
Planning Commission Agenda 
May 7, 2001, 7:00 p.m. 

1. Roll Call 
2. Minutes: Meeting of April 2, 2001 
3. Development Review Committee Report (Separate Cover) 
4. Policy Committee Report 
5. Public Hearings 
 A. Case No. AFD 6-86. Cranston's Pond Agricultural and Forestal District Withdrawal 

  

Alvin Anderson on behalf of Wallace L. Sink, trustee of the Ware Estate, has applied to 
withdraw the Ware Property from the Cranston's Pond  Agricultural and Forestal District. 
The Ware property consists of approximately 90.79 acres located at 6991 Richmond 
Road. The property is zoned A-1, General Agricultural, and is designated Low-Density 
Residential on the Comprehensive Plan. This property may be further be identified as 
Parcel Nos. (1-21) and (1-22) on James City County Real Estate Tax Map No. (23-4). 

 B. Case No. AFD-8-86. Casey Agricultural and Forestal District Withdrawal 

  

Alvin Anderson, on behalf of C.C. Casey Ltd., Co., has applied to withdraw 
all of their property, now and formerly, from the Casey AFD. New Town will 
be developed on this land, approximately 378 acres. The properties, currently zoned R-8, 
Rural Residential, and designated Mixed Use on the Comprehensive Plan Land Use Map, 
are located on 4692 Old News Road, 5216, 5248, 5244 & 5235 Monticello Avenue. The 
properties can further be identified as Parcel No. (1-8) on James City County Real Estate 
Tax Map No.(38-1); Parcel No. (1-34) on JCC Real Estate Tax Map No. (38-3), and 
Parcel Nos. (1-50), (1-51), (1-52), (1-53) on James City County Real Estate Tax Map 
No.(38-4 

 C. Case No. SUP-7-01. Jolin Kennels 

  

Joseph H. Banks, Jr., and Linda B. Banks have applied for a special use permit to operate 
a kennel at 4472 Ware Creek Road. The property is zoned A-1, General Agricultural, 
and is designated Rural Lands on the Comprehensive Plan Land Use Map. The property 
can be further identified as Parcel No. (1-12) on James City County Real Estate Tax Map 
No.(14-1). 

 D. Case No. Z-4-00. Colonial Heritage of Williamsburg 

  

Alvin Anderson, on behalf of U.S. Homes Corporation, has applied to rezone 
approximately 754 acres near Norge. The applicant proposes to rezone specific parcels to 
a Mixed Use designation for commercial/office and residential use. This development 
would consist of 2,000 residential units with a commercial/office area abutting Route 60. 
The properties, located at 6799, 6895, 6991, and 6993 Richmond Road and 6175 
Centerville Road, are currently zoned A-1, General Agriculture and M-1, Limited 
Business/ Industrial, and designated as Low-Density Residential, Moderate-Density 
Residential and Mixed Use on the Comprehensive Plan Land Use Map. The properties 



can be further identified as Parcel Nos. (1-11), (1-21), (1-22), (1-32), (1-32a) on James 
City County Real Estate Tax Map Nos. (31-1), (23-4), (23-4), (24-3), (24-3) respectively. 

 E. Case No. Z-6-00/SUP-28-00. Loulynn Acres (Chesapeake Bank) 

  

Mr. Vernon Geddy, III, has applied on behalf of Loulynn Acre Associates to rezone 
approximately 9.9 acres located at 8909 Barhamsville Road from A-1, General 
Agriculture, to B-1, General Business, with proffers. Proposed uses include a bank and 
other commercial, office and retail uses. A special use permit is requested to allow for 
uses which generate 100 or more additional vehicle trips to and from the site during peak 
hours. The property is located at the intersection of Barhamsville Road (Route 30) and 
Old Stage Road, across the street from the Stonehouse Commerce Park, on property more 
specifically identified as Parcel No. (1-3A) on the James City County Real Estate Tax 
Map No. (12-1). (  

 F. Case No. SUP-3-01. Colonial Virginia Council 

  

Mr. Dick Collins has applied for a special use permit to allow for the improvement and 
continuation of the Boy Scout Camp on 499 Jolly Pond Road. The property is zoned A-1, 
General Agriculture, designated Rural Lands and Low-Density Residential on the 
Comprehensive Plan Land Use Map and is further identified as Parcel No. (1-7) on the 
James City County Real EstateTax Map No. (22-4). 

