
The Orange County Board of Supervisors will hold a public hearing at 7:00 p.m. on Tuesday, 
January 22, 2019, in the Meeting Room of the Gordon Building, located at 112 West Main 
Street, Orange, Virginia, to receive comments on, and consider, the following: 

SUP 18-01 
The Board of Supervisors will consider a special use permit application by Joseph Daniel Jr., on 
behalf of Michael Morch, for the construction and operation of a self-storage facility on Tax Map 
No. 12-36 and 12-45, both of which are zoned General Commercial (C-2). Both parcels account 
for an approximate combined acreage of 8.29 and are located adjacent to Route 3 within 
Subarea 2 of the Germanna-Wilderness Area Plan. The future land use guidelines for the 
property are “Conservation & Open Space Recreation” and “Mixed Use Planned Development” 
with “Transportation Corridor Preservation-Corridor A” traversing the northern portion of the 
property. 

REZ 18-03 / SUP 18-02 
The Board of Supervisors will consider an application by Sabra LLC for a zoning map 
amendment for Tax Map No. 12-38. The zoning map classification for the subject parcel is 
proposed to change from General Commercial (C-2) to Multi-Family Residential (R-4). 
Contingent upon zoning map amendment approval, Elgan LLC, on behalf of Sabra LLC, has 
submitted a special use permit application for the construction and operation of an assisted 
living facility on the subject parcel. The proposed facility will consist of four buildings: three 
assisted living homes (approximately 7,000-8,000 square feet each), and one adult day care 
house (approximately 3,000-4,000 square feet). The subject parcel is approximately 6.79 acres 
and is located at the intersection of Route 3 and Somerville Road (Route 711) within Subarea 2 
of the Germanna-Wilderness Area Plan. The future land use guidelines for the property are 
“Mixed Use Planned Development” with “Transportation Corridor Preservation-Corridor A” 
traversing the middle of the property. 

REZ 18-04 
The Board of Supervisors will consider an application by F. Douglas Newman for a zoning map 
amendment for a portion of Tax Map No. 33A-((1))-1B. The zoning map classification for the 
portion of the subject parcel currently zoned Agricultural (A) is proposed to change to Limited 
Residential (R-1), such that the entire parcel will be zoned R-1. The parcel is 2.599 acres in 
total, and the area subject to rezoning is 2.031 acres. The property is located approximately 206 
feet from the intersection of Black Walnut Run Road (Route 602) and Lafayette Drive (Route 
741). The parcel is in the “Village” future land use designation of the 2013 Orange County 
Comprehensive Plan. 

All interested persons are invited to attend the hearing and to present their views and/or to 
submit written comments.  Related documents may be examined during regular business hours 
of 8:00 a.m. – 5:00 p.m., Monday – Friday, at the Office of the County Administrator, located on 
the second floor of the Gordon Building, 112 West Main Street, Orange, Virginia.  Materials may 
also be viewed on the County website at orangecountyva.gov.  For further information, please 
contact the County Administrator’s Office at (540) 672-3313. 

R. Bryan David
County Administrator
Clerk to the Board of Supervisors
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ORANGE COUNTY, VIRGINIA 
BOARD OF SUPERVISORS 


 


 
 
 
 


DRAFT ORDINANCE OF APPROVAL / DENIAL 
 


MOTION: _____ January 22, 2019 
  Regular Meeting 
SECOND: _____ Ord. No. 190122 - PH1 
 
 


RE: DRAFT ORDINANCE APPROVING / DENYING SUP 18-01 TO ALLOW THE 
CONSTRUCTION AND OPERATION OF A SELF-STORAGE FACILITY ON 
TAX MAP NO. 12-36 AND 12-45, REQUESTED BY JOSEPH DANIEL, JR. 


 
WHEREAS, Joseph Daniel, Jr., on behalf of Michael Morch, applied for a Special Use 


Permit to construct and operate a self-storage facility on property referenced as Tax Map No. 
12-36 and 12-45, containing a total of approximately 8.29 acres, pursuant to Section 70-483 
(10) of the Orange County Zoning Ordinance; and 


 
WHEREAS, the Department of Planning and Zoning recommended conditional approval 


of this Special Use Permit; and 
 
WHEREAS, the Planning Commission advertised and held a Public Hearing on the 


Special Use Permit request on December 6, 2018; and 
 
WHEREAS, the Planning Commission considered whether the proposed Special Use 


Permit would further the purposes of the Comprehensive Plan and the Zoning Ordinance; 
threaten the public health, safety, or welfare; be compatible with its surroundings; or would 
result in substantial detriment to the surrounding property; and 


 
WHEREAS, the Planning Commission reviewed the request and determined that the 


request was consistent with the considerations above, and, as such, recommended approval of 
the request to the Board of Supervisors, as modified during its Public Hearing; and 


 
WHEREAS, the Board of Supervisors advertised and held a Public Hearing on the 


Special Use Permit request on January 22, 2019; and 
 
WHEREAS, after deliberation, the Board of Supervisors has determined that public 


necessity, convenience, general welfare, and/or good zoning practice support / do not support 
approval of this Special Use Permit request, as presented / modified during its Public Hearing; 


 
NOW, THEREFORE, BE IT ORDAINED, on this 22nd day of January, 2019, that the 


Orange County Board of Supervisors hereby approves / denies SUP 18-01 for Tax Map No. 
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12-36 and 12-45 for a Special Use Permit to construct and operate a self-storage facility, 
subject to the four (4) conditions and eight (8) sub-conditions, as set forth in the attachment. 
 
 
Votes: 
Johnson:  
White:  
Goodwin:  
Crozier:  
Frame:  
 
 
Attachment:  Conditions for Approval 
 
 
For Information: Thomas E. Lacheney, County Attorney 
   Sandra Thornton, Principal Planner 
   Renee Pope, Commissioner of the Revenue 
   Joseph Daniel, Jr., Applicant 
 
 
 
CERTIFIED COPY______________________________________________ 


Clerk to the Board of Supervisors 
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DRAFT Conditions for Approval 
 


As adopted in Ord. No. 190122 - PH1 
by the Orange County Board of Supervisors 


on January 22, 2019 
 


SUP 18-01: Joseph Daniel, Jr. 
 


To construct and operate a self-storage facility 
“Locust Grove West Self-Storage Facility” 


 
Tax Map No. 12-36 and 12-45 


 
 
The conditions of this Special Use Permit (“SUP”) shall apply to the properties identified on 
County Tax Map No. 12-36 and 12-45, as well as any future division or consolidation of said 
properties, unless otherwise specified herein. Compliance is the responsibility of the applicant, 
owners, and assigns. The following conditions are intended to offset and mitigate impacts of the 
proposed use, and to render the application consistent with the applicable provisions of the 
Comprehensive Plan. If the conditions of the SUP or the information on the SUP plans or 
application are in conflict with one another or with the Zoning Ordinance, the more restrictive 
shall apply, unless, specifically modified, waived, or otherwise specified in these conditions.  
Violation of these conditions, in whole or in part, may be cause for the revocation of the Special 
Use Permit, pursuant to §15.2-2309(7) of the Code of Virginia. 
 


1. Controlling Documents – Controlling documents shall be the conditions as set forth 
herein and the documents submitted with the application dated July 18, 2018. 


 
2. Compliance – Use and development of the subject property shall be in substantial 


conformance with these conditions. The Zoning Administrator shall determine 
“substantial conformance.” The property owner shall be responsible for obtaining all 
required County licenses, site plan approvals, building permits, health permits, VDOT 
permits, zoning permits, stormwater permits, and erosion & sediment control permits. 


 
3. Uses – This SUP shall permit the construction and operation of a self-storage facility 


on Tax Map No. 12-36 and 12-45, or any consolidation of these two parcels. 
 


