
 

 

 
 

 
 
 

 
 
 

 
 

Orange County Planning Commission Agenda 
Thursday, October 1, 2020 – 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/UCnL_EM-IgrXYdfKcPI8-jOQ 
 
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. Call to Order and Determination of Quorum 
 

2. Approval of Agenda 
 

3. Approval of Minutes 
 

a. September 3, 2020 regular meeting (including written public comments received 
regarding SUP 20-01).   

 
4. New Business – Scheduling of proposed zoning text amendments 

 
5. Public Hearings 

 
a. 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. REZ 20-02:  Storeland LLC has applied to rezone Tax Map Parcels 23-12 E, F, and H 
from C-1 Limited Commercial to C-2 General Commercial in order to develop a self-
storage facility which may be permitted as a special use in C-2.  The property, which is 
located east of the intersection of Flat Run Road and Rt. 20, contains a combined 
acreage of 10.882 acres and is situated in Subarea 7: South Wilderness as designated in 
the Germanna-Wilderness Area Plan. 

 
c. SUP 20-03: Storeland LLC has applied for a Special Use Permit to construct and operate 

a self-storage facility on Tax Map Parcels 23-12 E, F, and H, contingent upon approval of 
REZ 20-02 to rezone the property to C-2 General Commercial. The property, which is 
located east of the intersection of Flat Run Road and Rt. 20, contains a combined 
acreage of 10.882 acres and is situated in Subarea 7: South Wilderness as designated in 
the Germanna-Wilderness Area Plan. 

MAILING ADDRESS: 

128 WEST MAIN STREET 

ORANGE, VIRGINIA 22960 

 

PLANNING SERVICES: 

OFFICE: (540) 672-4347 

FAX: (540) 672-0164 

orangecountyva.gov 
 

JASON CAPELLE, DISTRICT 1 

GEORGE YANCEY, DISTRICT 2 

DONALD BROOKS, DISTRICT 3 

JULIE ZEIJLMAKER, DISTRICT 4 

JIM HUTCHISON, DISTRICT 5 

 

SANDRA THORNTON 

PLANNING SERVICES MANAGER 

 

 

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


 

 

 
6. Worksession –  

 
 

7. Old Business –  
 
 

8. Reports 
 

a. Board of Supervisors report – Mark Johnson 
 

b. Planning Services report – Sandra Thornton 
 

 
9. Commissioner Comments 

 
 

10. Next meeting date – October 15, 2020 
 

 
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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Orange County Planning Commission 
Regular Meeting 

Thursday, September 3, 2020 
Meeting Held Electronically via Zoom video conference 

 
 
Present: Jason Capelle (Vice Chairman); George Yancey; Jim Hutchison; Julie Zeijlmaker; 

Mark Johnson, Board of Supervisors Liaison 
 
Absent: Donald Brooks (Chairman) 
 
Staff Present: Sandra Thornton, Planning Services Manager; Eric Lansing, Assistant County 

Attorney; Tracey Newman, Planning Services Associate 
 
Due to Covid-19 concerns, this meeting was conducted virtually and live-streamed on YouTube.  The 
meeting was held in compliance with the Orange County Continuity of Government Ordinance (“Ordinance 
to Effectuate Temporary 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 by the Board of Supervisors on April 28, 2020 pursuant to Virginia Code § 15.2-1413.  
  
 

1. Call to order and determination of quorum: 

Vice Chairman Capelle called the meeting to order at 6:00 pm and live streaming began on 
YouTube.  A quorum was established.  

 
2. Approval of agenda: 

 
On a motion of Mr. Hutchison, seconded by Mr. Yancey and which carried by a vote of 4-0, the 
agenda was approved. 

 
3. Approval of minutes:  

a. September 3, 2020 regular meeting: 

On the motion of Mr. Hutchison, with a second by Mr. Yancey, the minutes were accepted 
as presented on a vote of 4-0.  
 

4. New Business:  
 

a. Continuation of Preliminary Plat Review – Winterberry Creek/Garrett Street LLC 

Ms. Thornton reviewed a memo that addressed many of the commissioners’ questions 
from the August 6, 2020 meeting.  She advised the second proposed entrance would not 
meet Virginia Department of Transportation public service requirements since it would not 
provide twenty-four (24) hour/7 days a week access to the state road system.   

