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MEMORANDUM TO: Stafford County Planning Commission 

 

FROM:   J   

 

 

SUBJECT: RC17152130; Reclassification - The Villages at Greenbank Proffer 

Amendment 

 

ATTACHEMENTS: 

 

1. Impact Statement, dtd 7/31/18 

 

2. Draft Proffer Statement, dtd 9/24/18 

 

3. General Development Plan, dtd 7/24/18 

 

4. Application and Related Materials 

 

5. Proposed Amendment to the RBC 

Zoning District 

 

Staff Project Manager:  Brian Geouge 

 

ISSUE 

 

The following is a summary of a request to amend proffered conditions to allow for the development of 

1,177 retirement housing units on Tax Map Parcel Nos. 44W-H and 52-1, zoned RBC, Recreational 

Business Campus Zoning District, consisting of 441.67 acres (Property).  Additional details and analysis 

will be provided with the future public hearing staff report. 

 

BACKGROUND: 

 

Location: Southern terminus of Celebrate Virginia Parkway 

 

Election District:  Hartwood 

 

Applicant/Agent:  Chris Hornung 

    Rappahannock Development Group 

    1016 Charles Street 

    Fredericksburg, VA   22401 

 

Property Owner:  Silver Celebrate VA Golf LLC 

    1001 East Telecom Drive 

    Boca Raton, FL   33431 
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Current Use:   Golf Course, Conservation 

 

Proposed Use: Retirement Housing, Conservation 

 

 
Location Map 

 

Application Date: December 15, 2017 

 

Property Size:   441.67 acres  
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Comprehensive Plan:  Suburban 

 

 
Future Land Use Map 

 

Zoning Classification:   RBC, Recreational Business Campus 

 

 
Zoning Map 
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Abutting Properties:       

 

Location Zoning Existing Use Comprehensive Plan 

North RBC, Recreational Business 

Campus 

Undeveloped & Residential Suburban 

South A-1, Agricultural 

 

Conservation Conservation 

East RBC, Recreational Business 

Campus & A-1, Agricultural 

Undeveloped & Conservation 

Easement 

Suburban / Conservation 

West A-1, Agricultural 

 

Conservation & Lake Mooney 

Water Treatment Facility 

Suburban / Commercial 

Corridor 

 

Utilities: The Property is located within the Urban Services Area which is served by the 

public water and sewer system.  An existing 12-inch water line and 8-inch sewer 

line is located along the Property’s frontage of Celebrate Virginia Parkway.  Two 

additional pump stations are proposed to serve the development.  One would 

connect to the existing 8-inch gravity sewer along Celebrate Virginia Parkway 

adjacent to the proposed development, and the other would require a new 6-inch 

forcemain to be extended up Celebrate Virginia Parkway to the existing 6-inch 

forcemain located at the Battleground Estates executive housing development. 

 

Transportation: The Property is located at the southern terminus of Celebrate Virginia Parkway, 

which is a 4-lane divided public road that transitions to a 2-lane divided private 

road in the area of this project.  The Property also has frontage on Scotts Ford 

Lane, a 2-lane undivided private road.  

 

Schools: The proposed development would be age-restricted.  There would be no impacts on 

the County School system. 

 

Parks & Recreation: The closest County park facility is Lake Mooney Reservoir, located adjacent to the 

proposed development to the northwest. 

 

Summary of Request 

Silver Companies has requested a proffer amendment in the Recreational Business Campus (RBC) 

District which proposes a new 1,177-unit age-restricted housing development in the area of the former 

Cannon Ridge golf course.  The golf course is currently not in operation, and the developer has indicated 

that continuation of this use on the property is not economically viable.  An amendment to the zoning 

ordinance has also been requested concurrently with this project, as the current ordinance requirements 

would not allow for the extent of residential development proposed.  The proposed amendments are 

detailed in the separate RBC ordinance amendment report. 

 

Zoning History 

The creation of the RBC District and rezoning of land was initiated by the Board in an effort to spur 

economic development in the County and to support the development proposal of a contract purchaser, 

Silver Companies.  In July 1999, the Board of Supervisors adopted Ordinance O99-26 which established 

the Recreational Business Campus (RBC) Zoning District.  In November 1999, the Board adopted 

Ordinance O99-61 which reclassified 1,170 acres of land in the Hartwood Election District from A-1, 
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Agricultural to the RBC Zoning District.  At the time of this rezoning it was envisioned that development 

of the property could include 4.5 million square feet of office space with as many as 15,000 employees, 3 

to 5 golf courses, a 400 villa resort, and restaurants along with other commercial uses.  The RBC zoned 

area became known as Celebrate Virginia North. 

 

The 441.67 acres subject to this proffer amendment is part of the original 1,170 acre rezoning.  Originally, 

there were no proffers within the RBC zoned area, and there are currently no proffers on the 441.67 acres 

subject to this proffer amendment.  Proffers only exist in areas of the Del Webb retirement housing 

development and the Silver Collection apartments.  Proffers were offered with these developments to 

support ordinance amendment requests which added retirement housing and multifamily developments as 

allowed uses in the district. 

 

The history of the RBC district is detailed in the separate RBC ordinance amendment report. 

 

Existing Conditions 

The property subject to this proffer amendment (Property) is currently developed with one golf course 

with a clubhouse.  The City of Fredericksburg holds land protected in a conservation easement along the 

Rappahannock River in this area.  Other conservation easements on land owned by the developer exist 

between the river and the Property.  Much of the Property’s western, southern, and eastern boundary 

follows these easements.  Approximately 81 acres of the 441.67 acre Property is within conservation 

easement.  Most of this conservation land follows the western boundary of the Property, and is 

characterized with steep slopes and woodlands.  The golf course generally occupies the eastern half of the 

Property.  The northern boundary follows Scotts Ford Lane, and Celebrate Virginia Parkway which 

terminates in a cul-de-sac.  An access drive near the cul-de-sac provides access to the clubhouse and 

parking area at the northern central part of the Property.  The one existing golf course consists of a 

standard 18 holes, and includes a network of paved cart paths.  The area directly west of the golf course in 

the central part of the Property is cleared of trees, and is currently being used for soybean production.  

Small pockets of wetlands and some critical resource protection areas exist along streams at the western 

and eastern property lines.  Two small ponds also exist on the Property.  Refer to sheet 6 of the GDP for 

additional details on these environmental features. 
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Site - Aerial View 

 

Other developments within the RBC zoned area to the north of the Property include: 

 The Battleground Estates neighborhood, consisting of 50 executive housing single-family lots; 

 The Del Webb age-restricted community, with approximately 1,100 single-family detached and 

duplex units (around 700 complete); 

 The Silver Collection apartments, consisting of 278 non age-restricted units; and 

 One 11,000 square-foot commercial building (Centra Rivermont School) 

 

 

Clubhouse 
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Celebrate Virginia North RBC Area – Aerial View 

 

COMMENTS 

 

Generalized Development Plan 

The GDP depicts the proposed design of the site to include the 1,177 retirement housing lots.  The 

Property is proposed to be developed into three “villages”, each with a mixture of different unit types.  In 

total, there are 235 detached units, 588 duplex units, and 354 townhouse units proposed.  
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GDP – Conceptual Illustration 

 

The primary access for the development would be off of Celebrate Virginia Parkway.  The developer 

proposes to extend the 2-lane private section of Celebrate Virginia Parkway slightly to the southeast 

beyond the current cul-de-sac terminus.  The extended road would lead to a roundabout, which would 
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split traffic into 3 directions providing access to different areas of the proposed development.  Secondary 

neighborhood roads would extend from this roundabout to the east (serving village “C”) and south 

(serving village “B”), and a primary access road (shown as a red dashed line in the image below) would 

extend to the southwest to another roundabout.  A secondary neighborhood road would extend from this 

second roundabout to the northwest (serving village “A”), and the primary access road would continue 

from this second roundabout to the south, terminating at a proposed park at the southern end of the 

development.  The primary access road would provide relatively direct access to the proposed park, and 

there would be no driveway access to residential lots from this road.  One additional access point is 

proposed on Scotts Ford Lane (serving village “A”). 

 

 
GDP – Street Network 

 

Several recreational amenities are proposed with the development, including: 

 A clubhouse and associated recreational amenities, located at the main entrance to the Property off 

of Celebrate Virginia Parkway.  The clubhouse is planned to be located on approximately 5 acres 

of land, and would include facilities such as a swimming pool, gym, activity room, and lawn or 

court games. 

 Three “village greens”, consisting of at least 1 acre and located within each “village”, and 

including amenities such as gardens, recreational courts, amphitheaters, and water features. 
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 A 66.66 acre park referred to as “Greenbank Farm Interpretive Park”, located at the southern end 

of the development.  The park would include a parking lot, exhibit shelter with restrooms, an 

events field, bike racks, picnic tables, shared use trails (which incorporate the existing paved golf 

cart paths), and interpretive signs.  The interpretive signs would include historical information 

relating to Native American habitation, Colonial settlement, Civil War activities, and post-war 

reconstruction and agrarian life.  The park would be private for use by the community, with the 

potential of being conveyed to the County if the County desires to take ownership to create a 

public park. 

 An 11.3 acre Civil War park located between villages “B” and “C”, to include low impact trails 

and interpretive signage. 

 8-foot width paved trails along Celebrate Virginia Parkway, Scotts Ford Lane, and throughout the 

development connecting to the planned recreational facilities and to the existing golf course cart 

paths (refer to sheet 15 of the GDP).  These would also provide access to property to the west 

(Lake Mooney via Scotts Ford Lane) and potentially to the east, allowing for a future linear trail 

connection along the Rappahannock River. 

 

 
Concept Plan - Greenbank Farm Interpretive Park 

 

Historic Sites 

There are numerous archeological sites on the Property, as identified on sheet 8 of the GDP.  Phase I and 

II archaeological surveys have been conducted on the Celebrate Virginia North development.  The sites 

include 19
th

 century farmsteads, Civil War huts and gun emplacements, and prehistoric camps and 

domestic resources.  A Memorandum of Agreement (MOA) has been executed with the U.S. Army Corps 

of Engineers and Virginia Department of Historic Resources (VDHR).  The MOA establishes 

requirements for the preservation of historic sites. 
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Of the 53 sites identified within the Celebrate Virginia North development, 23 are within the boundaries 

of the Property.  No further study was recommended for 11 of the 23 sites.  Five of the remaining 12 sites 

are associated with Union Army defensive positions and are protected within an existing conservation 

easement.  The proposed development would continue to preserve 3 other sites within the planned park 

land at the southern end of the Property.  The remaining 4 sites are subject to further study to determine 

National Register of Historic Places eligibility and future treatment. 

 

The MOA requires the establishment of a “restricted build” zone, as depicted in the GDP at the southern 

end of the Property.  The purpose of this was to maintain viewsheds relating to Civil War actions.  Within 

the zone, there can be no buildings or structures in excess of 1,000 square feet and one story in height.  

The Greenbank Farm Interpretive Park is being proposed in the area of this restricted build zone. 

 

Transportation 

Access to the Property is from Celebrate Virginia Parkway, a 4-lane divided facility which includes a 

grade-separated ramp on Warrenton Road which allows free flowing movement for westbound traffic.  

Celebrate Virginia Parkway was designed based on an estimated 66,500 vehicles per day (VPD) 

generated from the RBC development as well as some commercial properties along Warrenton Road.  

Staff estimates that around 22,000 trips were expected to come from the area currently zoned RBC.  The 

anticipated development within the RBC area included 3 golf courses, 1.1 million square feet of office 

space, 30 acres of hotel/conference development, and a 1,500 unit retirement community. 

 

A Transportation Impact Analysis (TIA) was submitted with the proffer amendment request.  The TIA 

indicates 282 peak AM vehicles per hour (VPH), 388 peak PM VPH, and 4,700 VPD generated from the 

proposed development.  The analysis included evaluation of 14 intersections along Celebrate Virginia 

Parkway and Warrenton Road, with a projected build out in the year 2027 and design year of 2033. 

 

Public Facility Impacts and Proffers 

A draft proffer statement has been included as Attachment 2. This application is a proffer amendment and 

does not propose a reclassification to a different zoning district, therefore the proposal will be reviewed 

under the old proffer guidelines. The public hearing staff report will include an evaluation of the impacts 

to public facilities.   

 

NEXT STEPS 

 

The public hearing for the proffer amendment request (RC17152130) will be scheduled concurrently with 

the public hearing for the proposed ordinance amendments once initiated by the Planning Commission, as 

these matters are related.  After considering information regarding the proposed proffer amendment, the 

Planning Commission should consider if any additional changes to the proposed zoning ordinance text 

amendment are necessary prior to authorizing public hearings. 

 

The time limit for Planning Commission action on the ordinance amendments is March 17, 2019.  The 

time limit for Planning Commission action on the proffer amendment request will be 100 days from the 

first public hearing. 

  

JAH:bg 
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Recreational Business Campus GDP Amendment for  
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Revised July 31, 2018 

Attachment 1 
Page 1 of 30



 2 

 
Table of Contents 

 
 
 
Project Overview 3  

Background 3 

Proposed Development 6 

Proposed Land Use Changes 9 

Age-Qualified Housing Demand 10 

Stafford County Comprehensive Plan Analysis 12 

Land Use Policy 15 

Anticipated Development Impacts 17 

Transportation 18 

Utilities 18 

Stormwater 19 

Schools 20 

Emergency Services 20 

Environmental 21 

Historic Properties  21 

Parks & Recreation 26 

Open Space 26 

Adjacent Properties 28 

Fiscal Impact 29 

Proffers 30 

Appendix A – Pump Station 104 Evaluation Analysis 

Appendix B – Open Space Compliance Analysis 

Appendix C – Economic and Fiscal Impact Analysis   

 

Attachment 1 
Page 2 of 30



 3 

Project Overview 
 
The Silver Companies (the “Applicant”) is requesting certain modifications to the 
Stafford County zoning ordinance and the approval of proffered conditions to allow for 
the construction of up to 1,177 age-qualified housing units on 288 acres of Tax Parcels 
52-1 and 44W-H within Celebrate Virginia North, in the Hartwood Magisterial District 
(the “Property”).  Specifically, the Applicant is requesting that the County:  
 

a.  Amend the Recreational Business Campus (RBC) performance standards to 
increase the allowable percentage of age-qualified housing from 30% of the 
District to 45% of the District (Sec. 28-39(i)(10)). 

 
b. Approve a revised GDP for the Celebrate Virginia North RBC District.  
 
c. Approve the GDP and proffered conditions for the Property to allow up to 1,177 

age-qualified housing units on the Property. 
 