4. Standards and Conditions – 
 


a. Tax Map No. 12-36 shall be combined with Tax Map No. 12-45 via plat approval 
by the County prior to site plan approval for this project. 


 
b. The design standards for the self-storage facility shall substantially conform to 


the building elevations shown on the general concept plan submitted with this 
application. 


 
c. Existing trees located within 100’ of the Route 3 right-of-way shall be preserved, 


excluding those needed to be removed as part of the construction process. 
 


d. The rear yard requirement for this site shall be 100’, meaning no structures may 
be constructed within 100’ of the rear property line. Furthermore, existing trees 
located within this area are to be preserved. 
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e. The allowable exterior materials for the self-storage facility and any structures 
accessory to this use shall be as follows: 
i. Brick; 
ii. Stone; 
iii. Glass (i.e. windows; not as a predominant material); 
iv. Stucco or synthetic stucco, provided that the material shall not be allowed 


within 24 inches from grade; 
v. Color impregnated decorative block; 
vi. Wood or metal as an accent material, provided that no more than 20% of any 


individual exterior façade shall consist of that material and that all the 
materials shall be finished for exterior use; 


vii. Architectural precast concrete panels; and 
viii. Horizontal siding (not including non-architectural vinyl siding). 


 
f. The exterior color scheme for the self-storage facility and any accessory 


structures shall not contain a primary use of bright, intense, fluorescent, or 
otherwise visually-striking colors. 


 
g. Uncoated chain link fencing visible from any public right-of-way is prohibited. 


 
h. Any proposed sign for the self-storage facility shall be monument style and a 


maximum of twelve (12) feet in height. The exterior materials for the sign shall 
consist mainly of those materials referenced in Standard (e). 
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STAFF REPORT 


Application Number / Name: Application Type: 
SUP 18-01: Locust Grove West Self-Storage 
Facility 


Special Use Permit 


Planning Commission Public Hearing: Board of Supervisors Public Hearing: 
12/06/2018 TBD 
Owner(s): Applicant(s): 
Michael Morch Joseph Daniel Jr. 
Tax Parcel Number(s): Location: 
12-36 & 12-45 Germanna Highway (Route 3) 
Voting District(s): Current Zoning District(s): 
District 4 General Commercial (C-2) 
Affected Acreage: Recommended Future Land Use: 
8.29 Conservation & Open Space Recreation,  


Mixed Use Planned 
Development, & Transportation Corridor 
Preservation-Corridor A 


Staff Report Date: Staff Report Prepared By: 
11/27/2018 Thomas Wysong 


APPLICATION OVERVIEW & BACKGROUND 
Application Summary:  
A special use permit application by Joseph Daniel Jr. on behalf of Michael Morch for the 
construction and operation of an up to seven building self-storage facility on Tax Map Parcels 
12-36 & 12-45, both of which are zoned for General Commercial (C-2) use. This application is 
pursuant to Sec. 70-483 (10) of the County Zoning Ordinance. Both tax parcels account for an 
approximately combined 8.29 in acreage and are located adjacent to Route 3 within Subarea 2-
Manahoac of the Germanna Wilderness Area Plan (GWAP). The future land use guidelines for 
this property are “Conservation & Open Space Recreation” & “Mixed Use Planned 
Development” with “Transportation Corridor Preservation-Corridor A” traversing the northern 
portion of the property. 


Character of the Area: 
The subject property is located adjacent to Germanna Highway (Route 3) in the Locust Grove area 
of Orange County. Germanna Highway traverses the northeastern portion of Orange County. This 
portion of the highway is characterized by a mix of vacant woodland and commercial development. 
A private engineering firm (Culpeper Engineer), a used car sales lot (Derrow Auto Sales), and a 
boat sale and service business are located east of the property on the northern side of Route 3. 
Vacant land is located to the west of the property, while a single family residential property is 
located directly to the north. An auto sales lot (E&M Auto Sales), a self-storage facility (U-Stor-


OFFICE: (540) 672-4347 
FAX: (540) 672-0164 


orangecountyva.gov 


COMMUNITY DEVELOPMENT 
128 WEST MAIN STREET 
ORANGE, VIRGINIA 22960 



http://www.orangecova.com/
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It) and a proposed multifamily residential subdivision of up to 318 dwelling units (see REZ 18-
02) are located on the other side of Germanna Highway.


Planning & Zoning History:  
The subject parcels are zoned for General Commercial (C-2). This zoning has been in effect since 
the keeping of zoning records within the County. County records indicate that there are no 
outstanding violations or nonconformities present on the property.  


Community Input:  
The public hearing notice was advertised in the Orange County Review on November 22nd and 
November 29th. Notices to the adjacent property owners were mailed on November 21st. Planning 
staff recieved no questions from the public regarding this application.  


Application Review Committee (ARC): 
The Application Review Committee reviewed this special use permit application via email in 
September. Both the Culpeper Soil & Water Conservation District (CSWCD) and the Rapidan 
Service Authority (RSA) provided comments. The CSWCD recommended tree preservation and 
stream buffering, while the RSA requested a 20’ utility easement on the rear property boundary 
(which the applicant agreed to). 


ANALYSIS & REVIEW OF IMPACTS 
When it comes to reviewing special use permit applications, Sec. 70-141 of the Zoning Ordinance 
states that the Planning Commission and the Board of Supervisors shall consider whether the 
proposed use would further the purposes of the Comprehensive Plan and the Zoning Ordinance; 
whether it would threaten the public health, safety or welfare; whether it would be compatible with 
its surroundings; whether it would impact the environment or any natural, scenic, or historic 
features; and whether it would result in a substantial detriment to the surrounding property. In 
order to consider these issues, it is necessary to first understand the zoning and use of the property. 


Zoning / Uses: 
Both subject parcels are currently zoned for General Commercial (C-2) use and have been since 
the keeping of zoning records within the County. The property is wooded and vacant with no 
current use. General Commercial (C-2) zoned property abuts the subject parcel to the east, west, 
and south, with Agricultural (A) zoned property abutting the subject parcels to the north. There 
are three rezonings located across Germanna Highway (Route 3): REZ: 01-02 (U-Stor-It self-
storage facility) and REZ 96-08 & REZ 18-02 (Germanna Villas).  
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View of the property from Route 3 


  Current zoning map 
Comprehensive Plan:  
The vision statement for the comprehensive plan is to “sustain the rural character of Orange County 
while enhancing and improving the quality of life for all its citizens.” (p. 14) The plan provides 
strategies for accomplishing this vision, as well as land use designations to guide development 
decisions. The comprehensive plan offers the following relevant guidance for this application:  


• Ensure the County is a competitive location for economic development opportunities. (p.
16)


• Provide a safe and efficient transportation network for Orange County. (p. 22)
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• Focus on planned development on existing commercially-zoned parcels. (p. 45, Germanna
Wilderness Area Plan, Appendix B of the 2013 Comprehensive Plan)


• Promote flexible, mixed use development compatible with existing development. (p. 45,
Germanna Wilderness Area Plan, Appendix B of the 2013 Comprehensive Plan)


• All new development will utilize public water and wastewater. (p. 47, Germanna
Wilderness Area Plan, Appendix B of the 2013 Comprehensive Plan)


• Development along Germanna Highway (Route 3) will be in accordance with the Route 3
Corridor District. (p.16, Germanna Wilderness Area Plan, Appendix B of the 2013
Comprehensive Plan).


• An appropriate mixture of light intensity (not exceeding 40% lot coverage) and medium-
intensity (not exceeding 60% lot coverage) planned commercial development offering a
range of goods and services to serve adjacent existing residential development. (p.16,
Germanna Wilderness Area Plan, Appendix B of the 2013 Comprehensive Plan).


