
A G E N D A
ISLE OF WIGHT COUNTY PLANNING COMMISSION

July 26, 2022
 

1. CALL TO ORDER

INVOCATION

PLEDGE OF ALLEGIANCE

2. ROLL CALL/DETERMINATION OF A QUORUM

BRIAN CARROLL, CHAIRMAN
BOBBY BOWSER, VICE-CHAIRMAN
CYNTHIA TAYLOR
JAMES FORD
THOMAS DUERIG
JENNIFER S. BOYKIN
GEORGE RAWLS
THOMAS J. DISTEFANO

3. ACTION ON REQUESTS TO WITHDRAW OR TABLE PENDING AGENDA
ITEMS

4. APPROVAL OF AGENDA

5. CONSENT AGENDA

A. JUNE 28, 2022 REGULAR MEETING MINUTES

B. JULY 21, 2022 ACTION LIST BOARD OF SUPERVISORS

6. CITIZENS' COMMENTS

7. PUBLIC HEARINGS

A. ROYAL FARMS CONVENIENCE STORE AND GASOLINE STATION CUP
REQUEST
Application of Royal Farms, applicant, and James River Crossings, Inc., property
owner, for a conditional use permit (CUP-11-21) for a Royal Farms convenience store
and gas station on 5.11 acres located on the east side of Carrollton Boulevard (Rte. 17)
on property with tax map number 34-01-070E.  The property is in the Conditional –
General Commercial zoning district.

8. OLD BUSINESS

9. NEW BUSINESS

A. KESSLER SUBDIVISION ORDINANCE WAIVER REQUEST
The application of Bill and Sandra Kessler, owners, for a waiver to Section 3.2.4.A.4 
and Section 5.9.1.C of the Subdivision Ordinance. The purpose of the application is to
seek a waiver to allow a family member transfer from tax map parcel 59-01-017C on a
private easement that serves two existing lots.



B. AUVIL SUBDIVISION ORDINANCE WAIVER REQUEST
The application of Sheila Auvil, owner, for a waiver to Section 3.2.4.A.4 and Section
5.9.1.C of the Subdivision Ordinance. The purpose of the application is to seek a
waiver to allow a family member transfer from tax map parcel 03-03-001 on a private
driveway not built to public standards which serves more than two lots.

C. COUNTY ATTORNEY'S REPORT

D. PLANNING DIRECTOR'S REPORT

10. CLOSED MEETING

11. ADJOURNMENT



PLANNING REPORT
ATTACHMENTS:

Description Type Upload
Date

JUNE 28, 2022 REGULAR MEETING
MINUTES Cover Memo 7/20/2022



MINUTES OF THE MEETING OF THE ISLE OF WIGHT COUNTY 
PLANNING COMMISSION HELD ON THE TWENTY-EIGHTH DAY OF 

JUNE IN THE YEAR TWO THOUSAND AND TWENTY-TWO 
 
 
CALL TO ORDER 
 
Brian Carroll, Chairman, called the Isle of Wight County Planning Commission meeting to order 
at 6:00 PM on June 28, 2022, in the Board of Supervisors Room at the Isle of Wight County 
Courthouse, Isle of Wight, Virginia.  
 
 
INVOCATION 
 
Commissioner Duerig delivered the invocation.  
 
 
PLEDGE OF ALLEGIANCE 
 
Chairman Carroll invited everyone present to join in the Pledge of Allegiance. 
 
 
ROLL CALL/DETERMINATION OF A QUORUM 
 
PRESENT 
Brian Carroll, Chairman 
Bobby Bowser, Vice-Chairman 
James Ford 
Thomas Duerig 
George Rawls 
Thomas Distefano 
 
A quorum was determined. 
 
ABSENT 
Cynthia Taylor 
Jennifer S. Boykin 
 
ALSO IN ATTENDANCE 
Robert W. Jones, Jr., County Attorney 
Amy Ring, Community Development Director 
Jeryl Phillips, Assistant Director of Planning and Zoning 
Trenton Blowe, Planner 
Jamie Oliver, Transportation Manager  
Amanda Landrus, Secretary 
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ACTION ON REQUESTS TO WITHDRAW OR TABLE PENDING AGENDA ITEMS 
 
Chairman Carroll asked if there were any requests to table or withdrawal agenda items.  Amy Ring, 
Community Development Director, stated there were no requests. 
 
 
APPROVAL OF AGENDA 
 
Chairman Carroll called for a vote to approve the agenda. Commissioner Bowser made a motion 
to approve the agenda.  Commissioner Duerig seconded the motion.  Chairman Carroll asked for 
all in favor to signify by saying aye. The motion passed unanimously. 
 
 
APPROVAL OF CONSENT AGENDA 
 
Chairman Carroll called for a vote to approve the consent agenda. Commissioner Bowser made a 
motion to approve the consent agenda.  Commissioner Duerig seconded the motion. Chairman 
Carroll asked for all in favor to signify by saying aye. The motion passed unanimously. 
 
 
CITIZENS’ COMMENTS 
 
Chairman Carroll opened the floor for any citizen comments. There being no comments, 
Chairman Carroll closed citizen comments. 
  
PUBLIC HEARINGS  
 
Chairman Carroll called for the public hearing on the following application: 
 

Application of Anthony Landes and Derek Joyner, applicants, and Vincent Carollo, 
property owner, for a conditional use permit (CUP-9-21) to establish a private club, 
specifically a sports club, on property located at 14353 Benns Church Boulevard (Rte. 
10) with tax parcel number 32-01-093. The property is in the Conditional-Suburban 
Residential zoning district.  
 

Trenton Blowe, Planner, gave and overview by giving the following PowerPoint presentation. 
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Chairman Carroll opened the public hearing and invited the applicant to speak. 
 
Derek Joyner, 15765 Breezy Hill Lane, Smithfield, and Nick Hess, 223 S. Church Street, 
Smithfield, stated they wanted to provide a location for the youth of the community to train for 
baseball, soccer, softball, and gymnastics as well as have use of the field for practices.  
 
There being no public comments, Chairman Carroll closed the public hearing and called for 
conversation from the Planning Commission. 
 
Commissioner Distefano asked for clarification on the capacity for the training sessions, if the 
twenty-five was participants only or total and if training sessions could run concurrently. 
 
Trenton Blowe stated that the parking is based on maximum occupancy and without major 
improvements, the facility would not be able to allow for the extra parking. Mr. Blowe stated the 
training sessions would run separately. 
 
Commissioner Rawls asked about the parking for the daycare center. 
 
Trenton Blowe stated the daycare and the sports complex have alternate schedules. 
 
Commissioner Bowser asked what the membership consists of. 
 
Nike Hess stated the beginner session is one to two days a week, and the advanced sessions are 
five days a week. Mr. Hess added there is one membership per family. 
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Commissioner Distefano asked if the County is trying to regulate the amount traffic and cars 
with the twenty-five-person limit, and if the county could put the regulation on the number of 
cars versus the occupancy. 
 
Trenton Blowe stated the reason for the condition was the County’s ordinance addressing 
parking by maximum occupancy. 
 
Amy Ring added that this limit was placed to prevent the applicant from having to do additional 
improvements for parking as well as VDOT’s requirement for a turn lane.  No limit on 
participants and membership may trigger the need for these improvements.  
 
Commissioner Rawls asked what the current number of parking spaces are there now. 
 
Nick Hess stated there are 36 total parking spaces. 
 
Chairman Carroll stated he expects this business to grow and shares the concern with the limit on 
the occupancy.  
 
Ms. Ring stated that increasing the occupancy would require VDOT review. 
 
Commissioner Ford asked how these requirements are regulated. 
 
Ms. Ring stated it is on an honors system unless there is a complaint, and then staff would 
investigate. 
 
Commissioner Ford believes this would be a benefit to the community but is concerned with how 
it will be regulated and just left to the honor system. 
 
Derek Joyner stated a baseball training session would have ten to twelve participants and 
gymnastics would have ten, totaling twenty-two total participants. Mr. Joyner added that the 
parents typically drop their kids off and return to pick up which creates no issues as far as 
parking.  
 
Commissioner Distefano asked if the wording of the condition could be changed to state twenty-
five participants instead of the current twenty-five people. 
 
Commissioner Distefano made the motion to recommend approval of the Conditional Use Permit 
to the Board of Supervisors with the recommendations of staff to include the modification of 
condition number two to state twenty-five participants instead of twenty-five people. 
Commissioner Ford seconded the motion, which was adopted with Commissioners Bowser, 
Distefano, Duerig, Ford, Rawls and Carroll voting in favor of the motion, an no Commissioners 
voting against the motion (6-0).  
 
Motion was carried and will go to the Board of Supervisors on July 21, 2022. 
 
Chairman Carroll called for the public hearing on the following application: 
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Application of Curtis Contracting, Inc., applicant, and Whitley-Hawkins Holdings, LLC, 
property owner, for approval of conditional use permit (CUP-6-21) to expand an existing 
resource extraction use, specifically a sand borrow pit, on eleven acres located at 32083 
Airport Drive on properties with tax map numbers 68-01-001 and 68-02-002. The 
property is in the Rural Agricultural Conservation zoning district. 

 
Jeryl Phillips, Assistant Director of Planning and Zoning, gave and overview by giving the 
following PowerPoint presentation. 
 
 

 
 
 

 

Whitley Hawkins Borrow Pit 
Expansion Condi�onal Use Permit 

(CUP-6-21) Request

Planning Commission Regular Mee�ng
June 28, 2022
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Chairman Carroll opened the public hearing and invited the applicant to speak. 
 
William Riddick, legal representation for applicant, stated purpose for this application is for 
sand, particularly for the highway project and VDOT repair work. Mr. Riddick added with the 
increase in fuel prices it is important to have raw material near where the work is being done at. 
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William Riddick stated this site has been used since 1945. Mr. Riddick addressed the concern of 
the fuel tanks, and stated they do not belong to the applicant, and he intends to remove them and 
replace them with tanks that meet current code. Mr. Riddick asked if the option to remove those 
fuel tanks can be added to the conditions. 
 
There being no public comments, Chairman Carroll closed the public hearing and called for 
conversation from the Planning Commission. 
 
Commissioner Rawls asked about the location of the cemetery in relation to the location of the 
borrow pit expansion.  
 
Amy Ring stated the pit is to the north of where the cemetery is located. Ms. Ring added there 
has never been a formal delineation for the cemetery, and the limits are not identified and to be 
safe, it is required to have those limits marked so that equipment operators know where those 
limits are. 
 
Commissioner Rawls also shared his concern with family members having access to the 
cemetery. 
 
Andy Curtis owner of Curtis Contracting, PO Box 769, West Point, VA 23181, stated the gate to 
the property will always be locked when not being operated, and someone can call if access is 
needed during non-working hours. 
 
Commissioner Rawls asked if there could be a sign placed by the gate with the information on 
who to call. 
 
Andy Curtis said he would be happy to install a sign. 
 
Commissioner Deurig made the motion to recommend approval of the Conditional Use Permit 
the Board of Supervisors with the recommendations of staff to include installation of the sign at 
the gate. Commissioner Ford seconded the motion, which was adopted with Commissioners 
Bowser, Distefano, Duerig, Ford, Rawls, and Carroll voting in favor of the motion, an no 
Commissioners voting against the motion (6-0).  
 
Motion was carried and will go to the Board of Supervisors on July 21, 2022. 
 
Chairman Carroll called for the public hearing on the following application: 
 

Application of Remus Brustur of Frontier Development, applicant, and the William G. 
Yeoman, III, Trust, property owner, for a conditional use permit (CUP-8-21) for a Wawa 
convenience store and gas station on 5.69 acres located on the southwest corner of Turner 
Drive (Rte. 644) and Benns Church Boulevard (Rte. 10) on property with tax map 
number 32-01-007. 

 
Amy Ring, Community Development Director, gave and overview by giving the following 
PowerPoint presentation. 
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Wawa Convenience Store & 
Gasoline Sta�on Condi�onal Use 

Permit (CUP-8-21) Request

Planning Commission Regular Mee�ng
June 28, 2022
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Chairman Carroll opened the public hearing and invited the applicant to speak. 
 
Robert Thornton, representative with Thalhimer real estate company in Virginia Beach for the 
Yeoman property as well as Wawa, spoke in favor of the project. 
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There being no public comments, Chairman Carroll closed the public hearing and called for 
conversation from the Planning Commission. 
 
Commissioner Distefano asked if the applicant agree with the recommendations from staff. 
 
Ms. Ring stated the applicant wants to pursue the “do not block the box” traffic management 
tool, however that requires public resources that may not always be available. Ms. Ring also 
stated that the applicant does not want to share an entrance with the adjacent property owner, 
however this is a condition the County feels appropriate to ensure safe ingress and egress.  
 
Chairman Carroll stated the following letter was received in support of this application from an 
adjoining property owner.  
 

 
 



31 
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Commissioner Duerig asked if the Route 10 left turn lane is being extended. 
 
Ms. Ring stated the recommendation is to extend that lane. Ms. Ring added the County currently 
has a grant application for this road improvement, however if Wawa is constructed before this 
improvement happens, the applicant will be the responsible party to install it.  
 
Jamie Oliver, County Transportation Manager, stated the County currently has an approved 
smart scale grant application to install the extended turn lane in fiscal year 2028, however if the 
Wawa is developed now then the County would require these improvements to be installed at the 
time of development.  
 
Chairman Carroll asked if there are other improvements Wawa is installing. 
 
Jamie Oliver stated there are several improvements required in the TIA including improvements 
on Turner Drive to readjust turn lanes and a solution for the “do not block the box” since this 
will be a full access intersection.  
 
Commissioner Distefano asked for clarification on the June 16th letter that stated the applicant is 
considering an alternate intersection traffic control roundabout.  
 
Ms. Ring stated that the applicant has not submitted anything for review, so she is unsure where 
they are at in developing an alternative. 
 
Mr. Thornton stated their traffic engineer is working on a roundabout and is currently in the 
study mode. 
 
Commissioner Distefano asked for a timeline for the study. 
 
Mr. Thornton stated it is in the pipeline.  
 
Commissioner Ford stated his concern with future development in this area with the traffic. 
 
Ms. Ring stated this was staff’s concern as this area continues to build out. Ms. Ring added there 
is a possibility of adding alternative access to the rear of the Smithfield High School to take 
some pressure off of Turner Drive. 
 
Commissioner Ford stated he supports this application and understands the need but believes all 
parties need to be involved to determine the best solution.  
 
Commissioner Bowser asked what the timeline is for Wawa. 
 
Mr. Thornton stated construction could possibly begin late fall. 
 
Commissioner Distefano explanation of the utility services adjacent to the intersection and the 
importance of getting it right the first time because it would be cost prohibited to go back and 
amend it. 
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Ms. Ring stated because of the utilities adjacent to Turner Drive and the limited amount of Right 
of Way space, the functional capacity of this intersection is maxed out in terms of being able to 
add lanes. 
 
Ms. Oliver added that Turner Drive cannot be widened unless all utilities on both sides are 
moved which is cost prohibitive.  
 
Commissioner Distefano asked if the roundabout would require any utility relocation. 
 
Jamie Oliver stated that’s what their engineer would be verifying. Ms. Oliver added that she and 
VDOT have done some preliminary research and with the roundabout being further back, it 
allows for more room because of the location of the utilities as well as different property owners. 
She also stated a single lane roundabout takes less right away than adding full width lanes. Ms. 
Oliver stated she believes this is a viable option but cannot say for certain until the engineering is 
done. 
 
Commissioner Distefano asked if the secondary school entrance would be needed if the 
roundabout is installed. 
 
Jamie Oliver said she believes it is important and will act as a service road to connect the parcels 
without traffic having to be on Route 10. 
 
Commissioner Duerig asked if the BMP’s are allowed to go on the property line and if they are 
movable. 
 
Amy Ring stated where the BMP is placed now is at optimal site for drainage, but an engineer 
could modify that. Ms. Ring added that the ordinance states BMPs are not recommended in the 
buffer yards but does not prohibit it.  
 
Commissioner Distefano suggested the Planning Commission table the application until the 
roundabout study comes back. 
 
Commissioner Duerig stated if the Planning Commission approves this application with the 
recommendations and restrictions that staff recommended this cannot move forward until they 
work out the issues. 
 
Commissioner Distefano shared his concern if the roundabout study comes back and is not 
feasible then what happens. 
 
Robert Jones stated the Board of Supervisors then makes the decision.  
 