6. Planning Director's Report 
7. Adjournment 
 











































REZONING 04-00/ MP-01-01.  Colonial Heritage at Williamsburg
Staff Report for the May 7, 2001, Planning Commission Public Hearing 

This staff report is prepared by the James City County Planning Division to provide information to the
Planning Commission and Board of Supervisors to assist them in making a recommendation on this
application.  It may be useful to members of the general public interested in this application.

PUBLIC HEARINGS Building C Board Room; County Government Complex
Planning Commission: May 7, 2001, 7:00 p.m. 
Board of Supervisors: July 2, 2001 (tentative), 7:00 p.m.

SUMMARY FACTS

Applicant: Mr. Alvin Anderson, on behalf of U.S. Home Corporation
Land Owner: Jack L. Massie and the Ware Estate

Proposed Use: Mixed Use Zoning.  The applicant proposes developing a 2,000 unit,
gated, golf course community which is age restricted to 55 years
and older.  The application also includes 350,000 sq. ft. of
commercial area fronting Richmond Road.

Location: 6175 Centerville Road, 6799 Richmond Road, 6895 Richmond
Road, 6993 Richmond Road, and 6991 Richmond Road

Tax Maps and Parcel Nos.: (23-4) (1-21), (23-4)(1-22), (24-3)(1-32), (31-1)(1-11), (24-3)(1-32a)

Primary Service Area: Inside

Parcel Size: Approx. 740 acres

Existing Zoning: A-1, General Agriculture and M-1, Limited Business/Industrial

Proposed Zoning: MU, Mixed Use

Comprehensive Plan: Low-Density Residential, Moderate Density Residential, and Mixed
Use

Surrounding Zoning: East: B1, General Business and M-1 Limited Business/Industrial
(Colonial Towne Plaza and The Williamsburg Pottery,
respectively)

North: R-2, General Residential (Kristiansand Subdivision)
South: A-1, General Agriculture and R-1 Limited Residential

(Briarwood Park Condominiums, Jameshire/Settlers Lane,
and Adam’s Hunt Subdivision)

West: A-1, General Agriculture (Peninsula Boy Scouts of America/
Camp Chickahominy and Hidden Acre Farm, Inc.)

 
Staff Contact: Ben Thompson - Phone:  253-6685

STAFF RECOMMENDATION:
There are still significant unresolved issues and forthcoming materials to be reviewed further by
staff, including a revised traffic impact study and proffers.  Due to the scale of this application,
staff and the applicant are requesting that they be permitted to provide an informal briefing at the
Planning Commission’s May 7, 2001 meeting.  The applicant has also requested a defferal of the
application but to be allowed presentation time.  Staff recommends deferral of this case to the
June 4, 2001, Planning Commission Meeting, with the belief that a formal recommendation will be
offered at that meeting. 
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Project Description
The applicant proposes a rezoning of five parcels of land to the Mixed Use designation.  The
applicant has submitted a master plan showing a 2,000 residential unit (1,200 single-family
detached, 600 single-family attached, and 200 multifamily dwellings), eighteen hole golf course,
gated and age -restricted community.  The proposed development, as it appears now, would
contain 350,000 square feet of commercial development, fronting on Richmond Road.   (The
number of dwelling units and commercial square footage are still being reviewed by staff and the
applicant and could change.)  The applicant intends to develop this community so that it is
marketable to retirees and those approaching retirement.

Proffers
The applicant has submitted proffers as part of this project, which will be discussed throughout
the staff report.  The proffers address the following issues:

• water conservation;
• increased density standards;
• sidewalks and trails;
• road improvements; 
• recreation facilities;
• enhanced landscaping; and
• stormwater management/water quality.

