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MEMORANDUM TO: Stafford County Planning Commission 

 

FROM:   J   

 

 

SUBJECT: CUP14150319; Conditional Use Permit – North Stafford Office Complex 

Retail Food Store 

 

ATTACHMENTS: 

 

1. Location Map    

 

2. Application and Related Materials 

 

3. Generalized Development Plan, dtd                  

7/28/15 

 

4. Building Elevations, dtd 8/3/15 

 

5. Proposed Resolutions 

 

 

 

ISSUE: 

 

The Planning Commission is to consider a request for a Conditional Use Permit (CUP) to allow a drive-

through facility within the HC, Highway Corridor Overlay Zoning District, located on a portion of 

Assessor's Parcel 19-31A.  The property is in the B-2, Urban Commercial Zoning District. 

 

The public hearing advertisement noted the site was located within Assessor's Parcel 19-31B and a 

portion of 19-31A and 19-31C.  A recent boundary line adjustment consolidated several parcels, including 

the subject area, to a single parcel, 19-31A.   

 

BACKGROUND: 

 

Location:                      South side of Garrisonville Road, approximately 700 feet east of Furnace 

Road 

 

Election District:  Rock Hill 

 

Parcel Size:   4.44 acres 
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Applicant/Property Owner: Furn 610, LLC 
    1201 Central Park Boulevard 
    Fredericksburg, VA  22401 
 
Current Use:   Undeveloped 
 
Proposed Use: Retail food store with drive-through facility 
 
Comprehensive Plan: Commercial Node / Suburban (Future Land Use) 
 
Application Date: August 13, 2014 (Complete Application May 12, 2015) 
 
Advertisement Dates: August 11, 2015 and August 18, 2015 
 
Time Limit: November 24, 2015 
 
Staff Project Manager: Michael Zuraf, AICP 
 
Abutting Properties:       
 
Location Zoning                                   Use                               Comprehensive Plan 
 
North  A-1, Agricultural   Residential   Commercial Corridor /
  B-1, Convenience Commercial Office    Suburban 
   
South  B-2, Urban Commercial  Undeveloped   Resource Protection &
           Suburban  
 
East  B-2, Urban Commercial  Flex Office &   Suburban 
  R-1, Suburban Residential  Residential Neighborhood  
                                
West  B-2, Urban Commercial  Undeveloped   Commercial Node / 
           Suburban 
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Zoning Map 

 
Utilities: The property will be served by the public water and sewer system.  There is an existing 12-

inch water main running along Garrisonville Road and an existing sewer line on the 
southeast corner of the site. 

 
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 posted speed limit of 45 miles per 
hour and estimated traffic volume of 15,000 vehicle trips per day. 

 
Schools: There would be no impact to the County School system. 
 
Parks and  
Recreation: There would be no impact on the County Park system.  

  
Noise  
Impacts: The use is not intended to generate loud noises.  Drive-through facilities will be located to 

the side of the building internal to the commercial development. 
 
Light  
Impacts: The proposed site lighting would be installed in compliance with Section 28-87 of the 

Zoning Ordinance.  
 
COMMENTS: 
 
This application is a request for a CUP for a drive-through facility serving a proposed pharmacy within a 
retail food store within the HC Overlay District.  The project was originally proposed on an adjacent 
parcel.  A public hearing was conducted on October 22, 2014 and the Planning Commission 
recommended approval.  
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Original Generalized Development Plan - Superseded 

 
The applicant placed the application on hold and has since modified the location of the retail food store 
and associated drive-through within the complex, moving the site to the west and north to front on 
Garrisonville Road.  The relocation requires a new public hearing with the Planning Commission.  Above 
is an image of the original Generalized Development Plan (GDP) for reference.  The new GDP can be 
seen on page 6 and Attachment 3. 
 
Zoning History and Existing Conditions 
The North Stafford Office Complex was rezoned from A-1, Agricultural to B-2, Urban Commercial in 
2004 with proffers.  The original development scheme and associated proffers were reflective of a 
planned office complex.  No development has occurred on the property since the property was rezoned.  
In 2014, the proffers were amended to modify pad site locations, access points, internal traffic patterns, 
building standards, require enhanced buffering, and other requirements to support development of a 
Sheetz vehicle fueling station and convenience store and other commercial uses. 
 
The subject property is located on the south side of Garrisonville Road, 700 feet east of Furnace Road.  
Across Garrisonville Road from the site are a mix of office and residential uses.  To the east and south are 
flex office uses and homes and open space for the Vista Woods community.  The remainder of the project 
is located to the west.   
 