The purpose of this document is to provide a generalized development plan narrative for 
this request and to assess the impacts of the proposed development on the Property, 
Stafford County, and adjacent land uses.  
 
Background 
 
In 1999 the Stafford County Board of Supervisors (BOS) created the Recreational 
Business Campus (RBC) zoning designation and rezoned 1,170 acres of A-1 Agricultural 
land within the Celebrate Virginia North development to RBC on its own motion.  In 
2003, the RBC ordinance was amended by the BOS to allow age-qualified communities 
as a by-right use with a maximum density of 7 units per acre on up to 30% of the gross 
area of the RBC district.  The current acreage of the Celebrate Virginia North RBC 
District is 1,200.65 acres, which would permit a maximum of 2,521 age-qualified units 
on 360 acres.   
 
Also in 2003, the BOS approved a revised Generalized Development Plan (GDP) for the 
Celebrate Virginia North RBC District and proffered conditions for the project’s first 
age-qualified community, Celebrate by Del Webb, which included 1,101 units on 252 
acres of land.  This approval left a maximum remaining allowable density under the RBC 
of 1,420 age-qualified units on 108 acres.   
 
The Property lies within land that is designated as “Resort” on the current Celebrate 
Virginia RBC GDP (see Figure 1).  In addition to the Resort uses listed in Table 1, 20% 
of the Resort District (127 acres) may also be developed as any commercial, industrial, or 
office use listed in Table 1.  Cannon Ridge Golf Club currently occupies 193 acres of the 
Property.   The Club, which opened in 2005, was originally envisioned as a 54-hole golf 
complex and training facility by its developer, Mainline Golf.    
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Figure 1. 
Current Overall Celebrate Virginia RBC GDP 
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Table 1. – Recreational Business Campus Permitted Uses 

 
Commercial Uses Office Uses 
Automobile service Active Recreation 
Bakeries Clinic Medical/Dental 
Barber/Beauty shop Clubs/Lodges/Fraternal Organizations 
Bank and Lending Institutions Conference Facility 
Business Service and Supply Facilities Convention Facility 
Child Care Center General Office Use 
Convenience Center Helistop 
Convenience Store Laboratory, Development, Research 
Dance Studio Light Industrial Use 
Drug Store Light Manufacturing 
Dry Cleaner/Laundry Medical/Dental Office 
Florists Passive Recreation 
Gift/Antique Shops Private School and Instruction Facility 
High Intensity Commercial Retail Professional Office 
Hotel/Motel Public Facility/Utility 
Low Intensity Commercial Retail 
Medium Intensity Commercial Retail 
Public Facility/Utility 
Restaurant 
Retail Food Stores 
Theater 
Vehicle Fuel Sales 
 
Resort Uses 
Active Recreation Professional Office 
Amphitheater Public Facility/Utility  
Athletic Fields Recreational Enterprise   
Community Use Recreational Facility 
Conference Facility Restaurant 
Convention Facility 
Executive Style Housing 
Golf Course 
Golf Driving Range and Practice Area 
Health/Fitness Club or Spa 
Horseback Riding and Stables 
Hotel/Motel 
Marina 
Parks and Playgrounds 
Passive Recreation 
Private School and Instruction Facility 
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 Mainline completed construction of the first course in 2004 but was unable to obtain 
financing for the additional courses.  Over the next 8 years, annual play at the golf course 
averaged 30-40% lower than projections, ultimately forcing Mainline to close the course 
and surrender its lease to the property owner in 2013.  The course reopened under new 
management in 2016, but again did not generate sufficient revenue to maintain operations 
and pay rent and real estate taxes due on the Property.  Cannon Ridge closed on 
December 1, 2017, and after millions of dollars in losses maintaining the golf course, the 
Owner has decided to seek other uses for the Property.  While there are numerous uses 
allowed by-right on the Property, the Owner believes that the proposed use is more 
compatible with existing land uses and development patterns and will generate more net 
surplus tax revenue to Stafford County than most other by-right uses. 
 
Proposed Development 
 
The Applicant is requesting approval of an amendment to the Celebrate Virginia North 
GDP to allow construction of up to 1,177 age-qualified residential units within Pod G as 
shown in Figure 2.  The Applicant proposes to master develop the proposed Villages of 
Greenbank development with individual villages constructed, owned, and managed by 
local, regional and/or national home builders.  The amendment of the GDP would bring 
the total number of age-qualified residential units at Celebrate Virginia North to 2,278, 
which is below the current maximum allowable density of the RBC District (2,521).  A 
conceptual residential plan for the community has been provided in Figure 3.  The 
proposed units will consist of a mix of single-family detached and attached units as listed 
in Table 2.   
 

Table 2. 
 

 
 

*final unit mix subject to change based on engineering and marketing considerations 
 

Based on comparable sales of similar product in Stafford County, the real estate market 
value of the project at buildout has been estimated to be approximately $433,000,000 
(See Table 2).  The development is projected to accommodate a total population of 2,119 
residents, none of which being school-age children.   
 
 

Attachment 1 
Page 6 of 30



 7 

 
 

Figure 2. 
Proposed Revised Celebrate Virginia RBC GDP 
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Figure 3. 

Proposed Villages of Greenbank at Celebrate 
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The Applicant anticipates a 10-year build out of the development with construction 
beginning in 2020 and the first units occupied in 2022 should the County approve this 
request and the preliminary plan (See Table 3).    The community will cater to residents 
aged 55+, with primarily single-story living, garages, open floor plans, and a luxury 
clubhouse and recreational amenities.   

 
 

Table 3. 

 

Proposed Land Use Changes 

RBC District 

The RBC District Performance Standards within the Zoning Ordinance limit age-
qualified residential units to not more than 30% of the gross area of the RBC District.  
While with approval of the proposed development the maximum density of age-qualified 
units will not be exceeded, the total age-qualified land area would exceed 30% of the 
Celebrate Virginia RBC District.  Therefore, the Applicant is requesting that the County 
amend the RBC District Performance Standards to increase this percentage to 45% of the 
gross area.  (540.3 acres total).     
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The following are the Applicant’s requested changes to the RBC Ordinance: 

28-39. (i) Performance standards in RBC districts. 

(10) The gross area of all commercial retail uses shall not exceed ten (10) percent of the 
gross area of the district.  The gross area of all retirement housing communities 
shall not exceed forty-five (45) percent of the gross area of the district.   

 
Age-Qualified Housing Demand 
 
The Fair Housing Act of 1968 and the Housing for Older Persons Act of 1995 established 
laws enabling the creation of age-qualified housing communities, which limit residency 
to individuals 55 years of age or older.  These communities typically provide housing 
types and lifestyle amenities specifically geared towards the 55+ population.  Stafford 
County currently has two age-qualified communities, Falls Run by Del Webb (781 units), 
and Celebrate by Del Webb (1,101 units), both located within the Hartwood District.  The 
Falls Run community reached build out in, or around, 2006.  The Celebrate by Del Webb 
community is approximately 65% built out (720/1,101) as of the date of this narrative and 
is projected to be completed by 2022. 
 
Referring to age-qualified housing communities as “retirement communities” is a 
misleading designation.  According to the Center for Disease Control, Americans who 
reach the age of 55 can expect to live, on average, 29 more years to the age of 84.   
According to real estate market research and advisory firm RCLCO, an estimated 65-
70% of Baby Boomers are either still engaged in the labor market or participate in phased 
retirement (bridge employment), in which they may have retired from their former career 
and have reentered the workforce in a different, often reduced, capacity to supplement 
their income.  This demographic of American society is a valuable source of educated 
workers, community volunteers, and local economic revenues.   
 
According to the Virginia Employment Commission’s 2017 Stafford County community 
profile, approximately 17.1% of Stafford County’s population is made up of residents 
aged 55+, which is significantly lower than the same percentage of 55+ residents in 
Virginia (24.1%) and in the United States (24.9%).    Conversely, Stafford County has a 
higher percentage of residents aged 0-19 (31%) than Virginia (26%) or the United States 
(27%). 
 
Providing additional age-qualifying housing opportunities will also help Stafford County 
achieve an age demographic balance that more closely aligns with that of the 
Commonwealth of Virginia and the United States.  Improving this imbalance will have 
economic benefits for Stafford County.  According to “The Economic and Fiscal Impacts 
of the Proposed Villages of Greenbank Project on Stafford County,” the proposed 
development “not only ’pays its own way’, it also subsidizes existing residential units in the 
County that generate an annual net fiscal deficit to the County.  Further discussion of the 
fiscal impact of the proposed development is provided below.  
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Chart 1. 

 
 
Stafford County has already proven to be an attractive community for Baby Boomers, as 
illustrated by the success of Falls Run and Celebrate by Del Webb.  According to 
RCLCO research, the top factors considered by 55+ residents when searching for a place 
to live are: 
 

• Affordability of Living 
• Community Amenities 
• Smaller Home Size/Reduced Maintenance Responsibilities 
• Proximity of Family Members 
• Walkable Community 

 
The proposed development will rank high in these categories compared to other age-
qualifying communities on the East Coast.  The proposed unit prices of $265,700-
$460,700 combined with resort-style recreational and social amenities proposed will 
yield an active, comfortable lifestyle.  While the community isn’t located in the 
retirement mecca of Florida, its location on the southern end of the robust Northern 
Virginia housing market will allow residents to downsize close to their former 
communities and loved ones, in a market with numerous bridge employment 
opportunities in a reasonably-priced, maintenance-free community.  
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Stafford County Comprehensive Plan Analysis 
 
Suburban Land Use 
The Property is identified as “Suburban Land Use” in Stafford County’s 2016-2036 
Comprehensive Plan (See Figure 4) and is within the County’s Urban Services Area.  The 
Comprehensive Plan defines the Suburban Areas as follows: 
Suburban Areas of the County are areas where suburban scale of development is most 
appropriate. Suburban scale of development is considered single-family detached 
dwelling units, typically on ¼ to ½ acre lots, which may include community amenities 
and are buffered from any adjacent commercial development. Lot sizes less than ¼ acre 
in size may be supported if located adjacent to higher density residential or commercial 
development. These areas are intended to serve as infill development in the proximity of 
the established communities in the northern and southern areas of the County and in 
close proximity to major existing or planned transportation networks. Focus should be 
on the form of development and its relationship with existing communities. Such areas 
will 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. Development densities should not exceed three (3) dwelling 
units per acre for residential development and a floor area ratio (FAR) of 0.4 for non-
residential development. New dwelling unit types should be limited to single-family 
detached homes. Townhomes and apartments are permitted where land is already zoned 
for these types of dwelling units or under Special Conditions for Townhomes and 
Multi-family Units described in the following Residential section. Otherwise, all 
structures should be low rise in nature and not exceed three stories in design. Site lay-
out and building design shall be oriented to compliment, be in scale with and minimize 
undesirable affects to existing neighborhoods and communities. Preservation of unique 
or sensitive environmental features should be incorporated into development design. 
Parking areas should be primarily off-street. Sidewalks and pedestrian trails should be 
located within neighborhoods and provide access between residential and non-
residential uses.  
The proposed age-qualified residential development is consistent with the Suburban Land 
Use designation as follows: 

1. Suburban areas are to be primarily residential in nature and complimented 
with community-oriented activity centers, parks and retail/business uses. 

2. With 1,177 units proposed on the 441.746 acre Property, the proposed 
development’s residential density of 2.66 is below the 3.0 ratio recommended 
for suburban areas.   

3. The proposed development includes 30% single-family attached units, which 
are permitted under the RBC zoning district and have previously been 
constructed in the adjacent Celebrate by Del Webb community.  

4. The community is located in proximity to major transportation networks, 
namely Celebrate Virginia Parkway and Route 17. 

5.  Units will be low-rise in nature and be limited to 1 and 2 stories.   
6.  Unique and sensitive environmental areas will be incorporated into the design 

of the community.    
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Housing 
The proposed development will help Stafford County meet its projected year 2036 
housing needs while generating higher per capita County tax revenues and lower costs of 
services than non-age-qualifying housing.  Objective 2.1 of the Comprehensive Plan 
states that the County will: 

“adopt a land use plan and establish a growth management system that will 
accommodate the projected year 2036 population of 236,182.” 

This equates to accommodations for an additional 20,540 housing units and 58,143 new 
residents by 2036.  The Comprehensive Plan recommends that 80% of these new housing 
units to be located within the County’s Urban Services Areas (USA).  If approved, the 
new development would represent 3.6% of the County’s additional year 2036 population 
demand.  

Table 2. 

 
Table 6.3 of the Comprehensive Plan projects total buildout densities within the County’s 
existing USAs. The Table estimates a total residential allowable density of 6,407 units 
within the Celebrate Virginia RBC District at maximum density buildout.  As shown in 
Table 3 below, the addition of the proposed development would bring the total residential 
units within Celebrate Virginia North to 2,606, or 40.6% of the projected maximum 
buildout of the RBC District. 

Table 3. 
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Figure 4. 

Stafford County’s Future Land Use Plan 
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Land Use Policy 

The proposed development is consistent with the goals and objectives of Stafford 
County’s Comprehensive Plan.  In particular: 
 
Goal 1:  
Manage growth and development in a sustainable manner. 
The proposed age-qualified community meets Goal 1 of the Comprehensive Plan for the 
following reasons: 

1. The development is consistent with the land use, transportation, utility, and public 
facility objectives of the Comprehensive Plan (Obj. 1.1). 

2.  The proposal directs growth into the Urban Services Area (Obj. 1.2). 
3. The proposal promotes infill development on undeveloped land along Warrenton 

Road corridor, furthering support for the businesses along the corridor.  Many of 
these businesses are currently suffering due to a lack of residential density and 
daytime population.  The proposed development will improve both (Obj. 1.3).   