• Preserve designated future transportation corridors. (p. 18, Germanna Wilderness Area
Plan, Appendix B of the 2013 Comprehensive Plan)


Subarea 2-Manahoac: Future land usage guidelines 


The subject properties are located within Subarea 2-Manahoac of the Germanna Wilderness Area 
Plan (GWAP). The future land use guidelines for this property are “Conservation & Open Space 
Recreation” & “Mixed Use Planned Development” with “Transportation Corridor Preservation-
Corridor A” traversing the northern portion of the property. Although these land use designations 
are not defined within the GWAP, it can be deduced from their common meaning that a self-
storage facility does not necessarily conform to these uses, which poses a challenge for this 
application meant to be mitigated by the recommended conditions. 


Impacts to Public Health, Safety, and Welfare:  
There are no anticipated negative impacts to the public health, safety, and welfare of the citizens 
of Orange County. 
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Impacts to Environmental, Scenic, and Historic Assets: 
The proposed development will require the clearing of the existing woodlands on the property. 
This clearing will be governed by a County approved erosion control plan and a VDEQ approved 
stormwater management plan. The clearing of this land will increase stormwater runoff, since the 
trees will no longer capture rainfall via their canopy nor create ideal soil conditions for water 
infiltration. Stormwater management will be crucial for protecting the immediate environment. 


There are no anticipated negative impacts to the historic assets of the County. The property does 
not contain any historic structures or landmarks, nor is it located within a historic district. 


Compatibility with Surroundings:  
Self-storage facilities are typically located adjacent to large residential areas in a location easily 
accessed by a highway, which is the case in this instance. From a land use perspective, this use 
poses no anticipated compatibility issues with the surroundings. 


Impacts to County Services:  
The impacts to County services are expected to be minimal. There have been no issues raised by 
County agencies during the site plan review process or within the Application Review Committee 
(ARC).  


Fiscal and Employment Impacts: 
The proposed facility is expected to support two part-time employees at the facility. According to 
the applicant’s calculations, the projected gross income for the proposed facility is $575,000 per 
year. 


Transportation:  
The site proposes to develop a maximum of 139,100 square feet of area for the self-storage 
facility. The Institute of Transportation Engineers (ITE) Trip Generation (Volume II of the 9th 
Edition) estimates that a maximum of 348 vehicles per day (VPD) would be generated by this 
use. According to VDOT’s calculations in 2017 as expressed to the applicant, Germanna 
Highway (Route 3) was estimated to have 16,000 VPD. 


PROFFERS / CONDITIONS REVIEW 
The following conditions are recommended for this application: 


• Tax map parcel 12-36 shall be combined with tax parcel 12-45 via plat approval by the
county prior to site plan approval for this project.


o The intention of this condition is to ensure the proposed facility complies with the
County Zoning Ordinance.


• The design standards for the self-storage facility shall substantially conform to the
building elevations shown on the general concept plan submitted with this application.


o The intention of this condition is to ensure the development aligns with the goals
and objectives of the Germanna Wilderness Area Plan (GWAP) and matches the
community character of the area.
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• Existing trees located within 100’ of the Route 3 right-of-way shall be preserved,
excluding those needed to be removed as part of the construction process.


o The intention of this condition is to ensure that there is adequate conservation of
trees for stormwater management/view shed buffering along Germanna Highway.


• The rear yard requirement for this site shall be 100’, meaning no structures may be
constructed within 100’ of the rear property line. Furthermore, existing trees located
within this area are to be preserved.


o The intention of this condition is to ensure that there is adequate buffering
between the self-storage facility and existing/potential residential development
north of the property and to ensure no structures are located within
Transportation Corridor Preservation-Corridor A.


• The allowable exterior materials for the self-storage facility and any structures accessory
to this use shall be as follows:


 Brick;
 Stone;
 Glass (i.e. windows and doors; not as a predominant material);
 Stucco or synthetic stucco, provided that the material shall not be allowed


within 24 inches from grade;
 Color impregnated decorative block;
 Wood or metal as an accent material, provided that no more than 20% of


any individual exterior façade shall consist of that material and that all the
materials shall be finished for exterior use;


 Architectural precast concrete panels; and
 Horizontal siding (not including non-architectural vinyl siding).


o The intention of this condition is to ensure that the facility conforms to the high
quality design standards recommended within the proposed Route 3 Corridor
District, as drafted by the Germanna Wilderness Area Plan (GWAP)
subcommittee.


• The exterior color scheme for the self-storage facility and any accessory structures shall
not contain a primary use of bright, intense, fluorescent, or otherwise visually-striking
colors.


o The intention of this condition is to ensure the development aligns with the goals
and objectives of the Germanna Wilderness Area Plan (GWAP), which emphasize
quality design aligning with the proposed Route 3 Corridor District.


• Uncoated chain link fencing visible from any public right-of-way is prohibited.
o The intention of this condition is to ensure that the facility conforms to the high


quality design standards recommended within the proposed Route 3 Corridor
District, as drafted by the Germanna Wilderness Area Plan (GWAP)
subcommittee.
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• Any proposed sign for the self-storage facility shall be monument style and a maximum of
twelve (12) feet in height. The exterior materials for the sign shall consist mainly of those
materials referenced in performance standard #5.


o The intention of this condition is to ensure that the facility conforms to the high
quality design standards recommended within the proposed Route 3 Corridor
District, as drafted by the Germanna Wilderness Area Plan (GWAP)
subcommittee.































LOCUST GROVE WEST STORAGE 
Special Use Permit GDP Narrative 
August 22, 2018 


PROJECT DESCRIPTION AND COUNTY COMPREHENSIVE PLAN 


Mr. Joseph R. Daniel, Jr. is proposing a single phased project on properties owned by Dr. 
Michael H. Morch known as Tax Map 12-36 and Tax Map 12-45.  The project will consist of 
constructing a self-storage facility consisting of up to seven (7) buildings totaling a maximum 
Gross Floor Area of 139,100 square feet. The existing zone of this property is C-2 which allows 
the proposed use by special use permit.  


The County Comprehensive Plan (CCP) calls for this property to be a Commercial Land 
Use, and the property is located within Subarea 2 of the recently adapted Germanna - Wilderness 
Area.  Further, Goal #2 of the CCP seeks to “ensure the County is a competitive location for 
economic development opportunities” and specific strategies include encouraging the 
development within areas that have access to needed infrastructure.  The Project is located on a 
State primary arterial that provides excellent access to the site. 


The area is a mix of vacant parcels, a small professional office (Culpeper Engineering), 
and storage facilities (U-Stor-It, L.O.W. Marine Storage and Central Storage Solutions).  Lake of 
The Woods (L.O.W.) and Germanna Heights Apartments are within an easy driving distance to 
the proposed facility. 


A primary design goal for the project is to use the site’s existing topography to provide 
convenient access to storage units and minimize changes to the general characteristics of the 
land.  The concept grading of the site as shown on the Generalized Development Plan (GDP) 
will preserve the land along the front of the site and create building pads well below the 
elevation of the current highway grade.  In doing so, this provides an opportunity to construct 
two-story opposite-load storage buildings, which are oriented with the building endcaps facing 
the highway.  The proposed buildings will have architectural treatments to the visible endcaps to 
enhance the view of the facility from Route 3.  Depending on the number of two-story units 
constructed, the actual gross floor area will range from 69,550 square feet to the maximum of 
139,100 square feet. 


Landscaping buffering along the site front and sides is proposed as indicated on the GDP, 
and an area of existing mature trees and shrubs along the site frontage will be preserved to the 
extent possible, based on access requirements to the site.  While no perennial flow determination 
(PFD) has been made, the stream feature at the rear of the site is being addressed as a perennial 
stream and as such, a Critical Resource Protection Area (CRPA) buffer of 100-feet is proposed 
beyond the edge of delineated wetlands. 