Commissioner Bowser made the motion to recommend approval of the Conditional Use Permit 
the Board of Supervisors with the recommendations of staff. Commissioner Ford seconded the 
motion, which was adopted with Commissioners Bowser, Distefano, Duerig, Ford, Rawls, and 
Carroll voting in favor of the motion, an no Commissioners voting against the motion (6-0).  
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Motion was carried and will go to the Board of Supervisors on July 21, 2022. 
 
Chairman Carroll called for the public hearing on the following application: 
 

Application of Gerald W. Peade, property owner, for an amendment to conditional 
zoning (ZA-2-22) to add motor vehicle repair service (major) and garden center uses to 
conditional zoning uses on a 1.25-acre parcel, located at 12728 Courthouse Highway on 
property with tax map number 21-01-026C.  The property is zoned Conditional - General 
Commercial (C-GC) and no change in zoning classification is proposed. 

 
Jeryl Phillips, Assistant Director of Planning and Zoning, gave and overview by giving the 
following PowerPoint presentation. 
 

 
 
 
 

Gerald W. Peade 
Request for 

Amendment to Condi�onal Zoning

Planning Commission Regular Mee�ng
June 28, 2022
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Chairman Carroll opened the public hearing and invited the applicant to speak. 
 
Gerald Peade, 4733 Courthouse Road, Prince George VA, stated he was available for questions. 
 
There being no public comments, Chairman Carroll closed the public hearing and called for 
discussion from the Planning Commission. 
 
Commissioner Bowser asked how much mulch was going to be kept in the rear of the property. 
 
Kevin Jones, future tenant, stated about one-hundred yards of mulch in each different color, 
about three to four hundred yards of material on site at a time. Mr. Jones added that a tractor 
trailer load comes in with about seventy-five yards of mulch at a time. 
 
Commissioner Bowser asked if this will be in the rear of the building. 
 
Kevin Jones stated it would be in concrete bins in the back of the building. 
 
Commissioner Ford stated he has a concern with the type of traffic this would bring and asked if 
there were any plans for improvements for the ingress and egress of the property. 
 
Commissioner Bowser stated this was the reason to his questions about the amount stored on site 
and doesn’t believe the lower amount would cause any problems. 
 
Gerald Peade stated that Smithfield Glass has been in business since 1989 and has had three 
tractor trailer deliveries of glass each week and that this site is not new to tractor trailer truck 
deliveries.  
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Commissioner Bowser made the motion to recommend approval of the Amendment to 
Conditional Zoning the Board of Supervisors with the recommendations of staff. Commissioner 
Distefano seconded the motion, which was adopted with Commissioners Bowser, Distefano, 
Duerig, Ford, Rawls, and Carroll voting in favor of the motion, an no Commissioners voting 
against the motion (6-0).  
 
Motion was carried and will go to the Board of Supervisors on July 21, 2022. 
 
 
OLD BUSINESS 
 
Chairman Carroll called for the item on Old Business. 
 

Application of Carrollton Ventures, LLC, property owner, for a change in conditional 
zoning to allow 120,000 square feet of mini-warehouses, also known as self-storage 
units, and outdoor motor vehicle storage on 8.08 acres located at 15411 Carrollton Blvd. 
(Rte. 17) on property with tax parcel numbers 34-01-108 and 34-01-108B 

 
Amy Ring stated this item was continued on the May 24th regular meeting and asked the 
applicant and staff to provide additional market information about the need for additional self-
storage and outdoor storage in the Carrollton area. Ms. Ring added market studies typically are 
done on a three-mile area around the proposed facility.  The three mile radius area around this 
project includes only two self-storage facilities. Ms. Ring also added that based on the general 
population for the Carrollton area in the Census, the average is 9.08 square feet of inside self-
storage space per person which is higher than the average for the US and Virginia. Ms. Ring also 
added that Ms. Walkup did some additional research and found only one facility in this radius 
had one vacancy. Ms. Ring stated the applicant did submit a revised concept plan to show the 
cross access easement and revised their proffer statement to state they will provide the cross 
access. 
 
Commissioner Distefano asked what the factor is that is the causes for the higher demand for 
storage space.  
 
Beverley Walkup, the applicant’s representative, stated she thinks the housing density, the 
smaller lot sizes, and ordinances not allowing commercial vehicles parked on residential 
property are factors. 
 
Commissioner Distefano stated his previous concerns have been addressed but does believe this 
use is at saturation for this area. 
 
Commissioner Duerig made the motion to recommend approval of the Amendment to 
Conditional Zoning to the Board of Supervisors with the recommendations of staff. 
Commissioner Bowser seconded the motion, which was adopted with Commissioners Bowser, 
Distefano, Duerig, Ford, Rawls, and Carroll voting in favor of the motion, an no Commissioners 
voting against the motion (6-0).  
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Motion was carried and will go to the Board of Supervisors on July 21, 2022. 
 
 
NEW BUSINESS 
 
Amy Ring confirmed there were no New Business items. 
 
 
COUNTY ATTORNEY’S REPORT 
 
Bobby Jones confirmed there was no items for the County Attorney’s Report. 
 
 
CLOSED MEETING 
 
Chairman Carroll confirmed there were no items to discuss in closed meeting. 
 
 
ADJOURNMENT 
 
There being no further information to discuss, Chairman Carroll adjourned the meeting at 7:50 
PM. 
 
 
Adopted this     day of     , 2022. 
 
 
 
              
     Chairman, Isle of Wight County Planning Commission 
 
 
 
Attest:         
 Secretary 
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Action List 
Board of Supervisors 

July 21, 2022 
WORK SESSION 
 
Supervisor McCarty moved to direct County staff to connect with school staff and schedule a 
joint work session between the Board and the School Board to discuss in closed meeting school 
safety and security and other issues.  The motion was adopted unanimously (5-0) with 
Supervisors Jefferson, McCarty, Grice, Rosie and Acree voting in favor of the motion and no 
Supervisor voting against the motion. 
 
Assignment:  Keaton/Robertson 
 
The Board was requested to advise the County Administrator and Acting School Superintendent 
about any issues they would like to discuss prior to the meeting taking place. 
 
Assignment:  Keaton 
  
REGULAR MEETING 
 
1.  APPROVAL OF THE AGENDA:  Supervisor McCarty moved that the agenda be adopted as 

amended with Items (C) and (D) under the Consent Agenda and the Fair Committee report 
under the County Administrator’s report being moved following the County Attorney’s 
report.  The motion was adopted unanimously (5-0) with Supervisors Jefferson, McCarty, 
Grice, Rosie and Acree voting in favor of the motion and no Supervisor voting against the 
motion. 

 
2.  CLOSED MEETING:  There was no action taken following the closed meeting. 
 
3.  CITIZENS’ COMMENTS  
 

Herb DeGroft of Mill Swamp Road (Carrsville District) expressed concerns with the School 
Board’s transition appropriation to the former School Superintendent.   

 
4.  CONSENT AGENDA  
 

A. Resolution to Amend the FY2022-23 Grant Fund Budget and Appropriate Funding 
Received as an Animal Control Donation ($17,756) 

 



2 
 

B. Resolution to Amend the FY2022-23 Operating Budget and Appropriate Funding for 
Repair of County Property from Insurance Proceeds ($1,769) 

 
C. Resolution to Amend the FY2022-23 Operating Budget and Appropriate Funds for 

Improvements to Wrenn’s Mill Refuse and Recycling Center 
 

D. Amendment to an Agriculture and Forestry Industries Development Fund 
Performance Agreement with M&M Milling 

 
E. Heritage Park ATV Training Park and Trails – Project Agreement 

 
F. Resolution of Support for Projects to be Submitted for Smart Scale Evaluation and 

Funding through the Virginia Department of Transportation (US Route 17 
(Carrollton Blvd) Right Turn Lane Extension at State Route 669 (Smiths Neck Road); 
US Route 17 (Carrollton Blvd) and State Route 661 (Sugar Hill Road) Intersection 
Improvements; US Route 460 Windsor Blvd (EASTERN) Safety Improvements Ennis 
Mill Road to Lovers Lane; US Route 460 Windsor Blvd (WESTERN) Safety 
Improvements Cut Thru Road to Stave Mill Road) 

 
 Resolution of Support for Projects to be Submitted for Smart Scale Evaluation and 

Funding through the Virginia Department of Transportation (Windsor to Suffolk 
Commuter Bus Service providing a new Suffolk Transit commuter route through the 
Shirley T. Holland Intermodal Park and the Town of Windsor) 

 
 G. Minutes  

 
. May 19, 2022 Regular Meeting Minutes 
. June 2, 2022 Work Session Minutes 

  
 Supervisor McCarty moved that the Consent Agenda be adopted as amended under the 

Approval of the Agenda with Items (C) and (D) under the Consent Agenda and the Fair 
Committee report under the County Administrator’s report being moved following the 
County Attorney’s report.  The motion was adopted unanimously (5-0) with Supervisors 
Jefferson, McCarty, Grice, Rosie and Acree voting in favor of the motion and no Supervisor 
voting against the motion. 

  
5.  REGIONAL AND INTER-GOVERNMENTAL REPORTS:  No reports were offered. 
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6.  APPOINTMENTS 
 
 A. Chamber of Commerce:  Supervisor McCarty moved that Donald Robertson be 

reappointed as the ex-officio member on the Chamber of Commerce.  The motion 
was adopted unanimously (5-0) with Supervisors Jefferson, McCarty, Grice, Rosie 
and Acree voting in favor of the motion and no Supervisor voting against the 
motion. 

 
  Assignment:  Storm 
 
 B. Western Tidewater Water Authority:  Supervisor McCarty moved that Richard Grice 

be reappointed to serve on the Western Tidewater Water Authority.  The motion 
was adopted unanimously (5-0) with Supervisors Jefferson, McCarty, Grice, Rosie 
and Acree voting in favor of the motion and no Supervisor voting against the 
motion. 

 
  Assignment:  Storm 
 
 C. Western Tidewater Water Authority:  Supervisor McCarty moved that Joel Acree 

be reappointed to serve on the Western Tidewater Water Authority.  The motion 
was adopted unanimously (5-0) with Supervisors Jefferson, McCarty, Grice, Rosie 
and Acree voting in favor of the motion and no Supervisor voting against the 
motion. 

 
  Assignment:  Storm 
 
7.  COUNTY ATTORNEY’S REPORT:  No report was offered. 
 
8. NEW BUSINESS 
 

A. Resolution to Amend the FY2022-23 Budget and Appropriate funding from 
Unexpended FY2021-2022 Schools’ Funds ($613,345):  Supervisor McCarty moved 
that action on the Resolution be tabled to the Board’s August 18, 2022 meeting.  
The motion was adopted unanimously (5-0) with Supervisors Jefferson, McCarty, 
Grice, Rosie and Acree voting in favor of the motion and no Supervisor voting 
against the motion. 

 
 Assignment:   
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B. Resolution to Commit FY2021-22 Unassigned Fund Balance to Cover Unusual Costs 
for Apparatus Repairs for Smithfield Volunteer Fire Department ($13,250):  
Supervisor McCarty moved to table pending additional information.  The motion 
was adopted unanimously (5-0) with Supervisors Jefferson, McCarty, Grice, Rosie 
and Acree voting in favor of the motion and no Supervisor voting against the 
motion. 

 
 Resolution to Amend the FY2022-23 Operating Budget and Appropriate Committed 

Fund Balance for Smithfield Volunteer Fire Department ($13,250):  Supervisor 
McCarty moved to table pending additional information.  The motion was adopted 
unanimously (5-0) with Supervisors Jefferson, McCarty, Grice, Rosie and Acree 
voting in favor of the motion and no Supervisor voting against the motion. 

  
C. County Fair:  Michelle Billups, Vice-Chairman of the County Fair provided an update 

on the County Fair. 
 
9.  PUBLIC HEARINGS  
 
 A. Application of Anthony Landes and Derek Joyner, applicants, and Vincent Carollo, 

property owner, for a Conditional Use Permit to Establish a Sports Club on Property 
located at 14353 Benns Church Boulevard:  Supervisor McCarty moved that the 
Conditional Use Permit be approved with the amendment changing “people” to 
“participants”.  The motion was adopted unanimously (5-0) with Supervisors 
Jefferson, McCarty, Grice, Rosie and Acree voting in favor of the motion and no 
Supervisor voting against the motion. 

 
  Assignment:  Ring 
 
 B. Application of Curtis Contracting, Inc., Applicant and Whitley-Hawkins Holdings, 

LLC, property owner, for approval of a Conditional Use Permit to Expand an Existing 
Sand Borrow Pit on eleven acres Located at 32083 Airport Drive:  Supervisor 
McCarty moved that the application be approved with the conditions proposed by 
the Planning Commission and regarding Conditions #2 and #3 that the applicant 
shall comply with all inspections and register the storage tanks or remove the 
storage tanks prior to the issuance of the Zoning permit. The motion was adopted 
unanimously (5-0) with Supervisors Jefferson, McCarty, Grice, Rosie and Acree 
voting in favor of the motion and no Supervisor voting against the motion.  

 
  Assignment:  Ring  
 



5 
 

 C. Application of Gerald W. Peade, Property Owner, for an Amendment to Conditional 
Zoning to Add Motor Vehicle Repair Service (Major) and Garden Center Uses to 
Conditional Zoning Uses on a 1.25-acre parcel located at 12728 Courthouse 
Highway:  Chairman Jefferson moved that the application be approved. The motion 
was adopted unanimously (5-0) with Supervisors Jefferson, McCarty, Grice, Rosie 
and Acree voting in favor of the motion and no Supervisor voting against the 
motion. 

 
  Assignment:  Ring  
 
 D. Application of Carrollton Ventures, LLC, property owner, for a change in Conditional 

Zoning to allow 120,000 square feet of self-storage units and outdoor motor vehicle 
storage on 8.08 acres located at 15411 Carrollton Boulevard:  Supervisor McCarty 
moved that the application be approved. The motion was adopted unanimously (5-
0) with Supervisors Jefferson, McCarty, Grice, Rosie and Acree voting in favor of the 
motion and no Supervisor voting against the motion. 

 
  Assignment:  Ring  
 
 E. Application of Remus Brustur of Frontier Development, applicant and the William 

G. Yeoman, III, trust, property owner, for a Conditional Use Permit for a Wawa 
Convenience Store and gas station pm 5.69 acres located on the southwest corner 
of Turner Drive and Benns Church Boulevard:  Supervisor McCarty moved that the 
application be tabled until the Board’s regular August 18, 2022 meeting based on 
the applicant’s recommendation.  The motion was adopted unanimously (5-0) with 
Supervisors Jefferson, McCarty, Grice, Rosie and Acree voting in favor of the motion 
and no Supervisor voting against the motion. 

 
  Assignment:  Ring  
 
 F. Resolution to Request Establishment of No Through Trucks on Old Mill Road West 

from the intersection of Old Mill Road West and Old Mill Road for 0.18 miles to the 
intersection of Old Mill Road West and Old Suffolk Road:  Supervisor McCarty 
moved that the Resolution be adopted. The motion was adopted unanimously (5-
0) with Supervisors Jefferson, McCarty, Grice, Rosie and Acree voting in favor of the 
motion and no Supervisor voting against the motion. 

 
  Assignment:  Oliver 
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10.  COUNTY ADMINISTRATOR’S REPORT  
 
 A. The FY2022-23 budget book was presented by the Chief Financial Officer 

Humphries. 
 
 B. The 2023 legislative priorities was presented by Assistant County Administrator 

Robertson. 
 
 C. Matters for the Board’s information were brought to the Board’s attention. 
 
11. OLD BUSINESS:  There was no old business offered for discussion. 

 

12.  NEW BUSINESS:  Resolution in Support of the Virginia American Revolution 250 
Commission:  Supervisor McCarty moved that the Resolution be adopted. The motion was 
adopted unanimously (5-0) with Supervisors Jefferson, McCarty, Grice, Rosie and Acree 
voting in favor of the motion and no Supervisor voting against the motion. 

 
 Assignment:  Robertson 



PLANNING REPORT
APPLICATION:

 

Application of Royal Farms, applicant, and James River Crossings, Inc., property
owner, for a conditional use permit (CUP-11-21) for a Royal Farms convenience
store and gas station on 5.11 acres located on the east side of Carrollton Boulevard
(Rte. 17) on property with tax map number 34-01-070E.  The property is in the
Conditional – General Commercial zoning district.