Mr. Yancey expressed concerns about school buses not being able to turn around in the 
subdivision and Fire/EMS vehicles being unable to travel throughout the subdivision, in 
addition to a full second entrance being unavailable.  Ms. Zeijlmaker and Mr. Hutchison 
concurred with Mr. Yancey’s concerns.  

Ms. Thornton advised the Commission that the applicants had requested a deferral of their 
consideration of the preliminary plat in order to address stated concerns.  Vice-Chairman 
Capelle inquired if a deferral is an obligation or an option for the Planning Commission.  
Mr. Lansing advised that the Commission was not obligated to grant the requested deferral 
and expressed concern about deadlines as addressed in the Continuity of Government 
Ordinance.  

Mr. Yancey made a motion to deny the request for deferral and the motion was seconded 
by Mr. Hutchison.  The motion passed with a vote of 4-0.  

At Mr. Yancey’s request, Mr. Lansing read the draft Resolution No. #20-05, A 
RESOLUTION DENYING THE APPLICATION FOR A PRELIMINARY PLAT FOR THE 



 

 

 

PROPOSED WINTERBERRY CREEK SUBDIVISION. The resolution is appended to 
these minutes. 

 

Mr. Yancey made a motion to adopt Resolution 20-05.  The motion was seconded by Mr. 
Hutchison with a request that the spelling of his name be corrected.  The motion to adopt 
Resolution 20-05 carried on a 4-0 vote. 

  Ayes:  Capelle, Yancey, Zeijlmaker, Hutchison  Nays: None 

 

  Following the Commission’s action, Mike Derdeyn, attorney for the applicant, expressed  
  disagreement with Mr. Lansing’s analysis of the Virginia Department of Transportation  
  standards applicable to the proposed preliminary plat. 

     

5. Public hearings:   
 

a. Continuation of SUP 20-01:  Mid-Atlantic Pyrotechnic Arts Guild has submitted 
amendments to a Special Use Permit application for the manufacture, testing, and 
discharge of fireworks at Tax Map Parcel 61-32 which contains 127.544 acres and is 
zoned Agriculture (A).  The property is owned by Cardinal Garden & Gun, LLC and is 
located on Woolfolk Lane. The parcel is designated Agricultural 1 on the Recommended 
Future Land Use Map in the Orange County Comprehensive Plan. The request is 
pursuant to Orange County Zoning Code Sec. 70-303 (23) – Uses permitted by special 
use permit, “Pyrotechnics testing/manufacturing on a parcel 50 acres or greater in size.”  
 
The Planning Commission received written public comments regarding SUP 20-01, which 
were included in the agendas for meetings scheduled on June 4, 2020, June 18, 2020, 
and August 6, 2020.  
 
Mr. Yancey made motion to include Mr. Satterwhite’s, the applicant’s attorney, letter of 
rebuttal to public comments dated August 31, 2020, in the hearing record.  Mr. Hutchison 
seconded the motion and it carried on a vote of 4-0.  Vice-Chairman Capelle closed the 
public hearing.   
 
Ms. Thornton reviewed the supplemental staff report referencing the applicant’s revised 
proposed conditions.  Commissioner discussion ensued.  Mr. Hutchison expressed 
support for the amendments to the proposal and concurrence with the conditions Ms. 
Thornton presented.   
 
Mr. Yancey agreed with Mr. Hutchison’s statements and complimented the applicants’ 
efforts to revise their original proposal. He expressed concern that if the special use 
permit is approved, it could be considered an indirect spot zoning in the Agricultural 
District, which would set a bad precedent moving forward.  Ms. Zeijlmaker observed that 
MAPAG has obviously been operating safely but acknowledged the extensive opposition 
by the public and concern about noise and environmental issues. 
 
Vice Chairman Capelle expressed concerns about the 2016 zoning text amendment that 
added “pyrotechnics testing/manufacturing on a parcel 50 acres or greater in size” as a 
special use in the Agricultural District and his recollection that the Commission had been 
advised that no complaints had been received about this use. He also stated that 
granting the special use permit would not generate revenue for the county and that he 
gives weight to the county residents comments.  
 