Topography and Physical Features
The property is primarily open fields divided by steep ravines, and contains several resource
protection areas along the property boundary lines.  Approximately 552.3 acres of the 740 acre
site is developable land.   The property does have a ravine on the southwest portion of the
property which may affect the ability to construct the proposed connection to Centerville Road.
Also, environmental constraints may alter the layout, in particular the location of the golf course
and dwelling units, and the number of dwelling units.

Surrounding Zoning and Land Use
The site is predominately zoned A-1, General Agriculture with a small portion of Richmond
Road frontage being M-1, Limited Business/Industrial.  This property is commonly known as
the Massie and Ware Farms and is located on Richmond Road across from the Williamsburg
Pottery.  Properties to the east of the site located along Richmond Road are zoned B-1,
General Business and M-1, Limited Business/Industrial.  These B-1 properties include Colonial
Towne Plaza which lies in front of the Ware Property adjacent to Richmond Road.  Also along
Richmond Road and adjacent to the Massie Farm portion of the proposal is the W illiamsburg
Pottery which has an M-1, Limited Business/Industrial zoning designation.  To the west of the
site is the Peninsula Boy Scouts of America Property/ Camp Chickahominy and Hidden Acres
Farm which are both zoned A-1, General Agriculture.  The northern boundary line of the site
abuts the Kristiansand Subdivision which is zoned R-2, General Residential.  The majority of
the properties to the south of the site, located on Centerville Road, are residential
communities.  These include Adam’s Hunt, zoned R-1, Limited Residential, and Settlers
Lane/Jameshire Subdivision, Briarwood Park Condominiums and several scattered single-
family dwellings all zoned A-1, General Agriculture.      

Water Conservation
The applicant has submitted a proffer stating that the stormwater retention ponds, supplemented
by other supplies will be used for all golf course irrigation.  The Environmental Division and James
City Service Authority finds that this proffer is acceptable.  In addition, to help mitigate the impact
of the development on the water supply, the developer has offered a proffer to establish water



Z-04-01/MP-01-01.  Colonial Heritage at Williamsburg
Page 3

conservation standards to be approved by the James City Service Authority.  These  water
conservation standards would be developed and enforced by the community’s Homeowner’s
Association.  These standards would address such water conservation measures as limitations
on the installation and use of irrigation systems and irrigation wells, and the use of approved
landscaping materials.  JCSA has stated previously that it is willing to accept this approach as a
starting point in reducing the demands on the water supply. 

Utilities
The property is located in the Primary Service Area, and public water and public sewer lines are
available to serve the property. 

In terms of the impact of the development on water demand and supply, the James City Service
Authority (JCSA) requires a water model as part of the subdivision plan review process and will
review the results at that time.  The JCSA has stated the following in regard to the County’s overall
water supply system:

Water demands for James City County are based on projected population growth,
historical trends, and land use designations in the Comprehensive Plan.  These trends are
documented in the JCSA’s Master Water Infrastructure Plan, which projects 10.0 million
gallons per day (mgd) demand in 2040.  Current average daily demands are approximately
3.7 mgd.  An additional 2.0 mgd of water demand is projected to be needed over the next
seven to ten years.

The JCSA water supply system has a current permitted capacity of 4.5 mgd.  JCSA has
applied to the Department of Environmental Quality for a groundwater withdrawal permit
to support a brackish groundwater treatment facility that is planned for a site behind Clara
Byrd Baker School.  It is expected that James City County will receive a draft permit/letter
of intent in early 2002 to begin withdrawal in 2005 when the proposed facility is complete.
This permit will support the JCSA's projected water needs of 6.0 mgd through 2015 when
the permit expires.  Upon expiration of  this permit JCC will need to apply for an additional
groundwater withdrawal permit.  

To meet the projected water needs over the next 40 years, James City County has
participated in the King William Reservoir Project.  If this project is not permitted the
County will continue to participate in a regional program to obtain a surface water supply
or expand groundwater withdrawals. 