ELECTION DISTRICT:

 D2

LOCATION:

 

The project site is located on the northeast corner of the intersection between
Carrollton Boulevard (Rte. 17) and the new Spadea Way on a property with tax
map number 34-01-070E. The property is bounded by Carrollton Boulevard to the
west, by Spadea Way to the south, and the remainder of the currently vacant,
commercial property of the Crossings master planned community on the north and
east side of the site.

BACKGROUND:

 

The project site's past uses include forestry and agriculture and is currently vacant.
There are no existing structures or environmentally sensitive features on the site.
The site is part of the Crossings master planned community which includes a mix
of commercial uses and residential use types.
 
The Crossings development received its initial approval in 2002 and has
undergone several revisions to its conditional zoning in the twenty years since this
date.  The proposed gas station, convenience store, and car wash will be located
on one of the planned commercial outparcels fronting on Route 17 and Spadea
Way. 
 
 
 

DESCRIPTION:

The applicant proposes to use the site for a Royal Farms convenience store,



 

gasoline station, and car wash. The convenience store will be 5,154 square feet
and the gasoline station will have twelve fuel pumps with an approximately fifteen
foot canopy.  In addition, there will also be a detached 1,248 square foot drive-
through car wash.  Elevations of the proposed buildings are attached for your
information. 
 
The site will be served by two entrances on Lori Ann Way, a private driveway,
which will provide full access to Spadea Way. The traffic projected to be
generated by these new uses is 3,542 average daily trips. The majority of traffic
visiting the site in both the morning and evening peak hours will be from people
visiting the site on their way to or from elsewhere.  This is known as "pass by"
traffic which is from cars already on the road on their way to or from another
destination.   Based on the Traffic Impact Analysis, it is not expected that the
additional traffic will generate a need for additional road improvements beyond
that already constructed as well as proffered future improvements with new
planned development.
 
The proposed car wash located along the northern property line is oriented so that
the bay door faces Carrollton Boulevard.  The applicant proposes to mitigate any
negative visual impacts from Route 17 by installing additional landscaping in front
of the western-facing bay door in order to screen it from view.
 
A concept plan submitted as part of the application is attached for your review and
information.  The concept plan is for general illustrative purposes only, and a full
site plan will be required for a full, formal review for compliance with County
ordinances prior to construction. 
 

COMPREHENSIVE LAND USE PLAN:

 

The property is designated for future recommended Mixed Use on the adopted
Future Recommend Land Use Plan.  The property is part of a master planned
commercial and residential development known as the Crossings which is
consistent with the recommended future use in the County's Comprehensive Plan.
 
The proposed uses of convenience store, gasoline station and car wash are defined
as a commercial uses type in the Zoning Ordinance and can be considered
generally consistent with the recommended future land use designation.

ORDINANCE REVIEW:



 

Both the proposed convenience store and gasoline station require approval of a
conditional use permit in the General Commercial (GC) zoning district. The
proposed car wash is a permitted use.  The Zoning Ordinance also includes
supplemental use regulations for the convenience store and gas station uses in
Article V.
 
The property lies both in the Chesapeake Bay Preservation Area Overlay district
as well as the Newport Development Service Overlay (NDSO) district.  The
property does not contain any wetlands or stream features. Due to the project's
size and no existing resource protection area features on site, a water quality
impact analysis is not required.  
 
The project will be required to meet all nonresidential design criteria in the NDSO
district regulations, proffered design conditions, and supplemental use regulations
for convenience stores and gas stations at site plan review.
 
Section 1-1017 of the Zoning Ordinance provides the following criteria for review
of a conditional use permit application that the Planning Commission and Board of
Supervisors shall consider before granting the permit:
 

1. That the establishment, maintenance, and operation of the conditional use
will not be detrimental to or endanger the public health, safety, and general
welfare;

2. That the conditional use will not be injurious to the use and enjoyment of
other property in the immediate vicinity for the purposes already permitted,
nor substantially impair the use of other property within the immediate
proximity;

3. That adequate utilities, water, sewer or septic system, access roads, storm
drainage and/or other necessary public facilities and improvements have been
or will be provided;

4. That adequate measures have been or will be taken to provide ingress and
egress so designed as to minimize traffic congestion on the public streets;

5. That the proposed conditional use is not contrary to the goals and objectives
of the Isle of Wight County Comprehensive Plan;

6. That the conditional use shall, in all other respects, conform to the applicable
regulations of the zoning district classification in which it is located and to the
special requirements established for the specific use; and

7. That the use(s) at the location proposed will not result in a multiplicity or
saturation of similar uses in the same general neighborhood of the proposed
use.

 



In addition to the standards and other guidelines set forth in the Zoning Ordinance,
the Board may impose reasonable conditions or limitations on any approval,
including the posting of performance guarantees.  Such conditions may include,
but are not necessarily limited to:
 

1. The number of persons living or working in the immediate area and the
proposed hours of operation, as may applicable;

2. Traffic conditions, including facilities for pedestrians, such as sidewalks and
parking facilities; the access of vehicles to roads; peak periods of traffic; and
proposed roads, but only if construction of such roads will commence within
the reasonably foreseeable future;

3. The orderly growth of the neighborhood and community and the fiscal impact
on the County;

4. The effect of odors, dust, gas, smoke, fumes, vibration, glare, and noise upon
the use of surrounding properties;

5. Facilities for police, fire protection, sewerage, water, trash and garbage
collection and disposal, and the ability of the County or persons to supply
such services;

6. The degree to which the development is consistent with generally accepted
engineering and planning principles and practices;

7. The structures in the vicinity such as schools, houses of worship, theaters,
hospitals, and similar places of public use;

8. The purposes set forth in this ordinance, the County's Comprehensive Plan,
and related studies for land use, roads, parks, schools, sewers, water,
population, recreation, and the like;

9. The environmental impact, the effect on sensitive natural features, and
opportunities for recreation and open space; and

10. The preservation of cultural and historic resources or landmarks.
 
In addition to obtaining approval for a conditional use permit, the applicant will be
required to submit a preliminary site plan that meets all Ordinance requirements
and obtain any necessary state permits prior to establishing the use.
 

AGENCY REVIEW:

Upon receipt of the application, staff distributed it to the following departments
and outside agencies for their review and comment.  

 
Emergency Services - No concerns noted.
Economic Development - No concerns noted.



 
Utility Services - No concerns noted.
Environmental Planner - No concerns noted.
Transportation Project Manager - No concerns noted.
VDOT - All previous comments have been satisfactorily addressed.
Sheriff’s Office - No concerns noted.
County Attorney - No concerns noted with the application.                             
            

 

STAFF CONCLUSIONS:

 

Based on an analysis of the project, staff identified the following strengths and
weaknesses for the proposed uses:
 
Strengths:

1. The proposed uses are generally consistent with the County's future
recommended land use plan;

2. The proposed uses will generate additional employment opportunities and tax
revenues necessary to fund future public services and facilities; and

3. The proposed business will provide additional local retail and services to
community members.

 
Weaknesses:

1. The proposed car wash located along the northern property line is oriented so
that the bay door faces Route 17, however, negative visual impacts may be
mitigated by installing additional landscaping in front of the western-facing
bay door in order to screen it from view.

 
 
Staff's analysis of the project finds the criteria for granting the conditional use
permit are met.  Negative visual impacts from the open bay door of the car wash
facing Route 17 may be mitigated by installing additional landscaping in front of
the western-facing bay door in order to screen it from view.

STAFF RECOMMENDATION:

 

Based on the strengths of the application, staff recommends approval with the
condition that the open bay doors of the car wash facing Route 17 be screened
from view with landscaping in general conformance with the preliminary
landscape concept plan dated June 29, 2022 and as approved by the Zoning
Administrator.



ATTACHMENTS:

Description Type Upload
Date

Royal Farms Convenience Store and Gas Station
CUP application Backup Material 7/20/2022
Royal Farms Elevations Backup Material 7/20/2022
Royal Farms Concept Plan 07-05-22 Backup Material 7/20/2022
Royal Farms Landscape Concept 062922 Backup Material 7/20/2022
Royal Farms rev TIA memo 070622 Backup Material 7/20/2022
VDOT Royal Farms CUP approval letter Backup Material 7/20/2022
Property Location Map Backup Material 7/20/2022
Zoning Map Backup Material 7/20/2022
Future Recommended Land Use Map Backup Material 7/20/2022
Planning Commission Resolution Backup Material 7/20/2022
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PRELIMINARY CONCEPT PLAN NOTES:
· THE APPLICANT INTENDS TO CONFORM GENERALLY TO THE PRELIMINARY LAYOUT CONCEPT AND COMPLY

WITH APPLICABLE ZONING, SUBDIVISION, STORM DRAINAGE, GRADING, UTILITY, AND RELATED
REQUIREMENTS IN EFFECT AT THE TIME OF APPLICATION FOR SITE PLAN APPROVAL, WHICH MAY AFFECT THE
LAYOUT OF THE SITE IMPROVEMENTS DEPICTED HEREON.

· THIS SITE PLAN IS PRELIMINARY IN NATURE AND THEREFORE DOES NOT GUARANTEE THAT REQUIREMENTS
FOR ZONING, STORM DRAINAGE, GRADING, UTILITY EASEMENTS, AND OTHER SIMILAR CRITERIA ARE
PROPERLY ADDRESSED AT THIS TIME.  THE ABOVE REQUIREMENTS CAN AFFECT THE LAYOUT OF THIS SITE.

· THIS SITE PLAN IS BASED ON CONSTRUCTION PLAN OF PARCEL A FOR TAX MAP NUMBERS 34-01-070 AND
34-01-070D AT THE CROSSINGS, PREPARED BY MSA, P.C. DATED 6/01/2021.

· PARKING RATIOS AND FIELDS ARE PRELIMINARY BASE ON THE ESTIMATED FLOOR AREA OF THE PROPOSED
CONVENIENCE STORE AND OFF-STREET PARKING REQUIREMENTS IN EFFECT AT THE TIME THIS CONCEPTUAL
PLAN WAS PREPARED.

· THE REQUIREMENTS ASSUMED WITH THIS LAYOUT ARE PRELIMINARY AND SUBJECT TO CHANGE BASED ON
FURTHER DETAILED ANALYSIS OF THE PHYSICAL CHARACTERISTICS OF THE SITE AT THE TIME OF SITE
PLANNING/DESIGN, AND AS MAY BE DIRECTED BY GOVERNMENTAL AGENCIES. AN ALTA AND TOPOGRAPHIC
SURVEY IS REQUIRED BY THE ZONING ORDINANCE OF ISLE OF WIGHT COUNTY AND THAT THE DETAILED SITE
EVALUATION AND GEOTECHNICAL STUDY MAY IMPACT THE PRECISE LAYOUT OF BUILDINGS AND FEATURES
REPRESENTED HEREON.

· SITE ACCESS SHOWN IS PRELIMINARY, FURTHER INVESTIGATION REGARDING ACCESS MANAGEMENT FOR
TRAFFIC CONTROL PURPOSES, IN CONSULTATION WITH VDOT, IS REQUIRED.

· THIS PLAN WAS PREPARED BASED ON AN EVALUATION OF THE ZONING ORDINANCE REQUIREMENTS IN
EFFECT AT THE TIME OF PREPARATION AND THAT THE CONCEPT PLAN MAY NOT REFLECT A DETAILED
EVALUATION OF THE ZONING ORDINANCE FOR SPECIFIC SITE RESTRICTIONS AND REQUIREMENTS
APPLICABLE TO FINAL DESIGN OF THE PROJECT.

PRELIMINARY ZONING INFORMATION

APPROXIMATE
ACREAGE 3.16

ZONING

CURRENT: C-GC
PROPOSED: C-GC
OVERLAY DISTRICT: NEWPORT DEVELOPMENT SERVICES  OVERLAY
                                    (NDSO).
                                    CHESAPEAKE BAY PRESERVATION AREA (CBPA)

LOT COVERAGE

MAXIMUM LOT COVERAGE ALLOWED: 60 PERCENT OF SITE AREA

SITE AREA: 135,614± S.F.
MAX. IMPERVIOUS AREA ALLOWED: 81,368 S.F.±
IMPERVIOUS AREA PROPOSED: 72,392 S.F.± OR 53.3 %±

REQUIRED PARKING
1 SPACE/200 SF FOR FIRST 1,000 sf = 5 SPACES
1 SPACE/175 SF FOR REMAINING 1,000 sf = 24 SPACES
TOTAL REQUIRED PARKING = 29 SPACES

FRONT SETBACK 50' ENHANCED BUILDING SETBACK AND VISUAL BUFFER.

SIDE SETBACK 10' BUILDING SETBACK AND PARKING.

REAR SETBACK 20' BUILDING AND PARKING.

PROVIDED PARKING

44 STANDARD SPACES
TOTAL

46
2 ACCESSIBLE SPACES

NO
RT

H

SITE SPECIFIC NOTES
· FOUNDATION PLANTINGS ARE REQUIRED ON THE PERIMETER OF BUILDINGS. LANDSCAPE POINT REDUCTION

CREDITS FOR INNOVATIVE  STORMWATER MANAGEMENT (e.g., OIL-WATER SEPARATOR, GRAYWATER REUSE)
AND OTHER PRACTICES (TREE PRESERVATION) APPLICABLE TO FOUNDATION PLANTING OR ANY OTHER
PLANTING ZONE MUST BE AUTHORIZED ON A CASE-BY-CASE- BASIS BY THE ZONING ADMINISTRATOR UPON
APPROVAL OF THE SITE PLAN FOR THE PROJECT.

· POLE MOUNTED FIXTURES AND WALL MOUNTED FLOODLIGHTS / WALL PACKS WILL BE OF THE "FULL CUTOFF"
VARIETY.  GAS CANOPY LIGHTING WILL BE FLUSH WITH OR RECESSED WITHIN THE  CEILING OF THE CANOPY.

VICINITY MAP
1"=2,000'

NORTH

SITE
LOCATION

C
AR

R
O

LLTO
N

BREWERS NECK BOULEVARD

BOULEVARD

 Imagery         2021 Nearmap, HEREC

nearmap

©
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SITE SPECIFIC NOTES
· FOUNDATION PLANTINGS ARE REQUIRED ON THE PERIMETER OF

BUILDINGS. LANDSCAPE POINT REDUCTION CREDITS FOR INNOVATIVE
STORMWATER MANAGEMENT (e.g., OIL-WATER SEPARATOR, GRAYWATER
REUSE) AND OTHER PRACTICES (TREE PRESERVATION) APPLICABLE TO
FOUNDATION PLANTING OR ANY OTHER PLANTING ZONE MUST BE
AUTHORIZED ON A CASE-BY-CASE- BASIS BY THE ZONING
ADMINISTRATOR UPON APPROVAL OF THE SITE PLAN FOR THE PROJECT.

NO
RT

H

LANDSCAPE BUFFER YARD NOTES

A. 50' LANDSCAPE BUFFER YARD ALONG CARROLLTON BOULEVARD:
PROPOSED LANDSCAPING WILL MEET OR EXCEED THE REQUIRED
1.25 POINTS PER LINEAR FOOT OF LOT FRONTAGE.

B. 10' WIDE REAR AND SIDE YARD LANDSCAPE BUFFER ZONES.
PROPOSED LANDSCAPING WILL MEET OR EXCEED THE REQUIRED
60 POINTS PER 500 SQUARE FEET (50 LINEAR FEET) OF BUFFER
ZONE.

C. LANDSCAPE FRONTAGE BUFFER YARD ZONE AND TREE SAVE
AREA. EXISTING TREES IN THE 35-40' LANDSCAPE BUFFER ZONE
ARE TO REMAIN TO THE MAXIMUM EXTENT PRACTICABLE.
PRESERVED LANDSCAPING WILL MEET OR EXCEED THE REQUIRED
60 POINTS PER 500 SQUARE FEET (50 LINEAR FEET) OF BUFFER
ZONE.

PRELIMINARY CONCEPT PLAN NOTES:
· THE APPLICANT INTENDS TO CONFORM GENERALLY TO THE PRELIMINARY

LAYOUT CONCEPT AND COMPLY WITH APPLICABLE ZONING, SUBDIVISION,
STORM DRAINAGE, GRADING, UTILITY, AND RELATED REQUIREMENTS IN EFFECT
AT THE TIME OF APPLICATION FOR SITE PLAN APPROVAL, WHICH MAY AFFECT
THE LAYOUT OF THE SITE IMPROVEMENTS DEPICTED HEREON.

