
 

 
 
 
 

A G E N D A 
 

JAMES CITY COUNTY PLANNING COMMISSION 
 

MAY 5, 2003   -    7:00 P.M. 
 
1.  ROLL CALL            
 
2. MINUTES 
 
  A.   April 7, 2003          
 
3.  COMMITTEE AND COMMISSION REPORTS 
  
 A.  Development Review Committee Report 
  
 B. Other Committees   
 
4. PUBLIC HEARINGS 
 

 A. Z-02-03/MP-1-03. Hiden Property Proffers Amendment. 
 

5. PLANNING DIRECTOR’S REPORT  
              
6. ADJOURNMENT 



A REGULAR MEETING OF THE PLANNING COMMISSION OF THE COUNTY OF JAMES CITY, 
VIRGINIA, WAS HELD ON THE SEVENTH DAY OF APRIL, TWO-THOUSAND AND THREE, AT 
7:00 P.M. IN THE COUNTY GOVERNMENT CENTER BOARD ROOM, 101-C MOUNTS BAY ROAD, 
JAMES CITY COUNTY, VIRGINIA. 
 
1. ROLL CALL   ALSO PRESENT            

A. Joe Poole, III  Leo Rogers, Deputy County Attorney               
John Hagee    Michael Drewry, Assistant County Attorney              
Donald Hunt O. Marvin Sowers, Jr., Planning Director 
Peggy Wildman Cynthia Grom, Administrative Services Coordinator 
Joseph McCleary  Karen Drake, Senior Planner 
George Billups   Matthew Arcieri, Planner 
Wilford Kale 

 
2. MINUTES 

 
The Commission approved the minutes of the March 3, 2003 meeting with a unanimous voice 

vote. 
 
3.      COMMTTEE AND COMMISSION REPORT 
 

A. DEVELOPMENT REVIEW COMMITTEE (DRC) 
 
Mr. John Hagee presented the DRC report stating there were two cases that were heard at the 

last meeting, one for Wexford Hills subdivision for alternative septic systems for four lots and one for 
the Tewning Road office building for two entrances.  Both were recommended for approval by the 
DRC.   

 
In a unanimous voice vote the Commission approved the DRC report. 

 
 B.  OTHER COMMITTEES 

 
Mr. Joe McCleary presented to the Planning Commission a brief summary on where the 

Comprehensive Plan Steering Committee (SC) was in their review process.  He commented that the 
April Planning Commission reading file included the latest minutes of the March SC meetings.  He 
explained the format that was going to be used for the next section of Land Use.  He gave a run down 
on the itinerary of the next four SC meetings, the tour of the Land Use change properties, possible 
joint work sessions with the Board of Supervisors in June, and final Planning Commission 
consideration occurring during the July 14th Planning Commission meeting.  If completed at that 
meeting, the Plan would then be forwarded to the Board of Supervisors.  He also mentioned the 
Virginia Gazette had included a pull out Land Use Map in Saturday’s paper (April 5th).  He asked his 
fellow Planning Commission members if they are amicable to the two work sessions with the Board 
of Supervisors members. 

 
Mr. Joe Poole expressed his appreciation for the itinerary, and endorsed the proposal for the 

work sessions, and asked the other Planning Commission members if they concurred. 
 
All members of the Planning Commission concurred. 

 
4. PUBLIC HEARINGS 
 
 A. CASE NO. Z-2-03/MP-1-03 Hiden Property Proffers Amendment. 

 
Mr. Matthew Arcieri presented the staff report.  The applicant requested deferral until the 

next Planning Commission meeting in May.   



Mr. Joe Poole, III, opened up the public hearing and continued it until May 5th. 
 
 
B. CASE NO. SUP- 2-03 Hankins Industrial Park Ready Mixed Concrete Plant. 
  

Ms. Karen Drake presented the staff report. She stated that Mr. Vernon Geddy has applied on 
behalf of the Southern Equipment Company, Inc. for a Special Use Permit (SUP) to allow the 
construction and operation of a Ready Mixed Concrete plant at 190 Industrial Boulevard in the 
Hankins Industrial Park, Toano, VA.  The property is zoned M-2, General Industrial with the 
manufacture of cement, bricks and stone products, a specially permitted use in the M-2 Zoning 
District.  Currently, the property is ±145.34 acres in size and the proposed SUP would apply to only 
±16.22 acres that would be subdivided upon approval of this SUP.   The property can be further 
identified as Parcel No. (1-13) on James City County Real Estate Tax Map No. (12-4).    Proposed 
operational details of the Ready Mixed Concrete Plant are as follows:  The facility will start with 5 
employees, 4 drivers and 1 plant manager; Normal working hours will be 7:00am until 5:00pm; 
Equipment on site will include a concrete batch plant, 4 concrete mixer trucks and one wheel loader; 
Buildings on site include one metal building serving as an office, driver’s room and a small 
warehouse for storage; Facility estimates for the first year are 12,000 to 15,000 cubic yards, (8 to 9 
truck trips per day).  The proposed Ready Mixed Concrete plant in the Hankins Industrial Park is 
consistent with the surrounding zoning, development and the 1997 Comprehensive Plan.  Given the 
applicants stated intent to subdivide and create the ±16.22 acre site, the project will be buffered on all 
but one side by land within the Hankins Industrial Park.   Staff recommended the Planning 
Commission approve this Special Use Permit application with conditions. 

 
Mr. Wilford Kale asked for clarification on the two driveways. 
 
Mr. Joe Poole, III invited the applicant, Mr. Vernon Geddy, Esq., to approach the podium. 
 