4. With the Celebrate Virginia road and utility infrastructure completed, necessary 
public infrastructure is in place prior to growth (Obj. 1.7, 1.8).   

Goal 2:  
Ensure that growth and development is managed in a fiscally responsible manner. 
The proposed age-qualified community meets Goal 2 of the Comprehensive Plan for the 
following reasons: 

1. The development will help the County meet its projected 2036 residential unit and 
population needs (Obj. 2.1). 

2. The development will generate significantly more annual County tax revenue than 
it will require in County services.  According to The Economic and Fiscal Impacts 
of the Proposed Villages of Greenbank Project on Stafford County, Virginia, the 
project “not only pays its own way, it also subsidizes existing residential units in 
the County that generate an annual net fiscal deficit to the County.” 

3. The proposed community will have minimal impact on existing County capital 
improvements and will create minimal demand for additional improvements (See 
Fiscal Impact Analysis). 

4. With the Celebrate Virginia road and utility infrastructure completed, 
development is being guided into a location where the land is most cost-
effectively served by existing infrastructure (Obj. 2.6).  

Goal 3:  
Stafford County encourages its citizens and businesses to preserve and protect 
Stafford’s natural and environmental resources through voluntary efforts. 
The proposed age-qualified community meets Goal 3 of the Comprehensive Plan for the 
following reasons: 
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1.  The Celebrate Virginia developer proactively and voluntarily placed over 330 
acres of the Celebrate Virginia development into permanent restrictive covenants 
and conservation easements as shown in the GDP (Figure 2).   These easements 
were strategically placed along riparian lands to prevent and reduce pollution of 
surface and groundwater resources and protect the ecological integrity of streams 
in perpetuity (Obj. 3.3, 3.4, 3.6). 

2. The development proposal includes the creation of a public park at the southern 
end of the property that will provide low-impact recreational uses and 
interpretation of Stafford County pre-historic, colonial, and civil war history.  The 
park will be connected to existing natural trails along the Rappahannock River 
which may ultimately be connected to Belmont, Falmouth, and Ferry Farm as a 
heritage trail (Obj. 3.7).   

Goal 4:  
Ensure the health, safety and well-being of Stafford County residents. 

The proposed age-qualified community meets Goal 4 of the Comprehensive Plan through 
its creation of the public park and connections to the historic hiking trails along the 
Rappahannock.  The park and trails will provide additional, diverse recreational 
opportunities for Stafford residents of all ages (Obj. 4.7). 

Goal 5:  
Promote affordable and quality housing. 
The proposed age-qualified community meets Goal 5 of the Comprehensive Plan by 
improving the diversity of housing opportunities in Stafford County (Obj. 5.3).   The 
creation of an additional age-qualified community will help the County provide for more 
a balanced County age demographic (Obj. 5.3).  
Goal 6:  
Create an intermodal system of transportation which implements the Land Use Plan 
by providing a safe, efficient and affordable means for our people and products to 
move safely in and through Stafford County. 
The proposed age-qualified community meets Goal 6 of the Comprehensive Plan for the 
following reasons: 

1. By concentrating new development in areas with existing adequate transportation 
infrastructure, the development provides needed housing for County residents 
while maintaining satisfactory levels of service on the County road system (Obj. 
6.1) (See Traffic Input Statement). 

2. The proposed development will include the construction of a FRED bus stop to 
allow for future expansion of the multi-jurisdictional mass transit system (Obj. 
6.2).    

3. The development will create and connect to a system of sidewalks, bike paths and 
trails to provide nonmotorized transportation alternatives (Obj. 6.3). 
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Goal 9: 
Promote Stafford County’s heritage and maintain a sense of place by identifying, 
protecting, preserving, and interpreting Stafford County’s historic and cultural 
resources.  
Since 1998, the Applicant has prepared exhaustive cultural resource studies of the 
property and worked to protect historic sites within the development in permanent 
conservation easements.  These sites include Native American ephemeral camps, 
Colonial Era farmsteads, Civil War earthworks, and cemeteries.  The proposed 
development proposal includes the construction of a passive recreational, interpretive 
park and trail system to make these resources available to the citizens of Stafford County.  
The Applicant proposes to work with the Stafford County Historical Commission, 
Stafford County Public Schools, and other stakeholders to develop an interpretative 
experience along the Rappahannock River (Obj. 9.1).     

 
Anticipated Development Impacts 
 
Transportation 
Background 

The Celebrate Virginia North transportation network was approved in 1999 and amended 
in 2003 with the text amendment to the RBC Zoning Ordinance.  Celebrate Virginia 
Parkway was designed to accommodate the proposed buildout of the development as a 
mixed-use residential, office, and recreational campus based on traffic impact studies 
submitted and approved as part of these zoning actions.  With a total projected daily 
traffic demand of 66,500 vehicles, the Celebrate Virginia developer committed to 
construct the $6.3 million grade-separated entrance to the development on Route 17 and 
spent $2.0 million widening Route 17 to 8-lanes at the entrance to the development.  
Internally, Celebrate Virginia Parkway was designed as a 6-lane boulevard through the 
retail portion of the development and a 4-lane boulevard built on a 6-lane section 
throughout the balance of the project.     

The Celebrate Virginia development has not attracted the high traffic uses anticipated in 
the original traffic study.  Instead of high volume peak office users, a significant portion 
of the development is in multi-family and age-qualified housing which generate far fewer 
daily and peak hour vehicular trips.  As a result, traffic volumes are currently less than 
10% of the total build out volumes predicted in the original traffic study.   

Traffic Study 

A traffic impact study for the proposed development, prepared by Bowman Consulting 
Group, LTD., has been submitted with the zoning application.  14 intersections within the 
Celebrate Virginia and along Route 17 were evaluated in three different scenarios: 
existing conditions, 2036 no build, and 2036 build.  The study projected a peak volume of 
282 vehicles per hour (VPH) in the AM peak hour, and 388 VPH in the PM peak hour 
generated from the proposed age-qualified community at buildout.  The total daily 
vehicular trips for the proposed development have been estimated at approximately of 
4,700 VPD (2,350 in/2,350 out).  
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Table 4. 

Projected Traffic Generation 

 

The results of this traffic impact study show no significant degradation of levels of 
service at any of the study intersections between the build and no-build development 
scenarios.  In other words, the proposed development will have minimal impact on 
Stafford County’s existing transportation system.  

Transportation Impact Fee 

The Property is located within Stafford County’s Transportation Impact Fee Service Area 
and will therefore be subject to Transportation Impact Fees.  The County’s current impact 
fee for both single-family attached and detached dwellings is $2,999 per unit.  With 1,177 
units within the proposed development, the developer will be responsible for paying a 
total transportation impact fee of $3,529,823 for this project.  Pursuant to Stafford 
County’s transportation impact fee policy, any qualifying transportation proffers 
volunteered by the Applicant as part of this zoning action will be subtracted from the 
final transportation impact fee.  

Multi-Modal Transportation 

In order to help facilitate multi-modal transportation within and to and from the proposed 
development a transit stop will be constructed at the entrance of the proposed 
development.  The stop will consist of a bus pull off, signage, and benches.   In addition, 
trails and sidewalks within the proposed development will be connected to the existing 
bikepath system within Celebrate Virginia North.   

Utilities 
The Cannon Ridge site will be served by public water & sewer. Waterline connections 
are anticipated to be made along Celebrate VA Parkway and Scotts Ford Lane. Gravity 
sanitary sewer laterals & mains will serve each proposed unit and will run to existing and 
proposed pump stations which are proposed to be directed to the Celebrate Virginia 
Parkway Sewage Pump Station #1 (PS 104).  At the request of Stafford County Utilities, 
Bowman Consulting has prepared a Wastewater Pump Station Evaluation for the 
proposed development to evaluate whether the capacity of PS 104 can convey the new 
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flows generated by the proposed development. (See Appendix A).  The study concludes 
that PS 104 is operating at approximately 12.5% of its design capacity and has sufficient 
capacity for an additional 336 units in its current configuration, and 537 units with 
modifications to the stations pumps and piping.  The remaining units within the proposed 
development will be served by two new sewage pump stations to be constructed internal 
to the proposed development that will discharge to a void force main that was installed 
along Celebrate Virginia Parkway in 2004 in anticipation of future development of the 
Celebrate Virginia project.   

Stafford County collects water and sewer fees from new development to offset the cost of 
County provided utility infrastructure.  Fees include availability fees, which cover the 
cost of providing County-wide treatment of water and sewer, and pro-rata fees which 
offset the cost of transmission utilities in different watersheds and sewersheds.   Fees are 
based on the projected use of water and sewer utilities on a per unit basis.  Age-qualified 
housing units pay the same water and sewer fees as non-qualified housing despite having, 
on average, 40% fewer residents (and therefore lower demand) than a typical County 
single-family unit (1.80 vs. 3.00).  Table 5 shows that the current per unit availability and 
pro-rata fees for the Property are $14,659 per unit, which equates to a total of 
$17,253,643 for the proposed project.   

Table 5. 
Projected Development Water/Sewer Fees 

 

Fee Per Unit Total Fee 
Water Availability $6,900 $8,121,300 
Sewer Availability $3,500 $4,119,500 
Subtotal Availability $10,400 $12,240,800 

   Water Pro-Rata $784 $922,768 
Sewer Pro-Rata $3,475 $4,090,075 
Subtotal Pro-Rata $4,259 $5,012,843 

   Total Water/Sewer Fees $14,659 $17,253,643 
 

Stormwater 

Preliminary Stormwater Management Narrative  

Current Virginia stormwater management regulations require that the runoff leaving the 
developed site after the 1-yr and 10-yr design storm events be detained. Given the 
location of the age-qualified community and its proximity to the Rappahannock river, a 
waiver will be requested for the 10-yr design storm event runoff. The 1-yr design storm 
event runoff will be detained onsite in extended detention basins. Some extended 
detention basins are proposed to detain runoff and release it slowly over an extended 
amount of time after a storm event. In addition, some existing stormwater ponds located 
on the site will be utilized as extended detention basins. The existing & proposed ponds 
are located upstream of locations where concentrated runoff leaves the site. The proposed 
method of water quantity treatment is preliminary and subject to change with final 
engineering. 
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Preliminary BMP Narrative 

The site consists of soils in Hydrologic Soil Groups B and C. The proposed development 
contains impervious cover, managed turf, and forest/open space areas. The Virginia 
Department of Environmental Quality (DEQ) requires treatment of runoff from 
impervious & managed turf areas that are proposed with this project. This treatment will 
remove phosphorus and total suspended solids from the runoff. The developed site will 
utilize the following treatment methods to meet the required phosphorous removal: 

• Some of the runoff from the proposed impervious & turf areas may leave the 
site through sheetflow to a conservation area in C/D soils. 

• Some of the runoff from the proposed impervious & turf areas may leave the 
site through sheetflow to a conservation area in A/B soils. 

• Some of the runoff from the proposed impervious & turf areas may be 
directed to an extended detention pond before exiting the site. 

• Some of the runoff from the proposed impervious & turf areas may be 
directed to a water quality treatment device and then potentially to an 
extended detention pond before exiting the site. 

Any remaining required phosphorous removal will be met via the purchase of nutrient 
removal credits in lieu of additional onsite measures. Up to 25% of the required 
phosphorous removal may be met via the purchase of nutrient removal credits. The 
proposed method of water quality treatment is preliminary and subject to change with 
final engineering. 

 Schools 
The Fair Housing Act of 1968 and the Housing for Older Persons Act of 1995 established 
laws enabling the creation of age-qualified housing communities, which limit residency 
to individuals 55 years of age or older.  While these acts do not prohibit children or 
grandchildren from residing in the development temporarily, no impact on Stafford 
County schools are anticipated from the proposed development.  According to Stafford 
County’s planning department, there are currently no school children picked up at the 
Celebrate by Del Webb development, which currently has a total of 720 occupied age-
qualified units. 

Emergency Services 
The development is currently served by the Berea Fire & Rescue station on Route 17, 
which is approximately 4 miles from the development.    According to information 
obtained from Stafford County’s Planning Department, the Berea Fire and Rescue Zone 
achieved a response time of less than 8 minutes on 69% of calls in October 2017.  This 
percentage is consistent with response rates for the previous 4 years but falls short of 
Stafford’s countywide goal of under 8-minute response time on 90% of all calls.  

According to a Stafford County Department of Fire & Rescue 2014 Comprehensive 
Staffing Study, “existing standards for both fire and EMS response are based on research 
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showing that eight minutes is a milestone after which both fire and EMS situations can 
deteriorate rapidly and outcomes can become tragic.” 

From a fire perspective, the most effective protection against loss of property and life is 
the installation of a fire suppression system.  Properly installed, fire suppression systems 
can extinguish flames long before the fire department arrives on scene, can retard the 
spread of fire from house to house, and can provide home occupants with crucial 
additional time to escape safely.   All housing units within the Villages of Greenbank 
shall be equipped with fire suppression systems. 

With an older population than traditional residential communities, the proposed 
development will likely have a higher demand on County EMS services.  However, it 
should be noted that a substantial percentage of these County costs are typically 
reimbursed through insurance and resident billing.  Nonetheless, the potential increased 
EMS impact of the age-qualified community has been accounted for in the fiscal impact 
analysis as an additional per capita cost of the proposed development and the Applicant is 
proposing cash proffers to offset the additional demand on EMS capital improvements. 

Environmental 

In 1999, the Silver Companies submitted a Joint Permit Application to the U.S. Army 
Corps of Engineers and the Virginia Department of Environmental Quality and Stafford 
County which identified critical natural resources, including all floodplains, wetlands, 
endangered species habitat, and steep slopes.  As a result of the identification of these 
features the Silver Companies recorded a conservation easement on over 330 acres of the 
Celebrate Virginia North Development with the Northern Virginia Conservation Trust in 
2002.  The easement, as shown on Sheet 6 of the GDP, restricts all use of the property 
other than passive recreational uses and provides a significant buffer to the 
Rappahannock River.   There are no stream or wetlands impacts proposed as part of this 
zoning change request.  All wetlands and waters of the U.S. within the Property lie within 
existing conservation easements and restrictive covenants which have been identified on 
Sheet 6 of the GDP.     