The northwest corner of the property is currently being developed for a Sheetz gas station and 
convenience store.  A Conditional Use Permit had previously been approved to allow that use.  The 
remainder of the site is undeveloped, has rolling terrain, and primarily open fields that drain to a farm 
pond.  To the south of the subject area is a perennial stream with a 100-foot Critical Resource Protection 
Area (CRPA) buffer and 100-year floodplain. 
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Aerial Map 

 
Generalized Development Plan 
The new Generalized Development Plan (GDP) depicts how the commercial development is proposed on 
the site.  The development will have two full service access points via an internal street network in the 
commercial complex – a signalized access point onto Garrisonville Road and an unsignalized access point 
onto Furnace Road.  The GDP shows a 41,912 square-foot, single-story retail building, fronting on 
Garrisonville Road and surrounded by other future pad sites.  The majority of the parking area is located 
to the front, or northeast corner of the store.  A drive aisle surrounds the building to provide access to 
loading areas to the rear of the building.  The drive-through window is located on the east side of the 
building.  The GDP depicts one stacking lane, 150 feet in length, in accordance with Zoning Ordinance 
standards.  A by-pass lane is included in the design.  Vehicles would enter the drive-through from the 
drive aisle along the side of the store. Adjacent to the drive through is a grocery pick-up area with pass 
through lanes and parking spaces.       
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Generalized Development Plan – New Location 

 
 
Transportation Impacts 
Although the drive-through facility did not trigger the need, the applicant prepared a Transportation 
Impact Analysis (TIA) to evaluate the overall impacts to the transportation network from the proposed 
retail food store and other uses proposed in the complex.  The study findings show that most of the 
intersections evaluated would operate at a LOS C or better overall.  One specific turning movement that is 
shown to be impacted the most is the left turn movement from the retail food store entrance and Keystone 
Drive.  Here, the turn movement would degrade to LOS F with significant delays and stacking.  The 
traffic along Garrisonville Road maintains acceptable levels.  The proffers associated with the site require 
a traffic signal be installed if signal warrants are met.  The TIA includes a traffic signal warrant analysis 
which determined that a signal is not warranted. 
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Garrisonville Road / Food Store Site Entrance (with left turns at LOS F)  

 
Drive-through Facility 
The drive-through facility is now proposed on the side of the building closest to the residential uses 
located along High Street.  At the same time, the building has moved 240 feet away from the residences.  
This, and existing proffers that require installation of a privacy fence and double row of evergreen trees, 
should mitigate any visual impacts from extra lighting and noise impacts from speakers that might be 
associated with the drive-through.  
 
The main intent of requiring a CUP is to ensure the facility does not have a negative impact on the 
corridor highway, resulting from vehicles stacking onto the main road.  The location of the drive-through, 
with the extensive setback from Garrisonville Road, would not lead to stacking out to Garrisonville Road.  
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The impact statement notes that the drive-through facility is intended for a pharmacy within the food 
store.  Drive-through facilities for pharmacies generate less vehicle stacking than a fast food restaurant or 
bank.  Staff has recommended a condition to limit the drive-through to a pharmacy use. 
 
Staff previously noted concerns with the traffic circulation, including the entrance and exit to the drive-
through in close proximity to other travelways in front of the store.  The applicant has relocated the 
entrance to the drive through from the front travelway to the travelway along the side of the building. The 
scope of the modifications resulted in delay of the July 22nd public hearing. Staff notes the new layout of 
the drive-through should result in minimal internal traffic conflicts. 
 
Comprehensive Plan 
The Comprehensive Plan identifies this site as being within a Commercial Node as part of the Suburban 
land use designation.  Commercial Nodes are intended to encourage commercial activities where there are 
adequate transportation facilities to accommodate proposed uses.  Suburban areas are designated to be 
primarily residential in nature but will be complimented by neighborhood and community oriented 
activity centers, places of worship, parks and play areas, and retail and business activities.  Higher 
intensity commercial uses are recommended to obtain a conditional use permit.  Various design criteria 
are recommended. 
 
Staff believes the proposed drive-through facility is consistent with the Comprehensive Plan land use 
recommendations.  The drive-through use is oriented in a manner to mitigate any negative impacts on 
residential uses and the adjacent corridor highway.  Although there are potential transportation issues 
related to levels of service, staff notes that is an issue related to the larger complex and not directly related 
to the drive-through facility which is the subject of this request. 
 
Neighborhood Design Standards 
The applicant submitted detailed building elevations (Attachment 4) of the proposed retail food store.  
Due to the site’s location within the HC Overlay District, all buildings must conform to the Neighborhood 
Development Standards (NDS) Plan, which includes architectural design standards.  The design was 
modified to conform to the NDS Plan.  The following details of the proposed building are consistent with 
the NDS Plan.  