GERMANNA – WILDERNESS AREA PLAN CONSIDERATIONS 


The Germanna – Wilderness Area Overlay Plan was approved just prior to the first 
submission of this application.  The subject parcel of this application is in Subarea 2 of the 
overlay district.  The Applicant has considered this plan as part of this submittal.  The proposed 
buildings have been oriented in manner to minimize the visual impact to the Route 3 corridor.  
Additionally, the proposal is for the buildings to have an architectural surface in the manner of 
faux brick or stone, or textured masonry block.  The final treatment will be determined as part of 
the Site Plan application process. 







As a part of this narrative, the future land-use policies for Subarea 2 of the Overlay 
District have been addressed as follows: 


Land Uses and Zoning 
Future Conditions – The 50-year Vision 
Policy Statements to Shape Future Conditions 
(from Germanna-Wilderness Area Plan, Subarea 2) 


1. Maintain the existing development pattern while protecting environmentally-sensitive
lands from undesirable uses.


Response: The proposed development will provide a minimum 100-foot buffer from
the existing stream feature that crosses a portion of Tax Map 12-46.  Stormwater
Management for the proposed development will incorporate low-impact development
(LID) design criteria to the extent possible.  Conceptual location for potential
stormwater management facilities are depicted on the Generalized Development Plan.
Final details for stormwater management will be determined with the project Site
Plan.


2. Capitalize on the extensive amount of natural constraints to create opportunities to
provide recreational use areas and open space.


Response: The proposed development preserves open space along the Route 3
frontage and within the aforementioned 100-foot buffer.  As well, the existing natural
tree buffer along Route 3 at the site frontage will be preserved to the extent possible
during site development.


3. Plan for future development near Germanna Highway (Route 3) with consideration of
the extension of A&K Boulevard into Subarea 4 (map reference: Corridor
Preservation A).


Response: The proposed development is located south of the unnamed stream feature
which is a natural division from the proposed transportation corridor.


4. Phase future development with the availability of adequate public facilities and
services.


Response: The utility demands of the proposed development are minimal and will be
served by private facilities.


Economic Development 
Future Conditions – The 50-year Vision 
Policy Statements to Shape Future Conditions 


1. Utilize appropriate economic development strategies to advance and expand business
investment.


Response: The proposed development will serve an established need for the area.
More information regarding the project’s economic benefits are provided herein.







2. Promote through a branding and marketing strategy the recruitment of appropriate
new business investment for planned unit development of existing commercially-
zoned property.


Response: The subject parcel is not sufficiently large to accommodate a planned-unit
development.


3. Identify and pursue planned development opportunities which are compatible with
existing development.


Response: The proposed development will serve an established need for the area and
is compatible with surrounding existing uses.  The U-Stor-It facility located nearby is
consistently leased at a rate nearing 100%.  This facility is proposed to serve an
existing customer base.


Infrastructure 
Future Conditions – The 50-year Vision 
Policy Statements to Shape Future Conditions 


1. Allow infrastructure expansion for residential uses to the approved buildout of the
platted Somerset Farms and Wilderness Shores subdivisions, and to existing parcels
utilizing wells and drainfields.


Response: If identified by the County, the Applicant will reserve easement corridors
necessary to support this objective.


2. Infrastructure expansion for commercial uses will be limited to mixed-use planned
development.


Response: No infrastructure expansion is proposed with this development


3. Promote inter-connectivity of roads, sidewalks, and paths between existing and future
development within this subarea and adjacent subareas.


Response: If identified by the County, the Applicant will reserve easement corridors
necessary to support this objective.


4. Preserve designated future transportation corridors.


Response: The proposed development is located south of the unnamed stream feature
which is a natural division from the proposed transportation corridor.


5. Pursue continuous and coordinated multi-use trail access along the Rapidan River.


Response: This proposed development does not impede this policy goal.


TRAFFIC VOLUME AND RELATED TRAFFIC IMPACT 


The site proposes to develop a maximum of 139,100 square feet of self-storage.  ITE Trip 
Generation (Volume II of the 9th Edition) estimates that a maximum of 348 vehicles per day 
(VPD) would be generated; State Route 3 (Germanna Highway) was estimated to have 16,000 
VPD according to VDOT counts in 2017.  Germanna Highway has two (2) lanes westbound, a 







grass median, and two (2) lanes eastbound across the frontage of the proposed site.  There are 
center median crossovers within one-quarter of a mile of the site that can facilitate any necessary 
U-Turn movements.  The volume of traffic associated with the site is less than 2% of the corridor 
traffic and is most likely servicing the nearby residents of L.O.W. and Germanna Heights 
apartments. 


This project does not include any right-of-way dedication or offsite improvements for 
transportation.  The site will be access via a standard commercial driveway entrance. 


FISCAL IMPACTS 


Fiscal impacts would include the positive impact of additional tax revenue and 
employment, while negative fiscal impacts are negligible as there are no foreseen impacts to 
schools and emergency services.  The proposed development will employ up to two (2) part-time 
employees at the facility.  Gross income for the proposed facility is estimated at $575,000 per 
year. 


Using the existing Locust Grove U-Stor-It storage facility, which is located across Route 
3 from the proposed development, for comparison purposes; the County’s valuation for the land 
and improvements is approximately $7.50 per square-foot of land area.  The current average 
value of the subject Tax Map 12-36 and Tax Map 12-45, according to the County’s assessment is 
approximately $3.50 per square-foot of land area.  It is reasonable to assume that the land and 
improvement values associated with the proposed development will be at least comparable to the 
existing facility.  Given the anticipated requirements of the Germanna-Wilderness Area Overlay 
District, the improvement values could be even higher.  The average property tax revenue for the 
two subject parcels was about $10,000 per year, over that last two years.  Using the real estate 
assessment for the comparison parcel, results in a more than 100% increase in tax revenue 
following the completion of the project, the annual additional income to the County could be at 
least $22,000, or an increase in revenue of $12,000 per year. 


PUBLIC SERVICES (FIRE AND RESCUE AND SCHOOLS) 


There are no offsite improvements proposed for this project. An existing fire hydrant is 
located at the southwest corner of the property and the water main appears to run along the 
easterly right-of-way of Germanna Highway; it is anticipated that the water line could be tapped 
for fire (sprinkler) service, if necessary to serve the project.  A fire flow rate has yet to be 
established.  The site has an existing well which may be repurposed to provide potable water to 
the site.  A 50’ by 50’ area has been identified for a drainfield.  The sanitary sewer alignment and 
final configuration of the drainfield will be determined at final design. 


No offsite improvements are proposed for the project. This project will have no impact 
on schools. 


SECURITY 


No gates or perimeter fencing is proposed with the project, as the buildings are physically 
secured themselves.  Security lighting for the development will consist of building-mounted 
LED fixtures.  All lighting will be “dark-sky” compliant and will be designed and installed in 
accordance with Orange County Code.  Normal hours of operation for the site office is Monday 
through Friday from 9AM to 5PM and Saturday from 10AM to 4PM.  Customers will have 
access to rented storage units at all times. 







ENVIRONMENT 


The property slopes gently to the north and east.  The site previously wooded land has 
been recently cleared.  There is a delineated stream in the northeast corner of the property and a 
100-foot wetland buffer can be accommodated with the proposed design.  It is the intent of the 
project development that the stream and associated wetlands will not be disturbed during 
construction. 


As previously discussed, the grading associated with the proposed site will preserve the 
existing grades along Route 3, to the extent possible based on site access requirements.  The 
natural topographic characteristic of the land will be used to the site’s advantage to minimize the 
amount of earth moving operations for the project.  The overall amount of land disturbance is 
expected to be approximately 6.5 acres. 


Based on the GDP, approximately 50% (or less) of the site will be impervious.  
Stormwater management for this site will address and provide the required stormwater 
management.  Exact measures for SWM will be determined at Site Plan final design phase of the 
project. 


HISTORIC AND CULTURAL RESOURCES 


This site does not contain any known areas of historic or scenic assets deserving 
protection or preservation. 


This site does not contain any known cemeteries or burial sites. 