Historic Properties 

Between 1999 and 2001 Cultural Resources, Inc performed Phase I and II archaeological 
surveys of the entire Celebrate Virginia North development as part of the Joint Permit 
Application to the U.S. Army Corps of Engineers (USACE) and Virginia Department of 
Environmental Quality (DEQ).  The reports identified 53 archaeological sites within the 
development.  Conclusions reached in the surveys and accepted by the Virginia 
Department of Historic Resources (VDHR) were that 27 of the sites did not meet the 
criterion for nomination to the National Register of Historic Places.  All archaeological 
sites identified in these studies have been identified in Figure 5, a high-resolution copy of 
which has been provided to County staff and Stafford County Historic Commission. 

In October 2001, the Silver Companies executed a Memorandum of Understanding 
(MOU) with the U.S. Army Corps of Engineers and VDHR which established 
requirements for the treatment of the historic sites within the development consistent with 
Section 106 of the National Historic Preservation Act of 1966.  In accordance with the 
MOU, additional Phase II studies were required of any potentially eligible sites within the 
development that could not be avoided.   
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23 of the 53 archaeological sites identified fall within the boundaries of the Property.  A 
complete listing of these sites, their descriptions and the recommendations for their 
treatment in accordance with the MOU is provided in Table 6.  No further study was 
recommended for 11 of the 23 sites.  Five of the remaining sites were associated with 
Union Army defensive positions from 1862-1863 and were preserved in perpetuity in 
conservation easements held by the Northern Virginia Conservation Trust.  The 
remaining sites were further evaluated by Cultural Resources, Inc. in 2002 and a plan 
entitled “Treatment Plan for the Mitigation of Adverse Effects to Sites 44ST458, 
44ST462, 44ST465, 44ST467 and 44ST472 Celebrate Virginia North; Stafford County, 
Virginia, VDHR Project No: 1998-227.”  This document was provided to Stafford 
County for review and comment and the MOU was approved by the Virginia Department 
of Historic Resources in 2002.  Additional copies of this report have been provided with 
the zoning application.  

The majority of the sites evaluated in the treatment plan were possible of 19th and 20th 
century historic domestic resources along with some prehistoric camp sites.   Given that 
the proposed land use at the time was a golf course, the preferred method of treatment 
was intentional site burial.  Rather than perform additional studies, the golf course tenant 
elected to preserve sites in place through burial.  In accordance with the MOU, these sites 
may continue to be preserved in place, or, additional study may be performed to further 
determine National Register eligibility and future treatment.   

As part of this proposed zoning action, the Applicant proposes to construct and maintain 
the Greenbank Farm Interpretive Park at the southern end of the Property.  A preliminary 
conceptual rendering of the park is provided in Figure 6.  Greenbank Farm will 
emphasize the Property’s historic resources and their place in the history of Stafford 
County, and will include public access and parking, an exhibit shelter, trails, and 
interpretative signage focused on interpretation of Stafford County history, including:   

1. Native American habitation 
2. Colonial settlement and life 
3. River commerce, including the Rappahannock canal system and mills 
4. Civil War engagements and activities, including military balloon 

reconnaissance, the Mud March, winter encampments, and pontoon-bridge 
river crossings 

5.  Post-war reconstruction and agrarian life 
The Applicant proposes to work with Stafford County Planning, Historic Commission, 
and Stafford County Public Schools to develop a park masterplan that provides guidelines 
for the development of the park, the historical narrative to be interpreted, and provisions 
for its perpetual upkeep and maintenance.  The Applicant will also work obtain 
permission from the City of Fredericksburg to allow low impact access to the 
Rappahannock River and the existing historic trails that run along the Rappahannock 
River.  The trail system could eventually connect to historic Falmouth and Ferry Farm, 
providing provide both a cultural and recreational amenity to Stafford County residents.      
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Table 6. 
Celebrate Virginia North Age-Qualified Community 

Identified Archaeological Sites 
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Figure 5. 
Cultural Resources Treatment Plan 
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Parks & Recreation 

Age-qualified communities rely upon top notch social and recreational amenities to 
attract and retain residents.   These amenities cater to the 55+ population and typically 
include tennis courts, walking trails, swimming pools, exercise rooms, yoga studios, and 
pocket parks.  As a result, age-qualified communities rarely create any demand for 
County parks and recreational facilities, where the largest capital improvement and 
annual maintenance costs are associated with youth athletic fields.   

Surrounded by hundreds of acres of permanently protected open space, the Villages of 
Greenbank has been carefully designed to avoid, protect, and provide access to natural 
and cultural resources.  The development’s extensive trail system will connect the 
Celebrate Virginia Parkway bike trail to Lake Mooney Park, the proposed Greenbank 
Farm Interpretive Area, the Rappahannock River, and to the community’s interior 
“Village Greens.” Village greens shall be a minimum of 1 acre, shall be located centrally 
within each village, and shall include active and passive community amenities, such as 
community gardens, fountains, gazebos, benches, and landscaping beds. 

As discussed under “Cultural Resources” above, the Applicant is proposing to construct 
and maintain the Greenbank Farm Interpretive Park as a public park at no cost to Stafford 
County. In addition, the Applicant proposes to permanently protect an additional 
interpretive park area located to the southeast of the Celebrate Virginia Parkway cul-de-
sac.  This area was used as a winter encampment by Union soldiers during the Civil War. 
The surviving features of this area will be preserved and the Applicant will install and 
maintain historical interpretive signs discussing Civil War encampments and the strategic 
importance of Rappahannock River crossings during the war.   

Open Space 

While the development of the Property will take the place of physical open space 
associated with the Cannon Ridge golf club, the golf course was private property and was 
only available to paying golfers and guests.  The proposed Greenbank Farm Interpretive 
Park will provide a true open space amenity open to County residents and the public.     

The RBC District requires an open space ratio of 0.55.  Stafford County’s definition of 
open space ratio (OSR) is “The percentage of the total gross area of a parcel that is open 
space and not impervious surface.”  Figure 7 demonstrates that with the proposed 
development the Celebrate Virginia North RBC meets the OSR requirement. The 
methodology and calculations used to compute compliance with the ordinance 
requirements has been provided in Appendix B.  Stafford County is proposing modifying 
the RBC District and its OSR requirement to separate “District Open Space” from onsite 
residential development open space.  The County’s proposed District OSR is 0.45.  Sheet 
4 of the GDP shows that with the proposed change in land use the Celebrate development 
will meet the proposed 0.45 OSR requirement of the district.   
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Figure 7. 
Open Space Plan 
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Adjacent Properties 

The Property is bordered to the east, west, and south by protected riparian buffer lands 
owned by the City of Fredericksburg and Celebrate Preservation Holdings, LLC.   These 
properties are protected by conservation easements held by third-party preservation 
groups (VOF & NVCT) which were put in place to provide for an environmental and 
scenic buffer for the Rappahannock River.  Also, to the west is Stafford County’s Lake 
Mooney Reservoir and Park.  The proposed residential development will have minimal 
impact on these properties.   

Properties to the north include the Battleground Estates residential development, and 
Celebrate by Del Webb, an age-qualified residential community.  The potential impact of 
the development on these properties include: 

1. additional vehicular traffic on Celebrate Virginia Parkway; 

2. noise and light emissions associated with residential development; 

3. loss of Cannon Ridge Golf Club. 

While these impacts may be felt by existing residents, by-right development of the 
Property could lead to equivalent, if not greater, impacts on adjacent properties.  Under 
the current zoning designation, higher traffic, noise, and light emitting uses would be 
permitted, including industrial uses, athletic fields, offices, and convention facilities.   
Cannon Ridge has not proven to be a financially viable golf course club.  The club and 
course will be closed regardless of the outcome of this zoning request.  

The proposed development would have several positive impacts on adjacent properties, 
including: 

1. Each property owner in Celebrate Virginia is responsible for paying their 
pro-rata share of Property Owners Association fees for the maintenance of 
common areas.  The current annual assessment rate is approximately 
$450/unit.  With the completion of Celebrate by Del Webb and the 
proposed age-qualified community, the assessment rate is projected to 
decrease over 50% to approximately $200/unit.     

2. The construction of age-qualified residential development instead of 
potentially incompatible commercial or industrial uses on the Property 
will protect property values in surrounding communities. 

3. The proposed development will generate a net of approximately $4.11 
million annually to Stafford County.  These funds could be used to 
improve County services or decrease the tax rate required to provide 
adequate services countywide.   
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Fiscal Impact 

“The Economic and Fiscal Impacts of the Proposed Villages of Greenbank Project on 
Stafford County, prepared by Dean D. Bellas, Ph.D, Urban Analytics, Inc. dated March 
23, 2018,” is provided in Appendix C.  A summary of the economic and fiscal impact 
analysis is summarized below: 
 
Economic Impact Findings 
 
The total economic impact to Stafford County’s economy from building the proposed 
Virginia Heritage @ Celebrate project to full build-out and occupancy is estimated to be 
$301.95 million from economic activity associated with direct construction outlays of 
$214.93 million.  In other words, spending $214.93 million directly into Stafford County 
(over the life of the development period) will generate a multiplier effect (a “ripple 
effect”) of an additional $87.03 million for a total of $301.95 million to the local 
economy.  For every $1 in residential construction spending on the proposed project, it is 
calculated that the Stafford County economy will benefit from an additional $0.40 (or 
$87.03 million) in indirect spending outlays.  The $214.93 million in direct residential 
construction spending on this project is estimated to generate 1,051 new jobs during the 
construction period.  These jobs consist of both on-site and off-site jobs, in the county 
and outside the county.  The total personal earnings of these new jobs within the 
County are estimated to be $53.85 million during the construction period.  At full build-
out and occupancy, the residents at the proposed Virginia Heritage @ Celebrate project 
are expected to spend an estimated $26.47 million in goods and services annually in the 
local Stafford County economy and the indirect impact of this spending is an additional 
$9.22 million for a total of $35.69 million annually.  For every $1 in annual household 
spending by residents living in the 1,177 planned units, it is calculated that the Stafford 
County economy will benefit from an additional $0.35 (or $9.22 million) in indirect 
spending outlays annually.  Annual spending on goods and services from the households 
residing at Virginia Heritage @ Celebrate are estimated to support 211 jobs annually with 
related personal earnings of $7.52 million annually. 
 
Fiscal Impact Findings 
 
At full build-out and occupancy, the residents of the 1,177 units planned for the proposed 
Virginia Heritage @ Celebrate project are estimated to generate $5.73 million in annual 
County revenues and consume $1.61 million in annual County services.  The net fiscal 
surplus to Stafford County is estimated to be $4.12 million annually.  In other words, for 
every $1.00 that Stafford County spends for the provision of public services to the 
proposed project, the residents of Virginia Heritage @ Celebrate are estimated to 
generate $3.55 in revenues to the County.  On a per-unit basis, each housing unit at the 
proposed Virginia Heritage @ Celebrate project is estimated to generate a net fiscal 
surplus to the County of $3,497 annually based on estimated County revenues of $4,864 
per unit and expenditures of $1,367 per-unit. 
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Table 7 

Fiscal Impact Summary   

 
 

 
Proffers 
 
A proffer statement for the proposed Villages of Greenbank project will be submitted 
under separate cover.   
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Proffer Statement 
 Celebrate Virginia North, Parcels 52-1, 44W-H 

 
Owners:              Celebrate Virginia Warehouse & Flex Space I, LLC 

1001 East Telecom Dr. 
Boca Raton, FL 33431-4422 
 
Celebrate Virginia Warehouse & Flex Space II, LLC 
1001 East Telecom Dr. 
Boca Raton, FL 33431-4422 
 

 
Project Name: Villages of Greenbank at Celebrate Virginia North  

  
Date: September 24, 2018 
 
Rezoning case  RC17152130 
file number:    
 
Tax Map Numbers:  52-1, 44W-H  
  
 
Whereas, Celebrate Virginia Warehouse & Flex Space I, LLC and Celebrate 
Virginia Warehouse & Flex Space II, LLC (the “Owners”) have applied for an 
amendment to proffered conditions for Assessor’s Parcel 52-1 and 44W-H (the 
“Property”), as more specifically identified on Sheets 17-19 on the “Generalized 
Development Plan at Celebrate Virginia North for The Villages of Greenbank RBC 
Proffer Amendment” prepared by Sullivan Donahoe & Ingalls and Bowman 
Consulting dated July 24, 2018 (hereinafter referred to as the “GDP”);   
 
Now, therefore, Owners, on behalf of themselves and their respective successors and 
assigns, hereby voluntarily proffer the following, subject to the Property being 
rezoned as herein described by the Board of Supervisors of Stafford County, 
Virginia.  These proffered conditions (“Proffers”) are the only conditions offered in 
the rezoning and shall become effective only upon the full and final approval of the 
rezoning application (“Rezoning Application”) for the Property by the Board of 
Supervisors of the County of Stafford, and the expiration of any applicable appeal 
period to the said approval (“Final Approval”). Any prior proffered conditions on the 
Property are hereby superseded by these Proffers and any and all previous proffers 
on the Property are hereby void and of no further force and effect. 
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I. LAND USE AND GENERALIZED DEVELOPMENT PLAN 
 
A.  Subject to adjustments for final engineering and to comply with the 

requirements of the applicable Stafford County Ordinances and Virginia 
Department of Transportation regulations and standards, the Property shall be 
developed in conformance with the GDP.  Notwithstanding the statement of 
conformance above, all parcels lines and sizes, unit and stormwater 
management facility locations and road configurations shown on the GDP are 
illustrative and may be modified by the Owner in order to meet final engineering 
requirements and market considerations provided the Proffers and minimum 
County standards are met.  Should there be a conflict between the GDP and 
these Proffers, then these Proffers shall govern. 

 
B. Owner may construct not more than 1,177 retirement housing units (as defined 

by Stafford County Zoning Ordinance Sec. 28-25), on the Property.   
 