Mr. Vernon Geddy, representing Southern Equipment, discussed their application for a 

special use permit.  He stated the property the plant would be on is a well buffered site and would be 
a small operation with only 5 employees and 4 concrete trucks.  He explained the dust collection 
equipment to be used is 99.8% effective and is regulated by the VA Dept. of Environmental Quality, 
and an erosion and settlement plan as well as a spill and prevention plan that would be in place.  He 
also described the truck wash down area where the water would be collected, recycled and reused. 

 
Mr. Joe McCleary asked for clarification on the size of the operation, wondering if it would 

be equal to the Jack Massie, Inc., operation. 
 
Mr. Vernon Geddy replied it would be smaller. 
 
Mr. Joe Poole, III, asked if the 15 conditions attached to the special use permit were 

acceptable. 
 
Mr. Vernon Geddy replied yes, they were. 

 
Mr. Joe Poole, III, opened the public hearing. 
 
Mr. Tony Dion, resident of 102 Fairmont Drive, in the Mirror Lakes subdivision, stated his 

reasons for opposition to the special use permit and strongly recommended the Planning Commission 
not approve the permit. 

 
Ms. Teresa Hudgins of 111 Knollwood Drive, representing the Stonehouse District Citizen’s 

Association, also stated her concerns regarding the special use permit and recommended the Planning 
Commission not approve the permit. 

 



Hearing no other request to speak, Mr. Joe Poole, III, closed the public hearing.  He 
questioned Mr. Geddy regarding the distance the plant would be from the Mirror Lakes subdivision, 
truck traffic and environmental issues. 

 
Mr. Vernon Geddy replied the shortest distance the plant would be to the subdivision would 

be 1500 feet, that the truck traffic was based on the capacity of the plant and average loads the trucks 
could carry, and the environmental issues were highly regulated by the DEQ and James City County.    
He mentioned that the sand and gravel would be stored in outdoor storage bins, and that all 
aggregates would arrive via trailer trucks. 

 
Mr. Wilford Kale asked if the James City Service Authority was concerned about 

contamination to the well facilities that would be next door. 
 
Ms. Karen Drake explained that the well facilities were raw water and were sent to a 

treatment plant from that location.  Also, she didn’t receive any comments from JCSA expressing 
such concerns. 

 
Mr. Vernon Geddy was asked if the VEDQ permit had been applied for, and he stated it has 

not. 
 
Mr. Wilford Kale asked if there would be a chance of surface or ground water contamination. 
 
Mr. Vernon Geddy stated it would be surface water but there would be a containment system. 
 
Mr. John Hagee made a motion to approve. 
 
Mr. Joe McCleary seconded the motion. 
 
Mr. John Hagee, Mr. Joe McCleary, Mrs. Peggy Wildman and Mr. Joe Poole, III, all stated 

their support for the special use permit.  They felt it was an appropriate use for the property, located 
in a heavy industrial area and supported by the Comprehensive Plan. 

 
  In a roll call vote, motion passed (6-1). AYE: Wildman, McCleary, Hagee, Hunt, Billups, 
Poole (6); NAY: Kale (1).  

 
   

C. CASE NO. ZO-2-03/SO-1-03 Zoning and Subdivision Ordinance Fee Changes . 
  
Mr. Matthew Arcieri presented the staff report. He stated that on March 11, 2003, the Board 

of Supervisors adopted an initiating resolution to consider making fee changes to the zoning and 
subdivision ordinances.  Fees were last reviewed in 1998.  At that time, a detailed study of actual 
costs was prepared.  While most fees were increased, they still fell short of recovering all actual costs.  
Since then there has been a steady increase in costs and staff time associated with review of all case 
types.  In addition, fees have not kept pace with inflation, the costs of advertising public hearing cases 
through the newspapers, and direct mailings to adjacent property owners.  In preparing this proposal 
staff surveyed eleven local governments: Albemarle, Chesterfield, Fauquier, Hampton, Hanover, 
Henrico, Newport News, Richmond, Stafford, Williamsburg & York.  Staff’s recommended increases 
are based on a general comparison with these jurisdictions and will bring fees in line with some of the 
high-growth communities in the Commonwealth.  Even with these proposed increases, the Division 
will still recoup less than 50% of the County’s actual costs. 

 
Mr. Donald Hunt asked when the fee schedule was last reviewed. 
 
Mr. Matthew Arcieri replied in 1998. 
 



Mr. Donald Hunt asked if the fees go into the general fund for the County. 
 
Mr. O. Marvin Sowers, Jr. replied yes, they did.  He explained that staff was asked to bring 

this forward by the Board of Supervisors as part of the budget process. 
 
 Mr. Joe Poole, III, opened the public hearing.  Hearing no other requests to speak, he closed 
the public hearing. 
 
 Mr. Joe Poole, III, and Mr. John Hagee voiced their support for the fee changes. 

 
Mr. John Hagee made a motion to approve. 
 
Mr. Joe McCleary seconded the motion. 
 
Mr. George Billups and Mrs. Peggy Wildman also stated their support for the ordinance 

changes. 
 

In a roll call vote, motion passed (7-0). AYE: Wildman, McCleary, Hagee, Hunt, Kale, Billups, Poole 
(7); NAY: (0).  

 
5. PLANNING DIRECTOR’S REPORT 

 
Mr. Marvin Sowers discussed the upcoming Steering Committee meetings on Land Use 

starting Monday, April 14th.  He encouraged everyone to attend the meetings or watch on TV.  He 
also mentioned the Comprehensive Plan section of the website that included all land use applications 
and links to leave comments. 

 
6. ADJOURNMENT 
 

There being no further business, the April 7, 2003, meeting of the Planning Commission was 
adjourned at 7:58 p.m. 

