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MEMORANDUM TO: Stafford County Planning Commission 

 

FROM:   J   

 

 

SUBJECT: CUP15150542; Conditional Use Permit - Stafford Village Center 

 

ATTACHMENTS: 

 

1. Location Map 

 

2. Application and Related Materials 

 

3. Legal Description 

 

4. Generalized Development Plan 

 

5. Proposed Resolutions 

 

 

ISSUE: 

 

The Planning Commission is to consider a request for a Conditional Use Permit for vehicle fuel sales 

within the HC, Highway Corridor Overlay Zoning District and P-TND, Planned Traditional 

Neighborhood Development Zoning District on a portion of Assessor's Parcel 20-130.   

 

BACKGROUND: 

 

Location:                      South side of Garrisonville Road, across from its intersection with Travis 

Lane 

 

Election District:  Garrisonville 

 

Applicant:   Robert Frank Pence 

    The Pence Group, Inc. 

    11708 Bowman Green Drive 

    Reston, VA  20190 

 

Agent:    H. Clark Leming, Esq. 

    Leming and Healy, P.C. 
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Property Owner:  Trustees of Ebenezer United Methodist Church  
    161 Embrey Mill Road 
    Stafford, VA  22554 
 
Current Use:   Single Family Residence 
 
Proposed Use: Motor Vehicle Fuel Sales 
 
Application Date:  January 15, 2015 (originally submitted) 
    April 29, 2015 (application complete) 
 
Advertisement Dates: May 12, 2015 and May 19, 2015 
 
Time Limit: August 25, 2015 
 
Staff Project Manager: Michael Zuraf, AICP 
 
Assessor’s Parcel:  20-130 
 
Area:    1.56 acres 
 
Comprehensive Plan: Commercial Corridor / Suburban (Future Land Use) 
 
Abutting Properties:  
 
Location Zoning                                     Use                              Comprehensive Plan 
 
North  B-2, Urban Commercial  Shopping Center Commercial Corridor / 
  B-1, Convenience Commercial Restaurants  Suburban 
       Offices  
 
South  R-1, Suburban Residential       Residential  Suburban 
  R-3, Urban Residential – High 
  Density 
      
East  B-2, Urban Commercial  Shopping Center Commercial Corridor / 
  R-1, Suburban Residential  Office   Suburban 
       Residential 
 
West  R-1, Suburban Residential  Residential  Commercial Corridor / 
  R-3, Urban Residential – High    Suburban 
  Density        
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Zoning Map 

 
Utilities: The proposal would connect to existing public water and sewer utility lines.  There are 

existing 12-inch water mains located along Garrisonville Road and bisecting the site from 
north to south.  The project will tie into these lines with on-site water mains that will loop 
through the site to support adequate fire protection.  Existing sewer mains run along 
Garrisonville Road to a 10-inch sewer main that runs along the western stream valley on 
the site south to the Whitson’s Run interceptor sewer and ultimately Aquia Wastewater 
Treatment Facility.   

 
Roads: The subject property is located on the south side of Garrisonville Road.  Garrisonville 

Road, in this location, is a 4-lane divided facility with a painted median, a posted speed 
limit of 40 miles per hour, and estimated traffic volume of 74,000 vehicle trips per day. 

 
Schools: There would be no impact to the County School System. 
 
Parks and  
Recreation: There would be no impact to the County Park System. 
 
Noise 
Impacts: The use is not intended to generate loud noises.  The vehicles utilizing the site would be no 

different than the existing conditions along Garrisonville Road. 
 
Light 
Impacts: The fueling station canopy would be internally illuminated which may have a visual 

impact on the surrounding properties.  All of the properties in the immediate vicinity of 
this site include commercial uses.   
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COMMENTS: 
 
The applicant is requesting a conditional use permit for vehicle fuel sales within the HC, Highway 
Corridor Overlay Zoning District and P-TND, Planned Traditional Neighborhood Development Zoning 
District.  The applicant is proposing to include a vehicle fueling station as one of the uses within a larger 
mixed use commercial retail, office and residential development.  The Parcel is currently zoned R-1, 
Suburban Residential.  This request is contingent on a separate request to reclassify the entire parcel to the 
P-TND, Planned Traditional Neighborhood Development zoning district.    
 