C. The Property will be developed into three “Villages” as identified on the “Village 

Plan,” Sheet 9 of the GDP.  It shall not be necessary to complete development of 
one Village prior to commencing development on any other Village.  Village 
boundaries may be modified to meet final engineering requirements and market 
considerations. 

 
D. The total number of single-family attached units on the Property shall not 

exceed 353 units.   
 
E. Multi-Family units shall not be permitted on the Property.   
 
F.  No residential unit shall have direct access onto a “Primary Roadway” as 

generally shown on Sheet 9 of the GDP.  Locations of Primary Roadways may be 
modified to meet final engineering requirements.  

 
G.  The Owner shall construct a minimum 50’ wide vegetated buffer with 

undulating earthen berms along the Property’s Celebrate Virginia Parkway 
frontage. 

 
H. The Owner shall keep Celebrate Virginia Parkway free of dirt and debris at all 

times during construction.  Prior to beginning construction activities on the 
Property, Owner shall install signage along Celebrate Virginia Parkway that 
provides 24-hour contact information for the development's construction operator 
so that County citizens can notify the operator of any construction related 
concerns. 
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II.    AMENITIES 
 
A. Prior to the issuance of an occupancy permit for the 400th retirement unit within 

the Property, Owner shall construct a “Clubhouse Complex” serving the 
retirement housing units in the area shown on the GDP.  The Clubhouse 
Complex shall include the following: 

  i. not less than 15,000 square feet of floor area;  
  ii. an indoor and/or outdoor swimming pool; 

iii. a gym with exercise equipment; 
iv. a multi-purpose and activity room; 
 v. areas for lawn sports and/or court games (e.g. putting green, bocce, 

croquet, pickleball, etc.); 
vi. an automatic external defibrillator (AED). 

 
B. Each Village shall include a “Village Green” which shall contain a minimum of 1 

acre of land, shall be centrally located within its Village, and shall include 
landscaping and seating areas, bike racks, and open space.  In addition, each 
Village Green shall also include at least 2 of the following community amenities: 

 i. a community garden; 
 ii. a recreational court (i.e. tennis, pickleball, bocce); 
iii. a community gathering amenity (i.e. gazebo, firepit, amphitheater); 
iv. a water feature (i.e. koi pond, fountain) 

Village Greens shall be constructed in each Village prior to the issuance of an 
occupancy permit for the 150th unit within said Village.    

 
C. Prior to the issuance of the 250th building permit for retirement units within 

Village B, as identified on Page 9 of the GDP, the Owner shall construct a 
passive recreation park at the southern end of the Property identified as “Future 
Interpretive Park Area” on Sheet 9 of the GDP (the “Interpretive Park”).  The 
Park, shall include the following features: 

 i. an asphalt parking lot with not less than 40 parking spaces; 
 ii. an exhibit shelter with restrooms; 
iii. a graded, turf events field not less than 1-acre in size; 
iv. bike racks, picnic tables, 
 v. multi-use, paved trails from the exhibit shelter to the existing golf cart 

paths already constructed within the park area; 
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vi. a minimum of 20 interpretive signs featuring information on the 
history of the Property and Stafford County, and identification of plant 
and animal life within the Property;  

 
The Owner reserves the right to: 

 i. establish days and hours during which the Interpretive Park may be 
open to the public; 

 ii.  restrict or charge for use of the event field within the Interpretive Park 
to offset maintenance and operations costs.  

iii. convey the Interpretive Park property to the County or the County’s 
designee (if requested). 

iv. construct, maintain and operate community gardens and Agri-tourism 
uses within the Interpretive Park area.   

 
D. Prior to the issuance of an occupancy permit for the 250th retirement unit 

within Village C the Owner shall construct a Civil War Park in the location 
identified on Page 9 of the GDP (the “Civil War Park”).  The Civil War Park 
shall include low impact trails and interpretive signage highlighting existing 
Civil War features within the Civil War Park limits.   

 
E. Within 12 months of Final Approval, the Owner shall establish a Park Advisory 

Committee to develop plans for the Interpretive Park and Civil War Park’s 
programmatic features, draft interpretive content to be tied to Standards of 
Learning; and provide guidelines for the protection of historic resources.  The 
Owner shall employ professional consultants to work with the committee to 
develop a Park Masterplan to be submitted to the County for comment.     

 
 
III.    TRANSPORTATION 
 
A.  Prior to the issuance of an occupancy permit for any unit within the Property, 

the Owner shall install a gate at the County’s Greenbank Road entrance to Lake 
Mooney Park to allow County Utilities and emergency service vehicles, but not 
the general public, to access the Property from Greenbank Road. 

 
B.  Prior to the issuance of occupancy permits for the 250th unit within a Village, the 

Owner shall construct a minimum 8’ wide, asphalt or concrete multi-use trail 
connecting each Village to adjacent Interpretive Parks, and to the existing multi-
use trail along Celebrate Virginia Parkway as generally shown on Sheet 15 of 
the GDP.    
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C.  Subject to approval by Stafford County and Fredericksburg Regional Transit 
(FRED), Owner shall install a FRED bus stop, to include a bus shelter, in the 
vicinity of the Clubhouse prior to the issuance of an occupancy permit for the 
250th unit within the Property.   

 
D.  Prior to the issuance of an occupancy permit for the 250th unit within the 

Property, Owner shall pay the County three hundred thousand dollars 
($300,000.00) for either a) the installation of a traffic signal at the Celebrate 
Virginia Parkway/Banks Ford Parkway intersection, or b) the modification of the 
Celebrate Virginia Parkway/Banks Ford Parkway intersection to incorporate a 
traffic circle at the County’s discretion.   

 
IV.    CASH CONTRIBUTION 
 
A.  Subject to adjustments permitted under IV.D. below, the Owner agrees to pay 

County the sum of Four Thousand Six Hundred and Eight Dollars ($4,608) per 
residential retirement unit constructed on the Property, payable at the issuance 
of the occupancy permit for each residential retirement unit. 
 

B. The per unit payment shall, until paid, be subject to annual increases, with 
notice to the Owner, to be calculated on a yearly basis commencing one year 
after the date of approval of this proffer amendment.  Such increases shall be 
calculated by multiplication of the Marshall Swift Index for the current year by 
the original per unit cash proffer amount.   

C. The per unit contribution shall be allocated based on the following categories or 
subcategories: 

Transportation $2,999 per unit 
Libraries $456 per unit 
Fire & Rescue $588 per unit 
General Government $565 per unit 

D. Upon payment for the transportation improvement described in III.D. above, the 
per unit transportation cash contribution amount shall be reduced by 
$300,000.00 divided by the number of units for which a cash contribution has not 
yet been remitted to the County.   
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Celebrate Virginia Warehouse & Flex Space I, LLC 
By:   Silver Capital Advisors, Inc., its Manager 

 

By: ___________________________ 
 Larry D. Silver, CEO/President 

 
 

STATE OF       
COUNTY OF    , to wit: 
 
 I, the undersigned, a Notary Public in and for the County and State 
aforesaid, do hereby certify that Larry D. Silver, who is personally known to me and 
whose name as CEO/President of Silver Capital Advisors, Inc., has personally 
acknowledged the same before me in my aforesaid jurisdiction for the corporation. 
 
 GIVEN under my hand and seal this ______ day of              , 2018. 
 
 
      _______________________ 
             Notary Public 
 
My Commission Expires: ____________________ 
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Celebrate Virginia Warehouse & Flex Space II, LLC 
By:   Silver Capital Advisors, Inc., its Manager 

 

By: ___________________________ 
 Larry D. Silver, CEO/President 

 
 

STATE OF       
COUNTY OF    , to wit: 
 
 I, the undersigned, a Notary Public in and for the County and State 
aforesaid, do hereby certify that Larry D. Silver, who is personally known to me and 
whose name as CEO/President of Silver Capital Advisors, Inc., has personally 
acknowledged the same before me in my aforesaid jurisdiction for the corporation. 
 
 GIVEN under my hand and seal this ______ day of              , 2018. 
 
 
      _______________________ 
             Notary Public 
 
My Commission Expires: ____________________ 
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AT

STAFFORD COUNTY, VIRGINIA

PREPARED FOR
HARTWOOD MAGISTERIAL DISTRICT

CELEBRATE VIRGINIA NORTH
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JULY 24, 2018

ENGINEER/PLAN PREPAREROWNER/DEVELOPER

C O M P A N I E S C

SHEET INDEX

NOTES

SITE

THE VILLAGES AT GREENBANK
RBC PROFFER AMENDMENT

FOR

RBC INFORMATION: DEVELOPMENT INFORMATION:
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POND 3

POD G
530.88 ACRES

POD F
104.53 ACRES

POD E
111.13 ACRES

POD A3
16.17 ACRES

BATTLEGROUND
ESTATES

SECTION 21

BATTLEGROUND
ESTATES

SECTION 19

BATTLEGROUND
ESTATES

SECTION 17

CANNON
RIDGE GOLF

COURSE

CELEBRATE
BY DEL WEBB

POND 13

POND 1

LOWE'S

GIANT

POD C
51.91 ACRES

POD D
288.09 ACRES

PEDESTRIAN
UNDERPASS

CELEBRATE
BY DEL WEBB

POD B1
14.45 ACRES

POND 4

GENERAL ALLOCATION OF USES PERMITTED BY RIGHT
IN THE RESPECTIVE PODS AS MORE SPECIFICALLY DEFINED IN THE LEGEND
BELOW AND AS OTHERWISE ALLOWED BY THE EXISTING RECREATIONAL
BUSINESS CAMPUS ZONING DISTRICT, AS AMENDED.

COMMERCIAL

AUTOMOBILE SERVICE
BAKERIES
BARBER/BEAUTY SHOP
BANK AND LENDING INSTITUTIONS
BUSINESS SERVICE AND SUPPLY FACILITIES
CHILD CARE CENTER
CONVENIENCE CENTER
CONVENIENCE STORE
DANCE STUDIO
DRUG STORE
DRY CLEANER/LAUNDRY
FLORISTS
GIFT/ANTIQUE SHOPS
HIGH INTENSITY COMMERCIAL RETAIL
HOTEL/MOTEL
LOW INTENSITY COMMERCIAL RETAIL
MEDIUM INTENSITY COMMERCIAL RETAIL
PUBLIC FACILITY/UTILITY
RESTAURANT
RETAIL FOOD STORES
THEATER
VEHICLE FUEL SALES

OFFICE

ACTIVE RECREATION
CLINIC, MEDICAL OR DENTAL
CLUBS/LODGES/FRATERNAL ORGANIZATIONS
CONFERENCE FACILITY
CONVENTION FACILITY
GENERAL OFFICE USE
HELISTOP
LABORATORY, DEVELOPMENT, RESEARCH AND TESTING
LIGHT INDUSTRIAL USE
LIGHT MANUFACTURING
MEDICAL/DENTAL OFFICE
PASSIVE RECREATION
PRIVATE SCHOOL AND INSTRUCTIONAL FACILITY
PROFESSIONAL OFFICE
PUBLIC FACILITY/UTILITY

RESORT

ACTIVE RECREATION
AMPITHEATER
ATHLETIC FIELDS
COMMUNITY USE
CONFERENCE FACILITY
CONVENTION FACILITY
EXECUTIVE STYLE HOUSING
GOLF COURSE
GOLF DRIVING RANGE AND PRACTICE AREA
HEALTH/FITNESS CLUB OR SPA
HORSEBACK RIDING AND STABLES
HOTEL/MOTEL
MARINA
PARKS AND PLAYGROUNDS
PASSIVE RECREATION
PRIVATE SCHOOL AND INSTRUCTIONAL FACILITY
PROFESSIONAL OFFICE
PUBLIC FACILITY/UTILITY
RECREATIONAL ENTERPRISE
RECREATIONAL FACILITY
RESTAURANT

RETIREMENT

RETIREMENT HOUSING

MULTI-FAMILY RESIDENTIAL

DWELLING, MULTI-FAMILY (BY CONDITIONAL USE PERMIT)
HOTEL/MOTEL
COMMUNITY USE
HEALTH/FITNESS CLUB OR SPA
PARKS AND PLAYGROUNDS

OFFICE DISTRICT 

RETIREMENT/OFFICE/RESORT DISTRICT

RESORT DISTRICT

RIGHT-OF-WAY

170.01 AC

340.00 AC

635.40 AC

  26.61 AC

ACREAGE BREAKDOWN

OFFICE DISTRICT
ALLOWED USES: OFFICE, COMMERCIAL
COMMERCIAL USES CANNOT EXCEED 40%

RETIREMENT/OFFICE/RESORT DISTRICT
ALLOWED USES: RETIREMENT, COMMERCIAL, OFFICE, RESORT
COMMERCIAL USES CANNOT EXCEED 30%

RESORT DISTRICT
ALLOWED USES: COMMERCIAL, OFFICE, RESORT
COMMERCIAL & OFFICE USES CANNOT EXCEED 20%

LEGEND

TOTAL 1200.65 AC

MULTI-FAMILY RESIDENTIAL DISTRICT

MULTI-FAMILY RESIDENTIAL DISTRICT   24.63 AC

ALLOWED USES: MULTI-FAMILY RESIDENTIAL, OFFICE

NOTES:

1. THE GROSS AREA OF ALL COMMERCIAL RETAIL
USES SHALL NOT EXCEED TEN (10) PERCENT OF
THE GROSS AREA OF THE RBC DISTRICT.

2. CONSTRUCTION WITHIN ENVIRONMENTAL
PROTECTION AREAS SHALL BE LIMITED TO
ESSENTIAL ROAD AND UTILITY CROSSINGS,
STORMWATER MANAGEMENT, AND
RESORT/NATURE/INTERPRETIVE TRAILS.