 
 

______________________    __________________________ 
A. Joe Poole, III, Chairman    O. Marvin Sowers, Jr., Secretary 



 J A M E S   C I T Y   C O U N T Y 
 DEVELOPMENT   REVIEW   COMMITTEE   REPORT 
 FROM: 4/1/2003 THROUGH: 4/30/2003 
 I. SITE PLANS 
 A.   PENDING PRELIMINARY APPROVAL 
 SP-144-98 Williamsburg Pottery Warehouse/Retail Building 
 SP-116-99 New Town, Wmbg./JCC Courthouse SP Amendment 
 SP-087-01 The Vineyards Phs. 3 at Jockey's Neck 
 SP-089-01 Ewell Station Storm Water Management Fac. Mod. 
 SP-100-01 Williamsburg Crossing Frontage Road 
 SP-109-01 Monticello Avenue Extended - SP Amendment 
 SP-116-01 Powhatan Secondary - Ph. 7, Sanitary Sewer Ext. 
 SP-009-02 Hairworks Beauty Salon Parking Space Addition 
 SP-019-02 Williamsburg Plantation Sec 9,10,11 Units 184-251 
 SP-027-02 120' Stealth Tower--3900 John Tyler Highway 
 SP-061-02 Powhatan Plantation Recreation Bldg Amd 
 SP-088-02 Colonial Heritage, Phase 1 Section 2 
 SP-112-02 Ford's Colony Recreation Park 
 SP-129-02 Storage Trailer at Landfill 
 SP-133-02 Busch Corporate Center - Wheat Center 
 SP-140-02 Jamestown Area Water System Improvement 
 SP-001-03 Colonial Heritage 13th Hole Irrigation Pond 
 SP-005-03 Hankins Farm Water and Sewer Extension 
 SP-009-03 Energy Services Group Metal Fabrication Shop 
 SP-013-03 Williamsburg Business Center, Phs. 3, SP Amendment 
 SP-020-03 Jolly Pond Veterinary Hospital 
 SP-021-03 Colonial Heritage, Cross Country Sewer Mains 
 SP-030-03 Old Capitol Lodge Site Plan Amendment 
 SP-033-03 Colonies at Williamsburg Entrance Road 
 SP-035-03 Prime Outlets, Ph. 5-A & 5-B - SP Amendment 
 SP-043-03 Ford's Colony Section 7, Sewer Upgrade 
 SP-044-03 Longhill Grove Apartment Complex 
 SP-045-03 Noah's Ark Vet Hospital SP Amendment 
 SP-047-03 JCSA Well Facilities Erosion Repairs 
 SP-049-03 James River Commerce Center Columbia Drive 
 SP-050-03 Wmbg-Jamestown Airport T-Hanger & Parking Exp. 
 SP-051-03 Ford's Colony Country Club Golf Academy 
 SP-052-03 Kingsmill Access Ramp for Pool Access Bldg. 
 SP-053-03 George Nice & Sons Fill Project 
 SP-056-03 Shell Building - James River Commerce Center 
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 SP-057-03 New Town - William E. Wood Building 
 SP-060-03 Williamsburg Plantation Sec 9,10,11 Units 184-251 
 SP-061-03 Pottery Farmer's Market 
 B.  PENDING FINAL APPROVAL EXPIRE DATE 
 SP-044-02 Ford's Colony, Sect. 31, BMP #1 Regrading Plan  5/ 8/2003 
 SP-050-02 New Town Sec 2 & 4 - Road/Utility Infrastructure  8/22/2003 
 SP-062-02 WindsorMeade Way Road Construction Plan  6/ 4/2003 
 SP-084-02 Colonial Heritage, Phase 1, Section 1 11/25/2003 
 SP-102-02 Powhatan Creek Access Park  9/30/2003 
 SP-104-02 Colonial Heritage, Phase 1, Section 3 & 3A 12/ 2/2003 
 SP-110-02 Ewell Station - Phase II 10/ 7/2003 
 SP-113-02 Ready Mixed Concrete Storage Yard Expansion 10/ 7/2003 
 SP-142-02 George Nice & Sons  2/12/2004 
 SP-144-02 J.W. Crossing, Phase II  2/20/2004 
 SP-002-03 Colonial Heritage Phase 2, Massie Farm Pond Rehab.  2/21/2004 
 SP-010-03 Colonial Heritage Residence Clubhouse  3/ 3/2004 
 SP-015-03 Monticello Woods Community Center  4/10/2004 
 SP-018-03 St. Bede Catholic Church SP Amendment  4/10/2004 
 SP-025-03 New Town Block 2  4/ 9/2004 
 SP-026-03 Schmidt Landscaping  4/10/2004 
 SP-029-03 SunTrust Building Amendment  4/25/2004 
 SP-032-03 Greensprings Apts. & Condos. SP Amendment  4/ 3/2004 
 SP-034-03 Colonial Heritage Sewer Lift Station & Force Main  4/24/2004 
 SP-038-03 Jamestown High School Temp. Classroom Trailers  4/23/2004 
 SP-039-03 Stonehouse Elementary Temp. Classrooms Trailer  4/23/2004 
 SP-040-03 Lafayette High School Temp. Classrooms Trailers  4/23/2004 
 SP-041-03 Clara Byrd Baker Temp. Classroom Trailer  4/23/2004 
 C.  FINAL APPROVAL DATE 
 SP-002-01 JCC HSC Parking Area Expansion  4/25/2003 
 SP-045-02 Powhatan Plantation Maintenance Bldg SP Amend  4/25/2003 
 SP-124-02 King's Way Church Water Line  4/14/2003 
 SP-128-02 Come Scrap with Me Shed  4/ 3/2003 
 SP-132-02 Sprint Generator Placement  4/ 8/2003 
 SP-135-02 Little Creek Phase III Amendment  4/22/2003 
 SP-014-03 McLaws Park  4/11/2003 
 SP-022-03 Christmas Mouse Warehouse Amendment  4/ 4/2003 
 SP-028-03 Hardee's Restaurant Awning SP Amendment  4/28/2003 
 SP-036-03 Colonial Heritage Blvd. Phase 1,  SP Amendment  4/21/2003 
 SP-042-03 Ford's Colony Entrance Landscape Plan Amendment  4/ 7/2003 