• Parapets that feature three dimensional cornice treatment; 
• Cornices continuous along the front and more visible side of the building; 
• Parapet walls are broken up with a change in height and similar decorative elements; 
• The use of brick as a primary material; 
• The majority of the façade material colors are subtle earth tones; 
• Bright colors are limited to the entry overhang and roof cornices; 
• Colors complement and tie the building elements together; 
• Wall plane projections with a material color change have the appearance of columns that serve to 

visually break-up the façade horizontally; 
• The entrance area includes three of the recommended features, including overhangs, projections, 

and a raised parapet; 
• False windows serve to break up the continuous façade; 
• Additional window openings in the front entry area; 
• Continued brick material around a portion of the southeast side.  Staff recommends the columns 

and banding accents along the parapet (as shown along the front façade) be continued along this 
façade since it does face the residential uses; and 

• Accent lighting along the façade to serve as an attractive feature at night. 
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In addition, the existing proffers include general material standards, requiring the use of brick, split block, 
stone, or masonry, and hardiplank materials, with limited use of an exterior insulation finishing system 
(EIFS).  The elevations are consistent with this proffer and the materials meet the recommendations of the 
NDS Plan.  
 

 

 
Proposed Elevations 

 
Proposed Conditions  
Staff is proposing several conditions to help offset any potential impacts the drive-through facilities might 
have within the Highway Corridor Overlay District.  The proposed conditions are: 
 

1. The CUP shall be limited to one (1) drive-through facility for a pharmacy within the HC, Highway 
Corridor Overlay District, on a portion of Assessor’s Parcel 19-31A, within the Rock Hill District.  

  
2. All drive-through lanes shall be oriented to minimize headlight glare onto state-maintained 

roadways, and sited in the location identified on the GDP, dated 5/19/14, as last revised 7/28/15, 
prepared by Fairbanks & Franklin, entitled “Retail Food Store with Drive-Through” (GDP). 

 
3. Stacking lanes for drive-through facilities shall be designed so as to not impede traffic circulation. 

 
4. All drive-through canopies shall be of coordinated color and materials so as to match the primary 

structure on-site.  
 

5. Any canopy lighting shall be recessed within the canopy. 
 

6. No carnival style signs, banners, lights, balloons, or windsocks shall be utilized on the property, 
except on a strictly temporary basis for the grand opening of a business, and shall be removed 
promptly following the grand opening.  The use of temporary and portable electronic, variable 
message signs, and flashing signs shall be prohibited at all times. 

 
7. The building façades shall be designed in conformance with the building elevations entitled, 

“Stafford (Furnace Rd) #6936,” prepared by Perkowitz + Ruth Architects, dated 8/3/15. 
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8. A double row of evergreen trees shall be installed to screen all loading areas along the southwest 
side of the subject parcel. 

 
9. Conduits for a future traffic signal at the Garrisonville Road entrance, into the property, shall be 

installed as part of the associated transportation improvements. 
 

10. 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, after the applicant is 
notified in writing by the County of the violation(s) and the applicant is given a reasonable 
opportunity to correct the violation(s). 

 
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 does not change the character of the established pattern 
of development.  The site is located within a planned commercial development with a variety 
of commercial uses planned.   
 

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 B-2 Zoning District.  Staff has recommended 
conditions to minimize impacts.  Existing proffers require enhanced buffering from the 
adjacent residential uses. 
 

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 - The proposed drive-through facilities will not hinder or discourage appropriate 
development or impair the value of the land and buildings on adjacent properties.  Existing 
proffers require enhanced buffering from the adjacent residential uses. 

 
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 
adjoining properties.  Conditions intend to minimize traffic conflicts both internally and to the 
corridor highway. 

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

in the neighborhood - The drive-through is adequately set back from the corridor highway and 
conditions should minimize conflicts to avoid any detriment to public welfare. 

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

plan of the county - Staff believes the proposed use is in accord with the Comprehensive Plan 
land use recommendations.  Although there are potential transportation issues related to 
levels of service, staff notes that is an issue related to the larger complex and not directly 
related to the drive-through facility which is the subject of this request. 
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SUMMARY OF POSITIVE AND NEGATIVE FEATURES: 
 
POSITIVE: 
 
1. The proposal is in conformance with the Comprehensive Plan.   
2. The proposal is consistent with the established and proposed development patterns in the vicinity . 
3. Conditions will mitigate impacts to surrounding properties. 
 
NEGATIVE: 
 
1. No apparent negative conflicts.  
 
RECOMMENDATION: 
 
Staff recommends approval of this application (CUP14150319) with the proposed conditions.    
 