3. ALL ACREAGES AND LOCATIONS ARE APPROXIMATE
AND ARE SUBJECT TO CHANGE CONSISTENT WITH
THE RBC ZONING ORDINANCE.

4. RETIREMENT HOUSING AREAS SHALL NOT EXCEED
30% OF THE GROSS AREA OF THE RBC DISTRICT.

5. MULTI-FAMILY HOUSING AREAS SHALL NOT EXCEED
2.5% OF THE GROSS AREA OF THE RBC DISTRICT.

C O M P A N I E S
SILVER COMPANIES

P:\Active Jobs\Silver Companies General Consulting 17-FB-0024\CAD\CVaN Lennar Retirement GDP\Design\GDP\Sheets\GDP Sheet 2 - Existing Land Use Plan.dwg
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POND 3

POD G
287.67 ACRES

POD F
109.99 ACRES

POD E
111.13 ACRES

POD A3
17.82 ACRES

BATTLEGROUND
ESTATES

SECTION 21

BATTLEGROUND
ESTATES

SECTION 19

BATTLEGROUND
ESTATES

SECTION 17

CELEBRATE
BY DEL WEBB

POND 13

POND 1

LOWE'S

POD C

GIANT

51.91 ACRES

POD D
200.60 ACRES

CELEBRATE
BY DEL WEBB

PEDESTRIAN
UNDERPASS

POD B1
14.45 ACRES

POND 4

POD F2
7.72 ACRES

POD F3
0.51 ACRES

POD F1
297.18 ACRES

POD F4
297.18 ACRES

POD F5
0.40 ACRES

GENERAL ALLOCATION OF USES PERMITTED BY RIGHT
IN THE RESPECTIVE PODS AS MORE SPECIFICALLY DEFINED IN THE LEGEND
BELOW AND AS OTHERWISE ALLOWED BY THE EXISTING RECREATIONAL
BUSINESS CAMPUS ZONING DISTRICT, AS AMENDED.

COMMERCIAL

AUTOMOBILE SERVICE
BAKERIES
BARBER/BEAUTY SHOP
BANK AND LENDING INSTITUTIONS
BUSINESS SERVICE AND SUPPLY FACILITIES
CHILD CARE CENTER
CONVENIENCE CENTER
CONVENIENCE STORE
DANCE STUDIO
DRUG STORE
DRY CLEANER/LAUNDRY
FLORISTS
GIFT/ANTIQUE SHOPS
HIGH INTENSITY COMMERCIAL RETAIL
HOTEL/MOTEL
LOW INTENSITY COMMERCIAL RETAIL
MEDIUM INTENSITY COMMERCIAL RETAIL
PUBLIC FACILITY/UTILITY
RESTAURANT
RETAIL FOOD STORES
THEATER
VEHICLE FUEL SALES

OFFICE

ACTIVE RECREATION
CLINIC, MEDICAL OR DENTAL
CLUBS/LODGES/FRATERNAL ORGANIZATIONS
CONFERENCE FACILITY
CONVENTION FACILITY
GENERAL OFFICE USE
HELISTOP
LABORATORY, DEVELOPMENT, RESEARCH AND TESTING
LIGHT INDUSTRIAL USE
LIGHT MANUFACTURING
MEDICAL/DENTAL OFFICE
PASSIVE RECREATION
PRIVATE SCHOOL AND INSTRUCTIONAL FACILITY
PROFESSIONAL OFFICE
PUBLIC FACILITY/UTILITY

RESORT

ACTIVE RECREATION
AMPITHEATER
ATHLETIC FIELDS
COMMUNITY USE
CONFERENCE FACILITY
CONVENTION FACILITY
EXECUTIVE STYLE HOUSING
GOLF COURSE
GOLF DRIVING RANGE AND PRACTICE AREA
HEALTH/FITNESS CLUB OR SPA
HORSEBACK RIDING AND STABLES
HOTEL/MOTEL
MARINA
PARKS AND PLAYGROUNDS
PASSIVE RECREATION
PRIVATE SCHOOL AND INSTRUCTIONAL FACILITY
PROFESSIONAL OFFICE
PUBLIC FACILITY/UTILITY
RECREATIONAL ENTERPRISE
RECREATIONAL FACILITY
RESTAURANT

RETIREMENT

RETIREMENT HOUSING

MULTI-FAMILY RESIDENTIAL

DWELLING, MULTI-FAMILY
(BY CONDITIONAL USE PERMIT)

HOTEL/MOTEL
COMMUNITY USE
HEALTH/FITNESS CLUB OR SPA
PARKS AND PLAYGROUNDS

OFFICE DISTRICT 

RETIREMENT/OFFICE/RESORT DISTRICT

RESORT DISTRICT

RIGHT-OF-WAY

174.01 AC

540.18 AC

109.99 AC

  26.61 AC

ACREAGE BREAKDOWN

OFFICE DISTRICT
ALLOWED USES: OFFICE, COMMERCIAL
COMMERCIAL USES CANNOT EXCEED 40%

RETIREMENT/OFFICE/RESORT DISTRICT
ALLOWED USES: RETIREMENT, COMMERCIAL, OFFICE, RESORT
COMMERCIAL USES CANNOT EXCEED 30%

RESORT DISTRICT
ALLOWED USES: COMMERCIAL, OFFICE, RESORT
COMMERCIAL & OFFICE USES CANNOT EXCEED 20%

LEGEND

TOTAL 1200.65 AC

MULTI-FAMILY RESIDENTIAL DISTRICT

MULTI-FAMILY RESIDENTIAL DISTRICT   24.63 AC

ALLOWED USES: MULTI-FAMILY RESIDENTIAL, OFFICE

NOTES:

1. THE GROSS AREA OF ALL COMMERCIAL RETAIL
USES SHALL NOT EXCEED TEN (10) PERCENT OF
THE GROSS AREA OF THE RBC DISTRICT.

2. CONSTRUCTION WITHIN ENVIRONMENTAL
PROTECTION AREAS SHALL BE LIMITED TO
ESSENTIAL ROAD AND UTILITY CROSSINGS,
STORMWATER MANAGEMENT, AND
RESORT/NATURE/INTERPRETIVE TRAILS.

3. ALL ACREAGES AND LOCATIONS ARE APPROXIMATE
AND ARE SUBJECT TO CHANGE CONSISTENT WITH
THE RBC ZONING ORDINANCE.

4. RETIREMENT HOUSING AREAS SHALL NOT EXCEED
45% OF THE GROSS AREA OF THE RBC DISTRICT.

5. MULTI-FAMILY HOUSING AREAS SHALL NOT EXCEED
2.5% OF THE GROSS AREA OF THE RBC DISTRICT.

C O M P A N I E S
SILVER COMPANIES

CONSERVATION DISTRICT

CONSERVATION DISTRICT 325.24 AC

ALLOWED USES: PERMANENT OPEN SPACE, PASSIVE
RECREATION, STORMWATER MANAGEMENT

P:\Active Jobs\Silver Companies General Consulting 17-FB-0024\CAD\CVaN Lennar Retirement GDP\Design\GDP\Sheets\GDP Sheet 3 - Proposed Land Use Plan.dwg
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CONSERVATION EASEMENT

EXISTING LAKE (POND 12)

MULTI-FAMILY RESIDENTIAL

281.25 AC

30.90 AC

22.18 AC

669.47 AC

USE

TOTAL 1,174.04 AC

OFFICE

INTERPRETIVE AREA

157.38 AC

12.86 AC

LEGEND AREA

100%

100%

25%

25%

30%

100%

281.25 AC

30.90 AC

5.55 AC

167.37 AC

545.14 AC

47.21 AC

12.86 AC

OPEN AREA

TOTAL

46.43%COMBINED OPEN SPACE PERCENTAGE (45% MIN REQUIRED)

C O M P A N I E S
SILVER COMPANIES

RETIREMENT HOUSING /
EXECUTIVE HOUSING

MINIMUM
OPEN SPACE

P:\Active Jobs\Silver Companies General Consulting 17-FB-0024\CAD\CVaN Lennar Retirement GDP\Design\GDP\Sheets\GDP Sheet 4 - Open Space.dwg
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C O M P A N I E S
SILVER COMPANIES
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          O18-31 
 
 

PROPOSED 
 

BOARD OF SUPERVISORS 
COUNTY OF STAFFORD 
STAFFORD, VIRGINIA 

 
ORDINANCE 

 
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         , 2018: 
---------------------------------------------------------------------------------------------------------- 
MEMBERS:         VOTE: 
Meg Bohmke, Chairman 
Gary F. Snellings, Vice Chairman 
Jack R. Cavalier 
Thomas C. Coen 
L. Mark Dudenhefer 
Wendy E. Maurer 
Cindy C. Shelton 
---------------------------------------------------------------------------------------------------------- 
On motion of  , seconded by  , which carried by a vote of  , the following was adopted: 
 

AN ORDINANCE TO AMEND AND REORDAIN COUNTY CODE 
SEC 28-25, “DEFINITIONS OF SPECIFIC TERMS;” 28-33, 
“DISTRICTS GENERALLY;” 28-34, “PURPOSE OF DISTRICTS;” 28-
35, “TABLE OF USES AND STANDARDS;” 28-39, “SPECIAL 
REGULATIONS;” 28-53, “PLANNED DEVELOPMENT DISTRICTS;” 
28-55, “PLANNED DEVELOPMENT-2 DISTRICT (PD-2) 
REGULATIONS;” 28-56, “APPLICATION FOR PLANNED 
DEVELOPMENTS;” AND 28-129 “TYPES PERMITTED IN 
COMMERCIAL AND OFFICE DISTRICTS” TO REDEFINE THE 
RBC, RECREATIONAL BUSINESS CAMPUS ZONING DISTRICT TO 
THE PD-3, PLANNED DEVELOPMENT-3 ZONING DISTRICT, AND 
TO MODIFY DISTRICT REQUIREMENTS AND AMEND OTHER 
ZONING ORDINANCE PROVISIONS ACCORDINGLY 

 
 WHEREAS, Silver Companies has requested an amendment to the RBC, 
Recreational Business Campus Zoning District ordinance requirements to allow for 
additional age-restricted housing development in the RBC district; and 
 
 WHEREAS, the Board finds that the requested amendment necessitates 
amendments to other zoning ordinance provisions to ensure compatibility of uses within 
the district, clarify district requirements, and redefine the district to better reflect the 
character of development; and 
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 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 public necessity, convenience, general welfare, 
and good zoning practice require adoption of this Ordinance; 
 
 NOW, THEREFORE, BE IT ORDAINED by the Stafford County Board of 
Supervisors on this the    day of     , 2018, that Stafford County Code Sec 28-25, 
“Definitions of specific terms;” 28-33, “Districts generally;” 28-34, “Purpose of 
districts;” 28-35, “Table of uses and standards;” 28-39, “Special regulations;” 28-53, 
“Planned development districts;” 28-55, “Planned development-2 district (PD-2) 
regulations;” 28-56, “Application for planned developments;” and 28-129 “Types 
permitted in commercial and office districts” be and it hereby is amended and 
reordained as follows, with all other portions remaining unchanged: 
 

Sec. 28-25. - Definitions of specific terms. 
Preliminary concept plan. A basic sketch or plan that depicts zones or pods of 
individual land use types, general street location, open space areas, pedestrian 
access, and generalized stormwater management approaches for proposed 
development, together with a traffic impact study, submitted to the county and 
approved by the planning commission prior to the issuance of a building permit 
within the RBCPD-3 zoning district. Engineering or construction drawings may 
be submitted, but are not required as part of a preliminary concept plan. 
 

Sec. 28-33. - Districts generally. 
RBC Recreational Business CampusPD-3 Planned Development-3 

 

Sec. 28-34. - Purpose of districts. 
RBC RecreationalBusiness CampusPD-3 Planned Development-3. The purpose 
of the RBC district is to provide areas for professional office, general office, 
research and development, hotel, conference facilities, low to medium intensity 
retail, health and fitness clubs, executive style housing, retirement housing, 
active recreational activities and other specified uses in a business campus 
environment integrated with activities dependent on significant areas of open 
space such as golf courses, marinas, and/or nature and wildlife preserves. The 
purpose of the PD-3 district is to provide areas of the county of not less than five 
hundred (500) acres which are suitable for a planned, mixed use suburban style 
development with a significant age-restricted housing component and 
commercial uses that serve the immediate community. This district should 
include a variety of recreational and common areas and be located near 
significant environmental features such as forests, lakes with at least five (5) 
acres of surface water area and/or rivers and where there is provision for 
adequate access to major collector or higher category roadways, and public 
sewer and water utilities, broadband communication infrastructure, and fire and 
rescue services. 
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Sec. 28-35. - Table of uses and standards. 

RBC RecreationalBusiness CampusPD-3 Planned Development-3.  
The purpose of the RBC district is to provide areas for professional office, 
general office, research and development, hotel, conference facilities, low to 
medium intensity retail, health and fitness clubs, executive style housing, 
retirement housing, active recreational activities and other specified uses in a 
business campus environment integrated with activities dependent on significant 
areas of open space such as golf courses, marinas, and/or nature and wildlife 
preserves. The purpose of the PD-3 district is to provide areas of the county of 
not less than five hundred (500) acres which are suitable for a planned, mixed 
use suburban style development with a significant age-restricted housing 
component and commercial uses that serve the immediate community. This 
district should include a variety of recreational and common areas and be 
located near significant environmental features such as forests, lakes with at 
least five (5) acres of surface water area and/or rivers and where there is 
provision for adequate access to major collector or higher category roadways, 
and public sewer and water utilities, broadband communication infrastructure, 
and fire and rescue services. 

(a)  Uses permitted by right:  

Active recreation.  

Amphitheater.  

Athletic fields.  

Automobile service.  

Bake shop.  

Barber/beauty shop.  

Bank and lending institution.  

Bocci ball fields.  

Bowling alley.  

Business service and supply.  

Child care center.  

Clinic, medical or dental.  

Clubs/lodges/fraternal organizations.  

Community use.  

Conference facility.  

Convenience center.  

Convenience store.  
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Croquet field.  

Dance studio.  

Dance/exercise studio.  

Data and computer services centers.  

Drug store.  

Dry cleaner/laundry.  

Executive style housing.  

Farmers market (in accordance with subsection 28-39(v)).  

Flex office.  

Florists.  

General office use.  

Gift/antique shops.  

Golf course.  

Golf driving range and practice area.  

Health/fitness club or spa.  

High intensity commercial retail.  

Home occupation.  

Horseback riding and stables.  

Hotel/motel.  

