
 
AGENDA

 
COUNCIL OF THE TOWN OF WARRENTON

 
Tuesday, July 11, 2017

 
7:00 PM

1. Call to order.

2. Invocation

3. Approval of the agenda.

4. Citizens Time.

Comments should not be directed to Public Hearing items.
 
Citizens wishing to address the Council should provide their name and residential
address. Citizens' comments are limited to five (5) minutes unless a large number of
citizens wish to address the Council, in which case, the time limit must be reduced to
accommodate all who wish to address the Council.

5. Hear from Center District Supervisor

6. Public Hearing

a. Zoning Map Amendment 2016-01 – Walker Drive Planned Unit Development Rezoning

7. Consent Agenda.

a. Approval of Council Minutes

(1) June 13 Council Meeting Minutes
(2) June 26 Special Council Meeting Minutes

b. Staff reports and Board and Commission Minutes

(1) Staff Report - PW-Utilities
(2) Staff Report - Visitor Center
(3) Staff Report - Police
(4) Staff Report - WARF



c. 2017 Annual Halloween HappyFest Parade
d. 2017 Christian Outreach Festival
e. 2017 The Great Pumpkin Ride Bicycle Event
f. 2017 The Well Run Race

8. New Business.

a. May 2017 Financial Statements
b. A Resolution Financing the Purchase of Police Vehicles
c. Initiation of Research for Text Amendments on Industrial Zone Uses
d. Resolutions committing $1,000,000 to VDOT SMART SCALE Broadview Avenue

Improvement Projects; Intersection Improvements (UPC 111648) and Corridor
Improvements (UPC 111647)

9. Reports and Communications.

a. Report from Town Attorney.

b. Report from Finance Committee.

c. Report from the Public Safety and Transportation Committee.

d. Report from the Public Works and Utilities Committee.

e. Report from Planning District 9 representative.

f. Report from Recreation Committee.

g. Report from Liaison Committee representative.

• June 26 Liaison Committee Minutes

h. Report from Town Manager.

• Project Status Update - July 2017

10. Councilmembers' time.

11. Adjourn.



Town Council Meeting Item Number: 6.a.
July 11, 2017

Agenda Memorandum
Submitted by: Brandie M. Schaeffer

Issue: Zoning Map Amendment 2016-01 – Walker Drive Planned Unit Development
Rezoning 

Background: The applicant is proposing to rezone multiple parcels along the southeast portion of
Walker Drive including parcels bounded by East Lee Street to the south, Walker Drive
to the west, US 15/17/29 to the east, and Academy Hill Road to the north. The request
is to rezone these parcels from Industrial (I) to Industrial Planned Unit Development (I-
PUD) overlay district, allowing for a mixed-use development.
 

Discussion: The applicant will present the application to the Town Council and a public hearing will
be held to allow for public comment on the application.  
 
The Staff Report attached below summarizes the application and provides its history,
as well as an executive level analysis on land use, design, transportation, parks &
recreation, stormwater management, public safety, water & sewer, property owner’s
association, waivers and modifications and the post zoning master development plan. 
 The Staff Analysis (attachment B) goes into greater depth on each of these subjects,
citing strengths, weaknesses and overall assessments of each of the same subject areas
in the Staff Report.  
 

Financial Impact: No capital impact analysis has been conducted on the rezoning.  Economic Impact
Analysis has been presented by the applicant.  
 

Recommended
Action:

As noted in the Staff Report, the recommendation is for approval of ZMA 16-01
provided that the Town Council works with the applicant on the few remaining
outstanding issues of:
• Interparcel access
• Removal of the Health and Fitness use exclusion
• Removal of the 5% waiver for the Land Use bays
• 360 Degree staggered façade treatment
• Removal of encroachment on the 30’ Landscape buffer
• Proffered compliance of a Unified Sign Package for the Entire Subject Property
• Language in the PZMPD that allows for staff to work with the applicant on a “human
scaled, pedestrian friendly” Main Street cross section with smaller travel lanes, wider
sidewalks, landscaping and bicycle provisions.
 



 ________________________
Town Manager 

ATTACHMENTS:
Description Type Upload Date
Staff Report Cover Memo Cover Memo 7/7/2017

Attachment A Maps Backup
Material 6/28/2017

Attachment B - Staff Analysis Backup
Material 7/7/2017

Attachment C Land Use Tables Backup
Material 6/28/2017

Attachment D Proffers May 19th 2017 Backup
Material 6/28/2017

Attachment E Design Guidelines Backup
Material 6/28/2017

Attachment F Master Development Plans Backup
Material 6/28/2017

Applicant Documents Economic Impact 2016 Backup
Material 6/28/2017

Applicant Documents Economic Impact 2006 Backup
Material 6/28/2017

Applicant Documents Narrative 2016 Backup
Material 6/28/2017

Applicant Zoning Plat Backup
Material 6/30/2017

Applicant Traffic Circle Feasibility Study Backup
Material 6/30/2017

Applicant Documents Traffic Circle Layout Backup
Material 6/28/2017

VDOT Roundabout Backup
Material 6/30/2017

Traffic Impact Comparison Backup
Material 6/30/2017

John Foote Letter on Proffer Modification 7-6-17 Backup
Material 7/7/2017

Public Comments Combined July 10 2017 Backup
Material 7/10/2017

Applicant's Online Survey Responses and Petition Backup
Material 7/10/2017

Additional Community Comments 071117 1200hrs Backup
Material 7/11/2017



 

TOWN OF WARRENTON 
18 Court Street, Warrenton, Virginia 20186 
(540) 347-2405 - Planning@warrentonva.gov 
Internet www.warrentonva.gov 

 
 

PLANNING & COMMUNITY 
DEVELOPMENT DEPARTMENT 

 

Brandie M. Schaeffer  
Director of Planning July 11, 2017 

 
 

TO: Town Council 

FROM: Brandie M. Schaeffer, Director of Community Development 

RE: Zoning Map Amendment 16-01, Walker Drive Rezoning 

 
I. Summary: 
 

A. Request – The applicant is proposing to rezone multiple parcels along the southeast portion of 
Walker Drive from Industrial (I) to Industrial Planned Unit Development (I-PUD) overlay 
district, allowing for a mixed-use development. The proposal for the site (Land Bays A – E, plus 
the Existing Land Bay) comprises approximately 31.3804 acres of primarily undeveloped land, 
two existing buildings, and one by-right building currently under construction. The proposed 
square footages include a request for the industrial, commercial, and residential uses to vary by 
5% for each land bay, yet not exceed the proposed total square footage for the overall project. 
The rezoning request includes proffers, waiver requests, a Master Development Plan, and Design 
Guidelines. 

SITE – SOUTHERN PORTION (LAND BAYS A-D) 
 NORTHERN PORTION (LAND BAY E & EXISTING LAND BAY) 

LAND AREA USE USE CATEGORY MAXIMUM USE AREA 
(GSF) 

LAND BAY “A” 

GENERAL OFFICE INDUSTRIAL 20,550 
RETAIL COMMERCIAL 6,288 

RESTAURANT INDUSTRIAL 6,288 
ENTERTAINMENT COMMERCIAL 35,000 

LAND BAY “B” 
ENTERTAINMENT COMMERCIAL 21,000 

RETAIL COMMERCIAL 14,263 
RESTAURANT INDUSTRIAL 14,263 

LAND BAY “C” 
GENERAL OFFICE INDUSTRIAL 6,703 

RETAIL COMMERCIAL 15,814 
RESTAURANT INDUSTRIAL 2,500 

LAND BAY “D” 

GENERAL OFFICE INDUSTRIAL 10,103 
RETAIL COMMERCIAL 7,603 

RESTAURANT INDUSTRIAL 2,500 
MULTIFAMILY 
RESIDENTIAL 

MIXED USE 
RESIDENTIAL 76 UNITS (80,824 GSF) 

LAND BAY “E” 
GENERAL OFFICE INDUSTRIAL 20,000 

MULTIFAMILY 
RESIDENTIAL 

MIXED USE 
RESIDENTIAL 40 UNITS (60,000 GSF) 

EXISTING LAND BAY OFFICE/HEALTH CLUB INDUSTRIAL 73,139 
 

 

mailto:Planning@warrentonva.gov
http://www.warrentonva.gov/
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B. Site Location – The site is bounded by existing roads with the Eastern Bypass U.S. 29/15/17 to 
the east, Walker Drive to the west, Academy Hill Road to the north, and East Lee Street to the 
south. U.S. 29/15/17 is designated as a Corridor of Statewide Significance. Currently, East Lee 
Street serves as a gateway into the Town’s historic district and Main Street; Walker Drive is a 4-
lane divided road serving a number of developed businesses and residential neighborhoods. 
Directly west of the property are the existing residential communities of Edgemont and 
Breezewood.  

C. Comprehensive Plan – The site is designated Light Industrial. The Comprehensive Plan identifies 
the area as Light Industrial in the Future Land Use Map. Light Industrial Uses in the 
Comprehensive Plan are described as flex industrial uses and wholesale commercial uses, with 
limited office uses, with densities not to exceed a floor area ratio (FAR) of 0.35 on a single site. 

D. Zoning – The site is zoned Industrial (I). The maximum allowable density under the proposed I-
PUD rezoning is 0.60 FAR. The applicant is proposing a FAR of 0.289+/-. 

E. Surrounding Land Uses 

Direction Zoning Current Land Use 
North Industrial Animal Clinic 
South R-15 Residential 
East Fauquier County R-1 & R-4 Highway/Church/Undeveloped 
West R-6, R-10, R-15 Residential 

 
 
II. Overview: 
 

A. Existing Conditions – This application for rezoning encompasses 15 parcels and 31.3804 acres. 
On the northern end of the properties are two existing office buildings known as Old Town 
Athletic Club or OTAC I and II. These buildings are two stories and contain Medical Offices and 
Fitness Facilities. A third building, OTAC III, is under construction adjacent to OTAC I and II 
and will be three floors of Medical Offices, Fitness Facilities, and General Office spaces. An 
existing Stormwater Management/Best Management Practices Facility (SWM/BMP) serving 
OTAC I, II, and III is located between these two buildings, adjacent to U.S 29/15/17.  
 
A non-functioning SWM/BMP facility is located approximately in the center of the proposed 
rezoning area, along with sanitary sewer utilities running through the middle of the area, within 
Town owned property. The southern portion of the proposed rezoning area is primarily vacant 
with existing tree coverage. Steep slopes exist within the center and northern portions of the 
proposed rezoning area. (Note: Steep slope suitability may come before the Planning Commission 
if the property is subdivided per the Subdivision Ordinance Article 4.) A 2008 Wetland 
Delineation Report for this area found no areas warranting delineation. The applicant has 
proffered to provide a current Jurisdictional Wetlands and Waters of the United States 
Determination, as required, at the time of the first Post Zoning Master Development Plan 
submission. 

 

B. Project History – On June 30, 2016, the Town of Warrenton officially accepted a rezoning map 
amendment application for Walker Drive. The proposal is to rezone approximately 31 acres from 
Industrial (I) to Industrial Planned Unit Development (I-PUD). The I-PUD Zoning Ordinance was 
amended on April 12, 2016 by the Town Council to permit flexibility in uses. This request 
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utilizes the new I-PUD language to propose a mixed-use development of 116 dwellings and non-
residential development consisting of retail, office, entertainment, and restaurant uses.  
 
On July 28, 2016, the applicant submitted an updated package based on previous staff input. 
Commenting agencies reviewed the updated proposal to provide a comprehensive set of memos 
back to the applicant on September 2, 2016. Commenting agencies then met with the applicant on 
September 6, 2016 to review the materials. The applicant’s team further met with one of the 
commenting agencies on September 16, 2016. The applicant provided an updated submission on 
September 29, 2016.  
 
The Planning Commission work sessions held on October 18 and October 25, 2016 focused on 
the Design Guidelines, multi-modal transportation needs and impacts, public utility impacts, 
phasing, economic and fiscal analysis, and proffers.  
 
On December 6, 2016, the applicant resubmitted a revised application. On January 24, 2017, 
Planning Commission discussed the application during the work session. The meeting included a 
discussion on changes to the application since the previous work session, phasing, sewer proffer, 
transportation, materials and designs, limits of clearing, landscaping, noise, and commercial 
use/existing vacancy rates. Recommendations by the Planning Commission included: 
 
• Consideration of Site Entrance A as a roundabout. 

• Additional details to the Design Guidelines.  

• Additional restrictions on architecture and design including: 

- A minimum of two stories for buildings.  

- No false facades. 

- No concrete masonry unit block used on buildings. 

- No false windows and permanently frosted or opaque windows. 

• Additional connectivity between Land Bay A and E. 

• Enhanced landscaping, especially along “Gateway” entrance to Warrenton.  

• Provisions for noise from dumpsters. 

 
On February 21, 2017, Planning Commission held a Public Hearing. The meeting included an 
overall discussion on the application, sewer capacity, transportation, proffers, and speculative 
nature of the project. Ten members of the public spoke with the main points including: 
 
• Concern about lack of infrastructure and sewer capacity. 

• Concern about transportation impacts. 

• Concern about lack of detail and commitment in proffers. 

• Support for entertainment uses. 

• Concern of loss of potential industrial lands. 
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The Planning Commission voted 6-1-0 (Downes opposed) to recommend denial of ZMA 16-01 to the 
Town Council for the following reasons: the project is not clear, there are too many unanswered 
questions, there are concerns about the sewer needs, and there is no reason for the zoning to change from 
Industrial.  

 
On March 21, 2017, the applicant submitted an updated application. Staff met with the applicant on April 
20, 2017 for several hours to continue to discuss the application. The application works to address a 
number of the concerns raised during the Planning Commission public hearing. The application was 
brought before the Town Council on May 4, 2017 for a work session. The applicant discussed 
transportation, land use, proffers, and design proposals of the application with the Council. 
 
After several draft submissions and subsequent reviews with the Town Attorney and Director of 
Community Development the applicant resubmitted the full rezoning application for Public Hearing on 
June 23, 2017. 

 
III. Proffer Analysis/Key Points:  

 
Most rezoning requests can be considered speculative until the property is developed as proposed. When 
rezoning requests are accompanied by a very specific proposed use and site plan, then staff can work with 
the applicant to ensure any impacts are offset. The proffers offered by the applicant would be tailored to 
the specific request and ensure that the development proceeds as proposed no matter who owns the 
property.  
 
Sometimes a rezoning request is not accompanied by a specific plan and there are no specific proposed 
end users, which is the case with this rezoning request making it more speculative in nature. The Planning 
Commission and staff worked with the applicant to provide as much certainty under the circumstances to 
the final product as possible.  Below is an analysis structured around the proffers; the more detailed 
analysis is provided in Attachment B.    
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Land Use 
 

Industrial Allowed By-Right Proffered 
Industrial Minimum 85% Industrial Minimum 39.32% 

Commercial Maximum 15% Commercial Maximum 25.19% 

Residential not permitted 35.49% (116 Mixed-Use Residential Units, with 40 being 
designated as condominiums) 

Open Space None Required 20% open space; 15% with Healthy Lifestyle amenities 

All No Health and Fitness Facilities, no service stations, no 
warehouse, or wholesale establishments. 

No Limits on size SUP required for non-residential above 50,000 sq feet 
  

None Required Set aside Land Bay A, B, C, or D for Entertainment Use for 
a period of seven (7) years. 

Potential 306,443 
 

New Gross Square Feet of non-residential uses 
based on existing land use patterns. 

Limited 182,875 

No more than 182,875 new gross square feet of non-
residential uses. 

 
 
Analysis:  The Land Use portion of this application is detailed and proffered.  The finer point of the application is 
the role of the Industrial by-right, the current I-PUD zoning land use mix, and the role of the proffered Land Use 
Chart.  The comparison of by-right to the I-PUD district zoning must go a step further to consider the division in 
the proffered Land Use Chart, which is demonstrated below.   
 
When evaluating these options the role of the I-PUD District is “to encourage innovations in residential and 
nonresidential development so that the growing demands of Warrenton may be met by greater variety in type, 
design and layout of buildings and housing types.”  Staff believes the deviations are important for consideration 
for the decisions making body.   
 
As proffered, the applicant will set aside a location in Land Bay A, B, C, or D for Entertainment Use for a period 
of seven (7) years.  The entertainment use has played an important role in the discussion of this application, but 
not in the technical evaluation.  Staff believes since the land use chart is proffered; the associated uses should 
remain and not have an expiration date.  This is unusual and staff believes there is a enough flexibility on the 
definition of entertainment use to allow the applicant the opportunity to secure an important component that, 
while not technical, is a desire of the citizens in their feedback to staff.  
 
Additionally, as proffered, the restrictions on no health or fitness facilities may not be in the best interest of the 
Town’s economic development. The applicant has the ability to deed restrict their own properties or create an 
HOA/POA to govern it; if this rezoning is approved it is not in the best interest of the Town to limit these type of 
allowable uses that would be a benefit to the overall community.  
 
Finally, the applicant proffered all mixed use residential buildings are to have non-residential uses on the first 
floor. Sheet 2 of 5 titled “Land Bay Plan” contains a note stating “Mixed use residential buildings shall contain 
non-residential uses in all or a portion of the ground floor for each applicable building.” The intent of the 
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applicant is unclear although staff believes the applicant may be trying to incorporate the Zoning Ordinance I-
PUD Mixed Use Residential Land Use Mix percentage. Staff would recommend a statement that when 
inconsistencies are found between the proffers, Master Development Plans, and Design Guidelines that one 
document prevails. In this case the prevailing document should be the proffers. In other cases it might be the 
Master Development Plan as this speaks to sewer line extensions but the Proffer Statement does not. 

Staff finds the deviations to be consistent with the intent of both the I-PUD District and the Comprehensive Plan 
based on the use of the restaurant use in industrial category.  Staff detailed analysis is provided in Attachment B 
for further consideration. 
 

I-PUD Land Use Mix 
Zoning Ordinance 

(Article 3-5.2 2016 Amendment) 
Proffered 

Industrial Minimum 50% 39.32% 

Commercial Maximum 30% 25.19% 

Residential Maximum 20% N/A 

Mixed Use Residential Minimum 5%/Maximum 35% 35.49% 

Open Space Minimum 20% (15% with Healthy 
Lifestyle Bonus) 

Minimum 20% (15% with Healthy 
Lifestyle Bonus) 

 
 

Design 
 

Allowed By-Right Proffered 

None Required 

Plain or painted concrete masonry unit block shall not be 
used. Vinyl or metal siding is not to be used. New buildings 
shall include “360 degree architecture” with architectural 
grade stone, wood, and glass, hardiplank, architectural 
grade block, stucco, or a combination of materials. 

None Required Consistent materials and architectural features in Land 
Bays A-D 

None Required Staggered front elevations, no false second story front 
facades. 

None Required 

20,000 square foot Central Plaza in Land Bay A, B, or C 
with plantings, landscaping, benches, outdoor seating, 
streetscaping with provisions for bicycles, lamp posts, play 
fountain(s) and/or splash pad(s), and may incorporate 
public art and/or other street furniture. 

None Required 
30’ landscape easement along Walker Drive from East Lee 
Street to Hidden Creek Lane, and along East Lee Street 
from U.S. 29 to Walker Drive. 

Refuse shall be screened. 

Refuse storage and pick up and loading areas will not be 
visible from Walker Drive or the Eastern Bypass (US 
Route 17/15/29). Refuse shall be screened. Refuse pick-up 
and street cleaning shall not occur between 10PM–7AM. 
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Allowed By-Right Proffered 

None required in Industrial; Required in I-
PUD 

A unified sign program for Land Bays A – E (the existing 
buildings and property owners are not subject to this 
proffer). 

Required at site plan 
A current Jurisdictional Wetlands and Waters of the United 
States Determination at the time of the first Post Zoning 
Master Development Plan submission, not site plan. 

 
 
Analysis:  Outside the Historic District boundaries the Town has no ability to regulate the design of buildings 
without a legislative process.  Not having specified end users presents challenges on regulating design. As 
proffered, the Design Guidelines lack details and architecture type as many options are presented.  Staffs concerns 
on large blank walls has been offset with proffering of front elevations of the non-residential buildings being 
required to have a 3-6 foot difference in front building plane.  However, despite the applicant proffering “360 
degree architecture” this breaking up of the building plane is only on the front of the buildings. 
 
As proffered, the Design Guidelines also remain vague with no specifics on the Central Plaza location beyond 
Land Bays A - C, and no specific street cross sections. The street section on Sheet 3 of 5 titled “On-Site Proffer 
Plan” is for reference only per how the proffers are written. If it were proffered, the Main Street Cross Section 
detail is lacking in design provisions for “human scaled, pedestrian friendly, Main Street area” as the proposed 
sidewalk is the required standard 5’ width. There are no design details for landscaping, buffers, and outdoor 
seating normally consistent with this type of development.  
 

Transportation 
 

Allowed By-Right Proffered 

None Required 
Construct a roundabout at its Site Entrance A, left turn 
lanes on Walker Drive at Site Entrance B and C, and 
crosswalks at Site Entrance B, C and on East Lee Street. 

None Required 
Not develop the property in a manner that precludes a 
roundabout at Walker Drive and East Lee Street. 

None Required 
$300,000 towards a roundabout or signal at the 
intersection of Walker Drive and East Lee Street. 

None Required 
$100,000 towards signalization of U.S. 29 Bypass and 
Meetze Road. 

None Required; Right-of-Way Needs 
Considered at Site Plan 

Dedicate right-of-way reasonably necessary to construct 
roundabout at no cost to the Town or VDOT. 

None Required Traffic Control Warrant Studies in connection with Site 
Plan or Post Zoning Master Plan Development 

None Required 
Crosswalks will be constructed on Walker Drive at 
Breezewood Drive, Hidden Creek Lane, and East Lee 
Street. 

None Required 
Opticon, or other traffic emergency management program 
utilized by the Town will be installed in connection with 
any signalization. 
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Analysis:  Considerable time has been devoted to the overall transportation improvements at the entrance of the 
proposed development, Land Bay A, as well as East Lee Street. As requested by VDOT and the Town, the 
applicant performed a Traffic Impact Analysis as well as a subsequent Roundabout Study. The speculative nature 
of the project makes it more difficult to anticipate transportation improvements and the associated timing. Staff 
has worked with VDOT and the applicant to offset concerns as much as possible to ensure the possibility of the 
roundabout options, rather than a signalized intersection. Since the Planning Commission, the applicant modified 
the proposed uses in Land Bay E from Retail/Restaurant to General Office. According to the Town’s 
transportation consultant, this modification would likely result in a reduction in anticipated trip generation for the 
overall project. Thus the change does not require a new TIA.  
 
It is also useful to note that staff worked with the Town’s transportation consultant to examine the property’s by-
right built build out using the existing land use pattern, the trip counts generated would reach 90% of the 
anticipated trip counts of the proposal for Weekday PM Peak Hour, 75% of the anticipated trips for the Saturday 
Mid-Day Peak Hour, and 80% of the anticipated trips for Daily. Staff believes based on the potential by-right trip 
generation that the applicant has off-set its impact of the proposal. 
 

Parks and Recreation 
 

Allowed By-Right Proffered 
5’ concrete sidewalk on the frontage of Walker 

Drive 5’ concrete sidewalk on the frontage of Walker Drive  

None required 
Internal pedestrian/bicycle trail network for Land Bays A-
D (excludes Land Bay E and existing buildings). 

None required 
$40,000 to the Town to use at its discretion in the 
construction of an interconnecting trails system in the 
vicinity of the property. 

None required Three bicycle racks and a play fountain/splash pad. 
 
Analysis: A pedestrian analysis was agreed to in the scoping meeting by the applicant, but one was never 
provided as part of the TIA. Staff has worked with the applicant on this issue and a Pedestrian Access Exhibit was 
submitted in the current submission; however, no onsite details are shown.   

The applicant proffered to design an internal pedestrian/bike trail network and provide crosswalks on Walker 
Drive. However, this proffer is only for Land Bays A – D resulting in the existing buildings and Land Bay E 
serving as barriers to the bicycle/pedestrian trail connection to Academy Hill Road as identified in the 
Comprehensive Plan.  There is also no proffered park allocations or details, thus staff finds this portion of the 
application to be lacking considering the introduction of mixed-use housing.   

 
Storm Water Management 

 
Allowed By-Right Proffered 

Follow Local and State Laws Follow Local and State Laws 
 
 
Analysis:  There is no discernible impact that was not addressed under the land use section.    
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Fire and Rescue/Public Safety 

 
Allowed By-Right Proffered 

None required $20,000 to the Town for Fire and Rescue services 
None required $20,000 to the Town for Police services 

 
Analysis:  The proffered development plan places a restriction on square footage unlike the by-right option 
subsequently reducing overall square footage.  However, the introduction of mixed-use residential creates an 
increased burden on public safety.  To offset this impact the developer offered the cash proffer contributions as 
Police and Fire and Rescue both have capital expenditures in the CIP.   
 

Water and Sewer 
 

Allowed By-Right Proffered 
All development within the Town is required to 

be served by public water and sewer. Shall connect to sewer and water provided by the Town. 

Water Main Extension-None Required 
The Applicant shall extend at its expense the water main 
that currently dead ends at Hidden Creek to provide for a 
loop.   

Meter is based on fixture counts; typically 
master metering one per building.  Condos not 

permitted. 

The applicant shall individually meter each condo unit, 
rather than master meter the multi-level building.   

 
Analysis: As proffered the cap on square footage is less than the typical by-right development pattern, but the use 
type change is of concern to the Public Works Department and they have worked with the applicant to offset the 
impact of the development with predictability of the burden to the sewer and water systems through individual 
meters. As proffered, the applicant is individually metering the condo units (40) in lieu of master metering of the 
buildings.  Condo units are not permitted under the by-right zoning.   
 
As proffered, to ensue he individual metering, the applicant will construct not less than 75,000 square feet of new 
non-residential Gross Floor Area (“GFA”) prior to the issuance of the 41th building permit. This was intended to 
reference the individual condominium units as requested by Public Works.  

 
Property Owner’s Association 

 
Allowed By-Right Proffered 

None Required 
A property owners association will be created for the 
maintenance and repair of common areas (the existing 
property owners are not subject to this proffer) 

 
Analysis: As proffered the applicant is providing for the establishment of a Property Owners Association to be 
created for the maintenance and repair of common area, including the SWM.  As proffered, this does not include 
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the existing business owners.  
 

Waivers and Modifications 
 

Allowed By-Right Proffered 
Industrial Minimum 85% 5% Waiver from Land Use Bays 

Commercial Maximum 15%  
Residential not permitted  

 
Analysis: As proffered the applicant is requesting a waiver for the existing land use mix in the land use chart.  It 
previously had been proffered at 10% and has subsequently been reduced to the 5%.  At this time staff does not 
support this waiver as there is no demonstration of burden on the applicant.   
 
 

Post Zoning Master Development Plan 
 

Allowed By-Right Proffered 
None required Provide a Post Zoning Master Development Plan 

 
 
Analysis: Nothing is required before site plan of the by-right development, to help off-set the uncertainty, the 
applicant created Post Zoning Master Development Plan (PZMDP) process.  As proffered, the PZMDP is to be 
submitted before the site plan stage to the Planning Director who will then forward to the Town Council to 
“ensure that development occurs in a manner that comports.”  The PZMDP is a “courtesy review” and the Town 
Council’s “non-binding determination that a proposed PZMDP is consistent with applicable proffers, ordinance, 
and regulations” means there will be the opportunity for more detailed discussion on the development of the 
property. However, the Town will have no approval authority of the PZMDP. In addition, the applicant will 
provide a PZMDP that “covers the entirety of the property” with the exception of Land Bay E. The applicant has 
treated Land Bay E in this case, and throughout the project, as “sufficiently distinct from the remaining Land 
Bays.”   
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IV. Recommendations 
 

The Planning Commission voted 6-1-0 (Downes opposed) to recommend denial of ZMA 16-01 to the Town 
Council for the following reasons: the project is not clear, there are too many unanswered questions, there are 
concerns about the sewer needs, and there is no reason for the zoning to change from Industrial.  
 
Since the Planning Commission vote, the applicant has worked to address their concerns. Staff has reviewed 
and commented on several draft submissions and the Town Council held a work session in May. This final 
submission is a large step forward from what was presented to the Planning Commission in February.  
 
Detailed in Attachment B there are several components of this proposal that are in keeping with the 
Comprehensive Plan goals, including economic development, creating an attractive gateway into Town, 
providing for a variety of housing types not currently available in Town, creating a non-strip development, and 
providing for a sound transportation system that includes bicycles and pedestrians.  
 
Speculative rezonings are often difficult as there is not an end user specifying the final product; this particular 
application is further complicated by a Comprehensive Plan that does not designate Planned Unit 
Developments. The applicant has tried to address this by proffering a Post Zoning Master Development Plan 
process. 
 
Combining these factors with the understanding that the by-right transportation would generate upwards to 90% 
of the trips anticipated and the fact the by-right development could ultimately be more intense, less attractive, 
and create more of an industrial impact on the adjacent neighborhoods.  
 
Staff recommends Approval of ZMA 16-01 provided that the Town Council works with the applicant on the 
few remaining outstanding issues of: 
 

• Interparcel access 
• Removal of the Health and Fitness use exclusion 
• Removal of the 5% waiver for the Land Use bays 
• 360 Degree staggered façade treatment 
• Removal of encroachment on the 30’ Landscape buffer 
• Proffered compliance of a Unified Sign Package for the Entire Subject Property 
• Inconsistencies between the Proffer Statement and Master Development Plan 
• Language in the PZMPD that allows for staff to work with the applicant on a “human scaled, 

pedestrian friendly” Main Street cross section with smaller travel lanes, wider sidewalks, 
landscaping and bicycle provisions. 
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Staff Analysis 
 
This analysis is based on the Comprehensive Plan, Zoning Ordinance, and review comments by Town 
Departments, Fauquier County, Virginia Department of Transportation (VDOT), and Kimley-Horn, Town 
Technical Transportation Advisor. The standards/analysis tables in the sections below contain the criteria for 
Planning Commission and Town Council consideration of Zoning Map Amendments, per Article 11-3.9.12, and 
the items Town Council is to determine for Commercial and Industrial Planned Unit Development applications 
(Article 3-5.2.3.2).  

Request 
 

The applicant is proposing to rezone multiple parcels along the southeast portion of Walker Drive from Industrial 
(I) to Industrial Planned Unit Development (I-PUD) overlay district, allowing for a mixed-use development. The 
proposal for the site (Land Bays A – E, plus the Existing Land Bay) comprises approximately 31.3804 acres of 
primarily undeveloped land, two existing buildings, and one by-right building currently under construction. The 
proposed square footages include a request for the industrial, commercial, and residential uses to vary by 5% for 
each land bay, yet not to exceed the proposed total square footage for the overall project. The rezoning request 
includes proffers, waiver requests, a Master Development Plan, and Design Guidelines. 

 
SITE – SOUTHERN PORTION (LAND BAYS A-D) 

 NORTHERN PORTION (LAND BAY E & EXISTING LAND BAY) 

LAND AREA USE USE CATEGORY MAXIMUM USE 
AREA (GSF) 

LAND BAY “A” 

GENERAL OFFICE INDUSTRIAL 20,550 
RETAIL COMMERCIAL 6,288 

RESTAURANT INDUSTRIAL 6,288 
ENTERTAINMENT COMMERCIAL 35,000 

LAND BAY “B” 
ENTERTAINMENT COMMERCIAL 21,000 

RETAIL COMMERCIAL 14,263 
RESTAURANT INDUSTRIAL 14,263 

LAND BAY “C” 
GENERAL OFFICE INDUSTRIAL 6,703 

RETAIL COMMERCIAL 15,814 
RESTAURANT INDUSTRIAL 2,500 

LAND BAY “D” 

GENERAL OFFICE INDUSTRIAL 10,103 
RETAIL COMMERCIAL 7,603 

RESTAURANT INDUSTRIAL 2,500 
MULTIFAMILY 
RESIDENTIAL 

MIXED USE 
RESIDENTIAL 

76 UNITS (80,824 
GSF) 

LAND BAY “E” 
GENERAL OFFICE INDUSTRIAL 20,000 

MULTIFAMILY 
RESIDENTIAL 

MIXED USE 
RESIDENTIAL 

40 UNITS (60,000 
GSF) 

EXISTING LAND BAY OFFICE/HEALTH CLUB INDUSTRIAL 73,139 

 
This application for rezoning encompasses 15 parcels and 31.3804 acres. On the northern end of the properties are 
two existing office buildings known as Old Town Athletic Club or OTAC I and II. These buildings are two stories 
and contain Medical Offices and Fitness Facilities. A third building (OTAC III) is under construction adjacent to 
OTAC I and II and will be three floors of Medical Offices, Fitness Facilities, and General Office spaces. An 
existing Stormwater Management/Best Management Practices Facility (SWM/BMP) serving OTAC I, II, and III 
is located between these two buildings, adjacent to U.S 29/15/17.  
 
The site is bounded by existing roads with the Eastern Bypass U.S. 29/15/17 to the east, Walker Drive to the west, 
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Academy Hill Road to the north, and East Lee Street to the south. U.S. 29/15/17 is designated as a Corridor of 
Statewide Significance. Currently, East Lee Street serves as a gateway into the Town’s historic district and Main 
Street; Walker Drive is a 4-lane divided road serving a number of developed businesses and residential 
neighborhoods. Directly west of the property are the existing residential communities of Edgemont and 
Breezewood. 
 
The following table summarizes the area characteristics (see maps in Attachment A): 
 

Direction Land Use Long Range Future Land Use Map 
Designation Zoning 

North Animal Clinic Light Industrial Industrial 

South Residential Low Density Residential R-15 

East Highway, Church, 
Undeveloped Residential Fauquier County R-1 

& R-4 

West Residential Medium Density Residential R-6, R-10, R-15 

 

Comprehensive Plan Analysis 
 
Through wise land use planning, the Town ensures that landowners are provided a reasonable use of their land 
while the Town is able to judiciously use its resources to provide the services for residents and employers’ needs. 
The future land use plan section of the Comprehensive Plan (including the goals, objectives, policies and Future 
Land Use Map) brings together the ideas, studies, trends, and projections to create a general pattern of 
relationships between different land uses. This section of the Plan provides a representation of how the Town can 
position itself to preserve its essential character and identity, while meeting the needs of a changing community. 
Several important purposes of the Future Land Use Plan include accomplishing goals and objectives, decision-
making aid, basis for zoning, coordination device, and foundation for planning.  
 
The Comprehensive Plan designates this site as Light Industrial in the Future Land Use Map. The Industrial Goal 
states “To encourage and plan for clean and light industrial activities that are economically beneficial and 
compatible with the needs, character, and environment of the Town.” Light Industrial areas are envisioned to 
“include light manufacturing, flex industrial uses and wholesale commercial uses, with limited office uses. 
Industrial land uses should be limited to uses that do not generate inordinate amounts of noise, smoke, dust, 
odors, heat, or electrical disturbances. Industrial sites should be co-located or located near one another. 
Scattered or strip sites are strongly discouraged. Uses should be limited to those that will provide a variety of 
light industrial uses that will contribute to the creation of new businesses and retention and expansion of existing 
businesses, with very limited support for commercial uses allowed as integrated elements of the industrial 
development for the purpose of reducing traffic generation from the site.”  
 
The Comprehensive Plan goes on to describe the goals and objectives of Light Industrial as: 
 

By creating and expanding these (Industrial) sites, it will reduce the amount of persons commuting towards 
Northern Virginia, and thereby reducing travel time and congestion to name a few. The areas proposed for 
light industrial shown on the future land use map should adhere to the following standards and guidelines. 
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• Access to industrial areas should not conflict with residential traffic, and therefore, should be separated 

from other types of traffic. This should be accomplished by a road system that permits separation of 
uses. The non-residential traffic should be routed to collector roads and highways as quickly as 
possible. 

• Industrial uses should be supported with public utilities. In addition, where other utilities are not 
available, such as natural gas, electric, and phone, those companies should be encouraged to extend 
their services into industrial areas. 

• A set of performance standards should be established in order to mitigate any potential adverse impacts 
that may be emitted by a particular use. 

• When designating, and/or developing industrial sites, particular attention should be given to buffering 
adjacent non-industrial uses, including appropriate landscaping, screening, setbacks, and open space. 

• When evaluating new locations for industrial sites, compatibility with adjacent uses should be carefully 
considered. Industrial uses should be located adjacent to compatible uses. 

• Uses should be limited to those that will provide a variety of light industrial uses that will contribute to 
the creation of new businesses and retention and expansion of existing businesses, with very limited 
support commercial uses allowed as integrated elements of the industrial development for the purpose 
of reducing traffic generation from the site”. 

The 2002 Comprehensive Plan calls for an adequate supply of land for clean and light industrial development. It 
further states “the Town will promote the complete development of those sites designated in this Plan, but 
recognizes that the supply of such land within Town is limited, and that most of Warrenton’s job growth will be in 
the retail and office sectors, not industrial.”  
 

Standard Analysis 

Whether the rezoning request, if granted, would 
further the public interest, and whether it conforms 
with the goals, objectives, and policies of the 
Comprehensive Plan. 

The Comprehensive Plan does not consider Planned 
Unit Developments, but does promote mixed 
developments and uses.  

Whether the rezoning is consistent with the Town's 
Future Land Use Plan, as identified in the 
Comprehensive Plan, and established character of the 
area and land use patterns. 

The Future Land Use Map within the Comprehensive 
Plan does not specifically include Planned Unit 
Developments and ZMA 16-01 is designated as “light 
industrial”. The Comprehensive Plan encourages 
campus-style plans over strip-development for industrial 
areas and recommends integrating uses within planned 
neighborhoods.  

Whether the rezoning is justified by changed or 
changing conditions. 

The applicant believes that there is demand for a mixed-
use development within the Town of Warrenton. 

 

Proposal’s Strengths 
 
• As this is an application to rezone to a Planned Unit Development (PUD), which the Comprehensive Plan 

does not specifically include in the Future Land Use Map, it is important to look at other goals of the 
Comprehensive Plan. Specifically, the Comprehensive Plan calls for a “mix of development types and styles 
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which are compatible with Warrenton’s historic, small town character. The mix should be fine-grained so as 
to avoid large areas of single uses and so as to create human-scaled neighborhoods.” 

 
 Further, the Comprehensive Plan discourages new development in scattered strip sites. Instead it favors “a 

safe, efficient and multi-modal transportation system for the movement of people, goods and services, in and 
around the Town, that is consistent with the historic fabric, land use pattern and expected future fiscal needs 
of the Town.” 
 

 As the applicant points out in the Narrative Statement, the proposed rezoning seeks to address the 
Comprehensive Plan’s objective to promote “mixed-use development as an economical and environmentally 
sound use of land. 

 

Proposal’s Weaknesses 
 
• The speculative nature of the proposal means the Town is not assured of the end users or if the design will 

ultimately be consistent with the historic fabric and land use pattern. 
 
On balance, this application is found to be consistent with the relevant mixed use land use components of the 
Comprehensive Use Plan.  The Industrial Plan Unit Development Zoning District was drafted and approved 
without corresponding amendments to the Comprehensive Plan Sections making full consistency unachievable as 
there is no Future Land Use designation tied to the Industrial Planned Unit Development zoning.   
 

Town Design Analysis 
 
An attractive, well-designed community will attract quality development, instill civic pride, improve the visual 
character of the community and create a strong, positive image of the Town of Warrenton.  In the 2002 
Comprehensive Plan, there is extensive focus on town design policies and guidelines that further the Town’s goals 
of promoting a visually pleasing Town environment and preserving the Town’s scenic views, “small town” 
atmosphere, and landscape character. Trends in new development are influenced by modern economic and 
cultural forces that can conflict with the historic character and “reduce the visual distinction of Warrenton in 
relation to other communities.” 
 
Thus, the Comprehensive Plan seeks to address these potential conflicts by encouraging newer development to 
incorporate the historic pattern and scale of Old Town “to guide the character of new architecture and urban 
design efforts for newer areas of Town.” 
 
Specifically, the Comprehensive Plan states: 
 
“…it is critical that the Town not only preserve and maintain the historic fabric, but also that it use this fabric as 
the model for guiding new development within and adjacent to the Town. Such an effort is a continuing challenge 
because of the pressures for non-pedestrian scale development…However, the Town can take steps to influence 
the design of new development to make it more compatible with the historic character…” 
 
Mixed use development is encouraged throughout the 2002 Comprehensive Plan. This particular application is in 
keeping with the Traditional Urban Design Policies and Guidelines. Highlights include: 
 
• The citizens of Warrenton have an affection for the historic fabric of the Town in part because it has what is 

called a “human scale” – that is, the size of outdoor spaces created by streets, buildings and vegetation 
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relates to the size of a human being, thereby making the Town’s streets comfortable and pleasing places to 
walk. Thus, when larger open parcels in the Town are developed, the pattern of such new development should 
be consistent with the features of the Town’s traditional design and development patterns that have created 
Warrenton’s “human scale” environment. These features include: 
 
- relatively narrow street widths,  

- a grid of interconnected streets,  

- sidewalks along the streets,  

- a mix of lot widths (some narrow, some wide),  

- on-street parallel parking, and  

- buildings located relatively close to the front street. 

 
• New residential neighborhoods should incorporate the features listed above, as well as garages located 

toward the rear of the lot rather than the front. 
 

• New commercial development should incorporate the features listed above, as well as other elements that 
produce street frontages that are comfortable for people. These elements include sidewalks, street trees, street 
furniture and rear yard parking areas. 

 
• In general, similar uses should face each other across a street. Where dissimilar uses are contiguous, they 

should connect at the rear of the lot where buffers can be easily established, rather than the side or front of 
the lot. 

 
• New roads should be well connected to the Town’s existing street network. All streets should terminate in 

other streets, not cul-de-sacs, in order to achieve maximum traffic capacity, flexibility and safety. The 
engineering design elements of new streets, including pavement widths, slopes and curve radii, should be 
compatible with the historic fabric and pedestrian scale of the Town.  

 
• Parking lots should be located to the rear of structures so that main buildings can be located near the front 

street, and the sidewalk space can be a pleasant place for people to walk. On-site parking should be 
combined with parallel parking along the frontage of the site to provide adequate space for the expected 
demand produced by the on-site use.  

 
• New neighborhoods should establish public spaces such as greens or squares, which can be used for a range 

of community functions. Such greens and squares need not be large in area, but should be well defined 
spatially, with adjacent buildings or vegetation providing a strong sense of enclosure to the outdoor space. 
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Standard Analysis 

The pattern of development within the respective PUD 
is consistent with the features of the Town's traditional 
design and development patterns and expands the 
opportunity for a Live-Work environment as identified 
in the Warrenton Comprehensive Plan. 

This application has potential to be in keeping with 
the Traditional Urban Design Policies and 
Guidelines. The applicant’s proposal and Design 
Guidelines could help ensure these goals are met. 
However, at this time there are no proffers of street 
details, or sidewalk sizing to reference when 
determining consistency with the goals of the 
Comprehensive Plan.   

 
Proposal’s Strengths  
 
• As proffered, the site will not contain any plain or painted concrete masonry unit block buildings. Vinyl or 

metal siding is not to be used, as proffered. New buildings shall include “360 degree architecture” with 
architectural grade stone, wood, and glass, hardiplank, architectural grade block, stucco, or a combination of 
materials. This provides additional security concerning the final design of the buildings.  

 
• As proffered, the site will contain a play fountain/splash pad, and internal pedestrian and bicycle trail network 

in Land Bays A-D, and three bicycle racks. These may help provide additional recreational opportunities in 
the area.  
 

• As proffered, the required 20,000 square foot Central Plaza shall be located in Land Bays A-C. It is to be 
constructed in conjunction with Land Bay B or sooner. 

 
• As proffered, site lighting shall comply with the Town’s photometric standards applicable to a lighting plan 

for the Project to be submitted with the site/subdivision plan for the development of the Property. All parking 
lot lights shall have full cut off fixtures which direct light downward and inward and all building-mounted 
lighting, if any, shall be directed or shielded in such a manner to prevent glare from projecting onto adjacent 
properties or public rights of way. 

 
Proposal’s Weaknesses 
 

• As proffered, the Design Guidelines are to be in General Conformance with the document dated May 15, 
2017 subject to modifications. While the applicant has verbally stated a desire for a “Main Street” type 
development, nowhere is this stated in the proffers, nor the Design Standards. There is a reference to a 
“human-scaled, pedestrian-friendly, Main Street development with public gathering spaces” under the 
proffer addressing the Central Plaza (an element that is required by the Zoning Ordinance). Additionally, the 
street section on Sheet 3 of 5 titled “On-Site Proffer Plan” is for reference only in accordance with how the 
proffers are written. If it were proffered, the Main Street Cross Section detail is lacking in design provisions 
as the proposed sidewalk is the standard 5’ width. There are no design details for landscaping, buffers, and 
outdoor seating normally consistent with this type of development.  

 
• As proffered, the Design Guidelines contain multiple architectural styles from contemporary to traditional to 

art deco. Both the Comprehensive Plan and the Zoning Ordinance speak to the goal of replicating the “feel” of 
historic Warrenton. It would be helpful if the applicant specified architectural features to ensure design 
quality. For example, some of the pictures illustrate varying styles, colors, and setbacks by each storefront. 
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Final building elevation design shall be determined at Site Plan submission or the proffered Post Zoning 
Master Development Plan submission.  
 

• As proffered, a final site layout is not shown in the Design Guidelines. The final site layout shall be 
determined at Site Plan submission or the proffered Post Zoning Master Development Plan submission. It is 
important to note the future uses may come in piecemeal and the proffers state the building materials for Land 
Bay D will be consistent with materials and architectural features of buildings located in Land Bays A, B and 
C. However, as written, there is no reference to Land Bays A, B, C, and E speaking to each other. 
 

On balance, while the stated intent of the application is found to be consistent with the relevant components of 
the Town Design section of the Comprehensive Plan as a mixed-use, Main Street type development there are no 
guarantees in design based on the current application.  Additionally, there is little certainty beyond the fact an 
internal trail network is proffered for Land Bays A-D in the provisions for bicycles, pedestrians, and trails, as well 
as landscaping, to ensure the Town realizes the applicant’s vision. 
 

Zoning Analysis 

The legislative intent of the Industrial District is “to implement the Town’s Comprehensive Plan by providing for 
a variety of light manufacturing, fabricating, processing, wholesale distributing, and warehousing uses 
appropriately located for access by highways and providing a controlled environment within which signing is 
limited, uses are to be conducted generally within completely enclosed buildings, and a moderate amount of 
landscaping is required. In order to preserve the land for industry, to reduce extraneous traffic, and avoid future 
conflicts between industry and other uses, business and service uses are limited primarily to those which will be 
useful to employees in the district and future residential uses are restricted.” 
 
If ZMA 2016-01 is approved, these parcels will be subject to the requirements under the I-PUD Zoning District. 
Per the Zoning Ordinance, the legislative intent of the PUD/I-PUD District is “to encourage innovations in 
residential and nonresidential development so that the growing demands of Warrenton may be met by greater 
variety in type, design and layout of buildings and housing types and to achieve the purposes set out in Section 
15.2-2283 of the Code of Virginia, the Town's Comprehensive Plan, and the following specific purposes of: 

 
3-5.2.1.2 Commercial or Industrial Planned Unit Development 
1. Increasing economic opportunities through planned communities that include light industrial and/or 

commercial business parks with on-site residential development conducive to implementing the Goals 
and Objectives of the Comprehensive Plan.  

2. Developing gateway communities to maintain and convey a sense of the Town's unique character by 
utilizing mixed-use development compatible with Warrenton's historic environment.  

3. Discouraging stereotypical "strip development" and encouraging creative urban design though 
zoning and subdivision regulations that incorporate flexible design standards, incentives and 
bonuses. Therefore, the PUD process shall permit a freer placement of buildings within the project 
area than the conventional subdivision system. In consideration of the unified development concept, 
the total project parcel shall be the unit of regulation and density shall be calculated on a project-
wide basis to permit the clustering of buildings to create open space and preserve natural site 
features.  

4. Maintaining and encouraging efficient land use patterns that integrate residential, commercial, 
public and employment in planned neighborhoods.  
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5. Targeting and recruiting new private sector employers in specific commercial and industrial uses to 
maintain and enhance a balanced tax base through the expansion of employment opportunities that 
complement and support Main Street.  

6. Promoting professional offices and their contributions to a balanced mix of employment 
opportunities. 

7. Balancing multi-modal transportation needs including motor vehicles, bicycles and pedestrians.  

8. Reducing vehicular traffic by locating employment and housing within one development. 

 
Standard Analysis 

Whether the rezoning, if granted, would 
create an isolated district unrelated to adjacent 
districts. 

A rezoning to I-PUD will allow residential uses and additional 
commercial uses within the proposed development and will 
encourage creative design, which will help transition the 
adjacent districts to the proposed development. 

Whether the rezoning will be compatible with 
properties and uses in the vicinity and not 
have an adverse impact on these properties or 
their values. 