Water supply is a concern in James City County. To help address this the developer has
incorporated water conserving practices into the project design to reduce demands on the
available supply. Considering these practices coupled with the County's long-term water
plan the JCSA does not see water supply as the determining factor on this project.  The
JCSA is concerned that the development  not begin construction until assurances are
received from the state and federal agencies that permits for the desalination plant and the
groundwater withdrawal permit are received.   The JCSA expects to receive a draft
permit/letter of intent in early 2002.  At this time, the applicant has not proffered that the
construction will be delayed until the Department of Environmental Quality has indicated
it’s intent to issue the required permits. 

Currently, the applicant has proffered a cash contribution of  $750.00 for each residential unit
developed on the property.  These contributions will be made available to the County at the time
of subdivision plat approval and are to be used for County water needs at the discretion of the
Board of Supervisors determination.  The JCSA finds that this amount is adequate and is in favor
of a cash contribution.
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Transportation and Access
The site would contain two main access points.  One would be an entrance/exit off of Richmond
Road with the other on the southern boundary line along Centerville Road.  There would also be
one primary  access point for the commercial/office area located on Richmond Road.  The
applicant has proffered several roadway improvements and performed a traffic analysis.  The
traffic analysis study has been evaluated and accepted by the Virginia Department of
Transportation (VDOT).  However, County staff still has several outstanding issues dealing with
roadway capacity, signalization, and the amount of commercial development possible, and has
requested the applicant to provide additional information.  Staff is also not  confident that the
connection to Centerville Road is feasible due to the size of the ravine crossing and is concerned
about traffic impacts on Richmond Road should this connection not be built.  Progress has been
made in resolving these issues, but due to these concerns, staff is not prepared to accept the
applicant’s transportation analysis and proffers at this time.

When staff is prepared to come before the Planning Commission with a formal recommendation,
we will address transportation needs as a result of this project in three separate areas: Richmond
Road improvements, Centerville Road improvements, and signalization improvements.

The applicant has proffered that all streets within the residential portion of the property shall be
private and conform to VDOT construction standards.  All private streets are to be maintained by
the development.

The applicant agrees that the employees of the community will generate the need for transit
service.  The residents may also use JCCT's Visitor Shuttle, which provides "shop and ride”
service to businesses along Route 60.  Due to this, the applicant has proffered bus pull offs and
shelters on both Richmond Road and Centerville Road, with the design and location to be
approved by the JCC Transit Administrator.

Fiscal Impact
JCC Financial Management Services has reviewed the Fiscal Impact Study and offered the
following comments:  

The fiscal impact analysis model presented by the applicant is based on several assumptions,
extended over a 20-year period.  Because the community is not expected to generate school-
aged children, the overall fiscal impact is expected to be positive.  The magnitude of that
positive impact, however, depends on how valid the assumptions prove to be.  The analysis
assumes no net additional sales tax revenue from the commercial development, with all sales
taxes shifting from other county commercial locations.  The majority of County general fund
revenue comes from real property taxes.  The applicant’s fiscal impact analysis provides three
scenarios for real property growth over and above the rate of inflation:  1.5%, 3% and 5%.
The attached executive summary provides the estimated impacts from each scenario.  In
general, growth in real property values for upscale communities in James City County has
been strong over the past decade or so.  This growth has occurred during a period of
unprecedented economic growth nationwide, and there is some uncertainty about what impact
a slowing economy will have, particularly over a 20-year period.  However, even if the real
growth rate were zero, the net fiscal impact would still be positive.  

The analysis does not assume any induced residential growth will be created by the
construction and permanent jobs associated with the development.  At buildout, the average
annual wage per Full Time Equivalent (FTE) employee is approximately $12,600.  The
applicant estimates that their proposal will create an average of 46 FTE positions.  This
estimation is used to show long term employment after the developments projected twenty
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year buildout.  After buildout, the average payroll is estimated to total $579,000. annually.
These FTE jobs will be generated through the need for management, operations, and
maintenance of the golf course, clubhouse, and community.  The staff  assumptions is that very
few of these employees will be induced to live in James City County.