Existing Conditions 
 
The subject area consists of forested landcover on the eastern half and open meadow on the western half.  
The area is undeveloped.  The forested areas include wetlands that feed into a perennial stream to the 
south of the site, which includes associated wetlands and Critical Resource Protection Area (CRPA).  The 
terrain slopes from the west to east down to the wetlands. 

 

 
Site - Aerial Location 
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Environmental Inventory Map (Site – Blue; RPA – Green) 

 
Generalized Development Plan 
 
The Generalized Development Plan (GDP) depicts the general layout of the site.  The use is proposed to 
be limited to fueling stations and canopy with small kiosk.  The plan identifies 6 fuel pumps with 12 
fueling stations.  A convenience store is not proposed as part of this request.  The site has access directly 
off of Garrisonville Road via a right-in/right-out entrance, the main entrance drive, and another internal 
travelway within the mixed use development.  The use would be surrounded by two proposed retail 
buildings.  The orientation of the retail buildings should help to minimize light impacts on the corridor 
highway.  
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Generalized Development Plan 

 
The Plan identifies impacts to wetlands from the proposed travelways.  Staff has suggested the applicant 
relocate the facility to preserve the wetlands.  The applicant did not wish to make any changes and will be 
applying to the Virginia Department of Environmental Quality and the US Army Corps of Engineers to 
impact the wetlands.  Policies in the Comprehensive Plan recommend protection of these resources. 
 

• Policies 1.1.3 and 1.2.7 both recommend new development be sensitive to existing environmental 
features and protect natural resources; 

 
Transportation Impacts 
The Transportation Impact Analysis (TIA) Determination Form with this application calculated that the 
site would generate approximately 2,360 vehicle trips per day (VPD) and 170 AM, 194 PM peak vehicle 
trips per hour (VPH), and 272 peak Saturday VPH.  The applicant submitted a Traffic Impact Analysis 
(TIA) for the entire project subject to the rezoning, which was sent to VDOT for their review and 
comment.  The study evaluated the site’s impact on the surrounding traffic network.  The study assumed 
an amount of development envisioned on the GDP.  Estimated traffic growth and planned road projects in 
the vicinity of the site were included in the assumptions, including the Garrisonville Road widening to 6 
lanes and Onville Road intersection improvements.  The study evaluated the traffic impacts based on a 
year 2025 build-out and 6 years after in year 2031.  
 
The study evaluated the impact on several intersections in the vicinity of the overall project area, 
including the following proposed intersections directly related with the proposed fueling station.  

• Garrisonville Rd intersections: 
o Main Site Entrance (full access) 
o Two limited access site entrances 
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The TIA finds that the site entrance at Garrisonville Road deteriorates from LOS B to D during Saturday 
peak hour.  The Comprehensive Plan states that the LOS of the existing road network should be 
maintained at LOS C or better.  
   
VDOT reviewed and commented on the initial submission of the TIA, and discussed the issues with the 
applicant and staff.  Staff understands that the applicant is in the process of amending the TIA in response 
to VDOT comments.  VDOT comments are included in Attachment 9.  
 
Staff notes that the County is in the process of planning for the next phase of widening of Garrisonville 
Road from Onville Road to Eustace Road, including across the frontage of the subject area.  As proposed 
as part of the zoning reclassification, several improvements proffered by the applicant, including right-of-
way dedication and additional lane construction, would be incorporated into the design of the fuel sales 
facility.  The applicant intends to coordinate their onsite improvements with the overall widening plans to 
ensure consistency. 
 
Proposed Conditions 
Staff is proposing several conditions to help offset any potential impacts the vehicle fuel sales might have 
within the P-TND and HC Overlay district.  The proposed conditions are: 
 

1. This Conditional Use Permit is to allow motor vehicle fuel sales as shown in the general location 
depicted on the Generalized Development Plan, on sheet 3A of the Rezoning Plan for Stafford 
Village Center, dated April 24, 2015. 

 
2. Access to the subject property from Garrisonville Road shall be limited to one (1) right-in/right-

out entrance.  
 

3. No carnival style signs, banners, lights, balloons, or windsocks shall be utilized on the property, 
except for periodic events such as grand openings and special anniversaries, when use of these 
items shall be on a strictly temporary basis. 