The properties in ZMA 16-01 are zoned Industrial (I) and are 
adjacent to residential districts. A rezoning to I-PUD will allow 
residential uses and additional commercial uses within the 
proposed development, which will help the project’s transition 
to adjacent neighborhoods. The setting along the busy eastern 
corridor of Town is a prime gateway location for encouraging 
creative urban design and incorporation of flexible design 
standards, incentives and bonuses. The PUD process permits 
freer placement of uses within the project area, allowing the 
clustering of buildings to create open space and preserve natural 
site features. The applicant is proposing to replace the I-PUD 
land use mix with one that closely meets, but is slightly more 
residential and less industrial uses. While staff has questioned 
the land use mix, there is an opportunity for mixed-use 
development that is compatible with, supports, and enhances 
the quality of life of residents of the adjoining neighborhoods. 

Existing and proposed land uses adjacent to 
the site have been considered. 

The amount and relationship of the various 
types of industrial, commercial, and 
residential uses proposed by the development 
are documented. 

Whether there are adequate sites available 
elsewhere in the Town for the proposed use, 
or uses, in districts where such uses are 
already allowed. 

There are a limited number of large parcels available for 
development within the Town of Warrenton. In addition, the 
Town currently does not have any I-PUD zoning designations. 
The proposed uses are allowable within other zoning districts, 
though not as mixed-use developments. The property is in a 
unique situation due to its size and location that presents 
challenges, but offers clear opportunities for vital, functional 
new private sector employers to maintain and enhance a 
balanced tax base through the expansion of employment 
opportunities that complement and support Main Street.  

Whether a reasonable and viable economic 
use of the subject property exists under the 
current zoning. 

The uses allowed under the current zoning allow for 
economically viable light industrial uses. The proposed 
rezoning would allow for increased diversity of uses. The 
integration of residential, commercial, public and employment 
prospects in planned neighborhoods will strengthen the 
economic viability of the parcel and the Town as a whole. 

 



Attachment B – Staff Analysis 

ZMA 2016-01, Walker Drive Rezoning 
Page B-9 

Proposal’s Strengths 
 
• As proffered, the proposal offers a level of certainty to the future land uses and square footages of each use. 

There is the potential for additional assurances that the site develops with some consistency across multiple 
parcels in terms of design standards, expected uses, and density. This certainty does not exist with a by-right 
development. 

• The maximum allowable density under the proposed I-PUD rezoning is 0.60 FAR. The applicant is proposing 
a FAR of 0.289+/-. 
 

 
Proposal’s Weaknesses 
 
• Due to the lack of detail in the application, staff is unable to verify that the application meets all applicable 

zoning ordinance requirements. Many of these items are verifiable at time of Site Plan submission or the 
proffered Post Zoning Master Development Plan submission. Zoning items to be verified at time of Post 
Zoning Master Development Plan submission include open space, parking, building heights, uses, 
landscaping, and buffers. 
 

• The treatment of the Planned Unit Development is often not across all land bays. For transportation, trails, 
signage, open space, design, Property Owners Association, and others components, the applicant has treated 
the existing buildings and Land Bay E as “sufficiently distinct” from Land Bays A-D. 
 

• The application does not meet the adopted Zoning Ordinance land use mix for the I-PUD but instead proposes 
a new land use mix which could be applied per legislative action of approval of this rezoning. This land use 
mix would apply only to this subject property and nowhere else in Town. In addition, the applicant is 
requesting a 5% waiver for the building square footage for each land bay; however the overall project square 
footage would not exceed the approval. Staff cannot support the waiver at this time as the hardship is 
undetermined.  

I-PUD Land Use Mix 
Zoning Ordinance 

(Article 3-5.2 2016 Amendment) 
Applicant Proposal 

Industrial Minimum 50% 39.32% 

Commercial Maximum 30% 25.19% 

Residential Maximum 20% N/A 

Mixed Use Residential Minimum 5%/Maximum 35% 35.49% 

Open Space Minimum 20% (15% with Healthy 
Lifestyle Bonus) Proffered to Meet 

   

• The applicant proffered all mixed use residential buildings are to have non-residential uses on the first floor. 
Sheet 2 of 5 titled “Land Bay Plan” contains a note stating “Mixed use residential buildings shall contain non-
residential uses in all or a portion of the ground floor for each applicable building.” The intent of the applicant 
is unclear. Staff would recommend a statement that when inconsistencies are found between the proffers, 
Master Development Plans, and Design Guidelines, that one document prevails. In this case, the prevailing 
document should be the proffers. In other cases the Master Development Plan might prevail, like in the sewer 
line extension detailed on page 4 of 5. 
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• The Zoning Ordinance section on signage requires a comprehensive sign package. The 2002 Comprehensive 
Plan specifically calls out signage under Town Design. Signage is recognized as a powerful influence on how 
a community feels, therefore it is recommended to be “coordinated, harmonious and…enhance the 
appearance of the Town rather than detract from it.” The guidance goes on to argue that “coordinated and 
harmonious” helps business and promotes tourism. Lights on commercial and residential buildings should be 
carefully placed and not excessively bright. As proffered, the applicant will submit a unified sign program for 
Land Bays A – E. However, as written, the existing buildings and property owners are not subject to this 
proffer. This is referred to later in the proffers as a Comprehensive Sign Program/Package under the Post 
Zoning Master Development Plan and the Zoning Ordinance.  

• The applicant has proffered out the use of health and fitness facilities. Staff has indicated throughout the 
process that the Town has no interest in this proffer and that it may not be in the best interest of the Town’s 
economic development. The applicant has the ability to deed restrict their own property. 

 

On balance, as proposed, consistency with the Zoning Ordinance will need to be verified at time of Post Zoning 
Master Development Plan submission and/or Site Plan submission. However, at that time, the Town cannot 
impose new conditions and the applicant cannot propose new proffers without a legislative application. Therefore, 
should there be elements of the Master Development Plan or Site Plan that do not meet the Zoning Ordinance, 
additional legislative action could be needed. 
 

Natural Environment Analysis 
 
The Natural Environment section of the Comprehensive Plan Environment Plan sets out policies and objectives 
that further the Town’s goals to (1) enhance the Town’s aesthetic character through preservation of significant 
natural features and vistas and through landscaping and tree planting; (2) preserve the visual and ecological value 
of the Town’s significant natural resources, including floodplains, steep slopes and mature vegetation; and (3) 
preserve the scenic, rural views from within the Town to the surrounding areas. This section includes 
recommendations relating to: the preservation of usable open space, conservation of natural resources, promoting 
the use of existing topography, minimization of existing tree cover loss, promotion of additional landscaping, 
incorporation of environmentally sensitive development techniques, improvement of air quality, identification of 
problematic soil issues, enhancement of surface and groundwater quality, limitations on impervious surfaces, and 
limitations on excessive outdoor lighting and noise levels. 
 
Within the proposed rezoning area there is an existing Stormwater Management/Best Management Practices 
Facility (SWM/BMP) serving OTAC I, OTAC II, and OTAC III, located between these buildings next to U.S 
29/15/17. Additionally, a non-functioning SWM/BMP facility is located within Town owned property, 
approximately in the center of the proposed rezoning area, along with sanitary sewer utilities. Steep slopes exist 
within the center and northern portions of the proposed rezoning area, and at least one blue line stream appears to 
cross the parcel. A 2008 Wetland Delineation Report for this area found no areas warranting delineation. 
However, it will need to be updated, and the applicant has proffered to do so, to reflect current conditions and 
regulations, as a US Army Corps of Engineers’ Jurisdictional Determination is valid for a five year period. 
 

Standard Analysis 

Whether the effect of the proposed rezoning on 
environmentally sensitive land or natural features, 
wildlife habitat, vegetation, water quality and air 
quality is compatible with the Town’s Comprehensive 

The rezoning could include environmentally sensitive 
land but the applicant does not anticipate negative or 
off-site environmental impacts. Additional state-
required MS4 nutrient reductions and water 
quality/water quantity controls may be needed at the 
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Plan. time of site plan, considering the large amount of 
pavement within the proposed plan.  

The effect of the rezoning on natural, scenic, 
archaeological, or historic features of significant 
importance. 

No historic features of significance have been 
identified. The proposal does not include limits of 
clearing and grading or tree save areas despite large 
hard woods on site.    

The preservation of trees, groves, watercourses, scenic 
points, historic spots, and other community assets and 
landmarks will be incorporated. 

The amount, location, and proposed uses of permanent 
open space achieved by the development are 
illustrated. 

Open space is not shown on the proffered plans. It is 
proposed by the applicant to be included in the 
proffered Post Zoning Master Development Plan.  

 

Proposal’s Strengths 
 
• As proffered, the site will have a 30’ landscape easement along Walker Drive from East Lee Street to Hidden 

Creek Lane and along East Lee Street from U.S. 29 to Walker Drive. Within the 30’ landscape easement, the 
Master Development Plan states that the trail/sidewalk, signage, utilities and site entrances may encroach on 
this landscape plan.  

 
• As proffered, refuse pick-up and street cleaning shall not occur between 10pm and 7am. This proffer limits 

concerns with noise during early hours affecting neighbors.  
 

Proposal’s Weaknesses 
 

• As one of the Comprehensive Plan’s goals is “To preserve the visual and ecological value of the Town’s 
significant natural resources, including floodplains, steep slopes and mature vegetation”, careful 
consideration needs to be made for the steep slopes on the property and the existing mature vegetation. Steep 
slope suitability may come before the Planning Commission if the property is subdivided per the Subdivision 
Ordinance Article 4.  
 

• As proffered, on sheet 3 of 5 titled “On-Site Proffer Plan” the Landscape Notes restate the Zoning Ordinance 
requirements, with the exception of the 30’ easement that goes above the landscape requirements. That said, 
this buffer may also be encroached upon by the trail/sidewalk, signage, utilities and site entrances.   

 
• Due to the applicant not submitting in the Master Development Plan a demonstration of how, or if, the site 

can meet various Stormwater Management requirements, it should be understood that even if the rezoning 
proposal is approved at the requested square footage, this does not guarantee the site can fully support the 
proposed uses. State and Zoning Ordinance regulations may result in a scaled back development. 
 

On balance, it cannot be determined with full certainty that this application is consistent with the relevant 
components of the Natural Environment section of the Comprehensive Plan, Zoning Ordinance, and Virginia 
Stormwater Management regulations, as many components will not be reviewed until Post Zoning Master 
Development Plan or Site Plan submission. 
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Transportation and Circulation Analysis 

The primary transportation and circulation goal for the Town of Warrenton is “To encourage the development of 
a safe, efficient and multi-modal transportation system for the movement of people, goods, and services, in and 
around the Town, that is consistent with the historic fabric, land use pattern and expected future fiscal needs of 
the Town.” The Transportation and Circulation section of the Comprehensive Plan sets out policies and objectives 
that work to further this goal. The section includes recommendations addressing improvements for pedestrian use, 
new street connections, parking and sidewalks, trails, cost sharing, traffic calming techniques, safety, and signage.  
 
The applicant prepared a Traffic Impact Analysis (TIA) for the rezoning request, which was reviewed by Town 
staff, the Town’s transportation consultant Kimley Horn, and the Virginia Department of Transportation (VDOT). 
The TIA assumed the site would be developed in two (2) phases, with the first phase completed in 2018, and the 
second phase completed in 2019. At full build out the assumption was: 
 

• 21,000 square foot bowling alley 
• 35,000 square foot multiplex movie theater 
• 37,356 square feet office space 
• 55,967 square feet of retail space 
• 33,550 square feet of restaurant space 
• 116 apartment units 

 
The property was analyzed assuming three access points along Walker Drive and one access point along Academy 
Hill Road. 
 
Highlighted parameters of the TIA scope included: 
 

• Study Periods – Existing, Phase 1 (2018), Phase 2 (2019), and six years after completion (2025) 
• Study Hours – Weekday evening and Saturday midday peak hours 
• Intersections to be included in the analysis: 

• Walker Drive and Academy Hill Road 
• Walker Drive and Breezewood Drive/Existing Office Building Access 
• Walker Drive and Hidden Creek/Site Access B 
• E. Lee Street and Falmouth Street 
• E. Lee Street and Walker Drive 
• E. Lee Street/Meetze Road and U.S. 29 Bypass southbound ramp 
• Meetze Road and U.S. 29 Bypass northbound ramp 
• Walker Drive and Site Access A 
• Walker Drive and Site Access C 
• Academy Hill Road and Site Access D 

• Annual Growth Rate 1% 
• Background included the approved yet to be developed Warrenton Crossing and Walker Drive by-right 

developments. 
 
The summary of the TIA allocates 11,751 “net new trips” associated with the trip generation rates total for the 
subject site. The 2015 existing peak hour traffic volumes state an annual average daily trip (AADT) of 4,480 on 
Walker Drive between Breezewood Drive and Hidden Creek Lane.  
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The maximum capacity question of roads is looked at in terms of Level of Service; “A” being the best with free 
flow traffic; “F” being the worst with traffic at a standstill. 2015 Levels of Service at peak hours are A and B for 
intersections along Walker Drive, with the exception of the intersection between Walker Drive and E. Lee Street. 
At this intersection, LOS ranges from A to C depending on the turning movement. In 2025 the total peak hour 
traffic volume on Walker Drive between the proposed Site Entrance A (closest to E. Lee Street) and E. Lee Street 
is 14,340 AADT, according to the TIA. The Level of Service of Walker Drive in 2025 varies from A to F 
depending on the turning movements and intersection. The neighborhoods on the west side of Walker Drive have 
a LOS turning movement between A and B onto Walker Drive at peak hour Saturday PM with a proposed signal 
at the Site Entrance A. 
 
The result of the TIA as it relates to this application is for three intersections to be signalized by the completion of 
this project and left and right turn lanes be provided on Walker Drive. The locations of the signals included: 
 

• Walker Drive and Site Entrance A 
• Walker Drive and E. Lee Street 
• Meetze Road and northbound ramp U.S. 29 Bypass 

 
An item of note is, the applicant recently modified the proposed uses in Land Bay E from Retail/Restaurant to 
General Office. However, per the Town’s transportation consultant’s review, this change does not create a 
negative impact, as General Office generates fewer trips than Retail/Restaurant uses.  
 
The applicant, staff, transportation consultants, and VDOT worked together to address walkability, access to and 
within the site, and roundabouts as opposed to signals at intersections to allow for the continuous movement of 
vehicles. The Comprehensive Plan supports all these concepts, as does VDOT. Specifically, the Comprehensive 
Plan’s goals associated with the transportation include: 
 

1. To encourage the development of a safe, efficient and multi-modal transportation system for the 
movement of people, goods and services, in and around the Town, that is consistent with the historic 
fabric, land use pattern and expected future fiscal needs of the Town.  

2. To create a transportation system that is sufficient to accommodate anticipated land use changes and be 
coordinated with transportation elements of the adjacent Warrenton Service District in Fauquier County.  

3. To create transportation system improvements that are consistent with a sound fiscal policy and 
supported by reasonable contributions from private developers for a share in improvement costs.  

4. To balance the needs of all modes of travel, including motor vehicles, bicycles and pedestrians, and 
ensure that each system supports the Town’s land use, economic and preservation goals.  

While the applicant’s roundabout analysis considered a two lane roundabout at East Lee and Walker Drive, the 
Virginia Department of Transportation did its own analysis with their consultant team RK&K to find a single lane 
roundabout would be feasible at the site. The main difference is the applicant’s consultant team did not take into 
account the right turning movements whereas the VDOT consultants did. The result is that a smaller footprint 
would serve the location. Below is a sketch of the VDOT/RK&K single lane roundabout: 
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The Master Development Plan sheet 4 of 5 titled “Transportation Proffer Plan” with the Proffer Statement 
includes the following improvements:  
 

• The applicant will conduct traffic control warrant studies for the intersections of East Lee Street and 
Walker Drive, as well as U.S. 29 Bypass and Meetze Road in connection with the first site plan or as 
otherwise directed by the Planning Director. 

• The applicant shall at no cost dedicate right-of-way for a roundabout at East Lee Street and Walker Drive 
per the request of the Town or the Virginia Department of Transportation. 

• The applicant will construct a roundabout at its Site Entrance A, left turn lanes on Walker Drive at Site 
Entrance B and C, and crosswalks at at Site Entrance B, C and on East Lee Street.  

• The applicant will not develop the property in a manner that precludes a roundabout at Walker Drive and 
East Lee Street. 

• The applicant will contribute either $300,000 towards a roundabout or signal at the intersection of Walker 
Drive and East Lee Street. 

• The applicant will contribute $100,000 towards signalization of U.S. 29 Bypass and Meetze Road. 
• There will be a 5’ concrete sidewalk on the frontage of Walker Drive and an internal pedestrian/bicycle 

trail network for Land Bays A-D (excludes Land Bay E and existing buildings). There will be three 
bicycle racks and a play fountain/splash pad. 

• The applicant is proffering a $40,000 contribution to the Town to use at its discretion in the construction 
of an interconnecting trails system in the vicinity of the property. 

 
The applicant has declined to expand the proposed sidewalk/trail into a 10’ multi-use trail on Walker Drive, 
instead choosing to create an internal pedestrian/bicycle trail network for Land Bays A-D and proffer $40,000 to 
the Town for interconnecting trails in the vicinity of the property. The applicant approached this application by 
separating Land Bays A-D from the existing buildings and Land Bay E. There is no interparcel access at this time 
for motorists, pedestrians, or bicyclists without the site across all land bays. This is an important consideration, as 
the intent of Planned Unit Developments is to create a “unified development concept” As proposed, people in 
Land Bay E will have to exit on to Walker Drive to access Land Bays A-D.  
 

Standard Analysis 

Whether the impact that the uses that would be 
permitted if the property were rezoned will have upon 
the volume of vehicular and pedestrian traffic and 

The TIA provided by the applicant shows that the 
proposal will have an impact upon traffic. As proffered, 
if warranted, the site will receive a turn signal, a 
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Standard Analysis 
traffic safety in the vicinity and whether the proposed 
rezoning provides sufficient measures to mitigate such 
impacts. 

roundabout, turn lanes, and crosswalks.  
A left turn lane at the existing development was 
suggested but not proffered. A pedestrian analysis was 
requested but not provided.  

The PUD is established in an area adjacent to an 
arterial highway and is served by a road network of 
minor arterial highways or higher as designated in the 
Warrenton Comprehensive Plan to efficiently and 
safely afford movement of the volume of vehicles 
generated by the development. 

The proposed I-PUD is bounded by Walker Drive on 
the west, Academy Hill Road to the north, and East Lee 
Street to the South, and U.S. 15/U.S. 17 Bypass to the 
east. The U.S. 15/U.S. 17 Bypass has an exit onto East 
Lee Street, on the southern end of the project area.  

Development is designed to promote quality lifestyles 
by encouraging pedestrian movement and reducing 
automobile movement. Therefore, connections shall 
be provided from the development to any adjacent 
existing and/or proposed sidewalks or trails. 

As proffered, the site will contain crosswalks. The type 
of crosswalk is not defined (HAWK or signalized).  

 
Proposal’s Strengths 
 
• The property and its users will benefit from the proffered installation of bicycle racks.  

• As proffered, the site may receive additional transportation improvements in the way of improvements at East 
Lee and Walker Drive (if warranted), a roundabout at Site Entrance A, and turn lanes on Walker Drive. These 
improvements will help mitigate traffic impacts of the development.  

• The applicant provided a roundabout study as requested by the Planning Commission.  

• The Town transportation consultant determined that if the property were to build out by-right, using the 
existing development pattern, the trips generated by-right are 90% of the Weekday PM Peak Hour, 70% of the 
Saturday AM Peak Hour, and 80% of the Daily of the trips generated by the proposed development.  

Proposal’s Weaknesses 
 
• Vehicle entrance radiuses, as shown on the Master Development Plan Transportation Sheet will need to meet 

the requirements of the Warrenton Volunteer Fire Department. This can be confirmed at time of Site Plan or 
Post Zoning Master Development Plan submission. 

• As proffered, the site will contain a 5’ concrete sidewalk along the property’s frontage and an internal 
pedestrian/bicycle trail network for Land Bays A-D. As has been stated multiple times throughout the review 
process, the linkage along this property serves as a priority connection not only to the internal Town 
circulation for Academy Hill Park, Old Town, and residential neighborhoods for bicycles and pedestrians but 
also with the connection to the County’s Whites Mill trail system. The internal trail system was a compromise 
during the process to remove it off Walker Drive as depicted in the Comprehensive Plan. However, as 
proffered it does not apply to the entire subject property resulting in no linkage to Academy Hill Road. 

• The Zoning Ordinance Article 3-5.2.3.2 for I-PUD districts states “Development is designed to promote 
quality lifestyles by encouraging pedestrian movement and reducing automobile movement. Therefore, 



Attachment B – Staff Analysis 

ZMA 2016-01, Walker Drive Rezoning 
Page B-16 

connections shall be provided from the development to any adjacent existing and/or proposed sidewalks or 
trails.” The lack of internal interparcel access across all land bays has been an ongoing consideration for this 
application. 
 

• The street section on the Master Development Plan sheet 3 of 5 titled “On-Site Proffer Plan” is for reference 
only per how the proffers are written. If it were proffered, the Main Street Cross Section detail is lacking in 
design provisions for “human scaled, pedestrian friendly, Main Street area” as the proposed sidewalk is the 
standard 5’ width. There are no design details for landscaping, buffers, and outdoor seating normally 
consistent with this type of development.  

. 
On balance, it cannot be determined with certainty that this application is fully consistent with the relevant 
components of the Transportation and Circulation section of the Comprehensive Plan, Zoning Ordinance, and 
VDOT standards/regulations, as many components will not be finalized until Site Plan submission or site 
development. 

Housing Analysis 

The primary housing goals for the Town of Warrenton are to: (1) encourage the development of a wide range of 
housing opportunities by type, design, and density for all residents of Warrenton; (2) provide for affordable 
housing options; and (3) encourage infill development in established areas that is compatible with existing uses 
and is also compatible in scale with the surrounding neighborhood. This section includes policies encouraging 
wide range of housing types, compatible/sensitive infill development, residential uses in downtown, additional 
housing for senior citizens, provisions for safe housing stock, and compatible accessory dwellings. This 
application proffers a maximum of 116 multi-family units/condominiums.  
 

Standard Analysis 

The effect of the proposed rezoning to provide 
moderate housing by enhancing opportunities for all 
qualified residents of the Town. 

The Letter of Justification describes these units as “high-
end”. As such, they may not provide additional moderate 
housing opportunities, or “affordable” housing options. 
However, it does introduce a housing type of which the 
Town has a limited supply in an infill development.  

 
Proposal’s Strengths 
 
• The proposed residential uses will be located within a mixed-use development. This would promote the 

Town’s goal of increasing mixed use development.  
 

• Introduces a housing type of which there is currently a limited supply in Town. 
 

Proposal’s Weaknesses 
 
• Lack of proffered street sections or connections within the development. 
 
On balance, this application is found to be consistent with the relevant components of the Housing section of the 
Comprehensive Plan and related Town Ordinances.  
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Community Facilities and Services Analysis 
 
Public community facilities in the Town are provided by the Town, Fauquier County, and other public groups for 
the benefit of all residents. The availability and quality of these facilities, that include schools, libraries, hospitals, 
parks, police and fire and rescue services, are evaluated when people are considering moving into the Town or 
nearby area. The provision of these facilities adds to the desirability of living in the Town. The Comprehensive 
Plan’s primary community facilities and services goals for the Town of Warrenton are: 

1. To ensure adequate community facilities conveniently located to serve existing and future neighborhoods.  
2. To provide high quality community facilities and services while maintaining stable taxes commensurate 

with the developing Town area and within the constraints of the Town’s fiscal capacity.  
3. To continue providing a safe, reliable, and cost-efficient water supply, sewage treatment, and solid waste 

collection services to all Town residents, and water and sewer services within designated areas of the 
Town of Warrenton – Fauquier County Master Water and Sewer Agreement.  

4. To obtain the Town’s proportionate share of community services provided by other governments, 
including a fair and reasonable balance in funding sources for community facilities and services from 
Town residents, businesses, the County government, the State and Federal governments, and developers. 

Public services are essential to the community structure and quality of life, as well as to long term economic 
vitality. They support existing and planned developments and contribute to the health, safety, education and 
general welfare of Warrenton residents. 
 

Standard Analysis 

Whether utility, sewer and water, transportation, school, 
recreation, stormwater management and other facilities 
exist or can be provided to serve the uses that would be 
permitted on the property if it were rezoned. 

The subject parcels will require public utilities and 
public services. As proffered, the site will 
individually meter all condominiums (not 
apartments) to create predictability for utilities to 
offset water and sewer impacts.  
Transportation improvements have been proffered to 
help offset transportation impacts. This includes 
signalization/roundabouts, crosswalks, and turn lane 
improvements. Intersection improvements (signal 
and/or roundabout) are proffered at a pro rata share.  
Stormwater Management requirements will be 
determined at Site Plan Review and/or with a 
conceptual calculation during the Post Zoning 
Master Development Plan. Meeting these 
requirements may result in a scaled back 
development.  

Additional community facilities made necessary by the 
proposed development will be provided in accord with 
the Town's plans and policies. 

Additional public services made necessary by the 
proposed development will be provided or funds will be 
reserved in accordance with the Town's plans and 
policies. 

The adequacy of utility services is sufficient for the 
proposed uses. 

 
Proposal’s Strengths 

 
• The applicant is proffering individual meters for 40 condominiums with the applicable tap fees. The applicant 

could also choose to contribute a one-time $472,500 to achieve the same outcome as individually metering 
the 40 condominiums. 
 

• The applicant has proffered to extend the proposed water main on Walker Drive at the intersection with East 
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Street and East Lee Street to create a loop system.  
 
• As proffered, the applicant will contribute $20,000 to the Town for Fire and Rescue services 

 
• As proffered, the applicant will contribute $20,000 to the Town for Police services. 
 
• As proffered, the subject parcels shall comply with all applicable requirements of the International Building 

Codes for building construction and fire suppression. 
 

• The proffers state all traffic signals shall comply with the Town’s Opticon system utilized by the Warrenton 
Volunteer Fire Company, or other traffic emergency management program utilized by the Town. 

 
Proposal’s Weaknesses 
 
• This rezoning request includes a significant residential component as well as a higher intensity development 

use than originally anticipated with the existing zoning category. As a result, the allocated water and sewer 
use capacities available are less than what was anticipated in the 2015 Whitman, Requardt and Associates 
Water and Sewer Master Plan. To assist with this, the applicant shall individually meter all condominiums 
(not apartments).  

• The proffers state the Master Development Plan serves as a reference for the Proffer Statement. Staff’s legal 
reading of this means if an item depicted on the Master Development Plan is not specifically called out in the 
Proffer Statement than it is only for reference. Currently, on sheets 3 and 4 of 5 of the Master Development 
Plan there is reference to the sanitary sewer line being extended to an approximate location on the west side of 
Walker Drive at East Lee Street. However, there is no specific reference to this in the Proffer Statement.  

 
 

On balance, this application is consistent with the Community Facilities and Services goal in the Comprehensive 
Plan, “To ensure adequate community facilities conveniently located to serve existing and future neighborhoods.”  
 

Economic Resources Analysis 

The Town of Warrenton seeks to strengthen its economic base through business development and tourism 
promotion. The goals of the Economic Resources section of the Comprehensive Plan are to: 

1. Maintain the Town’s role as the economic and governmental center of Fauquier County.  
2. Promote and maintain the economic vitality of the historic downtown area.  
3. Promote a diverse, balanced and stable employment base.  
4. Promote a stable and healthy commercial tax base that expands in proportion to the residential tax base.  

 
In response to the Zoning Ordinance submittal requirement for fiscal impact information, the application provided 
a January 9, 2006 REMI Economic Impact of Shopping Center Developments Final Report and a narrative called, 
“The Potential Fiscal/Economic Impacts of the Proposed Walker Drive I-PUD Rezoning Application.” Based on 
the REMI numbers, and adjusted to 175,000 square feet, the applicant estimates that the non-residential 
component of the project will create 133 jobs during development/construction with a Gross Regional Product 
impact of $16 million, and an addition of $6 million to the local real disposable personal income. Further, the 
applicant puts forth that continuing operations of the project during the first year after construction would be 
expected to add 325 jobs and provide first year annual economic output of $47 million with an estimated increase 
in Gross Regional Product of $28 million and an increase in local real disposable personal income of $8 million. 
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The application also offers that according to the National Multifamily Housing Council and the National 
Apartment Association, the construction of 116 multifamily residential units would contribute over $20 million to 
the area economy annually in the form of combined direct and indirect expenses connected with construction, 
operations, and residents’ spending, as well as support 126 construction jobs. Once the units are occupied the 
applicant believes expenditures by the residents would support 46 jobs both directly and overall in the 
community, and contribute in excess of $4 million annually to the local economy. 
 
The Economic Impacts narrative provides further analysis for the potential of fiscal and economic impacts of the 
proposal. Assuming 180,000 square feet of commercial/retail/industrial space, 116 dwelling units, and the 
associated assumptions of sales levels and tax rates, the narrative calculates total annual revenues of $961,000 for 
the Town of Warrenton and $1,376,000 for Fauquier County. 
 

Standard Analysis 

Whether the proposed rezoning encourages economic 
development activities in areas designated by the 
Comprehensive Plan and provides desirable 
employment and enlarges the tax base. 

Comprehensive Plan policies look to promote the 
Central Business District and to ensure adequate land 
is available to commercial and industrial growth. The 
proposed rezoning includes uses that will provide 
employment and enlarge the tax base.  

Whether the proposed rezoning considers the current 
and future requirements of the community as to land for 
various purposes, including housing and business, as 
determined by population and economic studies. 

The proposed rezoning would include a mix of uses 
including retail, office, restaurant, entertainment, and 
residential uses. The application does not include a 
detailed econometric study.  

 
Proposal’s Strengths 
 
• The Town recognizes building a robust economy requires attracting companies that provide quality jobs—that 

is, jobs that provide wages that spur and support other industries, such as restaurants, retail and professional 
services. Increasingly, attracting companies means attracting (and retaining) the workforce they need. 
Talented young professionals are in high demand, as are the places these professionals choose to live, work, 
and play. They seek to work in an environment where they can recreate, shop and live in close proximity to 
their work. Having spaces that meet these needs makes Warrenton attractive to more companies, and builds 
the potential of retaining our youth and employing area residents within our own community. The 
development proposed by the applicant appears to offer an opportunity to provide companies what they are 
looking for—the potential office to meet their space needs; and condos and apartments with on-site amenities 
to meet the desires of their employees. The potential for dining and entertainment within walking distance, 
complemented by communal green spaces, create a desirable location for both companies offering quality 
jobs and their employees. 
 

• The proposed development offers new opportunities for economic growth. In the short-term, a development 
of such a scale will undoubtedly stimulate the local economy through construction employment and 
expenditures. In the long-term, the project may also directly benefit the Town through increased tax revenues.  
 

• Securing an entertainment use (i.e. movie theater, bowling alley, etc.) will be a critical point for the 
development and greatly determines its economic impact. There is a high demand among residents in the 
region for entertainment venues, particularly those open to children and families. Because of this demand, the 
proposed development could draw customers from the greater region, customers who may not have otherwise 
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come to Warrenton.  
 

• Most of the existing industrial land in the Town of Warrenton is not conducive to traditional industrial uses, 
which typically desire areas away from urbanized areas.  

 
• As this is a speculative rezoning, the applicant cannot guarantee the end users. However, the proffers do set 

aside a location within Land Bay A, B, C, or D for entertainment use for a period of seven (7) years. No 
associated square footage has been proffered but the applicant has proffered to “employ its best efforts to 
secure such entertainment use.” 

 
Proposal’s Weaknesses 
 
• The application does not include a detailed econometric study. Additional questions have arisen during the 

review process pertaining to the specific potential economic impacts, positive or negative, to the Town and 
the surrounding neighborhoods. 

 
On balance, this application is found to be consistent with the Comprehensive Plan Economic Resources section 
goal to, “promote a stable and healthy commercial tax base that expands in proportion to the residential tax 
base.”  

Agency Comments 

The following agencies have reviewed the proposal: 
 
Economic Development 
Fauquier County Department of Community Development 
Parks and Recreation 
Planning and Community Development Department 
Police Department 
Public Works and Utilities Department 
Kimley-Horn 
VDOT 
Warrenton Volunteer Fire and Rescue 
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Industrial (I) Uses vs. Industrial Planned Unit Development (I-PUD) Uses  
 
The table below shows the uses considered by-right within the Industrial Zoning District and I-PUD Zoning 
District. In the past, there has been confusion as to exactly what uses are permitted by-right on the site. The table 
below seeks to provide clarification on the types of industrial uses currently allowed. The underlined items are the 
additional uses allowed by-right within the I-PUD district. 
 
Industrial By-Right Uses I-PUD By-Right Uses 
• Accessory buildings  
• Active and Passive Recreation and Recreational Facilities  
• Banks and savings and loan offices  
• Broadcasting studios and offices  
• Business and office supply establishments  
• Cabinet, upholstery, and furniture shops  
• Cafeteria or snack bar for employees  
• Clinics, medical or dental  
• Commercial uses constituting up to 15% of permitted site 

or building area  
• Conference Centers 
• Contractor’s office and warehouse without outdoor storage 
• Crematory 
• Dwellings for resident watchmen and caretakers employed 

on the premises 
• Employment service or agency 
• Flex Office and Industrial uses 
• Health and Fitness Facilities 
• Institutional buildings 
• Janitorial service establishment 
• Laboratories, research, experimental or testing, but not 

testing explosives, rockets, or jet engines  
• Light manufacturing uses which do not create danger to 

health and safety in surrounding areas and which do not 
create offensive noise, vibration, smoke, dust, lint, odor, 
heat, glare, or electrical impulse than that which is 
generally associated with light industries 

• Monument sales establishments with incidental processing 
to order but not including shaping of headstones  

• Motion picture studio 
• Nurseries and greenhouses 
• Offices- business, professional, or administrative  
• Off-street parking and loading subject to Article 7 
• Open space subject to Article 9  
• Printing, publishing, and engraving establishment; 

photographic processing; blueprinting; photocopying; and 
similar uses 

• Private club, lodge, meeting hall, labor union, or fraternal 
organization or sorority  

• Rental service establishment  

• Accessory Buildings and uses customarily 
incidental to permitted uses  

• Active and Passive Recreation and Recreation 
Areas and Facilities 

• Apartment buildings, multifamily dwellings, 
and condominiums, as authorized on an 
approved Master Development Plan 

• Banks and Savings and Loan Offices  
• Broadcast Studios  
• Business and office supply establishments  
• Cabinet, upholstery and furniture repair shops 
• Cafeterias, snack bars or other employee 

related commercial facilities up to 15% of 
building area  

• Commercial recreation (indoor)  
• Conference Centers  
• Child Care Center  
• Daycare Facilities 
• Employment Service or Agency  
• Clinics (medical and dental)  
• Family Care Home  
• Flex industrial  
• Health and Fitness Facilities 
• Hotels and motels  
• Institutional buildings 
• Light manufacturing uses, which can confine 

all aspect of the production and or 
manufacturing of product to the interior of the 
building and do not create danger to health 
and safety of the surrounding areas.  

• Medical Laboratories 
• Medical Offices and Laboratories  
• Mixed Use Industrial (retail/office/industrial) 
• Mixed Use Residential (apartments located 

above ground floor retail and/or offices) 
• Mixed Use Retail/Commercial  
• Offices  
• Off-street parking for permitted uses subject 

to Article 7  
• Parking Garage/Facilities  
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Industrial By-Right Uses I-PUD By-Right Uses 
• Retail or wholesale sales and service incidental to a 

permitted manufacturing, processing, storing, or 
distributing use  

• Rug and carpet cleaning and storage with incidental sales 
of rugs and carpets  

• Security service office or station 
• Sign fabricating and painting 
• Signs, subject to Article 6 
• Studios 
• Transmission and receiving towers of height not exceeding 

one hundred twenty-five (125) feet  
• Utilities related to and necessary for service within the 

Town, including poles, wires, transformers, telephone 
booths, and the like for electrical power distribution or 
communication service, and underground pipelines or 
conduits for local electrical, gas, sewer, or water service, 
but not those facilities listed as requiring a special use 
permit  

• Wholesale establishment, storage warehouse, or 
distribution center. furniture moving 

• Parks  
• Playgrounds and recreation areas 
• Plumbing and electrical supply, retail only  
• Rental Service Establishments, without 

outdoor storage  
• Restaurant  
• Restaurant without drive-thru facilities  
• Retail uses, Personal Services  
• Retail Stores and Shops  
• Security service office or station 
• Studios  
• Warehouses restricted to outer areas of PUD 
• Wholesale establishment 

 
In the I-IPUD Zoning Ordinance, the allowable uses within the entire land area are divided up into 
minimum/maximum allowable percentages. The I-PUD Zoning Ordinance divides the by-right uses into 
Industrial, Commercial, and Residential to help determine the overall land use mix percentages. Below is how the 
Zoning Ordinance 3-5.2.6.4 divides the uses: 
 
Land Use Category I-PUD By-Right Uses 
Residential • Mixed Use Residential (apartments located above ground floor retail and/or offices) 

• Apartment buildings, multifamily dwellings, and condominiums, as authorized on an 
approved Master Development Plan 

• Playgrounds and recreation areas  

Commercial  • Active and Passive Recreation and Recreation Areas and Facilities 
• Banks and Savings and Loan Offices 
• Commercial recreation (indoor) 
• Child Care Center 
• Clinics (medical and dental) 
• Family Care Home  
• Health and Fitness Facilities 
• Hotels and motels 
• Medical Offices and Laboratories 
• Mixed Use Retail/Commercial 
• Retail uses, Personal Services  
• Retail Stores and Shops 
• Restaurant without drive-thru facilities 
• Studios 
• Theater 
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Land Use Category I-PUD By-Right Uses 
• Offices 
• Daycare Facilities 

Industrial • Accessory Buildings and uses customarily incidental to permitted uses 
• Broadcast Studios 
• Business and office supply establishments 
• Cabinet, upholstery and furniture repair shops 
• Cafeterias, snack bars or other employee related commercial facilities up to 15% of 

building area 
• Conference Centers 
• Employment Service or Agency 
• Flex industrial 
• Health and fitness facilities 
• Institutional buildings 
• Light manufacturing uses, which can confine all aspect of the production and or 

manufacturing of product to the interior of the building and do not create danger to 
health and safety of the surrounding areas. 

• Medical Laboratories 
• Mixed Use Industrial (retail/office/industrial) 
• Off-street parking for permitted uses subject to Article 7  
• Offices 
• Parking Garage/Facilities (See Article 12 for Definition) 
• Parks 
• Plumbing and electrical supply, retail only 
• Rental Service Establishments, without outdoor storage 
• Restaurant 
• Security service office or station 
• Trade Schools 
• Warehouses restricted to outer areas of PUD  
• Wholesale establishment 

 
 



Attachment D – Proffers 
 

PROFFER STATEMENT 
 

ZMA 16-01 - WALKER DRIVE PROPERTIES  
ZONING MAP AMENDMENT 

 
 

REZONING:   Rezoning from I District to the I-PUD District 
 
PROPERTY and RECORD OWNERS: 
 
 The Property that is the subject of this rezoning consists of parcels 

totaling approximately 31.3804 acres and bearing the following 
Parcel Identification Numbers: 

 
1. 6984-73-6957-101, 6984-73-6957-202, CCMK, LLC1  
2. 6984-73-6957-201, RAM Holdings, LLC  
3. 6984-73-6957-203, 6984-73-6957-204, 

J. S. Woodside Properties, LLC  
4. 6984-74-8242-001, Hirshman Hoover, LLC  
5. 6984-74-8242-002, J. L. Woodside Properties, LLC  
6. 6984-74-8242-003, 6984-74-8242-006, 6984-74-8242-007, 

F&R Development, LLC  
7. 6984-74-8242-004, 6984-74-8242-005, CCMK, LLC  
8. 6984-74-5565-000, Walker Drive Investment Group, LLC  
9. 6984-72-3635-000, The Drew Corporation  
10. 6984-73-7494-000, Springfield Properties, LLC  

 
PROJECT NAME: Walker Drive Properties Zoning Map Amendment 

 
ORIGINAL DATE: April 15, 2016 
RESUBMITTAL: December 5, 2016 
   February 1, 2017 

March 13, 2017 
May 19, 2017   

     

                                                 
1 CCMK, LLC, RAM Holdings, J. S. and J. L. Woodside, and Hirshman Hoover 

have joined as applicants in this rezoning. Their ownership interest in the property, 
however, is solely as owner of a condominium unit in an existing building on the 
Property. They have consented to the rezoning of their properties, but shall not be subject 
to these Proffers except to the extent that the uses of their units must be otherwise 
authorized by the Town of Warrenton Zoning Ordinance, and these Proffers. The 
remaining Applicants and their successors and assigns shall be responsible for all Proffer 
compliance. 
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The undersigned owners of property bearing the GPINs set forth above, 
comprising approximately 31.3804 acres (the “Property”), hereby voluntarily proffer that 
the use and development of the Property shall be in substantial conformance with the 
following conditions and shall supersede all other Proffers with respect to the Property 
made prior to this submission, if any. In the event this zoning map amendment is not 
granted as applied for by the Applicant, these Proffers shall be withdrawn and become 
void. 

 “Final Rezoning” as the term is used herein shall be defined as that zoning (to 
include a proffer condition amendment) which is in effect on the day following the last 
day upon which the Warrenton Town Council’s (the “Council”) decision granting this 
rezoning may be contested in the appropriate court or, if contested, the day following the 
entry of a final court order affirming the decision of the Council which has not been 
appealed, or, if appealed, the day following which the decision has been affirmed on 
appeal. 

The headings of the Proffers set forth below have been prepared for convenience 
or reference only and shall not control or affect the meaning or be taken as an 
interpretation of any provision of the Proffers. The terms “Applicant” and “Developer” 
shall include all future owners and successors in interest.  

References in these Proffers to plans shall include the following: 
 

A. Land Bay Plan, being sheet 2 of 5 of the plan prepared by Michael Johnson, PE, 
last revised May 19, 2017, entitled "Walker Drive Properties Master Development 
Plan" (the "Land Bay Plan");  
 

B. On-Site Proffer Plan, being sheet 3 of 5 of the plan prepared by Michael Johnson, 
PE, last revised May 19, 2017, entitled "Walker Drive Properties Master 
Development Plan" (the "Proffer Plan"); and 
 

C. Transportation Proffer Plan, being sheet 4 of 5 of the plan prepared by Michael 
Johnson, PE, last revised May 19, 2017, entitled "Walker Drive Properties Master 
Development Plan" (the "Transportation Plan").  

 
Land Use 

1. Land Bay Plan - The development of the Property shall be in substantial 
conformance with the Land Bay Plan, subject to reasonable adjustments approved 
by the Town Council of the Town of Warrenton (hereinafter, the “Town”) at final 
engineering.  

2. Land Bay Tabulations Chart - The Property shall be developed in accordance with 
the I-PUD Zoning District and all uses permitted in the I-PUD Zoning District 
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shall be permitted on the Property. The uses within those Land Bays depicted on 
the Land Bay Plan shall be in substantial conformance with the Land Bay 
Tabulations chart on the Land Bay Plan. Notwithstanding anything to the contrary 
in these Proffers or the Land Bay Plan, there shall be no more than 182,875 new 
gross square feet of non-residential uses. Approval of this rezoning does not 
eliminate any requirement for a special use permit under the IPUD zoning district, 
where such permits are required.  

3. Uses -  

a. No Health and Fitness Facilities shall be permitted in Land Bays A, B, C, 
and/or D unless the presently existing Old Town Athletic Club shall 
permanently cease operation.  

b.  There shall be no service stations permitted. 

c. There shall be no warehouses or wholesale establishments. 

4. Non-Residential Uses - 

a. Square Feet - No single non-residential use shall exceed 50,000 gross 
square feet without a special use permit approved by the Council.  

b. Entertainment Uses - A location in Land Bays A, B, C or D, as depicted 
on the Land Bay Plan, that is suitable for the construction of  an 
Entertainment Use(s), shall be set aside and retained for that use for a 
period of  seven (7) calendar years from the date of the Final Rezoning of 
the Property. Entertainment Uses shall consist of a movie theater, bowling 
alley, dinner theater, performing arts center, and/or roller skating facility, 
or other entertainment use that provides entertainment or amusement 
inside or outside of normal business hours as approved by the planning 
Director. The Applicant shall employ its best efforts to secure such 
Entertainment Use(s) as a component of the development of the Property. 
At the end of the said seven (7) years, the Applicant may thereafter 
construct or authorize construction of an Entertainment Use in those Land 
Bays and may make use of the site for any commercial or industrial use 
otherwise permitted in the Land Bay and the I-PUD zoning district.  

5. Residential - The maximum number of multi-family dwelling units shall be one 
hundred sixteen (116). Forty residential units to be constructed in Land Bay E 
shall be market rate condominiums, which shall be individually metered for 
public utilities. All mixed use residential buildings shall have non-residential uses 
on the first floor. 

6. Phasing of Residential and Non-residential Construction - 
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a. Non-residential Construction - The Applicant shall cause to be 
constructed/construct and/or otherwise provide not less than 75,000 square 
feet of new non-residential Gross Floor Area (“GFA”) prior to the 
issuance of the 41st building permit for a residential unit on the Property. 
“Constructed” as used herein shall be defined to mean that the shell and 
exterior of the structure(s) shall be finished, and all associated landscaping 
(subject to seasonal planting) and parking for such structure(s) shall have 
been provided, but interior tenant/occupant improvements shall not be 
required.  

b. Existing Structures Excluded from Non-residential Calculation - Non-
residential GFA shall include all non-residential uses in the Land Bay 
Tabulations chart on the Land Bay Plan, provided that existing structures 
in the area labeled as “Existing Land Bay” shall not be counted towards 
the requirement for new non-residential GFA set forth herein. 

7. Open Space. - There shall be a total of not less than 20% open space as that term 
is defined in the Zoning Ordinance, provided that Land Bay E shall itself have not 
less than 20% open space; and provided further that the Applicant may seek a 
reduction in open space for healthy lifestyle amenities in accordance with the 
Zoning Ordinance. Open space shall be so designed as to be consistent with the 
provisions of §3-5.2.10 et seq. of the Zoning Ordinance, or any successor 
provision. Open space shall not be deemed to include the Central Plaza, and shall 
be designated on each PZMDP and site plan..  

Design 
 

8. Landscaping - Landscaping shall be in substantial conformance with the Proffer 
Plan. All new landscaping/plantings shall be indigenous, native species or 
alternative species in accordance with the Zoning Ordinance. At Site Plan 
submission, the landscaping plan shall provide a 30 foot landscape easement 
along Walker Drive from East Lee Street to Hidden Creek Lane and along East 
Lee Street from U.S. 29 to Walker Drive, as shown on the Proffer Plan. 

9. Landscaping Detail - Landscape plantings for the 30 foot landscape easement, 
referenced in Proffer 6 above, shall be in accordance with the Easement Planting 
Detail on the Proffer Plan. 

10. Design Guidelines - Development on the Property shall be general conformance 
with the design guidelines entitled “Walker Drive Properties Rezoning – Design 
Guidelines,” dated May 15, 2017 (hereinafter, the “Design Guidelines”), 
incorporated herein by reference, subject to modifications made in connection 
with each site/subdivision plan review as may be necessary to accommodate final 
engineering. Modifications to the Design Guidelines may be approved by the 
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Planning Director, provided that that the Planning Director determines any such 
modification to constitute an improvement to the overall quality of the 
development beyond that depicted in the Design Guidelines.   

11. Architecture - 
 
a. Building Materials - In order to ensure high quality construction of new 

buildings on the Property, building materials shall include brick, 
architectural grade stone, wood, and glass, hardiplank, architectural grade 
block, stucco, or a combination of the foregoing materials, and shall have 
such materials on all sides of any building constructed within the Property 
in order to create “360 degree architecture.” Other building materials that 
represent an equally high level of quality shall be approved by the 
Planning Director if they are of the same or superior quality to those set 
forth herein.  

i. Plain or painted concrete masonry unit (CMU) block shall not be 
used. 

ii. If any form of siding is used, it shall not be vinyl or metal.  

iii. No metal buildings shall be permitted.  

iv. The foregoing shall not preclude use of other materials solely for 
fascia, trim, and other secondary building elements/details. 

v. Roofing material visible from ground level shall be standing seam 
or other material as approved by the Planning Director. 

b. Elevations - Exterior building elevations shall vary in terms of color, 
materials, heights, front plane, and detail, as depicted in the Design 
Guidelines. Building(s) containing residential units located in Land Bay 
“D” shall be designed, and constructed, in a manner that is consistent with 
materials and architectural features of buildings located in Land Bays “A”, 
“B” and “C”.  

c. Placement of Buildings - Front elevations of non-residential buildings 
constructed within the Project shall be staggered such that there is no 
uniform front plane, and such that there is a three to six foot difference 
between the front plane of one structure and the plane of a structure on 
either side thereof. 

d. Restriction on false fronts - There shall be no “false” second story front 
facades on any building within the Project. 
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12. Refuse/Loading  

a. Location - Refuse storage and pick up areas and/or loading areas shall not 
be visible from Walker Drive or the Eastern Bypass (Route 17/15/29). 
Refuse storage, pick up areas and/or loading areas shall be screened with 
building materials that match the front façade of the building, and 
landscaping, as approved by the Planning Director.  

b. Time - Refuse pick-up and street cleaning (including leaf blowing) shall 
not occur between the hours of 10 PM and 7 AM. The foregoing shall not 
preclude snow removal, as necessary.  