MAPAG President, Dave Stoddard, spoke of past noise complaints that were not related 
to the club, but they had been blamed all the same.  He advised noise is not a problem 
as the sounds from the fireworks would not be heard 2 miles from where the club is 
shooting.  And he explained that during a fireworks shoot in a field with cows and pigs, 
the animals were not adversely affected.   
 



 

 

 

Mr.  Hutchison made a motion to approve with a revised condition to allow the club to 
shoot fireworks until 10:45pm, instead of 9pm.  There was no second, but a vote was 
taken, and the motion failed  1-3.   
 
Ayes:  Hutchison   Nays:  Capelle, Yancey, Zeijlmaker 
 
Vice Chairman Capelle then made another motion to recommend denial of the SUP 20-
01.  The motion was seconded by Ms. Zeijlmaker, and the motion  passed 3-1.   
 
Ayes:  Zeijlmaker, Capelle, Yancey  Nays: Hutchison 

 
6. Work session:   

   
The Planning Commission discussed processes that they deem to be in need of 
clarification and updating.   
 
Consideration of waivers will be addressed by Vice Chairman Capelle and Mr. Hutchison 
who will report back.  In addition to handling of waivers, the commissioners requested a 
more formal process for the handling of complaints and deadlines.  Multiple 
recommendations were made by the commissioners and will be addressed at future 
meetings.  Vice Chairman Capelle advised future work sessions will focus on the concerns 
in an effort to determine how to make what we are doing better for everyone.    

 
7. Old business:  None 

 

8. Reports:  
 

a. Planning Services Report – Sandra Thornton 
 

Ms. Thornton advised the October 1, 2020 Planning Commission agenda will include 
applications for a rezoning and a special use permit that will be handled concurrently for a 
self-storage facility.  There will also be a rezoning for Signature Series Development. 
 

b. Board of Supervisors Report – Mark Johnson  
   

Mr. Johnson advised broad band is moving “full speed ahead and the arm of fiber is 
growing longer”. 
 

9. Commissioner comments:  None  

 
10. Next meeting date – October 1, 2020 

 
11. Adjourn 
 

On the motion of Mr. Hutchison, seconded by Mr. Yancey, which carried by a vote of 4-0, the 
meeting adjourned at 8:06 pm.   
 

 
 
 
 
______________________________________ 

      Jason Capelle, Vice Chairman 

 

______________________________________ 
      Planning Commission Secretary 
 
The events of this meeting were captured via digital audio recording. These written minutes shall serve as 

the official record of actions taken during the meeting. 
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MEMORANDUM 

 

TO:  Orange County Planning Commission 

 

FROM: Sandra B. Thornton, Planning Services Manager 

 

SUBJECT: Proposed Zoning Text Amendments  

 

DATE:  September 25, 2020 

 

 

In the course of zoning administration, staff has noted some inconsistencies with respect to language 

pertaining to consideration of special exceptions.  The county’s legal staff has drafted proposed text 

amendments which will be forwarded to the Commission no later than Tuesday, September 29, 2020. 
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MEMORANDUM 

 

TO:  Orange County Planning Commission 

 

FROM: Sandra B. Thornton, Planning Services Manager 

 

SUBJECT: Staff report – REZ 20-01:  Signature Series Development 

 

DATE:  September 25, 2020 

 

The staff report on the matter referenced above will be forwarded to the Commission and posted to the 

county’s website no later than Tuesday, September 29, 2020. 
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MEMORANDUM 

 

TO:  Orange County Planning Commission 

 

FROM: Sandra B. Thornton, Planning Services Manager 

 

SUBJECT: Staff report – REZ 20-02 and SUP 20-03: Storeland, LLC 

 

DATE:  September 25, 2020 

 

The staff report on the matters referenced above will be forwarded to the Commission and posted to the 

county’s website no later than Tuesday, September 29, 2020. 
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STAFF REPORT 

 
TO:  Orange County Planning Commission 

FROM: Josh Frederick, Senior Planner 

THROUGH: Gregg Zody, AICP 
  Director of Planning and Zoning 

DATE:  January 9th, 2014 

RE:  REZ 13-02/SUP 13-04: McLean Self-Storage Facility 
 
Staff Recommendation 

Based on the analysis and guidance from the Comprehensive Plan, Staff recommends 
approval of both the rezoning and special use permit applications. The Comprehensive Plan 
encourages development in Agricultural A2 future land use areas only if it is compatible with 
surrounding land uses; self-storage facilities are typically compatible with suburban 
development (Lake of the Woods), which is adjacent to the project site.  
 