 SP-046-03 Busch Gardens Stroller Deck Amendment  4/ 1/2003 
 SP-048-03 Stonehouse Community Church SP Amendment  4/18/2003 
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 SP-054-03 Fairways Villas SP Amendment  4/25/2003 
 SP-055-03 Busch Gardens-Ireland Freezer Relocation SP Amend.  4/23/2003 
 SP-058-03 District Park Sports Complex Press Box  SP Amend.  4/24/2003 
 SP-059-03 Faith Fellowship Assemly of God - Picnic Canopy  4/28/2003 
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 II. SUBDIVISION PLANS 
 A.   PENDING PRELIMINARY APPROVAL 
 S-062-98 Ball Metal Conservation Easement 
 S-104-98 Skiffes Creek Indus. Park, VA Trusses, Lots 1,2,4 
 S-013-99 JCSA Mission Bank ROW Acquisition 
 S-074-99 Longhill Station, Section 2B 
 S-110-99 George White & City of Newport News BLA 
 S-091-00 Greensprings West, Plat of Subdv Parcel A&B 
 S-032-01 Subdivision and BLE Plat of New Town AssociatesLLC 
 S-077-01 Ford's Colony - Section 32 (Lots 72-78, 93-129) 
 S-008-02 James F. & Celia Ann Cowles Subdivision 
 S-031-02 Bruce's Super Body Shop, Lot 2 subdivision 
 S-052-02 The Retreat--Fence Amendment 
 S-068-02 Forrest Lee Hazelwood BLA 
 S-084-02 Skiffes Creek BLE Lots 2 & 3 
 S-086-02 The Vineyards Phase 3 BLA Lots 1, 5-9, 52 
 S-099-02 Ford's Colony Section 30 - Sanitary Sewer Amend. 
 S-100-02 Richardson's Mill Sec. 1 
 S-113-02 Martin Farm Estates 
 S-008-03 Norge-Fenton Mill BLA 
 S-016-03 Governor's Land Lots 12 & 13 BLA 
 S-019-03 Lake Powell Pointe Phase 4 
 S-020-03 114 Howard Drive 2 Lot Subdivision 
 S-021-03 Stonehouse Section 2-C Easements 
 S-024-03 Ellis Property BLA 
 S-025-03 Stonehouse - Richardson's Mill, Sect. 2 Lots 34-37 
 S-026-03 P.W. Development, Inc. 
 S-027-03 Stonehouse - Parcel A Plat 
 S-028-03 Wexford Hills Phase 1-I, Lots 27, 28 & 32 
 S-029-03 Wexford Hills Phase 3B 
 S-030-03 Stonehouse, Richardson's Mill, Sect. 2, Lt. 24-27 
 S-031-03 Busch Properties Inc./Wilde BLA 
 S-032-03 Greensprings Apts & Condos--JCSA Easement Plat 
 B.  PENDING FINAL APPROVAL EXPIRE DATE 
 S-034-00 The Pointe at Jamestown, Phase 2  6/ 5/2003 
 S-058-00 Powhatan Secondary, Phase 7-A 10/ 2/2003 
 S-037-01 Wellington Section 2 & 3 Construction Plans  5/ 7/2003 
 S-101-01 Greensprings West, Phase 4A 12/17/2003 
 S-027-02 Stonehouse, Lisburn, Sect. 5-A, Construction Plans  5/ 6/2003 
 S-037-02 Village Housing at the Vineyards, Phase III  5/10/2003 
 S-039-02 Powhatan Secondary, Phase 6-C  5/ 8/2003 
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 S-045-02 The Pointe at Jamestown Section 2-A  5/30/2003 
 S-057-02 Colonial Heritage - Phase 1, Section 1 11/25/2003 
 S-063-02 Colonial Heritage, Phase 1, Section 2 12/ 2/2003 
 S-073-02 Colonial Heritage, Phase 1, Sections 3 & 3A 12/ 2/2003 
 S-076-02 Marion Taylor Subdivision 10/ 3/2003 
 S-083-02 Toano Auto Parts BLA 10/ 9/2003 
 S-091-02 Williamsburg Landing BLA 11/ 3/2003 
 S-094-02 Powhatan Secondary Phase 7-C 12/30/2003 
 S-101-02 Sheldon Properties, L.L.C. 12/13/2003 
 S-103-02 Alex Harwood Subdivision BLA 12/15/2003 
 S-107-02 Greensprings West, Phase 3-C  1/13/2004 
 S-108-02 Scott's Pond, Section 3  1/13/2004 
 S-112-02 Kensington Woods  2/ 6/2004 
 S-001-03 Ford's Colony Sec 1 Block D Lots 2A, 2B, 2 & 3 BLE  1/16/2004 
 S-003-03 Ford's Colony/Realtec Properties BLA  2/21/2004 
 S-007-03 Stonehouse,  Richardson's Mill Sec. 2  3/20/2004 
 S-012-03 Colonial Heritage Blvd. - Private ROW  3/20/2004 
 S-015-03 Season's Trace Winter Park Lots 51-74  4/15/2004 
 S-022-03 New Town - Block 2, Parcel B  4/18/2004 
 C.  FINAL APPROVAL DATE 
 S-023-02 Stonehouse, Mill Pond Run ROW  4/ 3/2003 
 S-024-02 Stonehouse, Fieldstone Parkway ROW - BLA  4/ 4/2003 
 S-051-02 Ford's Colony, Section 12  4/15/2003 
 S-071-02 Stonehouse Commerce Park- ROW extension & realign  4/ 7/2003 
 S-013-03 Mulberry Place Lots 25 & 26 BLA  4/28/2003 
 S-014-03 New Town - Casey Office BLA  4/ 9/2003 
 S-017-03 Lake Powell Forest Phase 5  4/11/2003 
 S-023-03 Longhill Gate ROW Vacation and Abandonment  4/ 2/2003 
 D.  EXPIRED EXPIRE DATE 
 S-030-02 Waterford at Powhatan Sec., Ph. 33, BLA  4/ 9/2003 
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Rezoning-2-03/Master Plan-1-03. Hiden Property Proffer Amendment
Staff Report for May 5, 2003, 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
Planning Commission: April 7, 2003 - 7:00 p.m.  Building C Board Room (deferred)