13. Signage  

a. Project Identification Signage - The Applicant may locate project 
identification signs, which may include tenant identification panels, at the 
intersections of Walker Drive and East Lee Street, Walker Drive and 
Academy Hill Road and at each entrance to the Property. Said signage 
may be wall or monument style with masonry (brick or architectural grade 
stone) and may be incorporated into a landscape/entrance feature. All 
signs shall be consistent with applicable provisions of the Zoning 
Ordinance at the time of application for approval of signage. 

b. Sign Program - A uniform sign program shall be implemented for the 
Property, as approved by the Planning Director. Such sign program may 
include additional façade signage to accommodate two front façades 
of those buildings in Land Bays A, B, C, D, and E, as depicted on the 
Land Bay Plan. 

14. Central Plaza  

a. Design - The Applicant shall provide a Central Plaza, which shall be a 
minimum of 20,000 square feet in size contained in Land Bays A through 
C, and as generally described in the Design Guidelines. The Central Plaza 
shall contain a human-scaled, pedestrian friendly, Main Street area, with 
public gathering spaces.  The Central Plaza will have an average minimum 
dimension of 50 feet in length or 50 feet width in order to avoid an overly 
narrow and/or linear configuration for this area. It shall be constructed in 
conjunction with any construction in Land Bay B, or sooner, at the 
discretion of the Applicant. 

b. Amenities - The Central Plaza shall include, but shall not be limited to, 
plantings, landscaping, benches, outdoor seating, streetscaping with 
provisions for bicycles, lamp posts, play fountain(s) and/or splash pad(s), 
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and may include public art, and/or other street furniture. Any play 
fountain(s) and/or splash pad(s) shall be a minimum of 600 square feet. 
The Applicant shall reasonably incorporate the recommendations of 
walkability audits in the design and construction of such amenities, and 
shall show those amenities as part of its Post Zoning Master Development 
Plan submittals as provided herein.  

c. Location - The Central Plaza shall be situated so as to provide maximum 
benefit to the public, occupants, and residents, and shall be identified 
during the Post Zoning Master Development Plan process set forth herein. 
The Central Plaza shall be included on the site plan for the Land Bay in 
which it is to be situated and constructed prior to the issuance of the first 
occupancy permit for any structure in that Land Bay.  

d. Surrounding - The area surrounding the Central Plaza shall be designed 
with a style consistent with the Central Plaza as provided in §3-5.2.10.4 of 
the Zoning Ordinance. 

15. Lighting - The Applicant shall comply with the Town’s photometric standards 
applicable to a lighting plan for the Project to be submitted with the each 
site/subdivision plan for the development of the Property. All parking lot lights 
shall have full cutoff fixtures which direct light downward and inward and all 
building-mounted lighting, if any, shall be directed or shielded in such a manner 
to prevent glare from projecting onto adjacent properties or public rights of way.   

16. Wetlands Delineation – At the time of the first PZMDP submittal as provided 
herein, the Applicant shall cause a study to be made to determine if there are 
jurisdictional wetlands or waters of the United States on the Property, and shall 
comply with all applicable requirements applicable thereto if such areas are 
identified. The Applicant shall provide copies of all federal and state applications 
and permits to the Planning Director.  

Transportation Improvements 

17. Timing of Traffic and Transportation Improvements, Generally - All 
transportation improvements that are shown on the Transportation Proffer Plan 
shall be constructed as provided herein.  

18. Construction of a Roundabout at Intersection #1, East Lee and Walker Drive.  

a. Construction and Financing of Signalization/Roundabout at Intersection 
#1  

i. The Applicant will not develop its Property in a manner that 
precludes the construction of a roundabout at Intersection #1.  
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ii. The Applicant shall, upon the written request of the Town or 
VDOT, dedicate right-of-way from the Property reasonably 
necessary to construct such roundabout at no cost to the Town or 
VDOT. 

iii. If the Town or VDOT determines to install a roundabout at 
Intersection #1 prior to a traffic control warrant study 
demonstrating the need for the installation of a signal at that 
Intersection, then prior to the issuance of the first non-residential 
building permit in Land Bays A, B, or C, the Applicant shall 
contribute $300,000 to the Town of Warrenton for use in the 
construction of such a roundabout and shall not be required to 
install a signal at Intersection #1. 

19. Intersection Signalization -   

a. Traffic Control Warrant Studies - The Applicant shall conduct and submit 
for review a traffic control warrant study for the following intersections in 
connection with the submission of the first site plan for construction in 
Land Bays A, B, C, D, or E, unless, or as, otherwise directed by the 
Planning Director, for the following intersections: 

i. East Lee Street and Walker Drive (hereinafter, “Intersection #1); 

ii. U.S. 29 bypass northbound ramp and Meetze Road (hereinafter, 
“Intersection #2).  

b. Intersections #1 – If a traffic control warrant study demonstrates that a 
traffic signal is warranted at Intersection #1, or the Town or VDOT 
determines to install a roundabout at that Intersection, and upon written 
request by the Town or VDOT, the Applicant shall contribute the 
aforesaid sum of $300,000 toward the said signalization or roundabout. 
This sum shall be paid if the signalization of Intersection #1, or the 
installation of a roundabout, has been finally authorized by the appropriate 
authority within three calendar years from the date of approval of the 
warrant study for this Intersection showing the need for signalization.  

c. Intersection #2 - If a traffic control warrant study demonstrate that a traffic 
signal is warranted at Intersection #2, then upon written request by the 
Town or VDOT, the Applicant shall contribute the sum of $100,000 
toward the said signalization. This sum shall be paid if the signalization of 
Intersection #2, has been finally authorized by the appropriate authority 
within three calendar years from the date of approval of the warrant study 
for this Intersection showing the need for signalization. 
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20. Construction of a Roundabout at Site Entrance “A” – The Applicant shall 
construct at its expense a roundabout on Walker Drive and any associated turn 
lanes at Site Entrance A as shown on the Transportation Proffer Plan prior to the 
issuance of the first occupancy permit for a structure on Land Bays A or B. 

21. Construction of a Left Turn Lane into, and Construction of, Site Entrance “B” – 
The Applicant shall construct at its expense a left turn lane on Walker Drive into 
Site Entrance B and that Site Entrance and associated turn lanes as shown on the 
Transportation Proffer Plan prior to the issuance of the first occupancy permit for 
a structure on Land Bay C or D.  

22. Construction of a Left Turn Lane into the Existing Land Bay (Site Entrance “C”) 
– The Applicant shall construct at its expense a left turn lane on Walker Drive 
into the existing entrance at Breezewood Lane into the Existing Land Bay upon 
the issuance of the first occupancy permit for a structure in Land Bay E.  

23. Construction of Entrance “D” into Land Bay E – Site Entrance D and all 
associated curb, gutter and sidewalk along site frontage along Academy Hill Road 
Extended will be constructed in connection with any construction in Land Bay E 
and completed prior to the issuance of the first occupancy permit in Land Bay E. 

24. Crosswalks - Pursuant to Town and/or VDOT approvals, the Applicant shall at its 
expense install pedestrian crosswalks to a design acceptable to the Town and 
VDOT at those locations identified on the Transportation Plan, and specifically 
including a crosswalk providing access at Hidden Creek Lane and Walker Drive 
(Site Entrance “B”) and Walker Drive and East Lee (Intersection #1). Subject to 
obtaining all necessary approvals, such crosswalks shall be shown on the site plan 
that includes any portion of a roadway where each crosswalk is to be constructed 
and shall be constructed at the time such improvements are constructed. 

25. Opticon – All traffic signalization installed by the Applicant in connection with 
the development of the Property shall be shall be at its expense and shall be 
compatible with the Town’s Opticon system, or other traffic emergency 
management program utilized by the Town. 

Parks and Recreation 

26. Trails/Sidewalk – Subject to the Planning Director’s and VDOT’s approvals as 
may be required, the Applicant shall design and install five foot (5’) wide 
concrete sidewalks, as generally depicted on the Transportation Plan. The 
Applicant shall further design and construct an internal pedestrian/bike trail 
network within the Property that permits internal access through  Land Bays A, B, 
C and D. The trails and sidewalks shall be constructed in conjunction with any 
development in a Land Bay adjacent thereto. The Applicant shall further make a 
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monetary contribution in the amount of $40,000 to the Town for its use at its 
discretion in the construction of an interconnecting trail system for the Town in 
the vicinity of the Property.  

27. Bicycle Racks - The Applicant shall provide a minimum of three (3) bicycle racks 
on the Property. The location and style of the bicycle racks shall be determined by 
the Applicant, upon consultation with the Planning Director. At least one of the 
bicycle racks shall be located in the Central Plaza. The bicycle racks shall be 
constructed by the Applicant in any Land Bay in which they are located in 
conjunction with any construction in that Land Bay and in any event not later than 
the issuance of a final certificate of occupancy in that Land Bay. 

Storm Water Management 

28. The Applicant shall provide stormwater management in accordance with the 
Town standards and Virginia Storm Water Management Regulations. The 
location of said facilities shall be determined at site plan review, in connection 
with final engineering. Stormwater managements facilities shall not be used to 
calculate open space requirements. 

Fire and Rescue 

29. The Applicant shall comply with all applicable requirements of the Uniform 
Statewide Building Codes for building construction and fire suppression. 

Contribution to Public Safety  

30. Prior to the issuance of the first non-residential occupancy permit for 
development of the Property, the Applicant shall contribute the sum of $20,000 to 
the Town for fire and rescue services, and $20,000 to the Town for police 
services, to be expended at the Council’s discretion, to offset an anticipated 
increase in call volume from the project upon completion.  

Water and Sewer 

31. Water and Sewer - The Property shall be served by public sewer and water 
provided by the Town. 

32. Water Main - The Applicant shall extend at its expense the water main in Walker 
Drive that currently dead ends at Hidden Creek, through the proposed property to 
ensure a loop at the water main in East Street and East Lee Street. It shall further 
assure that the water systems loops with existing or proposed water lines at 
Meetze/Lee Street in order to secure adequate water flows and ongoing 
maintenance of the public system. 
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33. Tap Fees - The Applicant shall individually meter all of the condominiums (not 
apartments) including those that are being constructed on 321 Walker Drive, and 
shall pay the fees therefore as customarily required by the Town Department of 
Public Works. 

Creation of Property Owners’ Association 

34. A property owners’ association (“POA”) shall be created and shall be made 
responsible for the maintenance and repair of common areas, including any 
common open space that may be established in accordance with the requirements 
of the Town Zoning Ordinance or these Proffers. Any such POA shall be granted 
such other responsibilities, duties, and powers as are customary for such 
associations, or as may be required to effect the purposes for which such POA is 
created. Such POA shall be granted sufficient powers as may be necessary, by 
regular or special dues or assessments, to raise revenues sufficient to perform the 
duties assigned hereby, or by the documents creating the POA, and to perform 
rate studies necessary to determine dues, fees, and assessments as may be 
required. In addition to any other duties and responsibilities as may be assigned to 
it, the POA shall further have responsibility for the maintenance of any entrance 
feature signs, street, alleys and perimeter or road buffers, stormwater management 
ponds, best management practices facilities, and of private streets and alleyways, 
if any.  

Waivers/Modifications 

35. Pursuant to §3-5.2.4.1 of the Zoning Ordinance, the Land Use Mix as it is set 
forth on the Land Bay Plan is hereby approved for the Property.  

Establishment of a Post Zoning Master Development Plan Process 
 

36. Requirement for a Post Zoning Master Development Plan 
 

a. Prior to the approval of any site plan for the Property, the Applicant shall 
submit to the Planning Director a Post Zoning Master Development Plan 
(“PZMDP”) to assure the orderly development of the Property. The 
PZMDP is intended to ensure that development occurs in a manner that 
comports with the approved zoning and these proffers, and that sets forth 
sufficient additional detail of any proposed development to demonstrate 
conformance with applicable ordinances or regulations, both in individual 
Land Bays and throughout the project as approved to permit. A PZMDP is 
not intended to replace a site plan with its attendant construction details 
submitted pursuant to applicable Town ordinances and standards, which 
shall remain in full force and effect. 
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b. The PZMDP process set out herein is not mandatory upon the Town or 
Council, and no legal obligation is established for the Town’s courtesy 
review of such a plan. No proffer may create obligations on the locality to 
which submitted, and this process is established solely to permit detailed 
review of specific development proposals against applicable requirements 
prior to site plan submittals. 

c. A PZMDP shall be submitted to the Planning Director for review, and 
shall thereafter be presented to the Council for its consideration and its 
non-binding determination that a proposed PZMDP is consistent with 
applicable proffers, ordinances, and regulations.  

d. Each  PZMDP submission except for a submission for Land Bay E, shall 
include the entirety of the Property regardless whether development is 
proposed to commence on all or a portion of the Property, in order to 
permit the Planning Director to assess overall compliance with applicable 
requirements and consistency with the approved zoning, provided that 
detailed development information must be submitted for any Land Bay 
that is the Land Bay in which development is to be commenced. Land Bay 
E is sufficiently distinct from the remaining Land Bays that it may be 
submitted separately, provided that tabulations for other Land Bays shall 
include the data for Land Bay E to permit determination of zoning 
compliance. 

e. The Applicant may submit one or more PZMDPs during the course of site 
development. Subsequent submittals, if any, shall show cumulative data 
demonstrating continuing compliance with the requirements of the Zoning 
Ordinance and these proffers as further provided herein. 

37. Pre-Application Conference  

a. Prior to submission of a PZMDP for review, the Applicant shall schedule 
a pre-application conference with the Planning Director and such other 
staff as the Planning Director deems appropriate. The purpose of the 
conference is to review and discuss a specific development proposal in 
relation to the requirements of the Town Code, the zoning of the Property, 
and other lawfully applicable requirements, and to discuss the 
requirements for the submission of a PZMDP. 

b. If requested by the Planning Director, the Applicant shall provide a 
draft land use plan in advance of the pre-application conference 
describing generally: 

i. The specific location of the site. 
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ii. The location of proposed points of access. 

iii. The general location and types of uses, environmental features 
on the site, open space and other features associated with the 
approved rezoning of the Property but with such further detail as 
to permit an understanding and evaluation of actual construction 
of permitted structures and uses. 

38. Submission and contents of PZMDPs  

a. Following the pre-application conference, the Applicant may submit a 
PZMDP. The following shall be required for a PZMDP and shall be 
shown clearly on the plan.  

i. The scale shall be one inch equals 100 feet or larger (the ratio 
of feet to inches shall be no more than 100 feet to one inch) or 
at a scale acceptable to the Planning Director. The scale shall 
be sufficient so that all features are discernible. 

ii. All PZMDPs shall include a North arrow, a scale and a legend 
describing all symbols. 

iii. The PZMDP shall be based on a boundary survey of the entire 
property related to true meridian and certified by a certified 
Virginia surveyor, architect or engineer. The total area of the 
property shall be depicted on the PZMDP. 

iv. The topography shall be shown at contour intervals acceptable to 
the Planning Director. 

v. The title of the proposed project; the date, month, year the plan 
was prepared or revised; the name of the applicant(s), owner(s) and 
contract owner(s); and the names of the individuals or firms 
preparing the plan shall be clearly specified. 

vi. A plan, showing the location, arrangement and approximate 
boundaries of all proposed land uses on all or a portion of the 
Property sufficient to permit a reasonable determination that the 
requirements of the Land Bay Tabulations chart on the Land Bay 
Plan are met, and that parking and loading requirements can be 
satisfied with site or subdivision plans upon full buildout of the 
Property. The Zoning Administrator may reduce parking 
requirements by up to 20% if enhanced landscaping is used, to 
include higher quality plantings, trees of larger caliper, and 
increased planting units.  
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vii. Elevations of all proposed structures demonstrating their 
conformity with the Design Guidelines for such structures and any 
other applicable provisions of the zoning or these Proffers. 

viii. The approximate acreage in common open space, each use, if 
applicable, roads, streets or rights-of-way for the subject property 
and total development, as applicable. 

ix. The location and extent of proposed buffers and landscaping areas, 
with statements, profiles, cross sections or examples clearly 
specifying the screening and types of plantings to be provided. 

x. The location, arrangement, and right-of-way widths of roads and 
streets, including roads and streets providing access to adjoining 
parcels within the proposed development. 

xi. The location and arrangement of street entrances, driveways and 
parking areas. 

xii. A conceptual plan with preliminary computations for stormwater 
management with the location of stormwater facilities depicted. 

xiii. A history of all land divisions that have occurred in relation to the 
tract since the adoption of this requirement. 

xiv. The location of sewer and water mains with graphic depictions of 
the connection with and availability of existing facilities that are 
proposed to be made. 

xv. A wetlands delineation with the first PZMDP. 

xvi. A comprehensive sign program. 

xvii. Tabulations of parking, open space, gross square footage of 
structures and identification of uses and use categories, numbers of 
residential units, specification of transportation improvements as to 
be constructed in accordance with these Proffers and the 
Transportation Plan, stormwater management calculations, and 
other project elements necessary to demonstrate compliance with 
the requirements of these Proffers and applicable provisions of 
Town ordinances.  

xviii. A traffic control warrant study if requested by the Planning 
Director. 
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xix. Other information that the Applicant believes demonstrate 
conformance of a proposed elements of the development with 
applicable requirements or as are required by the Planning 
Director.  

39. Post Zoning Master Development Plan Submission.  

a. The Applicant shall submit the number of copies of the PZMDP as 
directed by the Planning Director.  

b. The Planning Director may circulate the PZMDP for review and comment 
by such staff or agencies deemed appropriate, with reasonable notice that 
the purpose of the PZMDP is to permit a preliminary determination as to 
compliance of specific development proposals with the approved rezoning 
and applicable ordinances and regulations, prior to the submission of site 
and subdivision plans, if any. 

c. The Planning Director may request, and the Applicant shall provide at its 
expense, updated traffic counts to be submitted if it is determined by the 
Planning Director that there have been substantial changes in conditions 
affecting traffic and transportation. 

d. When the Planning Director is satisfied that the PZMDP conforms to 
applicable requirements, the PZMDP will be transmitted to the Council, 
which shall review the PZMDP and provide the Applicant such comment 
or recommendations as it may, in its discretion, elect to provide.  

e. Site plans and final subdivision plats may be submitted concurrently with 
a PZMDP for review according to the procedures set forth in Town 
ordinances applicable thereto. 

 
 [Signature Pages to Follow] 
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Walker Drive Investment Group, LLC 

c/o Mr. Robert N. Springer 

79 Garrett Street 

Warrenton, Virginia  20186 

 

 

     RE: Warrenton – Walker Drive 

      Roundabout Feasibility Analysis 

      Warrenton, Virginia 

      Our Job No.:  2016-0202A 

 

Dear Mr. Springer: 

 

As requested, The Traffic Group, Inc. has conducted a roundabout feasibility study 

for the intersections of Walker Drive with the proposed Walker Drive Properties 

main access (Site Access A) and Walker Drive with E. Lee Street.  The Traffic Impact 

Analysis prepared for the Walker Drive Properties, dated April 6, 2016 identified 

that these two intersections would need traffic signalization in the future in order 

to function at acceptable levels of service during peak hours.  VDOT and the Town 

of Warrenton have requested that roundabouts be evaluated at both.  This 

roundabout feasibility analysis identifies the projected traffic operations using the 

minimum number of lanes acceptable for roundabouts at these two intersections 

based upon the year 2025 traffic forecasts.  Each intersection is addressed below. 

 

 

Walker Drive and the Walker Drive Properties Site Access A 

 

Based upon the traffic study, total weekday evening peak hour volumes 

through the Walker Drive/Site Access A intersection are projected to be 

approximately 1,300 vehicles.  During the Saturday peak hour, 

approximately 1,200 vehicles are projected through this intersection.  Given 

these volumes, a single lane roundabout would likely be sufficient to 

accommodate the traffic volumes.  A roundabout analysis was conducted 

using Sidra Software and the results of that analysis are contained in 

Appendix A of this report.  Exhibit 1 summarizes the level of service, delay, 

and volume to capacity ratios for each of the approaches.  A review of 

Exhibit 1 shows that the single lane roundabout can adequately 

accommodate year 2025 projected traffic volumes with Level of Service “B” 

and “C” conditions for the various approaches during both the weekday 

evening and Saturday peak hours. 

 

It is important to note that Walker Drive is a four-lane divided roadway at 

the proposed site access intersection.  Therefore, the single lane 

roundabout was modified to allow the northbound approach to have one 

lane enter the roundabout and a right lane to enter the site.  Similarly, the 



 

 

exiting lanes of the site are shown to have one lane entering the 

roundabout and the second lane flowing to the right lane of northbound 

Walker Drive.  The concept sketch for this intersection is provided in 

Exhibit 2.  In order to reduce the overall dimensions of the roundabout, 

this concept proposes that the two southbound lanes along Walker Drive 

would merge to a single lane before entering the roundabout.  The 

concept sketch shows an inside roundabout diameter of 80 ft and an 

outside diameter of 136 ft. 

 

Exhibit 3 shows truck turning templates using a WB-67 vehicle through 

the single lane roundabout.  Based upon this information, the size of the 

roundabout illustrated is the minimum necessary in order to 

accommodate truck turning movements. 

 

The results of this analysis show that a roundabout can accommodate 

future total projected traffic volumes at this location.  Right-of-way needs 

to be investigated to determine whether this design would have any 

offsite right-of-way requirements. 

 

 

Walker Drive and E. Lee Street 

 

The 2025 projected traffic volumes for this intersection are 

approximately 2,500 vehicles during the weekday evening peak hour and 

2,100 vehicles during the Saturday peak hour.  This is on the upper limits 

of what a single lane roundabout can accommodate.  In conducting 

operations analyses using Sidra, however, we determined that a single 

lane roundabout does not provide adequate capacity to handle the 

projected turning movements at this location.  Therefore, this feasibility 

analysis must assume a two-lane roundabout is necessary. 

 

In terms of overall traffic volumes, two lanes of circulation are needed on 

all legs of the roundabout except the east leg where a single lane can 

accommodate the volumes.  The Appendix to this report contains the 

Sidra analysis worksheets showing the lanes utilized in the roundabout 

analysis.  Exhibit 1 shows the results of the analysis indicating the level of 

service, delay, and volume to capacity ratio for each of the roundabout 

approaches.  As shown on Exhibit 1, a two-lane roundabout can 

accommodate traffic volumes at Level of Service “C” or better conditions 

during both the weekday evening and Saturday peak hours.  It should be 

noted that the volume to capacity ratios on the approaches show values 

reaching 0.78 during the weekday evening peak hour and 0.64 during the 

Saturday peak hour, providing evidence that a single lane roundabout 

would be insufficient. 
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Given the results of the roundabout analysis, Exhibit 4 was prepared to 

provide a concept design for the roundabout at the Walker Drive/E. Lee 

Street intersection.  This design shows an 85 ft inside diameter and 165 ft 

outside diameter. 

 

Truck turning templates were developed utilizing a WB-67 as the design 

vehicle.  Exhibit 5 shows the truck turning analysis.  Based upon this 

analysis, the concept design for this two-lane roundabout is the minimum 

design that would effectively accommodate truck turning movements at 

this location. 

 

Given the existing number of lanes at the intersection, it appears much of 

this roundabout could be constructed within the existing pavement.  

Minor impacts are identified in the four quadrants of the intersection and 

right-of-way would need to be investigated to determine whether 

additional right-of-way is required for this design. 

 

This feasibility analysis shows that a two-lane roundabout can effectively 

accommodate traffic volumes at the Walker Drive/E. Lee Street 

intersection with the construction of a two-lane roundabout based upon 

the dimensions identified in this report. 

 

Please review this information and feel free to contact me if you have any 

questions or need anything further. 

 

Sincerely, 

 
Mickey A. Cornelius, P.E., PTOE 

Senior Vice President 

 

MAC:smb:rek 
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Roundabout Analysis

Control Type LOS / Delay v/c LOS / Delay v/c

1. Walker Dr. & Site Access One Lane 

 Overall Roundabout C / 17.8 0.77 C / 15.6 0.76

 WB - Site Access B / 13.4 0.48 B / 11.6 0.44

 NB - Walker Dr. C / 17.3 0.76 C / 17.4 0.76

 SB - Walker Dr. C / 20.3 0.77 C / 15.1 0.66

2. E. Lee St & Walker Dr./Oliver City Dr. Two Lane

 Overall Roundabout C / 15.6 0.78 B / 11.4 0.64

 EB - E. Lee St C / 16.1 0.65 A / 9.4 0.37

 WB - E. Lee St. B / 12.8 0.64 B / 11.2 0.61

 NB - Oliver City Dr. B / 12.5 0.31 A / 9.2 0.22

 SB - Walker Dr. C / 19.5 0.78 B / 13.3 0.64

EXHIBIT 1

RESULTS OF ROUNDABOUT

CAPACITY ANALYSIS

rh, 160202\rev1\los.xls-pm, f01/18/17

2025 Total Traffic

PM Peak Hour SAT Peak Hour

Intersection
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rhuang
                              EXHIBIT 2
WALKER DR/ SITE ACCESS
    ROUNDABOUT CONCEPT
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rhuang
                              EXHIBIT 3
WALKER DR/ SITE ACCESS
        TURNING TEMPLATES
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                           EXHIBIT 4
   WALKER DR/ E. LEE ST
ROUNDABOUT CONCEPT
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rhuang
                        EXHIBIT 5
WALKER DR/ E. LEE ST
  TURNING TEMPLATES
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Sidra 6.1 Output 

 

 

 

 

 



SITE LAYOUT

Site: TP - 2025202520252025

Walker Drive & Site Ent A

2025 Total PM Peak Hour

Roundabout
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MOVEMENT SUMMARY

Site: TP - 2025202520252025

Walker Drive & Site Ent A
2025 Total PM Peak Hour
Roundabout

Movement Performance - Vehicles

Demand Flows 95% Back of QueueMov
ID 

OD
Mov

Deg.
Satn

Average
Delay  

Level of
Service

Prop.  
Queued

Effective 
Stop Rate

Average
Speed  Total HV Vehicles Distance

veh/h % v/c sec veh ft per veh mph
South: Walker Dr

8 T1 558 3.0 0.758 17.3 LOS C 8.0 204.5 0.50 0.26 29.6

18 R2 223 3.0 0.758 17.3 LOS C 8.0 204.5 0.50 0.26 28.8

Approach 780 3.0 0.758 17.3 LOS C 8.0 204.5 0.50 0.26 29.4

East: Site Ent A

1 L2 222 3.0 0.477 13.4 LOS B 2.3 58.7 0.66 0.71 29.7

16 R2 73 3.0 0.477 13.4 LOS B 2.3 58.7 0.66 0.71 28.9

Approach 295 3.0 0.477 13.4 LOS B 2.3 58.7 0.66 0.71 29.5

North: Walker Dr

7 L2 62 3.0 0.771 20.3 LOS C 8.2 209.9 0.78 0.74 28.4

4 T1 611 3.0 0.771 20.3 LOS C 8.2 209.9 0.78 0.74 28.4

Approach 673 3.0 0.771 20.3 LOS C 8.2 209.9 0.78 0.74 28.4

All Vehicles 1748 3.0 0.771 17.8 LOS C 8.2 209.9 0.63 0.52 29.0

Level of Service (LOS) Method: Delay & v/c (HCM 2010).  

Roundabout LOS Method: Same as Sign Control.

Vehicle movement LOS values are based on average delay and v/c ratio (degree of saturation) per movement

LOS F will result if v/c > 1 irrespective of movement delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all movements (v/c not used as specified in HCM 2010).

Roundabout Capacity Model: US HCM 2010.

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.

Gap-Acceptance Capacity: Traditional M1.

HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.

SIDRA INTERSECTION 6.1 | Copyright © 2000-2015 Akcelik and Associates Pty Ltd | sidrasolutions.com
Organisation: THE TRAFFIC GROUP | Processed: Thursday, January 19, 2017 12:20:11 PM
Project: F:\2016\2016-0202_Warrenton-Walker Drive\ENG\REV1\HCM\8.sip6
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MOVEMENT SUMMARY

Site: TS - 2025202520252025

Walker Drive & Site Ent A
2025 Total SAT Peak Hour
Roundabout

Movement Performance - Vehicles

Demand Flows 95% Back of QueueMov
ID 

OD
Mov

Deg.
Satn

Average
Delay  

Level of
Service

Prop.  
Queued

Effective 
Stop Rate

Average
Speed  Total HV Vehicles Distance

veh/h % v/c sec veh ft per veh mph
South: Walker Dr

8 T1 473 3.0 0.755 17.4 LOS C 7.5 193.3 0.55 0.32 29.5

18 R2 289 3.0 0.755 17.4 LOS C 7.5 193.3 0.55 0.32 28.8

Approach 762 3.0 0.755 17.4 LOS C 7.5 193.3 0.55 0.32 29.3

East: Site Ent A

1 L2 222 3.0 0.437 11.6 LOS B 2.0 52.0 0.62 0.64 30.4

16 R2 73 3.0 0.437 11.6 LOS B 2.0 52.0 0.62 0.64 29.5

Approach 295 3.0 0.437 11.6 LOS B 2.0 52.0 0.62 0.64 30.2

North: Walker Dr

7 L2 82 3.0 0.661 15.1 LOS C 5.2 132.1 0.64 0.57 30.3

4 T1 496 3.0 0.661 15.1 LOS C 5.2 132.1 0.64 0.57 30.2

Approach 577 3.0 0.661 15.1 LOS C 5.2 132.1 0.64 0.57 30.2

All Vehicles 1634 3.0 0.755 15.6 LOS C 7.5 193.3 0.60 0.47 29.8

Level of Service (LOS) Method: Delay & v/c (HCM 2010).  

Roundabout LOS Method: Same as Sign Control.

Vehicle movement LOS values are based on average delay and v/c ratio (degree of saturation) per movement

LOS F will result if v/c > 1 irrespective of movement delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all movements (v/c not used as specified in HCM 2010).

Roundabout Capacity Model: US HCM 2010.

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.

Gap-Acceptance Capacity: Traditional M1.

HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.

SIDRA INTERSECTION 6.1 | Copyright © 2000-2015 Akcelik and Associates Pty Ltd | sidrasolutions.com
Organisation: THE TRAFFIC GROUP | Processed: Thursday, January 19, 2017 12:20:13 PM
Project: F:\2016\2016-0202_Warrenton-Walker Drive\ENG\REV1\HCM\8.sip6
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SITE LAYOUT

Site: TP - Alt

E Lee St & Walker Dr/Oliver City Rd
2025 Total PM Peak Hour - Alt
Roundabout

SIDRA INTERSECTION 6.1 | Copyright © 2000-2015 Akcelik and Associates Pty Ltd | sidrasolutions.com
Organisation: THE TRAFFIC GROUP | Created: Thursday, January 19, 2017 12:23:18 PM
Project: F:\2016\2016-0202_Warrenton-Walker Drive\ENG\REV1\HCM\5.sip6
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MOVEMENT SUMMARY

Site: TP - Alt

E Lee St & Walker Dr/Oliver City Rd
2025 Total PM Peak Hour - Alt
Roundabout

Movement Performance - Vehicles

Demand Flows 95% Back of QueueMov
ID 

OD
Mov

Deg.
Satn

Average
Delay  

Level of
Service

Prop.  
Queued

Effective 
Stop Rate

Average
Speed  Total HV Vehicles Distance

veh/h % v/c sec veh ft per veh mph
South: Oliver City Dr

3 L2 5 3.0 0.309 12.5 LOS B 0.9 22.6 0.65 0.67 31.6

8 T1 28 3.0 0.309 12.5 LOS B 0.9 22.6 0.65 0.67 31.5

18 R2 113 3.0 0.309 12.5 LOS B 0.9 22.6 0.65 0.67 30.6

Approach 147 3.0 0.309 12.5 LOS B 0.9 22.6 0.65 0.67 30.8

East: E Lee St

1 L2 138 3.0 0.569 11.8 LOS B 2.8 72.3 0.45 0.38 31.4

6 T1 388 3.0 0.569 11.8 LOS B 2.8 72.3 0.45 0.38 31.3

16 R2 600 3.0 0.642 13.7 LOS B 3.6 92.4 0.48 0.42 30.0

Approach 1126 3.0 0.642 12.8 LOS B 3.6 92.4 0.47 0.41 30.6

North: Walker Dr

7 L2 586 3.0 0.783 23.8 LOS C 5.4 139.5 0.75 0.87 25.9

4 T1 59 3.0 0.344 9.2 LOS A 1.1 28.9 0.49 0.50 33.0

14 R2 191 3.0 0.344 9.2 LOS A 1.1 28.9 0.49 0.50 32.0

Approach 836 3.0 0.783 19.5 LOS C 5.4 139.5 0.67 0.76 27.4

West: E Lee St

5 L2 188 3.0 0.314 10.3 LOS B 1.0 24.9 0.55 0.56 30.4

2 T1 388 3.0 0.645 18.8 LOS C 3.0 76.6 0.68 0.76 29.1

12 R2 14 3.0 0.645 18.8 LOS C 3.0 76.6 0.68 0.76 28.3

Approach 590 3.0 0.645 16.1 LOS C 3.0 76.6 0.64 0.69 29.5

All Vehicles 2699 3.0 0.783 15.6 LOS C 5.4 139.5 0.58 0.59 29.3

Level of Service (LOS) Method: Delay & v/c (HCM 2010).  

Roundabout LOS Method: Same as Sign Control.

Vehicle movement LOS values are based on average delay and v/c ratio (degree of saturation) per movement

LOS F will result if v/c > 1 irrespective of movement delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all movements (v/c not used as specified in HCM 2010).

Roundabout Capacity Model: US HCM 2010.

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.

Gap-Acceptance Capacity: Traditional M1.

HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.

SIDRA INTERSECTION 6.1 | Copyright © 2000-2015 Akcelik and Associates Pty Ltd | sidrasolutions.com
Organisation: THE TRAFFIC GROUP | Processed: Thursday, January 19, 2017 12:23:14 PM
Project: F:\2016\2016-0202_Warrenton-Walker Drive\ENG\REV1\HCM\5.sip6
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MOVEMENT SUMMARY

Site: TS - Alt

E Lee St & Walker Dr/Oliver City Rd
2025 Total SAT Peak Hour - Alt
Roundabout

Movement Performance - Vehicles

Demand Flows 95% Back of QueueMov
ID 

OD
Mov

Deg.
Satn

Average
Delay  

Level of
Service

Prop.  
Queued

Effective 
Stop Rate

Average
Speed  Total HV Vehicles Distance

veh/h % v/c sec veh ft per veh mph
South: Oliver City Dr

3 L2 8 3.0 0.217 9.2 LOS A 0.6 14.8 0.54 0.54 33.0

8 T1 22 3.0 0.217 9.2 LOS A 0.6 14.8 0.54 0.54 32.9

18 R2 93 3.0 0.217 9.2 LOS A 0.6 14.8 0.54 0.54 32.0

Approach 123 3.0 0.217 9.2 LOS A 0.6 14.8 0.54 0.54 32.2

East: E Lee St

1 L2 96 3.0 0.462 9.3 LOS A 1.9 47.9 0.36 0.28 32.6

6 T1 342 3.0 0.462 9.3 LOS A 1.9 47.9 0.36 0.28 32.5

16 R2 588 3.0 0.614 12.6 LOS B 3.2 81.5 0.43 0.35 30.5

Approach 1026 3.0 0.614 11.2 LOS B 3.2 81.5 0.40 0.32 31.3

North: Walker Dr

7 L2 512 3.0 0.643 15.5 LOS C 3.4 87.4 0.61 0.66 28.5

4 T1 38 3.0 0.236 7.2 LOS A 0.7 18.0 0.42 0.40 34.0

14 R2 146 3.0 0.236 7.2 LOS A 0.7 18.0 0.42 0.40 32.9

Approach 696 3.0 0.643 13.3 LOS B 3.4 87.4 0.56 0.59 29.5

West: E Lee St

5 L2 160 3.0 0.240 8.3 LOS A 0.7 17.9 0.49 0.49 31.2

2 T1 248 3.0 0.369 10.1 LOS B 1.2 30.6 0.51 0.53 32.7

12 R2 7 3.0 0.369 10.1 LOS B 1.2 30.6 0.51 0.53 31.7

Approach 414 3.0 0.369 9.4 LOS A 1.2 30.6 0.50 0.51 32.1

All Vehicles 2259 3.0 0.643 11.4 LOS B 3.4 87.4 0.48 0.45 30.9

Level of Service (LOS) Method: Delay & v/c (HCM 2010).  

Roundabout LOS Method: Same as Sign Control.

Vehicle movement LOS values are based on average delay and v/c ratio (degree of saturation) per movement

LOS F will result if v/c > 1 irrespective of movement delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all movements (v/c not used as specified in HCM 2010).

Roundabout Capacity Model: US HCM 2010.

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.

Gap-Acceptance Capacity: Traditional M1.

HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.

SIDRA INTERSECTION 6.1 | Copyright © 2000-2015 Akcelik and Associates Pty Ltd | sidrasolutions.com
Organisation: THE TRAFFIC GROUP | Processed: Thursday, January 19, 2017 12:23:12 PM
Project: F:\2016\2016-0202_Warrenton-Walker Drive\ENG\REV1\HCM\5.sip6

6





 



kimley-horn.com 11400 Commerce Park Drive, Suite 400, Reston, VA 20191 703 674 1300 

Memorandum 

To: Brandie M. Schaeffer 
Planning Director, Town of Warrenton 

From:  Edward Y. Papazian, P.E. 

Date: June 29, 2017 

Subject: Walker Drive Properties 
Trip Generation Comparison 

This memorandum presents a trip generation comparison associated with various alternative 
development levels for the rezoning of the Walker Drive Properties. 

Modification of Land Bay E 

The most recent submittal for the project shows a modification of the non-residential land use in Land 
Bay E.  The previously submitted plan showed 20,000 square feet of retail and restaurant (12,000 
square feet of retail and 8,000 square feet of restaurant).  The most recent plan shows the 20,000 
square feet of non-residential as office space. 

The trip generation for this comparison is shown in Table 1.  These trip figures are based on the 
Institute of Transportation Engineers (ITE) Trip Generation Manual, 9th Edition, which was utilized in 
the traffic impact study prepared for this project. 

Table 1 

Land Bay E Non-Residential Trip Generation 

Weekday PM Saturday Peak 

In Out Two-Way In Out Two-Way 

Office 

Added Trips 
+4 +19 +23 +5 +4 +9

Retail/Restaurant 

 Reduction in Trips 
-76 -63 -139 -105 -95 -200

Effect of Pass-by Factor +15 +13 +28 +21 +19 +40

Net Change in Trips -57 -31 -88 -79 -72 -151
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These figures show that the change from retail/restaurant to office use in Land Bay E will result in the 
following. 

Weekday PM peak hour – 88 fewer trips 
Saturday mid-day hour – 151 fewer trips 

This results in the following percent reductions in trips for Land Bay E and for the entire development. 

Table 2 
Percent Reductions in Trips 

Weekday PM Saturday Mid-Day 

Land Bay E 58% 71% 

Total Development 8% 13% 

Comparison with By-Right Development 

A comparison of trip generation was performed between the proposed rezoning and a possible “by-
right” development scenario. The by-right development scenario that was tested consists of the 
following. 

Fitness    45,966 SF 
Office  137,900 SF 
Medical Office   76,611 SF 
Retail    22,983 SF 
Restaurant   22,983 SF 

Trips were calculated based on the ITE Trip Generation Manual and procedures that were utilized in 
the traffic impact study for this project.  The comparison of the trips is expressed as the ratio of the 
trips from the by-right scenario compared to the trips from the proposed rezoning.  Separate 
comparisons were performed for the weekday PM peak hour and for the Saturday mid-day hour.  The 
results of the comparison are shown below. 

Table 3 
Comparison of By-Right and Rezoning Trips 

By-Right Trips/Rezoning Trips 

Weekday PM Peak Hour 90% 

Saturday Mid-Day Peak Hour 75% 

Daily 80% 
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Kelly Machen

From: SHS [sallydharmon@hotmail.com]
Sent: Monday, July 10, 2017 10:03 AM
To: Brannon Godfrey; Powell Duggan; Sunny Reynolds; Sean Polster; Jerry Wood; aburnett; 

Brett Hamby; Robert Kravetz; kcarter; Planning Department
Cc: Kelly Machen
Subject: Public Comment on ZMA 16-01 Walker Drive
Attachments: Sally Semple Comments on Walker Drive Conditional Rezoning.pdf; ZMA 2016-01 Signed 

Proffers with comments.pdf; Trip Factors.pdf

Attached are my written comments on the Walker Drive proposed conditional rezoning. 
 
I am submitting these for your review, and very much appreciate your time and your careful consideration of 
these important points. 
 
Thank you for your service to our town. 
 
Sincerely, 
Sally Harmon Semple 



 
 

         July 10, 2017  

 

         Sally H. Semple 

         319 Falmouth Street 

         Warrenton, Virginia  20186 

 

Re:  Zoning Map Amendment 2016-01 Walker Drive Planned Unit Development Rezoning (PUD) 

Dear Ms. Schaeffer, Mr. Godfrey and Honorable Town Council Members: 

I respectfully request that you deny the Walker Drive rezoning on the basis of inadequate sewer; overall 

traffic volumes and inadequate analysis of traffic impacts; vague, inadequate and unenforceable proffers; 

nonconformance with the zoning regulations, and nonconformance with the Comprehensive Plan.  

Because I cannot possibly cover these issues in the 3 minutes permitted to the public at the hearing, I am 

also submitting these written comments. 

I am a former environmental engineer with the U.S. Environmental Protection Agency.  I was the national 

Clean Air Act expert for the Office of Compliance. It was my job to develop determinations of applicability 

to federal regulations (evaluate what regulations apply and why, from a legal and an engineering 

standpoint), and to edit regulations, consent decrees, and permits to make sure that they are enforceable.  

1.  Sewer 

I am extremely concerned about the methods that have been used to argue that the sewer flows from the 

Walker Drive conditional rezoning—allowing high volume restaurants and 116 residential units—would 

have an inconsequential effect on our remaining sewer treatment capacity that could be mitigated with 

water meter fees. The 2015 Whitman, Requardt & Associates report shows that we need a 300,000 gallon 

per day (gpd) reduction in inflow and infiltration (I&I) to the sewer system just to safely meet our currently 

planned for sewer obligations at town build out. This number does not include the additional capacity that 

would be necessary to accommodate the sewer-intense rezoning of the Walker Drive properties. While 

the town has embarked on a three year $2.4 million I&I project, that project targets only a 200,000 gallon 

reduction in I&I.  

To accommodate the excess Walker Drive sewage flows on top of our build out obligations, the Town is 

apparently relying on: 

 100% success of the 200,000 gpd I&I project; 

 "Best case" estimations of projected Walker Drive sewage flows; 

 Capacity savings from discharging filter backwash water into the drinking water reservoir; and/or 

 Increasing the capacity of the sewage treatment plant beyond 2.5 MGD.  

  

Increasing Treatment Plant Capacity Beyond 2.5 MGD: 

 
As the Town well knows, there is a strict covenant on the sewage treatment plant that legally limits plant 

capacity to 2.5 MGD. Planning for future sewage flows as if the 2.5 MGD limit did not exist on the 

presumption that the covenant will be changed is irresponsible. Legal and/or equitable remedies would be  

sought for breaching the covenant, at the Town's expense, and it is unknown whether the town would 

even prevail. 



 
 

 

 

Further, I do not support the Town approving a rezoning application that ultimately requires the taxpayer 

to cover the cost of removing the covenant and expanding the sewage plant. 

The size of the town as targeted in our Comprehensive Plan, and the amount of sewer we have agreed to 

extend outside of the town, is based on the current capacity limit on our plant. Removing the 2.5 MGD 

limit has ramifications that extend well beyond this rezoning application. Approving an application that 

may require lifting the covenant is an underhanded way of expanding town growth outside of the 

Comprehensive Plan vision and outside of proper public process. 

Projects for Reducing System Demands: 

 
As can be seen from the table below, the projects enumerated to reduce sewer flow volumes are not 

enough to bring us below the Virginia Department of Environmental Quality (DEQ) planning limit at town 

buildout with the addition of the unplanned for sewer flows from rezoning Walker Drive. The results of 

the I&I project will not be known for 3 years.  And while discharging filter backwash water to the reservoir 

may seem like an easy way to reduce flows, many municipalities are moving towards treating their 

backwash at the sewage treatment plant. Putting it back into the drinking water supply is not the best 

environmental stewardship or the best model for water treatment. 

 

Here are the capacity numbers from Town data and reports: 

Limits Demands Reductions in Flow 

Plant Capacity Limit  
2.500 MGD 
 

Town Buildout 
2.647 MGD 

I&I Project  
0.200 MGD available in 2019  

DEQ Planning Limit   
2.375 MGD (95% Capacity) 
 

Walker Drive Rezoning  
0.045*MGD 

Filter Backwash 
0.065 MGD  

 Future I&I losses 
Unknown quantity, but certain 
to occur 

 

Totals 2.692+ MGD 0.265 MGD 
*Town estimated 46,340 gpd, but I am rounding down since there is a small reduction proposed in restaurant square footage. 

Total Future Demand with Walker Drive Increase and Flow Reductions:  

 2.692 + Future I&I - 0.265 = 2.427 MGD + Future I&I problems = > 97% Capacity  

 

Since removing the covenant on the plant is not a viable strategy for approving this rezoning, the town 

would need to find other ways of reducing system demand. However, those other improvements have not 

yet been identified, planned for, budgeted, or discussed in this application or in a broader public forum, 

which makes approving an application for additional sewer flows impossible to support.  Remember the 

Comprehensive Plan's primary Community Facilities and Services goal is, 
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"To continue providing a safe, reliable, and cost-efficient . . . sewage treatment . . . services to all  Town 

residents, and water and sewer services within designated areas of the Town of  Warrenton -- Fauquier 

County Master Water and Sewer Agreement." 

Not being able to ensure that flows will stay under 2.375 MGD at Town buildout, and then knowingly 

increasing sewage flows to an even higher level by approving a rezoning, putting us dangerously close to 

the plant's capacity, is not consistent with this Comprehensive Plan goal. 

Calculation of Walker Drive Sewage Flows: 

 

The recalculation of the Walker Drive sewer flows (conducted approx. October 2016) estimate a demand 

of approximately 45,000 gallons per day of waste beyond the planned for by-right sewage flows. I 

understand that these recalculations include a 30% "cushion". That cushion is probably about 0.02 MGD, 

which is still not enough to get the town below the 2.375 MGD threshold.   

Also, the Town used a 700 gpd/acre factor to calculate by-right flow from the Walker Drive parcels--

resulting in a by-right figure of 22,400 gpd--whereas the consultant's report used a 630 gpd/acre factor. 

This means the town overestimated how much capacity we have "set aside" for this site by-right, and 

therefore, underestimated the excess amount of sewage that the site would generate if rezoned.  Note 

also that there is a broad range of approved and acceptable flow factors used in state and county 

assessments. I urge you to use conservative estimates and not best case or even average estimates. The 

cumulative effect of small margins of error in all the engineering assumption and flow factors can be 

substantial.  

Operating Near the Limit: 

Planning to operate so close to plant capacity is a plan that enables sewer overflows. When operating this 

close to the limit, any errors in assumptions coupled with unaccounted for variations in rain- or snowfall, 

can cause the discharge of untreated/inadequately treated waste. Capacity figures are expressed over an 

averaging period, while rain, sewer spikes and discharges happen in real time. Until now, Warrenton has 

used the 95% VA DEQ limit for its never-to-exceed planning standard. Approving a rezoning that exceeds 

the DEQ planning limit at town build out, without a clear, cost-effective, publicly vetted plan in place that 

ensures compliance is not only poor planning, but threatens to harm public health and the environment. 

Please take the responsible action and defer any decisions on rezoning land to a more intense sewer use 

until after you have the results of your current I&I project, and until you have a plan in place to recapture 

an additional 100,000 gpd of I&I losses.  Only then will you know if it is even feasible to find sewer capacity 

that can support upzonings without costly plant expansions. Please don't be the town council that forced a 

sewage treatment plant expansion from poor planning. 

2.  Zoning Applicability Errors 

The PUD overlay regulations are very clear that the "primary" component of an I-PUD is supposed to be 

industrial (Sec 3-5.2.3.2) and that uses within the I-PUD "shall emphasize" industrial uses (Sec 3-5.2.4.1).  

The applicant's proposal does not meet this test.  In fact the proportions of Industrial, Commercial and  
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Residential uses in this application do not fit within any of the PUD overlays in the Warrenton Zoning 

Ordinances. 

At the time the Planning Commission was considering whether to amend the PUD regulations to 

accommodate this application, they were willing to allow some increase in the amount of residential use 

in the I-PUD district. However, they were clear that the I-PUD regulations had to emphasize industrial 

uses. Some commissioners interpreted "emphasize" to mean at least half of all uses (50%), while others 

were willing to interpret it simply as the largest percent of all the uses. 1 They debated creating a new 

mixed use district, but did not. As it happens, the applicant submitted a proposal that does not emphasize 

industrial uses according to either a 50% or a "largest percent" interpretation. 