· THIS SITE PLAN IS PRELIMINARY IN NATURE AND THEREFORE DOES NOT
GUARANTEE THAT REQUIREMENTS FOR ZONING, STORM DRAINAGE, GRADING,
UTILITY EASEMENTS, AND OTHER SIMILAR CRITERIA ARE PROPERLY
ADDRESSED AT THIS TIME.  THE ABOVE REQUIREMENTS CAN AFFECT THE
LAYOUT OF THIS SITE.

· THIS SITE PLAN IS BASED ON CONSTRUCTION PLAN OF PARCEL A FOR TAX MAP
NUMBERS 34-01-070 AND 34-01-070D AT THE CROSSINGS, PREPARED BY MSA,
P.C. DATED 6/01/2021.

· PARKING RATIOS AND FIELDS ARE PRELIMINARY BASE ON THE ESTIMATED
FLOOR AREA OF THE PROPOSED CONVENIENCE STORE AND OFF-STREET
PARKING REQUIREMENTS IN EFFECT AT THE TIME THIS CONCEPTUAL PLAN WAS
PREPARED.

· THE REQUIREMENTS ASSUMED WITH THIS LAYOUT ARE PRELIMINARY AND
SUBJECT TO CHANGE BASED ON FURTHER DETAILED ANALYSIS OF THE
PHYSICAL CHARACTERISTICS OF THE SITE AT THE TIME OF SITE
PLANNING/DESIGN, AND AS MAY BE DIRECTED BY GOVERNMENTAL AGENCIES.
AN ALTA AND TOPOGRAPHIC SURVEY IS REQUIRED BY THE ZONING ORDINANCE
OF ISLE OF WIGHT COUNTY AND THAT THE DETAILED SITE EVALUATION AND
GEOTECHNICAL STUDY MAY IMPACT THE PRECISE LAYOUT OF BUILDINGS AND
FEATURES REPRESENTED HEREON.

· SITE ACCESS SHOWN IS PRELIMINARY, FURTHER INVESTIGATION REGARDING
ACCESS MANAGEMENT FOR TRAFFIC CONTROL PURPOSES, IN CONSULTATION
WITH VDOT, IS REQUIRED.

· THIS PLAN WAS PREPARED BASED ON AN EVALUATION OF THE ZONING
ORDINANCE REQUIREMENTS IN EFFECT AT THE TIME OF PREPARATION AND
THAT THE CONCEPT PLAN MAY NOT REFLECT A DETAILED EVALUATION OF THE
ZONING ORDINANCE FOR SPECIFIC SITE RESTRICTIONS AND REQUIREMENTS
APPLICABLE TO FINAL DESIGN OF THE PROJECT.

©
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July 6, 2022

Joshua Norris, P.E.
Virginia Department of Transportation
Franklin Residency
23116 Meherrin Road
Courtland, VA  23837

Re: Royal Farms – Spadea Way Traffic Analysis

Kimley-Horn and Associates was retained to conduct a supplemental operational analysis along a
section of Spadea Way that will tie into the new eastern leg of the Brewers Neck Boulevard (U.S. Route
258) and Carrollton Boulevard (U.S. Route 17) intersection in Isle of Wight County, Virginia. This
analysis was conducted in support of a conditional use permit (CUP) for a proposed Royal Farms Gas
Station and Convenience Market located in the northeast quadrant of the Brewers Neck Boulevard and
Carrollton Boulevard intersection, as illustrated in Figure 1. The proposed Royal Farms development
will consist of 12 gasoline fueling positions, and a 5,154 square foot (sf) convenience market. A
conceptual sketch of the development site is included in Attachment A.

Figure 1:  Study Area

N
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Spadea Way will be a public road that traverses through the James River Crossings (the Crossings)
development located in Isle of Wight County, Virginia. Based on a review of the submitted CUP, the
Virginia Department of Transportation (VDOT) expressed concerns that site traffic associated with the
proposed Royal Farms might result in a more “increased generator” of traffic than previously accounted
for/assumed with the Crossings development. There was also concern that the left-turn lane on Spadea
Way (i.e., serving the traffic movement from eastbound Spadea Way to northbound Lori Anne Way)
might not be sufficient to support the increased volume accessing the proposed site as well as concerns
over potential queueing associated with this movement to the extent that it could impede operations at
the Brewers Neck Boulevard/Spadea Way and Carrollton Boulevard signalized intersection. This
analysis considers the operational conditions between the unsignalized T-intersection of Lori Anne Way
(i.e., the north leg serving the proposed Royal Farms site) at Spadea Way and the Brewers Neck
Boulevard at Carrollton Boulevard signalized intersection under the full buildout potential of the
Crossings development. This traffic analysis uses data from previously approved and on-going studies
to assess potential future (i.e., 2032) traffic conditions along this portion of Spadea Way to address
VDOT’s comments on the CUP.

TRIP GENERATION POTENTIAL
Multiple studies have been conducted that have considered the trip generating potential of the
Crossings development. Table 1 summarizes the approved trip generation that has been considered
for the Crossings in the past, with the 2010 Traffic Impact Analysis (TIA) numbers resulting in the initial
proffered improvements, and more recent revisions associated with the reduced intensities of the
residential component provided in the 2018 TIA.

Table 1:  The Crossings Trip Generation Summary

Notes:
*Background traffic includes the 240 apartments
**Approved Proffers developed based on this level of traffic demand
*** TIA describes this as "Condominiums"

As shown in Table 1, the previously approved TIA included approximately 234,000 square feet (sf) of
commercial/retail (shopping center) space. Based on recent site plan submittals and/or actual proposed
land uses, associated intensities, the Isle of Wight County ordinance, and development “footprints,” it
was determined that only approximately 90,000 sf of remaining commercial/retail space could be
developed. This results in a reduction of approximately 144,000 sf of developable land area that has
been accounted for to date.

Total Enter Exit Total Enter Exit

820 Shopping Center 428,300 Sq Ft 16,694 389 248 141 1,599 779 820

220 Apartment* 240 D.U. 1,578 121 24 97 150 97 53
820 Shopping Center 234,400 Sq Ft 11,814 255 156 99 1,126 552 574

12,920 366 175 191 1,248 635 613

220 Apartment*** 100 D.U. 658 50 10 40 62 40 22

PM Peak Hour

Total Off Site w/ Pass-by and Internal Capture**

ITE Code ITE Descriptions Density Unit Daily

AM Peak Hour

Original Trip Gen

Previous Approved TIA (2010)

Phase 2 Approved TIA (2018)
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The trips associated with the planned land uses/intensities of this developable land area were
accounted for as part of the Royal Farms site traffic and the background site traffic. As a result, the
residual commercial space includes 90,000 sf of retail space. To avoid double counting trips generated
as part of the background commercial/retail development, the 2032 No Build volumes were adjusted to
only reflect the 90,000 sf of residual commercial/retail space.

Traffic generation potential for the proposed Royal Farms was obtained using ITE Trip Generation 10th

Edition (2017). Trip generation estimates were developed and compared based on the number of
vehicle fueling positions (12) and convenience market square footage (5,154 sf), and then calculating
the average volumes associated with the two independent variables. The resulting trip generation
calculations for the proposed Royal Farms is shown in Table 2.

Table 2:  Royal Farms Trip Generation Summary

When comparing the trip generation results from Table 2 and the 2010 approved commercial trips
included in Table 1, it is noted that the Royal Farms development will generate approximately 34% of
the 11,814 retail trips approved in the 2010 TIA. However, the Royal Farms site includes a total of 5,154
sf (i.e., 2.2% of the total approved commercial square footage from the 2010 TIA).

It should also be noted that a Royal Farms (i.e., Super Convenience Market/Gas Station) operates with
a higher pass-by rate than traditional shopping center/retail uses, which functionally reduces the
potential impact on the adjacent roadway network as it relates to new site traffic during the AM and PM
peak hours. In this case, the pass-by reduction would be applied to Carrollton Boulevard and Brewers
Neck Boulevard, where the previously proffered improvements were intended to mitigate site impacts
associated with the Crossings development. Therefore, the amount of new site traffic expected on
Carrollton Boulevard and Brewers Neck Boulevard are anticipated to be lower. However, it is
acknowledged that the pass-by reduction would not apply to conditions along Spadea Way, as the
majority of driveway trips must still access the site via this route.

Based on these trip generation findings, it is not expected that the proposed Royal Farms will result in
significant new or supplemental off-site impacts that would necessitate additional improvements outside
of what was previously identified and/or proffered as a part of the Crossings development.

SPADEA WAY OPERATIONS
This analysis focuses on the 2032 future conditions operations of Spadea Way during the AM and PM
peak hours. Virtual meetings were held with VDOT staff in June 2022 to share and discuss the
assumptions that went into developing the revised traffic volumes for this analysis. Traffic volume
worksheets that include the background traffic, trip generation, distributions, and assignments are
included in Attachment B.

Total Enter Exit Total Enter Exit

960 Super Convenience Market/Gas Station 3,542 391 196 195 317 159 158

0 (242) (121) (121) (177) (89) (88)

3,542 148 74 74 139 70 70

Royal Farms Based on Average/Blended

Average

Pass-By (62% AM peak/56% PM peak)
New Site Trips

ITE Code ITE Descriptions Daily
AM Peak Hour PM Peak Hour
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Traffic associated with the South Harbor and Tower Parcel developments were included in the
background volumes. Additionally, background traffic associated with three additional parcels within
the Crossings development were also factored into the peak hour volumes at the Spadea Way and Lori
Anne Way intersection. In addition to the Royal Farms site traffic, the following background site traffic
was factored into 2032 future volumes:
n South Harbor Development (i.e., mixed use residential and commercial development)
n Tower Parcel Development (i.e., 52 single family detached houses)
n Grocery store (i.e., supermarket) totaling approximately 50,000 square feet (sf)
n Fast food restaurant with drive through (i.e., Hardee’s) totaling approximately 3,300 sf
n Retail store (i.e., Apparel store) totaling approximately 7,000 sf
n Car Wash (i.e., RIO Car Wash)

The revised 2032 AM and PM peak hour volumes at the Spadea Way and Lori Anne Way (Royal Farms)
intersection are shown in Figure 2 and Figure 3, respectively. These volumes account for the Royal
Farms site traffic as well as background traffic from anticipated sites within and/or adjacent (South
Harbor via the connection to Spadea Way) to the Crossings development.

Figure 2: 2032 AM Peak Hour Volumes

This space intentionally left blank.
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Figure 3: 2032 PM Peak Hour Volumes

The calibrated Synchro traffic models that were previously developed for the South Harbor TIA were
updated and modified to focus on operations along Spadea Way for the 2032 Build AM and PM peak
hours. These models were used to simulate operations and queues along Spadea Way. The resulting
level of service (LOS) and maximum queues for Spadea Way at Lori Anne Way are shown in Table 3
and Table 4. Detailed model reports for these models are also included in Attachment C.

This space intentionally left blank.
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Table 3: Spadea Way at Lori Anne Way (Royal Farms) Level of Service Summary

Table 4: Spadea Way at Lori Anne Way (Royal Farms) Maximum Queue Summary

Notes: Results displayed are the average results across 5 microsimulation runs | * distance to upstream intersection

Based on the results of this analysis, the unsignalized intersection of Spadea Way at Lori Anne Way is
projected to operate at an overall LOS A under the AM and PM peak hour during full buildout of the
Crossings development. The maximum simulated queues in the eastbound left-turn lane (which
primarily represents vehicles traveling to the proposed Royal Farms) were noted to not extend back to
the adjacent unsignalized intersection at Spadea Way and Lori Anne Way (Hardee’s) to the west. This
is also illustrated in Figure 4 and Figure 5. These analysis findings confirms that site traffic associated
with the proposed Royal Farms and background site traffic within the Crossings development is not
anticipated to significantly impact operations along Spadea Way. Additionally, the queuing analysis
findings indicate that there are no anticipated impacts to operations at the Brewers Neck
Boulevard/Spadea Way and Carrollton Boulevard intersection under 2032 Full Build conditions.

This space intentionally left blank.

Level of Service per Movement by Approach (Delay in sec/veh)
Eastbound Westbound

LT TH TH RT
AM Peak Hour

A
(7.6)

A
(0.0)

A
(0.0)

A
(0.0)

PM Peak Hour
A

(7.8)
A

(0.0)
A

(0.0)
A

(0.0)
B

(11.1)
2032 Full Buildout with Royal

Farms and Background Site Traffic
A

(4.4) A (2.9) A (0.0)

Scenario Overall
LOS Southbound

A (0.0)A (4.8)

A
(5.5)

2032 Full Buildout with Royal
Farms and Background Site Traffic

B
(9.5)

LT RT

Maximum Queue Length by Movement
Eastbound Westbound Southbound

LT TH TH RT LT RT
Effective Storage Length 100' 100' - 50'

AM Peak Hour
2032 Full Buildout with Royal

Farms and Background Site Traffic 45' 0' 0' 0'

PM Peak Hour
2032 Full Buildout with Royal

Farms and Background Site Traffic
59' 0' 0' 0'

Scenario

-

84'

87'
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Figure 4:  Max Queues on Spadea Way - AM Peak Hour

Figure 5:  Max Queues on Spadea Way - PM Peak Hour
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CONCLUSIONS
Based on the results of this analysis, traffic associated with the proposed Royal Farms development is
not anticipated to result in any significant impacts to operations along Spadea Way nor is it expected
that queue lengths associated with the left-turn movement would extend to the point that they could
impede/impact operations at the Brewers Neck Boulevard/Spadea Way and Carrollton Boulevard
intersection. Based on the trip generation calculations and the associated operational
conditions/findings, the proposed Royal Farms development will not result in more significant impacts
or necessitate additional improvements outside of what was previously identified and/or proffered as a
part of the Crossings development.

Additionally, future buildout conditions showed that simulated queues along Spadea Way were not
anticipated to impact the intersections along Spadea Way or the signalized intersection of Brewers
Neck Boulevard and Carrollton Boulevard. No additional roadway improvements are needed to serve
the future traffic demand. Consideration should be given to the installation of supplemental signage
and pavement markings at these offset intersections along Spadea Way to consist of the following:

n “DO NOT BLOCK INTERSECTION” signage
n Intersection pavement markings delineating the area not to block (i.e., the box)
n Supplement with signage reflecting a potential fine for those observed/caught impeding

intersection operations

These improvements could be provided to mitigate potential queues from blocking the intersection,
which will in turn, help vehicles trying to enter or exit via Lori Anne Way.

If you have any questions regarding the findings presented in this memorandum, please contact me at
(757) 213-8616 or carroll.collins@kimley-horn.com.

Very truly yours,

KIMLEY-HORN AND ASSOCIATES, INC.

Carroll E. Collins, AICP
Senior Project Manager/Vice President

Attachment A – Conceptual Site Plan
Attachment B – Traffic Volume Worksheets
Attachment C – Synchro/SimTraffic Reports
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Attachment A

Conceptual Site Plan
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PRELIMINARY CONCEPT PLAN NOTES:
· THE APPLICANT INTENDS TO CONFORM GENERALLY TO THE PRELIMINARY LAYOUT CONCEPT AND COMPLY

WITH APPLICABLE ZONING, SUBDIVISION, STORM DRAINAGE, GRADING, UTILITY, AND RELATED
REQUIREMENTS IN EFFECT AT THE TIME OF APPLICATION FOR SITE PLAN APPROVAL, WHICH MAY AFFECT THE
LAYOUT OF THE SITE IMPROVEMENTS DEPICTED HEREON.

· THIS SITE PLAN IS PRELIMINARY IN NATURE AND THEREFORE DOES NOT GUARANTEE THAT REQUIREMENTS
FOR ZONING, STORM DRAINAGE, GRADING, UTILITY EASEMENTS, AND OTHER SIMILAR CRITERIA ARE
PROPERLY ADDRESSED AT THIS TIME.  THE ABOVE REQUIREMENTS CAN AFFECT THE LAYOUT OF THIS SITE.

· THIS SITE PLAN IS BASED ON CONSTRUCTION PLAN OF PARCEL A FOR TAX MAP NUMBERS 34-01-070 AND
34-01-070D AT THE CROSSINGS, PREPARED BY MSA, P.C. DATED 6/01/2021.

· PARKING RATIOS AND FIELDS ARE PRELIMINARY BASE ON THE ESTIMATED FLOOR AREA OF THE PROPOSED
CONVENIENCE STORE AND OFF-STREET PARKING REQUIREMENTS IN EFFECT AT THE TIME THIS CONCEPTUAL
PLAN WAS PREPARED.