Case Overview 

Request – Stephen McLean has applied to rezone property in Locust Grove from 
Agricultural (A) to General Commercial (C-2), and for a special use permit to install a self-
storage facility pursuant to Sec. 70-483(7) of the Zoning Ordinance. The property is 
referenced by tax map #23-12E, 12F and 12H and is a total of 10.882 acres. The storage 
facility will be developed in phases and is anticipated to have approximately 620 units, of 
both climate-controlled and traditional drive-up varieties. The site will also contain boat and 
recreational vehicle storage areas. The applicant expects market demand and site 
constraints to ultimately dictate the number of storage units that can be built on the site. 
 
Proffers – No proffers have been volunteered with regards to the rezoning request. 
 
Location – The property is located on the northern side of Constitution Hwy (Rt 20) 
approximately 1/3 mile east of the intersection with Flat Run Rd (Rt 601). 
 
Zoning/Land Use – The property is currently zoned Agricultural (A), as are the properties on 
either side and across the road (with the exception of one). The parcel immediately to the 
west contains a single-family residence. Lake of the Woods is adjacent to the northern 
boundaries of the subject parcels. The parcels at the intersection of Flat Run Rd (Rt 601) 
and Constitution Hwy (Rt 20) were rezoned to General Commercial (C-2) in September 
2013 (REZ 13-01). The parcels to the east which are currently zoned C-2 contain a gas 
station, car wash (SUP 97-10), mini-golf course (SUP 11-02) and related accessory uses. 
The parcel currently zoned General Residential (R-2) contains a retail business (Apperson’s 
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Travel Trailers) and a single family home. With the exception of Lake of the Woods, the 
predominant land use in the vicinity is forest. 

 
Current Zoning Map 

 

 
Future Land Use Map 
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Comprehensive Plan – The subject parcels are within the Agricultural A2 future land use 
designation and, as such, the 2013 Comprehensive Plan offers the following relevant 
guidance: 

➢ Encourage agricultural, commercial and industrial enterprises that are compatible 
with Orange County’s unique features. (p. 17) 

➢ The plan for these areas [A2 land use] is based on an increase in the number of 
similar or compatible mix of uses, adjacent to existing residential or commercial 
developments. (p. 27) 

 
Community Input - The public hearing notice was advertised in the Orange County Review 
on January 2nd and January 9th, and notices to adjacent property owners were mailed out on 
January 2nd. One call was received regarding the application, prior to distribution of agenda 
packets to the Commission. 
 
Application Review Committee Comments - The ARC met on November 19th, 2013 to give 
the applicant a chance to provide details on the rezoning/special use request and to allow 
affected county departments and other agencies a chance to ask questions and express 
concerns about the applicant’s proposal.  Relevant comments/questions are outlined below: 

➢ Orange County Fire & EMS – The department had questions/comments related to 
the following items: 

o The type of heat in the conditioned storage units. 
o The required list of non-storable items. 
o Fire suppression. 
o After-hours emergency access. 
o Surveillance cameras. 

➢ Orange County Building Department – The department had questions/comments 
related to the following items: 

o The installation of dedicated fire extinguisher boxes. 
o Pre-engineered building plan requirements. 

➢ Virginia Department of Health – The agency had a question regarding septic 
drainfields on the site, to which the applicant responded that they had been 
previously permitted when the property was subdivided in 2011. 

➢ Culpeper Soil & Water Conservation District – The District’s letter can be found as 
attachment B to this report. 

➢ Virginia Department of Transportation – VDOT’s official comment letter and email 
regarding a TIA can be found as attachments C & D, respectively, to this report. 