Age Restriction
The applicant has proffered that occupancy of all residential dwellings developed upon the
property shall be age restricted to persons fifty-five (55) years of age or older.  In some instances,
persons under the age of fifty-five but over the age of eighteen shall be allowed to occupy the
residential units.  Such circumstances may include the marriage of someone over fifty-five (55)
to someone younger than fifty-five.  Age restricted communities are legal under Federal statute.
Staff continues to work with the applicant to provide assurances that the homes will be constructed
in a manner that makes them attractive to persons 55 and over.

Adequate Public Facilities
While the proposal will not place a strain upon our public school system, it will affect several other
public facilities.  These facilities include the libraries, recreation, and Community Services.

WRLS Library: 
Current library records indicate that 78% of the potential user population of the area served by the
Williamsburg Regional Library System possess valid library cards.  If this figure is extrapolated to
the potential 4,000 residents of this development, it means the addition of 3,120 card holding
users for the library.  This number would necessitate the addition of books and other materials and
staff to the Library System to continue to provide the same level of service.  To mitigate this, the
applicant has proffered to provide a room within the main “community building/ clubhouse” for the
use by the WRLS Library for stocking books and providing service.  This would enable the
Williamsburg Regional Library System  to provide on-site delivery services and computer access
to the library and other databases and lower the impact of  this development on current library
locations.

Recreation: 
It is expected that this development would cause a significant amount of strain on the County’s
recreation facilities and may preclude construction of a major section of a proposed public
greenway.  To alleviate this strain, the applicant has proffered several facilities within the
development.  These include park land, an eighteen hole golf course, a 10.2 acre clubhouse site,
a minimum of three tennis courts, a twenty-f ive by twenty-five meter swimming pool, and one-half
(1.5 ) miles of trails for each 590 residential units.  Staff finds that the current proffers meet the
requirements of the Parks and Recreation Master Plan but the applicant’s expected revised
proffers will better alleviate the strain on current County Recreation Facilities.  Staff will continue
working with the applicant to address the greenway concern. 

Community Services:
It is anticipated that the addition of 2,000 units of age 55+ housing will have a significant impact
on services provided by Community Services.  The Adult Services Unit is required to provide
specific services to those over the age of 60.  It has  been staff’s experience that demand for
these services include all income brackets and neighborhoods. When no family member is willing,
Adult Services must arrange and oversee guardianships. Adult Services also include case
management/assistance to help adults remain in their own homes.  This assistance includes
home-based services, transportation, and adult day care.  Additionally, a large portion of  elderly
residents need assistance with arranging in-home care when they can afford it, dealing with Social
Security and Medicare Programs, and finding transportation to medical appointments.  At this time
the applicant has not included measures in their proposal to mitigate these issues.
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Emergency Services:

Police:  Staff feels that the increased number of  residents in the development would create a
significant strain on the Police Department including a higher number of service calls for incidents
such as traffic-related matters.  The JCC Police Department has attempted to maintain a ratio of
1.3 officers for every 1,000 residents.  Applying that current ratio, the new residents would require
the addition of approximately five off icers along with the vehicles and other equipment that would
be attendant to these five positions.  The applicant has not addressed this issue.

Fire: Staff est imates that the proposed development will have an impact on emergency response
traffic on Richmond Road from Fire Station 1 and Fire Station 4.  Therefore, installation of traffic
preemption equipment on new and existing traffic signals at the proposed development,
Williamsburg Pottery and Richmond Road and Lightfoot Road would be valuable in reducing
response time.  There will also be a need to increase the number of apparatus in the County with
the transmitting equipment to operate the traffic preemption equipment.  The development will
have also have an impact on equipment replacement and supply.  The JCC Fire Department
projects a five percent increase in workload as a result of this project.  There will be a need to
replace an ambulance at Fire Station 1 as well as continued replacement of operating supplies
and materials.  The applicant has proffered a cash contribut ion ($70,000) to the County for fire
and rescue equipment replacement and supply and traffic signal preemption equipment.  Staff is
working with the applicant on the payment timing of these monies.
 