· THE REQUIREMENTS ASSUMED WITH THIS LAYOUT ARE PRELIMINARY AND SUBJECT TO CHANGE BASED ON
FURTHER DETAILED ANALYSIS OF THE PHYSICAL CHARACTERISTICS OF THE SITE AT THE TIME OF SITE
PLANNING/DESIGN, AND AS MAY BE DIRECTED BY GOVERNMENTAL AGENCIES. AN ALTA AND TOPOGRAPHIC
SURVEY IS REQUIRED BY THE ZONING ORDINANCE OF ISLE OF WIGHT COUNTY AND THAT THE DETAILED SITE
EVALUATION AND GEOTECHNICAL STUDY MAY IMPACT THE PRECISE LAYOUT OF BUILDINGS AND FEATURES
REPRESENTED HEREON.

· SITE ACCESS SHOWN IS PRELIMINARY, FURTHER INVESTIGATION REGARDING ACCESS MANAGEMENT FOR
TRAFFIC CONTROL PURPOSES, IN CONSULTATION WITH VDOT, IS REQUIRED.

· THIS PLAN WAS PREPARED BASED ON AN EVALUATION OF THE ZONING ORDINANCE REQUIREMENTS IN
EFFECT AT THE TIME OF PREPARATION AND THAT THE CONCEPT PLAN MAY NOT REFLECT A DETAILED
EVALUATION OF THE ZONING ORDINANCE FOR SPECIFIC SITE RESTRICTIONS AND REQUIREMENTS
APPLICABLE TO FINAL DESIGN OF THE PROJECT.

PRELIMINARY ZONING INFORMATION

APPROXIMATE
ACREAGE 3.16

ZONING

CURRENT: C-GC
PROPOSED: C-GC
OVERLAY DISTRICT: NEWPORT DEVELOPMENT SERVICES  OVERLAY
                                    (NDSO).
                                    CHESAPEAKE BAY PRESERVATION AREA (CBPA)

LOT COVERAGE

MAXIMUM LOT COVERAGE ALLOWED: 60 PERCENT OF SITE AREA

SITE AREA: 135,614± S.F.
MAX. IMPERVIOUS AREA ALLOWED: 81,368 S.F.±
IMPERVIOUS AREA PROPOSED: 72,392 S.F.± OR 53.3 %±

REQUIRED PARKING
1 SPACE/200 SF FOR FIRST 1,000 sf = 5 SPACES
1 SPACE/175 SF FOR REMAINING 1,000 sf = 29 SPACES
TOTAL REQUIRED PARKING = 34 SPACES

FRONT SETBACK 50' ENHANCED BUILDING SETBACK AND VISUAL BUFFER.

SIDE SETBACK 10' BUILDING SETBACK AND PARKING.

REAR SETBACK 20' BUILDING AND PARKING.

PROVIDED PARKING

 45 STANDARD SPACES
TOTAL

48
3 ACCESSIBLE SPACES

NO
RT

H

SITE SPECIFIC NOTES
· FOUNDATION PLANTINGS ARE REQUIRED ON THE PERIMETER OF BUILDINGS. LANDSCAPE POINT REDUCTION

CREDITS FOR INNOVATIVE  STORMWATER MANAGEMENT (e.g., OIL-WATER SEPARATOR, GRAYWATER REUSE)
AND OTHER PRACTICES (TREE PRESERVATION) APPLICABLE TO FOUNDATION PLANTING OR ANY OTHER
PLANTING ZONE MUST BE AUTHORIZED ON A CASE-BY-CASE- BASIS BY THE ZONING ADMINISTRATOR UPON
APPROVAL OF THE SITE PLAN FOR THE PROJECT.

· POLE MOUNTED FIXTURES AND WALL MOUNTED FLOODLIGHTS / WALL PACKS WILL BE OF THE "FULL CUTOFF"
VARIETY.  GAS CANOPY LIGHTING WILL BE FLUSH WITH OR RECESSED WITHIN THE  CEILING OF THE CANOPY.
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Attachment B

Traffic Volume Worksheets



1 - Carrollton & Brewers (RF)

at

Left Thru Right Left Thru Right Left Thru Right U-Turn Left Thru Right
1,101 19 624 13 15 16 495 656 4 13 440 641

Proposed Trips
Entering Distribution 5% 20% 0% 0% 0% 0% 0% 20% 30% 25% 0% 0%

Exiting Distribution 0% 0% 0% 50% 25% 0% 0% 0% 0% 0% 0% 0%
Entering Assignment 3 13 0 0 0 0 0 13 19 0 16 0 0

Exiting Assignment 0 0 0 31 16 0 0 0 0 0 0 0 0

Pass-by Trips
Entering Pass-by Dist -10% 25% -15% 0% 0% 0% 0% -25% 25% 25% -25% 0%

ExitingPass-by Dist 0% 0% 0% 40% 0% 0% 0% 0% 0% 0% 0% 0%
Entering Pass-by Assignment -10 26 -15 0 0 0 0 -26 26 0 26 -26 0

Exiting Pass-by Assignment 0 0 0 41 0 0 0 0 0 0 0 0 0

Supermarket
Entering Distribution 25% 0% 0% 0% 0% 0% 0% 25% 25% 25% 0% 0%

Exiting Distribution 0% 0% 0% 50% 25% 0% 0% 0% 0% 0% 0% 0%
Entering Assignment 19 0 0 0 0 0 0 19 19 0 19 0 0

Exiting Assignment 0 0 0 25 13 0 0 0 0 0 0 0 0

Entering Pass-by Dist -10% 25% -15% 0% 0% 0% 0% 0% 0% 25% -25% 0%
ExitingPass-by Dist 0% 0% 0% 40% 0% 0% 0% 0% 0% 0% 0% 0%

Entering Pass-by Assignment -2 5 -3 0 0 0 0 0 0 5 -5 0
Exiting Pass-by Assignment 0 0 0 6 0 0 0 0 0 0 0 0

Hardee's
Entering Distribution 0% 25% 0% 0% 0% 0% 0% 0% 50% 25% 0% 0%

Exiting Distribution 0% 0% 0% 50% 25% 25% 0% 0% 0% 0% 0% 0%
Entering Assignment 0 11 0 0 0 0 0 0 23 11 0 0

Exiting Assignment 0 0 0 22 11 11 0 0 0 0 0 0

Entering Pass-by Dist -10% 25% -15% 0% 0% 0% 0% -50% 50% 25% -25% 0%
ExitingPass-by Dist 0% 0% 0% 40% 0% 60% 0% 0% 0% 0% 0% 0%

Entering Pass-by Assignment -1 3 -2 0 0 0 0 -6 6 0 3 -3 0
Exiting Pass-by Assignment 0 0 0 5 0 7 0 0 0 0 0 0 0

Entering Distribution 25% 0% 0% 0% 0% 0% 0% 50% 0% 0% 25% 0% 0%
Exiting Distribution 0% 0% 0% 50% 25% 0% 0% 0% 0% 0% 0% 0% 0%

Entering Assignment 2 0 0 0 0 0 0 4 0 0 2 0 0
Exiting Assignment 0 0 0 1 1 0 0 0 0 0 0 0

Entering Pass-by Dist 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
ExitingPass-by Dist 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Entering Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0
Exiting Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0

Entering Distribution 25% 0% 0% 0% 0% 0% 0% 25% 25% 25% 0% 0%
Exiting Distribution 0% 0% 0% 50% 25% 0% 0% 0% 0% 0% 0% 0%

Entering Assignment 1 0 0 0 0 0 0 1 1 0 1 0 0
Exiting Assignment 0 0 0 0 0 0 0 0 0 0 0 0 0

Entering Pass-by Dist -10% 25% -15% 0% 0% 0% 0% 0% 0% 25% -25% 0%
ExitingPass-by Dist 0% 0% 0% 40% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Entering Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0 0
Exiting Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0 0

Total Site Trips 12 58 -20 131 41 18 0 5 94 0 83 -34 0

1,113 77 604 144 56 34 495 661 98 0 96 406 641

Southbound
Carrollton Boulevard

Background Site Trips

Supermarket Pass-by Trips

Hardee's Pass-by Trips

RIO Car Wash

RIO Car Wash Pass-by Trips

Royal Farms

Description

2032 Build

Apparel Store

Brewers Neck Boulevard Spadea Way Carrollton Boulevard

2032 No Build

Eastbound Westbound Northbound

VOLUME DEVELOPMENT SHEET

Carrollton Boulevard Brewers Neck Boulevard
AM Peak Hour

(7:00 AM to 8:00 AM)

Apparel Store Pass-by Trips



1 - Carrollton & Brewers (RF)

at

Left Through Right Left Through Right Left Through Right U-Turn Left Through Right
859 43 721 37 66 14 619 669 13 73 753 1,364

Proposed Trips
Entering Distribution 5% 20% 0% 0% 0% 0% 0% 20% 30% 25% 0% 0%

Exiting Distribution 0% 0% 0% 50% 25% 0% 0% 0% 0% 0% 0% 0%
Entering Assignment 3 12 0 0 0 0 0 12 18 0 15 0 0

Exiting Assignment 0 0 0 30 15 0 0 0 0 0 0 0 0

Pass-by Trips
Entering Pass-by Dist -10% 25% -15% 0% 0% 0% 0% -25% 25% 25% -25% 0%

ExitingPass-by Dist 0% 0% 0% 40% 0% 0% 0% 0% 0% 0% 0% 0%
Entering Pass-by Assignment -8 19 -11 0 0 0 0 -19 19 0 19 -19 0

Exiting Pass-by Assignment 0 0 0 30 0 0 0 0 0 0 0 0 0

Supermarket
Entering Distribution 25% 0% 0% 0% 0% 0% 0% 25% 25% 25% 0% 0%

Exiting Distribution 0% 0% 0% 50% 25% 0% 0% 0% 0% 0% 0% 0%
Entering Assignment 31 0 0 0 0 0 0 31 31 31 0 0

Exiting Assignment 0 0 0 60 30 0 0 0 0 0 0 0

Entering Pass-by Dist -10% 25% -15% 0% 0% 0% 0% 0% 0% 25% -25% 0%
ExitingPass-by Dist 0% 0% 0% 40% 0% 0% 0% 0% 0% 0% 0% 0%

Entering Pass-by Assignment -8 19 -12 0 0 0 0 0 0 19 -19 0
Exiting Pass-by Assignment 0 0 0 30 0 0 0 0 0 0 0 0

Hardee's
Entering Distribution 0% 25% 0% 0% 0% 0% 0% 0% 50% 25% 0% 0%

Exiting Distribution 0% 0% 0% 50% 25% 25% 0% 0% 0% 0% 0% 0%
Entering Assignment 0 7 0 0 0 0 0 0 15 7 0 0

Exiting Assignment 0 0 0 14 7 7 0 0 0 0 0 0

Entering Pass-by Dist -10% 25% -15% 0% 0% 0% 0% -50% 50% 25% -25% 0%
ExitingPass-by Dist 0% 0% 0% 40% 0% 60% 0% 0% 0% 0% 0% 0%

Entering Pass-by Assignment -2 5 -3 0 0 0 0 -9 9 5 -5 0
Exiting Pass-by Assignment 0 0 0 7 0 10 0 0 0 0 0 0

Entering Distribution 25% 0% 0% 0% 0% 0% 0% 50% 0% 0% 25% 0% 0%
Exiting Distribution 0% 0% 0% 50% 25% 0% 0% 0% 0% 0% 0% 0%

Entering Assignment 2 0 0 0 0 0 0 5 0 0 2 0 0
Exiting Assignment 0 0 0 5 3 0 0 0 0 0 0 0 0

Entering Pass-by Dist 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
ExitingPass-by Dist 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Entering Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0
Exiting Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0

Entering Distribution 25% 0% 0% 0% 0% 0% 0% 25% 25% 0% 25% 0% 0%
Exiting Distribution 0% 0% 0% 50% 25% 0% 0% 0% 0% 0% 0% 0%

Entering Assignment 2 0 0 0 0 0 0 2 2 0 2 0 0
Exiting Assignment 0 0 0 3 2 0 0 0 0 0 0 0 0

Entering Pass-by Dist -10% 25% -15% 0% 0% 0% 0% 0% 0% 25% -25% 0%
ExitingPass-by Dist 0% 0% 0% 40% 0% 0% 0% 0% 0% 0% 0% 0%

Entering Pass-by Assignment -1 1 -1 0 0 0 0 0 0 0 1 -1 0
Exiting Pass-by Assignment 0 0 0 2 0 0 0 0 0 0 0 0 0

Total Site Trips 19 63 -27 181 57 17 0 22 94 0 101 -44 0

878 106 694 218 123 31 619 691 107 0 174 709 1,364

Carrollton Boulevard
Southbound

PM Peak Hour

2032 Build

(4:45 PM to 5:45 PM)

Description
Brewers Neck Boulevard Spadea Way Carrollton Boulevard

Eastbound Westbound Northbound

Royal Farms

2032 No Build

Background Site Trips

RIO Car Wash

RIO Car Wash Pass-by Trips

Apparel Store Pass-by Trips

VOLUME DEVELOPMENT SHEET

Carrollton Boulevard Brewers Neck Boulevard

Apparel Store

Supermarket Pass-by Trips

Hardee's Pass-by Trips



2 - Carrollton & Lori Anne RIRO

at

Left Thru Right Left Thru Right Left Thru Right Left Thru Right
0 1,773 0 1,094

Proposed Trips
Entering Distribution 0% 25%

Exiting Distribution 25% 0%
Entering Assignment 0 0 0 0 0 0 0 0 16 0 0 0

Exiting Assignment 0 0 0 0 0 16 0 0 0 0 0 0

Pass-by Trips
Entering Pass-by Dist 0% -25% 25%

ExitingPass-by Dist 60% 0% 0%
Entering Pass-by Assignment 0 0 0 0 0 0 0 -26 26 0 0 0

Exiting Pass-by Assignment 0 0 0 0 0 62 0 0 0 0 0 0

Supermarket
Entering Distribution 0% 0% 50% 25%

Exiting Distribution 50% 0% 0% 0%
Entering Assignment 0 0 0 0 0 0 0 0 38 0 19 0

Exiting Assignment 0 0 0 0 0 25 0 0 0 0 0 0

Entering Pass-by Dist 0% -50% 50% 0%
ExitingPass-by Dist 60% 0% 0% 0%

Entering Pass-by Assignment 0 0 0 0 0 0 0 -11 11 0 0 0
Exiting Pass-by Assignment 0 0 0 0 0 8 0 0 0 0 0 0

Hardee's
Entering Distribution 0% 0% 0% 25%

Exiting Distribution 0% 25% 0% 0%
Entering Assignment 0 0 0 0 0 0 0 0 0 0 11 0

Exiting Assignment 0 0 0 0 0 0 0 11 0 0 0 0

Entering Pass-by Dist 0% 0% 0% 0%
ExitingPass-by Dist 0% 0% 0% 0%

Entering Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0
Exiting Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0

Entering Distribution 0% 0% 75% 25%
Exiting Distribution 25% 0% 0% 0%

Entering Assignment 0 0 0 0 0 0 0 0 6 0 2 0
Exiting Assignment 0 0 0 0 0 1 0 0 0 0 0 0

Entering Pass-by Dist 0% -100% 100% 0%
ExitingPass-by Dist 100% 0% 0% 0%

Entering Pass-by Assignment 0 0 0 0 0 0 0 -2 2 0 0 0
Exiting Pass-by Assignment 0 0 0 0 0 1 0 0 0 0 0 0

Entering Distribution 0% 0% 50% 25%
Exiting Distribution 50% 0% 0% 0%

Entering Assignment 0 0 0 0 0 0 0 0 2 0 1 0
Exiting Assignment 0 0 0 0 0 0 0 0 0 0 0 0

Entering Pass-by Dist 0% -50% 50% 0%
ExitingPass-by Dist 60% 0% 0% 0%

Entering Pass-by Assignment 0 0 0 0 0 0 0 -1 1 0 0 0
Exiting Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0

Total Site Trips 0 0 0 0 0 113 0 -29 102 0 33 0

0 0 0 0 0 113 0 1,702 102 0 1,161 0

Hardee's Pass-by Trips

RIO Car Wash

RIO Car Wash Pass-by Trips

Apparel Store

Apparel Store Pass-by Trips

Royal Farms

2032 Build

Background Site Trips

Supermarket Pass-by Trips

2032 No Build

VOLUME DEVELOPMENT SHEET

Carrollton Boulevard Lori Anne Way (RIRO)
AM Peak Hour

(7:00 AM to 8:00 AM)