This site does not have any special significance in reference to the Comprehensive Plan, 
the Virginia Department of Historic Resources and the United States Department of the Interior, 
National Park Service. 


PARKS AND OPEN SPACE 


No offsite improvements for parks are proposed 


NEIGHBORING PROPERTIES 


Immediately to the east of the site is a small professional office which abuts the L.O.W. 
Marine storage.  Immediately to the west of the site is a vacant C-2 zone property.  Another self-
storage facility (Locust Grove U-Stor-It) is across the street separated by a grass median and four 
lanes of roadway.  The rear of the property abuts a delineated stream and wetland buffers. 


This project will not generate any housing, nor does it appear to impact any residential 
properties. 
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SPECIAL USE PERMIT


DISTRICT 4 - EAST PRECINCT


ORANGE COUNTY, VIRGINIA


GERMANNA HIGHWAY - STATE ROUTE 3


VICINITY MAP


SHEET INDEX


OWNER:


APPLICANT:


DIMENSIONAL STANDARDS:


SITE


SULLIVAN, DONAHOE & INGALLS


ENGINEERS, LAND PLANNERS AND SURVEYORS


P.O. BOX 614


FREDERICKSBURG, VIRGINIA  22404


PHONE 540-898-5878


LOCUST GROVE WEST STORAGE


P:\Active Jobs\Locust Grove West Storage 18-OR-0004\CAD\Design\GDP\Sheets\01-CV.dwg







GERMANNA HIGHWAY


1 or 2-STORY


STORAGE


BUILDING


24,050 SF (MAX)


1 or 2-STORY


STORAGE


BUILDING


24,050 SF (MAX)


1 or 2-STORY


STORAGE


BUILDING


24,050 SF (MAX)


1 or 2-STORY


STORAGE


BUILDING


24,700 SF (MAX)


1 or 2-STORY


STORAGE


BUILDING


24,050 SF (MAX)


1 or 2-STORY


STORAGE


BUILDING


18,200 SF (MAX)
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ORANGE COUNTY, VIRGINIA 
BOARD OF SUPERVISORS 


 


 
 
 
 


DRAFT ORDINANCE OF APPROVAL / DENIAL 
 


MOTION: _____ January 22, 2019 
  Regular Meeting 
SECOND: _____ Ord. No. 190122 – PH2a 
 
 


RE: DRAFT ORDINANCE APPROVING / DENYING REZ 18-03 TO REZONE 
APPROXIMATELY 6.79 ACRES FROM GENERAL COMMERCIAL (C-2) TO 
MULTI-FAMILY RESIDENTIAL (R-4) FOR TAX MAP NO. 12-38 


 
WHEREAS, Mansour Azimipour, on behalf of Sabra, LLC, has requested the rezoning of 


property identified as Tax Map No. 12-38, totaling approximately 6.79 acres, from General 
Commercial (C-2) to Multi-Family Residential (R-4); and 
 


WHEREAS, the Department of Planning and Zoning recommended approval of the 
Rezoning request, subject to the proffers submitted by the applicant; and 


 
WHEREAS, the Planning Commission advertised and held a Public Hearing on the 


Rezoning request on December 6, 2018; and 
 


WHEREAS, the Planning Commission considered whether the Rezoning request would 
further the purposes of the Comprehensive Plan and the Zoning Ordinance; threaten the public 
health, safety, or welfare; be compatible with its surroundings; or would result in substantial 
detriment to the surrounding property; and 


 
WHEREAS, the Planning Commission reviewed the Rezoning request and determined 


that the request was consistent with the considerations above, and, as such, recommended 
approval of the Rezoning request to the Board of Supervisors, as presented during its Public 
Hearing; and 
 


WHEREAS, the Board of Supervisors advertised and held a Public Hearing on the 
Rezoning request on January 22, 2019; and 
 


WHEREAS, after deliberation, the Board of Supervisors has determined that public 
necessity, convenience, general welfare, and/or good zoning practice support / do not support 
approval of this Rezoning request, as presented / modified during its Public Hearing; 
 


NOW, THEREFORE, BE IT ORDAINED, on this 22nd day of January, 2019, that the 
Orange County Board of Supervisors hereby approves / denies REZ 18-03 to rezone 


MAILING ADDRESS: 
P. O. BOX 111 


ORANGE, VA  22960 
 
 


PHYSICAL ADDRESS: 
R. LINDSAY GORDON III BUILDING 


112 WEST MAIN STREET       
ORANGE, VIRGINIA 22960 


 
orangecountyva.gov 


R. MARK JOHNSON, DISTRICT ONE 
JAMES K. WHITE, DISTRICT TWO 
S. TEEL GOODWIN, DISTRICT THREE 
JAMES P. CROZIER, DISTRICT FOUR 
LEE H. FRAME, DISTRICT FIVE 
 
R. BRYAN DAVID 
COUNTY ADMINISTRATOR 
 
PHONE:  (540) 672-3313 
FAX:        (540) 672-1679 
 



http://www.orangecountyva.gov/
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approximately 6.79 acres from General Commercial (C-2) to Multi-Family Residential (R-4), on 
property referenced as Tax Map No. 12-38, subject to the three (3) proffered conditions set forth 
within the attached document dated August 15, 2018. 
 
Votes: 
Johnson:  
White:  
Goodwin:  
Crozier:  
Frame:  
 
 
Attachment:  Proffered Conditions dated August 15, 2018 
 
 
For Information: Thomas E. Lacheney, County Attorney 
   Sandra Thornton, Principal Planner 
   Renee L. Pope, Commissioner of the Revenue 
   Mansour Azimipour, Applicant 
 
 
 
CERTIFIED COPY______________________________________________ 


Clerk to the Board of Supervisors 
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ORANGE COUNTY, VIRGINIA 
BOARD OF SUPERVISORS 


 


 
 
 
 


DRAFT ORDINANCE OF APPROVAL / DENIAL 
 


MOTION: _____ January 22, 2019 
  Regular Meeting 
SECOND: _____ Ord. No. 190122 - PH2b 
 
 


RE: DRAFT ORDINANCE APPROVING / DENYING SUP 18-02 TO ALLOW THE 
CONSTRUCTION AND OPERATION OF AN ASSISTED LIVING FACILITY ON 
TAX MAP NO. 12-38, REQUESTED BY ELGAN, LLC 


 
WHEREAS, Ken Tomayko, on behalf of Elgan, LLC, applied for a Special Use Permit to 


construct and operate an assisted living facility on property referenced as Tax Map No. 12-38, 
containing a total of approximately 6.79 acres, pursuant to Section 70-423 (1) of the Orange 
County Zoning Ordinance; and 


 
WHEREAS, this application was submitted contingent upon the Board of Supervisors’ 


consideration and approval of REZ 18-03, an application by Sabra, LLC to rezone the subject 
property from General Commercial (C-2) to Multi-Family Residential (R-4); and 


 
WHEREAS, the Department of Planning and Zoning recommended conditional approval 


of this Special Use Permit; and 
 
WHEREAS, the Planning Commission advertised and held a Public Hearing on the 


Special Use Permit request on December 6, 2018; and 
 
WHEREAS, the Planning Commission considered whether the proposed Special Use 


Permit would further the purposes of the Comprehensive Plan and the Zoning Ordinance; 
threaten the public health, safety, or welfare; be compatible with its surroundings; or would 
result in substantial detriment to the surrounding property; and 


 
WHEREAS, the Planning Commission reviewed the request and, having previously 


recommended approval of REZ 18-03, determined that the request was consistent with the 
considerations above, and, as such, recommended approval of the request to the Board of 
Supervisors, as presented during its Public Hearing; and 


 
WHEREAS, the Board of Supervisors advertised and held a Public Hearing on the 


Special Use Permit request on January 22, 2019; and 
 


MAILING ADDRESS: 
P. O. BOX 111 


ORANGE, VA  22960 
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R. LINDSAY GORDON III BUILDING 
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WHEREAS, after deliberation, the Board of Supervisors has determined that public 
necessity, convenience, general welfare, and/or good zoning practice support / do not support 
approval of this Special Use Permit request, as presented / modified during its Public Hearing; 


 
NOW, THEREFORE, BE IT ORDAINED, on this 22nd day of January, 2019, that the 


Orange County Board of Supervisors hereby approves / denies SUP 18-02 for Tax Map No. 
12-38 for a Special Use Permit to construct and operate an assisted living facility, subject to the 
four (4) conditions and six (6) sub-conditions, as set forth in the attachment. 
 