Residential Cluster Zoning Ordinance Requirements
Since the density of this project is greater than one unit per acre, the proposal is expected to
adhere to the residential cluster section of the Zoning Ordinance.  The following section contains
a breakdown of the requirements for a residential cluster as stated in the Zoning Ordinance and
outlines how this proposal meets those requirements.

Density Standards
The maximum density permitted in a residential cluster for Low-Density Residential designated
property is 4.0 dwelling unite per acre.  This proposal requests a density of 2.7 dwelling units per
acre.  The following description outlines the required Density Standards that apply to this
development.

The following standards are required for cluster developments of up to three units per acre.  While
this development is not required to adhere to the Residential Cluster Development Standards, they
are expected to work to mitigate many similar issues.  The Comprehensive Plan calls for
development proposals to be consistent with their land use designations.  This application would
be expected to follow one of the JCC residential zoning designations and achieve it’s desired
density (2.7 dwelling units per acre) through Cluster Development Standards and density bonuses.
While this is not a requirement, it is an expectation by James City County Staff.  The project shall
conform to the Streetscape Guidelines Policy, which specifies the number and type of trees
required along entrances and along all street rights-of-way.  The proposal also is required to
implement the County’s Archaeological Policy.  A cluster with this density is expected to provide
sidewalks along both sides of internal streets.  Proffers have been added ensuring that the
proposal will adhere to the County’s Streetscape Guideline Policy.  The applicant has stated their
intent to proffer the County’s Archaeological Policy.  The applicant has only proffered sidewalks
on one side of internal streets. 

A cluster development with this density shall provide recreation facilities in accordance with the
recommendations of the County’s Comprehensive Parks and Recreation Master Plan (PRMP).
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The PRMP contains a formula for a specif ic amount, size, and type of recreation facilities to be
provided based upon the projected number of residents with in a development.  It is staff’s
understanding that the applicant is revising the proffers to include more recreational facilities. 
Staff finds that the current proffers meet the requirement of  the Parks and Recreation Master Plan
but the revised proffers will better alleviate the strain on current County recreation facilities. 

The cluster ordinance also requires that the applicant implement the County’s Natural Resources
Policy prior to site plan approval in order to conserve natural resources, including rare,
threatened, and endangered species.  The ordinance requires the cluster development to provide
a combination of pedestrian and/or bicycle trails connecting cul-de-sac streets, and requires the
construction of curb and gutter streets.  While pedestrian and/ or bicycle trails have been
proffered, curb and gutter streets have not. 

Affordable Housing
The applicant has not included any measure, nor are they required by ordinance, within their
proposal to mitigate James City County’s need for affordable housing.

Open Space
The applicant must adhere to the Mixed Use portion of the Zoning Ordinance, which states that
the amount of open space shall be not less than ten percent of the developable area of the site.
Stream beds, areas subject to flooding, wetland and areas with slopes exceeding a 25 percent
gradient shall not be counted toward meeting the open space requirement.  As allowed by the JCC
Zoning Ordinance, the applicant will be counting their golf course for up to 60 percent of the
required open space.  Both the application’s Master Plan and site plan will be required, per JCC
Mixed Use Ordinance, to adhere to this open space requirement.

Staff needs to obtain final revisions of the Master Plan before formalizing a recommendation on
whether this plan meets the Cluster Ordinance. 

Comprehensive Plan
The site is designated Low-Density Residential, Moderate Density Residential, and Mixed Use on
the 1997 Comprehensive Plan Land Use Map.  Low-density areas are residential developments
on land suitable for such developments with overall densities up to one dwelling unit per acre
depending on the character and density of surrounding development, physical attributes of the
property, buffers, the number of dwellings in the proposed development, and the degree to which
the development is consistent with the Comprehensive Plan.  In order to encourage higher quality
design, a residential development with density greater than one unit per acre is not recommended
unless it offers particular benef its to the community.  The Zoning Ordinance will specify the
benefits which may be the basis for a development to go beyond one unit per acre.  Moderate
density areas are residential developments or land suitable for such developments with a minimum
density of 4 dwelling units per acre, up to a maximum of 12 dwelling units per acre, depending on
the character and density of surrounding development, physical attributes of the property, buffers,
and the degree to which the development is consistent with the Comprehensive Plan.  The third
Comprehensive Plan designation shown on this property is Mixed Use.  The Mixed Use portion
also extends to  Williamsburg Pottery across Richmond Road.  Mixed Use areas located at or near
intersections of major thoroughfares (Richmond Road and Centerville Road) are intended to
maximize the economic development potential of these areas primarily for more intensive
commercial, office, and limited industrial purposes.  This specific Mixed Use area has principal
suggested uses of large commercial developments and large office developments.

