROM: Sandra B. Thornton, Planning Services Manager

SUBJECT: REZ 20-01 Signature Series Development — Proffer statement

DATE: April 8, 2021

You previously received a signed, notarized copy of the proffer statement referenced
above prior to your April 1, 2021, meeting The attached version sets forth one staff
recommendation for deletion of proposed condition Il. Land Use, with an explanatory
note. The correction of a typo is reflected in paragraph Ill. Cash Proffers. This version
also includes recommended reformatting of the various sections pertaining to design
guidelines of which the applicants are proffering implementation, rather than including the
standards as master plan elements.



PROFFER STATEMENT

Applicant: Signature Series Development, LLC (“Applicant™)

Property: Tax Map Parcel 004-000000000-3, containing a total of approximately
75.8 acres subject to this rezoning request (the “Property™)

Owner: Signature Series Development, LLC (“Owner”)

Project Name: “Signature Station” (“Project”)

Rezoning Request:  From R-4 & C-2 to PDM

GDP: “Generalized Development Plan — Signature Station, Gordon District,
Orange County, Virginia” prepared by Welford Engineering, dated June 5,
2020 (“GDP”).

Date: March 29, 2021

File No.: REZ 20-01

l. General Information

The Applicant/Owner, its successors, and assigns, hereby agree that the development
of the Property will be in conformance with these Proffers provided herein which are
being provided pursuant to County Zoning Ordinance § 70-193 et seq., and pursuant
to Virginia Code § 15.2-2303, et seq. (“Proffers”). These Proffers will replace and
supersede all prior proffers affecting the Property including previously approved
conditions under Ordinance 130611-7A, and in this regard, the proffers approved
under Ordinance 130611-7A will thereby be void, unenforceable, and of no further
legal effect upon the County Board of Supervisor’s final approval of this proffer
statement and underlying application. The Proffers are effective only upon the
County’s full and final approval of this proffer application, rezoning application
REZ20-01, and expiration of applicable appeal period.



Staff comment: A voluntary proffer statement is not an agreement between an
applicant and the County. Orange County Zoning Code Sec. 70-567C. (b) and (c)
prescribe how proposed revisions to an overall plan of development as submitted with
a Planned Development-Mixed Use rezoning application will be processed.

I11. Cash Proffers

The Applicant proffers a cash contribution to the County to be directed towards the
construction, upgrade, improvement, or enhancement of Orange County public safety
systems, equipment, resources, or facilities. The contribution will equal Three
Hundred Thousand Dollars ($300,000.00). The purpose of these contribution is to
mitigate the increased public safety costs that will be incurred by the County as a direct
result of the Project’s commercial and residential development.

The contribution will be paid to the County once the County has issues issued final
occupancy permits for seventy-five percent (75%) of the approved residential
townhomes (173 units). If the proffered cash payment is not used for the
aforementioned purposes, said payment shall be transferred to the Orange County
Public School Account to be used for upgrades and improvements in the Orange
County Public Education System.

Virginia Department of Transportation

The Applicant will provide a traffic analysis for any future commercial use that is
proposed and such analysis will be performed at the construction plan phase of such
proposed commercial use for VDOT's approval. In addition, any necessary
improvements that are dictated from this analysis, subject to VDOT and County
approvals, will be constructed prior to issuance of building occupancy permit for each
specific use.



V. The following standards represent design guidelines and signage, landscaping, and
lighting requirements to be implemented in development of the project.

Architectural Guidelines

Building design. To provide for more attractive architectural design and to enhance
property values and the overall desirability of the area, The Applicant shall design the
nonresidential buildings in accordance with the standards below. For any lot that
doesn’t front on Route 3, within five-hundred (500) feet of the Route 3 right-of-way,
the standards below shall apply.

1. Materials. Permitted exterior materials shall be as follows:
a. Brick;
b. Stone;
c. Glass (i.e. windows and doors; not as a predominant material);
d. Stucco or synthetic stucco, provided that the material shall not be allowed
within 24 inches from grade;
Color impregnated decorative block;
f.  Wood or metal as an accent material, provided that no more than 20% of
any individual exterior facade shall consist of that material and that all the
materials shall be finished for exterior use;
g. Architectural precast concrete panels; and
h. Horizontal siding (not including non-architectural vinyl siding).

@

2. Horizontal articulation. Horizontal front and side wall expanses shall contain
significant offsets (i.e., projections and/or recesses in the fagade plane) at intervals in
order to break up the horizontal massing.

3. Vertical articulation. Walls shall not extend horizontally for a distance greater than
three (3) times the average wall height without a change in elevation.

Figure 2: Examples of acceptable articulation



10.

11.

12.

Architectural continuity. Building design shall include architectural continuity such
that the front facade architecture is continued around to the sides of the building. The
rear of a building is not required to contain such architectural treatments.

Entryways. Entryways located on the front and side(s) of a building shall be
architecturally distinct from the surrounding facade(s).