 
Votes: 
Johnson:  
White:  
Goodwin:  
Crozier:  
Frame:  
 
 
Attachment:  Conditions for Approval 
 
 
For Information: Thomas E. Lacheney, County Attorney 
   Sandra Thornton, Principal Planner 
   Renee Pope, Commissioner of the Revenue 
   Ken Tomayko, Applicant 
 
 
 
CERTIFIED COPY______________________________________________ 


Clerk to the Board of Supervisors 
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DRAFT Conditions for Approval 
 


As adopted in Ord. No. 190122 - PH2b 
by the Orange County Board of Supervisors 


on January 22, 2019 
 


SUP 18-02: Elgan, LLC 
 


To construct and operate an assisted living facility 
 


Tax Map No. 12-38 
 
The conditions of this Special Use Permit (“SUP”) shall apply to the properties identified on 
County Tax Map No. 12-38, as well as any future division or consolidation of said property, 
unless otherwise specified herein. Compliance is the responsibility of the applicant, owners, and 
assigns. The following conditions are intended to offset and mitigate impacts of the proposed 
use, and to render the application consistent with the applicable provisions of the 
Comprehensive Plan. If the conditions of the SUP or the information on the SUP plans or 
application are in conflict with one another or with the Zoning Ordinance, the more restrictive 
shall apply, unless, specifically modified, waived, or otherwise specified in these conditions.  
Violation of these conditions, in whole or in part, may be cause for the revocation of the Special 
Use Permit, pursuant to §15.2-2309(7) of the Code of Virginia. 
 


1. Controlling Documents – Controlling documents shall be the conditions as set forth 
herein and the documents submitted with the application dated July 23, 2018. 


 
2. Compliance – Use and development of the subject property shall be in substantial 


conformance with these conditions. The Zoning Administrator shall determine 
“substantial conformance.” The property owner shall be responsible for obtaining all 
required County licenses, site plan approvals, building permits, health permits, VDOT 
permits, zoning permits, stormwater permits, and erosion & sediment control permits. 


 
3. Uses – This SUP shall permit the construction and operation of an assisted living 


facility on Tax Map No. 12-38. 
 


4. Standards and Conditions – 
 


a. Access to the property shall not be provided via Route 3 (Germanna Highway). 
 


b. Existing trees located within 100’ of the Route 3 right-of-way shall be preserved, 
excluding those needed to be removed as part of the construction process or for 
stormwater management. 


 
c. The exterior color scheme for the assisted living facility and any accessory 


structures or permanent signs shall not contain a primary use of bright, intense, 
fluorescent, or otherwise visually-striking colors. 


 
d. Uncoated chain link fencing visible from any public right-of-way is prohibited. 


 
e. Any proposed sign for the assisted living facility shall be monument style and a 


maximum of twelve (12) feet in height. The exterior materials for the sign shall 
consist mainly of brick, stone, color impregnated decorative block, or 
architectural precast concrete panels. 


 
f. The proposed site shall be generally designed to incorporate the future 


construction of Transportation Corridor A, which is planned to connect to the 
intersection of A & K Boulevard and Somerville Road (Route 711). 







 
 


PH2  
REZ 18-03/SUP 18-02 


Planning & Zoning 
STAFF MEMO 


 


 











 
 


PH2 
REZ 18-03 


Planning Commission 
RESOLUTION 


#18-16 
 


 















 
 


PH2 
SUP 18-02 


Planning Commission 
RESOLUTION 


#18-17 
 


 















 
 


PH2  
REZ 18-03/SUP 18-02 


Planning & Zoning 
STAFF REPORT 


 


 







ORANGE COUNTY 
DEPARTMENT OF PLANNING AND ZONING 


Page 1 of 6 


STAFF REPORT 


Application Number / Name: Application Type: 
REZ 18-03/SUP 18-02: Sabra Assisted Living 
Facility 


Zoning Map Amendment & Special Use 
Permit 


Planning Commission Public Hearing: Board of Supervisors Public Hearing: 
12/06/2018 TBD 
Owner(s): Applicant(s): 
Sabra LLC Elgan LLC 
Tax Parcel Number(s): Location: 
12-38 Locust Grove 
Voting District(s): Current Zoning District(s): 
4 General Commercial (C-2) 
Affected Acreage: Recommended Future Land Use: 
6.79 ac Mixed Use Planned Development & 


Transportation Corridor Preservation-
Corridor A 


Staff Report Date: Staff Report Prepared By: 
11/28/2018 Thomas Wysong 


APPLICATION OVERVIEW & BACKGROUND 
Application Summary: 
A zoning map amendment/ special use permit application by Elgan LLC on behalf of Sabra LLC to 
change the zoning classification of Tax Map Parcel 12-38 from General Commercial to Multifamily 
Residential (R-4) for the construction and operation of an assisted living facility. The proposed facility 
will consist of four buildings; three assisting living homes (approximately 7,000-8,000 square feet 
each), and one adult day care house (approximately 3,000-4,000 square feet). The subject parcel is 
approximately 6.79 acres and is located at the intersection of Germanna Highway (Route 3) and 
Somerville Rd (Route 711) within Subarea 2-Manahoac of the Germanna Wilderness Area Plan 
(GWAP). The future land use guidelines for this property are “Mixed Use Planned Development” and 
“Transportation Corridor Preservation-Corridor A” traversing the middle of the property. 


Character of the Area: 
The applicant’s property consists of a 6.79 ac parcel that is located adjacent to Germanna Highway 
(Route 3) and Somerville Rd (Rte. 711) in the Locust Grove area of Orange County. Germanna 
Highway traverses the northeastern portion of Orange County. This portion of Germanna Highway 
is characterized by a mix of vacant woodland and small scale commercial and residential 
development. Vacant woodlands abuts the subject parcel to the north and the east, with Phase 1 of 
the Germanna Heights townhome development being located across Somerville Rd. Two single 
family residential lots are located across Route 3, as well as Flat Run Baptist Church. 


OFFICE: (540) 672-4347 
FAX: (540) 672-0164 


orangecountyva.gov 


COMMUNITY DEVELOPMENT 
128 WEST MAIN STREET 
ORANGE, VIRGINIA 22960 



http://www.orangecova.com/
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Planning & Zoning History:  
The subject parcels are zoned for General Commercial (C-2). This zoning has been in effect since 
the keeping of zoning records within the County. County records indicate that there are no 
outstanding violations or nonconformities present on the property. 


Community Input:  
The public hearing notice was advertised in the Orange County Review on November 22nd and 
November 29th. Notices to the adjacent property owners were mailed on November 21st. No 
comments were recieved from the public.  


Application Review Committee (ARC):  
The Application Review Committee reviewed this zoning map amendment/special use permit 
application via email in September of this year. The Culpeper Soil & Water Conservation District 
(CSWCD) recommended tree preservation methods on site, as well as the preservation of 
delineated wetlands and streams on site.  


ANALYSIS & REVIEW OF IMPACTS 
When it comes to reviewing zoning map amendments and special use permit applications, Sec. 70-
141 of the zoning ordinance requires the Planning Commission and the Board of Supervisors to 
consider whether the proposed use would further the purposes of the comprehensive plan and the 
zoning ordinance, whether it would threaten the public health, safety, or welfare, whether it would 
be compatible with its surroundings, whether it would impact the environment or any natural, 
scenic, or historic features, and whether it would result in a substantial detriment to the surrounding 
property. In order to consider these issues, it is necessary to first understand the existing zoning of 
the property and the manner in which it is currently used. 