Laboratory, development, research and testing.  

Light industrial use.  

Light manufacturing.  

Low intensity commercial retail.  

Marina.  

Medical/dental office.  

Medium intensity commercial retail.  

Parks and playgrounds.  

Passive recreation.  

Private school and instructional facility.  
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Professional office.  

Public facilities/utilities but not including generating facilities, substations, 
switching stations and wastewater treatment facilities which are permitted as a 
conditional use permit and not including propane and heating fuel distribution 
facilities.  

Public works excluding wastewater treatment facilities.  

Racquetball/squash/handball courts.  

Recreational enterprise 

Recreational facility.  

Restaurant.  

Retail food store (one such store shall be permitted per five hundred (500) 
acres of a district).  

Retirement housing.  

School.  

Skating rink.  

Swimming pool/sauna.  

Tennis court/club.  

Theater.  

Volleyball court/club.  

(b)  Conditional use permit:  

Convention facility.  

Drive-through.  

Helistop.  

Motor vehicle rental.  

Multifamily dwelling.  

Nightclub.  

Public facilities/utilities for generating facilities, substations, switching stations 
and wastewater treatment facilities (except for the expansion or modification to 
a wastewater treatment facilities existing prior to October 17, 2006).  

Public parking lot.  

Recreational enterprises not otherwise permitted as a matter of right in 
subsection (a) above.  
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School.  

School, vocational.  

Vehicle fuel sales.  

(c)  Requirements:  
(1)  Intensity:  

Allocated density (multifamily dwelling) ..... 16 du per acre  

Minimum open space ratio (multifamily dwelling) ..... 0.25  

Allocated density (executive housing) ..... 1 du per 6 acres  

Allocated density (retirement housing) ..... 7 du per acre  

Minimum open space ratio (net on site, nonresidential) ..... 0.25  

Minimum open space ratio (per individual executive housing lot) ..... 0.5  

Minimum open space ratio (gross for district) ..... 0.550.35 

Minimum open space ratio (per individual retirement housing lot) ..... 0.25  

Maximum floor area ratio (office) ..... 1.0  

Maximum floor area ratio (commercial retail) ..... 1.0  

Maximum floor area ratio (hotel) ..... 1.0  

Maximum floor area ratio (other) ..... 1.0  

 
Sec. 28-39. - Special regulations.  
 
(a)  Fences, walls and hedges.  

Planned development districts (PD-1 and, PD-2 and PD-3). Fences, walls and 
hedges must conform to the criteria for fences for the type of zoning district 
(residential or commercial) in which the fence, wall, or hedge is located in the 
planned development district.  

(i)  Performance standards in RBC districts. The following standards shall be the 
minimum required for all uses in the RBC, recreational business campus district: 
Reserved. 
(1)  Within the RBC district, stormwater management systems shall be designed to 

best management practice (BMP) standards for nutrient and hydrocarbon 
pollutant reduction. Stormwater management systems that are not designed for 
subsurface detention and/or infiltration and whose surface areas are greater 
than 1.5 acres shall meet wet pond design criteria. Where feasible from an 
engineering standpoint, wet pond facilities shall be designed to serve more 
than one property.  

Attachment 5 
Page 6 of 17



O18-31 
Page 7  

 
(2)  Architectural design—Typical building elevations for exterior facades shall be 

submitted to the planning department (with appeal to the county administrator) 
for each development section as identified within the preliminary concept plan. 
Architectural features for buildings greater than five thousand (5,000) square 
feet shall be compatible within each section.  

(3)  Sidewalks shall be provided within clusters of buildings and to parking areas.  
(4)  Pedestrian accessways shall be designed to connect clusters of buildings to 

common areas and retail areas.  
(5)  Lighting shall be provided along sidewalks.  
(6)  Lighting fixtures used in parking lots shall be mounted no greater than thirty 

(30) feet in height.  
(7)  A plan for sidewalk and parking lot lighting shall be submitted with each major 

site development plan. The plan shall be reviewed for illumination containment 
effects, public safety, architectural compatibility and conformity with the 
surrounding development pattern.  

(8)  Drive-through facilities shall be oriented away from public streets and primary 
travel lanes. Drive-through lanes shall be screened from view from public 
streets and primary travel lanes.  

(9)  Service bays shall be oriented away from public streets and primary travel 
lanes.  

(10) The gross area of all commercial retail uses shall not exceed ten (10) percent of 
the gross area of the district. The gross area of all retirement housing 
communities shall not exceed thirty (30) percent of the gross area of the 
district. The gross area of all multifamily dwelling communities shall not 
exceed two and one-tenth (2 1/10) percent of the gross area of the district.  

(11) Retail uses with drive-throughs shall provide a class C buffer, as specified in 
Graphic 6.1 of this chapter, to adjacent noncommercial uses located within the 
same zoning district.  

(12) Executive style housing. Initial residential development shall be limited to fifty 
(50) lots which shall be followed by the completion of five hundred thousand 
(500,000) square feet of commercial, retail, hotel, research and development, 
conference, convention, convenience industrial or office development. 
Thereafter, residential development shall be subject to the following phasing 
requirements: One residential lot shall be permitted per ten thousand (10,000) 
square feet of completed commercial retail, hotel, research and development, 
conference, convention, convenience, industrial or office development.  
Residential areas shall be developed in neighborhoods. The maximum size of 
neighborhoods shall be fifty (50) lots. No more than fifty (50) lots shall be 
approved in any given year. All residential neighborhoods shall abut open 
space, golf course or recreation areas. All residential dwellings shall be 
constructed with sprinkler systems for fire suppression as approved by the fire 
marshal.  

(13) Retirement housing. Residential areas shall incorporate a clubhouse facility 
with a range of exercise equipment, sauna, meeting and activity rooms, lounge 
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areas, personal service uses, administrative offices, and/or other community 
serving facilities. Recreational amenities such as club houses, walking trails, 
gardens, pavilions and other similar features shall be identified as to the 
general location and phasing of construction on a general development plan 
submitted with any reclassification to the RBC district. Recreational amenities 
shall be identified on a preliminary subdivision plan or preliminary site plan. 
The phasing of construction and reasonable timing for completion of amenities 
shall be shown on such plans subject to the discretion of the planning 
commission.  
The development must be established and maintained in compliance with the 
Fair Housing Act. No portion of such retirement housing shall be built for rent. 
At least one resident of such residential unit shall be fifty-five (55) years of age 
and no person less than nineteen (19) years of age shall reside in such dwelling 
unit. Prior to recordation of a plat or approval of a final site plan for retirement 
housing, the developer shall provide evidence to the county that such restricted 
units preclude persons less than nineteen (19) years of age from establishing 
residence.  

The retirement housing residential area, and/or any component thereof may be 
constructed as a secure, gated community with private streets; the streets shall 
be constructed of materials and maximum vertical grades complying with 
VDOT standards; such private streets may include traffic circles, islands, 
courtyards, and similar design features intended to encourage privacy, security 
and reduced vehicular speeds. All residential dwelling shall be constructed 
with sprinkler systems for fire suppression as approved by the fire marshal.  

(14) a. A preliminary concept plan identifying land use pods, minor arterial 
streets, primary travel lanes, open space areas, common areas, pedestrian 
access, major stormwater management concept plans, (each system 
proposed to serve a drainage area in excess of three hundred fifty (350) 
acres) and a traffic impact study in accordance with the transportation 
impact statement guidelines of the county transportation plan, projecting 
traffic conditions upon completion of the projects facilities system facility 
shall be approved by the planning commission prior to issuance of any 
building permits.  
1.  Any material change to the preliminary concept plan shall be 

reviewed and acted on by the planning commission within forty-five 
(45) days of submission to the county. Material changes, for the 
purpose of this section, shall mean any change greater than twenty-
five (25) percent in the total area of land use pods, and/or any 
decrease in gross amount of open space by greater than ten (10) 
percent, and/or any substantial relocation of four (4) or more land use 
pods and/or minor arterial streets provided that such changes can be 
demonstrated not to increase total generated traffic by more than ten 
(10) percent. A recommendation for denial or failure on the behalf of 
the planning commission to act within the specified review period, 
may be appealed to the board of supervisors.  

b.  A traffic impact study in accordance with the transportation impact 
statement guidelines of the county transportation plan, projecting traffic 
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conditions upon completion of the project shall be approved by the 
department of planning prior to issuance of a building permit for the initial 
commercial or industrial, nongolf-course-related structure; the study will 
project on-site traffic conditions and will identify the on-site turn lane and 
road capacity requirements at the principal point(s) of access and minor 
arterial road intersections at build-out of the RBC district.  

(15)  The minimum open space ratio required for the district shall be established 
in Table 3.1 of this chapter. On-site open space shall be for an individual site 
plan area within a larger planned development. District open space shall be for 
an entire tract of land that was reclassified to the Recreational Business 
Campus Zoning District. Golf courses, common areas, and recreational areas 
may count toward the district open space requirement.  

(16)  Common areas shall be located throughout the project. Common areas shall 
include amenities such as pedestrian and bicycle trails, picnic tables, benches, 
fountains, band stands and/or other similar features.  

(17)  Outdoor display or storage of materials or merchandise shall be prohibited 
except within parcels developed for golf courses. Outdoor storage of materials 
for maintenance of a golf course shall be exempt from this prohibition 
provided that the storage area shall be screened from public view, and are not 
located within one hundred (100) feet of any property line.  

(18)  Dumpster pad sites and mechanical equipment systems shall be screened. 
Such screening shall consist of vegetation or materials that are consistent with 
the architectural design of the site and the principal building.  

(19)  Loading areas shall be oriented away from public streets, or shall be 
screened from public streets or primary travel lanes.  

(20)  Exterior wall, facades of an individual non-residential building shall be 
compatible or complementary in design and construction materials within each 
individual pod. Appurtenances and architectural features shall be designed to 
be compatible with and complementary to the nearby development.  

(21)  Assembly, manufacturing and automobile service activities shall be 
conducted within enclosed buildings.  

(22)  Overnight storage areas for commercial vehicles greater than seven 
thousand five hundred (7,500) pounds gross vehicle weight shall be screened 
from public view.  

(23)  All public streets and primary travel lanes within commercial retail, office 
and hotel areas shall be constructed as a curb and gutter section.  

(24)  The primary access road(s) within the district shall be constructed to major 
collector or higher category standard in accordance with the typical cross 
sections identified in the county transportation plan. The median of any 
divided street shall, if approved by the Virginia Department of Transportation, 
be landscaped with shrubs, understory and/or canopy trees.  

(25)  Edges of parking areas shall be landscaped with the use of berms and/or 
vegetation to minimize impacts of vehicle headlight glare on public streets, 
primary travel lanes and adjacent properties. Parking areas shall be set back a 
minimum of fifteen (15) feet from the right-of-way of any public street and ten 
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(10) feet from any property line except where the parking area is shared (i.e., 
the subject of cross easements).  

(26)  Curb and gutter construction shall be used in all parking areas.  
(27)  A minimum of twenty-five (25) percent of the required parking lot 

landscaping shall be located within parking lot islands.  
(28)  A landscaping plan shall be submitted as a component of any major site 

development plan.  
(29)  Development and use of helistops shall meet the following standards:  

a.  No more than two (2) helistops shall be located per five hundred (500) 
acres of an RBC district. No helistop shall be located within five hundred 
(500) feet of any child care center, residence, school, or the RBC district 
boundary.  

b.  A helistop shall consist of a flat dust-free surface, that is restricted from 
public access, and shall be marked with paint striping and lighting 
identifying it as a place for the landing and take-off of helicopters in 
accordance with Federal Aviation Administration standards.  

(30)  Automobile service and vehicle fuel sales facilities shall comply with the 
following standards:  
a.  No more than three (3) automobile service and/or vehicle fuel sales 

facilities shall be permitted per five hundred (500) acres within an RBC 
District.  

b.  No automobile service or vehicle fuel sale facility shall be located within 
seven hundred fifty (750) feet of a single-family residence.  

c.  No vehicle service facility shall be located within seven hundred fifty 
(750) feet of a child care center or school.  

d.  All vehicle service facilities shall be designed to be capable of containing 
petroleum products and antifreeze or other liquids dispensed on-site. Catch 
basins used to contain dispensed liquids shall be designed such that fluids 
can be readily removed and disposed of in accordance with applicable 
laws.  

e.  Lighting associated with vehicle fuel sales canopies shall be designed to 
be recessed within the canopy.  

f.  There shall be no outdoor storage of unlicensed vehicles. Inoperable 
vehicles shall be permitted to be stored for a period not to exceed five (5) 
working days. All inoperable vehicles shall have a valid work repair order.  

g.  The storage or use of hazardous materials shall be conducted in 
accordance with the county fire prevention code.  

(31)  The use and development of convenience centers and convenience stores 
shall comply with the following standards:  
a.  No convenience center or convenience store shall be located within seven 

hundred fifty (750) feet of any child care center or residence other than 
retirement housing.  
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(32)  The use and development of light industrial and/or light manufacturing shall 

comply with the following standards:  
a.  No light industrial or light manufacturing use shall be located within 

seven hundred fifty (750) feet of any child care center, residence or 
school.  

b.  No light industrial or light manufacturing use shall be located within 
seven hundred fifty (750) feet of any conference center or convention 
center.  

c.  Any use which produces off-site audible industrial noise or detectable 
odors or smoke shall not be located closer than seven hundred fifty (750) 
feet of any office building or restaurant.  

(33)  Any cemetery within the RBC District shall be identified on the preliminary 
land development plan and shall be preserved, set apart, protected and 
maintained in perpetuity or relocated pursuant to state law by the owner of the 
parcel upon which the cemetery is located.  

(34)  Historic sites such as gun emplacements, foundations of historically 
significant sites, or similar features, as identified by the Stafford County 
Historic Committee, shall be identified on the preliminary land development 
plan by the developer and shall be preserved, set apart, protected and 
maintained in perpetuity or documented in accordance with Virginia 
Department of Historic Resources guidelines by the owner of the parcel upon 
which the historic sites are located.  