Description
- Lori Anne Way Carrollton Boulevard Carrollton Boulevard

Eastbound Westbound Northbound Southbound



2 - Carrollton & Lori Anne RIRO

at

Left Through Right Left Through Right Left Through Right Left Through Right
0 1,542 0 2,190

Proposed Trips
Entering Distribution 0% 0% 0% 0% 0% 0% 0% 0% 25% 0% 0% 0%

Exiting Distribution 0% 0% 0% 0% 0% 25% 0% 0% 0% 0% 0% 0%
Entering Assignment 0 0 0 0 0 0 0 0 15 0 0 0

Exiting Assignment 0 0 0 0 0 15 0 0 0 0 0 0

Pass-by Trips
Entering Pass-by Dist 0% 0% 0% 0% 0% 0% 0% -25% 25% 0% 0% 0%

ExitingPass-by Dist 0% 0% 0% 0% 0% 60% 0% 0% 0% 0% 0% 0%
Entering Pass-by Assignment 0 0 0 0 0 0 0 -19 19 0 0 0

Exiting Pass-by Assignment 0 0 0 0 0 45 0 0 0 0 0 0

Supermarket
Entering Distribution 0% 0% 0% 0% 0% 0% 0% 0% 50% 0% 25% 0%

Exiting Distribution 0% 0% 0% 0% 0% 50% 0% 0% 0% 0% 0% 0%
Entering Assignment 0 0 0 0 0 0 0 0 63 0 31 0

Exiting Assignment 0 0 0 0 0 60 0 0 0 0 0 0

Entering Pass-by Dist 0% 0% 0% 0% 0% 0% 0% -50% 50% 0% 0% 0%
ExitingPass-by Dist 0% 0% 0% 0% 0% 60% 0% 0% 0% 0% 0% 0%

Entering Pass-by Assignment 0 0 0 0 0 0 0 -39 39 0 0 0
Exiting Pass-by Assignment 0 0 0 0 0 44 0 0 0 0 0 0

Hardee's
Entering Distribution 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 25% 0%

Exiting Distribution 0% 0% 0% 0% 0% 0% 0% 25% 0% 0% 0% 0%
Entering Assignment 0 0 0 0 0 0 0 0 0 0 7 0

Exiting Assignment 0 0 0 0 0 0 0 7 0 0 0 0

Entering Pass-by Dist 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
ExitingPass-by Dist 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Entering Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0
Exiting Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0

Entering Distribution 0% 0% 0% 0% 0% 0% 0% 0% 75% 0% 25% 0%
Exiting Distribution 0% 0% 0% 0% 0% 25% 0% 0% 0% 0% 0% 0%

Entering Assignment 0 0 0 0 0 0 0 0 7 0 2 0
Exiting Assignment 0 0 0 0 0 3 0 0 0 0 0 0

Entering Pass-by Dist 0% 0% 0% 0% 0% 0% 0% -100% 100% 0% 0% 0%
ExitingPass-by Dist 0% 0% 0% 0% 0% 100% 0% 0% 0% 0% 0% 0%

Entering Pass-by Assignment 0 0 0 0 0 0 0 -6 6 0 0 0
Exiting Pass-by Assignment 0 0 0 0 0 6 0 0 0 0 0 0

Entering Distribution 0% 0% 0% 0% 0% 0% 0% 0% 50% 0% 25% 0%
Exiting Distribution 0% 0% 0% 0% 0% 50% 0% 0% 0% 0% 0% 0%

Entering Assignment 0 0 0 0 0 0 0 0 4 0 2 0
Exiting Assignment 0 0 0 0 0 3 0 0 0 0 0 0

Entering Pass-by Dist 0% 0% 0% 0% 0% 0% 0% -50% 50% 0% 0% 0%
ExitingPass-by Dist 0% 0% 0% 0% 0% 60% 0% 0% 0% 0% 0% 0%

Entering Pass-by Assignment 0 0 0 0 0 0 0 -3 3 0 0 0
Exiting Pass-by Assignment 0 0 0 0 0 3 0 0 0 0 0 0

Total Site Trips 0 0 0 0 0 179 0 -60 156 0 42 0

0 0 0 0 0 179 0 1,452 156 0 2,264 0

Background Site Trips

Supermarket Pass-by Trips

Royal Farms

2032 Build

Eastbound Westbound

Hardee's Pass-by Trips

RIO Car Wash

RIO Car Wash Pass-by Trips

Apparel Store

Apparel Store Pass-by Trips

Northbound Southbound

2032 No Build

PM Peak Hour
(4:45 PM to 5:45 PM)

Description
- Lori Anne Way Carrollton Boulevard Carrollton Boulevard

VOLUME DEVELOPMENT SHEET

Carrollton Boulevard Lori Anne Way (RIRO)



3 - Spadea & Lori Anne

at

Left Thru Right Left Thru Right Left Thru Right Left Thru Right
0 37 44 0 0 0

Proposed Trips
Entering Distribution 75%

Exiting Distribution 0% 75%
Entering Assignment 47 0 0 0 0 0 0 0 0 0 0 0

Exiting Assignment 0 0 0 0 0 0 0 0 0 0 0 47

Pass-by Trips
Entering Pass-by Dist 75%

ExitingPass-by Dist 40%
Entering Pass-by Assignment 77 0 0 0 0 0 0 0 0 0 0 0

Exiting Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 41

Supermarket
Entering Distribution 10% 40% 0% 0% 0% 0%

Exiting Distribution 0% 0% 10% 0% 0% 40%
Entering Assignment 8 31 0 0 0 0 0 0 0 0 0 0

Exiting Assignment 0 0 0 0 5 0 0 0 0 0 0 20

Entering Pass-by Dist 10% 40% 0% 0% 0% 0%
ExitingPass-by Dist 0% 0% 10% 0% 0% 30%

Entering Pass-by Assignment 2 8 0 0 0 0 0 0 0 0 0 0
Exiting Pass-by Assignment 0 0 0 0 1 0 0 0 0 0 0 4

Hardee's
Entering Distribution 0% 0% 0% 0% 0% 0%

Exiting Distribution 0% 0% 0% 0% 0% 0%
Entering Assignment 0 0 0 0 0 0 0 0 0 0 0 0

Exiting Assignment 0 0 0 0 0 0 0 0 0 0 0 0

Entering Pass-by Dist 0% 0% 0% 0% 0% 0%
ExitingPass-by Dist 0% 0% 0% 0% 0% 0%

Entering Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0
Exiting Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0

Entering Distribution 25% 0% 0% 0% 0% 0%
Exiting Distribution 0% 0% 0% 0% 0% 75%

Entering Assignment 2 0 0 0 0 0 0 0 0 0 0 0
Exiting Assignment 0 0 0 0 0 0 0 0 0 0 0 2

Entering Pass-by Dist 0% 0% 0% 0% 0% 0%
ExitingPass-by Dist 0% 0% 0% 0% 0% 0%

Entering Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0
Exiting Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0

Entering Distribution 10% 40% 0% 0% 0% 0%
Exiting Distribution 0% 0% 10% 0% 0% 40%

Entering Assignment 0 2 0 0 0 0 0 0 0 0 0 0
Exiting Assignment 0 0 0 0 0 0 0 0 0 0 0 0

Entering Pass-by Dist 10% 40% 0% 0% 0% 0%
ExitingPass-by Dist 0% 0% 10% 0% 0% 30%

Entering Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0
Exiting Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0

Total Site Trips 136 41 0 0 6 0 0 0 0 0 0 114

136 78 0 0 50 0 0 0 0 0 0 114

Hardee's Pass-by Trips

RIO Car Wash

RIO Car Wash Pass-by Trips

Apparel Store

Apparel Store Pass-by Trips

Royal Farms

2032 Build

Background Site Trips

Supermarket Pass-by Trips

2032 No Build

VOLUME DEVELOPMENT SHEET

Spadea Way Lori Anne Way
AM Peak Hour

(7:00 AM to 8:00 AM)

Description
Spadea Way Spadea Way - Lori Anne Way
Eastbound Westbound Northbound Southbound



3 - Spadea & Lori Anne

at

Left Through Right Left Through Right Left Through Right Left Through Right
0 130 117 0 0 0

Proposed Trips
Entering Distribution 75% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Exiting Distribution 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 75%
Entering Assignment 45 0 0 0 0 0 0 0 0 0 0 0

Exiting Assignment 0 0 0 0 0 0 0 0 0 0 0 44

Pass-by Trips
Entering Pass-by Dist 75% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

ExitingPass-by Dist 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 40%
Entering Pass-by Assignment 56 0 0 0 0 0 0 0 0 0 0 0

Exiting Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 30

Supermarket
Entering Distribution 10% 40% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Exiting Distribution 0% 0% 0% 0% 10% 0% 0% 0% 0% 0% 0% 40%
Entering Assignment 13 50 0 0 0 0 0 0 0 0 0 0

Exiting Assignment 0 0 0 0 12 0 0 0 0 0 0 48

Entering Pass-by Dist 10% 40% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
ExitingPass-by Dist 0% 0% 0% 0% 10% 0% 0% 0% 0% 0% 0% 30%

Entering Pass-by Assignment 8 31 0 0 0 0 0 0 0 0 0 0
Exiting Pass-by Assignment 0 0 0 0 7 0 0 0 0 0 0 22

Hardee's
Entering Distribution 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Exiting Distribution 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Entering Assignment 0 0 0 0 0 0 0 0 0 0 0 0

Exiting Assignment 0 0 0 0 0 0 0 0 0 0 0 0

Entering Pass-by Dist 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
ExitingPass-by Dist 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Entering Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0
Exiting Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0

Entering Distribution 25% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Exiting Distribution 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 75%

Entering Assignment 2 0 0 0 0 0 0 0 0 0 0 0
Exiting Assignment 0 0 0 0 0 0 0 0 0 0 0 8

Entering Pass-by Dist 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
ExitingPass-by Dist 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Entering Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0
Exiting Pass-by Assignment 0 0 0 0 0 0 0 0 0 0 0 0

Entering Distribution 10% 40% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Exiting Distribution 0% 0% 0% 0% 10% 0% 0% 0% 0% 0% 0% 40%

Entering Assignment 1 3 0 0 0 0 0 0 0 0 0 0
Exiting Assignment 0 0 0 0 1 0 0 0 0 0 0 3

Entering Pass-by Dist 10% 40% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
ExitingPass-by Dist 0% 0% 0% 0% 10% 0% 0% 0% 0% 0% 0% 30%

Entering Pass-by Assignment 1 2 0 0 0 0 0 0 0 0 0 0
Exiting Pass-by Assignment 0 0 0 0 1 0 0 0 0 0 0 2

Total Site Trips 126 86 0 0 21 0 0 0 0 0 0 157

126 216 0 0 138 0 0 0 0 0 0 157

Background Site Trips

Supermarket Pass-by Trips

Royal Farms

2032 Build

Eastbound Westbound

Hardee's Pass-by Trips

RIO Car Wash

RIO Car Wash Pass-by Trips

Apparel Store

Apparel Store Pass-by Trips

Northbound Southbound

2032 No Build

PM Peak Hour
(4:45 PM to 5:45 PM)

Description
Spadea Way Spadea Way - Lori Anne Way

VOLUME DEVELOPMENT SHEET

Spadea Way Lori Anne Way



Trip Gen

Total Enter Exit Total Enter Exit

820 Shopping Center 428,300 Sq Ft 16,694 389 248 141 1,599 779 820

820 Shopping Center 90,000 Sq Ft 3,398 85 53 32 343 165 178
13,296 304 195 109 1,256 614 642

79% 78% 78% 77% 78% 78% 78%
220 Apartments 240 D.U. 1,578 121 24 97 150 97 53

220 Apartments 100 D.U. 658 50 10 40 62 40 22

Total Enter Exit Total Enter Exit

1,295 82 23 59 95 49 46

210 Single Family Detached Housing 52 Dwelling
Units 491 38 10 28 51 32 19

491 38 10 28 51 32 19
1,786 120 33 87 146 81 65

Total Enter Exit Total Enter Exit

960 3,542 391 196 195 317 159 158
850 Supermarket 50,000 Sq Ft 5,339 191 115 76 466 238 228
876 Apparel Store 7,000 Sq Ft 465 7 6 1 29 15 14

260 16 12 4 37 18 19

934 Fast-Food Restaurant with Drive-Through Window 3,300 Sq Ft 1,554 133 68 65 108 56 52

11,160 738 397 341 957 486 471
-1,674 -111 -59 -51 -143 -73 -71
9,486 627 337 290 813 413 400

0 -206 -103 -103 -151 -75 -75
0 -183 -106 -77 -305 -156 -149

-1,674 -499 -268 -231 -599 -304 -295
9,486 238 128 110 358 182 176

* Super convenience market/gas station trip gen is based on averaging the trips generated using the
square footage and the trips using the number of fueling stations. The Royal Farms site includes 5,154
square feet and 12 fueling stations
** Daily trips for the car wash obtained from the RIO Car Wash Traffic Impact Statement. Peak hour trips
obtained using the ITE diurnal distributions (AM:7-8, PM:5-6) for land use 949 (car wash and detail center).

Convenience Market Pass-By (62% AM peak/56% PM peak)

PM Peak Hour

Background Site Traffic

RIO Car Wash**

Internal Capture (15%)
Net New Driveway Trips (After Internal Capture)

Super Convenience Market/Gas Station*

ITE Code ITE Descriptions Density Unit Daily
AM Peak Hour

Subtotal

Unit Daily

Retail/Restaurant/Car-Wash Pass-By (21% AM peak/38% PM peak)
Total Pass-By and Internal Capture Reduction

Total Site Trips (w/ Pass-by and Internal Capture Reductions)

The Crossings Commercial Trip Generation Comparison

ITE Code ITE Description Density Unit Daily
AM Peak Hour PM Peak Hour

AM Peak Hour PM Peak Hour

Original Crossings Commercial Trip Gen

Updated Trip Gen Reflecting the Residual Commercial Space

Difference in Commercial Trips

ITE Code ITE Descriptions Density

Tower Parcel Trip Generation

Total Tower Parcel Trips
** Total Tower Parcel and South Harbor Trips*

% Reduction

Royal Farms and Background Site Traffic Trip Generation Summary

* Adjusted Total Residential

** Volumes match the volumes used in the South Harbor TIA Update (No Bridge)

Phase 2 Approved TIA (2018) Residential

251 / 252 Senior Adult Housing – Detached / Attached 165 / 175 Dwelling
Units 1,295 82 23 59 95 49 46

* Reflects Adjusted South Harbor Residential Trips Assigned to Spadea Way due to No Bridge

South Harbor and Tower Parcel Trip Generation

South Harbor Trip Generation
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Lanes, Volumes, Timings Royal Farms Spadea Way Analysis
1: US Route 17/Carrollton Boulevard & Brewers Neck Boulevard/Spadea Way 2032 RF Build

Timing Plan: AM Peak Hour Synchro 11 Report
Kimley-Horn and Associates, Inc. Page 1

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 1113 77 604 144 56 34 495 661 98 96 406 641
Future Volume (vph) 1113 77 604 144 56 34 495 661 98 96 406 641
Lane Util. Factor 0.97 1.00 1.00 1.00 0.95 0.95 0.97 0.95 1.00 1.00 0.95 1.00
Frt 0.850 0.943 0.850 0.850
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 3367 1863 1524 1770 3337 0 3242 3539 1583 1770 3505 1553
Flt Permitted 0.950 0.703 0.950 0.950
Satd. Flow (perm) 3367 1863 1524 1310 3337 0 3242 3539 1583 1770 3505 1553
Satd. Flow (RTOR) 646 37 214 689
Adj. Flow (vph) 1197 83 649 155 60 37 532 711 105 103 437 689
Lane Group Flow (vph) 1197 83 649 155 97 0 532 711 105 103 437 689
Turn Type Prot NA Free pm+pt NA Prot NA Perm Prot NA Free
Protected Phases 7 4 3 8 1 6 5 2
Permitted Phases Free 8 6 Free
Total Split (s) 61.0 51.0 25.0 15.0 35.0 40.0 40.0 24.0 29.0
Total Lost Time (s) 7.5 7.5 7.5 7.5 8.0 6.5 6.5 8.0 6.5
Act Effct Green (s) 52.7 46.9 140.0 19.8 7.0 25.7 37.9 37.9 12.9 25.1 140.0
Actuated g/C Ratio 0.38 0.34 1.00 0.14 0.05 0.18 0.27 0.27 0.09 0.18 1.00
v/c Ratio 0.94 0.13 0.43 0.68 0.48 0.89 0.74 0.18 0.64 0.69 0.44
Control Delay 57.4 33.6 0.9 47.1 48.5 74.1 53.0 0.7 78.2 61.3 0.9
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 57.4 33.6 0.9 47.1 48.5 74.1 53.0 0.7 78.2 61.3 0.9
LOS E C A D D E D A E E A
Approach Delay 37.4 47.6 57.3 28.8
Approach LOS D D E C