 
4. The use of electronic or variable message signs and flashing signs shall be prohibited at all times. 

 
5. The canopy and signage shall be constructed in general conformance with the image and standards 

provided in the Stafford Village Center Neighborhood Design Standards, dated April 27, 2015. 
 

6. This CUP may be revoked or conditions modified for violations of these conditions or any 
applicable federal, state, or County Code, law, ordinance, or regulation.  

 
Canopy Design 
As this site would be within the larger Stafford Village Center development, and within the P-TND 
zoning district, the design of the canopy would be required to be in accordance with the proposed 
Neighborhood Design Standards (NDS).  The below image of a fuel canopy has been included in the 
NDS. 
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The NDS states that the color and materials shall be compatible with the development and these 
standards.  Staff does not believe the image is reflective of the other images and design standards for the 
other uses on the site and recommends a new image be included in the NDS. 
 
Comprehensive Plan 
The Future Land Use Plan designation for the property is Commercial Corridor within a Suburban area.  
Commercial corridors are intended to encourage commercial activities where there are adequate 
transportation facilities to accommodate proposed uses.  Infill development and the reuse of 
underdeveloped commercial sites are encouraged.  Commercial uses adjacent to residential uses should be 
designed such that the commercial use is integrated into and accessible to the community as designed so 
as to be unobtrusive to the community. 
 
The fuel sales use, aside from other environmental and transportation issues, is consistent with the 
Comprehensive Plan land use recommendation.  This proposal would allow neighborhood serving 
commercial uses, consistent with recommendations in the Land Use Plan.  The use fits in with the 
established development pattern along Garrisonville Road.   
 
EVALUATION CRITERIA: 
 
Section 28-185 of the Zoning Ordinance lists six (6) criteria to be considered at each public hearing for a 
conditional use permit.  A summary of each criteria are as follows: 
 

1. The use shall not change the character and established pattern of development in the vicinity of the 
proposed use - The proposed use will not change the character and established pattern of 
development in the vicinity.  The site is located along a developed commercial corridor with many 
highway oriented uses. 

  
2. The use shall be in harmony with uses permitted by-right under a zoning permit in the land use 

district and shall not adversely affect the use of adjacent properties - The proposed use is in 
harmony with the permitted by-right uses in the P-TND Zoning District.  The P-TND district is 
intended to support pedestrian oriented development pattern.  The use being on the edge of the 

 



 
 
Memorandum to:  Stafford County Planning Commission 
May 27, 2015 
Page 9 of 10 
 

project, away from the proposed residential uses, and fronting on Garrisonville Road is in an 
appropriate location for a P-TND zoning district. 
 

3. The location and height of buildings, the location, nature and height of walls and fences and the 
nature and extent of landscaping on the site shall be such that the use will not hinder or discourage 
the appropriate development and use of adjacent land and buildings or impair the value thereof - 
Staff believes that the proposed use will not hinder or discourage the appropriate development 
and use or impair the value of adjacent land and buildings.  Surrounding properties are 
commercially zoned and include similar uses.  The project will account for the planned widening 
of Garrisonville Road.  

 
4. The use shall not adversely affect the health or safety of persons residing or working in the 

vicinity of the proposed use - The proposed use does not pose any health or safety risks to persons 
residing or working in the vicinity.  Staff is recommending conditions to limit vehicle access points 
and minimize visual distractions. 

 
5. The use shall not be detrimental to the public welfare or injurious to property or improvements in 

the neighborhood - The proposed use complies with this standard with proposed conditions that 
minimize visual intensity of the use.  

 
6. The use shall be in accord with the purposes and intent of this chapter and the Comprehensive 

Plan of the County - Although the proposed use is consistent with the land use recommendations 
in the Comprehensive Plan, the proposed location conflicts with natural resource protection and 
with eastbound through lanes on Garrisonville Road deteriorating to LOS D in the Saturday Peak 
Hour.  

 
SUMMARY OF POSITIVE AND NEGATIVE FEATURES 
 
POSITIVE: 
 
1. The proposal is consistent with the established development pattern in the vicinity. 
 
2. The use is consistent with Land Use recommendations in the Comprehensive Plan.   
 
3. Conditions should mitigate negative impacts. 
 
NEGATIVE: 
 
1. The proposal does not comply with natural resource policies in the Comprehensive Plan. 
 
2. Reduction in intersection LOS does not comply with the Transportation Plan. 
 
3. Canopy design does not conform to the overall design theme of the Stafford Village Project. 
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RECOMMENDATION 
 
Currently, the property is not zoned for commercial use.  If the zoning is changed to allow commercial 
use on the property, staff would support the application with the above noted items being properly 
addressed.   
 