JAH:mz 
 
Attachments (5) 
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          R15-277 
 

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    to   , the following 
was adopted: 
 

A RESOLUTION TO APPROVE A CONDITIONAL USE PERMIT 
PURSUANT TO APPLICATION CUP14150319 TO ALLOW A DRIVE-
THROUGH FACILITY IN THE HC, HIGHWAY CORRIDOR 
OVERLAY  ZONING DISTRICT, ON A PORTION OF ASSESSOR’S   
PARCEL 19-31A, WITHIN THE ROCK HILL ELECTION DISTRICT 

 
WHEREAS, Furn 610, LLC, applicant, submitted application CUP14150319 

requesting a conditional use permit (CUP) to allow a drive-through facility in an HC, 
Highway Corridor Overlay, Zoning District, on a portion of Assessor’s Parcels 19-31A, 
within the Rock Hill Election District; and 

 
WHEREAS, the application was submitted pursuant to Stafford County Code 

Sec. 28-35, Table 3.1, which permits this use in a HC, Highway Corridor Overlay, 
Zoning District, after the board issues a CUP; 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 
 

WHEREAS, the Board finds that the request meets the standards of the Zoning 
Ordinance for issuance of a CUP; 
  



         R15-277 
          Page 2 
  

NOW, THEREFORE, BE IT RESOLVED by the Stafford County Board of 
Supervisors on this the        day of             , 2015, that a conditional use permit (CUP), 
pursuant to application CUP14150319, be and it hereby is approved with the following 
conditions: 
 

1. The CUP shall be limited to one (1) drive-through facility for a pharmacy within 
the HC, Highway Corridor Overlay District, on a portion of Assessor’s Parcel 
19-31A, within the Rock Hill District.  

  
2. All drive-through lanes shall be oriented to minimize headlight glare onto state-

maintained roadways, and sited in the location identified on the GDP, dated 
5/19/14, as last revised 7/28/15, prepared by Fairbanks & Franklin, entitled 
“Retail Food Store with Drive-Through” (GDP). 

 
3. Stacking lanes for drive-through facilities shall be designed so as to not impede 

traffic circulation. 
 

4. All drive-through canopies shall be of coordinated color and materials so as to 
match the primary structure on-site.  

 
5. Any canopy lighting shall be recessed within the canopy. 

 
6. No carnival style signs, banners, lights, balloons, or windsocks shall be utilized 

on the property, except on a strictly temporary basis for the grand opening of a 
business, and shall be removed promptly following the grand opening.  The use 
of temporary and portable electronic, variable message signs, and flashing signs 
shall be prohibited at all times. 

 
7. The building facades shall be designed in conformance with the building 

elevations entitled, “Stafford (Furnace Rd) #6936,” prepared by Perkowitz + 
Ruth Architects, dated 8/3/15. 
 

8. A double row of evergreen trees shall be installed to screen all loading areas 
along the southwest side of the subject parcel. 
 

9. Conduits for a future traffic signal at the Garrisonville Road entrance, into the 
property, shall be installed as part of the associated transportation 
improvements. 
 

10. 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, after the applicant is notified in writing by the County of the 
violation(s) and the applicant is given a reasonable opportunity to correct the 
violation(s). 

 
AJR:JAH:mz 



          R15-278 
 

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   to   , the following 
was adopted: 
 

A RESOLUTION TO DENY A CONDITIONAL USE PERMIT 
PURSUANT TO APPLICATION CUP14150319 TO ALLOW A DRIVE-
THROUGH FACILITY IN A HC, HIGHWAY CORRIDOR OVERLAY 
ZONING DISTRICT, ON A PORTION OF ASSESSOR’S   PARCEL 19-
31A, WITHIN THE ROCK HILL  ELECTION DISTRICT 

 
WHEREAS, Furn 610, LLC, applicant, submitted application CUP14150319 

requesting a conditional use permit (CUP) to allow a drive-through facility in an HC, 
Highway Corridor Overlay, Zoning District, on a portion of Assessor’s  Parcels 19-31A,  
in the Rock Hill Election District; and 
 

WHEREAS, the application was submitted pursuant to Stafford County Code 
Sec. 28-35, Table 3.1, which permits this use in a HC, Highway Corridor Overlay, 
Zoning District, after the Board issues a CUP; and 
 

WHEREAS, the Board carefully considered the recommendation of the 
Planning Commission and staff, and the public testimony, if any, received at the public 
hearing; and 
 

WHEREAS, the Board finds that the request does not meet the standards of the 
Zoning Ordinance for issuance of a CUP; 
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WHEREAS, the Board has considered the criteria in Stafford County Code Sec. 
28-185 (d) and finds that this request does not meet the standards of issuance for a CUP; 

 
NOW, THEREFORE, BE IT RESOLVED by the Stafford County Board of 

Supervisors on this the      day of            , 2015, that a conditional use permit, pursuant 
to application CUP14150319, be and it hereby is denied.  
 
AJR:JAH:mz     
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