Colors. A building’s exterior color scheme shall not contain a primary use of bright,
intense, fluorescent, or otherwise visually-striking colors.

Service areas. Loading docks and delivery doors shall not be visible from residential
areas or any public right-of-way. In situations where this is unavoidable, these
features shall be mitigated with landscaping and/or fencing, or a physical construction
which continues the architecture of the principal structure. Waste receptacles shall be
opaquely screened from view in enclosures that continue the architectural style and
treatment of the principal building or the development.

Canopies. Freestanding or attached canopies, such as those associated with vehicle
refueling stations, shall be located to the side or rear of the principal structure and
shall reflect the architectural style and materials of said structure.

Fencing. Uncoated chain link fencing visible from any public right-of-way is
prohibited unless required in environmentally sensitive areas and/or safety concerns.

Retaining walls. Retaining walls shall be constructed of materials that are compatible
in style, scale, and color with those utilized on the principal structure or development.

Mechanical equipment. Roof-mounted mechanical equipment shall be opaquely
screened from view at grade by parapet walls or other similar structures that reflect
the architecture of the building. Ground-mounted mechanical equipment shall be
opaquely screened from view by walls or structures that are a continuation of the
principal structure’s architectural treatments.

Building Standards:

a. Maximum height: Forty-five (45) feet, unless otherwise permitted via special
exception or via special use permit for telecommunications facilities.

b. Minimum lot sizes and yards: Established as part of the development plan.
Build-to lines shall be utilized instead of traditional minimum setback
distances or yard widths. In establishing these standards, the following
principles shall be used:

i. Fire and rescue access to any property shall not be impaired;
ii. The safety and functionality of the transportation network is not
hindered.



c. Public utilities required: Public water and wastewater services shall be
required for all development in a PDM district.
d. Underground utilities: All utilities shall be placed underground.

Landscaping Guidelines

Landscaping: Established as part of the development plan, which shall at least meet the
intent of any landscaping requirements specified in the Orange County Virginia Code of
Ordinances. Street trees shall generally be planted throughout the neighborhood core and
nonresidential areas in order to form a canopy once the trees reach maturity. Tree species
shall be diversified as a precaution against blight.

1. Parking lot landscaping.

(a) Generally. Every parking lot for fifteen (15) or more vehicles shall be subject
to the provisions of this section.

(b) Interior. The interior of the parking lot shall include at least one-hundred (100)
square feet of landscaped area, and one shade tree, per ten (10) parking spaces (or
portion thereof). Each landscaped area shall have a minimum width of six (6) feet.
Landscaped strips required by subsection (d) shall not be calculated as required
interior landscaping area.

(c) Road frontage. In addition to interior landscaping as required in subsection (b)
of this section, there shall be a landscaped strip at least fifteen (15) feet wide
separating the parking area from any adjoining road, except where driveways or
other openings are required. At least one shade tree shall be planted for every fifty
(50) feet of frontage (or portion thereof). Such trees may be planted anywhere
within the landscaped strip.

(d) Adjoining property. Except where two adjoining parcels share common access
to the highway, there shall be a landscaped strip at least ten (10) feet wide
separating the parking area from any side or rear lot line. At least one (1) shade
tree shall be planted for each fifty (50) lineal feet of landscaped strip (or portion
thereof). Such trees may be planted anywhere within the landscaped strip. Where
two adjoining parcels share common access to the highway, no landscaping shall
be required between them.

(e) Shade trees. “Shade tree,” as used in this section, shall mean a deciduous tree,
native to the area, at least 1%-inch caliper (approximately eight (8) feet in height)
at the time of planting, which normally reaches a height of thirty (30) feet or more
and a crown spread of twenty (20) feet or more at maturity. If twenty (20) or more
trees are required by this section, no more than one-fourth of the trees shall be of
any one species.



(f) Landscaping plan. A landscaping plan shall be submitted in conjunction with
site plan review. Such landscaping plans shall be drawn to scale and shall clearly
show all existing and proposed parking spaces or other vehicular areas and the
location, size and description of all landscaping materials.

(g) Maintenance. The owner of a parking area is responsible for maintenance of
such parking lot and shall replace dead trees, shrubs and landscaping, and
maintain fences, in a manner consistent with the initial requirements of the
landscaping plan.

Signhage Guidelines

Signage. Signs within five-hundred (500) feet of the right-of-way of Route 3 shall be
subject to the following standards.

Type. Monument signs shall be the only type of freestanding sign permitted. Building
signs shall be regulated by the underlying zoning district(s), but shall not project above
the roofline of the building to which they’re attached.

. Area. Maximum allowable area of signage shall be regulated by the underlying zoning
district(s).

. Setbacks. From the right-of-way of Route 3, the minimum setback for freestanding signs
shall be equal to the height of the sign. There shall be no minimum setback for
freestanding signs along other roadways. Signs shall not block minimum sight distances
for any adjacent intersections.