May 5, 2033 - 7:00 p.m.  Building C Board Room
Board of Supervisors: June 10, 2003 - 7:00 p.m.  Building C Board Room (tentative)

SUMMARY FACTS
Applicant: Vernon M. Geddy, III

Land Owner: Robert M. Oliver, Powhatan Crossing, Inc.

Proposed Use: The applicant wishes to amend the existing proffers to permit 400 age restricted
units in place of the 350 approved timeshares on the southern portion of the
property.

Location: 4100 Monticello Avenue (South of Monticello Woods), Powhatan District

Tax Map/Parcel No.: (37-4)(1-10); (37-3)(1-9)

Primary Service Area: Inside

Parcel Size: 218.3 acres

Existing Zoning: PUD-R, Planned Unit Development, Residential

Comprehensive Plan: Low Density Residential
Conservation Area

Surrounding Zoning: North: Monticello Woods, PUD-R, Planned Unit Development, Residential
West: Greensprings, R-4, Residential Planned Community
East: Powhatan Plantation, PUD-R, Planned Unit Development, Residential

Powhatan Crossing, R-1, Limited Residential
South: R-8, Rural Residential

Staff Contact: Matthew Arcieri Phone: 253-6685

RECOMMENDATION

Staff finds the revised proffers and master plan are consistent with surrounding development and zoning and the
Comprehensive Plan.  Staff believes that the cash proffers proposed sufficiently address impacts, including water,
of the additional fifty units.  Finally, the proposal has addressed the recommendations of the Powhatan Creek
Watershed Study and the environmental protections afforded by this proposed plan exceed that provided under
the current approved plan.  Staff therefore recommends approval of this case.
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Description of Project

Mr. Vernon Geddy, III on behalf of Powhatan Crossing, Inc. has applied for a Master Plan Amendment and
rezoning for the Hiden Property site from PUD-R, Planned Unit Development, Residential, with proffers, to PUD-
R, Planned Unit Development, Residential, with amended proffers.  Approval of the proposal would permit the
development of 400 age restricted units on the southern portion of the property in place of the approved 350
timeshares.  Of the 400 units, 275 would be single family units and the remaining 125 would be multi-family
units. The proposed overall density for the southern property under this proposal is increased from 3.46 dwelling
units per acre to 3.7 dwelling units per acre.

No changes are  proposed for the northern portion of the property and, unless otherwise noted, descriptions and
analysis throughout the remainder of this report deal only with the southern property.

History

On November 12, 1997, the Board of Supervisors approved rezoning the 388 acre Hiden property from R-8, Rural
Residential, to PUD-R, Planned Unit Development, Residential, with proffers.  Construction  of Monticello
Avenue extended bisected the property into a northern portion of approximately 170 acres and a southern portion
of approximately 218 acres.  On the northern portion, the approved proffers allow the development of 150 single
family detached units.   The approved proffers allow for construction of 350 timeshare units on the southern
property.  Since approval, development of the Hiden property has occurred only on the northern portion known
as the Monticello Woods community.

This case was deferred by the Planning Commission at the April 7, 2003, meeting in order to allow time for staff
and the applicant to address outstanding issues regarding this proposal.  

Proffers

The following has been proffered by the applicant. Staff finds that the voluntary proffers offset potential impacts
of the additional fifty units. Staff comments on specific proffers appear when warranted and are further evaluated
throughout the rest of this report.

1. Density: The northern portion of the property (Monticello Woods) remains unchanged from the approved
proffers and will contain 150 single family dwelling units.  The southern portion of the property will
contain 400 dwelling units rather than 350 timeshares.  These units will be age restricted to persons fifty-
five years of age or older.

2. Road Improvements: The owner will contribute $2,800 for each of the first 250 lots or units on both the
northen and southern property for a total contribution of $700,000.  This proffer remains unchanged from
the approved proffers and the owner has currently paid this proffer for 52 lots in Monticello Woods.

3. Traffic Signal: The owner will install a traffic signal at the request of VDOT and the County.  This
proffer remains unchanged from the approved proffers. In addition, the owner will conduct an updated
traffic signal warrant analysis at 75% buildout.

4. Monticello Avenue Greenbelt: A 150 foot greenbelt is designated along both sides of Monticello Avenue.
This proffer remains unchanged from the approved proffers

5. Environment Protections: The owner will grant, free of charge, a conservation easement on 147.8 acres
(68% of the property) to the Williamsburg Land Conservancy or the County.  This proffer remains
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unchanged from the approved proffers although the percent of the property protected by the easement
has increased in order to satisfy the recommendations of the Powhatan Creek Watershed Management
Plan.  Stormwater runoff from all paved areas or buildings over 150 square feet must go into a BMP.