JAH:mz 
Attachments (5) 
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Urban, Ltd.     4200-D Technology Court     Chantilly, Virginia     20151      PH 703.642.2306      FX 703.378.7888       www.urban-ltd.com 
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PLANNERS 
 

ENGINEERS 
 

LANDSCAPE  
ARCHITECTS 

 
LAND 

SURVEYORS 
 

Description of 
CUP Area 

On the Property Of 
Ebenezer United Methodist Church 

Plat Book 9 Page 258 
Garrisonville Magisterial District 

Stafford County, Virginia 
 

Beginning at a point on the northwesterly corner of the land of Route 610 Development 
LLC, as recorded in Instrument Number 98-0021606 among the land records of Stafford 
County, Virginia;  Said point also being on the southerly right-of-way line of 
Garrisonville Road, Virginia State Route 610, a variable width right-of-way;  Thence 
departing the southerly right-of-way line of said Garrisonville Road and running with the 
land of said Route 610 Development LLC; 
 
South 14°02'52" East a distance of 278.59 feet to a point;  Thence departing the land of 
said Route 610 Development LLC and running through the land of Ebenezer United 
Methodist Church, as recorded in Plat Book 9 at Page 258 among the land records of 
Stafford County, Virginia; 
 
South 72°54'08" West a distance of 237.87 feet to a point; 
 
North 17°05'52" West a distance of 282.15 feet to a point on the southerly right-of-way 
line of said Garrisonville Road;  Thence running with the southerly right-of-way line of 
said Garrisonville Road; 
 
North 72°16'48" East a distance of 38.05 feet to a point; 
 
South 17°43'12" East a distance of 7.50 feet to a point; 
 
North 72°16'48" East a distance of 62.80 feet to a point; 
 
North 68°29'33" East a distance of 25.67 feet to a point; 
 
North 72°41'12" East a distance of 126.18 feet to the point of beginning and containing 
an area of 68,152 square feet or 1.5646 acres, more or less. 

Attachment 3 
Page 1 of 1



Attachment 4 
Page 1 of 1



          R15-211 
 

PROPOSED 
 

BOARD OF SUPERVISORS 
COUNTY OF STAFFORD 
STAFFORD, VIRGINIA 

 
RESOLUTION 

 
At a regular meeting of the Stafford County Board of Supervisors (the Board) held in 
the Board Chambers, George L. Gordon, Jr., Government Center, Stafford, Virginia, on 
the      day of        , 2015: 
----------------------------------------------------------------------------------------------------------
MEMBERS:         VOTE: 
Gary F. Snellings, Chairman 
Laura A. Sellers, Vice Chairman 
Meg Bohmke 
Jack R. Cavalier 
Paul V. Milde, III 
Cord A. Sterling 
Robert “Bob” Thomas, Jr. 
----------------------------------------------------------------------------------------------------------
On motion of  , seconded by  , which carried by a vote of  , the following was adopted: 
 

A RESOLUTION TO APPROVE A CONDITIONAL USE PERMIT 
PURSUANT TO APPLICATION CUP15150542 TO ALLOW 
VEHICLE FUEL SALES WITHIN A HC, HIGHWAY CORRIDOR 
OVERLAY ZONING DISTRICT AND P-TND PLANNED 
TRADITIONAL NEIGHBORHOOD DEVELOPMENT ZONING 
DISTRICT, ON A PORTION OF ASSESSOR'S PARCEL 20-130, 
WITHIN THE GARRISONVILLE ELECTION DISTRICT 
 
WHEREAS, The Pence Group, Inc., applicant, submitted Application 

CUP15150542 requesting a conditional use permit (CUP) to allow vehicle fuel sales 
within the HC, Highway Corridor Overlay Zoning District and P-TND, Planned 
Traditional Neighborhood Development Zoning District, on a portion of Assessor's 
Parcel 20-130, located within the Garrisonville Election District; and 
 