Intersection Summary
Cycle Length: 140
Actuated Cycle Length: 140
Offset: 79 (56%), Referenced to phase 2:SBT and 6:NBT, Start of Yellow
Control Type: Actuated-Coordinated
Maximum v/c Ratio: 0.94
Intersection Signal Delay: 41.3 Intersection LOS: D
Intersection Capacity Utilization 82.1% ICU Level of Service E
Analysis Period (min) 15

Splits and Phases:     1: US Route 17/Carrollton Boulevard & Brewers Neck Boulevard/Spadea Way

HCM Signalized Intersection Capacity Analysis Royal Farms Spadea Way Analysis
1: US Route 17/Carrollton Boulevard & Brewers Neck Boulevard/Spadea Way 2032 RF Build

Timing Plan: PM Peak Hour Synchro 11 Report
Kimley-Horn and Associates, Inc. Page 2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 1113 77 604 144 56 34 495 661 98 96 406 641
Future Volume (vph) 1113 77 604 144 56 34 495 661 98 96 406 641
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 7.5 7.5 4.0 7.5 7.5 8.0 6.5 6.5 8.0 6.5 4.0
Lane Util. Factor 0.97 1.00 1.00 1.00 0.95 0.97 0.95 1.00 1.00 0.95 1.00
Frt 1.00 1.00 0.85 1.00 0.94 1.00 1.00 0.85 1.00 1.00 0.85
Flt Protected 0.95 1.00 1.00 0.95 1.00 0.95 1.00 1.00 0.95 1.00 1.00
Satd. Flow (prot) 3367 1863 1524 1770 3337 3242 3539 1583 1770 3505 1553
Flt Permitted 0.95 1.00 1.00 0.70 1.00 0.95 1.00 1.00 0.95 1.00 1.00
Satd. Flow (perm) 3367 1863 1524 1310 3337 3242 3539 1583 1770 3505 1553
Peak-hour factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93
Adj. Flow (vph) 1197 83 649 155 60 37 532 711 105 103 437 689
RTOR Reduction (vph) 0 0 0 0 35 0 0 0 77 0 0 0
Lane Group Flow (vph) 1197 83 649 155 62 0 532 711 28 103 437 689
Heavy Vehicles (%) 4% 2% 6% 2% 2% 2% 8% 2% 2% 2% 3% 4%
Turn Type Prot NA Free pm+pt NA Prot NA Perm Prot NA Free
Protected Phases 7 4 3 8 1 6 5 2
Permitted Phases Free 8 6 Free
Actuated Green, G (s) 52.7 46.9 140.0 19.8 7.0 25.7 37.9 37.9 12.9 25.1 140.0
Effective Green, g (s) 52.7 46.9 140.0 19.8 7.0 25.7 37.9 37.9 12.9 25.1 140.0
Actuated g/C Ratio 0.38 0.33 1.00 0.14 0.05 0.18 0.27 0.27 0.09 0.18 1.00
Clearance Time (s) 7.5 7.5 7.5 7.5 8.0 6.5 6.5 8.0 6.5
Vehicle Extension (s) 3.5 3.5 3.0 3.0 2.5 5.0 5.0 3.0 5.0
Lane Grp Cap (vph) 1267 624 1524 227 166 595 958 428 163 628 1553
v/s Ratio Prot c0.36 0.04 0.06 0.02 c0.16 c0.20 0.06 0.12
v/s Ratio Perm 0.43 0.03 0.02 c0.44
v/c Ratio 0.94 0.13 0.43 0.68 0.37 0.89 0.74 0.07 0.63 0.70 0.44
Uniform Delay, d1 42.2 32.4 0.0 56.6 64.4 55.8 46.6 37.9 61.3 53.9 0.0
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 14.2 0.1 0.9 8.2 1.4 15.8 5.2 0.3 7.8 6.3 0.9
Delay (s) 56.4 32.5 0.9 64.8 65.8 71.6 51.8 38.2 69.0 60.1 0.9
Level of Service E C A E E E D D E E A
Approach Delay (s) 36.7 65.2 58.5 27.7
Approach LOS D E E C

Intersection Summary
HCM 2000 Control Delay 42.1 HCM 2000 Level of Service D
HCM 2000 Volume to Capacity ratio 0.91
Actuated Cycle Length (s) 140.0 Sum of lost time (s) 29.5
Intersection Capacity Utilization 82.1% ICU Level of Service E
Analysis Period (min) 15
c    Critical Lane Group



Lanes, Volumes, Timings Royal Farms Spadea Way Analysis
2: US Route 17/Carrollton Boulevard & Lori Anne Way 2032 RF Build

Timing Plan: AM Peak Hour Synchro 11 Report
Kimley-Horn and Associates, Inc. Page 3

Lane Group WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (vph) 0 113 1702 102 0 1161
Future Volume (vph) 0 113 1702 102 0 1161
Lane Util. Factor 1.00 1.00 0.95 1.00 1.00 0.95
Frt 0.865 0.850
Flt Protected
Satd. Flow (prot) 0 1611 3539 1583 0 3539
Flt Permitted
Satd. Flow (perm) 0 1611 3539 1583 0 3539
Adj. Flow (vph) 0 123 1850 111 0 1262
Lane Group Flow (vph) 0 123 1850 111 0 1262
Sign Control Stop Free Free

Intersection Summary
Control Type: Unsignalized
Intersection Capacity Utilization 60.7% ICU Level of Service B
Analysis Period (min) 15

HCM Unsignalized Intersection Capacity Analysis Royal Farms Spadea Way Analysis
2: US Route 17/Carrollton Boulevard & Lori Anne Way 2032 RF Build

Timing Plan: PM Peak Hour Synchro 11 Report
Kimley-Horn and Associates, Inc. Page 4

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 0 113 1702 102 0 1161
Future Volume (Veh/h) 0 113 1702 102 0 1161
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 0 123 1850 111 0 1262
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 765
pX, platoon unblocked 0.82 0.82 0.82
vC, conflicting volume 2481 925 1850
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 2368 473 1600
tC, single (s) 6.8 6.9 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 100 72 100
cM capacity (veh/h) 24 441 333

Direction, Lane # WB 1 NB 1 NB 2 NB 3 SB 1 SB 2
Volume Total 123 925 925 111 631 631
Volume Left 0 0 0 0 0 0
Volume Right 123 0 0 111 0 0
cSH 441 1700 1700 1700 1700 1700
Volume to Capacity 0.28 0.54 0.54 0.07 0.37 0.37
Queue Length 95th (ft) 28 0 0 0 0 0
Control Delay (s) 16.3 0.0 0.0 0.0 0.0 0.0
Lane LOS C
Approach Delay (s) 16.3 0.0 0.0
Approach LOS C

Intersection Summary
Average Delay 0.6
Intersection Capacity Utilization 60.7% ICU Level of Service B
Analysis Period (min) 15



Lanes, Volumes, Timings Royal Farms Spadea Way Analysis
3: Spadea Way & Lori Anne Way (Royal Farms) 2032 RF Build

Timing Plan: AM Peak Hour Synchro 11 Report
Kimley-Horn and Associates, Inc. Page 5

Lane Group EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Volume (vph) 136 78 50 10 10 114
Future Volume (vph) 136 78 50 10 10 114
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00
Frt 0.850 0.876
Flt Protected 0.950 0.996
Satd. Flow (prot) 1770 1863 1863 1583 1625 0
Flt Permitted 0.950 0.996
Satd. Flow (perm) 1770 1863 1863 1583 1625 0
Adj. Flow (vph) 148 85 54 11 11 124
Lane Group Flow (vph) 148 85 54 11 135 0
Sign Control Free Free Stop

Intersection Summary
Control Type: Unsignalized
Intersection Capacity Utilization 28.5% ICU Level of Service A
Analysis Period (min) 15

HCM Unsignalized Intersection Capacity Analysis Royal Farms Spadea Way Analysis
3: Spadea Way & Lori Anne Way (Royal Farms) 2032 RF Build

Timing Plan: PM Peak Hour Synchro 11 Report
Kimley-Horn and Associates, Inc. Page 6

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Volume (veh/h) 136 78 50 10 10 114
Future Volume (Veh/h) 136 78 50 10 10 114
Sign Control Free Free Stop
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 148 85 54 11 11 124
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 505
pX, platoon unblocked
vC, conflicting volume 65 435 54
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 65 435 54
tC, single (s) 4.1 6.4 6.2
tC, 2 stage (s)
tF (s) 2.2 3.5 3.3
p0 queue free % 90 98 88
cM capacity (veh/h) 1537 523 1013

Direction, Lane # EB 1 EB 2 WB 1 WB 2 SB 1
Volume Total 148 85 54 11 135
Volume Left 148 0 0 0 11
Volume Right 0 0 0 11 124
cSH 1537 1700 1700 1700 941
Volume to Capacity 0.10 0.05 0.03 0.01 0.14
Queue Length 95th (ft) 8 0 0 0 12
Control Delay (s) 7.6 0.0 0.0 0.0 9.5
Lane LOS A A
Approach Delay (s) 4.8 0.0 9.5
Approach LOS A

Intersection Summary
Average Delay 5.5
Intersection Capacity Utilization 28.5% ICU Level of Service A
Analysis Period (min) 15



Lanes, Volumes, Timings Royal Farms Spadea Way Analysis
8: Lori Anne Way (Hardee's) & Spadea Way 2032 RF Build

Timing Plan: AM Peak Hour Synchro 11 Report
Kimley-Horn and Associates, Inc. Page 7

Lane Group EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (vph) 214 57 0 164 70 0
Future Volume (vph) 214 57 0 164 70 0
Lane Util. Factor 1.00 1.00 1.00 0.95 1.00 1.00
Frt 0.850
Flt Protected 0.950
Satd. Flow (prot) 1863 1583 0 3539 1770 0
Flt Permitted 0.950
Satd. Flow (perm) 1863 1583 0 3539 1770 0
Adj. Flow (vph) 233 62 0 178 76 0
Lane Group Flow (vph) 233 62 0 178 76 0
Sign Control Free Free Stop

Intersection Summary
Control Type: Unsignalized
Intersection Capacity Utilization 21.8% ICU Level of Service A
Analysis Period (min) 15

HCM Unsignalized Intersection Capacity Analysis Royal Farms Spadea Way Analysis
8: Lori Anne Way (Hardee's) & Spadea Way 2032 RF Build

Timing Plan: PM Peak Hour Synchro 11 Report
Kimley-Horn and Associates, Inc. Page 8

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (veh/h) 214 57 0 164 70 0
Future Volume (Veh/h) 214 57 0 164 70 0
Sign Control Free Free Stop
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 233 62 0 178 76 0
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 375
pX, platoon unblocked 0.99 0.99 0.99
vC, conflicting volume 295 322 233
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 280 307 217
tC, single (s) 4.1 6.8 6.9
tC, 2 stage (s)
tF (s) 2.2 3.5 3.3
p0 queue free % 100 88 100
cM capacity (veh/h) 1264 652 778

Direction, Lane # EB 1 EB 2 WB 1 WB 2 NB 1
Volume Total 233 62 89 89 76
Volume Left 0 0 0 0 76
Volume Right 0 62 0 0 0
cSH 1700 1700 1700 1700 652
Volume to Capacity 0.14 0.04 0.05 0.05 0.12
Queue Length 95th (ft) 0 0 0 0 10
Control Delay (s) 0.0 0.0 0.0 0.0 11.2
Lane LOS B
Approach Delay (s) 0.0 0.0 11.2
Approach LOS B

Intersection Summary
Average Delay 1.6
Intersection Capacity Utilization 21.8% ICU Level of Service A
Analysis Period (min) 15



Lanes, Volumes, Timings Scenario 1
1: US Route 17/Carrollton Boulevard & Brewers Neck Boulevard/Spadea Way 2032 RF Build

Timing Plan: PM Peak Hour Synchro 11 Report
Kimley-Horn and Associates, Inc. Page 1

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 878 106 694 218 123 31 619 691 107 174 709 1364
Future Volume (vph) 878 106 694 218 123 31 619 691 107 174 709 1364
Lane Util. Factor 0.97 1.00 1.00 1.00 0.95 0.95 0.97 0.95 1.00 1.00 0.95 1.00
Frt 0.850 0.969 0.850 0.850
Flt Protected 0.950 0.950 0.950 0.950
Satd. Flow (prot) 3433 1863 1568 1770 3429 0 3433 3574 1583 1805 3574 1599
Flt Permitted 0.950 0.685 0.950 0.950
Satd. Flow (perm) 3433 1863 1568 1276 3429 0 3433 3574 1583 1805 3574 1599
Satd. Flow (RTOR) 528 16 188 669
Adj. Flow (vph) 924 112 731 229 129 33 652 727 113 183 746 1436
Lane Group Flow (vph) 924 112 731 229 162 0 652 727 113 183 746 1436
Turn Type Prot NA Free pm+pt NA Prot NA Perm Prot NA Free
Protected Phases 7 4 3 8 1 6 5 2
Permitted Phases Free 8 6 Free
Total Split (s) 50.0 43.0 33.0 26.0 39.0 38.0 38.0 46.0 45.0
Total Lost Time (s) 7.5 7.5 7.5 7.5 8.0 6.5 6.5 8.0 6.5
Act Effct Green (s) 42.5 34.8 160.0 32.1 12.2 35.1 54.2 54.2 21.6 40.8 160.0
Actuated g/C Ratio 0.27 0.22 1.00 0.20 0.08 0.22 0.34 0.34 0.14 0.26 1.00
v/c Ratio 1.01 0.28 0.47 0.72 0.59 0.87 0.60 0.17 0.75 0.82 0.90
Control Delay 90.5 54.9 1.0 50.9 72.8 72.9 47.8 0.6 85.2 65.0 8.9
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 90.5 54.9 1.0 50.9 72.8 72.9 47.8 0.6 85.2 65.0 8.9
LOS F D A D E E D A F E A
Approach Delay 51.2 60.0 55.2 32.5
Approach LOS D E E C

Intersection Summary
Cycle Length: 160
Actuated Cycle Length: 160
Offset: 0 (0%), Referenced to phase 2:SBT and 6:NBT, Start of Yellow
Control Type: Actuated-Coordinated
Maximum v/c Ratio: 1.01
Intersection Signal Delay: 45.4 Intersection LOS: D
Intersection Capacity Utilization 91.3% ICU Level of Service F
Analysis Period (min) 15

Splits and Phases:     1: US Route 17/Carrollton Boulevard & Brewers Neck Boulevard/Spadea Way

HCM Signalized Intersection Capacity Analysis Scenario 1
1: US Route 17/Carrollton Boulevard & Brewers Neck Boulevard/Spadea Way 2032 RF Build