6. Greenway: As under the approved plan, the owner will grant the County an easement as shown on the
Master Plan for the County to construct a greenway.  As part of this proposal, the owner will grant the
County parking opportunities for the general public to access the greenway.

7. Recreation: As under the approved plan, the owner will provide recreational areas of at least 2.5 acres
with the location and design subject to review and approval by the Development Review Committee.
Upon final subdivision or site plan approval of 235 units, the owner will contribute $19,600 to the County
for recreation capital improvements.  Upon final subdivision or site plan approval of 100 lots on the
northern property (Monticello Woods), the owner will contribute $14,200 to the County for recreation
capital improvements.  These monies may be used toward construction of the proffered greenway.

8. Cash Contributions for Community Impacts:
a. Water: The owner will contribute $750 for each of the first 50 lots on the southern property for

a total contribution of $37,500.
b. General Impacts : The owner will contribute $700 for each of the first 50 lots on the southern

property for a total contribution of $35,000.
c. Powhatan Creek Impacts : The owner will contribute $500 for each of the first 50 lots on the

southern property for a total contribution of $25,000.

A total of $97,500 is proffered to mitigate the impacts of the additional fifty units and impacts on
Powhatan Creek.

9. Water Conservation: As part of the revised proffers, the owner will develop and enforce water
conservation standards to be submitted and approved by the JCSA.

Surrounding Zoning and Development

The surrounding property has a variety of residential uses. Directly north is Monticello Woods, which is part of
the original Hiden rezoning and is zoned PUD-R, Planned Unit Development, Residential.  Powhatan Plantation
timeshares are due east of the property in an area zoned PUD-R, Planned Unit Development, Residential.
Powhatan Crossing subdivision is on the southern end of the property’s eastern boundary. It is a low density
residential subdivision zoned R-1, Limited Residential. The property to the west across the mainstem of Powhatan
Creek is part of Greensprings Plantation and contains a golf course, timeshares and single family homes.
Greensprings across the mainstem of Powhatan Creek is zoned R-4, Residential Planned Community.  The
southern portion of the property is adjacent to undeveloped R-8, Rural Residential Property.  These parcels have
access onto Powhatan Springs Road, Ingram Road and John Tyler Highway.

Properties zoned PUD-R, Planned Unit Development, Residential are required to maintain a fifty foot perimeter
buffer with adjacent properties.  In addition, the owner has proffered a 100 foot buffer between the southern
property and the Powhatan Crossing community.

Physical Features and Environmental Considerations

The  218.3 acre southern portion of the Hiden Property is bordered on the west by Powhatan Creek.  While there
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are timbered upland areas suitable for development, much of the site contains broad, forested wetlands and areas
subjected to periodic inundation by the creek.  These features  plus areas of steep slopes render 111.2 acres or
50.9% of the property non-developable.  Most of the environmentally sensitive areas would be placed in a
conservation easement and conveyed to the County or another approved land conservation entity. 

Of the remaining 107.1 acres, 54.5 will be developed for residential use.  This represents 25% of the total
property.  The remainder of the developable area will be part of buffers along Powhatan Creek, Monticello
Avenue and adjacent properties.  By definition, projects in the PUD-R, Planned Unit Development, Residential
district must leave 35% of the gross area as open space.  This proposal leaves 75% of the property as open space.

A phase one archaeological study of the property has been conducted and accepted by the County per the
conditions of the existing proffers.  Although the study noted the “extremely high likelihood” that a number of
prehistoric campsites are located along the edge of Powhatan Creek, these areas have been protected by the 100
foot resource protection area (RPA) buffer.  The expanded RPA buffer proposed by the applicant as part of the
amended master plan will offer further protection to any sites.

Powhatan Creek Watershed Study

The 22 square mile Powhatan Creek watershed, which discharges into James River near Jamestown Island, is a
state and national treasure with its historic past and present biodiversity.  It was recently ranked as having the
greatest significance in biodiversity among natural areas in the Lower Peninsula of Virginia.  Rare, threatened,
and endangered plants such as the small whorled pogonia and Virginia least trillium are found here.  The creek
is a bald eagle habitat and an important heron nesting area.  Continued development pressures, however, threaten
the vitality of the watershed.  In November 2001, Development Management completed a watershed study for
Powhatan Creek to help prevent further degradation of water quality and maintain the high quality of streams and
sensitive areas using land use, conservation tools, and stormwater management.  The James City County Board
of Supervisors approved, in concept, adoption of the eight goals and 21 priorities associated with the draft
Powhatan Creek Watershed Management Plan by resolution dated February 26, 2002.

Recommendations of the Powhatan Creek Watershed Management Plan for this property (located along the non-
tidal mainstem of the Powhatan Creek) are:

! Increase the width of mainstem buffers to 300 feet to preserve contiguous forest and prohibit invasive
species;

! Allow for clustering - maintaining the same density to increase preservation of the mainstem contiguous
forest without reducing the number of units built by the developer; and

! Limit impervious cover.

The applicant states that this proposal addresses the requirements of the Powhatan Creek Watershed Management
Plan by offering the following benefits:

! The incorporation of stormwater management facilities/best management practice designed to honor
James City County’s stormwater management goals, and maintain high stream quality;

! Reserving 100 foot RPA buffers along Powahatan Creek; and
! Reserving buffers adjacent to headwater streams of the Powhatan Creek (RPA extensions).