The applicant's Land Bay Tabulations on their Master Development Plan show: 

Applicant's Stated Use Mix: 

Industrial  39% 

Commercial   25% 

Residential   36% 

However, the applicant derived these figures from arbitrarily assigning all the proposed restaurant square 

footage to an industrial use. One could just as easily assign all the restaurants to commercial use. 

Restaurants, as you know, are allowed by-right in the I-PUD both as a commercial use, which requires a 

special-use-permit (SUP) for drive thru's, and as an industrial use with no SUP provision. There is no 

guideline or precedent for how to allocate restaurants among the use categories. Assigning all the 

restaurant square footage entirely to one use (industrial) versus the other (commercial) in the absence of 

some guideline or rationale is an arbitrary action. 

Nonarbitrary Assignment of Restaurants to Determine Applicability of PUD Overlay Regulations: 

To avoid taking an action that is arbitrary and capricious, there must be a rationale or guideline for how to 

categorize the restaurant uses. In the absence such information, a 50/50 allocation (11,525.5 sq ft to each 

industrial and commercial use) is reasonable. A 50/50 assignment of restaurants to industrial/commercial 

uses results in the following mix: 

50/50 Allocation of Restaurants in Use Mix: 

Industrial  36% 

Commercial 28% 

Residential 36% 

Here it is clear that the proposal does not emphasize industrial uses. It is simply a mixed use proposal 

without a C, I or R emphasis, and does not fit any ordinance in the town code. The applicant might argue 

that the Land Use Mix Waiver/modification provisions (sec. 3-5.2.4.3) can change the allowed percentages 

such that the predominant use for any PUD need not reflect the predominant use in the underlying base 

zoning. But this is where you start to stray from the Comprehensive Plan.  

 

                                                           
1
 Recording of March 2016 Planning Commission meeting. 
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There is no mixed use zoning district in our regulations or in the Comprehensive Plan. For the ordinance to 

be consistent with the Comprehensive Plan, we rely on an overlay on the base zoning. Applying the Land 

Use Mix Waiver to change the land use such that it no longer resembles the primary emphasis of the base 

zoning is inconsistent with the Comprehensive Plan. 

Looking to the Base Zoning to Determine Applicability of PUD Overlay Regulations: 

There is another way to make the applicability assessment of which PUD regulation applies to a mixed use 

application and how to assign land uses (i.e., restaurants) in making that decision. Section 3-5.2.4.1 states, 

"Uses within the C-PUD and I-PUD shall emphasize commercial or industrial uses, depending upon the 

underlying base zoning district…" [emphasis added]. For purposes of determining how to assign land uses 

(to C, I or R) an applicant would simply look to the base zoning.  

The base zoning has no restaurants in Industrial zoning, only cafeterias. The base zoning categorizes 

restaurants as Commercial.  

For this applicant, this methodology results in the following land use mix: 

Base Zoning Use Mix: 

Industrial  33% 

Commercial 32% 

Residential 36% (35.5) 

Again, the land use proposal does not emphasize industrial uses. 

To ensure conformance with the Comprehensive Plan, the Land Use Mix waiver/modification provisions 

cannot be used to change the basic applicability criterion that an I-PUD emphasize industrial uses.  The 

Land Use Mix waiver/modification provisions can only be applied after applicability of the relevant PUD is 

properly established.  To do so otherwise would allow land uses that are not tied to the base zoning 

district, do not conform to the Comprehensive Plan, and do not meet the plain language of the PUD 

District. 

In summary, the application does not meet the threshold requirement that the primary component is 

industrial, nor the threshold requirement that the project emphasize industrial uses.  The proposal should 

not be reviewed as an I-PUD. 

3.  Procedural Errors 

The I-PUD regulations were amended by Town Council on April 12, 2016 to include the following language 

in the Land Use Mix Waiver provision at §3-5.2.4.3: 

"5.  The Town Council shall, upon recommendation of the planning commission, have the authority to 

modify.  .  . or waive, the criteria established in §3-5.2 . . . " [emphasis added]  

Notwithstanding the previous discussion on proper use of the Land Use Mix Waiver/modification, since 

the land use mix in the application does not come close to meeting the land use mix percentages specified 

in the I-PUD ordinance, a waiver or modification of the use mix requirements would be necessary for the 

project to proceed.  
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The language "upon recommendation of the planning commission" was specifically added at the time that 

the land use mix provisions were modified in April 2016. Its clear meaning is that the Planning Commission 

must make a recommendation on the proposed land use mix waiver before the Town Council can issue a 

waiver or modification.   

The packet recommended for denial by the Planning Commission contained no calculated percentages of 

land use mixes. In fact it could not because the applicant had not yet provided square footages for the 

residential component. Further, the commercial and industrial land use numbers that were specified in 

the application reviewed by Planning Commission have changed since the time of the Planning 

Commission decision,2  which affects the land use mix. Therefore, Planning Commission has not had an 

opportunity to act on the land use mix waiver/modification.  

It cannot be assumed that the Planning Commission's general denial of the entire rezoning request carries 

over to all possible reconfigurations of the land use mix. The question of the mix of commercial, industrial 

and residential uses that the Commission would find acceptable was not discussed. Perhaps the removal 

of some retail and restaurants and the addition of 20,000 square feet general office, as was proposed after 

the Planning Commission's review, would have been enough to sway them. In reality we cannot know 

what the Commission would have recommended about the land use mixes, since the percentages were 

not presented to them. The Planning Commission simply has not had an opportunity to consider the land 

use mix waiver/modification that is currently before Council. 

In sum, the land use mix being proposed as part of this package must be considered by the Planning 

Commission before the Town Council can legally issue a waiver/modification. Town Council cannot legally 

vote to approve the rezoning request as amended by the proffers without the waiver/modification, since 

the uses proffered do not comply with the Land Use Mix percentages in the chart in §3-5.2.4.1 

4.  Vague and Insufficient Proffers  

Please refer to my attached markup of the proffers. I have inserted "call out boxes" that identify multiple 

problems with the proffers. 

Note that the required language from Sec 11-3.9.17, number 2 "Proffered Conditions" is not included. The 

applicants have changed and watered down the required "strict accordance" language to one of 

"substantial conformance."  The zoning ordinance requires that the below language be included verbatim. 

If the proffer is adopted as currently written, Town Council would be approving language that is in 

violation of Sec 11-3.9.17. 

 Zoning Ordinance 11-3.9.17 requires any final set of proffers to be annotated with the following 

 statement signed by the owners of the subject properties: “We hereby voluntarily proffer that 

 the development of the subject property of this application shall be in strict accordance with the 

 conditions set forth in this submission unless an amendment thereto is mutually agreed upon by 

 the Town Council, and the undersigned.” 

                                                           
2
 The amount industrial general office has increased by 20,000 square feet; the amount of retail has decreased by 

12,000 sq ft; the amount of restaurant has decreased by 8,000 sq ft as a result of a change proposed by the 
applicants in Land Bay E. 
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5.  Traffic 

Mitigation of Traffic Volumes: 

Although I support the building of the roundabout at Walker and Lee to provide a gateway to Warrenton, I 

do not support the notion that 11,750 vehicle trips per day can be mitigated, or that more shopping, 

generic restaurants, and apartment buildings add any value that will offset the burden of living with so 

much traffic. These traffic levels will add noise, increase risk of accidents, and make the simple experience 

of leaving and returning home a frustrating traffic-filled event, even if you do keep traffic moving. These 

volumes are equivalent to ¼ of the traffic on the Eastern Bypass -- would you want to navigate that every 

time you leave your home? I moved to Warrenton in part to escape Northern Virginia traffic. Pretending  

that traffic is "mitigated" if it is moving through a bigger intersection shows little appreciation for the 

quality of life in Warrenton that many people, and I in particular, hold dear.  

By-right Traffic Analysis: 

Thank you for providing a by-right traffic estimate. Unfortunately, and ironically, the numbers over-

estimate the traffic from by-right development by including a large fitness club.  Not only do we know that 

the developers have no intention of putting in another fitness club, that particular use is one of the 

highest intensity uses under the ITE industrial trip generation rates (see attached ITE table). Traffic from 

fitness clubs are many times greater than all but two other industrial categories -- athletic clubs, and 

medical offices, the latter of which is already included in the by-right analysis. Correcting this erroneous 

assumption will result in by-right numbers that are still substantial, but are also significantly lower. ANY 

reduction in traffic from 11,750 vehicles per day is welcomed because we will have to live with that traffic 

every day. 

Underestimation of Traffic on Falmouth Street and the E. Lee/Falmouth Intersection: 

a. Reduction of Trips on to Falmouth Street using a Road that does not Exist and for which there is 

no timetable for construction.  50% of the westbound left turn movement on E. Lee to Falmouth is 

attributed to the Williams Way connector road that would not be built until development of Warrenton 

Crossing. The residents of Falmouth Street and everyone who uses that intersection will be impacted 

every day that this phantom trip reduction does not occur.  A responsible traffic analysis would evaluate 

traffic under both scenarios (Williams Way built and not built) since erroneously assuming that 50% of 

traffic will be diverted has serious ramifications. 

b. Despite the Traffic Report's assumption that background traffic would use Williams Way via Oliver 

City Road, no traffic from the Walker Drive development is assigned to this route (see Exhibits 14B & 14C 

of the Applicant's Traffic Impact Analysis). People shopping at Walmart/Home Depot will use Falmouth 

Street to go to Walker Drive to eat or shop. Likewise, people who live in the 116 new housing units will use 

Falmouth Street to go to Walmart/Home Depot.  And why is it assumed that nobody in Oliver City or 

Warrenton Crossing will go to the new site?  This is a glaring oversight. 

c. Low Traffic distribution from Warrenton Chase in Direction of Old Town. The study assumes only 

5% of the Warrenton Crossing traffic will head in the direction to/from Old Town (see p. 24 Traffic Report).  
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The study assumes Warrenton Crossing residents will not visit the banks, shops, post offices or restaurants 

in Old Town, nor use Old Town as a cut through to Broadview Avenue, any more frequently than they will 

drive down Meetze Road past the 29 ramps. This is plainly an incorrect assumption. The analysis should be 

adjusted to reflect a more realistic traffic distribution towards Old Town.  

 Other Concerns about Traffic Study Accuracy: 

a. Improper Reduction of Trips from Housing Units in Land Bay E for Internal Trips. Since the 

developer is not connecting Land Bay E with the rest of the project, internal trips to the retail and 

entertainment venues are not possible. 

b. Traffic figures do not include Warrenton Chase.  This is a major housing development directly 

across 15/29 from the proposed rezoning that is accessed via Meetze Road near the 29 ramps. I raised this 

point at the Planning Commission hearing, and it was acknowledged at the hearing to be an error in the 

report, but I have not seen if or how the traffic study was revised to account for this housing development. 

c. Problems turning left off 29S exit ramp. Since the rotaries would not create a break in traffic, left 

turns towards Meetze Road from the 29S off ramp could become very difficult. Drivers may instead need 

to turn right and go into the Walker/Lee rotary to make their left (effectively a U-turn) on to Meetze.  

Does the traffic model include this increased traffic in the Walker/Lee rotary? 

 

I am happy to discuss any of these comments with you. I may be reached at sallydharmon@hotmail.com. 

Thank you. 

 

 

 

 

 

 

 

 

 

Attachments: 

Mark up of Proffers 

ITE Traffic Generation Factor for By-Right Development 
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INSTITUTE OF TRANSPORTATION ENGINEERS

COMMON TRIP GENERATION RATES (PM Peak Hour)

(Trip Generation Manual, 9th Edition)

Code Description Unit of Measure
Trips Per

Unit Code Description Unit of Measure
Trips Per

Unit

30 Truck Terminal Acres 6.55 432 Golf Driving Range Tees / Driving Positions 1.25

90 Park and Ride Lot with Bus Service Parking Spaces 0.62 433 Batting Cages Cages 2.22

435 Multi-Purpose Recreational Facility Acres 5.77

110 General Light Industrial 1,000 SF 0.97 437 Bowling Alley 1,000 SF 1.71

120 General Heavy Industrial Acres 2.16 441 Live Theater Seats 0.02

130 Industrial Park 1,000 SF 0.85 443 Movie Theater without Matinee 1,000 SF 6.16

140 Manufacturing 1,000 SF 0.73 444 Movie Theater with Matinee 1,000 SF 3.80

150 Warehousing 1,000 SF 0.32 445 Multiplex Movie Theater 1,000 SF 4.91

151 Mini-Warehouse 1,000 SF 0.26 452 Horse Race Track Acres 4.30 *

152 High-Cube Warehouse 1,000 SF 0.12 454 Dog Race Track Attendance Capacity 0.15

170 Utilities 1,000 SF 0.76 460 Arena Acres 3.33 *

473 Casino / Video Lottery Establishment 1,000 SF 13.43

210 Single-Family Detached Housing Dwelling Units 1.00 480 Amusement Park Acres 3.95

220 Apartment Dwelling Units 0.62 488 Soccer Complex Fields 17.70

221 Low-Rise Apartment Dwelling Units 0.58 490 Tennis Courts Courts 3.88

230 Residential Condominium / Townhouse Dwelling Units 0.52 491 Racquet / Tennis Club Courts 3.35

240 Mobile Home Park Dwelling Units 0.59 492 Health / Fitness Club 1,000 SF 3.53

251 Senior Adult Housing - Detached Dwelling Units 0.27 493 Athletic Club 1,000 SF 5.96

252 Senior Adult Housing - Attached Dwelling Units 0.25 495 Recreational Community Center 1,000 SF 1.45

253 Congregate Care Facility Dwelling Units 0.17

254 Assisted Living Beds 0.22 520 Elementary School 1,000 SF 1.21

255 Continuing Care Retirement Community Dwelling Units 0.16 522 Middle School / Junior High School 1,000 SF 1.19

530 High School 1,000 SF 0.97

310 Hotel Rooms 0.60 536 Private School (K-12) Students 0.17

320 Motel Rooms 0.47 540 Junior / Community College 1,000 SF 2.54

330 Resort Hotel Rooms 0.42 560 Church 1,000 SF 0.55

* 565 Daycare Center 1,000 SF 12.46

411 City Park Acres 0.19 566 Cemetery Acres 0.84

412 County Park Acres 0.09 * 571 Prison 1,000 SF 2.91

413 State Park Acres 0.07 580 Museum 1,000 SF 0.18

415 Beach Park Acres 1.30 590 Library 1,000 SF 7.30

416 Campground / Recreation Vehicle Park Camp Sites 0.27 591 Lodge / Fraternal Organization Members 0.03

417 Regional Park Acres 0.20

420 Marina Berths 0.19 610 Hospital 1,000 SF 0.93

430 Golf Course Acres 0.30 620 Nursing Home 1,000 SF 0.74

431 Miniature Golf Course Holes 0.33 630 Clinic 1,000 SF 5.18

640 Animal Hospital / Veterinary Clinic 1,000 SF 4.72

MEDICAL

INSTITUTIONAL

LODGING

RECREATIONAL

PORT AND TERMINAL

INDUSTRIAL

RESIDENTIAL
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Code Description Unit of Measure
Trips Per

Unit Code Description Unit of Measure
Trips Per

Unit

876 Apparel Store 1,000 SF 3.83

710 General Office Building 1,000 SF 1.49 879 Arts and Craft Store 1,000 SF 6.21

714 Corporate Headquarters Building 1,000 SF 1.41

715 Single Tenant Office Building 1,000 SF 1.74

720 Medical-Dental Office Building 1,000 SF 3.57

730 Government Office Building 1,000 SF 1.21

732 United States Post Office 1,000 SF 1.22 890 Furniture Store 1,000 SF 0.45

733 Government Office Complex 1,000 SF 2.85 896 DVD/Video Rental Store 1,000 SF 13.60

750 Office Park 1,000 SF 1.48

760 Research and Development Center 1,000 SF 1.07 911 Walk-In Bank 1,000 SF 12.13

770 Business Park 1,000 SF 1.29 912 Drive-In Bank 1,000 SF 24.30

918 Hair Salon 1,000 SF 1.93

812 Building Materials and Lumber Store 1,000 SF 4.49 925 Drinking Place 1,000 SF 11.34

813 Free-Standing Discount Superstore 1,000 SF 4.35 931 Quality Restaurant 1,000 SF 7.49

814 Variety Store 1,000 SF 6.82 932 High-Turnover (Sit-Down) Restaurant 1,000 SF 11.15

815 Free Standing Discount Store 1,000 SF 4.98

816 Hardware / Paint Store 1,000 SF 4.84

817 Nursery (Garden Center) 1,000 SF 6.94

818 Nursery (Wholesale) 1,000 SF 5.17

820 Shopping Center 1,000 SF 3.71

823 Factory Outlet Center 1,000 SF 2.29

826 Specialty Retail Center 1,000 SF 2.71

841 New Car Sales 1,000 SF 2.62

842 Recreational Vehicle Sales 1,000 SF 2.54

843 Automobile Parts Sales 1,000 SF 5.98

848 Tire Store 1,000 SF 4.15

850 Supermarket 1,000 SF 9.48

851 Convenience Market (Open 24 Hours) 1,000 SF 52.41

852 Convenience Market (Open 15-16 Hours) 1,000 SF 34.57

853 Convenience Market with Gasoline Pumps 1,000 SF 50.92 941 Quick Lubrication Vehicle Shop Service Bays 5.19

854 Discount Supermarket 1,000 SF 8.34 942 Automobile Care Center 1,000 SF 3.11

857 Discount Club 1,000 SF 4.18 943 Automobile Parts and Service Center 1,000 SF 4.46

860 Wholesale Market 1,000 SF 0.88 944 Gasoline / Service Station Fueling Positions 13.87

861 Sporting Goods Superstore 1,000 SF 1.84

862 Home Improvement Superstore 1,000 SF 2.33

863 Electronics Superstore 1,000 SF 4.50

864 Toy / Children's Superstore 1,000 SF 4.99

866 Pet Supply Superstore 1,000 SF 3.38 947 Self Service Car Wash Stalls 5.54

867 Office Supply Superstore 1,000 SF 3.40 948 Automated Car Wash 1,000 SF 14.12

875 Department Store 1,000 SF 1.87 950 Truck Stop 1,000 SF 13.63

Note: All land uses in the 800 and 900 series are entitled to a "passby" trip reduction of 60% if less than 50,000 ft
2

or a

reduction of 40% if equal to or greater than 50,000 ft
2
.

* Approximated by 10% of Weekday average rate.

940
Bread / Donut / Bagel Shop with Drive-

Through Window
1,000 SF 18.99

937
Coffee / Donut Shop with Drive-Through

Window
1,000 SF 42.8

938
Coffee / Donut Shop with Drive-Through

Window and No Indoor Seating
1,000 SF 75

13.51

946
Gasoline / Service Station with

Convenience Market and Car Wash
Fueling Positions 13.94

945
Gasoline / Service Station with

Convenience Market
Fueling Positions

OFFICE

934
Fast Food Restaurant with Drive-Through

Window
1,000 SF 33.84

RETAIL

880
Pharmacy / Drugstore without Drive-

Through Window
1,000 SF 8.4

933
Fast Food Restaurant without Drive-

Through Window
1,000 SF 26.15

Pharmacy / Drugstore with Drive-Through

Window
1,000 SF 9.91

SERVICES

881

935
Fast Food Restaurant with Drive-Through

Window and No Indoor Seating
1,000 SF 153.85

936
Coffee / Donut Shop without Drive-Through

Window
1,000 SF 40.75
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REZONING: 

PROFFER STATEMENT 

ZMA 16-01 - WALKER DRIVE PROPERTIES 
ZONING MAP AMENDMENT 

Rezoning from I District to the 1-PUD District 

PROPERTY and RECORD OWNERS: 

PROJECT NAME: 

ORIGINAL DATE: 
RESUBMITTAL: 

The Property that is the subject of this rezoning consists of parcels 
totaling approximately 31.3804 acres and bearing the following 
Parcel Identification Numbers: 

1. 6984-73-6957-101,6984-73-6957-202, CCMK, LLC l 

2. 6984-73-6957-201, RAM Holdings, LLC 
3. 6984-73-6957-203,6984-73-6957-204, 

J. S . Woodside Properties, LLC 
4. 6984-74-8242-001, Hirshman Hoover, LLC 
5. 6984-74-8242-002, J. L. Woodside Properties, LLC 
6. 6984-74-8242-003,6984-74-8242-006,6984-74-8242-007, 

F &R Development, LLC 
7. 6984-74-8242-004,6984-74-8242-005, CCMK, LLC 
8. 6984-74-5565-000, Walker Drive Investment Group, LLC 
9. 6984-72-3635-000, The Drew Corporation 
10. 6984-73-7494-000, Springfield Properties, LLC 

Walker Drive Properties Zoning Map Amendment 

April 15, 2016 
December 5, 2016 
February 1,2017 
March 13,2017 
May 19,2017 

1 CCMK, LLC, RAM Holdings, J. S. and J. L. Woodside, and Hirshman Hoover 
have joined as applicants in this rezoning. Their ownership interest in the property, 
however, is solely as owner of a condominium unit in an existing building on the 
Property. They have consented to the rezoning of their properties, but shall not be subject 
to these Proffers except to the extent that the uses of their units must be otherwise 
authorized by the Town of Warrenton Zoning Ordinance, and these Proffers. The 
remaining Applicants and their successors and assigns shall be responsible for all Proffer 
compliance. 
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The undersigned owners of property bearing the GPIN s set forth above, 
comprising approximately 31.3804 acres (the "Property"), hereby voluntarily proffer that 
the use and development of the Property shall be in substantial conformance with the 
following conditions and shall supersede all other Proffers with respect to the Property 
made prior to this submission, if any. In the event this zoning map amendment is not 
granted as applied for by the Applicant, these Proffers shall be withdrawn and become 
void. 

"Final Rezoning" as the term is used herein shall be defined as that zoning (to 
include a proffer condition amendment) which is in effect on the day following the last 
day upon which the Warrenton Town Council's (the "Council") decision granting this 
rezoning may be contested in the appropriate court or, if contested, the day following the 
entry of a final court order affirming the decision of the Council which has not been 
appealed, or, if appealed, the day following which the decision has been affirmed on 
appeal. 

The headings of the Proffers set forth below have been prepared for convenience 
or reference only and shall not control or affect the meaning or be taken as an 
interpretation of any provision of the Proffers. The terms "Applicant" and "Developer" 
shall include all future owners and successors in interest. 

References in these Proffers to plans shall include the following: 

A. Land Bay Plan, being sheet 2 of 5 of the plan prepared by Michael Johnson, PE, 
last revised May 19,2017, entitled "Walker Drive Properties Master Development 
Plan" (the "Land Bay Plan"); 

B. On-Site Proffer Plan, being sheet 3 of 5 of the plan prepared by Michael Johnson, 
PE, last revised May 19, 2017, entitled "Walker Drive Properties Master 
Development Plan" (the "Proffer Plan"); and 

C. Transportation Proffer Plan, being sheet 4 of 5 of the plan prepared by Michael 
Johnson, PE, last revised May 19,2017, entitled "Walker Drive Properties Master 
Development Plan" (the "Transportation Plan"). 

Land Use 

1. Land Bay Plan - The development of the Property shall be in substantial 
conformance with the Land Bay Plan, subject to reasonable adjustments approved 
by the Town Council of the Town of Warrenton (hereinafter, the "Town") at final 
engineering. 

2. Land Bay Tabul.ations Chart - The Property shall be developed in accordance with 
the I-PUD Zoning District and all uses permitted in the I-PUD Zoning District 
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shall be permitted on the Property. The uses within those Land Bays depicted on 
the Land Bay Plan shall be in substantial conformance with the Land Bay 
Tabulations chart on the Land Bay Plan. Notwithstanding anything to the contrary 
in these Proffers or the Land Bay Plan, there shall be no more than 182,875 new 
gross square feet of non-residential uses. Approval of this rezoning does not 
eliminate any requirement for a special use permit under the IPUD zoning district, 
where such permits are required. 

3. Uses-

a. No Health and Fitness Facilities shall be permitted in Land Bays A, B, C, 
and/or D unless the presently existing Old Town Athletic Club shall 
permanently cease operation. 

b. There shall be no service stations permitted. 

c. There shall be no warehouses or wholesale establishments. 

4. Non-Residential Uses -

a. Square Feet - No single non-residential use shall exceed 50,000 gross 
square feet without a special use permit approved by the Council. 

b. Entertainment Uses - A location in Land Bays A, B, CorD, as depicted 
on the Land Bay Plan, that is suitable for the construction of an 
Entertainment Use(s), shall be set aside and retained for that use for a 
period of seven (7) calendar years from the date of the Final Rezoning of 
the Property. Entertainment Uses shall consist of a movie theater, bowling 
alley, dinner theater, performing arts center, and/or roller skating facility, 
or other entertainment use that provides entertainment or amusement 
inside or outside of normal business hours as approved by the planning 
Director. The Applicant shall employ its best efforts to secure such 
Entertainment U see s) as a component of the development of the Property. 
At the end of the said seven (7) years, the Applicant may thereafter 
construct or authorize construction of an Entertainment Use in those Land 
Bays and may make use of the site for any commercial or industrial use 
otherwise permitted in the Land Bay and the I-PUD zoning district. 

5. Residential - The maximum number of multi-family dwelling units shall be one 
hundred sixteen (116). Forty residential units to be constructed in Land Bay E 
shall be market rate condominiums, which shall be individually metered for 
public utilities. All mixed use residential buildings shall have non-residential uses 
on the first floor. 

6. Phasing of Residential and Non-residential Construction -
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a. Non-residential Construction - The Applicant shall cause to be 
constructed/construct and/or otherwise provide not less than 75,000 square 
feet of new non-residential Gross Floor Area ("GF A") prior to the 
issuance of the 41 st building permit for a residential unit on the Property. 
"Constructed" as used herein shall be defined to mean that the shell and 
exterior of the structure(s) shall be finished, and all associated landscaping 
(subj ect to seasonal planting) and parking for such structure( s) shall have 
been provided, but interior tenant/occupant improvements shall not be 
required. 

b. Existing Structures Excluded from Non-residential Calculation - Non
residential GF A shall include all non-residential uses in the Land Bay 
Tabulations chart on the Land Bay Plan, provided that existing structures 
in the area labeled as "Existing Land Bay" shall not be counted towards 
the requirement for new non-residential GF A set forth herein. 

7. Open Space. - There shall be a total of not less than 20% open space as that term 
is defined in the Zoning Ordinance, provided that Land Bay E shall itself have not 
less than 20% open space; and provided further that the Applicant may seek a 
reduction in open space for healthy lifestyle amenities in accordance with the 
Zoning Ordinance. Open space shall be so designed as to be consistent with the 
provisions of §3-5.2.l0 et seq. of the Zoning Ordinance, or any successor 
provision. Open space shall not be deemed to include the Central Plaza, and shall 
be designated on each PZMDP and site plan .. 

Design 

8. Landscaping - Landscaping shall be in substantial conformance with the Proffer 
Plan. All new landscaping/plantings shall be indigenous, native species or 
alternative species in accordance with the Zoning Ordinance. At Site Plan 
submission, the landscaping plan shall provide a 30 foot landscape easement 
along Walker Drive from East Lee Street to Hidden Creek Lane and along East 
Lee Street from U.S. 29 to Walker Drive, as shown on the Proffer Plan. 

9. Landscaping Detail - Landscape plantings for the 30 foot landscape easement, 
referenced in Proffer 6 above, shall be in accordance with the Easement Planting 
Detail on the Proffer Plan. 

10. Design Guidelines - Development on the Property shall be general conformance 
with the design guidelines entitled "Walker Drive Properties Rezoning - Design 
Guidelines," dated May 15, 2017 (hereinafter, the "Design Guidelines"), 
incorporated herein by reference, subj ect to modifications made in connection 
with each site/subdivision plan review as may be necessary to accommodate final 
engineering. Modifications to the Design Guidelines may be approved by the 
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Planning Director, provided that that the Planning Director determines any such 
modification to constitute an improvement to the overall quality of the 
development beyond that depicted in the Design Guidelines. 

11. Architecture -

a. Building Materials - In order to ensure high quality construction of new 
buildings on the Property, building materials shall include brick, 
architectural grade stone, wood, and glass, hardiplank, architectural grade 
block, stucco, or a combination of the foregoing materials, and shall have 
such materials on all sides of any building constructed within the Property 
in order to create "360 degree architecture." Other building materials that 
represent an equally high level of quality shall be approved by the 
Planning Director if they are of the same or superior quality to those set 
forth herein. 

1. Plain or painted concrete masonry unit (CMU) block shall not be 
used. 

11. If any form of siding is used, it shall not be vinyl or metal. 

111. No metal buildings shall be permitted. 

IV. The foregoing shall not preclude use of other materials solely for 
fascia, trim, and other secondary building elements/details. 

v. Roofing material visible from ground level shall be standing seam 
or other material as approved by the Planning Director. 

b. levations - Exterior building elevations shall vary in terms of color, 
materials, heights, front plane, and detail, as depicted in the Design 
Guidelines. Building(s) containing residential units located in Land Bay 
"D" shall be designed, and constructed, in a manner that is consistent with 
materials and architectural features of buildings located in Land Bays "A", 
"B" and "C". 

c. Placement of Buildings - Front elevations of non-residential buildings 
constructed within the Project shall be staggered such that there is no 
uniform front plane, and such that there is a three to six foot difference 
between the front plane of one structure and the plane of a structure on 
either side thereof. 

d. Restriction on false fronts - There shall be no "false" second story front 
facades on any building within the Project. 
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12. Refuse/Loading 

a. Location - Refuse storage and pick up areas and/or loading areas shall not 
be visible from Walker Drive or the Eastern Bypass (Route 17/15/29). 
Refuse storage, pick up areas and/or loading areas shall be screened with 
building materials that match the front fayade of the building, and 
landscaping, as approved by the Planning Director. 

b. Time - Refuse pick-up and street cleaning (including leaf blowing) shall 
not occur between the hours of 10 PM and 7 AM. The foregoing shall not 
preclude snow removal, as necessary. 

13. Signage 

a. Project Identification Signage - The Applicant may locate project 
identification signs, which may include tenant identification panels, at the 
intersections of Walker Drive and East Lee Street, Walker Drive and 
Academy Hill Road and at each entrance to the Property. Said signage 
may be wall or monument style with masonry (brick or architectural grade 
stone) and may be incorporated into a landscape/entrance feature. All 
signs shall be consistent with applicable provisions of the Zoning 
Ordinance at the time of application for approval of signage. 

b. Sign Program - A uniform sign program shall be implemented for the 
Property, as approved by the Planning Director. Such sign program may 
include additional fayade signage to accommodate two front fayades 
of those buildings in Land Bays A, B, C, D, and E, as depicted on the 
Land Bay Plan. 

14. Central Plaza 

a. Design - The Applicant shall provide a Central Plaza, which shall be a 
minimum of 20,000 square feet in size contained in Land Bays A through 
C, and as generally described in the Design Guidelines. The Central Plaza 
shall contain a human-scaled, pedestrian friendly, Main Street area, with 
public gathering spaces. The Central Plaza will have an average minimum 
dimension of 50 feet in length or 50 feet width in order to avoid an overly 
narrow and/or linear configuration for this area. It shall be constructed in 
conjunction with any construction in Land Bay B, or sooner, at the 
discretion of the Applicant. 

b. Amenities - The Central Plaza shall include, but shall not be limited to, 
plantings, landscaping, benches, outdoor seating, streetscaping with 
provisions for bicycles, lamp posts, play fountain(s) and/or splash pad(s), 
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and may include public art, and/or other street furniture. Any play 
fountain(s) and/or splash pad(s) shall be a minimum of 600 square feet. 
The Applicant shall reasonably incorporate the recommendations of 
walkability audits in the design and construction of such amenities, and 
shall show those amenities as part of its Post Zoning Master Development 
Plan submittals as provided herein. 

c. Location - The Central Plaza shall be situated so as to provide maximum 
benefit to the public, occupants, and residents, and shall be identified 
during the Post Zoning Master Development Plan process set forth herein. 
The Central Plaza shall be included on the site plan for the Land Bay in 
which it is to be situated and constructed prior to the issuance of the first 
occupancy permit for any structure in that Land Bay. 

d. Surrounding - The area surrounding the Central Plaza shall be designed 
with a style consistent with the Central Plaza as provided in §3-5 .2.1 0.4 of 
the Zoning Ordinance. 

15. Lightil1g - The Applicant shall comply with the Town's photometric standards 
applicable to a lighting plan for the Project to be submitted with the each 
site/subdivision plan for the development of the Property. All parking lot lights 
shall have full cutoff fixtures which direct light downward and inward and all 
building-mounted lighting, if any, shall be directed or shielded in such a manner 
to prevent glare from projecting onto adjacent properties or public rights of way. 

16. Wetlands Delineation - At the time of the first PZMDP submittal as provided 
herein, the Applicant shall cause a study to be made to determine if there are 
jurisdictional wetlands or waters of the United States on the Property, and shall 
comply with all applicable requirements applicable thereto if such areas are 
identified. The Applicant shall provide copies of all federal and state applications 
and permits to the Planning Director. 

Transportation Improvements 

17. Timing of Traffic and Transportation Improvements, Generally - All 
transportation improvements that are shown on the Transportation Proffer Plan 
shall be constructed as provided herein. 

18. Construction of a Roundabout at Intersection #1, East Lee and Walker Drive. 

a. Construction and Financing of Signalization/Roundabout at Intersection 
#1 

1. The Applicant will not develop its Property in a manner that 
precludes the construction of a roundabout at Intersection # 1. 
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11. The Applicant shall, upon the written request of the Town or 
VDOT, dedicate right-of-way from the Property reasonably 
necessary to construct such roundabout at no cost to the Town or 
VDOT. 

111. If the Town or VDOT determines to install a roundabout at 
Intersection # 1 prior to a traffic control warrant study 
demonstrating the need for the installation of a signal at that 
Intersection, then prior to the issuance of the first non-residential 
building permit in Land Bays A, B, or C, the Applicant shall 
contribute $300,000 to the Town of Warrenton for use in the 
construction of such a roundabout and shall not be required to 
install a signal at Intersection # 1. 

19. Intersection Signalization -

a. Traffic Control Warrant Studies - The Applicant shall conduct and submit 
for review a traffic control warrant study for the following intersections in 
connection with the submission of the first site plan for construction in 
Land Bays A, B, C, D, or E, unless, or as, otherwise directed by the 
Planning Director, for the following intersections: 

1. East Lee Street and Walker Drive (hereinafter, "Intersection #1); 

11. U.S. 29 bypass northbound ramp and Meetze Road (hereinafter, 
"Intersection #2). 

b. Intersections #1 - If a traffic control warrant study demonstrates that a 
traffic signal is warranted at Intersection #1, or the Town or VDOT 
determines to install a roundabout at that Intersection, and upon written 
request by the Town or VDOT, the Applicant shall contribute the 
aforesaid sum of $300,000 toward the said signalization or roundabout. 
This sum shall be paid if the signalization of Intersection # 1, or the 
installation of a roundabout, has been finally authorized by the appropriate 
authority within three calendar years from the date of approval of the 
warrant study for this Intersection showing the need for signalization. 

c. Intersection #2 - If a traffic control warrant study demonstrate that a traffic 
signal is warranted at Intersection #2, then upon written request by the 
Town or VDOT, the Applicant shall contribute the sum of $100,000 
toward the said signalization. This sum shall be paid if the signalization of 
Intersection #2, has been finally authorized by the appropriate authority 
within three calendar years from the date of approval of the warrant study 
for this Intersection showing the need for signalization. 
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20. Construction of a Roundabout at Sjte Entrance 'A" - The Applicant shall 
construct at its expense a roundabout on Walker Drive and any associated tum 
lanes at Site Entrance A as shown on the Transportation Proffer Plan prior to the 
issuance ofthe first occupancy permit for a structure on Land Bays A or B. 

21. Construction of a Left Tum Lane into, and Construction of, Site Entrance "B" -
The Applicant shall construct at its expense a left tum lane on Walker Drive into 
Site Entrance B and that Site Entrance and associated tum lanes as shown on the 
Transportation Proffer Plan prior to the issuance of the first occupancy permit for 
a structure on Land Bay CorD. 

22. Construction of a Left Tum Lane into the Existing Land Bay (Site Entrance C 1) 
- The Applicant shall construct at its expense a left tum lane on Walker Drive 
into the existing entrance at Breezewood Lane into the Existing Land Bay upon 
the issuance of the first occupancy permit for a structure in Land Bay E. 

23. Construction of Entrance "D" into Land Bay E - Site Entrance D and all 
associated curb, gutter and sidewalk along site frontage along Academy Hill Road 
Extended will be constructed in connection with any construction in Land Bay E 
and completed prior to the issuance of the first occupancy permit in Land Bay E. 

24. Crosswalks - Pursuant to Town and/or VDOT approvals, the Applicant shall at its 
expense install pedestrian crosswalks to a design acceptable to the Town and 
VDOT at those locations identified on the Transportation Plan, and specifically 
including a crosswalk providing access at Hidden Creek Lane and Walker Drive 
(Site Entrance "B") and Walker Drive and East Lee (Intersection #1). Subject to 
obtaining all necessary approvals, such crosswalks shall be shown on the site plan 
that includes any portion of a roadway where each crosswalk is to be constructed 
and shall be constructed at the time such improvements are constructed. 

25. Opticon - All traffic signalization installed by the Applicant in connection with 
the development of the Property shall be shall be at its expense and shall be 
compatible with the Town's Opticon system, or other traffic emergency 
management program utilized by the Town. 

Parks and Recreation 

26. Trails/ idewalk - Subject to the Planning Director's and VDOT's approvals as 
may be required, the Applicant shall design and install five foot (5') wide 
concrete sidewalks, as generally depicted on the Transportation Plan. The 
Applicant shall further design and construct an internal pedestrian/bike trail 
network within the Property that permits internal access through Land Bays A, B, 
C and D. The trails and sidewalks shall be constructed in conjunction with any 
development in a Land Bay adjacent thereto. The Applicant shall further make a 
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monetary contribution in the amount of $40,000 to the Town for its use at its 
discretion in the construction of an interconnecting trail system for the Town in 
the vicinity of the Property. 

27. Bicycle Racks - The Applicant shall provide a minimum of three (3) bicycle racks 
on the Property. The location and style of the bicycle racks shall be determined by 
the Applicant, upon consultation with the Planning Director. At least one of the 
bicycle racks shall be located in the Central Plaza. The bicycle racks shall be 
constructed by the Applicant in any Land Bay in which they are located in 
conjunction with any construction in that Land Bay and in any event not later than 
the issuance of a final certificate of occupancy in that Land Bay. 

Storm Water Management 

28. The Applicant shall provide stormwater management in accordance with the 
Town standards and Virginia Storm Water Management Regulations. The 
location of said facilities shall be determined at site plan review, in connection 
with final engineering. Stormwater managements facilities shall not be used to 
calculate open space requirements. 

Fire and Rescue 

29. The Applicant shall comply with all applicable requirements of the Uniform 
Statewide Building Codes for building construction and fire suppression. 

Contribution to Public Safety 

30. Prior to the issuance of the first non-residential occupancy permit for 
development ofthe Property, the Applicant shall contribute the sum of $20,000 to 
the Town for fire and rescue services, and $20,000 to the Town for police 
services, to be expended at the Council's discretion, to offset an anticipated 
increase in call volume from the project upon completion. 

Water and Sewer 

31. Water and Sewer - The Property shall be served by public sewer and water 
provided by the Town. 

32. Water Main - The Applicant shall extend at its expense the water main in Walker 
Drive that currently dead ends at Hidden Creek, through the proposed property to 
ensure a loop at the water main in East Street and East Lee Street. It shall further 
assure that the water systems loops with existing or proposed water lines at 
Meetze/Lee Street in order to secure adequate water flows and ongoing 
maintenance of the public system. 
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33. Tap Fees - The Applicant shall individually meter all of the condominiums (not 
apartments) including those that are being constructed on 321 Walker Drive, and 
shall pay the fees therefore as customarily required by the Town Department of 
Public Works. 

Creation of Property Owners' Association 

34. A property owners' association ("POA") shall be created and shall be made 
responsible for the maintenance and repair of common areas, including any 
common open space that may be established in accordance with the requirements 
of the Town Zoning Ordinance or these Proffers. Any such POA shall be granted 
such other responsibilities, duties, and powers as are customary for such 
associations, or as may be required to effect the purposes for which such POA is 
created. Such POA shall be granted sufficient powers as may be necessary, by 
regular or special dues or assessments, to raise revenues sufficient to perform the 
duties assigned hereby, or by the documents creating the POA, and to perform 
rate studies necessary to determine dues, fees, and assessments as may be 
required. In addition to any other duties and responsibilities as may be assigned to 
it, the POA shall further have responsibility for the maintenance of any entrance 
feature signs, street, alleys and perimeter or road buffers, stormwater management 
ponds, best management practices facilities, and of private streets and alleyways, 
if any. 

WaiverslModifications 

35. Pursuant to §3-5.2.4.1 of the Zoning Ordinance, the Land Use Mix as it is set 
forth on the Land Bay Plan is hereby approved for the Property. 

Establishment of a Post Zoning Master Development Plan Process 

36. Requirement for a Post Zonlng Master Development Plan 

a. Prior to the approval of any site plan for the Property, the Applicant shall 
submit to the Planning Director a Post Zoning Master Development Plan 
("PZMDP") to assure the orderly development of the Property. The 
PZMDP is intended to ensure that development occurs in a manner that 
comports with the approved zoning and these proffers, and that sets forth 
sufficient additional detail of any proposed development to demonstrate 
conformance with applicable ordinances or regulations, both in individual 
Land Bays and throughout the project as approved to permit. A PZMDP is 
not intended to replace a site plan with its attendant construction details 
submitted pursuant to applicable Town ordinances and standards, which 
shall remain in full force and effect. 
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But the I-PUD regulations specifically require that the Planning Commission (PC) make a recommendation on the waiver.  That language was added in 2016 as part of the ZTA. The PC did not opine on the land use mix waiver-- further, the land use mix has changed since the time the PC recommended denial of the entire application. Town Council cannot approve the waiver without PC having made a recommendation on a waiver.          And is it a waiver or a modification?  Does the town council even know which it is approving?
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b. The PZMDP process set out herein is not mandatory upon the Town or 
Council, and no legal obligation is established for the Town's courtesy 
review of such a plan. No proffer may create obligations on the locality to 
which submitted, and this process is established solely to permit detailed 
review of specific development proposals against applicable requirements 
prior to site plan submittals. 

c. A PZMDP shall be submitted to the Planning Director for review, and 
shall thereafter be presented to the Council for its consideration and its 
non-binding determination that a proposed PZMDP is consistent with 
applicable proffers, ordinances, and regulations. 

d. Each PZMDP submission except for a submission for Land Bay E, shall 
include the entirety of the Property regardless whether development is 
proposed to commence on all or a portion of the Property, in order to 
permit the Planning Director to assess overall compliance with applicable 
requirements and consistency with the approved zoning, provided that 
detailed development information must be submitted for any Land Bay 
that is the Land Bay in which development is to be commenced. Land Bay 
E is sufficiently distinct from the remaining Land Bays that it may be 
submitted separately, provided that tabulations for other Land Bays shall 
include the data for Land Bay E to permit determination of zoning 
compliance. 

e. The Applicant may submit one or more PZMDPs during the course of site 
development. Subsequent submittals, if any, shall show cumulative data 
demonstrating continuing compliance with the requirements of the Zoning 
Ordinance and these proffers as further provided herein. 

37. Pre-Application Conference 

a. Prior to submission of a PZMDP for review, the Applicant shall schedule 
a pre-application conference with the Planning Director and such other 
staff as the Planning Director deems appropriate. The purpose of the 
conference is to review and discuss a specific development proposal in 
relation to the requirements of the Town Code, the zoning of the Property, 
and other lawfully applicable requirements, and to discuss the 
requirements for the submission of a PZMDP. 

b. If requested by the Planning Director, the Applicant shall provide a 
draft land use plan in advance of the pre-application conference 
describing generally: 

i. The specific location ofthe site. 
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In other words, the Town cannot require anything in the PZMDP beyond that which is already in the regs or in these very nonspecific proffers.
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11. The location of proposed points of access. 

111. The general location and types of uses, environmental features 
on the site, open space and other features associated with the 
approved rezoning of the Property but with such further detail as 
to permit an understanding and evaluation of actual construction 
of permitted structures and uses. 

38. Submission and contents ofPZMDPs 

a. Following the pre-application conference, the Applicant may submit a 
PZMDP. The following shall be required for a PZMDP and shall be 
shown clearly on the plan. 

1. The scale shall be one inch equals 100 feet or larger (the ratio 
of feet to inches shall be no more than 100 feet to one inch) or 
at a scale acceptable to the Planning Director. The scale shall 
be sufficient so that all features are discernible. 

11. All PZMDPs shall include a North arrow, a scale and a legend 
describing all symbols. 

111. The PZMDP shall be based on a boundary survey of the entire 
property related to true meridian and certified by a certified 
Virginia surveyor, architect or engineer. The total area of the 
property shall be depicted on the PZMDP. 

IV. The topography shall be shown at contour intervals acceptable to 
the Planning Director. 

v. The title of the proposed project; the date, month, year the plan 
was prepared or revised; the name of the applicant(s), owner(s) and 
contract owner(s); and the names of the individuals or firms 
preparing the plan shall be clearly specified. 

VI. A plan, showing the location, arrangement and approximate 
boundaries of all proposed land uses on all or a portion of the 
Property sufficient to permit a reasonable determination that the 
requirements of the Land Bay Tabulations chart on the Land Bay 
Plan are met, and that parking and loading requirements can be 
satisfied with site or subdivision plans upon full buildout of the 
Property. The Zoning Administrator may reduce parking 
requirements by up to 20% if enhanced landscaping is used, to 
include higher quality plantings, trees of larger caliper, and 
increased planting units. 
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Vll. Elevations of all proposed structures demonstrating their 
conformity with the Design Guidelines for such structures and any 
other applicable provisions of the zoning or these Proffers. 

VIll. The approximate acreage in common open space, each use, if 
applicable, roads, streets or rights-of-way for the subject property 
and total development, as applicable. 

IX. The location and extent of proposed buffers and landscaping areas, 
with statements, profiles, cross sections or examples clearly 
specifying the screening and types of plantings to be provided. 

x. The location, arrangement, and right-of-way widths of roads and 
streets, including roads and streets providing access to adjoining 
parcels within the proposed development. 

xi. The location and arrangement of street entrances, driveways and 
parking areas. 

Xll. A conceptual plan with preliminary computations for stormwater 
management with the location of stormwater facilities depicted. 

XIll. A history of all land divisions that have occurred in relation to the 
tract since the adoption of this requirement. 

XIV. The location of sewer and water mains with graphic depictions of 
the connection with and availability of existing facilities that are 
proposed to be made. 

xv. A wetlands delineation with the first PZMDP. 

XVI. A comprehensive sign program. 

XVll. Tabulations of parking, open space, gross square footage of 
structures and identification of uses and use categories, numbers of 
residential units, specification of transportation improvements as to 
be constructed in accordance with these Proffers and the 
Transportation Plan, stormwater management . calculations, and 
other project elements necessary to demonstrate compliance with 
the requirements of these Proffers and applicable provisions of 
Town ordinances. 

XVIll. A traffic control warrant study if requested by the Planning 
Director. 
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XIX. Other information that the Applicant believes demonstrate 
conformance of a proposed elements of the development with 
applicable requirements or as are required by the Planning 
Director. 

39. Post Zoning Master Development Plan Submission. 

a. The Applicant shall submit the number of copies of the PZMDP as 
directed by the Planning Director. 

b. The Planning Director may circulate the PZMDP for review and comment 
by such staff or agencies deemed appropriate, with reasonable notice that 
the purpose of the PZMDP is to permit a preliminary determination as to 
compliance of specific development proposals with the approved rezoning 
and applicable ordinances and regulations, prior to the submission of site 
and subdivision plans, if any. 

c. The Planning Director may request, and the Applicant shall provide at its 
expense, updated traffic counts to be submitted if it is determined by the 
Planning Director that there have been substantial changes in conditions 
affecting traffic and transportation. 

d. When the Planning Director is satisfied that the PZMDP conforms to 
applicable requirements, the PZMDP will be transmitted to the Council, 
which shall review the PZMDP and provide the Applicant such comment 
or recommendations as it may, in its discretion, elect to provide. 

e. Site plans and final subdivision plats may be submitted concurrently with 
a PZMDP for review according to the procedures set forth in Town 
ordinances applicable thereto. 