 
Analysis 

Zoning Ordinance – All 3 parcels are currently zoned Agricultural (A), which permits the 
following by-right uses: 

(1) Agriculture. 
(2) Single-family dwelling. 
(3) Two-family dwelling. 
(4) Manufactured home. 
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(5) Place of worship. 
(6) Cemetery or graveyard. 
(7) Sign subject to sections 70-308 and 70-696. 
(8) Farm enterprise, farm stand, wayside stand. 
(9) Temporary uses, with a zoning permit pursuant to sections 70-309 and 70-   

122, limited to the following: 
  a. Temporary or seasonal sales. 
 b. Special events. 
(Ord. of 5-2-1996, § 202; Ord. of 7-12-2011(2)) 

And the following special uses: 
(1) Agricultural equipment sales or service, or both. 
(2) Airport. 
(3) Bed and breakfast inn. 
(4) Boarding kennel or commercial breeding kennel. 
(5) Camp, campground or recreational vehicle park. 
(6) Carnival, circus, fairground or similar temporary activity. 
(7) Elder care center, child day care center, or nursery school. 
(8) Livestock auction or farmer’s market. 
(9) Manufactured home park. 

(10) Mine or quarry. 
(11) Office of less than 4,000 ft2 gross floor area, including professional or 

contracting office. 
(12) Private cultural, recreational or institutional use. 
(13) Public garage. 
(14) Public use such as school, park, library, fire and rescue station, public facility, 

or maintenance facility. 
(15) Retail store of less than 4,000 ft2 gross floor area, including, farmer’s market, 

farm stand greater than 1,000 ft2 gross floor area, flea market, or retail 
nursery. 

(16) Sanitary landfill. 
(17) Veterinary service, including animal hospital. 
(18) Cluster housing development (see also article VI). 
(19) Bicycling, horseback riding, carriage rides, and other similar transient 

recreational uses which involve overnight stays on private property. 
(Ord. of 8-11-1998, §§ 203, 203.18; Ord. of 5-8-2001; Ord. of 7-12-2011(2)) 

 
The applicant is seeking to rezone the parcels to General Commercial (C-2), which permits 
the following by-right uses: 

(1) Automobile sales, service, storage and rental. 
(2) Commercial assembly pl ant, such as a printing or framing shop. 
(3) Office building. 
(4) Place of worship. 
(5) Private cultural, recreational or institutional use. 
(6) Public use such as school, park, library, fire or rescue station, public utility, or 

maintenance facility. 
(7) Restaurant. 
(8) Retail store. 
(9) Signs in accordance with sections 70-486 and 70-696 et seq. 
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(10) Up to four dwelling units attached to any permitted commercial use. 
(11) Temporary uses, with a zoning permit pursuant to section 70-940, limited to 

the following: 
a. Temporary or seasonal sales. 
b. Special events. 

(Ord. of 5-2-1996, § 802; Ord. of 3-9-2010) 

And the following special uses: 
(1) Carnival, circus, noncommercial fairground or similar temporary activity. 
(2) Limited manufacturing and processing. 
(3) Manufactured home sales and service. 
(4) Theater, video game parlor, or other recreational use. 
(5) Wholesale distribution or warehouse. 
(6) Adult-oriented business. 
(7) Any commercial use which is not expressly permitted in any district. 

(Ord. of 5-2-1996, § 803) 
 
Threat to Public Health, Safety and/or Welfare – Self-storage facilities are passive land uses 
with relatively low intensity. Given this factor, and that the property will be fenced and under 
surveillance, no public safety impacts are anticipated. As this area is not pedestrian-
oriented there is no anticipation of non-vehicular safety impacts. 

The site will require limited private well and septic service to serve the office on site. 
However, there is no foreseeable impact on the public health. 

The project will offer storage space to nearby population centers in the most populated area 
of the county. As such, the project represents an expansion of available services to county 
citizens and an expansion of taxable commercial land and is thus a positive impact on the 
public welfare. 
 