In addition the proposal provides expanded RPA buffers along Powhatan Creek where possible.  Providing the
full 300 foot expanded buffer along Powhatan Creek would severely limit the owner’s ability to develop this
property.  Working with Development Management, the owner has provided an expanded buffer along much of
the site.  One critical area on the property for an expanded buffer is along the northern reaches of Powhatan Creek
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where developable areas come close to open water.  Here the expanded buffer is vital to providing additional
forested habitat at times when water levels in the Creek are high.  The proposal includes expanded buffers in these
areas varying from an average of 200 feet to an average of 300 feet. 

The applicant has proffered a cash contribution of $25,000 ($500 for the first fifty units) to be used for off-site
stream restoration and stormwater management to help offset the impact of not being able to implement the full
300 foot buffer along Powhatan Creek.  This proffer money may be used toward restoration of a 3,000 foot long
offsite stream channel which is upstream of the project but in severe need of restoration.  While $25,000 will not
fully fund the restoration, staff believes it is a reasonable pro rata contribution.

The James City County Environmental Division has reviewed the amended proffers and Master Plan and agree
that the proposal meets the objectives of the Powhatan Creek Watershed Study.  In summary, the environmental
protections afforded by this proposed plan exceed that provided under the current approved plan.

Traffic Impacts

According to the traffic study submitted by the applicant, the 350 timeshares approved for the southern portion
of the property would generate 2,051 vehicle trips per day.  The 400 proposed residential units would generate
3,828 vehicle trips, an increase of 87%.  Despite this increase, the traffic study shows that the through lanes on
Monticello Avenue will operate at a Level of Service B.

The applicant’s traffic study also states these trip generation numbers are high given that the development will
be age  restricted.  This is based on a comparison with Ford’s Colony which, with its older residential character,
has shown approximately 60% of conventional single family trip generation.  At a 60% trip generation rate, the
increase in traffic from 350 timeshares to 400 age-restricted units is 12%.  The Virginia Department of
Transportation has reviewed this analysis and does not accept the 60% reduction.  VDOT has also noted they will
require a new traffic impact study be submitted with subdivision plans.

The applicant’s traffic consultant has provided additional traffic generation counts from the Heritage Hunt age-
restricted community in Prince William County.  At the time the counts were taken 745 units had been occupied
on this project.  The traffic counts taken for this project indicated that Heritage Hunt generated about 25% of
conventional single family trip generation. 

Although the applicant has proffered installation of a traffic signal if required by VDOT and the County, given
that Monticello Avenue is a major east-west thoroughfare, installation of a signal would be detrimental to traffic
flow on this road and impair intercounty mobility.  The traffic signal warrant analysis submitted by the applicant
shows that signal warrants are met only by 100% percent trip generation and only for the peak hour warrant.
Using the 60% rate, the traffic counts do not come close to warranting a traffic signal nor is a signal likely to be
warranted under the approved timeshares.  Given the uncertainty surrounding these counts, the applicant has
proffered conducting a traffic signal warrant analysis at 75% buildout using actual traffic counts.  However,
development could still proceed beyond that point, resulting in the need for a signal should traffic generation be
higher than the 60% rate.

Based on the information provided by the applicant regarding traffic generation at other age restricted
communities, staff accepts that the proposal will generate less traffic than a non age-restricted development and
is not likely to require installation of a traffic signal.

Public Utilities
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The property is located inside the Primary Service Area and will be served by public water and sewer.  Water
service would be provided by the 12 inch water main located along Monticello Avenue.  An interconnection with
the existing water system of Powhatan Crossing is also planned.  The water models submitted with this
application indicate there is sufficient water capacity for this proposal. Sewer connections will be made into the
existing 21 inch gravity sewer paralleling the eastern bank of Powhatan Creek.    This sewer line terminates at
Lift Station 1-2.  Renovations already underway to this station as well as the completion of the 30 inch Monticello
Avenue force main will provide adequate sewer capacity.

The applicant’s analysis of the water demand for 350 timeshares versus 400 age-restricted units  identifies a 10%
reduction in water demand.  This is due to each housing unit using 225 gallons per day (based on the usage
assumed with the Colonial Heritage project) versus the 300 gallons per day used by a timeshare.  The proposal
also assumes that all single family lots will be irrigated.  The applicant has proffered  water conservation measures
to be approved by JCSA prior to subdivision or site plan approval.

The applicant is also proffering$37,500 ($750 for the first fifty units)  to mitigate the impacts on the water supply
of developing the additional fifty units on the property.  This proffer amount of $750 per unit is identical to the
amount proffered by Colonial Heritage.

Fiscal Impacts

Based on the fiscal impact analysis submitted by the applicant, the proposed age restricted community, primarily
due to the lack of school age children, would result in a net fiscal benefit to the County.  In addition, the project
would provide a higher fiscal benefit than the approved 350 timeshares.  A comparison of total positive benefits
through the eight year projected buildout is as follows:

Net Fiscal Impacts - Age Restricted versus Timeshare

Year 2 Year 4 Year 6 Year 8

400 Age Restricted Units $287,000 $618,000 $962,000 $1,039,000

350 Time Share Units $169,000 $506,000 $514,000 $524,000

On a per unit basis, after buildout a timeshare will generate a positive $1,500 net fiscal impact while the proposed
age- restricted units generate a positive $2,600 net fiscal impact.  James City County Financial and Management
Services has reviewed the Fiscal Impact Statement submitted with these applications and agrees that lack of
school children results in a positive fiscal benefit.

The applicant is also proffering$35,000 ($700 for the first fifty units)  to mitigate impacts on County emergency,
library and other services generated by developing an additional fifty units on the property.  This proffer amount
per unit is generally based on the amount proffered by Colonial Heritage.