. Digital signage. Digital signs and monument signs containing digital portions, other than
what is used to advertise fuel prices, may be permitted provided such signs are no closer
than six-hundred and sixty (660) feet from one another and no closer than six-hundred
and sixty (660) feet from any existing residential structure

Outdoor Lighting

Outdoor lighting for structures and parking areas shall use "upwash” or low-level
illumination techniques and be coordinated with site development features. All lighting
shall be hooded or directed to avoid glare and the spread of unrestricted light on
adjacent property and roadways.



The Applicant makes these proffers voluntarily, in support of their rezoning application.
WITNESS the following signatures:
APPLICANT:
Signature Series Development, LLC

a Virginia limited liability company

By:

Name:

Its:

Date:

COMMONWEALTH OF VIRGINIA
CITY/COUNTY OF

The foregoing was subscribed, sworn to and acknowledged before me this ___day of
, 2021, by of Signature Series
Development, LLC a Virginia limited Ilablllty company, on behalf of the company.

Notary Public
Print Name:

My Commission Expires:
Registration No. [SEAL]

13424902.2 031432.00003
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Robert Dudley & John Marcantoni Via Electronic Mail & Certified Mail

Signature Series Development, LLC
1 Monument Drive
Stafford, VA 22554

RE: REZ 20-01 Signature Station
Gentlemen:

Thank you for your time on October 5, 2020, to discuss the Planning Commission’s
consideration of your application at their October 1, 2020, meeting. As | mentioned, | realized
after the meeting that | had made a process error with respect to your application in that I had
proceeded to schedule a public hearing without first scheduling a work session during which you
would have the opportunity to discuss your proposal with the Commission prior to a public
hearing. Accordingly, in consultation with Planning Commission Chairman Donald Brooks, it
has been determined that the October 1 discussion, as will be the October 15 follow-up
discussion, will constitute your work session with the Commission.

To summarize the items of concern with your petition as discussed on October 1, 2020, the
Commission noted the lack of specificity in your submittal with respect to the following items
required for a Planned Development-Mixed Use rezoning application:

1) Design guidelines and generalized elevation drawings for the overall site;

2) A master signage plan;

3) A landscaping plan;

4) An updated fiscal impact analysis including expected economic benefits and costs to the
county, including elaboration on the justification for the $300,000.00 being proffered.

5) An updated traffic impact analysis.

Mr. Marcantoni and | had discussed the first three (3) of the five (5) issues referenced above
prior to my completion of the staff report, and the three (3) of us discussed the information
requests at some length on Monday, at which time you clarified that you had referenced in your
application a draft Germanna-Wilderness Area zoning overlay district that was not adopted in
that form. The draft included Rt. 3 Corridor Overlay performance and design standards, which
include acceptable building materials and architectural features, signage, and landscaping, that
have not been adopted, although you have indicated in both your project narrative and your
proffer statement your commitment to develop the proposed project in accordance with those
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standards. During our conversation I understood your assertion that application of these
standards should be expected to satisfy the intent of the specific plan components requested in
the rezoning application packet. Regarding the traffic impact analysis (TIA), Marshall Barron,
Transportation & Land Use Director, VDOT-Culpeper District, has confirmed your
understanding that VDOT will not require a completely updated TIA at this time but rather
agreed to the approach of receiving for review TIAs for the various phases of commercial
development associated with the project. However, he indicated that this approach is contingent
upon retaining the proffered conditions approved in 2013 with respect to entrances from Route 3
and turn lanes on Route 3.

As we discussed, you currently have approved zoning and proffered conditions under which you
may proceed to develop your project, although I understand that the commercial-residential
phasing requirement has precluded your moving forward under current market conditions. As
noted in the staff report on REZ 20-01, the Signature Station project area is mapped on the future
land usage guidelines for Germanna-Wilderness Area Plan Subarea One: Spotswood. You
initiated communications and meetings with county staff in late 2018 to discuss a process for
potentially amending proffers accepted in 2013, and it was agreed at that time that your seeking a
rezoning pursuant to the new Germanna-Wilderness Area (GWA) Planned Development-Mixed
Use District would be the best course of action. A review of email indicates that Bryan David,
former zoning administrator and subdivision agent, had provided determinations concerning the
requirement for public roads to serve the development, as well as parking criteria, specifically
the use of front-loading garages, and the necessity of including different types of dwelling units
in the proposal, and you have incorporated that guidance into the proposal currently under
consideration. | am unable to confirm from email or from memory whether or not there were
specific discussions of requirements for design guidelines, signage, landscaping, and any need to
update data from 2011 that was provided with your prior, approved rezoning application, up until
this point.

Again, | apologize for my failure to apply the correct process for a GWA rezoning application.
As indicated previously, we propose to schedule another discussion between you and the
Planning Commission on October 15, 2020, followed by conclusion of the public hearing
process on a mutually acceptable date.

Please advise if you have questions.
Sincerely,
Sandra B. Thornton
Planning Services Manager/Zoning Administrator
Cc: Orange County Planning Commission
Eric Lansing, Assistant County Attorney

Theodore VVoorhees, County Administrator
File
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