[Signature Pages to Follow] 
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Kelly Machen

From: L.Vaughn [ruthonevs16@gmail.com]
Sent: Thursday, July 06, 2017 2:35 PM
To: Planning Department
Subject: July 11 Town Council Meeting: Walker Drive Project

I will be unable to attend the Town Council meeting about the 
Walker Drive Project as I will be out of town due to a family 
commitment. I live directly across Walker drive on Hidden Creek 
Lane. I am strongly opposed to this project and the rezoning of the 
property. I continue to make Warrenton my home because it has a 
small town feel. Unfortunately, that is quickly fading away with each 
new housing development and the new demand for amenities that 
cities like Gainesville have to offer. It is my opinion that if people 
want what other cities have to offer such as, more shopping, movie 
theaters, entertainment, etc., then they should make their homes in 
those cities and not set out to change the growth plan for our lovely 
town of Warrenton. 

The town would benefit more by focusing on filling the empty 
storefronts in our already existing shopping plazas. To quote 
Sunny Reynolds in an interview published by Fauquier Now on 
February 25, 2014, "Warrenton government should do more to help 
address vacant storefronts and to foster economic growth." It's 
2017 and Warrenton still has too many empty storefronts! Why 
would the council even consider rezoning a property to create 
MORE retail space, and to create it in a primarily residential area?

 I urge the Town Council to vote AGAINST rezoning the Walker 
Drive property.

Sincerely,

L. Vaughn

361 Hidden Creek Lane
Warrenton, VA 20186



On Jul 9, 2017, at 4:41 PM, Phoebe Tufts <phoebetufts@gmail.com> wrote: 

Dear Ms. Reynolds, 

I am writing in support of the Walker Drive Project for many reasons. As a longtime Fauquier 

County resident, I raised my family here, taught in the public schools and tried to spend money 

in the town of Warrenton whenever possible. I have been distressed over the years as Warrenton 

merchants have shared their concern over poor conditions for business including high rents, 

unreasonable regulations and poor parking availability. Before you lies an opportunity not only 

for businesses but for families and young people to enjoy a pedestrian friendly place to eat and 

shop and perhaps bowl or go to the movies. Please do not let a staff member from PEC, who can 

temporarily gather numbers of people to push PEC's agenda forward, drown out the voices of 

regular residents. 

Years ago, farsighted residents of Culpeper joined together to foster conditions such that now 

Culpeper enjoys a reputation as business and family friendly. A "yes" vote for the Walker Drive 

Project  could be a major step towards Warrenton building that same reputation. 

Thank you for your time and your service to the community, 

Phoebe Tufts 



To:   Town Council of Warrenton 

From:   Julie Bolthouse, Piedmont Environmental Council 

Date:    July 2nd, 2017 

Subject: Walker Drive Development Proposal  

 

Dear Town Council Members, 

Piedmont Environmental Council submits these comments regarding the proposal to rezone 31.3804 
acres along Walker Drive from Industrial to Industrial-Planned Unit Development. PEC supports 
development in our service districts and acknowledge the Town is the appropriate location for high 
intensity development. However, after reviewing the proposal for Walker Drive, we have significant 
concerns about the process being proposed, the vagueness of the proposal, inconsistency with the I-
PUD zoning requested, confusion about what’s being proffered, and the impact it will have on one of the 
last uncluttered gateways into the historic downtown core. 
 

Project Lacks Clarity - No Master Plan 

The nebulous nature of this project and the lack of detail and commitment to specific improvements 
raise significant concerns. This proposal does not guarantee a movie theater or any entertainment 
facility. It also fails to proffer a Master Development Plan with the site layout, locations of buildings, 
types of uses, parking, street sections or connections, elevation of the buildings, or the ultimate 
architectural design of the buildings. Lacking this, we know very little about how the site will be 
developed beyond the percentages of land use types within each land bay. However, that is not what is 
being told to residents in petitions1 and illustrative images posted on social media2. These “empty 
promises” have unfairly put significant political pressure on the Town Council to approve what many 
residents incorrectly see as a proposal for a life-style center with a movie theater, bowling alley, skating 
rink, or other desirable entertainment venue.  

Rather than providing a Master Development Plan, as a mixed-use rezoning of this scale would normally 
include, this proposal uses a new process called a Post Zoning Master Development Plan. This gives the 
applicant approval for the rezoning and the freedom to lay out the plan however they see fit within the 
confines of the proffers and I-PUD zoning district. The Post Zoning Master Development Plan is 
“established solely to permit detailed review of specific development proposals against applicable 
requirements prior to the site plan submittals.”3 The purpose of knowing this information prior to 
approving the rezoning is to ensure that the site develops as expected. 

                                                           
1 Town of Warrenton: Allow Growth and Provide Entertainment! Petition of support for the Walker Drive project. 
Posted by Chris F. http://www.thepetitionsite.com/takeaction/295/467/067/ 
2 Walker Drive Project Facebook page created April 2016. https://www.facebook.com/Walker-Drive-Project-
854392717999904/ 
3 Proffer Statement ZMA 16-01 – Walker Drive Properties Zoning Map Amendments. Dated May 19, 2017.  



A well thought out Master Development Plan would prevent unexpected impacts such as signs, 
buildings, and parking lots visible from the Rt. 29/15 Bypass, the site from being disconnected from the 
downtown core and from the Town in general, and unmitigated impacts.   

 

Inconsistency with I-PUD Zoning 

The I-PUD zoning is an overlay district that gives the developer more flexibility to incorporate a mix of 
commercial and residential with the industrial uses allowed on industrially zoned land. The I-PUD zoning 
allows a higher FAR than both the Residential and Commercial Planned Unit Development (R-PUD and C-
PUD) Districts. It also allows up to 35% residential which is higher than the 15% that is allowed in the C-
PUD district. From the prospective of an owner or developer of a property, this higher density and 
increased residential percentage are attractive and increase the profitability of a property.  

The incentives of the overlay district are intended to, “encourage innovations in residential and 
nonresidential development so that the growing demands of Warrenton may be met by greater variety 
in type, design and layout of buildings and housing types…”4 The higher density and increased 
residential percentage are meant to provide incentives to achieve this goal. However, as stated in the 
prior section of these comments, without a Master Development Plan we do not know the layout, type, 
or design of the buildings being proposed.  Lacking this information upfront, there is no way for the 
Town to know if this proposal will meet the intent of the requested zoning.  

The I-PUD zoning requires 25 adjacent and/or contiguous acres within an Industrial District. The existing 
development had to be included in the proposal to make Land Bay E ‘contiguous’, however, that existing 
development is not subject to the proffers5. This seems like inappropriate contortions that do not follow 
the intent of the zoning regulations.  
 
The I-PUD zoning requires a Master Plan and is geared towards evaluation of that Master Development 
Plan,  

“A Master Plan shall be required to guide the development. This Plan shall include (i) a general 
development plan incorporating land bays and land uses as set forth in the Development 
Standards (§ 3-5.2.4.1) and Use Regulations (§ 3-5.2.6) and (ii) a narrative text that describes 
phasing, the location of and relationships between all development types, public facilities, 
roadways, open space and recreation areas, and other proposed major facilities. The Plan shall 
provide for integrated development of all of the proposed uses and the coordination of 
infrastructure as a cohesive entity, rather than separate components or independent cells of 
land use.” 
 

Without a complete Master Plan the community has no way of knowing if the proposal will meet the 
intended purpose of this flexible zoning which include: 

                                                           
4 Town of Warrenton Zoning Ordinance Section 3-5.2.4.3 Other Criteria for Commercial and Industrial Planned Unit 
Developments. As amended April 12, 2016.  
5 The existing development site has “consented to the rezoning of their properties, but shall not be subject to 
these Proffers except to the extent that the uses of their units must be otherwise authorized by the Town of 
Warrenton Zoning Ordinance, and these Proffers.” Proffer Statement ZMA 16-01 – Walker Drive Properties Zoning 
Map Amendments. Dated May 19, 2017.  



1. Increasing economic opportunities through planned communities that include light industrial 
and/or commercial business parks with on-site residential development conducive to 
implementing the Goals and Objectives of the Comprehensive Plan. 

2. Developing gateway communities to maintain and convey a sense of the Town's unique 
character by utilizing mixed-use development compatible with Warrenton's historic environment. 

3. Discouraging stereotypical "strip development" and encouraging creative urban design though 
zoning and subdivision regulations that incorporate flexible design standards, incentives and 
bonuses. Therefore, the PUD process shall permit a freer placement of buildings within the 
project area than the conventional subdivision system. In consideration of the unified 
development concept, the total project parcel shall be the unit of regulation and density shall be 
calculated on a project-wide basis to permit the clustering of buildings to create open space and 
preserve natural site features. 

4. Maintaining and encouraging efficient land use patterns that integrate residential, 
commercial, public and employment in planned neighborhoods. 

5. Targeting and recruiting new private sector employers in specific commercial and industrial 
uses to maintain and enhance a balanced tax base through the expansion of employment 
opportunities that complement and support Main Street. 

6. Promoting professional offices and their contributions to a balanced mix of employment 
opportunities.  

7. Balancing multi-modal transportation needs including motor vehicles, bicycles and 
pedestrians. 

8. Reducing vehicular traffic by locating employment and housing within one development. 

The applicant also appears to be requesting a waiver from the very zoning they encouraged the Town to 
adopt. The requested waiver, contained within the Waivers/Modifications section of their proffers, 
seeks partial exemption from the required land use mixes. The zoning states,  

The Town Council shall, upon recommendation of the planning commission, have the authority 
to modify (making the criteria more, less, or equally restrictive) or waive, the criteria established 
in the §3-5.2 et seq. for Commercial or Industrial Planned Unit Development, if in the opinion of 
Town Council it shall determine that such modification or waiver: 

a. Shall advance the legislative intent and general planning considerations underlying 
the PUD and this Ordinance, 
b. Shall be in general conformity with the adopted Comprehensive Plan, and 
c. Shall not create an adverse effect on adjacent land uses. 

 
None of the Land Bays appear to have the required minimum 50% industrial zoning. The square footage 
for the residential is slightly higher than the maximum 35%. In addition, the applicant is requesting a 5% 
waiver to the land use mix without any clear reasoning for waiving the required land use mix. Lastly, the 
planning commission recommended denial of this proposal and therefore did not give their 
recommendation of support for the requested waivers.  
 



Impact on East Lee Street Gateway 

East Lee Street acts as a gateway into the Town’s historic district and Main Street. The Town’s 
Comprehensive Plan calls for, “special planning and design attention to the gateways to Warrenton in 
order to ensure that they convey a sense of the Town’s character and scale to travelers.”6 Land Bay A of 
this property backs up to East Lee Street and Land Bay A, B, C, and D backs up to Rt. 29/15 Bypass. 
However, the applicant has given little attention to this gateway and not provided any specific design 
criteria that would meet this goal.  

These proffers do little to provide certainty about what the future gateway into Warrenton will look like 
and it is very likely the gateway will be degraded as a result. Along the Eastern Rt. 29/15 Bypass and 
ramp into the Town, only a 10 foot street landscape will be provided with only one tree every 50 feet. As 
laid out on the non-binding illustrative plans much of the parking in Land Bay A and B will be along East 
Lee Street and Walker Drive. The applicant has proffered a 30 foot landscape easement along these 
areas; Walker Drive from East Lee Street to Hidden Creek Lane and along East Lee Street from U.S. 29 to 
Walker Drive. This easement will be planted with 2 trees every 50 feet and, “area shall us screening 
measures such as but not limited to, shrubs and earth berming”7 (emphasis added). Although reference 
to fencing has been removed, it seems to still be an option. 

If built out as proposed the development will have a significant impact on the intersection of Walker 
Drive and East Lee Street, necessitating a traffic light or roundabout. The applicant has proffered 
$300,000 toward construction and financing of signalization/roundabout at this intersection prior to the 
issuance of the first non-residential building permit in Land Bays A, B, or C. The sum is to be paid if the 
signalization/roundabout has been finally authorized by the appropriate authority within three years 
from the date of approval of a warrant study showing the need for signalization. These conditions would 
require the Town to have the appropriate funds to pay for the remaining portion of the cost at the time 
it is needed.  

 

Confusion Regarding Zoning and Proffers  

Talking to residents about this proposal I have found there is a lot of confusion about the zoning and the 
proffers. First, the I-PUD zoning is an overlay district to Industrial zoning and therefore allows most of 
the uses allowed within Industrial zoning. The difference is it allows a mix of commercial and residential 
uses along with the industrial, more flexibility, and increased density.  

The proffers include many caveats and conditions and a couple inappropriate extractions from the 
locality (such as not permitting any competing health and fitness facilities unless the Old Town Athletic 
Club ceases to operate).  The 40 residential condominiums in Land Bay E are likely to be the first part of 
this site to develop based on location of infrastructure and the proffers. With that development only the 
left turn lane into Land Bay E from Academy Hill and the left turn lane in the existing entrance at 
Breezewood Lane must be built. The roundabout at site entrance A, sidewalks adjacent to Land Bays A, 

                                                           
6 Chapter 4 of the Town of Warrenton Comprehensive Plan 2000 to 2025. Adopted June 11th, 2002. 
http://www.warrentonva.gov/document_center/Planning/2002-
2025%20Comprehensive%20Plan%20Full%20Comprehensive%20Plan%20PDF.pdf 
7 Walker Drive Properties Master Development Plan. Engineer: Michael Johnson, PE. May 19th, 2017.  



B, C, and D, the central plaza, the crosswalks, internal bike trail and bike racks all are contingent on the 
rest of the development building-out and are not associated with development of Land Bay E. The 
$40,000 in contributions for Town fire and rescue and police services are associated with the first non-
residential occupancy permit. There is even an exception for Land Bay E in the Post Master Development 
Plan Process, 

“Each PZMDP submission except for a submission for Land Bay E, shall include the entirety of 
the Property regardless whether development is proposed to commence on all or a portion of 
the Property… Land Bay E is considered sufficiently distinct from the remaining Land Bays that it 
may be submitted separately…” 

 

PEC is supportive of economic growth and increased entertainment opportunities within the Town of 
Warrenton. In fact, several of our employees live in the Town and approximately 30 of our staff work in 
Warrenton. We support a downtown with a variety of options for dining out, shopping, socializing, and 
entertainment. Looking closely at the proffers and associated materials, we do not feel that this 
application is well thought-out or geared toward bringing a life-style center to the Town. It’s focused on 
development of residential in Land Bay E and making the rest of the property as marketable as possible.   

There is no reason to think a movie theater, bowling alley, or other entertainment venue can’t come to 
Warrenton. Market research is not an exact science and I’ve only seen research into movie theaters 
specifically. There are many other types of entertainment venues (indoor playhouses, miniature golf, 
Escape Room Adventures, dinner theaters, agricultural tourism, etc.) which could be sought by the 
Town’s Economic Development team. Broadview just received another $5.4 million from VDOT for 
improvements, on top of the $1.6 million the state had already allocated. With the Town of Warrenton 
planning to contribute another $1 million, we have a total of $8 million for streetscape improvements. 
This will help create the type of environment that will be appealing for investors interested in 
redeveloping some of the old strip malls and one-off pad sites along Broadview.  

Economic development can come in many forms but not all economic development is equal. If done 
correctly, it helps build community and a sense of place. I encourage you to follow your comprehensive 
plan, protect the gateway into downtown Warrenton, and seek something higher than what is before 
you. Approval of this nebulous proposal can be described as nothing other than an act of desperation. 
And desperation is not what the Town needs to attract positive economic development.  

Thank you for considering our comments and feel free to contact me with any questions or concerns. 

 

Sincerely, 

Julie Bolthouse 
Fauquier Land Use Representative 
Piedmont Environmental Council 



From: KR
To: Planning Department
Subject: Walker Drive Project
Date: Wednesday, June 28, 2017 3:10:20 PM

Due to ongoing health issues I am unable to attend the meeting regarding the Walker Drive
project.  I am emphatically OPPOSED to this project occurring!!!

I live on Hidden Creek Lane and consider this a nightmare, as well as unnecessary. Why aren't
the people who want to develop this property on Walker Drive being encourage to put their
dollars into contributing to more parking in Old Town, or renovating empty buildings so they
are usable, or advocating to bring in business that can use the already established but empty
buildings??????

Sincerely,
K. Rowland
361 Hidden Creek Ln, Warrenton
-- 

mailto:livyordream@gmail.com
mailto:Planning@warrentonva.gov


From: SHS
To: Planning Department
Subject: Walker Drive Rezoning Comments
Date: Monday, February 20, 2017 12:36:17 PM
Attachments: Walker Drive - Sewer Comments SHS.docx

Walker Drive - Traffic Comments SHS.docx
Walker Drive - Zoning Comments SHS.docx

For the Warrenton Planning Commission and Planning Staff -

Attached are my comments on three aspects of the Walker Drive PUD Rezoning - sewer,
traffic, and zoning conformance. I respectfully request that you consider these comments, and
submit them to be part of the public record. If you would like to discuss any of these
comments, feel free to contact me at this email address.

Sincerely,
Sally Harmon Semple
319 Falmouth Street
Warrenton, VA


Walker Drive Development - Sewer Impacts 

[bookmark: _GoBack]Public Comments by Sally Harmon Semple - February 20, 2017



Warrenton's wastewater treatment plant has a capacity of 2.5 million gallons per day (MGD). Current operating levels are about 2.0 MGD. The Virginia Department of Environmental Quality (DEQ) imposes a planning trigger on the town when it reaches 95% treatment capacity, which effectively caps operations at 2.375 MGD (see green dotted line on chart). 

The chart below, updated and adapted from the chart included in the October 2016 Planning Commission packet, shows how much wastewater treatment is needed when all the available land is developed as zoned (first two stacked bars on the left), and if the Walker Drive rezoning is approved (last two stacked bars on the right).



























	









Issues: 



· Even without the Walker Drive upzoning, Warrenton no longer has enough capacity to meet DEQ planning limits. The $2.4 million 3 year project to reduce 200,000 gallons a day (gpd) of I&I will still leave the Town 3% above the DEQ planning limit (see second stacked bar on chart). The town will need to find at least 75,000 gpd more capacity to come under the limit, if not more, because I&I losses will always be on the rise. Warrenton stated in the 2009 Comprehensive Plan Update:



The Virginia Department of Environmental Quality requires that the processing of effluent in excess of 95% of the plant’s capacity mandates expansion to maintain a minimum of 5% reserve. This triggers a series of events that could either strap the Town with significant costs for downstream expansion or make untenable choices regarding which properties receive service and when. (p.31)



· With no plan in place to address the entire sewer capacity deficit, the Town should not approve any project that increases sewer needs. The Walker Drive project is expected to generate 30,000 - 46,300 gpd of wastewater beyond the 22,400 gpd that they are entitled to generate under the current light industrial zoning. This additional sewer capacity simply is not available for the town to grant.



· To partially offset the cost of creating additional treatment capacity for the Walker Drive project, the town intends to use fees generated by the developer's proffer to put individual meters, rather than master meters, on some of their buildings. 

· How much of this money is available and is not needed for installing, monitoring and maintaining the meters? 

· At the currently estimated I&I mitigation rate of $12 /gpd, would the fees cover the entire cost of treating the waste?

· Since the current $12 /gpd project is not in place to provide additional sewer to Walker Drive but simply to start chipping away at our already existing over-commitment in sewer capacity, more projects would be needed to provide capacity for Walker Drive.  Do we know how much those would cost?  Assuming we are addressing the most affordable fixes first, isn't it reasonable to estimate that the cost of future fixes would exceed $12 gpd?



Not identifying and not expecting payment for the full cost of providing sewer treatment to the Walker Drive upzoning is in conflict with the Public Utilities Policy as stated in the Comprehensive Plan to:



	Ensure that new development pays the full cost of its public sewer & water service. (p. 31)



· The Walker Drive developers are not the only developers who will request Warrenton to provide unplanned sewer capacity. How we treat this request will set a precedent.

· 
The Town may believe they have time to figure out how to obtain the needed sewer capacity because, based on the 2015 Whitman and Requardt (W&R) study, we have 7 years until we run out of capacity, and more if the $2.4 million I&I project is successful. However, the contractor's projections were based on a 3% per year increase in sewer demand, which did not include any increases in I&I. New leaks and line breaks are almost certain to occur in an aging system. Just one modest new I&I event or a wet year would put us well beyond the DEQ limit, and even beyond our plant's capacity earlier than the Town is projecting (see 4th stacked bar on chart).

 

· Providing sewer to a large scale upzoning such as Walker Drive at this time would be in conflict with the following provisions of the Comprehensive Plan (2009 Update):



· The town is to continue providing a safe, reliable, and cost-efficient sewage treatment system (p. 25)



· The utility capacity of [sewer] could accommodate the anticipated Town development, but barely and only assuming that the estimated uses and density would be as currently zoned.

(pp. 32-33 -- note this statement was made before the 2015 W&R study that shows >700,000 gpd more in I&I losses than were estimated in the 2008 W&R report.)



· The Town is confronted with three (3) options for additional development of out-of-Town properties or rezoning of in-Town properties to significantly higher densities: 



1. Deny the service for out-of-Town development or a change of density for in Town development unless it can be demonstrated that such development will not require increased utility service or create a demand beyond the capacity of the town systems at build-out, [footnoteRef:1] including the required reserves for the water and sewer treatment plants. [footnoteRef:2] [1:  If the Walker Drive rezoning is approved the sewer system will be operating at or above capacity at buildout. Plants should not be run at 100% capacity. Projected operating levels even without including future I&I events with the Walker Drive rezoning is 99.85% (based on numbers generated in 2015).
]  [2:  The Public Works Dept has already demonstrated that the town will be beyond its required DEQ reserve and permit limits before Town build out, even without the Walker Drive rezoning.
] 




2. Town Council commits to the limited expansion of the existing utility systems to provide for no more than 10-15% of the capacity in place (subject to state regulations and permitting) and include a basis for determination of pro-rata share or impact fees to support the expansion from any out-of-Town or rezoned development. Such expansion can be accommodated through one or more of the following:  



a. I&I Program – Aggressively pursue a sewer remediation program to remove the infiltration of groundwater and seal the system from invasion by storm water.[footnoteRef:3] The reduction of extraneous water will reduce the actual treatment of effluent and result in increased capability. This was demonstrated in a limited fashion by the Centex studies and suggests that a 5% retrieval of plant capacity (125,000 gpd) might be obtained.  [3:  Town Council just initiated a project to address a portion of I&I in the 2016 CIP. However, the I&I abatement is only projected to address one fifth of our I&I problem - equivalent to 8% of our capacity. This is not yet sufficient to address the 10-15% capacity identified in Option 2. Plus I&I is taking away much more of our capacity than we expected it would in 2009. Our I&I program is not timely or aggressive enough to warrant upzonings at this time.] 




b. Supplemental Treatment Plant Improvements - Some improvements or changes in technology to the sewer treatment plant could be made to provide up to 20% increase in the treatment capability, absent the deed restriction. The cost would be significant and must be borne by those needing supplemental capacity for development, thereby protecting the development potential of in-Town properties that have already invested in the plant through taxes and assessment fees. 



	c. Water Supply Improvements . . . 



      . . . 3. The Town pursues the expansion of the sanitary treatment system outside of Warrenton in concert with the Fauquier County Water and Sanitation Authority. . . (p. 35)

 



· Operating a sewage treatment plant at or near its capacity especially during rain storms can mean:

· overflowing manholes

· sewer backups into low lying homes

· higher treatment costs (to the taxpayers), and 

· discharge of untreated or inadequately treated wastewater.  



 One home on Falmouth Street has already been flooded with sewage.



Please do not promise more sewer capacity than we have a dedicated, funded plan to obtain.  

Projected Wastewater Levels at Town Buildout

Flow Volume within D	EQ Planning Limit	Current Zoning 	Current Zoning + $2.4M I	&	I Improvement Project	Walker Dr Rezoning + $2.4M I	&	I Project	I	&	I Event +             Walker Dr Rezoning + $2.4M I	&	I Project	2.375	2.375	2.375	2.375	Flow Volume that Exceeds DEQ Planning Limit from By-Right Development	Current Zoning 	Current Zoning + $2.4M I	&	I Improvement Project	Walker Dr Rezoning + $2.4M I	&	I Project	I	&	I Event +             Walker Dr Rezoning + $2.4M I	&	I Project	0.27500000000000002	7.4999999999999997E-2	7.4999999999999997E-2	7.4999999999999997E-2	Additional Flow Volume from Walker Drive Rezoning	Current Zoning 	Current Zoning + $2.4M I	&	I Improvement Project	Walker Dr Rezoning + $2.4M I	&	I Project	I	&	I Event +             Walker Dr Rezoning + $2.4M I	&	I Project	0	4.4999999999999998E-2	4.4999999999999998E-2	I	&	I Event	Current Zoning 	Current Zoning + $2.4M I	&	I Improvement Project	Walker Dr Rezoning + $2.4M I	&	I Project	I	&	I Event +             Walker Dr Rezoning + $2.4M I	&	I Project	3.5000000000000003E-2	Column1	Current Zoning 	Current Zoning + $2.4M I	&	I Improvement Project	Walker Dr Rezoning + $2.4M I	&	I Project	I	&	I Event +             Walker Dr Rezoning + $2.4M I	&	I Project	0.95	Millions of Gallons Per Day of Wastewater (MGD)

Wastewater Treatment Plant Capacity






Walker Drive Development - Traffic Issues for Falmouth Street

[bookmark: _GoBack]Public Comments by Sally Harmon Semple - February 20, 2017



1. 	The following are the traffic backups on the exit ramp from 29S that our residents would face during the 	evening peak hours.

· The Walker Drive development will triple traffic backups on the ramp as compared to by-right development.



· Instead of the average 2 - 3 car backup at rush hour, residents turning right on to E. Lee St from the 29 off ramp from 4 - 7 PM will have to routinely face 9 - 12 car backups that could extend to well over 20 cars long.



· The backup on the ramp for drivers turning left or going straight could be so long that it will block access to the right turn lane on the off ramp.



		



		Existing Zoning

		Walker Drive Rezoning



		

		Average Length Backup

(feet)

		95th percentile volume  Backup (feet)

		Max Backup 

(feet)

		# Cars in Backup*

		Average Length Backup

(feet)

		95th percentile volume Backup

(feet)

		Max Backup

(feet)

		# Cars in Backup*



		Current



		58 

		94

		118

		2 - 5

		

		

		

		



		2018 	



		71

		121

		146

		3 - 6

		116

		210

		267

		5 - 12



		2018 with traffic lights

		

		

		

		

		126

		227

		296

		5 - 13



		2019



		72

		117

		143

		3 - 6

		228

		462

		464

		10 - 21



		

		

		

		

		

		

		

		505†

		10 - 23



		2019 with traffic lights



		

		

		

		

		212

		405

		445

		9 - 20



		

		

		

		

		

		

		

		450†

		9 - 20



		2025





		79

		134

		177

		3 - 8

		248

		476

		480

		11 - 21



		

		

		

		

		

		

		494†

		504†

		11 - 22



		2025 plus traffic lights





		

		

		

		

		274

		518

		507

		12 - 23



		

		

		

		

		

		

		581†

		597†

		12 - 27





Backups on 29S off ramp at E. Lee St for Right Turns towards Old Town (4:00 - 7:00 PM Weekdays)



Queuing distances in feet are from the applicant's traffic study - Walker Drive Properties Warrenton, Virginia Traffic Impact Analyses, by The Traffic Group, April 6, 2016, p. 60 and pdf pages 272, 278, 281, 285, 296, 299, 302, 306, 310, 314.

*Typical car lengths used in traffic queue analyses are 20 - 25'. I used 22' and rounded down. The range depicts the average number of cars to the highest number of cars.

†In these cases the traffic queues in the left turn/straight lane are so long that they block access to the right turn lane, which has 315' of storage. I do not know if the queueing distances presented in the traffic report  already factor in this effect, so I have provided this adjusted calculation (R queue + LT queue- 315, when LT queue>315) in case this stacking effect is not reflected in the right turn queue lengths in the traffic study. A traffic engineer could easily identify whether this cell or the cell immediately above reflects the appropriate back up length.

2. For Falmouth Street residents and adjacent neighborhoods, the development will also substantially change and complicate our driving experience whenever we need to head East/North out of Warrenton.  Instead of an unimpeded trip to Route 29 along the short stretch of East Lee Street, the rezoning would require two traffic lights to get to the bypass.



3. Citizens need to know what the traffic difference will be from by-right development vs rezoning.  Although much of the data is available in the traffic studies, it is difficult and time consuming for citizens to extract that data from the report and put it in terms that are meaningful to them.  For example - how much more traffic will there be on East Lee Street because of the rezoning than there is right now?  How does that compare to the traffic levels that would result from by-right development of the parcels? I understand the need for including future changes in background traffic in the traffic analysis. But please also simply tell us what the results from the rezoning, by itself, and the by-right development, by itself, would be if overlaid on today's traffic levels. 



It appears that the Walker Drive rezoning would increase average daily traffic by about 18% on East Lee Street between Falmouth and Oliver City/Walker Drive, and about 64% on East Lee Street between the bypass and Oliver City/Walker Drive; whereas the by-right development would increase levels about 2% and 6% on the same stretches. Are these numbers in the right ball park?  If so, this is not an acceptable tradeoff in my daily life for the chance of having a movie theatre closer by that I might go to a few times a year.



4. There is currently a substantial backup of traffic on the Eastern ByPass, South-Bound, at the light near the landfill. This backup will continue to grow and increase pressure on the Lee St/Meetze Road interchange, resulting in a greater percentage of people using Lee St and Falmouth/Williams Way as a cut thru to the south end of town. This diverted traffic should be accounted for in the study.



5. With visible backups to get off of 29S both at Lee Street and near the landfill, why would shoppers north of Warrenton even bother to drive to Warrenton to shop at our HomeDepot and WalMart or Walker Drive complex? Our traffic will become a problem for more than just the residents in the vicinity of the project.



6. The traffic study only assigns 5% of the Warrenton Crossing traffic to/from Old Town.  This is quite low - it is the same figure that is applied to the Meetze Road direction.  Even if the new Warrenton Crossing residents decide not to frequent the banks, shops, post offices or restaurants in Old Town with more than 5% of their trips, the best route to some businesses along Shirley and Broadview is to cut thru Old Town. The Warrenton Crossing analysis should be adjusted to reflect a greater number of trips towards Old Town. (see p. 24 Traffic Report) 



7. The study needs to include the impacts of Warrenton Chase. This development is well within the timeframe of the study, will be located right near the Walker Drive project on the other side of 15/29. These new residents would frequent the 29/Meetze Road interchange. 


Conclusion:

Please do not approve the Walker Drive rezoning. This is an intensive commercial and residential use whose traffic impacts will detract from daily life. Compare the increase in traffic impact from the rezoning to the goal in the Comprehensive Plan for the current zoning of this property:

"By creating and expanding these [light industry] sites, it will reduce the amount of persons commuting towards Northern Virginia, and thereby reducing travel time and congestion. . ." [emphasis added] Comprehensive Plan, p. 3-64

Increased traffic levels do have a major impact on quality of life.  There is only one Warrenton - please do not follow the model of intensive Northern Virginia development.

If the development is approved despite the impact on neighbors, please put a traffic circle at the                   E. Lee St/Walker Drive intersection to ameliorate some of the traffic impact. A traffic circle would also provide a gateway to Old Town to convey a feeling that we are leaving the intensive traffic light dependent development of Northern Virginia and entering a different space.






Walker Drive Development - Zoning Conformance

[bookmark: _GoBack]Public Comments by Sally Harmon Semple - February 20, 2017



Implicit in the premise of an I-PUD is not only that the original zoning was Industrial, but that the main land use of the new I-PUD would continue to be industrial. This is reflected in the I-PUD land use mix development standards:

· Industrial -Minimum 50% 

· Commercial -Maximum 30% 

· Residential - Maximum 20%[endnoteRef:1]  [1:  Increased from 15% by ZTA at the request of Walker Drive] 




Compare this to the Walker Drive proposal:[endnoteRef:2] [2:  For a quick comparison I based this on square footage since I am not familiar with the FAR calculation methodologies:  Office Industrial 37,356 sq ft; Commercial 111,968 sq ft; Restaurants 33,551 sq ft; Dwellings 60,000 sq ft; Total 242,875 new sq ft.] 


· Office Industrial - 15%

· Commercial - 46%

· Restaurants (Commercial, but using some surprisingly broad language in the regulations can also be considered Industrial) - 14%

· Residential - 25%

Even if one adds in the existing Health Club and categorizes all of its uses as Industrial (note, however, that the non-office portion of the club could qualify as Commercial), the industrial usage of the entire site would still be well below 50%.[endnoteRef:3] Only by calling all the restaurants "industrial" and adding in existing property does the land use mix get to 45.5% Industrial.  In any event, using the existing Health Club to bolster the percentage of industrial land fails to give us an understanding of how the land use is actually changing, and what the impact to the community of the rezoning might be.  [3:  Health Club is listed as 73,139 sq ft, bringing total site square footage of existing and new development to 316,014 sq ft.  If all 73,139 sq ft is classified as industrial, the percent industrial usage on a square foot basis would be 35%.] 


To classify the Walker Drive development as an I-PUD, a zoning text amendment (ZTA) was created, which increased the amount of residential use permitted, and allows the land use mixes cited above to be overridden.  Nonetheless, if one reviews the various land use mixes specified in the Warrenton Zoning Ordinance, it is clear that the proposed Walker Drive development is more closely aligned with a C-PUD:

· Industrial -Maximum 35% 

· Commercial -Minimum 30% 

· Residential - Maximum 15% 

However, the Town is not reviewing this project as a C-PUD simply because the land is currently zoned Industrial. The impact to the community of classifying this development as an I-PUD, instead of the C-PUD which it more closely resembles, means that we are not evaluating basic important questions that are asked when we rezone land from predominantly industrial to commercial uses, such as:

· The inventory of vacant commercial properties;

· The need for additional commercial land;

· Undue impacts of commercial growth on surrounding residential areas (3-4.10.1);

· An economic assessment of the job wage difference between industrial and commercial jobs;

· The opportunity for advancement and long term employment of industry vs commercial;

· The diversity of employment types available within Warrenton.

Further, there are several important distinctions between the C-PUD and the I-PUD:

· The C-PUD requires a lower maximum density (0.50 vs 0.60 FAR)

· The C-PUD requires a lower proportion of housing 

(15% vs 20%, and for mixed use residential, 15% vs 35%)[endnoteRef:4]  [4:  The housing percentages used to be the same for I-PUDs & C-PUDs but were increased in I-PUDs at Walker Drive's request.] 


· The C-PUD requires 5% more open space.[endnoteRef:5]  [5:  The open space requirements used to be the same for I-PUDs & C-PUDs, but the amount of open space was reduced at Walker Drive's request.] 


So, what we are getting from this proposed development is all the commercial growth and loss of industrial uses that are associated with a C-PUD, but with all the intense land uses allowed by an I-PUD, without the impact analysis that would accompany a rezoning from industrial to commercial.

In Summary, 

1.  Uses in the proposed development do not "…emphasize…industrial uses" as stated in the General Criteria in reference to I-PUDs (sec. 3-5.2.4.1). The project should be put forth as a C-PUD and the impacts of changing the zoning from Industrial to Commercial should be evaluated.

2.  A number of zoning text amendments were approved so that the Walker Drive development could fit within the parameters of an I-PUD. Yet the development still does not meet the base land use mix requirements and will need to seek an exemption. This process of trying to fit a round peg into a square hole by:

· tailoring amendments to the zoning rules in anticipation of the application; 

· allowing the applicant to include land that is already developed into their acreage so that they can meet PUD minimum acreage requirements;

· adding exemptions to the rules in case the applicant still does not meet PUD goals/requirements,

 is not in the best interest of the community, and is resulting in: 



· more intense land use

· a preponderance of commercial uses, the need for which has not been evaluated

· a decrease in our inventory of industrial land, the impact of which has not been evaluated

· greater traffic impacts

· sewer needs that exceed planning targets and could easily exceed the maximum capacity of our treatment plant

4.  I request that the project as currently proposed be denied.
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Walker Drive Development - Sewer Impacts  
Public Comments by Sally Harmon Semple - February 20, 2017 

 

Warrenton's wastewater treatment plant has a capacity of 2.5 million gallons per day (MGD). Current 
operating levels are about 2.0 MGD. The Virginia Department of Environmental Quality (DEQ) imposes a 
planning trigger on the town when it reaches 95% treatment capacity, which effectively caps operations 
at 2.375 MGD (see green dotted line on chart).  

The chart below, updated and adapted from the chart included in the October 2016 Planning 
Commission packet, shows how much wastewater treatment is needed when all the available land is 
developed as zoned (first two stacked bars on the left), and if the Walker Drive rezoning is approved 
(last two stacked bars on the right). 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 



Issues:  
 
 Even without the Walker Drive upzoning, Warrenton no longer has enough capacity to meet DEQ 

planning limits. The $2.4 million 3 year project to reduce 200,000 gallons a day (gpd) of I&I will still 
leave the Town 3% above the DEQ planning limit (see second stacked bar on chart). The town will 
need to find at least 75,000 gpd more capacity to come under the limit, if not more, because I&I 
losses will always be on the rise. Warrenton stated in the 2009 Comprehensive Plan Update: 
 

The Virginia Department of Environmental Quality requires that the processing of effluent in 
excess of 95% of the plant’s capacity mandates expansion to maintain a minimum of 5% reserve. 
This triggers a series of events that could either strap the Town with significant costs for 
downstream expansion or make untenable choices regarding which properties receive service 
and when. (p.31) 
 

 With no plan in place to address the entire sewer capacity deficit, the Town should not approve any 
project that increases sewer needs. The Walker Drive project is expected to generate 30,000 - 
46,300 gpd of wastewater beyond the 22,400 gpd that they are entitled to generate under the 
current light industrial zoning. This additional sewer capacity simply is not available for the town to 
grant. 

 
 To partially offset the cost of creating additional treatment capacity for the Walker Drive project, 

the town intends to use fees generated by the developer's proffer to put individual meters, rather 
than master meters, on some of their buildings.  

o How much of this money is available and is not needed for installing, monitoring and 
maintaining the meters?  

o At the currently estimated I&I mitigation rate of $12 /gpd, would the fees cover the entire 
cost of treating the waste? 

o Since the current $12 /gpd project is not in place to provide additional sewer to Walker 
Drive but simply to start chipping away at our already existing over-commitment in sewer 
capacity, more projects would be needed to provide capacity for Walker Drive.  Do we know 
how much those would cost?  Assuming we are addressing the most affordable fixes first, 
isn't it reasonable to estimate that the cost of future fixes would exceed $12 gpd? 

 
Not identifying and not expecting payment for the full cost of providing sewer treatment to the 
Walker Drive upzoning is in conflict with the Public Utilities Policy as stated in the Comprehensive 
Plan to: 
 

 Ensure that new development pays the full cost of its public sewer & water service. (p. 31) 
 

 The Walker Drive developers are not the only developers who will request Warrenton to provide 
unplanned sewer capacity. How we treat this request will set a precedent. 



 The Town may believe they have time to figure out how to obtain the needed sewer capacity 
because, based on the 2015 Whitman and Requardt (W&R) study, we have 7 years until we run out 
of capacity, and more if the $2.4 million I&I project is successful. However, the contractor's 
projections were based on a 3% per year increase in sewer demand, which did not include any 
increases in I&I. New leaks and line breaks are almost certain to occur in an aging system. Just one 
modest new I&I event or a wet year would put us well beyond the DEQ limit, and even beyond our 
plant's capacity earlier than the Town is projecting (see 4th stacked bar on chart). 

  
 Providing sewer to a large scale upzoning such as Walker Drive at this time would be in conflict with 

the following provisions of the Comprehensive Plan (2009 Update): 
 

• The town is to continue providing a safe, reliable, and cost-efficient sewage treatment system (p. 
25) 
 

• The utility capacity of [sewer] could accommodate the anticipated Town development, but 
barely and only assuming that the estimated uses and density would be as currently zoned. 
(pp. 32-33 -- note this statement was made before the 2015 W&R study that shows >700,000 
gpd more in I&I losses than were estimated in the 2008 W&R report.) 

 
• The Town is confronted with three (3) options for additional development of out-of-Town 

properties or rezoning of in-Town properties to significantly higher densities:  
 

1. Deny the service for out-of-Town development or a change of density for in Town development 
unless it can be demonstrated that such development will not require increased utility service or 
create a demand beyond the capacity of the town systems at build-out, 1 including the required 
reserves for the water and sewer treatment plants. 2 

 
2. Town Council commits to the limited expansion of the existing utility systems to provide for no 
more than 10-15% of the capacity in place (subject to state regulations and permitting) and 
include a basis for determination of pro-rata share or impact fees to support the expansion from 
any out-of-Town or rezoned development. Such expansion can be accommodated through one or 
more of the following:   

 

                                                             
1 If the Walker Drive rezoning is approved the sewer system will be operating at or above capacity at 
buildout. Plants should not be run at 100% capacity. Projected operating levels even without including 
future I&I events with the Walker Drive rezoning is 99.85% (based on numbers generated in 2015). 
 
2 The Public Works Dept has already demonstrated that the town will be beyond its required DEQ 
reserve and permit limits before Town build out, even without the Walker Drive rezoning. 
 



a. I&I Program – Aggressively pursue a sewer remediation program to remove the 
infiltration of groundwater and seal the system from invasion by storm water.3 The 
reduction of extraneous water will reduce the actual treatment of effluent and result in 
increased capability. This was demonstrated in a limited fashion by the Centex studies 
and suggests that a 5% retrieval of plant capacity (125,000 gpd) might be obtained.  

 
b. Supplemental Treatment Plant Improvements - Some improvements or changes in 
technology to the sewer treatment plant could be made to provide up to 20% increase in 
the treatment capability, absent the deed restriction. The cost would be significant and 
must be borne by those needing supplemental capacity for development, thereby 
protecting the development potential of in-Town properties that have already invested 
in the plant through taxes and assessment fees.  

 
 c. Water Supply Improvements . . .  

 
      . . . 3. The Town pursues the expansion of the sanitary treatment system outside of 
Warrenton in concert with the Fauquier County Water and Sanitation Authority. . . (p. 35) 

  
 
 Operating a sewage treatment plant at or near its capacity especially during rain storms can mean: 

 overflowing manholes 
 sewer backups into low lying homes 
 higher treatment costs (to the taxpayers), and  
 discharge of untreated or inadequately treated wastewater.   

 
 One home on Falmouth Street has already been flooded with sewage. 
 
Please do not promise more sewer capacity than we have a dedicated, funded plan to obtain.   

                                                             
3 Town Council just initiated a project to address a portion of I&I in the 2016 CIP. However, the I&I 
abatement is only projected to address one fifth of our I&I problem - equivalent to 8% of our capacity. 
This is not yet sufficient to address the 10-15% capacity identified in Option 2. Plus I&I is taking away 
much more of our capacity than we expected it would in 2009. Our I&I program is not timely or 
aggressive enough to warrant upzonings at this time. 



 

Walker Drive Development - Traffic Issues for Falmouth Street 
Public Comments by Sally Harmon Semple - February 20, 2017 

 
1.  The following are the traffic backups on the exit ramp from 29S that our residents would face during the  evening 
peak hours. 

• The Walker Drive development will triple traffic backups on the ramp as compared to by-right development. 
 

• Instead of the average 2 - 3 car backup at rush hour, residents turning right on to E. Lee St from the 29 off ramp 
from 4 - 7 PM will have to routinely face 9 - 12 car backups that could extend to well over 20 cars long. 
 

• The backup on the ramp for drivers turning left or going straight could be so long that it will block access to the 
right turn lane on the off ramp. 

 

Backups on 29S off ramp at E. Lee St for Right Turns towards Old Town (4:00 - 7:00 PM Weekdays) 
 
Queuing distances in feet are from the applicant's traffic study - Walker Drive Properties Warrenton, Virginia Traffic Impact Analyses, 
by The Traffic Group, April 6, 2016, p. 60 and pdf pages 272, 278, 281, 285, 296, 299, 302, 306, 310, 314. 

*Typical car lengths used in traffic queue analyses are 20 - 25'. I used 22' and rounded down. The range depicts the average number 
of cars to the highest number of cars. 

†In these cases the traffic queues in the left turn/straight lane are so long that they block access to the right turn lane, which has 
315' of storage. I do not know if the queueing distances presented in the traffic report  already factor in this effect, so I have 
provided this adjusted calculation (R queue + LT queue- 315, when LT queue>315) in case this stacking effect is not reflected in the 
right turn queue lengths in the traffic study. A traffic engineer could easily identify whether this cell or the cell immediately above 
reflects the appropriate back up length.

 
 

Existing Zoning Walker Drive Rezoning 

 Average 
Length 
Backup 
(feet) 

95th 
percentile 

volume  
Backup 
(feet) 

Max 
Backup  
(feet) 

# Cars in 
Backup* 

Average 
Length 
Backup 
(feet) 

95th 
percentile 

volume 
Backup 
(feet) 

Max 
Backup 
(feet) 

# Cars in 
Backup* 

Current 
 

58  94 118 2 - 5     

2018   
 

71 121 146 3 - 6 116 210 267 5 - 12 

2018 with traffic lights     126 227 296 5 - 13 

2019 
 72 117 143 3 - 6 228 462 

464 10 - 21 

505† 10 - 23 

2019 with traffic lights 
     212 405 

445 9 - 20 

450† 9 - 20 

2025 
 
 

79 134 177 3 - 8 248 
476 480 11 - 21 

494† 504† 11 - 22 

2025 plus traffic lights 
 
 

    274 
518 507 12 - 23 

581† 597† 12 - 27 



2. For Falmouth Street residents and adjacent neighborhoods, the development will also substantially 
change and complicate our driving experience whenever we need to head East/North out of Warrenton.  
Instead of an unimpeded trip to Route 29 along the short stretch of East Lee Street, the rezoning would 
require two traffic lights to get to the bypass. 
 

3. Citizens need to know what the traffic difference will be from by-right development vs rezoning.  
Although much of the data is available in the traffic studies, it is difficult and time consuming for citizens 
to extract that data from the report and put it in terms that are meaningful to them.  For example - how 
much more traffic will there be on East Lee Street because of the rezoning than there is right now?  How 
does that compare to the traffic levels that would result from by-right development of the parcels? I 
understand the need for including future changes in background traffic in the traffic analysis. But please 
also simply tell us what the results from the rezoning, by itself, and the by-right development, by itself, 
would be if overlaid on today's traffic levels.  
 
It appears that the Walker Drive rezoning would increase average daily traffic by about 18% on East Lee 
Street between Falmouth and Oliver City/Walker Drive, and about 64% on East Lee Street between the 
bypass and Oliver City/Walker Drive; whereas the by-right development would increase levels about 2% 
and 6% on the same stretches. Are these numbers in the right ball park?  If so, this is not an acceptable 
tradeoff in my daily life for the chance of having a movie theatre closer by that I might go to a few times 
a year. 
 

4. There is currently a substantial backup of traffic on the Eastern ByPass, South-Bound, at the light near 
the landfill. This backup will continue to grow and increase pressure on the Lee St/Meetze Road 
interchange, resulting in a greater percentage of people using Lee St and Falmouth/Williams Way as a 
cut thru to the south end of town. This diverted traffic should be accounted for in the study. 
 

5. With visible backups to get off of 29S both at Lee Street and near the landfill, why would shoppers north 
of Warrenton even bother to drive to Warrenton to shop at our HomeDepot and WalMart or Walker 
Drive complex? Our traffic will become a problem for more than just the residents in the vicinity of the 
project. 
 

6. The traffic study only assigns 5% of the Warrenton Crossing traffic to/from Old Town.  This is quite low - 
it is the same figure that is applied to the Meetze Road direction.  Even if the new Warrenton Crossing 
residents decide not to frequent the banks, shops, post offices or restaurants in Old Town with more 
than 5% of their trips, the best route to some businesses along Shirley and Broadview is to cut thru Old 
Town. The Warrenton Crossing analysis should be adjusted to reflect a greater number of trips towards 
Old Town. (see p. 24 Traffic Report)  
 

7. The study needs to include the impacts of Warrenton Chase. This development is well within the 
timeframe of the study, will be located right near the Walker Drive project on the other side of 15/29. 
These new residents would frequent the 29/Meetze Road interchange.  



Conclusion: 

Please do not approve the Walker Drive rezoning. This is an intensive commercial and residential use whose 
traffic impacts will detract from daily life. Compare the increase in traffic impact from the rezoning to the 
goal in the Comprehensive Plan for the current zoning of this property: 

"By creating and expanding these [light industry] sites, it will reduce the amount of persons commuting 
towards Northern Virginia, and thereby reducing travel time and congestion. . ." [emphasis added] 
Comprehensive Plan, p. 3-64 

Increased traffic levels do have a major impact on quality of life.  There is only one Warrenton - please do 
not follow the model of intensive Northern Virginia development. 

If the development is approved despite the impact on neighbors, please put a traffic circle at the                   
E. Lee St/Walker Drive intersection to ameliorate some of the traffic impact. A traffic circle would also 
provide a gateway to Old Town to convey a feeling that we are leaving the intensive traffic light dependent 
development of Northern Virginia and entering a different space. 