Zoning / Uses: 
The subject parcel is zoned for General Commercial (C-2) use and has been since the keeping of 
zoning records within the County. The property is wooded and vacant with no current use. General 
Commercial (C-2) zoned property abuts the subject parcel to the south, with Agricultural (A) zoned 
property abutting the subject parcels to the east and west. There are two rezonings located north 
of this property: REZ 96-05 and REZ 94-12, the latter of which consists of 63.6 acres and includes 
the Wal-Mart and the Germanna Heights townhome development. 


In order to be permitted by the County within the Multifamily Residential (R-4) district, the use is 
required to meet the following definition, pursuant to Sec. 70-423 (1) of the Zoning Ordinance: 
Housing for the elderly or disabled at a density of up to 25 dwelling units per acre, provided that 
commercial, recreational and religious uses are within one-fourth mile. The nearest major 
commercial use, a self-storage facility located south of Route 3, is approximately 1225 linear feet 
away from the subject parcel. Given that a quarter mile is equal to 1,320 linear feet, this definition 
requirement is met. There are also several home businesses located within Phase I of Germanna 
Heights, as well as commercial zoned property across from Somerville Rd. Regarding recreation, 
there are walking trails located within the Germanna Foundation property, which is located 
approximately 1200’ linear feet from the subject property. Finally, Flat Run Baptist church is 
located approximately 681 feet from the subject parcel, meeting the one-fourth mile requirement 
for this proposed use.    
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A view of the property 


Current zoning map 
Comprehensive Plan: 
The vision statement for the comprehensive plan is to “sustain the rural character of Orange County 
while enhancing and improving the quality of life for all its citizens.” (p. 14). The plan provides 
strategies for accomplishing this vision, as well as land use designations to guide development 
decisions. The comprehensive plan offers the following relevant guidance for this application: 


• Ensure the County is a competitive location for economic development opportunities. (p.
16) 


• Provide a safe and efficient transportation network for Orange County. (p. 22)







ORANGE COUNTY 
DEPARTMENT OF PLANNING AND ZONING 


Page 4 of 6 


• Focus on planned development on existing commercially-zoned parcels. (p. 45, Germanna
Wilderness Area Plan, Appendix B of the 2013 Comprehensive Plan)


• Promote flexible, mixed use development compatible with existing development. (p. 45,
Germanna Wilderness Area Plan, Appendix B of the 2013 Comprehensive Plan)


• All new development will utilize public water and wastewater. (p. 47, Germanna
Wilderness Area Plan, Appendix B of the 2013 Comprehensive Plan)


• Development along Germanna Highway (Route 3) will be in accordance with the Route 3
Corridor District. (p.16, Germanna Wilderness Area Plan, Appendix B of the 2013
Comprehensive Plan).


• An appropriate mixture of light intensity (not exceeding 40% lot coverage) and medium-
intensity (not exceeding 60% lot coverage) planned commercial development offering a
range of goods and services to serve adjacent existing residential development. (p.16,
Germanna Wilderness Area Plan, Appendix B of the 2013 Comprehensive Plan).


• Preserve designated future transportation corridors. (p. 18, Germanna Wilderness Area
Plan, Appendix B of the 2013 Comprehensive Plan)


Subarea 2-Manahoac: Future land usage guidelines


The subject properties are located within Subarea 2-Manahoac of the Germanna Wilderness Area 
Plan (GWAP). The future land use guidelines for this property are “Conservation & Open Space 
Recreation” & “Mixed Use Planned Development” with “Transportation Corridor Preservation-
Corridor A” traversing the northern portion of the property. 


Impacts to Public Health, Safety, and Welfare:  
There are no anticipated negative impacts to the public health, safety, and welfare of the citizens 
of Orange County. 
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Impacts to Environmental, Scenic, and Historic Assets: 
The proposed development will require the clearing of the existing woodlands on the property. 
This clearing will be governed by a County approved erosion control plan and a VDEQ approved 
stormwater management plan. The clearing of this land will increase stormwater runoff, since the 
trees will no longer capture rainfall via their canopy nor create ideal soil conditions for water 
infiltration. Stormwater management will be crucial for protecting the immediate environment. 


There are no anticipated negative impacts to the historic assets of the County. The property does 
not contain any historic structures or landmarks, nor is it located within a historic district. 


Fiscal Impacts: 
The proposed facility is expected to generate tax revenue from the increased improvement value 
of the property, while also creating jobs within the healthcare industry in Orange County. 


Compatibility with Surroundings:  
The identified potential impacts to the surroundings associated with this use are appropriately 
mitigated with the staff recommended conditions. 


Impacts to County Services:  
There have been no issues raised by County agencies during the Application Review Committee 
(ARC) process regarding potential impacts to county services. 


Transportation:  
The establishment of an assisted living facility is expected to increase vehicle trip generation along 
Route 711 and Route 3. Staff has recommended direct access not be provided to Route 3 in 
accordance with the access management standards of the zoning ordinance.   


PROFFERS/CONDITIONS REVIEW 
The following proffers have been submitted by the applicant for this zoning map application: 


• The occupancy of these units will be limited to those of 55+ in age and the whole project
will be for elderly resident and care.


o The intention of this proffer is to ensure this use complies with the definition
provided within the Zoning Ordinance for “housing for the elderly or disabled”.


• All units will utilize public water and sewer service.
o The intention of this proffer is to achieve consistency with the subarea policy


stipulating that all new development will utilize public water and wastewater.


• Land clearing shall only occur to the extent necessary to install the development as shown
on the submitted site plan. A wooded riparian buffer at least 50’ from either side of any
identified stream shall be retained except as may be needed for storm water management
facilities, utilities, or a road crossing. Complete clearing of the parcel shall not occur.


o The intention of this proffer is to ensure that there is adequate conservation of
trees for stormwater management.
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The following conditions are recommended for this special use permit application: 


• Access to the property shall not be provided via Route 3.
o The intention of this condition is to ensure the viability and functionality of Route


3 as a primary highway is preserved, in accordance with the Germanna
Wilderness Area Plan (GWAP).


• Existing trees located within 100’ of the Route 3 right-of-way shall be preserved,
excluding those needed to be removed as part of the construction process or for
stormwater management.


o The intention of this condition is to ensure that there is adequate conservation of
trees for stormwater management/view shed buffering along Germanna Highway,
as recommended within the Germanna Wilderness Area Plan (GWAP).


• The exterior color scheme for the assisted living facility and any accessory structures or
permanent signs shall not contain a primary use of bright, intense, fluorescent, or otherwise
visually-striking colors.


o The intention of this condition is to ensure that the facility conforms to the high
quality design standards recommended within the proposed Route 3 Corridor
District, as drafted by the Germanna Wilderness Area Plan (GWAP)
subcommittee.


• Uncoated chain link fencing visible from any public right-of-way is prohibited.
o The intention of this condition is to ensure that the facility conforms to the high


quality design standards recommended within the proposed Route 3 Corridor
District, as drafted by the Germanna Wilderness Area Plan (GWAP)
subcommittee.


• Any proposed sign for the assisted living facility shall be monument style and a maximum
of twelve (12) feet in height. The exterior materials for the sign shall consist mainly of
brick, stone, color impregnated decorative block, or architectural precast concrete panels.


o The intention of this condition is to ensure that the facility conforms to the high
quality design standards recommended within the proposed Route 3 Corridor
District, as drafted by the Germanna Wilderness Area Plan (GWAP)
subcommittee.