Compatibility With Surroundings – Self-storage facilities are typically located nearby to 
residential land uses and along major roadways for ease of access and availability. The 
project is also located near existing commercially-zoned property (within ¼ mile), notably 
the recently-rezoned parcels at Flat Run Rd (Rt 601) and Constitution Hwy (Rt 20).  US 
Park Service property (the Wilderness Battlefield) begins approximately ½ mile to the east. 
 
Substantial Detriment to Surrounding Property – Sec. 70-484 of the Zoning Ordinance 
requires a minimum 50’ setback/buffer between parcels zoned General Commercial (C-2) 
and any adjacent agricultural and/or residential use in order to screen said uses from “any 
adverse impact.” Properties in the Lake of the Woods that are adjacent to this project may 
be affected by spillover floodlighting, depending on installation of the lighting and the 
opacity of the required landscape buffer. Noise and refuse are not anticipated to be issues 
to surrounding properties.  

Any potential development on either parcel will have to mitigate stormwater impacts through 
approved Best Management Practices (BMPs) in order to both treat stormwater runoff and 
ensure excess runoff does not negatively affect surrounding properties. As indicated by the 
CSWCD, this project will not be grandfathered under Virginia Stormwater Management 
Regulations and will thus have to comply with the updated (and far more comprehensive) 
program regulations. 
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Attachments: 

A. REZ/SUP applications and supporting materials 
B. CSWCD letter dated November 18th, 2013 
C. VDOT letter dated December 6th, 2013 
D. VDOT email dated October 29th, 2013 
E. Draft Resolution 14-01 Recommending Approval of REZ 13-02 
F. Draft Resolution 14-01 Recommending Denial of REZ 13-02 
G. Draft Resolution 14-02 Recommending Approval of SUP 13-04 with conditions 
H. Draft Resolution 14-02 recommending Denial of SUP 13-04 
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                                         The site, looking eastward                        The site, looking westward 
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MEMORANDUM 

 

TO:  Orange County Planning Commission 

 

FROM: Sandra B. Thornton, Planning Services Manager 

 

SUBJECT: Staff report – REZ 20-02 and SUP 20-03: Storeland, LLC 

 

DATE:  September 25, 2020 

 

The staff report on the matters referenced above will be forwarded to the Commission and posted to the 

county’s website no later than Tuesday, September 29, 2020. 
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STAFF REPORT 

 
TO:  Orange County Planning Commission 

FROM: Josh Frederick, Senior Planner 

THROUGH: Gregg Zody, AICP 
  Director of Planning and Zoning 

DATE:  January 9th, 2014 

RE:  REZ 13-02/SUP 13-04: McLean Self-Storage Facility 
 
Staff Recommendation 

Based on the analysis and guidance from the Comprehensive Plan, Staff recommends 
approval of both the rezoning and special use permit applications. The Comprehensive Plan 
encourages development in Agricultural A2 future land use areas only if it is compatible with 
surrounding land uses; self-storage facilities are typically compatible with suburban 
development (Lake of the Woods), which is adjacent to the project site.  
 
Case Overview 

Request – Stephen McLean has applied to rezone property in Locust Grove from 
Agricultural (A) to General Commercial (C-2), and for a special use permit to install a self-
storage facility pursuant to Sec. 70-483(7) of the Zoning Ordinance. The property is 
referenced by tax map #23-12E, 12F and 12H and is a total of 10.882 acres. The storage 
facility will be developed in phases and is anticipated to have approximately 620 units, of 
both climate-controlled and traditional drive-up varieties. The site will also contain boat and 
recreational vehicle storage areas. The applicant expects market demand and site 
constraints to ultimately dictate the number of storage units that can be built on the site. 
 
Proffers – No proffers have been volunteered with regards to the rezoning request. 
 
Location – The property is located on the northern side of Constitution Hwy (Rt 20) 
approximately 1/3 mile east of the intersection with Flat Run Rd (Rt 601). 
 