 

 



Walker Drive Development - Zoning Conformance 
Public Comments by Sally Harmon Semple - February 20, 2017 

 

Implicit in the premise of an I-PUD is not only that the original zoning was Industrial, but that the main land 
use of the new I-PUD would continue to be industrial. This is reflected in the I-PUD land use mix 
development standards: 

 Industrial -Minimum 50%  
 Commercial -Maximum 30%  
 Residential - Maximum 20%1  

 
Compare this to the Walker Drive proposal:2 
 Office Industrial - 15% 
 Commercial - 46% 
 Restaurants (Commercial, but using some surprisingly broad language in the regulations can also be 

considered Industrial) - 14% 
 Residential - 25% 

Even if one adds in the existing Health Club and categorizes all of its uses as Industrial (note, however, that 
the non-office portion of the club could qualify as Commercial), the industrial usage of the entire site would 
still be well below 50%.3 Only by calling all the restaurants "industrial" and adding in existing property does 
the land use mix get to 45.5% Industrial.  In any event, using the existing Health Club to bolster the 
percentage of industrial land fails to give us an understanding of how the land use is actually changing, and 
what the impact to the community of the rezoning might be.  

To classify the Walker Drive development as an I-PUD, a zoning text amendment (ZTA) was created, which 
increased the amount of residential use permitted, and allows the land use mixes cited above to be 
overridden.  Nonetheless, if one reviews the various land use mixes specified in the Warrenton Zoning 
Ordinance, it is clear that the proposed Walker Drive development is more closely aligned with a C-PUD: 

 Industrial -Maximum 35%  
 Commercial -Minimum 30%  
 Residential - Maximum 15%  

However, the Town is not reviewing this project as a C-PUD simply because the land is currently zoned 
Industrial. The impact to the community of classifying this development as an I-PUD, instead of the C-PUD 
which it more closely resembles, means that we are not evaluating basic important questions that are 
asked when we rezone land from predominantly industrial to commercial uses, such as: 

 The inventory of vacant commercial properties; 
 The need for additional commercial land; 
 Undue impacts of commercial growth on surrounding residential areas (3-4.10.1); 
 An economic assessment of the job wage difference between industrial and commercial jobs; 
 The opportunity for advancement and long term employment of industry vs commercial; 
 The diversity of employment types available within Warrenton. 



Further, there are several important distinctions between the C-PUD and the I-PUD: 

 The C-PUD requires a lower maximum density (0.50 vs 0.60 FAR) 
 The C-PUD requires a lower proportion of housing  

(15% vs 20%, and for mixed use residential, 15% vs 35%)4  
 The C-PUD requires 5% more open space.5  

So, what we are getting from this proposed development is all the commercial growth and loss of industrial 
uses that are associated with a C-PUD, but with all the intense land uses allowed by an I-PUD, without the 
impact analysis that would accompany a rezoning from industrial to commercial. 

In Summary,  

1.  Uses in the proposed development do not "…emphasize…industrial uses" as stated in the General 
Criteria in reference to I-PUDs (sec. 3-5.2.4.1). The project should be put forth as a C-PUD and the impacts 
of changing the zoning from Industrial to Commercial should be evaluated. 

2.  A number of zoning text amendments were approved so that the Walker Drive development could fit 
within the parameters of an I-PUD. Yet the development still does not meet the base land use mix 
requirements and will need to seek an exemption. This process of trying to fit a round peg into a square 
hole by: 

• tailoring amendments to the zoning rules in anticipation of the application;  
• allowing the applicant to include land that is already developed into their acreage so that they can 

meet PUD minimum acreage requirements; 
• adding exemptions to the rules in case the applicant still does not meet PUD goals/requirements, 

 is not in the best interest of the community, and is resulting in:  
 
 more intense land use 
 a preponderance of commercial uses, the need for which has not been evaluated 
 a decrease in our inventory of industrial land, the impact of which has not been evaluated 
 greater traffic impacts 
 sewer needs that exceed planning targets and could easily exceed the maximum capacity of our 

treatment plant 

4.  I request that the project as currently proposed be denied. 

                                                             
1 Increased from 15% by ZTA at the request of Walker Drive 
2 For a quick comparison I based this on square footage since I am not familiar with the FAR calculation 
methodologies:  Office Industrial 37,356 sq ft; Commercial 111,968 sq ft; Restaurants 33,551 sq ft; Dwellings 60,000 sq 
ft; Total 242,875 new sq ft. 
3 Health Club is listed as 73,139 sq ft, bringing total site square footage of existing and new development to 316,014 sq 
ft.  If all 73,139 sq ft is classified as industrial, the percent industrial usage on a square foot basis would be 35%. 
4 The housing percentages used to be the same for I-PUDs & C-PUDs but were increased in I-PUDs at Walker Drive's 
request. 
5 The open space requirements used to be the same for I-PUDs & C-PUDs, but the amount of open space was reduced 
at Walker Drive's request. 



Walker Drive Project Basics 
• 31.5 acre site, 16 parcels 

 
• Proposed Rezoning from: 

 “Industrial” with a development density of 0.35 Floor Area Ratio (FAR) 
   to: “Industrial Planned Unit Development (I-PUD)” with a higher density of 0.60 FAR  

 
• Project would need a waiver from the I-PUD land use mix requirements 

because the proposal contains more residential space and less general office 
industrial space than required in the I-PUD regulations. 
 

• Full build out is anticipated to take a number of years. 
 
• 7.8 acres of the 31.5 acre site are already developed under Industrial zoning  

• 3 buildings (OTAC I & II existing; OTAC III under construction) = 73,139 sq ft total 
• The existing  buildings are included in the rezoning to meet PUD minimum acreage and 

adjacency requirements (25 acres are required to have a PUD) 
 



Project Basics - Walker Drive Site 

SITE ENTRANCE D 

9.34 acres 

3.77 acres 

3.39 acres 

2.33 acres 

2.99 acres 

7.8 acres 

1.93 acres 



Project Basics - Regulatory History 
• Developers secured an I-PUD text amendment in April 2016 

providing greater flexibility for the land use mix 
• Reduced open space 
• Increased Intensity of Residential Component: 

• Amount Residential use allowed increased by 5% 
• Amount Residential  Mixed Use increased by 20%  
• Multifamily dwellings allowed without a Special Use Permit 

 

• Feb 2017 Planning Commission recommended denial, 6-1 vote 
• Lack of specificity 
• Sewer concerns 
• No clear need to change zoning 

 



Project Basics - Proposed New Building Uses 
Use Regulatory Category Area (square feet) 

General Office Industrial 37,356 

Restaurants Commercial or 
Industrial 

33,551 

Entertainment  Commercial 56,000 

Retail Commercial 55,968 

Multifamily Residential 
– 40 Condos  

Mixed Use Residential 60,000? 

Multifamily Residential 
– 76 Apartments 

Mixed Use Residential 60,618?* 

Total Floor Space New Buildings - ~ 303,493* square feet 
* Might be 20,206 (?) sq ft more with the granting of a 5th floor thru a Special Use Permit 



Project Basics - Development Plan – South End 

4-5 story mixed-use apartment 
building ~20,206 sq ft footprint 



Project Basics - Development Plan – North End 

Two 4 story mixed-use 
condo buildings ~10,000 
sq ft footprint 



Uses in Each Land Bay  



Issues 
1. Zoning Conformance – Land Use Mix  
2. Sewer 
3. Traffic 
4. Movie theater and Recreation – What is Walker Drive? 
5. Taxes/Jobs 
6. Design 
7. Comprehensive Plan Conformance 
8. Transparency 



Zoning Conformance - Land Use Mix  
  
I-PUD Land Use Mix Requirements 

 
 
 

 §3-5.2.4.3    The Town Council shall, upon recommendation of the planning commission, have the 
 authority to modify (making the criteria more, less or equally restrictive) or waive, the [above] 
 criteria, if in the opinion of Town Council it shall determine that such modification or waiver:  

 a. Shall advance the legislative intent and general planning considerations underlying the PUD 
 and this Ordinance,   
 b. Shall be in general conformity with the adopted Comprehensive Plan, and  
 c. Shall not create an adverse effect on adjacent land uses. 

 

Restaurants may be categorized as Commercial or Industrial. 
Are Existing Buildings included in the calculation? 
Are the office and commercial areas of residential buildings counted in 

Industrial/Commercial or in Mixed Use Residential? 
 

Industrial Commercial Residential Mixed Use Residential 

> 50% < 30% < 20%  5 – 35%  



Land Use Mix 
Proposed Uses Compared to I-PUD Requirements   
– Applicant’s View  
Category Proposed Use Area  

(square feet) 
Percent 
Total 
New 
Buildings 

Percent 
Total 
New + 
Existing 
Buildings 

I-PUD 
Requirement 

Industrial General Office 
Existing Office 
Restaurant 

27,253 
73,139 
23,051 

16.6% 32.8% > 50% 
 

Commercial Entertainment 
Retail 

56,000 
36,365 

30.4% 24.5% < 30% 
 

Residential none 0 0 0 < 20%  

Mixed Use 
Residential 

40 Condos  
76 Apartments 
General Office 
Restaurant 
Retail 

60,000?   
60,618?* 

10,103 
10,500 
19,603 

 
 

160,824 

53.0% 42.7% 5 – 35%  

* Might be 20,206 (?) sq ft more with the granting of a 5th floor thru a Special Use Permit 

 



Land Use Mix 
Proposed Uses Compared to I-PUD Requirements   
– Citizen’s View * 

Use Area  
(square feet) 

Percent Total 
New Buildings 

I-PUD 
Requirement 

Industrial 37,356 12.3% > 50% 
 

Restaurants 33,551 
 

11.1%  
 

< 30% 
 Commercial 111,968 36.9% 

MultiFamily 
Residential 

116 units 
120,618 sq ft? 

39.7% < 20%  
or 

5 – 35%  

*To a citizen, a restaurant is a commercial use.  Also this view reflects the total amount of space 
dedicated to industrial, commercial, and residential uses. This view does not discount area 
devoted to commercial and industrial uses that are colocated with residential uses.  



Land Use Mix 
Current Zoning 

 

Industrial Office 

50% 

15% 

20% 

15% 

I-PUD Zoning  showing Max 
Residential Option 

Industrial Office or Restaurant 

Commercial or Restaurant 

Additional Mixed Use Residential 

Mixed Use Residential before Text 
Amendment 

12% 

11% 

37% 

40% 

Walker Drive Proposed  
 Land Use Mix  

– Citizen’s View 

Industrial Office 

Restaurant 

Commercial 

Multifamily 
Residential 

33% 

24% 

43% 

Walker Drive Proposed Land 
Use Mix – One Calculation 

Using New + Existing 
Buildings* 

 Industrial including 
restaurants 

Commercial 

Mixed Use Residential 

*If Town excludes Existing Buildings from calculation, Residential  
portion would go up to 53%, Industrial would go down to 17% 

from 2016 Text Amendment 

**Assumes 120,618 sq ft Residential Space – actual amount may be 20,206 sq ft more. 

** 

** 



Zoning Conformance 
 Ignoring the 2016 Text Amendment 
• Industrial portion of proposal is a well below 50% even if add in existing 

industrial office buildings and count restaurants as industrial. 
• Only 1/8 of new space would be true Industrial Office use. 
• Residential is the largest single use. 
• Commercial use exceeds 30% of new space. 

 
Vague on Heights 
• Current Industrial zoning restricts buildings to 35’ in height. 
• I-PUD allows 45’ in height, but can be increased for mixed use residences 

may be increased to 65’ (5 stories) thru a Special Use Permit (SUP). 
• Applicant has been vague on dimensions of residential buildings. 
• Drawings note 5 stories on apartment building, but SUP has not been 

requested. 

 
 



Issues 
1. Zoning Conformance – Land Use Mix  
2. Sewer 
3. Traffic 
4. Movie theater and Recreation – What is Walker Drive? 
5. Taxes/Jobs 
6. Design 
7. Comprehensive Plan Conformance 
8. Transparency 



Sewer - Town Wastewater Treatment Plant 
• Plant Capacity Limit – 2.5 million gallons per day (MGD) 
• VA DEQ Limit – 2.375 MGD 
• Projected Flow at Town Buildout – 2.65 MGD 
• Current Planning Flow – 2.11 MGD 

• Base Flow - 1.06 MGD 
• Inflow & Infiltration (I&I) - 1.05 MGD 

 
• Under Current Zoning Will Reach DEQ Limit in 7 years assuming 
No upzonings granted 
No additional commitments extended outside town 
3% growth rate 
Average rainfall 
No increase in I&I 
at which point we will still have an additional 275,000 gallon per day of 
commitments ahead of us. 

 
• Town implementing I&I project to regain 0.2 MGD – may buy us about 2 

additional years before we exceed DEQ limit. 
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*Town indicates Walker Drive sewer flows might be 30% less, which would  lower the red bar by 0.02 MGD. 
Also, Town might decide to use 42,100 gpd reserved for Redevelopment Potential (see p. 12 April 2015  Whitman & Requardt report) for Walker 
Drive, in which case the overage from Walker Drive would be absorbed into the  flow that exceeds the DEQ limit (the brown bar). In any of these 
scenarios the town is still adding to our capacity deficit by upzoning the Walker Drive parcel and would  be over its DEQ limit. 

Projected Wastewater Levels at Town Buildout 
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Sewer - Walker Drive Wastewater Volume Estimates 

 
 

 
 
 

Date 
Analysis 

Source Flow Factors By-Right 
(gpd) 

Rezoning 
(gpd) 

Demand 
above By-
Right (gpd) 

7/28/2016 Town Public 
Works 

Written 
Comments  

700 gpd/acre 22,400 105,757 83,357 

10/25/2016 Applicant Audio 
Recording  
Work 
Session 

State, PW County,  
existing 
entertainment site, 
and extrapolate from 
OTAC actual 

103,859 105,757 1,898 

10/25/2016 Town Public 
Works 

Audio 
Recording  
Work 
Session 

Actual 
consumption/sq ft      
+ applicant’s 
entertainment # 
+ 30% cushion 

22,400 68,700 46,000 
 
46,300 

Spring 2017 Town 
official 

Personal 
Conversation 

Remove 30% 
cushion 

46,029 23,629 

*Lighter numbers is data that are not readily available and are my estimates. 



Sewer Issues 
• The Town is already committed to provide sewer to all in-town properties, 

and to certain out-of-town properties, so long as these properties are 
developed consistent with their current zoning. 
 

• Even without the Walker Drive upzoning, Warrenton no longer has enough 
capacity to meet the DEQ limit for all those properties.  
 

• The Town’s new $2.4 million 3 year project to reduce 200,000 gallons a day 
(gpd) of I&I will still leave the Town more than 3% above the DEQ limit. 
 

• The Town will need to find at least 75,000 gpd more capacity to be in 
compliance, and more, because I&I losses will always be on the rise.  

 
• If the Town approves the Walker Drive project we would exacerbate our 

capacity problem, be operating right at or very close to plant capacity, and 
be 3 - 5% above our DEQ limit at town build out.  What happens if we have 
a rainy year? 
 
 



Sewer and the 2009 Comprehensive Plan  
The Town has been aware since at least 2009 that we must stop upzoning properties:  

 
• The Town stated that our ability to accommodate additional growth was “marginal and 

tenuous at best” and noted,  
 

• “The Virginia Department of Environmental Quality requires that the processing of effluent in 
excess of 95% of the plant’s capacity mandates expansion to maintain a minimum of 5% 
reserve. This triggers a series of events that could either strap the Town with significant costs 
for downstream expansion or make untenable choices regarding which properties receive 
service and when.” (p.33) 
 

• The utility capacity of [sewer] could accommodate the anticipated Town development, but 
barely and only assuming that the estimated uses and density would be as currently zoned. (pp. 
32-33)  
 

•  “Any increase in density or use has the potential to exceed the existing utility capacity and 
create significant challenges for future service.” (p.30) 

 
These warnings were made in 2009 when I&I was “only” 470,000 gpd.  In 2015 the Town’s 
consultant identified an escalation in I&I that places an additional 580,000 gpd demand on the 
sewage treatment plant. 
 

 
      Emphasis added. 



Sewer and the 2009 Comprehensive Plan 
The 2009 Comp Plan Update lays out three alternatives: 
• deny changes in density unless it can be demonstrated that such development will not require 

increased utility service or create a demand beyond the capacity of the town systems at build-
out, including the required reserves for the water and sewer treatment plants 
 

• increase plant capacity by 10-15% and have rezoned/out of Town developers pay their pro rata 
share 
 

• pursue an aggressive I&I program 
 

Denial is our only viable option: 
• we are not on target to meet the DEQ limits as it is 
• expanding the sewer treatment is a major expenditure that is not on the table, and calls into 

question our ability to meet Chesapeake Bay limits 
• a focused I&I program has only just begun and is not an aggressive enough program to get us in 

compliance with a margin for upzonings 
 

http://www.warrentonva.gov/document_center/Planning/Comprehensive%20Plan%20Update%20Town%20of%20Warrenton-
CPU%202009%20Supplement.pdf  p.35 

 
 

http://www.warrentonva.gov/document_center/Planning/Comprehensive%20Plan%20Update%20Town%20of%20Warrenton-CPU%202009%20Supplement.pdf
http://www.warrentonva.gov/document_center/Planning/Comprehensive%20Plan%20Update%20Town%20of%20Warrenton-CPU%202009%20Supplement.pdf


Sewer Issues 
• Why are we allowing any additional sewer burden when: 

• our own studies show that we have already overcommitted our 
sewer capacity? 

• we don’t have a long term plan to keep us in compliance with DEQ 
limits? 
 

• Why are we assuming that I&I will not continue to increase? 
 

• Why are we assuming that I&I will not become harder and 
more expensive to fix over time? 

 
• Our actions here will set a precedent –other properties will be 

coming in with requests for rezoning/additional sewer. 



Decreasing Sewer Proffer Expectations 
• August 2016  - Based on cost of Town I&I project ($2.4 million for 

200,000 gallons) Public Works recommended $12/gpd to offset the 
additional 83,357 gallon sewer burden -- a figure of $1,000,284. 
 

• October 2016 – Wastewater levels were recalculated. The revised 
excess 46,000 gpd demand would equate to $552,000. 
 

• January 2017 – Town willing to accept meter fees on individual 
meters (instead of master meters) at 40 units to provide 
predictability. 
• How much money this will bring in, and how does this compares to the 

development’s additional strain on the system? 
• Heard one estimate that individual meter fees would generate about $450,000.  
• Not clear how much of these meter fees are needed for equipment and 

maintenance. 
 

 



Issues 
1. Zoning Conformance – Land Use Mix  
2. Sewer 
3. Traffic 
4. Movie theater and Recreation – What is Walker Drive? 
5. Taxes/Jobs 
6. Design 
7. Comprehensive Plan Conformance 
8. Transparency 



Traffic - 11,751 new trips per day  
 As a matter of comparison, current traffic counts on the 
Eastern Bypass are 43,500 per day.  So think about how 
more than ¼ of the traffic levels on the bypass would 
feel in your neighborhood. 

 
How much more traffic is this than the current zoning would 
create? 
• The traffic analysis did not look at traffic from by-right build out 

of the entire site. Using the standard trip generation rates from 
general office we can estimate that by-right levels would be 
less than half, but need an engineering assessment to 
determine how much under half.  



Traffic -Comparing Walker Drive traffic to current traffic levels: 
 • Biggest projected increase in number of cars at an intersection is at Site Entrance 

A/Walker Drive (over 850 more cars per weekday evening peak hour) and at the      
E. Lee/Walker/OliverCity intersection with about 800 more vehicles per hour in the 
evening rush because of the rezoning. This is equivalent to an extra car every  4 ½ 
seconds during evening rush. 
 

• Greatest percentage increase in traffic will be at the Site Entrance A/Walker Drive, 
seeing more than a 170% increase in peak hour traffic, and Hidden 
Creek/Walker/Site Entrance B that will also see more than a doubling of peak hour 
trips over current levels based on Walker Drive trips alone.  
 

• Walker Drive between Hidden Creek and Breezewood will see 3,453 trips a day on 
average from the Walker Drive site alone. Compare this to current (2015) levels of 
4,480 trips a day (a 77% increase). 
 

• Academy Hill at Site Entrance D will experience an additional 1103 cars per day as a 
result of the rezoning . Academy Hill at its intersection with Walker Drive would see 
nearly a 50% increase in vehicles over current levels. 
 



Traffic – Intersection Improvements 
 

• Walker/Lee/Oliver City – The necessary 2 lane Roundabout costs between $800,000 - 
$2Million depending on pedestrian access/landscaping/size.    
• Cost contribution proffer from Walker Drive development is only $200,000.   
• Their pro rata share of a $1M roundabout would be about $325,000.  

 
• Walker/Site Entrance A – The developer will pay for a single lane roundabout.  

 
• Meetze/US 29 Northbound ramps – The developer will install signalization, with 

reimbursement of costs in excess of pro rata share.  
• Timing is unclear – might be triggered when site plan is submitted for Land Bay A. 

 
• Left turn lane into site on Walker Drive at Hidden Creek and Breezewood will be 

constructed by the developer when the Hidden Creek entrance becomes functional. 
 
 None of these improvements will reduce the volume of traffic, they will simply 
stop the intersections from failing. 
 
The developer my construct buildings in Land Bay E or residences in D without 
making the $200,000 contribution for the Lee St roundabout. 
 



Traffic – 11,751 trips a day 
Even with improvements at the intersections (signals/roundabouts): 

 
• Rush hour backups on the Exit Ramp from south-bound Rt 29 will 

approximately triple as a result of the Walker Drive proposal.   
 

• By 2025 we may experience more than 20 car backups instead of 
6 - 8 car backups. 
 

• The backup on the US 29 southbound exit ramp for drivers turning 
left or going straight could be so long (even after intersection 
improvements) that it might block access to the right turn lane on 
the off ramp 
 



Traffic – Accuracy of Estimates 
A traffic study is only as good as its assumptions. 
Study omits the new Warrenton Chase housing development 

• 58 – 150 single family homes 
• Located directly across Eastern US 29 bypass from the Walker Drive site 
• Access to Warrenton Chase is Meetze Road – will add substantial traffic to 29 ramps/Lee St/Meetze 

intersection 
• Town found out that this traffic was omitted thru public comment – Town’s response was that the Traffic 

Study double-counted some by-right traffic, so the errors offset each other. Is that proper engineering? 
• By-right industrial traffic has different trip generation rates than residential traffic  
• By-right industrial traffic has different peak levels throughout the day 
• By-right building area differs from an entire housing development 
• The traffic is coming from different sites, and will have different distributions 

 
Study relies on reduced traffic towards Falmouth Street from Warrenton Crossing 

• It is uncertain if or when Warrenton Crossing and Williams Way will be built. The study 
diverts 50% of the westbound left turn movements on E. Lee Street to Falmouth 
Street to the  proposed Williams Way. A delay in the construction of Williams Way has serious 
ramifications for traffic on Falmouth Street that have not been evaluated. 
 

• The Study lowballs the traffic levels heading in the direction of Old Town from Warrenton Crossing, 
assigning it only 5% of the trips. 
 

Study does not appear to have anyone from Oliver City/Warrenton Crossing/Williams Way 
access to WalMart/Brumfield going to the Walker Drive development.  Is that right?  See p. 48 
Traffic report. 
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Movie Theater and Entertainment 
• There is no requirement that the development include a movie 

theater, a bowling alley, or any other recreation. 
 
• Despite trying for over a year to attract a movie theater, there is no 

prospective tenant - Warrenton does not have the demographics that 
today’s movie theaters require. 

 
• Developer has proffered to hold “a location” available for 

construction of entertainment use (not necessarily a movie theater) 
for 7 years, after which that location could revert to any commercial 
or industrial use. 
• If the town is serious about the movie theater, why not restrict building of the 

apartments to the 15% in the original regulations until a theater is built?  
• If the town is serious about attracting business to the site, why not have the 

entertainment location convert to General Office after 7 years?  



Movie Theater & Entertainment 
Recreation for bored teens 
The issue is not a lack of activities. What  kids may be missing is a place 
to “hang out.” This problem can be solved with a lot less sewer and 
traffic. 
 
• Movie theaters today are struggling. To be economically viable they 

are multiscreen complexes. They are surrounded by a sea of parking 
spaces, and are not pedestrian friendly unless you live in a major 
metropolitan area.  
 

• A good location for a theater would be in the Commercial District. 
 

• There are some trade offs for living in a smaller community with 
beautiful rural areas to the North, West and South – one is that it 
might take less than half an hour to drive East to a multiscreen 
theater, as in our case. 
 
 
 



What is Walker Drive? 
By reading the proffers we can see what the Walker Drive project may 
legally be when built:  
 
• The entertainment component disappears over time. 

 
• There is no guarantee of the higher end stores or pretty brick 

streets shown in the photos. 
 

• The condos may be built immediately, without meeting the design 
standards of the rest of the site.  
 

• The condo buildings could be built alone, adding 1839 cars per day** 
to our roads without making any intersection improvements, and the 
project abandoned - leaving us another upzoned property .  

 
Based on March 13, 2017 proffer statement.    
 **Academy Hill Road (1103) and Walker Drive (736) 



What is Walker Drive? 
Walker Drive is: 
• a multifamily dwelling housing and commercial project with a 

hardscaped plaza, variable roof lines, and limited office space with 
brick, stucco or fiber cement board exteriors. 
 

• 116 housing units consolidated into 3 buildings – 1 large building  
which may be 65’ high, and 2 medium/large buildings which are not 
well integrated into the rest of the site. The first floor of these 
buildings would include offices, restaurants, and/or retail.  No park or 
large green spaces are available for residents and visitors. 
 

• not a site that will bring a large industrial employer. Only 12% of the 
new buildings will be devoted to industry instead of the 50% 
envisioned in the I-PUD program. 
 

• acres of typical large parking lots prominently located along the E. 
Lee Street gateway to Warrenton, and in the very center of the site. 



What is Walker Drive? 
Walker drive is described as a Mixed Use development.  Isn’t that good 
and consistent with Smart Growth? 
Mixed use is considered Smart Growth when it: 
- provides a live/work environment that reduces dependence on cars. Walker Drive’s 

proposal provides 36% less space for diverse industrial jobs than was envisioned by 
the I-PUD overlay – the proposal is deficient in the “work” component. 
 

- incorporates environmental sustainability principles such as impervious surfaces and 
green open spaces.  Other than the storm water drainage pond, open spaces are 
paved and most open spaces are parking lots. 
 

- is designed on a human pedestrian scale with smaller streets that can accommodate 
a variety of activities. This is not a small street sidewalk lined community. The roads 
are actually long parking lots that are not bicycle safe. Location of a separate bike 
path has not been determined. 
 

- minimizes the use of cars. The addition of 11,751 vehicle trips says it all. This is a 
heavily car dependent proposal. 



Issues 
1. Zoning Conformance – Land Use Mix  
2. Sewer 
3. Traffic 
4. Movie theater and Recreation – What is Walker Drive? 
5. Taxes/Jobs 
6. Design 
7. Comprehensive Plan Conformance 
8. Transparency 



Taxes/Jobs 
Instead of a market analysis the applicant provided a generic 
2006 report paid for by the International Council of Shopping 
Centers. 
 
Ironically that study shows that about 85% of sales potential is 
not realized if there is market competition. This does not bode 
well for tax revenue from other chain restaurants and similar 
retail offerings in town. 
 



Issues 
1. Zoning Conformance – Land Use Mix  
2. Sewer 
3. Traffic 
4. Movie theater and Recreation – What is Walker Drive? 
5. Taxes/Jobs 
6. Design 
7. Comprehensive Plan Conformance 
8. Transparency 



Design - Pedestrian Access 
• Pedestrian access between the site and Main Street is poor. 

The high traffic volumes that this intense development brings 
will dissuade foot traffic. 
 

• Lee Street will have over 1000 cars at peak hour more on it 
than it does now. Pedestrians would have to cross busy Lee 
Street twice and Walker Drive once to access the site up/down 
a large hill.  
 

• A circuitous route from the center of the site places 
pedestrians shy of the Central Business District on Main Street.  



Design - Warrenton Gateway 
• The gateway to Warrenton and entrance to the Historic District 

from Meetze road and the Eastern Bypass will be flanked with a 
vast parking lot, and 1 drive thru facility pad site.  This does not 
convey the character and scale of Warrenton as emphasized in 
the Comprehensive Plan. 
 

• Lack of green spaces, lack of commitment on types of materials 
to be used in the central plaza and for hardscaping, 3 large 
rectangular asphalt parking lots, and over 10 acres of pavement 
for parking in Pods A - D (total acreage in A-D is 18.43). 



Issues 
1. Zoning Conformance – Land Use Mix  
2. Sewer 
3. Traffic 
4. Movie theater and Recreation – What is Walker Drive? 
5. Taxes/Jobs 
6. Design 
7. Comprehensive Plan Conformance 
8. Transparency 



Comprehensive Plan Conformance 
• No Evaluation of Impact of losing Industrial land 

 
• No Evaluation of Impact of  adding 145,519 square feet of 

Commercial space on existing businesses or need for more new 
Commercial 
 

• Limited sewer availability issue not mentioned 
 

• What other provisions are omitted or have been determined to 
be unimportant on balance? 



Issues 
1. Zoning Conformance – Land Use Mix  
2. Sewer 
3. Traffic 
4. Movie theater and Recreation – What is Walker Drive? 
5. Taxes/Jobs 
6. Design 
7. Comprehensive Plan Conformance 
8. Transparency 



Lack of Transparency 
• Traffic information needs to be put in terms that are meaningful to 

citizens.  None of the comparisons of traffic volumes and backups 
presented in this document were provided by the town or the 
applicant. 

 
• Floor areas of residences are not clearly presented, nor are the 

heights of the buildings, or the materials to be used in hardscaping. 
 
• The nonconformance of the land use mix to the original zoning 

regulations is not clearly stated or widely understood. 
 

• Unclear which land bays would be developed first, how that affects 
the payment  of proffers for transportation improvements, and what 
would happen if portions of the project were abandoned. 

 
• Unclear how much money the individual water meters will bring in or 

what precedent this sets for future developers. 
 
 



Lack of Transparency 

• The applicant has been given unusual latitude – 
- Allowed to bring already developed land into the 25 acres minimum 
- Granted a zoning text amendment that loosened the land use mix in the 

regulations  
- Encouraged to proceed without meeting those revised land use mix 

regulations 
- Not being requested to perform a market analysis when changing 

industrial land to commercial/residential 
- Not being required to submit a traffic analysis that factors in all adjacent 

traffic 
 

 

















From: Laura"s LMWriter
To: Planning Department
Subject: Walker Drive rezoning
Date: Wednesday, February 15, 2017 8:53:06 AM

Dear Planning Commission,

I am unable to attend the Public Hearing on February 21 about Walker Drive rezoning but I want to express my
opposition to the rezoning as proposed. The burden on the sewer system has not been accounted for, and the
increased traffic accessing our neighborhood would have a significant and negative effect. Please vote no on the
rezoning.

Sincerely,
Laura Lyster-Mensh
337 Falmouth Street
Warrenton VA 20186
540 905 9132
Laura@LMWriter.com

mailto:laura@lmwriter.com
mailto:Planning@warrentonva.gov


From: Justin Bresson
To: Planning Department
Subject: Walker Drive Proposal
Date: Friday, February 10, 2017 2:15:05 PM

Hello, 

As a lifelong resident of Fauquier County, it has been very interesting to follow the
development of the Walker Drive proposal. I myself am going to be leaving this community as
I go off to college next year, but I am concerned about the lack of development within the
county and Warrenton. As a young person one of the most common things to hear is that there
is nothing to do other than eat around here. In most cases people tend to go outside of the
county, which not only causes people to have to go farther, but revenue is lost for the county. I
was wondering what is being done about the general lack of development around Warrenton
and in Fauquier County, because I oftentimes see outright opposition to any sort of
development even if it would benefit the vast majority of people within our community. Also,
is there anything that young people in particular can do to help?

Sincerely, 
Justin Bresson

mailto:justingbresson@gmail.com
mailto:Planning@warrentonva.gov


From: Craig Updyke
To: Planning Department
Subject: Walker Drive Project
Date: Tuesday, January 24, 2017 2:49:25 PM

Dear Warrenton Town Planning Commission and Planning Department,

I am writing, as a concerned resident of the Town and a neighborhood adjacent to the
site, regarding the proposed Walker Drive project for which you are considering a
zoning change. I will try to be brief.

I do not doubt that Mr. Forsten and his partners have good intentions. But this is the wrong
project in the wrong place at the wrong time.

 
Does this project address identified and unmet needs of the town for infrastructure? No. It
appears the project would create more unmet needs. It does not represent good development.

In fact, it will create more demands on the Town's strained infrastructure. Do not succumb to
the lure of more development solving problems created by development. Our Town's water
quality, air quality and quality of life will be degraded.

The Commission has defined areas of the town for the kind of development proposed by the
petitioners. If there is demand for the services the developers seek to attract, such
as entertainment and retail, then those services should be developed in other areas of the Town
or the County that are zoned for them.

If the petitioners insist on developing these parcels, they should find a project or business that
fits within the current zoning, such as all of the other businesses along the east side of Walker
Drive.

The Commission should stick to the plan and refuse to rezone this parcel of land. It is not
suitable for the businesses proposed by the applicants.

Thank you for your service and attention to these concerns. 

Respectfully,

Craig Updyke

mailto:craigupdyke@gmail.com
mailto:Planning@warrentonva.gov






















































































From: SHS [mailto:sallydharmon@hotmail.com]  

Sent: Monday, July 10, 2017 5:07 PM 

To: Brannon Godfrey; Powell Duggan; Sunny Reynolds; Sean Polster; Jerry Wood; aburnett; Brett 

Hamby; Robert Kravetz; kcarter; Planning Department 

Cc: Kelly Machen 

Subject: Correction: Public Comment on ZMA 16-01 Walker Drive 

 

I have just noticed a word use error in my Traffic comments that I would like to clarify. 
 
On the bottom of page 7:  "c. Low Traffic distribution from Warrenton Chase in Direction of Old 
Town."  should read  
 
c. Low Traffic distribution from Warrenton Crossing in Direction of Old Town." 
 
I apologize for any confusion this may have caused. 
 
Thank you- 
Sally Semple 
 

 

From: SHS <sallydharmon@hotmail.com> 

Sent: Monday, July 10, 2017 10:03 AM 

To: bgodfrey@warrentonva.gov; pduggan@warrentonva.gov; sreynolds@warrentonva.gov; 

spolster@warrentonva.gov; jwood@warrentonva.gov; aburnett@warrentonva.gov; 

bhamby@warrentonva.gov; rkravetz@warrentonva.gov; kcarter@warrentonva.gov; 

Planning@warrentonva.gov 

Cc: Kelly Machen 

Subject: Public Comment on ZMA 16-01 Walker Drive  

  

Attached are my written comments on the Walker Drive proposed conditional rezoning. 
 
I am submitting these for your review, and very much appreciate your time and your 
careful consideration of these important points. 
 
Thank you for your service to our town. 
 
Sincerely, 
Sally Harmon Semple 

mailto:sallydharmon@hotmail.com
mailto:bgodfrey@warrentonva.gov
mailto:pduggan@warrentonva.gov
mailto:sreynolds@warrentonva.gov
mailto:spolster@warrentonva.gov
mailto:jwood@warrentonva.gov
mailto:aburnett@warrentonva.gov
mailto:bhamby@warrentonva.gov
mailto:rkravetz@warrentonva.gov
mailto:kcarter@warrentonva.gov
mailto:Planning@warrentonva.gov


From: "George Hill" <strasbourggeo@gmail.com> 

Date: Sun, Jul 9, 2017 at 3:12 PM -0400 

Subject: Walker Drive Project 

To: "aburnett" <aburnett@warrentonva.gov>, "Sean Polster" <spolster@warrentonva.gov> 

Cc: "Debbie Hill" <strasbourgdeb@yahoo.com> 

 

Hello Alec and Sean, 

I live in Ward 2, and was at the town council working session on Thursday.  (I spoke briefly with you, 

Alec.) 

On the Walker Drive project, I was very surprised that there was no discussion at all of whether this 

project makes economic sense for Warrenton.  I assumed this would be a matter for the town council to 

consider.  If that is not true, can you please direct me to what authority would cover the economic 

impact? 

To be upfront, my original concern with the project was the impact on local traffic, since I live on Amber 

Circle off of Academy Hill Road.  I would find a way to live with that if needed, but more analysis raised 

for me much more concern over whether the project would improve or hurt the Warrenton business 

economy.  Following are a number of my specific concerns, which I will raise on Tuesday evening if no 

one else does: 

1. There seems to be a lot of unused and underutilized retail space in Warrenton, between 
downtown and Broadview Avenue.  (In terms of underutilized, just walk through Sears.)  What 
will be the impact on these if additional retail is added on Walker Drive?  Has the need for more 
retail space been demonstrated?  If so, how can I review the analysis?  I am very skeptical. 

2. Do the applicants have any economic incentive to make the development successful for the 
Warrenton business community?  I can understand they want a return on their investment in 
the land, but are any or all of them investing significantly in the project.  If not, as businessmen 
why not? 

3. One of the common arguments I have heard for the project is that the alternative could be 
warehouses, 18-wheel trailers, etc.  Is there any reason to think any of those are imminent?  
What has been done to recruit other types of businesses? 

4. Retail businesses are known for low or minimum wage jobs.  Why will more of these be good for 
Warrenton?  I heard someone argue that low level jobs give opportunities to students, spouses, 
etc.  Sears and many local fast food places are always seeing workers from what I can see, so 
why do we need more such jobs? 

5. If we create more low wage jobs, where do we expect the employees to live?  No subsidized 
housing is considered in the project plans. 

6. What organization or group is exploring bringing in higher wage employers, which would add to 
the local economic base?  Can we find a way to attract technology jobs?  The excellent site 
access to 29 should make this location attractive to companies and/or government departments 
that want access to Washington, DC, with a lower cost basis. 

mailto:strasbourggeo@gmail.com
mailto:aburnett@warrentonva.gov
mailto:spolster@warrentonva.gov
mailto:strasbourgdeb@yahoo.com


 

Again, I would expect these to be questions the town council should consider, but if I am incorrect, 

please direct me towards where these types of topics should be raised. 

 

I look forward to seeing you both again on Tuesday. 

Regards, 

George Hill 

163 Amber Circle, Warrenton, VA  20186 

 

 



Town Council Members of Warrenton, VA.    July 10, 2017 

Re: Walker Drive Project; Public Hearing on 7/11/17 

Dear Council Members:  

While I can’t be there to speak, I’d like to be heard.   

I’m 20 yrs. old, and grew up in Fauquier County, along with my 3 siblings, who are 26, 24, and 23.  For us 

it’s simple; there’s nothing to do for young people, and nowhere to go to socialize outside school 

functions.  We drive to Gainesville or Culpeper to shop, see a movie, attend a  concert,  bowl, or just 

have a meal at a “non-chain” restaurant.  It’s also quite a challenge to find even a summer job, if you’re 

age 15 to 17; outside retail like Walmart or Sears or Tractor Supply or fast food restaurants, how do we 

earn money during those hot high school summers?   

The other thing is, there is no affordable or reasonably priced housing for young people just starting out.  

The community (and families) who have raised their kids here, don’t make it possible for the next 

generation to stay in Fauquier, and raise their kids here.  I watched my brother struggle to find a place to 

live for his wife and 2 babies; he commutes to NoVa to work, but loves life in Fauquier, but how to 

manage it for his young family ?  Rentals are unreasonably priced, and stacked against us by strict rental 

management companies. While work opportunities might exist here or nearby for me, there’s just NO 

place to live---and I would have to travel far to other counties to find any entertainment at all. 

Please make this happen---think of the NEXT generation, and how to reasonably and thoughtfully grow 

our community.  Preservation is nice, but not at the expense of all forward movement.   Give us a place 

to go, and to live and to work.  Let life happen.  That is what it’s all about. 

Thank you~ 

Lark Nash 

7116 Meadow St.  
Warrenton Va.  
20187 



 

From: KR [mailto:livyordream@gmail.com]  

Sent: Tuesday, July 11, 2017 10:58 AM 

To: Planning Department 

Subject: Walker Drive project 

 

I am writing to express that I am OPPOSED to the Walker Drive project. I  am currently stationed in 

Tunis, Tunisia so I  am unable to attend the meeting tonight but want to make sure my vote is counted. I 

will be returning home at the end of the month. My home is 361 Hidden Creek Lane.  

 

Sincerely,  

Lee T Rowland  

361 Hidden Creek Lane 

 

mailto:livyordream@gmail.com
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MINUTES OF THE REGULAR MEETING OF THE COUNCIL OF THE TOWN OF 
WARRENTON HELD ON JUNE 13, 2017 

 
 

The regular meeting of the Council of the Town of Warrenton was held on June 13, 2017 
in the Town Council Chambers and was called to order by Mayor Powell L. Duggan at 7 p.m. 
 

Councilmembers present:  Mayor Powell L. Duggan, presiding, Sunny Reynolds, Vice 
Mayor, Councilmembers Sean M. Polster, Jerry M. Wood, Alec P. Burnett, Brett A. Hamby, 
Robert H. Kravetz and Kevin T. Carter.  

 
Also present: Brannon Godfrey, Town Manager, Whitson W. Robinson, Town Attorney, 

and Evelyn J. Weimer, Town Recorder. 
 

APPROVAL OF THE AGENDA 

 
The agenda was approved on a motion by Mr. Hamby, seconded by Mr. Wood and 

Council vote of 7-0 (for: Reynolds, Polster, Wood, Burnett, Hamby, Kravetz, Carter; against: 
none).  

 

CITIZENS’ TIME 

 The Mayor called for citizens wishing to speak.  

 Ms. Lori Payne 

 Ms. Payne of Fauquier Family Cemetery Foundation came forward and noted her 

concern that those who vandalized the Warrenton Cemetery had not been found. She noted that 

she had talked with a security company who had given her a quote of about $10,000 to install 

cameras at the cemetery and had provided a copy of the quote to the Town Manager and Mayor. 

The Town would provide and install the underground conduit. She also noted that the foundation 

has offered a $4,000 reward to information leading to the arrest and conviction of the party(ies) 

involved in the damage to the headstone. She stated that the informant would be assured of 

confidentiality and anonymity. 

 Dr. Robert Dyer 

 Dr. Dyer came forward and noted he was a Warrenton resident and member of the 

Brentmoor Task Force. He stressed the importance of maintaining the Brentmoor house as a 

museum. He noted that the Fauquier County Parks and Recreation Department had surveyed 

1,200 people and #2 on their list of desired amenities for Warrenton was a place for their 

household to visit historic places. He stated that the proposed cultural center could be ready to go 

and up and running in two weeks. He supported the shared use agreement between the Town and 

the Brentmoor organization. He noted that two events had been scheduled for the Mosby House 



– a Fauquier Garden Club event and a portion of the Heritage Day event. He said it would be 

shame after all the funds spent to renovate the house if it was not given a chance to succeed. 

Mr. John Stuart Russell 

 Mr. Russell came forward and noted that he was a member of the Stuart Mosby Society, 

was a descendent of John S. Mosby and he had a background in teaching and social work. He 

stated he proposed a $25,000 contribution to the group who would run the museum, followed by 

an additional contribution. He urged use of Brentmoor as a museum. 

Mr. Dink Godfrey 

 Mr. Godfrey, 341 Chappell Street, came forward and noted his support for sale of the 

property.  He noted that the Visitor Center is under visited due to its location and a trailer could 

be located in one of the parking lots where it would be more visible.  He stated that the purchase 

of the property and rezoning was wrong from the beginning and was spot zoning. He noted that 

he had also talked with Ms. Patricia Fitch, who noted to him that the property should be sold. 

 Dr. Chris Ward 

 Dr. Ward, resident of 100 Culpeper Street, physician at Piedmont Family Physicians and 

Fauquier Trails Coalition member, came forward and presented a check for $10,000 to Mayor 

Duggan and Councilman Polster, from the Fauquier Trails Coalition, to go toward the design and 

completion of the Timberfence Trail. 

 Ms. Paula Johnson 

 Ms. Johnson came forward and noted that she had served on the past Mosby Museum 

Board and was saddened to see the Foundation close. She noted that there is not currently a 

community center and felt that the Mosby House could fill that void. She felt the Town would be 

more visible if the Mosby House was open. 

 Mr. David Dobson 

 Mr. Dobson came forward and noted that he had purchased the Culpeper Museum and 

they moved out of town and were not successful. He suggested that the Town insulate itself from 

spending funds. He pointed out that Colonel Mosby was a U.S. Consulate and saw what he had 

done in the Civil War and felt he was wrong. He stated that the Town should make it clear that it 

will pay nothing in the future for running a museum.  

 Mr. Ken Alm 

 Mr. Alm noted that he lived in the Historic District and that the Council has the 

responsibility of being the stewards of the Town. He stated that the Council should look at why 

the Mosby House was purchased and was it purchased as something that would add to the 



bottomline. He assumed that the Town purchased it because it was a historical asset to the Town 

and the Town has a responsibility to try to keep the asset alive. He stated that if it goes into 

private hands it will no longer have the opening that is there.   

HEAR FROM CENTER DISTRICT SUPERVISOR 

 Supervisor Chris Granger came forward and noted that the County passed a wellhead 

protection ordinance and a water recharge study which would start in Marshall and would mirror 

what Augusta County, Virginia, did. He stated that the Greene Development Zone legislation 

was enacted which would enable service districts within the County. 

 He also stated that J&DR Court would not be moving in with the Circuit Court, since the 

square footage space did not work out. He informed that with the Eastern bypass project going 

on the designs that VDOT had prepared put their trail connection on the north side of the road, 

but the County and the Town own right of way all the way from the HOA trails that are going to 

be installed at Arrington all the way up to the south side of the road to the intersection. The 

County met with VDOT and they changed the piece of the trail they are going to install to the 

south side of the road so that when that piece does go in that is the lynch pin in getting that loop 

from the Greenway to Lord Fairfax Community College. 

 He noted that the Central Sports Complex bids would be let soon and the priority will be 

on baseball fields. Mr. Carter asked the timing and Supervisor Granger responded that if astro 

turf it would be a few months and if Bermuda grass it may be a year. He stated that two bids are 

being let for each of those turfs.  

PUBLIC HEARING 

 Special Use Permit #2017-01, Popeye’s Drive Through Restaurant 

 Mr. Godfrey asked Ms. Brandie Schaeffer, Director of Planning and Community 

Development, to come forward and give highlights of the applicant’s request. A copy is part of 

the permanent file.  

 Mr. Carter asked about the lighting plan and how they are faced. She explained that as the 

lighting gets closer to the residential area there would be a reduction in the lumens. She showed 

Mr. Carter a drawing of the proposed lighting. She stated that a condition is being added that a 

fence will cover the full area of the building so that there is no gap for the neighbors or places for 

someone to fall down the retaining wall. She highlighted the landscaping plan noting that the 

Planning Commission upgraded the shrubs and tree types to something more favorable, a higher 

grade and things that grow faster and provide more shielding. It was added as a condition. She 

stated that the Planning Commission had approved the request and the dissenting voters were 

concerned about overall crime and activity as well as the long term plan for Broadview Avenue. 

They felt it may make more sense to hold off on any additional applications until there was a 



better idea of what is happening on Broadview Avenue. Mr. Kipp requested the applicant have a 

right out only. There will be a sign and the pavement painted to indicate that a customer can only 

make a right out to improve safety. Mr. Carter asked who provided the landscaping advice and 

Ms. Schaeffer noted that Ms. Helander does so, but an arborist could be consulted if necessary. 

The Planning Commission asked that the monument sign be reduced from eight feet to six feet 

and the applicant was agreeable. Ms. Schaeffer noted that the applicant would address the 

design.    

 The applicant’s representative, Mr. David Hall, DRH Engineers, came forward and 

thanked the planning staff for their assistance. He introduced Mr. John Frelander, franchisee of 

Popeye’s. Mr. Frelander stated that the design was required by the Popeye’s brand. The trade 

name is Popeye’s Louisiana Kitchen and the design is indicative of Louisiana heritage itself. He 

stated that Popeye’s approved the image based on their branded image, which is their prototype. 

He stated that in April 2017 Popeye’s was sold to R.B.I. (Restaurant Brands International) who 

has stricter standards than the franchisor. He stated that they would not deviate from the design 

presented.  

 Ms. Reynolds asked if there were other designs throughout the U.S. which have different 

designs and Mr. Frelander noted that there were. Ms. Reynolds asked that Mr. Frelander address 

that.  He stated that if it is an existing building but he was building from the ground up. The 

previous franchisor required the drawing. The new franchisor only requires the effice and the 

stone shown. Mr. Polster asked if it could be built of red brick from the ground up and Mr. 

Frelander noted that it has not happened under R.B.I.’s standards. Mr. Carter asked if Mr. 

Frelander was prepared to build the design as shown on the boards he has with him and Mr. 

Frelander responded he was. Mr. Kravetz asked if the sketch showed the actual colors and Mr. 

Frelander noted it does. Mr. Burnett asked about the signage and Mr. Frelander noted that it 

would be as it is shown on the screen. Mr. Polster asked if it would be more muted and Mr. Hall 

commented that the color would be very much as shown. Ms. Reynolds asked if there would be a 

drive through and Mr. Hall commented that if you are facing the front of the building the drive 

through would be on the left side. Mr. Polster asked if Mr. Frelander would be opposed to 

conditioning the boards to the S.U.P. and he responded that he would be agreeable to that. Ms. 