Comprehensive Plan

The majority of the Hiden Property is designated Low Density Residential on the 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,
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a residential development with greater density than one unit per acre is not recommended unless it offers
particular benefits to the community.  Examples of such benefits include mixed-cost housing, affordable housing,
unusual environmental protection, or development that adheres to the principles of open space development
design.  Such design may include maintaining open fields, retaining natural vegetative buffers around water
bodies or wetlands, preserving historic sites, creating adequate recreational areas, designing effective pedestrian
circulation to include trail systems, and ensuring that the common land adjoins open space on adjacent parcels.
Examples of acceptable land uses within this designation include single-family homes, duplexes, cluster housing,
recreation areas, schools, churches, community-oriented public facilities, and very limited commercial
establishments.

The applicant states that this proposal meets the criteria for a density higher than one dwelling unit per acre by
offering the following benefits:

! A development that provides large areas of open space throughout the development;
! A development that retains natural vegetative buffers around water bodies and wetland

environments;
! A development that provides recreational amenities for this community;
! A development that provides common lands that neighbor open spaces located on adjacent

parcels;
! A development that is harmonious with surrounding land developments; and
! A development which meets the definition of a “residential cluster development.”

Portions of the property adjacent to the Powhatan Creek are designated as Conservation Area.  Conservation areas
are critical environmental areas where ordinary development practices would likely cause significant
environmental damage.  Lands surrounding or adjacent to conservation areas can also be sensitive, and
development of these lands should consider negative impacts and methods to mitigate or eliminate these impacts.
Wetlands, marshes, flood hazard areas, steep slopes, critical plant and wildlife habitats, and stream banks are types
of conservation areas.   Lands designated for conservation are intended to remain in their natural state.  Examples
of preferred land uses include hunting and fishing clubs, fish and game preserves, parks, and other open space
that complement the natural environment.

The Comprehensive Plan also designates Monticello Avenue as a Community Character Corridor.  Through
proffers, this proposal provides the recommended 150' greenbelts along both sides of the road. 

Staff finds this proposal consistent with the Low Density Residential and Conservation Area designation of the
Comprehensive Plan.

Recommendation

Staff finds the revised proffers and master plan are consistent with surrounding development and zoning and the
Comprehensive Plan.  Staff believes that the cash proffers proposed sufficiently address impacts, including water,
of the additional fifty units.  Finally, the proposal has addressed the recommendations of the Powhatan Creek
Watershed Study and the environmental protections afforded by this proposed plan exceed that provided under
the current approved plan.  Staff therefore recommends approval of this case.



Z-2-03/MP-1-03, Hiden Property Proffer Amendment
Page 8

_________________________
Matthew D. Arcieri

Attachments:
1. Location Map
2. Proffers
3. Memo from Dexter Williams to Richard Costello dated April 30, 2003
4. Master Plan (separate)























































PLANNING DIRECTOR’S REPORT 
MAY 2003 

 
This report summarizes the status of selected Planning Division activities during the last 30 days. 
 
1.  New Town DRB Cases. The New Town Design Review Board reviewed a conceptual plan and 

design guidelines for WindsorMeade Marketplace.   
 
2. Comprehensive Plan Update. In April, the Comprehensive Plan Steering Committee completed its 

review of the Housing section.  The Steering Committee began its review of the Land Use section 
on April 14.  On April 21, Staff and the Comprehensive Plan consultant Mr. Milton Herd gave 
recommendations on the Land Use Change Applications.  The April 28 meeting of the Steering 
Committee was dedicated to applicant and public comment on the Land Use Change Applications. 
 The review of the Land Use section will be completed in May.  The Steering Committee remains 
on schedule to deliver the full Comprehensive Plan to the Planning Commission in July 2003. 

  
3. CMAQ and RSTP Allocations.  HRPDC has begun the process to allocate CMAQ and RSTP 

transportation funds for FY2004, FY2005 and FY2006.  Project proposals are due June 1st, 2003.  
The County has been successful in receiving these funds in the past for Route 199, Route 199 
and Route 31 Intersection, Route 60 relocation and bikeways. 

 
4. VAPA Award.  In Richmond last week representatives from the JCC Planning Staff and the 

Comprehensive Plan Community Participation Team were presented with the 2003 Public 
Awareness Award from the Virginia Chapter of the American Planning Association (VAPA).  This 
award is given to a public or private entity for a project which has been effective in informing and 
education the general public about planning. The Community Participation Team was the sole 
winner of the award from a competitive field of statewide candidates. 

 
5. Subdivision and Zoning Fee Changes.  The Board of Supervisors approved an ordinance at its 

April 22, 2003 meeting revising fees for subdivisions, rezoning, special use permits, site plans, 
and sign permits. These changes will take effect July 1, 2003.      

 
6. Other Board Action.  At its April 8th meeting, the Board of Supervisors approved Case No. SUP-4-

03, Hankins Farm Water and Sewer Extension.  For Case No. SUP-10-03, Leighton-Herrmann 
Subdivision, the public hearing was opened and continued until May 13.  At its April 22nd meeting, 
the Board of Supervisors approved Case Nos. SUP-5-03 through SUP-8-03, Temporary 
Classroom Trailers. 

 
7.  Upcoming Cases.  New cases that are tentatively scheduled for the June 2, 2003, Planning 

Commission meeting. 
 
 SUP-11-03.  AJC WOODWORKS. Mr. Tony Casanave has applied for a Special Use Permit to 

construct and operate a woodworking shop behind a dwelling at 8305 Richmond Road, Toano, 
Virginia.  The property is zoned General Agricultural and can be further identified as Parcel (1-3) 
on the JCC Real Estate Tax Map ( 12-4). 

 
 
 
 

____________________________ 
O. Marvin Sowers, Jr. 
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