Zoning/Land Use – The property is currently zoned Agricultural (A), as are the properties on 
either side and across the road (with the exception of one). The parcel immediately to the 
west contains a single-family residence. Lake of the Woods is adjacent to the northern 
boundaries of the subject parcels. The parcels at the intersection of Flat Run Rd (Rt 601) 
and Constitution Hwy (Rt 20) were rezoned to General Commercial (C-2) in September 
2013 (REZ 13-01). The parcels to the east which are currently zoned C-2 contain a gas 
station, car wash (SUP 97-10), mini-golf course (SUP 11-02) and related accessory uses. 
The parcel currently zoned General Residential (R-2) contains a retail business (Apperson’s 
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Travel Trailers) and a single family home. With the exception of Lake of the Woods, the 
predominant land use in the vicinity is forest. 

 
Current Zoning Map 

 

 
Future Land Use Map 
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Comprehensive Plan – The subject parcels are within the Agricultural A2 future land use 
designation and, as such, the 2013 Comprehensive Plan offers the following relevant 
guidance: 

➢ Encourage agricultural, commercial and industrial enterprises that are compatible 
with Orange County’s unique features. (p. 17) 

➢ The plan for these areas [A2 land use] is based on an increase in the number of 
similar or compatible mix of uses, adjacent to existing residential or commercial 
developments. (p. 27) 

 
Community Input - The public hearing notice was advertised in the Orange County Review 
on January 2nd and January 9th, and notices to adjacent property owners were mailed out on 
January 2nd. One call was received regarding the application, prior to distribution of agenda 
packets to the Commission. 
 
Application Review Committee Comments - The ARC met on November 19th, 2013 to give 
the applicant a chance to provide details on the rezoning/special use request and to allow 
affected county departments and other agencies a chance to ask questions and express 
concerns about the applicant’s proposal.  Relevant comments/questions are outlined below: 

➢ Orange County Fire & EMS – The department had questions/comments related to 
the following items: 

o The type of heat in the conditioned storage units. 
o The required list of non-storable items. 
o Fire suppression. 
o After-hours emergency access. 
o Surveillance cameras. 

➢ Orange County Building Department – The department had questions/comments 
related to the following items: 

o The installation of dedicated fire extinguisher boxes. 
o Pre-engineered building plan requirements. 

➢ Virginia Department of Health – The agency had a question regarding septic 
drainfields on the site, to which the applicant responded that they had been 
previously permitted when the property was subdivided in 2011. 

➢ Culpeper Soil & Water Conservation District – The District’s letter can be found as 
attachment B to this report. 

➢ Virginia Department of Transportation – VDOT’s official comment letter and email 
regarding a TIA can be found as attachments C & D, respectively, to this report. 

 
Analysis 

Zoning Ordinance – All 3 parcels are currently zoned Agricultural (A), which permits the 
following by-right uses: 

(1) Agriculture. 
(2) Single-family dwelling. 
(3) Two-family dwelling. 
(4) Manufactured home. 
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(5) Place of worship. 
(6) Cemetery or graveyard. 
(7) Sign subject to sections 70-308 and 70-696. 
(8) Farm enterprise, farm stand, wayside stand. 
(9) Temporary uses, with a zoning permit pursuant to sections 70-309 and 70-   

122, limited to the following: 
  a. Temporary or seasonal sales. 
 b. Special events. 
(Ord. of 5-2-1996, § 202; Ord. of 7-12-2011(2)) 

And the following special uses: 
(1) Agricultural equipment sales or service, or both. 
(2) Airport. 
(3) Bed and breakfast inn. 
(4) Boarding kennel or commercial breeding kennel. 
(5) Camp, campground or recreational vehicle park. 
(6) Carnival, circus, fairground or similar temporary activity. 
(7) Elder care center, child day care center, or nursery school. 
(8) Livestock auction or farmer’s market. 
(9) Manufactured home park. 

(10) Mine or quarry. 
(11) Office of less than 4,000 ft2 gross floor area, including professional or 

contracting office. 
(12) Private cultural, recreational or institutional use. 
(13) Public garage. 
(14) Public use such as school, park, library, fire and rescue station, public facility, 

or maintenance facility. 
(15) Retail store of less than 4,000 ft2 gross floor area, including, farmer’s market, 

farm stand greater than 1,000 ft2 gross floor area, flea market, or retail 
nursery. 