Schaeffer noted that the date presented on the drawing could be used to show as conditioned at 

the public hearing. Mr. Frelander noted that he was in general conformance with the colors 

shown and Ms. Schaeffer noted that as long as she felt it was in conformance with that he would 

not have any problems.  

 Mr. Wood asked if there would be signage on Broadview Avenue and Mr. Frelander 

commented that it would be a monument sign. Mr. Hall stated that the sign sketch was provided 

by the architect and is their standard colors. Mr. Robinson asked if the applicant was agreeable 

with conditioning the sign and the colors shown on the sketch and they be in strict conformance 

with what is presented here. Ms. Schaeffer explained that strict conformance means it has got to 

look like the sketch. Mr. Hall stated that the intent is to match the colors. Mr. Robinson asked if 



the applicant was all right with the strict conformance and the sign would be in the colors on the 

sheet as shown by Ms. Schaeffer. Mr. Frelander was agreeable. 

 Mr. Hall noted that there was a question during the Planning Commission meeting 

concerning crime and indicated that the area would be covered with cameras. Ms. Schaeffer 

noted that the area had been reviewed by the Police Department and Major Gary Dillon came 

forward, noting that in looking at the historical data there had not been any problems. He stated 

the restaurant would be given the same level of patrol as other businesses.  

 The Mayor opened the public hearing at 8:00 p.m. and called for those to speak for the 

proposal. There being no one wishing to speak for, the Mayor called for those citizens to speak 

against. 

 Mr. Ken Alm  

 Mr. Alm came forward and thanked the applicant for working with staff and making 

suggested changes. He noted that when he looks at new businesses he looks at does it looks like 

it belongs in the Town of Warrenton. He felt it did not go with what would be wanted in 

Warrenton.  

 The Mayor called for others to speak. There being no other citizens wishing to speak, the 

Mayor closed the public hearing at 8:02 p.m. 

 Mr. Kravetz moved that SUP 2017-01 be approved with the conditions as noted by staff 

and Mr. Carter seconded the motion. Mr. Robinson asked Mr. Kravetz was referring to staff’s 

conditions as well as Councilman Polster’s comments that the sign and the building colors be in 

conformance. Mr. Kravetz noted that was correct. 

 Mr. Polster commented that he did not want to create an undue burden on the applicant 

and it would drive economic development out of town. He stated that he understood Mr. Alm’s 

concerns. 

 Ms. Reynolds noted she was not thrilled with the building design but it was not the 

ugliest thing she had seen. She stated that the applicant had made quite a few concessions. She 

stated moving it closer to the street and putting the parking in back meant a lot to her.  

 On a vote of 7-0 the motion passed (for: Reynolds, Polster, Wood, Burnett, Hamby, 

Kravetz, Carter).  

CONSENT AGENDA 

a. Approval of Council Minutes 
 

(1) May 9 Council Minutes 
 



b. Staff reports and Board and Commission Minutes 
 

(1) Staff Report – PW-Utilities 
(2) Staff Report – Visitor Center 
(3) Staff Report – Police 
(4) Staff Report – Parks & Recreation 

 
c. 2017 Annual Fourth of July Children and Pets Parade 
d. 2017 Bluemont Concert Series 
e. 2017 Bodies in Motion 5k/10k & Fun Run 
f. Inaugural 2017 Warrenton Baptist Church 5K Run 
g. April 2017 Financial Statements 
  

 On a motion by Mr. Kravetz, seconded by Mr. Wood, the Consent Agenda was approved 

on a 7-0 Council vote (for: Reynolds, Polster, Wood, Burnett, Hamby, Kravetz, Carter; against: 

none). 

 Mr. Polster noted that he had talked with Bluemont about having some events at Eva 

Walker Park but he had received an email from Ms. Lily Dunning that she had concerns that the 

Park was too far from the center of Town. He stated he would work with her in 2018 about the 

use of the Park. Mr. Polster noted he would be working with Ms. Margaret Rice to create some 

synergy in the Eva Walker Park next year.  

NEW BUSINESS  

Adoption of Ordinances to Establish FY 18 Tax Rates and Water and Sewer Rates; 

Adoption of Resolution on Personal Property Tax Relief Percentage; Adoption of a Resolution to 

Adopt and Appropriate the FY 18 Budget; Approval of the 2018-2023 Capital Improvements 

Program 

 The Manager highlighted the budget. He stated that the total minus transfers from all 

funds is $24,428,526. The General Fund has an increase in the motor vehicle license fee of from 

$15 to $25, motorcycles from $10 to $20, WARF user fees would increase by 5%, and there 

were no other tax rate increases.  

 He stated that the Water and Sewer Fund was balanced with a rate increase of about 20% 

across all categories.  

 The Manager noted that there had been several worksessions where a number of revisions 

were made.  He stated that the most recent change was made to the CIP to include additions for 

the Fire Department capital projects. He noted that the CIP also includes one third for the library 

funding.  

 Ordinance 2017-03, An ordinance to Establish Tax Rates for the Tax Year Beginning 

January 1, 2017 



 The Manager noted that the tax rates did not change.  

 On a motion by Mr. Wood, seconded by Mr. Hamby, Ordinance 2017-03 was approved 

on a 7-0 Council vote (for: Reynolds, Polster, Wood, Burnett, Hamby, Kravetz, Carter, against: 

none). 

 Ordinance 2017-04, An Ordinance to Establish Business, Professional and Occupational 

License Tax Rates for the Tax Year Beginning July 1, 2017 

 On a motion by Mr. Kravetz, seconded by Mr. Hamby, Ordinance 2017-04 was approved 

on a 7-0 Council vote (for: Reynolds, Polster, Wood, Burnett, Hamby, Kravetz, Carter, against: 

none). 

 Mr. Wood commented that he had hopes of reducing the BPOL tax but it was held at the 

current rate. He stated the businesses had carried the Town through the BPOL for many years 

and he hoped to look at it again next year. Both Ms. Reynolds and Mr. Carter agreed. 

Ordinance 2017-05, An Ordinance to Establish Water and Sewer Rates and Service Fees 

Effective July 1, 2017 

Mr. Godfrey stated that water and sewer fees increased by about 3%, as recommended in 

the 2016 rate study. He noted it was the third increase in a year and a half and is following the 

recommendations of the rate study. He stated that there is a recommended look at rate increases 

so the Town does not get in a position of having a 20-30% rate increase. He explained the impact 

on a residential user of 5,000 gallons per day would increase by a $1.51 per month and a 

minimum user of less than 2,000 gallons per day the increase would be 16⊄ per month. 

On a vote by Mr. Carter, seconded by Mr. Hamby, Ordinance 2017-05 was approved on a 

7-0 Council vote (for: Reynolds, Polster, Wood, Burnett, Hamby, Kravetz, Carter, against: none). 

Mr. Burnett asked if other fees to connect were the same and the Manager noted that the 

availability fees were not changed, only user fees.  

Mr. Polster noted that the increase in water has a direct effect on residences but also 

businesses. He explained that he had received a complaint from a hotel manager about the 

exorbitant increase.  

 A Resolution of the Town Council of the Town of Warrenton Establishing the Percentage 

Relief Granted to Qualifying Personal Use Vehicles, Subject to the Town of Warrenton’s 

Personal Property Tax for the 2017 Tax Year 

 Mr. Godfrey noted that the percentage does not change from prior years. Vehicles valued 

at $20,000 or less is eligible for 100% tax relief. The following resolution was presented for 

consideration: 



A RESOLUTION OF THE TOWN COUNCIL OF THE TOWN OF WARRENTON 

ESTABLISHING THE PERCENTAGE RELIEF GRANTED TO QUALIFYING 

PERSONAL USE VEHICLES, SUBJECT TO THE TOWN OF WARRENTON'S 

PERSONAL PROPERTY TAX, FOR THE 2017 TAX YEAR 

 

WHEREAS, the Personal Property Tax Relief Act of 1998, Virginia Code §§58.1-3253 et seq. 

(“PPTRA”), has been substantially modified by the enactment of Chapter 1 of the Acts of 

Assembly, 2004 Special Session I (Senate Bill 5005), and the provisions of Item 503 of Chapter 

951 of the 2005 Acts of Assembly (the 2005 revisions to the 2004-06 Appropriations Act, 

hereinafter cited as the “2005 Appropriations Act”); and 

WHEREAS these legislative enactments require the Town of Warrenton to take affirmative steps 

to implement these changes, and to provide for the computation and allocation of relief provided 

pursuant to the Personal Property Tax Relief Act as revised; and 

WHEREAS these legislative enactments provide for the appropriation to the Town of 

Warrenton, of a fixed sum to be used exclusively for the provision of tax relief to owners of 

qualifying personal use vehicles that are subject to the personal property tax on such vehicles. 

NOW, THEREFORE, BE IT RESOLVED by the Town Council of the Town of Warrenton, 

Virginia that: 

Qualifying vehicles obtaining situs within the Town of Warrenton during tax year 2017, shall 

receive personal property tax relief in the following manner: 

• Personal use vehicles valued at $20,000 or less will be eligible for 100% tax relief; 

• Personal use vehicles valued at $20,001 or more shall only receive 100% tax relief on the 
first $20,000 of value; and 

• All other vehicles which do not meet the definition of “qualifying” (business use 
vehicles, farm use vehicles, motor homes, etc.) will not be eligible for any form of tax 
relief under this program. 

 

On a motion by Mr. Wood, seconded by Ms. Reynolds, the resolution was adopted on a 

7-0 vote (for: Reynolds, Polster, Wood, Burnett, Hamby, Kravetz, Carter, against: none). 

A Resolution to Adopt and Appropriate $24,428,526 for Fiscal Year 2018 

 Mr. Godfrey stated that the resolution adopted the FY 2018 budget for all funds in the 
amount of $24,428,526 and appropriates those funds. The following resolution was presented for 
consideration: 

 

A RESOLUTION TO ADOPT AND APPROPRIATE $24,428,526 FOR  



FISCAL YEAR 2018 

 

WHEREAS, the Town Manager presented his Proposed 2017-2018 Budget to the Town 
Council on March 30, 2017; and 
 

WHEREAS, five work sessions were held with Council during April and May 2017 to 
discuss the Proposed Budget and any changes thereto; and 
 

WHEREAS, a Public Hearing was held on May 9, 2017 to receive public comment; now 
therefore 
 

BE IT RESOLVED, that the Proposed Fiscal Year 2018 Budget for the Town of 
Warrenton, as modified in work sessions held during April and May 2017, is hereby adopted and 
the amounts summarized below are hereby appropriated for the Fiscal Year Beginning July 1, 
2017: 

 

REVENUES/SOURCES  AMOUNT   EXPENDITURES/USES  AMOUNT 
        

General Fund     General Fund   
General Property Taxes $ 1,279,339   General Government $ 1,226,253 
Other Local Taxes  6,882,677   Public Safety  3,692,447 
Permits & Fees  191,100   Public Works  3,558,619 
Fines & Forfeitures  210,000   Parks & Recreation  2,189,015 
Use of Money/Property  58,500   Community Development  1,538,455 
Charges for Services  1,344,872   Contributions  185,892 
Miscellaneous Revenue  188,400   Debt Service  633,598 
State Revenue  2,932,302   Transfers  1,804,785 

Federal Revenue  4,500     General Fund Total $ 14,829,064 
Transfers / Proffers  12,000      
Use of Fund Balance  1,725,374   Other Funds   

   General Fund Total $ 14,829,064   Capital Projects  $ 1,876,285 

      Water & Sewer Operating   5,562,138 
Other Funds     Water & Sewer Capital   4,790,000 
Capital Projects  $ 1,876,285   Motor Pool   473,307 
Water & Sewer Operating   5,562,138   Information Technology   367,970 

Water & Sewer Capital   4,790,000      
Motor Pool   473,307   Total All Funds $ 27,898,764 
Information Technology   367,970      

     Less Transfers  (3,470,238) 
Total All Funds $ 27,898,764      
     Total Appropriations $ 24,428,526 

Less Transfers  (3,470,238)      
        
Total Estimated Revenues $ 24,428,526      

 

  

Mr. Kravetz moved approval of the resolution and Ms. Reynolds seconded it. 



 Mr. Wood read the following statement: 

SOME THINGS (not a complete list) THAT I LIKE ABOUT FY 18 BUDGET: 

 

1. We are now adding to the towns staff in order to better 

serve the Citizens of Warrenton; 

2. Adding $50,000 to the annual donation to the Fire 

Department total donation is now $150,000; 

3. Replacing 2 Police Vehicles plus the equipment; 

4. Public Works- equipment- Chipper 

a. CIP - Generator; flusher truck and 

trailer; vehicle replacement(2} Total of 

$140,000; 

5. General Fund - Gold cup sidewalks; backhoe; refuse truck, pickup 

truck, WARF roof; roundabout Walmart Total 

$1,876,285; 

The last 2 Budgets we are finally replacing our old outdated 

equipment; 

6. 50% Budget Reserve($6.4 M} vs 15% prior year(FY17}($4.0M); 

7. Water/ Sewage : 200 Days Budget reserve($3.4M}; 

8. Borrowed $SM at 2.2% for  W/S improvements; 

9. General Fund (GF} Revenue- Estimate $305,000 more than FY17 

budget and $842,000 more than FY 16; 

GF W/S Revenue- Estimate $160,000more than FY17 budget and 

$378,000 more than FY 16; 

10. Total of all Funds Revenue - Estimate $3.6M more than FY 17 

and $3.8M more than FY 16; 

11.      No Reserves needed ( as in past 2 years) to fund 

government operations; 

12. lnvestment Report($20.SM) Treasure bill up from 0.37% to 

0.64%; LGIP up from 0.44% to 0.89% 

13. Donated to Library- $333,000 FY 17, FY 18, FY 19; 

14.      Money we donate to 501C is good, needs to be increased in FY19. 
 

SOME ITEMS (Not a complete list) THAT I DISLIKE ABOUT FY18 
BUDGET: 

 



1. $365,000 for 8 new staff members. Think we could have done 

Contract Workers and Part Time for  some of  the positions, 

2. Did not approve of the procedure for a 501C to give additional money. 

We have deadlines and they should be observed, 

3. Giving money to a number of CIP projects, 

4. No reduction to BPOL Tax, 

5. GF increase in Expenditures from FY 17 of $1.9M, 

6. GF increase in Expenditures from FY 16 of $2.6M, 

7. More support for the Timber Fence Trail in CIP $854,750, 

8. Plans and money in the CIP for Baseball Fields, 

9. More support and plans to  reduce the debt at the WARF.($864,000+/  
year) 

10. 1 know that Ms. Miller gets bids on Health Insurance, I know this is a 

wonderful benefit for town employees (80/20). It is a very fast growing 

expense and all I am saying is that we need to watch this expense very 

closely in the future. 

 

 Ms. Reynolds applauded the hard work of the Finance Committee.  She felt that all 

Councilmembers worked hard and were very concerned with increasing employees and 

additional expenses but when you look at the lack of adding employees for so many years and 

lack of equipment such as police cars, that increase was needed.  Mr. Carter noted that it has not 

been his preference to add staff and he would rather go the opposite direction. He thanked past 

Councilmembers for reducing the size of government when the economy went the opposite 

direction. He felt the Council should continue to think that way. He stated that the budget gives 

support where needed but if times change again the Council should consider if the positions are 

not needed that they be reconsidered. He thanked Mr. Wood for his work on the Finance 

Committee.  

Mr. Polster stated that the Council is getting better and he would like to see that the 

Council take an irrespective look at work productivity and do a personnel audit to ensure the 

right people are in the right positions, that the positions are adequately staffed to handle the 

workload that we currently have and project for the future. He stated the staff should be ensured 

that they have the tools and technology they need to be successful not only in accomplishing the 

operations of the Town but effective customer service.   

The resolution was adopted on a 7-0 vote (for: Reynolds, Polster, Wood, Burnett, Hamby, 

Kravetz, Carter, against: none). 

Approval of the 2018 – 2023 Capital Improvement Program 



 On a motion by Mr. Carter, seconded by Mr. Kravetz, the 2018 – 2023 Capital 

Improvement Program was approved on a 7-0 Council vote (for: Reynolds, Polster, Wood, 

Burnett, Hamby, Kravetz, Carter; against: none). 

UNFINISHED BUSINESS 

      Brentmoor-Mosby House 

 The Mayor noted that it had been discussed at the last worksession and the two options of 

having a management agreement with Mr. Dyer’s group or to sell the property. He stated that a 

date would be set to discuss those possibilities. There was discussion of a special worksession 

since the next regular worksession date will most likely include discussion of the Walker Drive 

application. Mr. Burnett suggested having a financial analysis to dig into the actual numbers to 

include what a sale would mean v.s. keeping and operating the museum by a nonprofit. Mr. 

Wood stated that he had no idea what amount had been spent on the Mosby House. Mr. Kravetz 

noted that it currently costs the Town $6,000 per year to maintain the Mosby House. After 

discussion, it was decided that the Town Manager would present a financial analysis to the 

Finance Committee for review. A Finance Committee meeting was set for 7 p.m. on July 17 to 

discuss the Brentmoor-Mosby House. A worksession will possibly be held in August at 6 p.m. 

dedicated to this subject alone and Council asked that the $6,000 currently spent be broken down 

to indicate what is included. 

REPORTS AND COMMUNICATIONS 

 
Report from Town Attorney 

 Mr. Robinson noted that he had received a draft of the library funding agreement from 

Mr. Kevin Burke. The Town Attorney stated he had made some changes and the changes were 

forwarded to the County Administrator and County Attorney to be sure they approved of the 

changes. One of the changes was instead of having the funding in a separate account it could be 

kept in their General Fund, but in a separate account. Mr. Carter asked that the Town, 

independently of the County, look at the zoning of the property.  

 Council asked Ms. Schaeffer to brief Council on possible zoning. Ms. Schaeffer came 

forward and noted that she had given the County three options. She stated that one is the by right 

option just on the Central Business District zoned area, a special use permit option which is in 

the Central Business District but crosses into the residential or a rezoning option to either Central 

Business District or PSP. She stated that if the County signed off on the Town handling the 

rezoning it could be handled in house.  She felt that the Central Business District was better for 

the property since most of the parcels included are within the CBD. Ms. Reynolds asked if an 

arborist had looked at the trees and Ms. Schaeffer responded that there is one large tree on site 

which may cause a shift in the building location pushing it onto the R-6 parcel. Ms. Schaeffer 



stated that the County has requested a preliminary meeting with the ARB where they will bring 

in concept options to get the initial reaction of the ARB.  

 Mr. Polster asked why the matter had to go to a June 26 special meeting where only four 

of the Councilmembers could attend. The Town Manager noted that the failed to get an ad 

published for the item to be on the current Council meeting agenda and there is a state law which 

indicates to amend a budget by more than 1% of the adopted amount a public hearing must be 

held. He stated that $333,333 from the current year budget is more than 1%. He further stated 

that June 26 was the next available date where the ad could be published and the date was also 

prior to the end of the current fiscal year. Mr. Polster if it would not be more desirable to put a 

$666,666 amount in next year’s budget where the entire Council could attend. He stated that the 

perception is that with four Councilmembers present Council could do anything they wanted. 

The Manager responded that Council decided that when they decided to break it up over three 

years. He stated that he accepted the responsibility for all Councilmembers not being able to 

attend on June 26. He indicated that the original plan was to spread it over FY 17, 18 and 19. He 

stated that there was an option for telephone call in. Mr. Polster noted that the discussion should 

have been held at a worksession. He stated that Council needed to work on a process. Mayor 

Duggan noted that it had been discussion a month or so ago and the FY 19 budget just approved 

included an additional $333,333. Mr. Polster noted that all the stipulations had not been 

discussed. Ms. Reynolds thought all stipulations had been discussed, such as the library had to be 

located within the Town. The Town Attorney had added all items at the Council’s request. The 

Town Attorney noted that the changes were based on what Council recommended. He stated that 

he wanted to make sure that the interest that accrues regardless of whether it gets turned back or 

not that the interest be applied at the end as an offset so everything equals out to $1 million.  

 Mr. Wood commented that it may not be the best way to get the funding through but it 

was necessary.  

 Report from Finance Committee 

 The Finance Committee will meet on July 17 at 7 p.m. Mr. Wood thanked Mr. Burnett 

and Mr. Kravetz for their work on the Committee. 

 Report from Public Safety and Transportation Committee 

 Mr. Kravetz noted a Committee meeting was held on May 15 and the parking 

recommendations discussed. Recommendations were submitted to the Town Manager which he 

can do administratively which consisted of increasing the other fines listed on the parking 

citation. The first violation would be a warning, second would be $10, third would be $25 and 

each subsequent violation would be $50. There was also a recommendation to change the one 

hour time limit to two hour everywhere but Main Street which would remain one hour.  Also the 

parking space in front of Mr. Merle Fallon’s office would be removed. Chief Battle gave a report 

on the latest police survey and his annual report. 



 Report from the Public Works/Utilities Committee 

  Ms. Reynolds noted that there had been not Committee meeting held but the next meeting 

will be at 5 p.m. prior to the July 6 worksession.  

 Report from Planning District Nine 

 There was nothing to report. 

 Report from the Committee on Health, Parks and Recreation 

 Mr. Polster highlighted the June events, such movie in the park events, bluegrass in the 

park, Warrenton Town Limits. He stated that are over $30,000 in sponsors for Warrenton Town 

Limits. He updated on Timberfence Trail.    

Report from Liaison Committee Representative 

 It was noted that the Committee had not met.  

 Report from the Town Manager 

 The Manager highlighted his project updates. (A part of the official file)  Mr. Godfrey 

briefed on the cost to restore the damaged Cemetery headstones. He stated that the restoration 

costs range from $15,000 to $28,000. Friends of the Cemetery had raised funds toward the 

restoration. Mr. Wood asked if the repair costs could come from the Perpetual Care Fund and the 

Manager responded that the money is intended for improvements to the public area of the 

cemetery and only the interest could be used from the fund. There was discussion of use of the 

Silent Partner security system and installation of a fence around the cemetery.  

 Industrial Zone Uses 

 The Manager stated staff felt that staff should evaluate technology uses either by right or 

permitted by Special Use Permit in the Industrial Zone. He stated that there are a number of ways 

to undertake this. He stated that Council could by resolution direct staff to initiate it. He said the 

idea was to be able to expand the permitted uses in the Industrial Zone.  

 He indicated that he had asked the Town Attorney to draft a resolution. Mr. Carter asked 

if there was an applicant and the Manager stated that there is a prospect for a technology use but 

it is broader than that because there are other uses besides technology uses to be included in an 

Industrial Zoning. Mr. Kravetz asked if the Manager was saying it could be done if there must be 

a special use permit. Mr. Godfrey stated that there are two category uses permitted in the zoning 

district. There is a permitted uses by right and then there are permissible uses with an S.U.P. Mr. 

Polster felt it is an item which should be discussed at a worksession.  



 Mr. Kravetz moved that the Town Attorney and staff draft a potential amendment to 

industrial zoning uses for consideration for a potential amendment to the industrial uses. The 

Town Attorney stated that the resolution noted by the Manager would not pass the text 

amendment but would have staff create a potential text amendment to list uses whether by 

special use permit or permitted uses by right. He stated that the County’s version could be 

viewed to make the Town’s more compatible and easier for economic development.  Mr. Kravetz 

was concerned with adding things which are by right with no way to condition them and the 

Town Attorney noted that would be discussed when the text amendment came forward from the 

Planning Commission. Mr. Carter asked if a resolution was required and the Town Attorney 

stated that it would have to be by Planning Commission application or Council resolution. Ms. 

Schaeffer stated that there are three methods: 1) the applicant can apply, 2) the Planning 

Commission can direct staff to take a look at it, or 3) it can be by resolution of Town Council.                                   

 Mr. Wood was concerned with rushing it and the concern to stay transparent. Mr. 

Godfrey noted that it was intended to rush things through but merely a formality to start the 

process. It could wait until July.  

Mr. Kravetz withdrew his incomplete motion. Mr. Carter moved that the matter should be 

discussed at a worksession but Council should allow staff to provide options for additional uses 

on the zoning at the next worksession. Mr. Kravetz seconded the motion. Ms. Reynolds was 

against the way it is being done and the matter needs to go to a worksession. Mr. Carter noted 

that Council could not even look at it and it was just a formality. Ms. Schaeffer noted that if it is 

initiated then staff could give Council things to review at the next worksession.  

On a vote of 3- 4 (for: Kravetz, Hamby, Carter; against: Reynolds, Polster, Wood, 

Burnett) the motion failed. 

COUNCILMEMBERS’ TIME  

 Mr. Polster noted that he had hoped that Walker Drive would have been on last week’s 

worksession to talk more about the revised proffers for Walker Drive. He stated that he 

understood that the applicant had submitted draft proffers to staff which are under review. He 

indicated that staff has 30 days to review them and it would push the public hearing into August 

and if they got to VDOT it is another 45 days. Mr. Robinson stated that they had been asking for 

comments. He stated that they are sitting with him now and he has been through 80% of them. 

Those will go back to Ms. Schaeffer the next day. Ms. Schaeffer noted that there had not been a 

formal submission. The proffers had been submitted to the Town Attorney and Ms. Schaeffer. 

She stated that it is the applicant’s understanding that they will be going to public hearing in 

July. The proffers the applicant is submitting has to be signed by all property owners and before 

they do that, they want to be sure that she and the Town Attorney see nothing that is “off.”  She 

stated that the proffers are required to be in hand legally eight days prior to advertisement for the 

public hearing. Ms. Schaeffer stated that she was under the impression there would be a public 



hearing in July and that is why no June worksession was held. Mr. Polster noted that it was his 

understanding that Council would hear from VDOT prior to the public hearing and the public 

hearing was delayed because of the applicant.  He felt that the Council would be remiss in not 

hearing from VDOT.  

 Ms. Reynolds recalled that there was no requirement to meet with VDOT.  

 Mayor Duggan noted that he was going to recuse himself from the discussion of the 

Walker Drive application.  He urged continuation of Councilmembers’ Time. There was 

additional discussion of the roundabout for Walker Drive. 

 Mr. Hamby asked if there could be a retreat in November or December on the next 

budget to prioritize direction.  

 Mr. Carter thanked staff for the FY 18 budget and staff for the Popeye’s example of how 

an application can move forward.  

Ms. Reynolds thanked staff for their work on the budget and also thanked the Planning 

staff for their hard work. 

 There were no other Councilmembers to speak under Councilmembers’ Time.  

Mayor Duggan asked if a Walker Drive discussion was desired. Council stated that they 

wished to continue the Walker Drive discussion. Mayor Duggan stated that he would leave the 

meeting and Ms. Reynolds could chair the meeting. 

 There was discussion of the necessity of having a meeting with VDOT. Ms. Reynolds felt 

that the application will go to public hearing in July and the proffer statements would come forth 

for all to see in plenty of time.  

 Mr. Carter suggested that the Walker Drive application be added to the July worksession. 

Mr. Robinson noted that Council would have the informal comments the next day (June 14). Ms. 

Schaeffer noted that she noted to the applicant that they would have the comments from staff and 

notified them that Council did not wish a worksession. Mr. Robinson asked if Council desired a 

worksession. Ms. Reynolds asked if there was a motion to have a worksession with VDOT 

before the July public hearing. Mr. Robinson stated it could be the July worksession or a special 

one. Mr. Carter felt a special worksession was not needed. Mr. Godfrey noted that the 

worksession is scheduled for July 6 and it was decided it would be an item for discussion on that 

agenda.  Ms. Reynolds stated that VDOT reported to staff and staff has the numbers which will 

be in the proffer statement.  Discussion ensued on the cost of a roundabout and Ms. Schaeffer 

noted that VDOT gave a range but could not give an actual figure. She stated that she was 

looking for direction from Council if they wished to proceed with proffers written more toward a 

roundabout or proceed with the proffers being written more toward a contribution for 

signalization. She stated that it was her understanding that the Council would like to lean more 



toward the roundabout long term. She indicated that is where she directed the applicant and that 

is where the proffers have gone. She explained that a long worksession had been held with the 

applicant where they talked about revisions and they were redrafted and submitted on May 30 in 

draft form for initial feedback. Ms. Schaeffer stated that she was under the impression that there 

would be no worksession with VDOT and she directed that information to VDOT and the 

applicant. Mr. Burnett asked the intent of a meeting with VDOT and Ms. Reynolds noted that it 

would be to get the cost of a roundabout. Mr. Burnett stated the range was $800,000 to $1 

million but Council still desired to know the cost difference between the two. Ms. Schaeffer 

noted that the applicant had submitted a roundabout feasibility analysis and rather than relying 

on what the applicant submitted, VDOT offered and paid out of their own funding a roundabout 

feasibility analysis which presented an alternative design within the existing proposed right of 

way. As part of that, they did a second analysis of current traffic using a different computer 

simulated system and looked at the different implications. She stated what was received was the 

colored chart on the ratings and improvement of that intersection and long term what could 

happen. A range of costs was then provided and VDOT was to be here to better answer those 

questions. She stated that she did her best to present it.   

 Ms. Schaeffer stated that she would do what Council directs her and was under the 

impression that the public hearing would be in July.   

 The Manager noted that he thought at the May worksession that the public hearing was 

going to happen in June, which would have been extremely tight. July was a realistic timeframe. 

Ms. Reynolds asked if there would be a July worksession held on the application and the 

Manager stated that if Council so directs and if anyone else is to participate give the staff 

direction. Ms. Reynolds asks if Council felt it necessary to put Walker Drive on the worksession 

agenda. Mr. Kravetz noted that it would have to be on the worksession agenda if it is on the July 

Council meeting agenda. 

 There being no further business, the meeting adjourned at 9:50 p.m. 

 

 

 

      Evelyn J. Weimer, Town Recorder  
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MINUTES OF THE SPECIAL MEETING OF THE COUNCIL OF THE TOWN OF 
WARRENTON HELD ON JUNE 26, 2017 

 
 

The special meeting of the Council of the Town of Warrenton was held on June 26, 2017 
in the Town Council Chambers and was called to order by Mayor Powell L. Duggan at 7 p.m. 
 

Councilmembers present:  Mayor Powell L. Duggan, presiding, Sunny Reynolds, Vice 
Mayor, Councilmembers Jerry M. Wood, Alec P. Burnett, Robert H. Kravetz and Kevin T. 
Carter.  

 
Also present: Brannon Godfrey, Town Manager, Whitson W. Robinson, Town Attorney, 

and Evelyn J. Weimer, Town Recorder. 
 

Amendment to FY 17 Budget and Appropriation of Capital Contribution to Warrenton Library 

 The Town Manager noted the FY 17 budget would have to be amended to appropriate the 

first one third of the contribution for the Warrenton Library and the second half of the 

contribution was approved with the adoption of the FY 18. He stated that the amendment is 

needed because the contribution is more than 1% of the overall adopted budget. The public 

hearing was set for the night and following the public hearing, the Manager noted that Council 

should amend the FY 17 General Fund Budget to increase General Fund Revenues from 

Unassigned Fund Balance by $333,333 and increase the General Fund Expenditures – Capital 

Projects – Warrenton Library by $333,333. 

 The Mayor opened the public hearing at 7:01 p.m. and called for citizens who wished to 

speak against. There being no citizens wishing to speak against, he called for citizens in favor to 

come forward.  

 Ms. Ann Martella 

 Ms. Martella, Center District to the Library Board, Winchester Street resident, came 

forward. She noted that she had served with Ms. Laurie Parker on the board. Ms. Parker was also 

present. Ms. Martella, on behalf of the Library Board, thanked Council for their generous 

donation. 

 There being no other citizens to speak, the Mayor closed the public hearing at 7:03 p.m. 

 Ms. Reynolds moved that Council amend the FY 17 General Fund Budget to increase 

General Fund Revenues from Unassigned Fund Balance by $333,333 and increase the General 

Fund Expenditures – Capital Projects – Warrenton Library by $333,333. Mr. Kravetz seconded 

the motion.  



 Mr. Robinson noted that after the vote, if positive, a motion should be made to allow the 

Town Manager to sign the agreement.  

 Mayor Duggan asked if there was discussion. Ms. Reynolds noted that at the last Council 

meeting Mr. Kravetz and Mr. Wood were interested in the use of the existing library. She 

pointed Council to section 8 of the agreement. She noted it was discussed at the Liaison 

Committee meeting and the County was in agreement.  

 Mr. Carter asked if the County drafted the agreement and the Town Attorney noted that it 

was originally drafted by Mr. Kevin Burke, County Attorney, and he had made his changes to it. 

He stated that there is additional language noting that when the County is given the occupancy 

permit, the 1979 lease is terminated and there would be six months for the County to vacate the 

property.  

 Mr. Robinson stated that when the contract is signed there will be eighteen months to 

negotiate what will happen with the existing library space. Mr. Carter asked if the Town would 

be legally agreeing to funding for future years and Mr. Robinson said that was the case. 

However, the current Council would not be binding the future Councils. The Town Attorney 

stated that the County would keep those funds in a separate account to keep track of the interest 

which would accrue. If the $1 million would come back to the Town, the interest would also. He 

stated that if the Town would proceed with the last installment, the interest accumulated could be 

used toward the final $333,333. Mr. Wood asked when the Town could negotiate the purposes 

for which the Town would like to use the old library. The Town Attorney responded that when 

they get the private funding done and they decide to begin to move dirt. At that point, the County 

would have six months to vacate the building.  

 Mr. Burnett wanted to confirm that the interest would come back to the Town and the 

Town Attorney noted it would and it could be used to offset the last payment.  

 On a vote of 5-0 (for: Reynolds, Wood, Burnett, Kravetz, Carter; against: none) the 

motion passed. 

 On a motion by Mr. Kravetz, seconded by Ms. Reynolds, Council approved on a 5-0  

vote (for: Reynolds, Wood, Burnett, Kravetz, Carter; against: none) that the funding agreement is 

approved and the Town Manager is authorized to sign the agreement on behalf of the Town. 

 There being no further business, the meeting adjourned at 7:13 p.m. 

 

 

      Evelyn J. Weimer, Town Recorder 
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REVENUE SUMMARY

FY 2017 FY 2017 FY 2016

Budget June 2017 Year-to-Date Year-to-Date TOTAL NUMBER OF 

Beginning of period $1,191,789.67 $1,104,522.96 ACTIVE MEMBERS:

Memberships $443,000.00 $25,123.25 $422,900.90 $396,837.79

MVPasses $4,676.00 $37,587.50 $37,623.75

Daily Admissions $269,000.00 $29,436.00 $201,780.00 $168,362.50

Gift Cards $106.00 $5,107.25 $3,947.00

Child Care $2,800.00 $324.00 $2,583.00 $2,940.00 NUMBER OF DAY
Programs (Aquatics & 

Fitness) $343,000.00 $14,213.00 $169,885.04 $179,452.52 ADMISSIONS THIS MONTH:

Rentals $210,638.00 $4,393.50 $242,226.50 $228,480.00

Individual Instruction $12,944.00 $83,824.00 $90,592.30

Merchandise $8,000.00 $969.25 $8,254.25 $6,997.00 TOTAL ATTENDANCE

Sponsorship/Grant/ Ad Sales $75,000.00 $3,448.84 $101,377.26 $85,819.64 THIS MONTH:

Park Pavilion Rentals $6,000.00 $13,765.00 $20,532.50 $9,190.00

Contract Programs $0.00 $0.00 $60.00

Miscellaneous $4,150.00 $766.61 $5,897.02 $7,055.63

End of period $1,361,588.00 $110,165.45 $1,301,955.22 $1,217,358.13

Preliminary #'s Preliminary #'s

WARF Operating Expenditures  $         1,656,167.00 145,833.71$          1,557,200.33$           1,605,248.53$            

NUMBER OF AQUATICS

MONTHLY HIGHLIGHTS

Town of Warrenton

Department of Parks and Recreation

Monthly Report - June 2017

1,674

   QUICK FACTS

13,765

6,495

Events coming up include Blue Grass Jam at Eva Walker Park on July 9 from 2:00-5:00 p.m.; Movies in the Park on 

July 21 (dusk) "Finding Dory" and our final movie of the summer, held at the WARF, July 28th (7:30 p.m.) "Soul Surfer".

NUMBER OF GROUP FITNESS 

CLASSES HELD THIS MONTH:

256

Our Summer Movies in the Park have been enjoyed by many.  Thanks to our June sponsors, Puroclean and Allegro 

Community School for the Arts, movie goers have enjoyed both Minions and Sing after playing at Eva Walker Park before 

showtime.  Two more movies are scheduled for July.

The 3rd annual Warrenton Town Limits was another successful "everything Warrenton" event.  This year we had more vendors 

and local businesses participate.  The Parks and Recreation Department is very thankful for the overwhelming support of our 

sponsors, volunteers, and Town staff.  

Summer classes and lessons are well underway at the WARF.  Junior Lifeguard and Lifeguard training have been very popular 

this season.  Group swims and summer camps keep the WARF very busy with many enjoying the "big" slide!

Wednesday Farmer's Market has been a huge success, especially with the Make it Happen Grant - Fresh Bucks for Kids.  

Groups of children shop with their "bucks" and buy fresh fruits, vegetables, and flowers.  WARF staff is very pleased with the 

turnout for the Wednesday Market.

CLASSES HELD THIS 

MONTH:

171 



Town Council Meeting Item Number: c.
July 11, 2017

Agenda Memorandum
Submitted by: Chief Louis Battle

Issue: 2017 Annual Halloween HappyFest Parade 

Background: This will be the 2017 Annual Halloween HappyFest Parade in Old Town Warrenton.
This event attracts approximately 250 spectators.
 

Discussion: In order to prepare a safe event and to minimize the impact on businesses, the Town
will close the following streets for the Halloween HappyFest Parade but they will
remain open to pedestrians: Main Street from Fifth Street westward to the intersection
of Ashby Street and Waterloo Street, Culpeper Street between Lee and Main Streets,
Ashby Street at Hotel Street, Falmouth Street at Lee Street, Winchester Street at
Alexandria Pike, First Street at Main Street, North Third at Main Street, South Third at
Main Street, North Fourth at Main Street.
 
A modified Phase I closure will extend from the Fifth Street & Main Street intersection
to Sixth Street to accommodate the staging area for the parade participants.
 
Once the parade begins and the participants go beyond Fifth Street, the closure will be
adjusted to Main Street at Fifth Street, allowing North and South Fifth Street to be
open to traffic.
 
The adjusted road closure will remain in place until after the event’s conclusion at
approximately 3:30 P.M.
 
Roads will be opened to traffic at the discretion of police personnel.
 

Financial Impact: Police personnel consists of four (4) police personnel for four (4) hours each, and two
(2) Public Works personnel for four (4) hours each.

There is no direct financial impact to the Town. The cost of contributed manpower
from the Police Department is estimated at $664.96 and the Public Works Department
is $235.60. Event expenses are covered with sponsorships and private contributions,
with the exception of Town resources.
 

Recommended
Action:

Approval of the requested schedule of activities and street closures.
 



 ________________________
Town Manager 

ATTACHMENTS:
Description Type Upload Date
2017 Halloween HappyFest Parade Event Application Cover Memo 6/5/2017
2017 Halloween HappyFest Parade Operational Memorandum Cover Memo 6/5/2017











 

    

           TOWN OF WARRENTON         
                              POLICE DEPARTMENT              

              

To: Mr. J. Brannon Godfrey, Jr., Town Manager, through Chief Louis A. Battle 

From: Sergeant T. M. Carter 

Date: May 30, 2017 

Re: SPECIAL EVENT – 2017 Halloween HappyFest Parade 

 

The Warrenton Town Council will host the 2017 Annual Halloween HappyFest Parade In Old 
Town on Sunday, October 29, 2017. 
 
Date:   Tuesday, October 29, 2017 

Event:   2:00 P.M. to 3:00 P.M. 

Set Up:  1:30 P.M. to 2:00 P.M. 

Clean Up:  3:00 P.M. to 3:30 P.M. 
 
Parade Line-up: Beginning at 1:30 P.M. at Main & Fifth Street proceeding east on 

Main to Sixth Street. 

Parade Route:  Beginning at Main & Fifth Street proceeding west on Main Street and 
ending at Fauquier Bank Plaza near the intersection of Main Street and Alexandria Pike. 
 
Public Works Department personnel will be responsible for the setup and removal of all 
necessary cones and street closed signs for the event.  “NO PARKING AFTER 1:00 P.M. 
Sunday, October 29, 2017” signs will be posted on Saturday, October 28, 2017 by the Public 
Works Department.  Two (2) Public Works employees will be assigned to work the event for 
four (4) hours at an estimated total cost of $235.60. 

Police Department personnel will be responsible for clearing all parked vehicles from the 
prohibited areas for pedestrian safety.  Four (4) police personnel will be assigned to work the 
event for four (4) hours at an estimated total cost of $664.96.  Officers will arrive on Main 
Street at 12:30 P.M. and begin clearing parked vehicles from the prohibited areas at 1:00 
P.M.   
 
Main Street will reopen by 3:30 P.M. at the discretion of law enforcement when determined 
safe by police personnel on site. 

 
Modified Phase I Road Closure:  
 
Road Closures will be in place by 1:30 P.M.  
 
Road closed sign and orange cones at the intersection of Sixth and Main Street, 
allowing traffic to turn onto North and South Sixth Street. 
 
North & South Fifth @ Municipal Lots  Road Closed Sign and cones 
North Fourth @ Main Street   Cones 



� Page 2 

 

North Third @ Main Street   Cones 
South Third prior to Main Street  Road Closed Sign and cones 
North First @ Main Street   Cones 
Culpeper @ Main Street   Cones 
Culpeper @ Lee Street    Cones & road closed sign 
Waterloo @ Ashby Street   Cones & road closed sign 
Ashby @ Hotel Street    Cones 
Winchester St. @ Alexandria Pike  Directional cones allowing the 

continuous flow of traffic, Road Closed 
Sign 

Falmouth Street @ Lee Street  Road Closed to Thru Traffic sign 
 

 
The road closures for the parade staging area, between Fifth and Sixth Street on Main Street, will be 
opened after the parade begins and the participants clear from the intersection of Fifth Street and Main 
Street. The remaining closures will be in place until the conclusion of the event at approximately 3:00 
P.M. 
 

  



Town Council Meeting Item Number: d.
July 11, 2017

Agenda Memorandum
Submitted by: Chief Louis Battle

Issue: 2017 Christian Outreach Festival 

Background: This will be the second annual Christian Outreach Festival in Old Town Warrenton.
This event will support the local churches with fellowship, music, games, giveaways,
and guest speakers.
 

Discussion: The Christian Outreach Festival is scheduled for Saturday, September 30, 2017 from
9:00 A.M. to 4:00 P.M. 

In order to prepare a safe event and to minimize the impact on businesses, the Town
will close the portion of North Fifth Street between Main Street and 17 North Fifth
Street to vehicles but will be open to pedestrians. Road closures will be in place by
8:00 A.M. to accommodate set up time for the event. Roads should be open by 5:00
P.M. on Saturday, September 30, 2017, at the discretion of law enforcement. 

Public Works Department will provide orange cones, barricades, and street closed
signs for the event. Orange “NO PARKING AFTER 8:00 A.M. on 9-30-17” signs are
to be placed along North Fifth Street from Main Street to 17 N Fifth Street. Public
Works personnel will place these signs on Friday, September 29, 2017. Police
personnel will ensure the affected streets are cleared of all parked vehicles starting at
8:00 A.M.
 

Financial Impact: There is no direct financial impact to the Town. The cost of contributed manpower
from the Police Department is estimated at $748.08 and the Public Works Department
is $235.60. Event expenses are covered with sponsorships and private contributions,
with the exception of Town resources.

Police personnel consists of two (2) police officers for nine hours each and two (2)
Public Works personnel for a total of four (4) hours each.
 

Recommended
Action:

Approval of the requested schedule of activities and street closures.
 

 ________________________
Town Manager 



ATTACHMENTS:
Description Type Upload Date
2017 Christian Outreach Festival Event Application Cover Memo 6/21/2017
2017 Christian Outreach Festival Operational Memorandum Cover Memo 6/21/2017

















 

    

           TOWN OF WARRENTON         
                              POLICE DEPARTMENT              

              

To:  Mr. J. Brannon Godfrey Jr, Town Manager, through Chief Louis A. Battle 

From:  Sergeant T. M. Carter 

Date:  June 20, 2017 

Re:  SPECIAL EVENT – Christian Outreach Festival 

This will be the second annual Christian Outreach Festival in Old Town Warrenton and will be 
held on Saturday, September 30, 2017.  This event will support the local Churches with 
fellowship, music, games, giveaways, and guest speakers.  The event will begin at 9:00 A.M. 
and conclude at 4:00 P.M.  Setup will begin at 8:00 A.M. and clean-up will begin at 4:00 P.M. 
 
In order to prepare a safe event and to minimize the impact on businesses, the Town will 
close the portion of North Fifth Street between Main Street and 17 North Fifth Street to 
vehicles but will be open to pedestrians.  Road closures will be in place by 8:00 A.M. to 
accommodate setup time for the event.  Roads should be open by 5:00 P.M., at the 
discretion of law enforcement. 
 
Street closure for event: 

 

North Fifth Street at Main Street    Cones / Road Closed Sign                                       
North Fifth Street at 17 N. Fifth Street    Cones / Road Closed Sign                                       
 
Public Works Department will provide orange cones, barricades, and street closed signs for 
the event.  Orange “NO PARKING AFTER 8:00 A.M. on 9-30-17” signs are to be placed 
along North Fifth Street from Main Street to 17 N Fifth Street.  Public Works personnel will 
place these signs on Friday, September 29, 2017.  Police personnel will ensure the affected 
streets are cleared of all parked vehicles starting at 8:00 A.M. 
 

Police personnel will consist of two (2) police officers for nine hours each (8:00 A.M. to 5:00 
P.M.) and two (2) Public Works employees for a total of four (4) hours each. 

There is no direction financial impact to the Town.  The cost of contributed manpower from 
the Police Department is estimated at $748.08 and the Public Work Department is $235.60.  
Event expenses are covered with sponsorships and private contributions with the exception 
of Town resources.         

 



Town Council Meeting Item Number: e.
July 11, 2017

Agenda Memorandum
Submitted by: Chief Louis Battle

Issue: 2017 The Great Pumpkin Ride Bicycle Event 

Background: This will be the Annual 2017 Great Pumpkin Bicycle Ride on the Warrenton Branch
Greenway. This event attracts approximately 1,350 participants and 200 spectators.
 

Discussion: The Great Pumpkin Bicycle Ride will be held on Saturday, October 28, 2017 from 7:00
A.M. to 5:00 P.M.
 
In order to prepare a safe event and to minimize the impact on businesses, the Town
will close the following street for the Great Pumpkin Bicycle Ride to vehicles but will
be open to pedestrians: South Fourth Street between Lee Street and the Warrenton
Branch Greenway. Road closures will be in place by 5:00 A.M. to accommodate setup
time for the event. Cleanup will be from 4:30 P.M. to 5:30 P.M. The road should be
open by 5:30 P.M. upon the conclusion of the event and at the discretion of law
enforcement. 

The sponsor has requested that Municipal Lot G be reserved for the event's post
activities that would require the parking lot to be closed beginning at 5:00 A.M. until the
conclusion of the event. Public Works will provide the barricades required to prevent
entry into Municipal Lot G, during the event, by those not associated with it.

Participants will be directed by the sponsor to the Warrenton Horse Show Grounds for
additional event parking.

Police officers assigned to the event will monitor traffic and provide traffic control at
designated locations along the event route.
 

Financial Impact: There is no direct financial impact to the Town. The cost of contributed manpower
from the Police Department is estimated at $2,493.60 and there is no cost to the Public
Works Department. Event expenses are covered with sponsorships and private
contributions with the exception of Town resources.

Police personnel consists of five (5) police officers for twelve (12) hours each.
 

Recommended
Action:

Approval of the requested schedule of activities and street closures. 



 ________________________
Town Manager 

ATTACHMENTS:
Description Type Upload Date
2017 The Great Pumpkin Ride Bicycle Event Application Cover Memo 6/22/2017
2017 The Great Pumpkin Ride Bicycle Event Operational
Memorandum Cover Memo 6/22/2017

























    

           TOWN OF WARRENTON         

                              POLICE DEPARTMENT              

              

To: Mr. J. Brannon, Godfrey, Jr., Town  Manager through Chief Louis A. Battle 

From: Sergeant T. M. Carter 

Date: June 20, 2017 

Re: SPECIAL EVENT – 2017 Annual - The Great Pumpkin Bicycle Ride  

The Annual 2017 Great Pumpkin Bicycle Ride event sponsored by the Fauquier Trails 
Coalition has been scheduled for October 28, 2017 on the Warrenton Branch Greenway. The 
event will consist of approximately 1,350 participants.  The event will begin on South Fourth 
Street at the Warrenton Branch Greenway at 7:00 A.M. and conclude at 5:00 P.M. 
Participants will ride the Greenway to Falmouth Street, cross Falmouth Street, and continue 
to Meetze Road beyond the corporate limits of the Town.  South Fourth Street between Lee 
Street and the Warrenton Branch Greenway will be closed to vehicles but will remain open to 
pedestrians. 
 
Setup for the event will be from 5:00 A.M. to 7:00 A.M. and cleanup will be from 4:30 P.M. to 
5:30 P.M. 
 