• The proposed site shall be generally designed to incorporate the future construction of
Transportation Corridor A, which is planned to connect to the intersection of A and K
Boulevard and Somerville Rd (Route 711).


o The intention of this condition is to ensure that the transportation goals of the
Germanna Wilderness Area Plan (GWAP) are being fulfilled.
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Ord. No. 190122 – PH3 


ORANGE COUNTY, VIRGINIA 
BOARD OF SUPERVISORS 


 


 
 
 
 


DRAFT ORDINANCE OF APPROVAL / DENIAL 
 


MOTION: _____ January 22, 2019 
  Regular Meeting 
SECOND: _____ Ord. No. 190122 – PH3 
 
 


RE: DRAFT ORDINANCE APPROVING / DENYING REZ 18-04 TO REZONE 
APPROXIMATELY 2.031 ACRES FROM AGRICULTURAL (A) TO LIMITED 
RESIDENTIAL (R-1) FOR A PORTION OF TAX MAP NO. 33A-((1))-1B 


 
WHEREAS, F. Douglas Newman has requested the rezoning of a portion of property 


identified as Tax Map No. 33A-((1))-1B, totaling approximately 2.031 acres, from Agricultural (A) 
to Limited Residential (R-1), such that the entire 2.599-acre split-zoned parcel would be 
similarly-zoned; and 
 


WHEREAS, the Department of Planning and Zoning recommended approval of the 
Rezoning request, which was considered a corrective action to address the split-zoning; and 


 
WHEREAS, the Planning Commission advertised and held a Public Hearing on the 


Rezoning request on December 6, 2018; and 
 


WHEREAS, the Planning Commission considered whether the Rezoning request would 
further the purposes of the Comprehensive Plan and the Zoning Ordinance; threaten the public 
health, safety, or welfare; be compatible with its surroundings; or would result in substantial 
detriment to the surrounding property; and 


 
WHEREAS, the Planning Commission reviewed the Rezoning request and determined 


that the request was consistent with the considerations above, and, as such, recommended 
approval of the Rezoning request to the Board of Supervisors, as presented during its Public 
Hearing; and 
 


WHEREAS, the Board of Supervisors advertised and held a Public Hearing on the 
Rezoning request on January 22, 2019; and 
 


WHEREAS, after deliberation, the Board of Supervisors has determined that public 
necessity, convenience, general welfare, and/or good zoning practice support / do not support 
approval of this Rezoning request, as presented / modified during its Public Hearing; 
 


MAILING ADDRESS: 
P. O. BOX 111 


ORANGE, VA  22960 
 
 


PHYSICAL ADDRESS: 
R. LINDSAY GORDON III BUILDING 


112 WEST MAIN STREET       
ORANGE, VIRGINIA 22960 


 
orangecountyva.gov 


R. MARK JOHNSON, DISTRICT ONE 
JAMES K. WHITE, DISTRICT TWO 
S. TEEL GOODWIN, DISTRICT THREE 
JAMES P. CROZIER, DISTRICT FOUR 
LEE H. FRAME, DISTRICT FIVE 
 
R. BRYAN DAVID 
COUNTY ADMINISTRATOR 
 
PHONE:  (540) 672-3313 
FAX:        (540) 672-1679 
 



http://www.orangecountyva.gov/
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NOW, THEREFORE, BE IT ORDAINED, on this 22nd day of January, 2019, that the 
Orange County Board of Supervisors hereby approves / denies REZ 18-04 to rezone 
approximately 2.031 acres from Agricultural (A) to Limited Residential (R-1), for a portion of 
property referenced as Tax Map No. 33A-((1))-1B. 
 
Votes: 
Johnson:  
White:  
Goodwin:  
Crozier:  
Frame:  
 
 
For Information: Thomas E. Lacheney, County Attorney 
   Sandra Thornton, Principal Planner 
   Renee L. Pope, Commissioner of the Revenue 
   F. Douglas Newman, Applicant 
 
 
 
CERTIFIED COPY______________________________________________ 


Clerk to the Board of Supervisors 
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STAFF REPORT 


Application Number / Name: Application Type: 
REZ 18-04  Newman Zoning Map Amendment 
Planning Commission Public Hearing: Board of Supervisors Public Hearing: 
December 6, 2018 TBD 
Owner(s): Applicant(s): 
F. Douglas Newman F. Douglas Newman 
Tax Parcel Number(s): Location: 
33A ((1)) 1B 25447 Lafayette Drive, Rhoadesville, VA, 


approx. 206 feet east of Lafayette Drive’s 
intersection with Black Walnut Run Road 


Voting District(s): Current Zoning District(s): 
District 2 East  Agricultural (A) 
Affected Acreage: Recommended Future Land Use: 
2.031 acres Limited Residential (R-1) 
Staff Report Date: Staff Report Prepared By: 
November 8, 2018 Sandra B. Thornton, Principal Planner 


STAFF RECOMMENDATION 
Planning staff recommend approval of the rezoning as presented.  The proposed action would 
include the entire parcel in the R-1 District and result in greater conformity with the Village 
recommended future land use designation in which is it located. 


APPLICATION OVERVIEW & BACKGROUND 
Application Summary:  
This is an application by Douglas Newman to rezone 2.031 acres of a 2.599-acre parcel from 
Agricultural to Limited Residential (R-1) so that the entire parcel is uniformly zoned.  The action 
would eliminate split zoning on the property and enable the applicant to combine a portion of the 
parcel with his adjacent property which is zoned R-1. 


Character of the Area: The area is primarily residential along with open land. The subject parcel 
is adjacent to the Rhoadesville Post Office.  Currently situated on the parcel are a home, a farm 
shop, and several out-buildings. 


OFFICE: (540) 672-4347 
FAX: (540) 672-0164 


orangecountyva.gov 


COMMUNITY DEVELOPMENT 
128 WEST MAIN STREET 
ORANGE, VIRGINIA 22960 



http://www.orangecova.com/
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Planning & Zoning History: The current zoning classifications are the original zoning assigned to 
the subject parcel. The subject property forms a segment of the northern boundary of the designated 
Rhoadesville village, north and east of which lies land zoned Agricultural that is designated 
Agricultural 2 in the Comprehensive Plan. 


Community Input: As of the writing of this staff report, no public comments have been received 
concerning this application. 


Application Review Committee (ARC): The ARC was not asked to review this application as it 
was deemed by staff to be “corrective” due to the split zoning on the parcel and because approval 
would be expected to result in no substantial change of uses on the property. 


ANALYSIS & REVIEW OF IMPACTS 
Zoning / Uses:  The subject parcel is the site of one dwelling unit and several outbuildings. Slightly 
over three-quarters of the subject property abuts the applicant’s property that is zoned R-1 and 
fronts on Black Walnut Run Road west of the subject parcel, while the house site, which is 
essentially the portion of the subject property already zoned R-1, is situated east of the post office. 
North and east of the subject property are lands zoned Agricultural and R-1.  Other than the post 
office site, which is zoned  Commercial 2, properties west and south of the subject parcel are zoned 
R-1. 


The applicant has indicated that he desires to combine a portion of the subject parcel with his 
adjacent property which is already zoned R-1, but aside from that boundary adjustment, uses on 
the property are not expected to change. 


Comprehensive Plan: As previously noted, the property is in the designated Rhoadesville village. 
The Village land use category contemplates concentrations of residential development along with 
areas of open land and areas of commercial services.  


Impacts to Public Health, Safety, and Welfare: This proposal is consistent with the character of 
the area and is not expected to pose any impacts to public health, safety, or welfare. 


Impacts to Environmental, Scenic, and Historic Assets:  None anticipated. 


Compatibility with Surroundings: The proposal is compatible with the surrounding area. 


Impacts to County Services:  No material impacts to county services are anticipated. 


Fiscal and Employment Impacts: None anticipated. 


Transportation: No impacts on the transportation system are expected. 


PROFFERS / CONDITIONS REVIEW – NOT APPLICABLE 
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