Currently, it is staff’s position that the commercial/office portion of the Master Plan should be
expanded and the residential area reduced to more clearly represent what was intended on the
Comprehensive Plan Land Use Map.  The Mixed Use designation on the Comprehensive Plan in
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this area is roughly twice the size of what is being proposed by the applicant.  The applicant is in
the process of revising the traffic analysis study to determine/demonstrate the ability of Richmond
Road to accommodate revised land use assumptions.  This issue will be a significant policy
decision to be made by the Commission and Board.

Additionally, the Comprehensive plan calls for a clear separation between Norge and Lightfoot to
preserve the character of Norge.  For this reason, the Comprehensive Plan states that further
“strip” commercial development will undermine the community character of Norge.  The applicant
has stated the intent to provide a revised proffer to address this issue and require specific design
criteria for review by the County.   The proposed commercial/ office design proffer would provide
County review in a manner very similar to a commercial special use permit.  Staff believes that an
important part of the commercial area will be a phasing plan.  The phasing plan should be done
in conjunction with and based upon a revised and approved Fiscal Impact Study.  The applicant
is considering this request. 

In terms of density, the property currently is zoned A-1, General Agriculture (primarily).  Under the
A-1 zoning, the developer could develop a maximum of one dwelling unit per three acres, for a
total of 246 dwelling units on approximately 740 acres.  This project proposes 2.7 dwelling units
per acre, as opposed to the current density of .33 dwelling units per acre. 

The Comprehensive Plan discusses development impacts in the Development Standards section.
It states:

Considering the careful balance the County must strike between accommodating additional
development and providing services for the already approved development, the County
will not approve additional residential development without first carefully considering the
issues of adequate transportation, water, sewer, recreation and public safety facilities and
services.  

A general land use standard further describes the County’s approach to development when
considering its impacts.  It states:

Permit the location of new uses only where public services, utilities, and facilities
are adequate to support such uses.  The need for public services (police, fire
education, recreation, etc.) and facilities generated by a development should be
met by that development.  Means to address public service needs include proffers
involving cash, construction, project phasing, uses, density, intensity, dedication,
facility construction, and cost sharing. 

Staff continues to assess whether the proposal adequately addresses these standards. 

The Comprehensive Plan also discusses at length the need for affordable housing in James City
County.  The Housing section states, “while the newer developments provide an abundant supply
of certain types of housing, affordability to large numbers of local citizens remains a concern.”
Figures in the Comprehensive Plan indicate a shortage of affordable homes in the County.  The
County has higher than average housing and rental costs which add to the shortage of affordable
housing for low- and moderate-income citizens.  One goal of the Housing element is to “achieve
a range of choice in housing type, density and price range.”   As previously stated, this
development proposal will add to the lack of availability of low income housing within the County.

RECOMMENDATION
There are still significant unresolved issues and forthcoming materials to be reviewed further by
staff, including a revised traffic impact study and proffers.  Due to the scale of this application,
staff and the applicant are requesting that they be permitted to provide an informal briefing at the
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Planning Commission’s May 7, 2001 meeting.  The applicant has also requested a defferal of the
application but to be allowed presentation time.  Staff recommends deferral of this case to the
June 4, 2001, Planning Commission Meeting, with the belief that a formal recommendation will be
offered at that meeting. 

                                                         
Ben Thompson

Attachments:

1. Site location map
2. Executive Summary of  Fiscal Impact Study 
3. Proffers
4. Packet from the Applicant (not reviewed or edited by the applicant)
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