The sponsor has requested that Municipal Lot G be reserved for the event's post activities 
that would require the parking lot to be closed beginning at 5:00 A.M. until the conclusion of 
the event. Public Works will provide the barricades required to prevent entry into Municipal 
Lot G, during the event, by those not associated with it.  
 
Participants will be directed by the sponsor to the Warrenton Horse Show Grounds for 
additional event parking. 
 
Five officers will be assigned to work the event.  The officers will monitor traffic and provide 
traffic control at designated locations along the event route.  
 
There is no direct financial impact to the Town. The cost of contributed manpower from the 
Police Department is estimated at $2,493.60 and there is no cost to the Public Works 
Department.  Event expenses are covered with sponsorships and private contributions with 
the exception of Town resources. 
 
Police personnel consists of five (5) police officers for twelve (12) hours each. 
 
 
 



Town Council Meeting Item Number: f.
July 11, 2017

Agenda Memorandum
Submitted by: Chief Louis Battle

Issue: 2017 The Well Run Race 

Background: This will be the Annual 2017 Well Run Race, a Memorial 5K Event for Christopher
Dove, that will take place on Saturday, November 11, 2017, beginning at Fauquier High
School and concluding at Rady Park. This event will attract approximately 250-300
participants and 50 spectators.
 

Discussion: The 5K Run will begin at 9:00 A.M. at Fauquier High School located at 705 Waterloo
Road, Warrenton, Virginia. The participants will leave Fauquier High School and turn
left onto Waterloo Road and proceed east on Waterloo Road, turning left onto
Piedmont Street through the residential streets and conclude at Rady Park where an
awards ceremony will take place at approximately 11:00 A.M. Clean-up will occur at
12:00 P.M. 

Participants will follow a designated course through residential streets and finish at
Rady Park. A course map is attached. There are no road closures for this event.

As in the past years, Timber Fence Parkway will be utilized for overflow parking for
those attending the ceremonies in Rady Park rather than utilizing Fauquier Road and
Evans Road. The event sponsor will be responsible for directional parking maps and
signs, and No Parking Signs to be placed on Fauquier Road and Evans Road.
 

Financial Impact: There is no direct financial impact to the Town. Event expenses are covered with
sponsorships and private contributions, with the exception of Town resources. The
cost of contributed manpower from the Police Department is estimated at $831.20 and
no cost for the Public Works Department. 

A requirement of five (5) police personnel for four hours each will be needed to monitor
the course and assist participants on Waterloo Road, Bear Wallow Road, and at Rady
Park.
 

Recommended
Action:

Approval of the requested schedule of activities.
 

 ________________________
Town Manager 



ATTACHMENTS:
Description Type Upload Date
2017 The Well Run Race Event Application Cover Memo 6/22/2017
2017 The Well Run Race Operational Memorandum Cover Memo 6/22/2017
2017 The Well Run Race Course Map Cover Memo 6/22/2017











    

           TOWN OF WARRENTON         

                              POLICE DEPARTMENT              

              

To: Mr. J. Brannon Godfrey, Jr, Town Manager, through Chief Louis A. Battle 

From: Sergeant T. M. Carter 

Date: June 20, 2017 

Re: SPECIAL EVENT – 2017 The Well Run Race - Chris Dove Memorial 5K Run 

The Well Run Race, a Chris Dove Memorial 5K Run, is scheduled for Saturday, November 
11, 2017. The race will begin at 9:00 A.M. at Fauquier High School and conclude in Rady 
Park at approximately 11:00 A.M. where there will be an awards ceremony.  The event will 
conclude and clean-up will begin at 12:00 P.M.  

The participants will leave Fauquier High School and turn left onto Waterloo Road, proceed 
east on Waterloo Road, turn left onto Piedmont Street, make their way through several 
residential streets, and conclude at Rady Park where an awards ceremony will take place.  
Participants will follow a designated course through the residential streets (see course map).   

Police personnel will monitor the course and assist participants on Waterloo Road, at the 
intersection of Bear Wallow Road and Timber Fence Parkway, and at Rady Park. There are 
no road closures for this event. Police personnel will monitor any overflow parking on 
Fauquier Road and Evans Road during the ceremonies. 

As in the past years, Timber Fence Parkway will be utilized for overflow parking for those 
attending the ceremonies in Rady Park rather than utilizing Fauquier Road and Evans Road. 
The event sponsor will be responsible for directional parking maps and signs, and No Parking 
Signs to be placed on Fauquier Road and Evans Road. 

Five (5) police personnel will be needed to work the event for four (4) hours each to monitor 
the course and assist participants on Waterloo Road, Bear Wallow Road, and at Rady Park. 

There is no direct financial impact to the Town.  The cost of contributed manpower from the 
Police Department is estimated at $831.20 and no cost for the Public Works Department.  
Event expenses are covered with sponsorships and private contributions with the exception 
of Town resources. 

 

 

 

 





Town Council Meeting Item Number: 8.a.
July 11, 2017

Agenda Memorandum
Submitted by: Stephanie Miller, Director of Finance and Human Resources

Issue: May 2017 Financial Statements 

Background: Stephanie Miller, Director of Finance & Human Resources, will present the May 2017
Financial Statements.  Because there was not a Finance Committee meeting in June, the
Finance Committee has not reviewed them in advance.   

Discussion:  

Financial Impact:  

Recommended
Action:

Approve the May 2017 Financial Statements. 

 ________________________
Town Manager 

ATTACHMENTS:
Description Type Upload Date
Financial Summary Presentation Staff Report 7/11/2017
May 2017 Bills Paid Cover Memo 7/5/2017
May 2017 Financial Statements Cover Memo 7/5/2017



 

Financial Statement Review 
 

For the period ended May 31, 2017 

1 



Cash and Investments 

Balances 

 

 

Investment Performance 

 

 

2 

5/31/2016 5/31/2017 

Cash $1,687,790 $2,786,573 

Investments $20,605,040 $20,550,346 

Last Year This Year 

Local Government Investment Pool 0.48% 0.99% 

Virginia Investment Pool n/a 1.37% 

Virginia State Non-Arbitrage Program 

(W/S bond proceeds) 
n/a 1.10% 



Budget to Actual – General Fund 

3 

FY 2017 General Fund Budget: $13,855,147 

Budget through May (91.67%): $12,700,551 

Revenue % Expenditures % 

YTD Actual $10,400,432 75.07% $11,308,623 81.62% 

Prior Year $8,803,696 64.43% $10,367,400 75.78% 



Budget to Actual – W/S Operating 

4 

FY 2017 W/S Operating Budget: $5,421,672 

Budget through May (91.67%): $4,969,866 

Revenue % Expenditures % 

YTD Actual $4,817,134 88.85% $3,696,585 68.18% 

Prior Year $3,672,481 80.09% $3,871,904 84.44% 



Capital 

General Fund Capital Budget - $1,604,658 

Water and Sewer Capital Budget - $2,631,895 

 

5 

YTD Actual General W/S Capital 

Revenue $582,531 $455,483 

Expenditures $583,747 $538,803 



6 

Proffer Summary 

PROFFER AMOUNT 

Highland Street Maintenance  $97,122 

Adelphia Cable  41,000 

Recreation * 148,339 

Academy Hill Park Recreation 59,500 

Walmart  180,000 

Poet’s Walk 10,000 

TOTAL $535,961 

* reduced by amount used for Dog Park  



 Real Estate Tax Bills were due June 15th  

 Amount collected in June - $239,108 

 BPOL Bills were due on June 30th  

 Amount collected in June - $784,208 

 New Audit Firm 

 Brown Edwards was in for preliminary field work the 

last week of  June; final will be in September 

 We are working with them to craft a solid set of  

financial policies 

7 

Other Finance Items 



TOWN OF WARRENTON, VIRGINIA

BILLS PAID MAY 2017

Advanced Network Systems - Help Desk and Support - Various Depts. * 7,996.50$           

Anthem Blue Cross & Blue Shield - Town Portion of Employee Health Insurance 65,105.92$         

Carson Land Consultants - Survey for Falmouth St. & E. Shirley Ave Intersection 6,665.00$           

Columbia Gas - Gas - Various Depts. 7,946.70$           

Dominion Virginia Power - Electricity - Various Depts. 19,685.04$         

Earth and Turf - Storm Pipe Project at Warrenton Assembly of God 11,625.00$         

Gym Source - Exercise Machine for WARF 11,161.00$         

Internal Revenue Service - Town Portion of FICA 41,006.29$         

James River Solutions - Gas and Diesel - Various Depts. 11,152.16$         

Patterson Construction - Primary Clarifier Replacement 33,000.00$         

Superior Paving Corp - Asphalt - PW 9,820.35$           

Treasurer of Virginia - VRS Retirement/Group Life Insurance 57,546.22$         

Univar - Chemicals - WTP and WWTP 11,782.91$         

USALCO - Chemicals - WWTP 5,487.12$           

Verizon - Phone Services - Various Depts. 5,650.05$           

Whitman Requardt - Engineering Consulting/Services 40,405.10$         

Whitson W. Robinson PLC - Legal Services 11,477.67$         

TOTAL BILLS PAID OVER $5,000.00 357,513.03$       

BILLS PAID UNDER $5,000.00 127,211.98$       

 $       484,725.01 

* Advanced Network Systems

Technical Support                637.50$                

Monthly Support                3,880.00$             

Watch Guard - 1 Year Subscription 3,479.00$             

7,996.50$             



 

FINANCIAL STATEMENT 
 

as of May 31, 2017 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Department of Finance and Human Resources 
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Town of Warrenton, Virginia

Finance Director's Accountability Report

May 31, 2017

May 31, 2016 May 31, 2017

CASH  

On Hand 2,010$                       2,010$                       

Checking Accounts 1,421,313                   2,786,573                  

Money Market Accounts 264,467                     308,950                     

TOTAL CASH IN BANK 1,687,790                   3,097,533                  

INVESTMENTS

Virginia Local Government Investment Pool 15,673,626                 12,771,562                

Virginia Investment Pool -                                 3,006,750                  

Virginia SNAP 4,931,414                   4,772,034                  

TOTAL INVESTMENTS 20,605,040                 20,550,346                

TOTAL CASH AND INVESTMENTS 22,292,830$               23,647,879$              

CASH BALANCES 22,292,830$               23,647,879$              

General Fund

  Restricted 

       Proffers:

          Highland Street Maintenance Proffer 96,480                       97,122                       

          Adelphia Cable Proffer 41,000                       41,000                       

          Recreation Proffer 173,339                     148,339                     

          Academy Hill Park Recreation Proffer 59,500                       59,500                       

          Walmart Proffers 180,000                     180,000                     

          Poet's Walk Proffer 10,000                       10,000                       

       Other restricted cash 908                            20,843                       

    50% Budget Reserve (15% for prior year) 2,216,453                   6,437,009                  

    Encumbrances 2,656,990                   949,962                     

Water & Sewer Fund

    Restricted 5,235,392                   

    15% Budget Reserve 833,196                     -                                

    Encumbrances 210,181                     -                                

Water & Sewer Operating Fund

     200 Days Budget Reserve -                                 3,000,780                  

     Encumbrances -                                 185,509                     

Water & Sewer Capital Fund 5,070,002                  

Cemetery Perpetual Care 594,352                     598,078                     

Agency Fund 246,446                     309,053                     

Retirement Fund 9,672                         9,736                         

Total Designated Cash 12,563,909                 17,116,933                

Total Undesignated Cash Balance 9,728,921$                 6,530,946$                

General Fund 5,966,759                   3,727,315                  

Water/Sewer Fund 3,762,162                   -                                

Water/Sewer Operating Fund -                                 2,803,631                  

9,728,921$                 6,530,946$                
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Source of Revenue

Full Year 

Estimate

Estimate through 

Current Month Realized % ( R ) Unrealized Prior Year

GENERAL FUND

General Property Taxes $1,229,450 $1,126,996 $985,504 80.16% $243,946 $565,612

Other Local Taxes 6,381,063 $5,849,308 4,913,029 76.99% 1,468,034 4,283,018

Permits, Privilege Fees & Licenses 187,100 $171,508 153,603 82.10% 33,497 166,356

Fines & Forfeitures 180,000 $165,000 105,876 58.82% 74,124 106,532

Revenue from Use of Money & Property 22,500 $20,625 71,909 319.60% (49,409) 35,279

Charges for Services 1,286,588 $1,179,372 1,093,657 85.00% 192,931 1,048,416

Miscellaneous Revenue 228,246 $209,226 276,775 121.26% (48,529) 181,849

Non-Categorical Aid 680,100 $623,425 471,190 69.28% 208,910 469,952

Categorical Aid 2,302,542 $2,110,664 2,006,998 87.16% 295,544 1,927,150

Revenue from Federal Government 335,882 $307,892 321,892 95.83% 13,990 19,532

Non-Revenue Receipts 1,021,676 $936,536 0 0.00% 1,021,676 0

TOTAL GENERAL FUND $13,855,147 $12,700,552 $10,400,432 75.07% $3,454,715 $8,803,696

CAPITAL PROJECTS FUND

Local Revenue $37,422 $34,304 $0 0.00% $37,422 $0

Revenue from the Commonwealth 316,896 $290,488 0 0.00% 316,896 135,789

Transfers 1,250,341 $1,146,146 582,531 46.59% 667,810 0

TOTAL CAPITAL PROJECTS FUND $1,604,658 $1,470,937 $582,531 36.30% $1,022,128 $135,789

WATER & SEWER OPERATING FUND

Transfer Fees $9,000 $8,250 $8,180 90.89% $820 $8,880

Revenue from Use of Money & Property 154,500 $141,625 161,915 104.80% (7,415) 145,192

Charges for Services 5,193,605 $4,760,805 4,620,565 88.97% 573,040 3,473,137

Recovered Costs 38,799 $35,566 3,624 9.34% 35,175 35,404

Miscellaneous Revenue 5,500 $5,042 14,351 0.00% (8,851) 9,867

Grant Revenue 0 $0 8,500 0.00% (8,500) 0

Transfers 20,268 $18,579 0 0.00% 20,268 0

TOTAL W&S OPERATING FUND $5,421,672 $4,969,866 $4,817,134 88.85% $604,538 $3,672,481

WATER & SEWER CAPITAL FUND

Revenue from Use of Money & Property $0 $0 $31,966 0.00% (31,966) $0

Non-Revenue Receipts 1,391,076 $1,275,153 423,517 30.45% 967,559 363,519

Transfers 1,240,819 $1,137,418 0 0.00% 1,240,819 0

TOTAL W&S CAPITAL FUND $2,631,895 $2,412,571 $455,483 17.31% $2,176,412 $363,519

TOTAL ALL FUNDS $23,513,373 $21,553,925 $16,255,581 69.13% $7,257,792 $12,975,485

INTERNAL SERVICE FUNDS

Motor Pool $477,401 $437,618 $540,046 113.12% ($62,645) $428,823

Information Technology $360,029 $330,027 $270,026 75.00% $90,003 $245,867

Comparison of Revenues with Estimates for the Period Ending May 31, 2017

Town of Warrenton, Virginia
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Function

Full Year 

Appropriation

Estimate through 

Current Month Expenditure % (E) Unexpended Prior Year

GENERAL FUND

Legislative Department $163,520 $149,893 $124,608 76.20% $38,912 $157,694

Executive Department 211,261 193,656 180,954 85.65% 30,307 153,524

Legal Services 187,376 171,761 128,178 68.41% 59,198 145,089

Finance Department         532,695 488,304 400,810 75.24% 131,885 409,118

Other Organizations 10,040 9,203 10,040 100.00% -                    8,579

Electoral Board -                      -                          -                   0.00% -                    -                   

Public Safety 3,785,071 3,469,648 3,262,913 86.20% 522,158 3,308,724

Department of Public Works 4,086,464 3,745,926 3,433,753 84.03% 652,712 3,060,477

Welfare Social Services 116,937 107,192 114,176 97.64% 2,761 116,735

Parks and Recreation 2,081,953 1,908,456 1,696,179 81.47% 385,773 1,642,127

Cultural Enrichment 73,313 67,204 57,000 77.75% 16,313 65,496

Community Development 1,018,852 933,948 680,891 66.83% 337,961 574,721

Transfers 951,075 871,819 582,531       61.25% 368,544 -                   

Debt Service 636,590 583,541 636,590 100.00% 0 725,116

TOTAL GENERAL FUND $13,855,147 $12,700,551 $11,308,623 81.62% $2,546,524 $10,367,400

CAPITAL PROJECTS FUND

Capital Outlay $623,753 $571,774 $392,541 62.93% $231,212 $129,110

Capital Projects 980,905          899,163              191,206 19.49% 789,699 375,076

TOTAL CAPITAL PROJECTS FUND $1,604,658 $1,470,937 $583,747 36.38% $1,020,911 $504,186

WATER & SEWER OPERATING FUND

Water Department $1,970,674 $1,806,451 $1,565,138 79.42% $405,536 $1,633,141

Wastewater Department 1,762,696 1,615,805 1,409,339 79.95% 353,357 1,479,231

Water / Sewer Administration 812,422 744,720 618,988 76.19% 193,434 670,946

Debt Service 103,119 94,526 103,119 100.00% -                    88,586

Reserve for Contingencies -                      -                          -                   0.00% -                    -                   

Transfers 772,761 708,364 -                   0.00% 772,761 -                   

TOTAL W&S OPERATING FUND $5,421,672 $4,969,866 $3,696,585 68.18% $1,725,088 $3,871,904

WATER & SEWER CAPITAL FUND

Water & Sewer Capital Projects $2,631,895 $2,412,571 $538,803 0.00% $2,093,092 $330,700

TOTAL W&S CAPITAL FUND $2,631,895 $2,412,571 $538,803 20.47% $2,093,092 $330,700

TOTAL ALL FUNDS $23,513,373 $21,553,925 $16,127,758 68.59% $7,385,615 $15,074,190

INTERNAL SERVICE FUNDS

Motor Pool $477,401 $437,618 $559,936 117.29% ($82,535) $438,510

Information Technology $360,029 $330,027 $298,517 82.91% $61,512 $280,882

Town of Warrenton, Virginia

Comparison of Expenditures with Appropriations for the Period Ending May 31, 2017
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Town of Warrenton

Investment Report

Period Ending May 31, 2017

Beginning Investment End

Investment Activity of Month Investments Redemptions Income of Month

Virginia LGIP 12,761,300 -                   -                    10,262       12,771,562

Virginia Investment Pool 3,004,167 -                   -                    2,583         3,006,750

Virginia SNAP 4,767,550 -                   -                    4,484         4,772,034

     Total Investments $20,533,017 $0 $0 $17,329 $20,550,346

Annual Average

Percentage Remaining

Portfolio Composition & Yield Cost Percent Yield Life Days

Virginia LGIP 12,771,562 62.15% 0.99% N/A

Virginia Investment Pool 3,006,750 14.63% 1.37% N/A

Virginia SNAP 4,772,034 23.22% 1.10% N/A

Total Investments $20,550,346 100.00%

 

Investment Revenue/Average Yield Last Year This Year

Interest Revenue Projected $17,200 $18,500

Interest Revenue Received Year to Date $37,415 $119,332

Percentage of Interest Received to Date 217.53% 645.04%

Weighted Average Rate of Return 0.48% 1.07%

Benchmarks:

   182 day US Treasury Bill 0.46% 1.05%

   LGIP - effective yield 0.48% 0.99%
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Town Council Meeting Item Number: 8.b.
July 11, 2017

Agenda Memorandum
Submitted by: Stephanie Miller, Director of Finance and Human Resources

Issue: A Resolution Financing the Purchase of Police Vehicles 

Background: The FY 2018 Adopted Budget, which was passed on June 13, 2017, includes the
lease/purchase financing of six (6) vehicles over five years for the Police Department.  

Discussion: In order to obtain the most favorable financing terms, the Town enlisted the services of
VML/VaCo.  VML/VaCo Equipment Leasing is a lease-purchase financing program
that offers Virginia localities a cost effective way to finance the acquisition of
equipment.  Through a competitive bidding process, VML/VaCo provides access to
leading local, regional and national financial institutions that are active in the equipment
leasing process.
 
On June 22, 2017, VML/VaCo Finance issued a Request for Proposal on behalf of the
Town.  Those proposals were received on July 7, 2017 and presented to the Town. 
 

Financial Impact: The amount budgeted in the Capital Improvement Plan 2018-2023 and the FY 2018
Adopted Budget was based on preliminary estimates available at the beginning of the
preparation of the budget.  The annual cost as financed for five years was estimated to
be $80,770 (or a five-year total of $403,850).  Through diligent purchasing efforts, the
total cost of the equipment was reduced to $330,209.  The annual cost financed
through VML-VaCo for five years will be $69,793. 

Recommended
Action:

Recommend approval of the attached resolution approving the terms of the Tax-
Exempt Lease/Purchase Agreement to finance the purchase of six (6) vehicles for the
Police Department.  

 ________________________
Town Manager 

ATTACHMENTS:
Description Type Upload Date
Equipment Lease Purchase, Preliminary Financing Timeline Cover Memo 6/22/2017

VML-VaCo Financing Proposal 7-7-17 Backup
Material 7/7/2017

Resolution on Financing Police Vehicles Resolution 7/7/2017



 

VML/VACo Finance Page 1 CONFIDENTAL 

 
 
 

VML/VACo Finance 
Equipment Lease Purchase, Series 2017 

Town of Warrenton, Virginia 
Preliminary Financing Timeline 

 
 
 

Date Action 

  
June 22, 2017 VML/VACo Finance issues Request for Proposals  

July 7, 2017 
Proposals due from Banks and results presented to 
the Town 

July 11, 2017 
Council considers Resolution authorizing the Series 
2017 Equipment Lease 

July 12-21, 2017 Documents drafted and circulated for execution 

July 26, 2017 Executed documents due to Bank 

July 28, 2017 Closing 

 



 
919 E. Main Street, Suite 1100 J. Kenneth Folk 

Richmond, Virginia  23219 Financial Services Manager 

(804) 648-0635 
 
 

July 7, 2017 

 

 

MEMORANDUM 

 

 

To:  Ms. Stephanie Miller – Director of Finance 

 

From: J. Kenneth Folk 

 

Re:  VML/VACo Equipment Leasing – Town of Warrenton, Virginia  

Results of Bids for police vehicles 

 

We are pleased to present the results of our request for bids related to the Town of Warrenton’s 

lease purchase financing for new police vehicles. 

  

VML/VACo Finance solicited bids from several banks, including local, regional, and national 

financial institutions. US Bancorp submitted the winning bids with interest rates of 1.827% 

fixed for 3 years, 1.931% fixed for 4 years, and 2.035% fixed for 5 years. First Citizens 

submitted the cover bids with interest rates of 1.97% fixed for 3 years, 2.07% fixed for 4 years, 

and 2.16% fixed for 5 years. The preliminary plan of finance is detailed below:  

 

Program VML/VACo Equipment Leasing Program 

Borrower Town of Warrenton, Virginia  

Program Administrator VML/VACo Finance 

Purpose Lease financing for new police vehicles 

 

Security Pledge Equipment Lease 

Tax Treatment Tax-exempt and Bank Qualified 

Lease Amount $330,209,04  (includes $3,500 fee) 

Final Maturity Dependent upon term selected 

  



Ms. Stephanie Miller 

July 7, 2017 

Page 2 

  

Amortization 
Fully amortizing over respective term with level 
debt service payments  

Principal & Interest Due 
Semi-annually on January 28th and July 28th, 
commencing January 28, 2018 

Call Provision 
Pre-payable after 13 months at 103% of 
outstanding principal  

Anticipated Closing Date July 28, 2017 

 

Please note that US Bancorp’s bid is subject to final credit approval and acceptable 

documentation. Preliminary payment schedules are attached for your review.  

 

I will give you a call to follow up and discuss next steps.  In the meantime, don’t hesitate to call 

me with any questions.  We look forward to working with you on this financing. 

 

Thank you.   

 

Attachments 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Ms. Stephanie Miller 

July 7, 2017 
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Preliminary Amortization Schedule (3 Years) 
 
 

Date Principal Rate Interest Payment Balance 

7/28/2017                           -                              -                               -             330,209.04  

1/28/2018           53,791.32  1.827%            3,016.46             56,807.77           276,417.72  

7/28/2018           54,282.70  1.827%            2,525.08             56,807.77           222,135.03  

1/28/2019           54,778.57  1.827%            2,029.20             56,807.77           167,356.45  

7/28/2019           55,278.97  1.827%            1,528.80             56,807.77           112,077.48  

1/28/2020           55,783.95  1.827%            1,023.83             56,807.77             56,293.53  

7/28/2020           56,293.53  1.827%                514.24             56,807.77                             -    

          330,209.04             10,637.61           340,846.65    

 
 
 
 

Preliminary Amortization Schedule (4 Years) 
 
 

Date Principal Rate Interest Payment Balance 

7/28/2017                           -                              -                               -             330,209.04  

1/28/2018           39,901.41  1.931%            3,188.17             43,089.58           290,307.63  

7/28/2018           40,286.66  1.931%            2,802.92             43,089.58           250,020.98  

1/28/2019           40,675.62  1.931%            2,413.95             43,089.58           209,345.35  

7/28/2019           41,068.35  1.931%            2,021.23             43,089.58           168,277.01  

1/28/2020           41,464.86  1.931%            1,624.71             43,089.58           126,812.14  

7/28/2020           41,865.21  1.931%            1,224.37             43,089.58             84,946.94  

1/28/2021           42,269.41  1.931%                820.16             43,089.58             42,677.52  

7/28/2021           42,677.52  1.931%                412.05             43,089.58                             -    

          330,209.04             14,507.57           344,716.61    

 
 
 
 
 
 
 



Ms. Stephanie Miller 

July 7, 2017 
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Preliminary Amortization Schedule (5 Years) 
 

Date Principal Rate Interest Payment Balance 

7/28/2017                           -                              -                               -             330,209.04  

1/28/2018           31,537.02  2.035%            3,359.88             34,896.89           298,672.02  

7/28/2018           31,857.91  2.035%            3,038.99             34,896.89           266,814.12  

1/28/2019           32,182.06  2.035%            2,714.83             34,896.89           234,632.06  

7/28/2019           32,509.51  2.035%            2,387.38             34,896.89           202,122.55  

1/28/2020           32,840.30  2.035%            2,056.60             34,896.89           169,282.25  

7/28/2020           33,174.45  2.035%            1,722.45             34,896.89           136,107.81  

1/28/2021           33,512.00  2.035%            1,384.90             34,896.89           102,595.81  

7/28/2021           33,852.98  2.035%            1,043.91             34,896.89             68,742.83  

1/28/2022           34,197.43  2.035%                699.46             34,896.89             34,545.39  

7/28/2022           34,545.39  2.035%                351.50             34,896.89                             -    

          330,209.04             18,759.89           348,968.93    

 



 
Resolution Approving Financing Terms 

 

 WHEREAS: The Town Council of the Town of Warrenton, Virginia (“Town”) has previously determined 

to undertake a project for the lease purchase of  new police vehicles and the equipping of said vehicles, and the 

Finance Director has now presented a proposal for the financing of such Project. 

 

 BE IT THEREFORE RESOLVED, as follows: 
 

 1. The Town hereby determines to finance the Project through US Bancorp Government Leasing and 

Finance, Inc. (“USBGLF”) in accordance with the proposal dated July 7, 2017.  The amount financed shall not 

exceed $335,000.00 the annual interest rate (in the absence of default or change in tax status) shall not exceed 

2.035%, and the financing term shall not exceed five (5) years from closing.  

 

 2. All financing contracts and all related documents for the closing of the financing (the “Financing 

Documents”) shall be consistent with the foregoing terms. All officers and employees of the Town are hereby 

authorized and directed to execute and deliver any Financing Documents, and to take all such further action as they 

may consider necessary or desirable, to carry out the financing of the Project as contemplated by the proposal and 

this resolution.   

 

 3. The Finance Director is hereby authorized and directed to hold executed copies of the Financing 

Documents until the conditions for the delivery of the Financing Documents have been completed to such officer's 

satisfaction. The Finance Director is authorized to approve changes to any Financing Documents previously signed 

by Town officers or employees, provided that such changes shall not substantially alter the intent of such documents 

or certificates from the intent expressed in the forms executed by such officers. The Financing Documents shall be 

in such final forms as the Finance Director shall approve, with the Finance Director’s release of any Financing 

Document for delivery constituting conclusive evidence of such officer's final approval of the Document’s final 

form.  

 

 4. The Town shall not take or omit to take any action the taking or omission of which shall cause its 

interest payments on this financing to be includable in the gross income for federal income tax purposes of the 

registered owners of the interest payment obligations. The Town hereby designates its obligations to make principal 

and interest payments under the Financing Documents as "qualified tax-exempt obligations" for the purpose of 

Internal Revenue Code Section 265(b)(3).  

 

 5. The Town intends that the adoption of this resolution will be a declaration of the Town’s official 

intent to reimburse expenditures for the project that is to be financed from the proceeds of the USBGLF financing 

described above.  The Town intends that funds that have been advanced, or that may be advanced, from the Town’s 

general fund, or any other Town fund related to the project, for project costs may be reimbursed from the financing 

proceeds. 

  

6. All prior actions of Town officers in furtherance of the purposes of this resolution are hereby 

ratified, approved and confirmed.  All other resolutions (or parts thereof) in conflict with this resolution are hereby 

repealed, to the extent of the conflict.  This resolution shall take effect immediately.  

 

  

 

Approved this ________ day of __________________, 2017. 

 

 

 

By: _________________________________ By: ____________________________________ 

                        (Clerk)                   (Mayor) 

 

SEAL 



Town Council Meeting Item Number: 8.c.
July 11, 2017

Agenda Memorandum
Submitted by: Brannon Godfrey, Town Manager

Issue: Initiation of Research for Text Amendments on Industrial Zone Uses 

Background: There are new technology uses that are not defined in our existing Industrial Zoning
District that we may consider updating as by-right permitted uses or permissible uses
by SUP.  Last year, Council identified technology businesses as an economic
development sector target, and accordingly adopted the Technology Zone incentive.
Therefore it is appropriate to consider possible amendments to the Industrial District
zoning classification to determine other possible by-right uses to broaden the economic
feasibility of the industrial land remaining in Town.     

Discussion: This item was a late addition to the June 13 Council Agenda after the Thursday June 8
Work Session.  On June 13, Council continued discussion for further consideration to
its July meeting.
 
Before staff can undertake an effort to examine changes to the Zoning Ordinance there
is a required initiation.  There are three avenues for invitation, one of which is a council
resolution. 
 
11-3.9.2 Initiation of Amendment
Either a zoning map or text amendment may be proposed by resolution of the Town
Council, by motion of the Planning Commission, or by application by the owner,
contract purchaser with the owner's written consent, or the owner's agent therefor, of
the property which is the subject of the proposed amendment.  
 

Financial Impact: There is no direct impact in initiating this code update process. 

Recommended
Action:

Adopt the attached resolution authorizing staff to analyze and begin the process to amend
the Zoning Ordinance to include more technology uses in the Industrial Zoning District.  
 

 ________________________
Town Manager 

ATTACHMENTS:
Description Type Upload Date
Resolution Resolution 6/30/2017





RESOLUTION TO RECOMMEND THE TOWN STAFF ANALYZE AND BEGIN THE PROCESS TO 
AMEND THE ZONING ORDINANCE TO INCLUDE MORE TECHNOLOGY USES INTO THE 

INDUSTRIAL ZONING DISTRICT 
 
WHEREAS, the Town of Warrenton is uniquely located outside of Northern Virginia where over 
the past several decades technology companies have expanded; and 
 
WHEREAS, the Town Council of the Town of Warrenton wishes to explore its current zoning 
ordinances and determine if there could be relevant upgrades and changes to that may assist in 
bringing economic development within its boundaries by including more permitted uses or uses 
requiring an SUP to its list in the Industrial Zones; and 
 
WHEREAS, pursuant to Section 11-2.9.2 of the Town Zoning Ordinance requires that the Town 
Council propose that a text amend be initiated by resolution. 
 
NOW THEREFORE, be it resolved, that the Town Council of the Town of Warrenton directs Town 
Staff to analyze and prepare a text amendment to the Town Zoning Ordinance to include new 
uses either as “by right” or as a special use permit to expand the list of uses to include new 
possible technology industries on the Industrial Zoned land. 
 



Town Council Meeting Item Number: 8.d.
July 11, 2017

Agenda Memorandum
Submitted by: Bo Tucker, Director of Public Works and Utilities

Issue: Resolutions committing $1,000,000 to VDOT SMART SCALE Broadview
Avenue Improvement Projects; Intersection Improvements (UPC 111648) and
Corridor Improvements (UPC 111647) 

Background: In October 2016 the Town submitted the Broadview Avenue Improvement Project for
SMART SCALE funding under two separate project applications.  One was for the
intersection improvements at the Frost Ave and Broadview intersection and the second
was for corridor improvements from the intersection at Frost Ave. to the Winchester
Street intersection.   
 

Discussion: As a demonstration of the Town’s support of the project, the town stated on the
application a contribution of $1,000,000 towards the project.
In breaking down the project into two separate applications $350,000 was
designated to the Corridor Improvements Project (UPC 111648) and $650,000
designated to the Intersection Improvements Project (UPC 111647).
The Commonwealth Transportation Board (CTB) approved both projects at its
June 20, 2017 meeting.The projects were approved with a total funding of
$7,962,000, which included the $1,000,000 contribution.
In order to formalize the project agreements and restart the design effort, VDOT
requires resolutions for each project committing to the amount stated on the
applications.
Attached are resolutions for each project stating a commitment of $350,000 to
UPC 111648, Corridor Improvements and $650,000 to UPC 111647,
Intersection Improvements.

 

Financial Impact: VDOT will expend the approximate $2.1 million already reserved for the project for
final design.  Construction is planned for the FY21.  Council will need to appropriate
the $1,000,000 from Unassigned General Fund Balance in a future fiscal year prior to
construction.   

Recommended
Action:

Approve the Resolutions on the Broadview Avenue projects:
VIRGINIA DEPARTMENT OF TRANSPORTATION SMART SCALE
FUNDING COMMITMENT FOR PROJECT #: 7017-156-309, C-501, UPC
#: 111647; and
VIRGINIA DEPARTMENT OF TRANSPORTATION SMART SCALE
FUNDING COMMITMENT FOR PROJECT#: 7017-156-308, C-501; UPC
#: 111648

 



 ________________________
Town Manager 

ATTACHMENTS:
Description Type Upload Date
Resolution - Broadview Corridor Improvements Resolution 7/4/2017
Resolution - Broadview Intersection Improvements Resolution 7/4/2017

8-25-16 Letters Requesting Legislative Support Backup
Material 7/4/2017

9-28-16 Letter to VDOT Backup
Material 7/4/2017



RESOLUTION 

 

VIRGINIA DEPARTMENT OF TRANSPORTATION SMART SCALE FUNDING 

COMMITMENT FOR PROJECT #: 7017-156-309, C-501, UPC #: 111647; 

  

 At the regularly scheduled meeting of the Town Council of the Town of 

Warrenton held on July 11, 2017 on a motion by_______________________, seconded 

by____________________, the following resolution was adopted by a vote of __ to ___: 

 

 WHEREAS, the Town Council of the Town of Warrenton is committed to the 

Broadview Avenue Project#: 7017-156-309, C-501; UPC #: 111647; Intersection 

Improvements; and, 

 

WHEREAS, the Town submitted a SMART SCALE application to VDOT for 

the project with a funding contribution by the Town of $650,000 towards the project, and  

 

WHEREAS, the Commonwealth Transportation Board approved the SMART 

SCALE project at its meeting on June 20, 2017 meeting; and, 

 

NOW, THEREFORE, BE IT RESOLVED THAT:  The Town Council of the 

Town of Warrenton hereby commits $650,000 to Broadview Avenue SMART SCALE 

Project#: 7017-156-309, C-501; UPC #: 111647, Intersection Improvements.  

 

ADOPTED this 11
th

 day of June 2017. 

 

 

 

 

___________________________                                                                       

       Evelyn J. Weimer, Town Recorder 

 

 

 

 

 

 

 

 

 



RESOLUTION 

 

VIRGINIA DEPARTMENT OF TRANSPORTATION SMART SCALE FUNDING 

COMMITMENT FOR PROJECT #: 7017-156-309, C-501, UPC #: 111647; 

  

 At the regularly scheduled meeting of the Town Council of the Town of 

Warrenton held on July 11, 2017 on a motion by_______________________, seconded 

by____________________, the following resolution was adopted by a vote of __ to ___: 

 

 WHEREAS, the Town Council of the Town of Warrenton is committed to the 

Broadview Avenue Project#: 7017-156-309, C-501; UPC #: 111647; Intersection 

Improvements; and, 

 

WHEREAS, the Town submitted a SMART SCALE application to VDOT for 

the project with a funding contribution by the Town of $650,000 towards the project, and  

 

WHEREAS, the Commonwealth Transportation Board approved the SMART 

SCALE project at its meeting on June 20, 2017 meeting; and, 

 

NOW, THEREFORE, BE IT RESOLVED THAT:  The Town Council of the 

Town of Warrenton hereby commits $650,000 to Broadview Avenue SMART SCALE 

Project#: 7017-156-309, C-501; UPC #: 111647, Intersection Improvements.  

 

ADOPTED this 11
th

 day of June 2017. 

 

 

 

 

___________________________                                                                       

       Evelyn J. Weimer, Town Recorder 
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TOWNS / COUNTY LIAISON COMMITTEE MEETING 

 

MINUTES 

  

June 26, 2017 

 
 

A MEETING OF THE TOWNS / COUNTY LIAISON COMMITTEE WAS HELD JUNE 

26, 2017, AT 4:00 P.M. IN THE SECOND FLOOR CONFERENCE ROOM OF THE 

WARREN GREEN BUILDING 

 

In Attendance:  

 Chris Granger, Fauquier County Board of Supervisors 

 Holder Trumbo, Fauquier County Board of Supervisors 

 Powell Duggan, Mayor, Town of Warrenton 

 Sunny Reynolds, Vice-Mayor, Warrenton Town Council 

 Paul S. McCulla, Fauquier County Administrator 

 Brannon Godfrey, Town of Warrenton Manager 

 Brandie Schaeffer, Planning Director, Town of Warrenton 

 Bo Tucker, Town of Warrenton Utilities Director 

 Kimberley Fogle, Fauquier County Community Development Director 

 Pat White, Fauquier County Library Board Chairman 

    

1. Call to Order: 

Supervisor Chris Granger called the meeting to order at 4:03 p.m. 

 

2. Adoption of Agenda: 

The agenda was adopted by unanimous consent. 

 

3. Approval of the Minutes for April 24, 2017: 

The minutes were approved by unanimous consent. 

 

4. Updates/Continued Items: 

 

a) Central Library Project 

County Administrator Paul McCulla, Town Manager Brannon Godfrey and Town 

Planning Director Brandie Schaeffer gave an update as to the status of the Central Library 

Project.  The Committee discussed the draft Funding Agreement by which the Town of 

Warrenton agrees to donate $1 million to the library project.  The County will be able to 

use the money upon the execution of a construction contract.  If the library project does 

not go forward, the County will return to the Town of Warrenton the donated money with 

any accrued interest.   

 

The Committee also discussed the proposed rezoning of the property associated with the 

library project with the Town’s intent being to rezone all of the County-owned property 

to Central Business District.   



 

Mr. McCulla updated the Committee on the steps taken by the County to secure 

conceptual signs for fund-raising purposes. 

 

b) Town Parking Study 

Town Manager Brannon Godfrey indicated that the Town is interested in clarifying the 

ownership of the Lee Street parking lot and is looking for an agreement with the County 

defining the responsibilities of each entity towards that parking lot.  County 

Administrator Paul McCulla indicated his belief that the parking lot is solely owned by 

the Town although Mr. Godfrey believes it is joint ownership.  Mr. McCulla stated he 

would have the County Attorney review the title and provide the Deeds specifying 

ownership of the property after which a discussion related to maintenance and upkeep 

can be held.   

 

c) “Panhandle” Boundary Adjustment 

The Committee continued its discussions regarding the potential boundary adjustment of 

the Route 29 area “panhandle” into the Town of Warrenton.  After discussion, it was 

determined that the Town needs to do a more in-depth study as to the benefits and 

potential budget and tax ramifications of the Town taking the property into Town 

boundaries. 

 

d) Utilities for LFCC Campus: 

County Administrator Paul McCulla informed the Committee that he had raised with 

Town Manager Brannon Godfrey the issue related to the potential need to upgrade 

utilities as the LFCC campus continues to expand.  Mr. McCulla suggested that a 

Committee be put together consisting of Mr. McCulla, Mr. Godfrey, Mr. Tucker and 

members from the Community College to discuss this issue.  Town Councilman Sunny 

Reynolds noted that she is on the Town Utilities Committee and would be happy to serve 

on a Community College Utilities Committee.   

 

5. Roundtable: 

There were no roundtable discussion items. 

 

6. Next Meeting – August 28, 2017: 

The next meeting is scheduled for August 28, 2017. 

 

7. Adjourn 

With no further discussion items, the meeting was adjourned at 4:42 p.m. 
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Town Manager’s Report: July 2017 – Status of Key Projects  

(updates from June are highlighted) 

1. Technology:  The RFP to purchase and install video equipment to live-
stream and record public meetings is pending.        
 

2. Mosby House:   Staff will recap cost estimates performed and prepare a 
financial analysis to the Finance Committee on July 17.  It will also include a 
cost breakdown of the current annual operating costs.  
 

3. Main Street Program:  The Experience Old Town Warrenton (EOTW) Board 
is planning a one-day Strategic Planning Retreat in July.  It received a PATH 
Make It Happen Grant to purchase and place outdoor tables and chairs at 
the TFB Plaza, in the lawn between the Jail Museum and the courthouse, 
the Eva Walker Memorial on Horner St., and the lawn next to the Mosby 
House.  The Design Committee is also planning a project to refurbish and 
spruce up the Eva Walker Park Memorial.  Design is also working with the 
Town on a concept for murals, outdoor sculptures and placement of “L-O-
V-E letters” sculpture (in conjunction with the Virginia Tourism Corp. 
program).  
 

4. WARF Fields Management Memorandum of Understanding with WFA:  
Revisions in a draft new agreement include additional responsibilities for 
bathroom monitoring and maintenance, use of pond and purchased water 
for irrigation and permission for temporary field lighting.  The Public Works 
& Utilities Committee considered the changes on May 4 and recommended 
that staff go back to WFA with a draft that establishes the use of the pond 
as the primary irrigation source before purchasing Town water, and that 
the Town will consider participating in the cost of the pump.  Bo is 
investigating the DEQ regulations and hydraulic specs needed to use WWTP 
treated wastewater as a source for field irrigation.         
 

5. Timber Fence Trail:  LPDA is under contract has begun design services.  The 
design costs will be shared Fauquier Trails Coalition ($10,000) and the 
County.  The design work will be completed in order to submit a TAP grant 
application to VDOT in November for the construction costs.   
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6. Dog Park: We have executed a contract with Nathan Sellers of Blue & Gray 
Construction Company to build the dog park for $60,000.  The total project 
cost is appropriated in the Town Budget at $70,000, with $62,500 available 
as follows: $22,500 available from the developer’s original $30,000 proffer; 
$25,000 from the Town’s Recreation Proffer; and $15,000 reallocated from 
the Depot Park project. He will begin construction this month.   
 

7. Depot Park:  Staff has met with the adjoining property owner to sell or 
provide a long-term lease that would allow the project to be developed as 
conceptually design, which includes site work and the pavilion on a portion 
of his property.  The property owner is unwilling to continue any lease with 
the Town on the strip of land near his building that was previously leased to 
us for 20 years.  Therefore we are using the balance of the Depot Park 
project funds for Depot Park to design and construct only a pad site for 
equipment bike and fitness equipment for the head of the Greenway Trail.   
 

8. Boundary Adjustment Analysis:  Paul McCulla, Ross D’Urso and I drafted an 
updated fiscal impact analysis for the boundary adjustment of the 
panhandle that was presented to the Town/County Liaison committee on 
February 27.  The T/C Liaison Committee asked Paul to approach the Sheriff 
with the concept of the FCSO continuing to patrol US29/15 in consideration 
for the County retaining its BPOL tax revenue from the panhandle 
businesses.  
 

9. Broadview Avenue Project: On June 21, the Commonwealth 
Transportation Board approved funding of $5.4 million for the two parts of 
the project through the SmartScale prioritization process.  Following the 
approval of resolutions committing the Town’s $1 million toward 
construction, VDOT will begin final design and refined construction cost 
estimation.    
 

10. Parking Study:   The Public Safety & Transportation Committee considered 
prioritizing the parking study recommendations for implementation at its 
meeting on May 15.  At its work session on June 8, Council gave general 
consent for the Manager to implement changes to parking fines and 
regulations.  Staff is developing a simplified design for the public parking lot 
regulations with the same design & color scheme as the wayfinding signs 
that were installed in 2016.   Staff is planning to begin enforcement of the 
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new fine schedule with the part-time Parking Officer and ticketing 
equipment following changes to the overtime parking signs.   
 

11. Comprehensive Plan: The interview panel (Reynolds, Polster, Helander, 
Nevill, Schaeffer, Harris, Godfrey) heard presentations by two proposal 
teams on Wednesday.  The Michael Baker team (Michael Baker, 
Renaissance Planning Group, RKG) was the consensus choice.  Execution of 
the contract documents and notice-to-proceed will occur next week. 
 

12.  Historic District Expansion – Following discussion at the May 4 Council 
Work Session, the Working Group that includes Vice Mayor Reynolds and 
Planning Commissioner Anna Maas will work with staff on aligning the 
Town Historic District to include the additional parcels that are in the 
National Register District. 
 

13. Post Office Alley:  The Warrenton Postmaster confirmed in February that 
the alley on the west side of the building is not used for postal deliveries.  
This contradicts the USPS headquarters’ understanding.  The Warrenton 
Post Office does use the back loading dock for deliveries at least four times 
daily, but this should not interfere with our request for a pedestrian 
easement on the alley. We will continue to push for the easement with the 
USPS headquarters in D.C.  I continue, unsuccessfully, to reach the USPS HQ 
officer who incorrectly told Congressman Garrett that the alley is currently 
used for routine truck loading and bulk mail deliveries.    
 

14. Farmers Market:  Both Wednesday and Saturday markets continue to have 
good sales. The establishment of the “Kids’ Day at the Market” by Susanne 
Brose and the Generation Fresh Foundation, and PATH Foundation-funded 
“Fresh Bucks” program has dramatically increased the number of shoppers.  
As a result of the market success, we have had new vendor applications to 
consider mid-season. 
 

15. Water & Sewer Systems Capacity:  Our engineering consultant prepared a 
capacity analysis for the sewer system based on current connections, 
allocated connections by approved zoning and vested rights, and a future 
development demand forecast.   With the improvements that we now have 
programmed and funded in the CIP, the consultant is confident that we can 
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obtain a re-rated discharge permit for 3.0MGD with the next permit 
renewal.      
 

16.  Solar Energy Conversion of Town Buildings:  Solar Solutions has completed 
the analysis of the seven Town-owned buildings: Water Plant, Wastewater 
Treatment Plant, Public Works and the Visitors Center. On a referral from 
the Virginia Energy Efficiency Council, I am consulting with Abacus Property 
Solutions on alternatives for energy savings and advice on direct purchase 
vs. power purchase agreements.    
 

17.   DGS Property:  The Town Attorney and Town Manager are working with 
the Virginia Department of General Services (DGS) to negotiate settlement 
and transfer of the 0.18-acre parcel owned by the State at the entrance to 
the lower 5th Street Town parking lot (Lot “G”).   DGS declined our initial 
offer to transfer it to the Town in exchange for the Town paying all transfer 
and closing costs. The Town Attorney and I working with another property 
owner near another State-owned facility to try to assemble parcels to 
exchange for the DGS parcel.  This property owner has a board of directors 
who have achieved a meeting quorum recently, and therefore has yet not 
authorized him to offer the Town a trade.   
 

18. Economic Development Manager: Tom is on board and is meeting with 
business owners, community leaders and familiarizing himself with our 
government operations.          
 

19.  Cemetery Restoration:  We received the repair feasibility and cost report 
from Robert Mosko.  Of the 88 stones requiring treatment, the estimated 
repair cost will vary depending on conditions as discovered upon further 
excavation. The totals are as follows: 

74 stones set back up, unstable  $8,880 - $16,280  
5 partially set back up    $2,250 - $4,000  
4 remaining on the ground   $1,900 - $6,100  

       5   broken stones     $1,975 - $2,050  
88 stones total     $15,005 - $28,430 

 

The Fauquier Historical Society and its “Friends of the Cemetery” that has 
privately raised $18,000 to date for restoration.  There is $112,131 in 
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accrued interest in the Town Cemetery Perpetual Care Fund that is 
available for capital projects; $7,000 has been planned for cemetery lane 
paving in FY18.  Staff believes that the historic nature of Cemetery justifies 
the use of some Perpetual Care Funds for restoration of private memorials 
as a public benefit.  We are continuing to develop cost options for security 
measures, including surveillance cameras and perimeter fencing. 

   

 

* * * 
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