(16) Sanitary landfill. 
(17) Veterinary service, including animal hospital. 
(18) Cluster housing development (see also article VI). 
(19) Bicycling, horseback riding, carriage rides, and other similar transient 

recreational uses which involve overnight stays on private property. 
(Ord. of 8-11-1998, §§ 203, 203.18; Ord. of 5-8-2001; Ord. of 7-12-2011(2)) 

 
The applicant is seeking to rezone the parcels to General Commercial (C-2), which permits 
the following by-right uses: 

(1) Automobile sales, service, storage and rental. 
(2) Commercial assembly pl ant, such as a printing or framing shop. 
(3) Office building. 
(4) Place of worship. 
(5) Private cultural, recreational or institutional use. 
(6) Public use such as school, park, library, fire or rescue station, public utility, or 

maintenance facility. 
(7) Restaurant. 
(8) Retail store. 
(9) Signs in accordance with sections 70-486 and 70-696 et seq. 
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(10) Up to four dwelling units attached to any permitted commercial use. 
(11) Temporary uses, with a zoning permit pursuant to section 70-940, limited to 

the following: 
a. Temporary or seasonal sales. 
b. Special events. 

(Ord. of 5-2-1996, § 802; Ord. of 3-9-2010) 

And the following special uses: 
(1) Carnival, circus, noncommercial fairground or similar temporary activity. 
(2) Limited manufacturing and processing. 
(3) Manufactured home sales and service. 
(4) Theater, video game parlor, or other recreational use. 
(5) Wholesale distribution or warehouse. 
(6) Adult-oriented business. 
(7) Any commercial use which is not expressly permitted in any district. 

(Ord. of 5-2-1996, § 803) 
 
Threat to Public Health, Safety and/or Welfare – Self-storage facilities are passive land uses 
with relatively low intensity. Given this factor, and that the property will be fenced and under 
surveillance, no public safety impacts are anticipated. As this area is not pedestrian-
oriented there is no anticipation of non-vehicular safety impacts. 

The site will require limited private well and septic service to serve the office on site. 
However, there is no foreseeable impact on the public health. 

The project will offer storage space to nearby population centers in the most populated area 
of the county. As such, the project represents an expansion of available services to county 
citizens and an expansion of taxable commercial land and is thus a positive impact on the 
public welfare. 
 
Compatibility With Surroundings – Self-storage facilities are typically located nearby to 
residential land uses and along major roadways for ease of access and availability. The 
project is also located near existing commercially-zoned property (within ¼ mile), notably 
the recently-rezoned parcels at Flat Run Rd (Rt 601) and Constitution Hwy (Rt 20).  US 
Park Service property (the Wilderness Battlefield) begins approximately ½ mile to the east. 
 
Substantial Detriment to Surrounding Property – Sec. 70-484 of the Zoning Ordinance 
requires a minimum 50’ setback/buffer between parcels zoned General Commercial (C-2) 
and any adjacent agricultural and/or residential use in order to screen said uses from “any 
adverse impact.” Properties in the Lake of the Woods that are adjacent to this project may 
be affected by spillover floodlighting, depending on installation of the lighting and the 
opacity of the required landscape buffer. Noise and refuse are not anticipated to be issues 
to surrounding properties.  

Any potential development on either parcel will have to mitigate stormwater impacts through 
approved Best Management Practices (BMPs) in order to both treat stormwater runoff and 
ensure excess runoff does not negatively affect surrounding properties. As indicated by the 
CSWCD, this project will not be grandfathered under Virginia Stormwater Management 
Regulations and will thus have to comply with the updated (and far more comprehensive) 
program regulations. 
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Attachments: 

A. REZ/SUP applications and supporting materials 
B. CSWCD letter dated November 18th, 2013 
C. VDOT letter dated December 6th, 2013 
D. VDOT email dated October 29th, 2013 
E. Draft Resolution 14-01 Recommending Approval of REZ 13-02 
F. Draft Resolution 14-01 Recommending Denial of REZ 13-02 
G. Draft Resolution 14-02 Recommending Approval of SUP 13-04 with conditions 
H. Draft Resolution 14-02 recommending Denial of SUP 13-04 
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                                         The site, looking eastward                        The site, looking westward 
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