WHEREAS, the application was submitted pursuant to Stafford County Code, 
Section 28-35, Table 3.1, which permits this use in an HC, Highway Corridor Overlay 
Zoning District and P-TND, Planned Traditional Neighborhood Development Zoning 
District, after a CUP is issued by the Board; and 

 
WHEREAS, the Board carefully considered the recommendations of the 

Planning Commission and staff, and the public testimony, if any, received at the public 
hearing; and 
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WHEREAS, the Board finds that the request meets the standards of the Zoning 

Ordinance for issuance of a CUP; 
 

NOW, THEREFORE, BE IT RESOLVED by the Stafford County Board of 
Supervisors on this the    day of       , 2015, that a CUP pursuant to application 
CUP15150542 be and it hereby is approved with the following conditions: 
 

1. This Conditional Use Permit is to allow motor vehicle fuel sales as shown in the 
general location depicted on the Generalized Development Plan, on sheet 3A of 
the Rezoning Plan for Stafford Village Center, dated April 24, 2015. 
 

2. Access to the subject property from Garrisonville Road shall be limited to one 
(1) right-in right-out entrance.  
 

3. No carnival style signs, banners, lights, balloons, or windsocks shall be utilized 
on the property, except for periodic events such as grand openings and special 
anniversaries, when use of these items shall be on a strictly temporary basis. 
 

4. The use of electronic or variable message signs and flashing signs shall be 
prohibited at all times. 
 

5. The canopy and signage shall be constructed in general conformance with the 
image and standards provided in the Stafford Village Center Neighborhood 
Design Standards, dated April 27, 2015. 
 

6. This CUP may be revoked or conditions modified for violations of these 
conditions or any applicable federal, state, or County Code, law, ordinance, or 
regulation.  
 

 
AJR:JAH:mz 
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PROPOSED 

 
BOARD OF SUPERVISORS 
COUNTY OF STAFFORD 
STAFFORD, VIRGINIA 

 
RESOLUTION 

 
At a regular meeting of the Stafford County Board of Supervisors (the Board) held in 
the Board Chambers, George L. Gordon, Jr., Government Center, Stafford, Virginia, on 
the    day of     , 2015: 
---------------------------------------------------------------------------------------------------------- 
MEMBERS:         VOTE: 
Gary F. Snellings, Chairman 
Laura A. Sellers, Vice Chairman 
Meg Bohmke 
Jack R. Cavalier 
Paul V. Milde, III 
Cord A. Sterling 
Robert “Bob” Thomas, Jr. 
---------------------------------------------------------------------------------------------------------- 
On motion of  , seconded by  , which carried by a vote of  , the following was adopted: 
 

A RESOLUTION TO DENY A CONDITIONAL USE PERMIT 
PURSUANT TO APPLICATION CUP15150542 TO ALLOW 
VEHICLE FUEL SALES WITHIN A HC, HIGHWAY CORRIDOR 
OVERLAY ZONING DISTRICT AND P-TND PLANNED 
TRADITIONAL NEIGHBORHOOD DEVELOPMENT ZONING 
DISTRICT, ON A PORTION OF ASSESSOR'S PARCEL 20-130, 
WITHIN THE GARRISONVILLE ELECTION DISTRICT 
 
WHEREAS, The Pence Group, Inc., applicant, submitted Application 

CUP15150542 requesting a conditional use permit (CUP) to allow vehicle fuel sales 
within the HC, Highway Corridor Overlay Zoning District and P-TND, Planned 
Traditional Neighborhood Development Zoning District, on a portion of Assessor's 
Parcel 20-130, located within the Garrisonville Election District; and 
 

WHEREAS, the application was submitted pursuant to Stafford County Code 
Section 28-35, Table 3.1, which permits this use in an HC, Highway Corridor Overlay 
Zoning District and P-TND, Planned Traditional Neighborhood Development Zoning 
District, after a CUP is issued by the Board; and 

 
WHEREAS, the Board carefully considered the recommendations of the 

Planning Commission and staff, and the public testimony, if any, received at the public 
hearing; and 
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WHEREAS, the Board finds that the request does not meet the standards of the 

Zoning Ordinance for issuance of a CUP; 
   

NOW, THEREFORE, BE IT RESOLVED by the Stafford County Board of 
Supervisors on this the   day of     , 2015, that a CUP pursuant to application 
CUP15150542 be and it hereby is denied. 
 
AJR:JAH:ehe       
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