(x) Special provisions applicable to microcell communication facilities.  
(6) This use shall be considered an accessory use to all nonresidential uses 
permitted by-right within the B-1, convenience commercial; B-2, urban 
commercial; M-1, industrial light; M-2, industrial heavy; PD-1, planned 
development-1; PD-2 planned development-2; PD-3 planned development-3; P-
TND, planned-traditional neighborhood development; and UD, urban development 
zoning districts.  

 
 
Sec. 28-53. - Planned development districts.  
 
(a)  General provisions. All planned development districts shall comply with the 

following requirements:  
(1)  The entire tract subject to a reclassification to the PD district shall be under 

one ownership or control, with the exception of an area subject to expansion of 
a PD-2 district at the time of reclassification;  

 (d)  PD-3 site requirements. In addition to the requirements of subsection (a) above, 
to be considered for classification as a PD-3 district, the tract of land shall conform 
to the following requirements:  
(1)  The total area for a PD-3 district shall not be less than five hundred (500) 

contiguous acres. 
(2)  The site shall be located in an area planned for public facilities and public 

infrastructure such as utilities and roads. 

Attachment 5 
Page 11 of 17



O18-31 
Page 12  

 
(3)  Soils shall be suitable for urban uses, as determined by the planning 

commission, based on official soil surveys or other accepted technical data.  
(4)  No more than ten (10) percent of the total land area of the PD-3 district shall 

be dedicated to commercial retail uses. No more than forty five (45) percent of 
the total land area of the PD-3 district shall be dedicated to retirement housing. 
No more than two and one-tenth (2 1/10) percent of the total land area of the 
PD-3 district shall be dedicated to multifamily. 

(5)  One or more properties may be reclassified to allow for the expansion of an 
existing PD-3 district, and is exempt from minimum acreage requirements 
when:  
a.  The parcel(s) are contiguous to the existing PD-3 district;  
b.  The existing or proposed development is compatible with the design and 

development standards of the existing PD-3 district;  
c.  The development is compatible with the surrounding community, which 

shall include integration of streets, blocks, view sheds, landscaping, 
architectural design, and pedestrian network and site access;  

d.  The development will not adversely impact area roads; and  
e.  The development will not create additional residential units.  

 
 
Sec. 28-55.1 - Planned Development-3 District (PD-3) regulations.  
 
(a)  Permitted uses, density, intensity of development, setbacks, and lot areas. For the 

PD-3 district, the use schedule and requirements for density, intensity of 
development, setbacks, and lot areas shall be as set forth in Table 3.1 of Article III 
for PD-3 districts. 

(b)  Open space requirements. For the PD-3 district, the requirements for open space 
shall be as set forth in Table 3.1 of Article III for PD-3 districts. On-site open space 
shall be the open space required for an individual development plan area within a 
larger planned development. For commercial developments, including multi-
family, on-site open space shall be the pervious areas required for the development 
exclusive of green roofs. For executive and retirement housing, on-site open space 
shall be the common areas controlled by a homeowners association, a conservation 
association, an individual or any entity that can comply with the regulations of this 
chapter. District open space shall be for an entire tract of land that was reclassified 
to the PD-3 Zoning District. Only passive/active recreational areas, areas preserved 
in conservation easement, on-site open space in executive or retirement housing 
developments, and other common green space or water bodies outside of 
commercial and multi-family development areas may count toward the district 
open space requirement. Open space required on individual executive or retirement 
housing lots shall not count toward the district open space or on-site open space 
requirement. 

(c)  Performance standards in PD-3 districts. The following standards shall be the 
minimum required for all uses in the PD-3, planned development-3 district: 
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 (1) Within the PD-3 district, stormwater management systems shall be designed to 

best management practice (BMP) standards for nutrient and hydrocarbon 
pollutant reduction. Stormwater management systems that are not designed for 
subsurface detention and/or infiltration and whose surface areas are greater 
than 1.5 acres shall meet wet pond design criteria. Where feasible from an 
engineering standpoint, wet pond facilities shall be designed to serve more 
than one property. 

(2)   Architectural design—Construction of any new buildings or building additions 
shall be in compliance with the Neighborhood Design Standards. Typical 
building elevations for exterior facades shall be submitted to the planning 
department (with appeal to the county administrator) for each development 
section as identified within the preliminary concept plan. Exterior wall, facades 
of an individual non-residential building shall be compatible or complementary 
in design and construction materials within each development section as 
identified within the preliminary concept plan. Appurtenances and architectural 
features shall be designed to be compatible with and complementary to the 
nearby development.  

(3) Sidewalks shall be provided throughout the development and provide 
connections between commercial areas, parking areas, residential areas, and 
recreation/common areas. 

(4)  Commercial uses. Commercial structures shall not be located within sixty (60) 
feet of any public street right-of-way or residential structure. 

(5)  Executive style housing. Initial executive style housing development shall be 
limited to fifty (50) lots which shall be followed by the completion of five 
hundred thousand (500,000) square feet of commercial, retail, hotel, research 
and development, conference, convention, convenience industrial or office 
development. Thereafter, executive style housing development shall be subject 
to the following phasing requirements: One residential lot shall be permitted 
per ten thousand (10,000) square feet of completed commercial retail, hotel, 
research and development, conference, convention, convenience, industrial or 
office development. 
Executive style housing shall be developed in neighborhoods. The maximum 
size of neighborhoods shall be fifty (50) lots. No more than fifty (50) lots shall 
be approved in any given year. All neighborhoods shall abut open space or 
recreation areas. All residential dwellings shall be constructed with sprinkler 
systems for fire suppression as approved by the fire marshal. 

(6) Retirement housing. Retirement housing development shall incorporate a 
clubhouse facility with amenities such as exercise equipment, sauna, meeting 
and activity rooms, lounge areas, personal service uses, administrative offices, 
and/or other community serving facilities. Club houses, walking trails, gardens, 
pavilions and other recreational areas or common areas shall be identified as to 
the general location and phasing of construction on a general development plan 
submitted with any reclassification to the PD-3 district, and shall be identified 
on a preliminary subdivision plan or preliminary site plan. The phasing of 
construction and reasonable timing for completion of amenities shall be shown 
on such plans subject to the discretion of the planning commission. 
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The development must be established and maintained in compliance with the 
Fair Housing Act. No portion of such retirement housing shall be built for rent. 
At least one resident of such residential unit shall be fifty-five (55) years of age 
and no person less than nineteen (19) years of age shall reside in such dwelling 
unit. Prior to recordation of a plat or approval of a final site plan for retirement 
housing, the developer shall provide evidence to the county that such restricted 
units preclude persons less than nineteen (19) years of age from establishing 
residence.  

The retirement housing residential area, and/or any component thereof may be 
constructed as a secure, gated community with private streets; the streets shall 
be constructed of materials and maximum vertical grades complying with 
VDOT standards; such private streets may include traffic circles, islands, 
courtyards, and similar design features intended to encourage privacy, security 
and reduced vehicular speeds. All residential dwelling shall be constructed 
with sprinkler systems for fire suppression as approved by the fire marshal.  

 (7)  Passive or active recreational areas shall be located throughout the project, and 
shall include amenities such as pedestrian and bicycle trails, picnic tables, 
benches, fountains, band stands and/or other similar features. 

(8)  Outdoor storage of goods shall be completely screened from view of the 
primary access roads. Outdoor storage shall include the parking of company 
owned and operated vehicles, with the exception of passenger vehicles. 
Outdoor display areas shall not encroach into any required front yard, with the 
exception that outdoor display areas may extend fifteen (15) feet from the 
building front; however, in no case shall outdoor display areas be permitted 
less than fifteen (15) feet from the street right-of-way. 

(9)  Dumpster pad sites and mechanical equipment systems shall be screened. Such 
screening shall consist of vegetation or materials that are consistent with the 
architectural design of the site and the principal building. 

(10) Loading areas shall be oriented away from public streets and shall be screened 
from view at the property line adjacent to a non-commercial use, public streets 
or primary travel lanes. 

(11) The primary access road(s) within the district shall be constructed to major 
collector or higher category standard in accordance with the typical cross 
sections identified in the county transportation plan and VDOT standards. The 
median of any divided street shall, if approved by the Virginia Department of 
Transportation, be landscaped with shrubs, understory and/or canopy trees. 

(12) Edges of parking areas shall be landscaped with the use of berms and/or 
vegetation to minimize impacts of vehicle headlight glare on public streets, 
primary travel lanes and adjacent properties pursuant to the DCSL. Off-street 
parking areas shall be set back a minimum of fifteen (15) feet from the right-
of-way of any public street and ten (10) feet from any property line except 
where the parking area is shared (i.e., the subject of cross easements). 

(13) Development and use of helistops shall meet the following standards:  
a.  No more than two (2) helistops shall be located per five hundred (500) 

acres of a PD-3 district. No helistop shall be located within five hundred 
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(500) feet of any child care center, residence, school, or the PD-3 district 
boundary.  

b.  A helistop shall consist of a flat dust-free surface, that is restricted from 
public access, and shall be marked with paint striping and lighting 
identifying it as a place for the landing and take-off of helicopters in 
accordance with Federal Aviation Administration standards.  

 
(14) The use and development of convenience centers and convenience stores shall 

comply with the following standards: 
a. No convenience center or convenience store shall be located within seven 

hundred fifty (750) feet of any child care center or residence other than 
retirement housing. 

(15) Historic sites such as gun emplacements, foundations of historically significant 
sites, or similar features, as identified by the Stafford County Historic 
Commission, shall be identified on the preliminary concept plan by the 
developer and shall be preserved, set apart, protected and maintained in 
perpetuity or documented in accordance with Virginia Department of Historic 
Resources guidelines by the owner of the parcel upon which the historic sites 
are located. 

 
 
Sec. 28-56. - Application for planned developments.  
 
(a)  Application procedure. In addition to the requirements of article XII, whenever a 

tract of land meets the minimum requirements for classification as PD-1, PD-2, 
PD-3, or P-TND as stipulated herein, the owner may file an application with the 
planning directoragent requesting rezoning one of these classifications. A 
preliminary conference with staff for the office of planning prior to the filing is 
required. The applicant shall furnish twenty (20)twelve (12) copies of the general 
development plan for the development with the application. The general 
development plan shall be prepared by qualified individuals, as defined in article 
XIII of this chapter, and shall be at least of a scale of one inch equals two hundred 
(200) feet. In addition to the requirements of the generalized development plan 
stipulated in article XIII, at a minimum the following information shall be 
submitted:  

(b)  Submission requirements  
(1)  Except for a P-TND or PD-3, the applicant shall provide tables showing 

figures for the total acreage devoted to each of the following uses: Single-
family detached residences, duplexes, townhouses, multifamily residences 
(separating out commercial apartments), schools, parks, open space, streets, 
parking and commercial use. Data indicating the total commercial square 
footage proposed, the overall density of the development, and the density of 
each section shall be provided.  

(3)  For PD-3, the applicant shall provide;  

Attachment 5 
Page 15 of 17



O18-31 
Page 16  

 
i.  Twelve (12) copies of a preliminary concept plan. The preliminary 

concept plan may be incorporated into the general development plan. The 
preliminary concept plan shall show the following features: 
1. Land use pods. 
2. Minor arterial streets and primary travel lanes. 
3. Open space and common areas. 
4. Pedestrian access. 
5. Major stormwater management concept plans, (each system proposed 

to serve a drainage area in excess of three hundred fifty (350) acres) 
ii.  Materials required by Article XII, Section 28-203. 

 
 (e)  Effect of approval. Upon approval of the complete application submitted under this 

section, the applicant shall have one hundred twenty (120) days in which to submit 
a preliminary subdivision/site development plan for the entire development. All 
final plans must comply with the stipulations and concepts approved by the board 
of supervisors during the rezoning, and all future development within the P-TND 
district shall be in conformance with the applicable generalized development plan 
approved by the board of supervisors at the time of rezoning, except for property 
zoned P-TND prior to November 13, 2014. The approval of the initial application 
package approved by the board of supervisors as part of a zoning reclassification 
shall in no manner obligate the county to approve any finaldevelopment plan. The 
finaldevelopment plan shall be prepared and submitted in accordance with the 
requirements of article XIV, Site Plans, of this chapter and applicable requirements 
of Chapter 22, Subdivisions.  

(f)  Major change of development plan. Except in accordance with subsection (g) 
below for a P-TND, and subsection (h) below for a PD-3, a proposed change to the 
approved preliminary subdivision/site development plan for the entire development 
shall be considered as a major change of development plan and shall comply with 
article XII. The following shall constitute a major change of development plan: 
(1)  Proposed change of unit type within any section of the development. 
(2)  Proposed change of street configuration affecting external street circulation 

and traffic patterns.  
(3)  Proposed change of use of structures.  
(4)  Proposed elimination of recreation facilities. 

(h)  Changes to the preliminary concept plan for PD-3. Any change to the preliminary 
concept plan shall be reviewed and acted on by the planning commission. A 
recommendation for denial by the planning commission may be appealed to the 
board of supervisors. 

 

Sec. 28-129. - Types permitted in commercial and office districts (B-1, B-2, B-3, 
RBCPD-3, RC, SC and HI) 
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(a)  Generally. Except as provided otherwise in this article, the following signs are 

permitted as accessory uses in commercial and office districts:  

Type  Freestanding*  Wall  Off-
Premises  

Temporary 
signs  

Maximum 
Size 

(each/total)  

1 sf per 1 lf of building 
frontage/1 sf per 1 lf of 

building frontage or 0.5 sf 
per 1 foot of lot frontage 

whichever is greater  

2 sf per 1 lf of 
building frontage 
not to exceed 200 
sf/2 sf per 1 lf of 
building frontage  

40 sf/40 sf  32 sf/96 sf  

Maximum 
Number  

1 per parcel and 1 per 
public street frontage  

4 on front wall or 
1 per tenant 2 per 
remaining walls  

1 per lot  3 per lot  

Illumination  0.8 foot candles  0.8 foot candles  
As 

permitted 
by law  

None  

Setback  None  None  None  None  

Maximum 
Height  

30 ft.*  Top of the wall or 
parapet wall  20 ft.  8 ft.  

  

 
TCF:JAH:bg 
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