Timing Plan: PM Peak Hour Synchro 11 Report
Kimley-Horn and Associates, Inc. Page 2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 878 106 694 218 123 31 619 691 107 174 709 1364
Future Volume (vph) 878 106 694 218 123 31 619 691 107 174 709 1364
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 7.5 7.5 4.0 7.5 7.5 8.0 6.5 6.5 8.0 6.5 4.0
Lane Util. Factor 0.97 1.00 1.00 1.00 0.95 0.97 0.95 1.00 1.00 0.95 1.00
Frt 1.00 1.00 0.85 1.00 0.97 1.00 1.00 0.85 1.00 1.00 0.85
Flt Protected 0.95 1.00 1.00 0.95 1.00 0.95 1.00 1.00 0.95 1.00 1.00
Satd. Flow (prot) 3433 1863 1568 1770 3431 3433 3574 1583 1805 3574 1599
Flt Permitted 0.95 1.00 1.00 0.68 1.00 0.95 1.00 1.00 0.95 1.00 1.00
Satd. Flow (perm) 3433 1863 1568 1276 3431 3433 3574 1583 1805 3574 1599
Peak-hour factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95
Adj. Flow (vph) 924 112 731 229 129 33 652 727 113 183 746 1436
RTOR Reduction (vph) 0 0 0 0 15 0 0 0 75 0 0 0
Lane Group Flow (vph) 924 112 731 229 147 0 652 727 38 183 746 1436
Heavy Vehicles (%) 2% 2% 3% 2% 2% 2% 2% 1% 2% 0% 1% 1%
Turn Type Prot NA Free pm+pt NA Prot NA Perm Prot NA Free
Protected Phases 7 4 3 8 1 6 5 2
Permitted Phases Free 8 6 Free
Actuated Green, G (s) 42.5 34.8 160.0 32.1 12.2 35.1 54.2 54.2 21.6 40.7 160.0
Effective Green, g (s) 42.5 34.8 160.0 32.1 12.2 35.1 54.2 54.2 21.6 40.7 160.0
Actuated g/C Ratio 0.27 0.22 1.00 0.20 0.08 0.22 0.34 0.34 0.14 0.25 1.00
Clearance Time (s) 7.5 7.5 7.5 7.5 8.0 6.5 6.5 8.0 6.5
Vehicle Extension (s) 3.5 3.5 3.0 3.0 2.5 5.0 5.0 3.0 5.0
Lane Grp Cap (vph) 911 405 1568 317 261 753 1210 536 243 909 1599
v/s Ratio Prot c0.27 0.06 0.09 0.04 0.19 0.20 0.10 0.21
v/s Ratio Perm 0.47 0.06 0.02 c0.90
v/c Ratio 1.01 0.28 0.47 0.72 0.56 0.87 0.60 0.07 0.75 0.82 0.90
Uniform Delay, d1 58.8 52.1 0.0 58.7 71.3 60.2 43.9 35.8 66.6 56.2 0.0
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 33.4 0.4 1.0 7.9 2.8 10.1 2.2 0.3 12.4 8.2 8.4
Delay (s) 92.2 52.6 1.0 66.6 74.1 70.3 46.1 36.1 79.0 64.4 8.4
Level of Service F D A E E E D D E E A
Approach Delay (s) 51.9 69.7 55.9 31.5
Approach LOS D E E C

Intersection Summary
HCM 2000 Control Delay 46.1 HCM 2000 Level of Service D
HCM 2000 Volume to Capacity ratio 1.11
Actuated Cycle Length (s) 160.0 Sum of lost time (s) 29.5
Intersection Capacity Utilization 91.3% ICU Level of Service F
Analysis Period (min) 15
c    Critical Lane Group



Lanes, Volumes, Timings Scenario 1
2: US Route 17/Carrollton Boulevard & Lori Anne Way 2032 RF Build

Timing Plan: PM Peak Hour Synchro 11 Report
Kimley-Horn and Associates, Inc. Page 3

Lane Group WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (vph) 0 179 1452 156 0 2264
Future Volume (vph) 0 179 1452 156 0 2264
Lane Util. Factor 1.00 1.00 0.95 1.00 1.00 0.95
Frt 0.865 0.850
Flt Protected
Satd. Flow (prot) 0 1611 3539 1583 0 3539
Flt Permitted
Satd. Flow (perm) 0 1611 3539 1583 0 3539
Adj. Flow (vph) 0 195 1578 170 0 2461
Lane Group Flow (vph) 0 195 1578 170 0 2461
Sign Control Stop Free Free

Intersection Summary
Control Type: Unsignalized
Intersection Capacity Utilization 65.9% ICU Level of Service C
Analysis Period (min) 15

HCM Unsignalized Intersection Capacity Analysis Scenario 1
2: US Route 17/Carrollton Boulevard & Lori Anne Way 2032 RF Build

Timing Plan: PM Peak Hour Synchro 11 Report
Kimley-Horn and Associates, Inc. Page 4

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 0 179 1452 156 0 2264
Future Volume (Veh/h) 0 179 1452 156 0 2264
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 0 195 1578 170 0 2461
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 765
pX, platoon unblocked 0.84 0.84 0.84
vC, conflicting volume 2808 789 1578
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 2771 358 1301
tC, single (s) 6.8 6.9 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 100 63 100
cM capacity (veh/h) 13 534 442

Direction, Lane # WB 1 NB 1 NB 2 NB 3 SB 1 SB 2
Volume Total 195 789 789 170 1230 1230
Volume Left 0 0 0 0 0 0
Volume Right 195 0 0 170 0 0
cSH 534 1700 1700 1700 1700 1700
Volume to Capacity 0.37 0.46 0.46 0.10 0.72 0.72
Queue Length 95th (ft) 42 0 0 0 0 0
Control Delay (s) 15.6 0.0 0.0 0.0 0.0 0.0
Lane LOS C
Approach Delay (s) 15.6 0.0 0.0
Approach LOS C

Intersection Summary
Average Delay 0.7
Intersection Capacity Utilization 65.9% ICU Level of Service C
Analysis Period (min) 15



Lanes, Volumes, Timings Scenario 1
3: Spadea Way & Lori Anne Way (Royal Farms) 2032 RF Build

Timing Plan: PM Peak Hour Synchro 11 Report
Kimley-Horn and Associates, Inc. Page 5

Lane Group EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Volume (vph) 126 216 138 20 20 157
Future Volume (vph) 126 216 138 20 20 157
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00
Frt 0.850 0.880
Flt Protected 0.950 0.994
Satd. Flow (prot) 1770 1863 1863 1583 1629 0
Flt Permitted 0.950 0.994
Satd. Flow (perm) 1770 1863 1863 1583 1629 0
Adj. Flow (vph) 137 235 150 22 22 171
Lane Group Flow (vph) 137 235 150 22 193 0
Sign Control Free Free Stop

Intersection Summary
Control Type: Unsignalized
Intersection Capacity Utilization 35.1% ICU Level of Service A
Analysis Period (min) 15

HCM Unsignalized Intersection Capacity Analysis Scenario 1
3: Spadea Way & Lori Anne Way (Royal Farms) 2032 RF Build

Timing Plan: PM Peak Hour Synchro 11 Report
Kimley-Horn and Associates, Inc. Page 6

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Volume (veh/h) 126 216 138 20 20 157
Future Volume (Veh/h) 126 216 138 20 20 157
Sign Control Free Free Stop
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 137 235 150 22 22 171
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 505
pX, platoon unblocked
vC, conflicting volume 172 659 150
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 172 659 150
tC, single (s) 4.1 6.4 6.2
tC, 2 stage (s)
tF (s) 2.2 3.5 3.3
p0 queue free % 90 94 81
cM capacity (veh/h) 1405 387 896

Direction, Lane # EB 1 EB 2 WB 1 WB 2 SB 1
Volume Total 137 235 150 22 193
Volume Left 137 0 0 0 22
Volume Right 0 0 0 22 171
cSH 1405 1700 1700 1700 779
Volume to Capacity 0.10 0.14 0.09 0.01 0.25
Queue Length 95th (ft) 8 0 0 0 24
Control Delay (s) 7.8 0.0 0.0 0.0 11.1
Lane LOS A B
Approach Delay (s) 2.9 0.0 11.1
Approach LOS B

Intersection Summary
Average Delay 4.4
Intersection Capacity Utilization 35.1% ICU Level of Service A
Analysis Period (min) 15



Lanes, Volumes, Timings Scenario 1
8: Lori Anne Way (Hardee's) & Spadea Way 2032 RF Build

Timing Plan: PM Peak Hour Synchro 11 Report
Kimley-Horn and Associates, Inc. Page 7

Lane Group EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (vph) 334 53 0 295 77 8
Future Volume (vph) 334 53 0 295 77 8
Lane Util. Factor 1.00 1.00 1.00 0.95 1.00 1.00
Frt 0.850 0.987
Flt Protected 0.957
Satd. Flow (prot) 1863 1583 0 3539 1759 0
Flt Permitted 0.957
Satd. Flow (perm) 1863 1583 0 3539 1759 0
Adj. Flow (vph) 363 58 0 321 84 9
Lane Group Flow (vph) 363 58 0 321 93 0
Sign Control Free Free Stop

Intersection Summary
Control Type: Unsignalized
Intersection Capacity Utilization 29.0% ICU Level of Service A
Analysis Period (min) 15

HCM Unsignalized Intersection Capacity Analysis Scenario 1
8: Lori Anne Way (Hardee's) & Spadea Way 2032 RF Build

Timing Plan: PM Peak Hour Synchro 11 Report
Kimley-Horn and Associates, Inc. Page 8

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (veh/h) 334 53 0 295 77 8
Future Volume (Veh/h) 334 53 0 295 77 8
Sign Control Free Free Stop
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 363 58 0 321 84 9
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 375
pX, platoon unblocked 0.96 0.96 0.96
vC, conflicting volume 421 524 363
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 374 481 314
tC, single (s) 4.1 6.8 6.9
tC, 2 stage (s)
tF (s) 2.2 3.5 3.3
p0 queue free % 100 83 99
cM capacity (veh/h) 1132 493 654

Direction, Lane # EB 1 EB 2 WB 1 WB 2 NB 1
Volume Total 363 58 160 160 93
Volume Left 0 0 0 0 84
Volume Right 0 58 0 0 9
cSH 1700 1700 1700 1700 505
Volume to Capacity 0.21 0.03 0.09 0.09 0.18
Queue Length 95th (ft) 0 0 0 0 17
Control Delay (s) 0.0 0.0 0.0 0.0 13.7
Lane LOS B
Approach Delay (s) 0.0 0.0 13.7
Approach LOS B

Intersection Summary
Average Delay 1.5
Intersection Capacity Utilization 29.0% ICU Level of Service A
Analysis Period (min) 15



Queuing and Blocking Report Royal Farms Spadea Way Analysis
2032 RF Build

AM Peak Hour SimTraffic Report
Kimley-Horn and Associates, Inc. Page 1

Intersection: 1: US Route 17/Carrollton Boulevard & Brewers Neck Boulevard/Spadea Way

Movement EB EB EB EB B10 B10 WB WB WB NB NB NB
Directions Served L L T R T T L T TR L L T
Maximum Queue (ft) 556 651 426 170 263 260 179 96 88 365 419 340
Average Queue (ft) 407 448 119 24 72 71 75 37 22 221 266 204
95th Queue (ft) 576 674 476 205 486 484 141 76 63 333 374 302
Link Distance (ft) 690 690 1248 1248 267 267 1037
Upstream Blk Time (%) 5 2 0 0
Queuing Penalty (veh) 0 0 0 0
Storage Bay Dist (ft) 585 575 250 650 650
Storage Blk Time (%) 1 4 1 0
Queuing Penalty (veh) 3 25 5 0

Intersection: 1: US Route 17/Carrollton Boulevard & Brewers Neck Boulevard/Spadea Way

Movement NB NB SB SB SB SB
Directions Served T R L T T R
Maximum Queue (ft) 353 224 245 329 292 60
Average Queue (ft) 209 71 100 198 153 2
95th Queue (ft) 305 203 196 285 250 44
Link Distance (ft) 1037 670 670
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 225 262 300
Storage Blk Time (%) 5 0 0 2 0
Queuing Penalty (veh) 5 1 0 2 0

Intersection: 2: US Route 17/Carrollton Boulevard & Lori Anne Way

Movement WB
Directions Served R
Maximum Queue (ft) 49
Average Queue (ft) 2
95th Queue (ft) 29
Link Distance (ft) 233
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)



Queuing and Blocking Report Royal Farms Spadea Way Analysis
2032 RF Build

AM Peak Hour SimTraffic Report
Kimley-Horn and Associates, Inc. Page 2

Intersection: 3: Spadea Way & Lori Anne Way (Royal Farms)

Movement EB SB
Directions Served L LR
Maximum Queue (ft) 45 84
Average Queue (ft) 8 36
95th Queue (ft) 31 61
Link Distance (ft) 91 548
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 8: Lori Anne Way (Hardee's) & Spadea Way

Movement EB NB
Directions Served T LR
Maximum Queue (ft) 3 69
Average Queue (ft) 0 31
95th Queue (ft) 2 54
Link Distance (ft) 267 302
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Zone Summary
Zone wide Queuing Penalty: 42



Queuing and Blocking Report
2032 RF Build PM Peak Hour

SimTraffic Report
Kimley-Horn and Associates, Inc. Page 1

Intersection: 1: US Route 17/Carrollton Boulevard & Brewers Neck Boulevard/Spadea Way

Movement EB EB EB EB B10 B10 WB WB WB NB NB NB
Directions Served L L T R T T L T TR L L T
Maximum Queue (ft) 585 776 775 522 1069 1099 257 143 117 462 503 414
Average Queue (ft) 548 678 429 180 352 349 132 77 49 291 337 199
95th Queue (ft) 661 886 961 580 1071 1080 225 128 115 436 478 318
Link Distance (ft) 690 690 1248 1248 267 267 1037
Upstream Blk Time (%) 34 12 3 4 1
Queuing Penalty (veh) 0 0 0 0 1
Storage Bay Dist (ft) 585 575 250 650 650
Storage Blk Time (%) 3 34 4 0 0 0
Queuing Penalty (veh) 11 151 31 0 0 1

Intersection: 1: US Route 17/Carrollton Boulevard & Brewers Neck Boulevard/Spadea Way

Movement NB NB SB SB SB SB
Directions Served T R L T T R
Maximum Queue (ft) 394 225 262 665 691 300
Average Queue (ft) 215 76 223 442 444 177
95th Queue (ft) 327 213 314 648 731 419
Link Distance (ft) 1037 670 670
Upstream Blk Time (%) 1 2
Queuing Penalty (veh) 8 24
Storage Bay Dist (ft) 225 262 300
Storage Blk Time (%) 7 0 2 31 6 2
Queuing Penalty (veh) 8 1 7 53 88 7

Intersection: 2: US Route 17/Carrollton Boulevard & Lori Anne Way

Movement WB SB SB
Directions Served R T T
Maximum Queue (ft) 89 806 818
Average Queue (ft) 5 88 176
95th Queue (ft) 42 471 658
Link Distance (ft) 233 791 791
Upstream Blk Time (%) 0 3
Queuing Penalty (veh) 0 0
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)



Queuing and Blocking Report
2032 RF Build PM Peak Hour

SimTraffic Report
Kimley-Horn and Associates, Inc. Page 2

Intersection: 3: Spadea Way & Lori Anne Way (Royal Farms)

Movement EB SB
Directions Served L LR
Maximum Queue (ft) 59 87
Average Queue (ft) 19 44
95th Queue (ft) 50 70
Link Distance (ft) 91 548
Upstream Blk Time (%) 0
Queuing Penalty (veh) 0
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 8: Lori Anne Way (Hardee's) & Spadea Way

Movement WB NB
Directions Served T LR
Maximum Queue (ft) 29 73
Average Queue (ft) 1 35
95th Queue (ft) 17 58
Link Distance (ft) 91 302
Upstream Blk Time (%) 0
Queuing Penalty (veh) 0
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Zone Summary
Zone wide Queuing Penalty: 392



 

 

VirginiaDOT.org 

WE KEEP VIRGINIA MOVING 

 

 

 

 
 

COMMONWEALTH of VIRGINIA 
 

DEPARTMENT OF TRANSPORTATION 
23116 Meherrin Road 

COURTLAND, VIRGINIA 23837 
 

 

July 1, 2022 

 

Amy Ring, AICP 

Director, Planning and Zoning 

Isle of Wight County 
P. O. Box 80 

Isle of Wight, VA 23397 

 

RE: CUP-11-21 Royal Farms at the Crossings 

 Carrollton Boulevard (Route 17) 

 Isle of Wight County 

 

The Residency has completed its review of the subject conditional use application dated May 24, 2022 

and received by the VDOT Land Development Office on May 25, 2022. A subsequent revision to the 

traffic analysis dated July 1, 2022 and received July 1, 2022 was additionally reviewed. Our previous 

concerns have been addressed with the revised submission, and we have no further comments at this 

time. 

 

If you have any questions, please contact me at (757) 346-3068 or Joshua.Norris@vdot.virginia.gov. 

 

Sincerely,  

 

 
 

Joshua R. Norris 

Land Use Engineer 

Virginia Department of Transportation 

Franklin Residency 













RESOLUTION NUMBER PC-22-11 

 

 

ISLE OF WIGHT COUNTY PLANNING COMMISSION 

A RESOLUTION TO PRESENT A REPORT AND RECOMMENDATION 

TO THE BOARD OF SUPERVISORS RELATING TO CONDITIONAL USE PERMIT 

REQUEST CUP-11-21 TO ALLOW A CONVENIENCE STORE AND GASOLINE STATION ON 

5.11 ACRES ON PROPERTY WITH TAX MAP PARCEL 34-01-070E 

 

WHEREAS, Royal Farms, applicant, and James River Crossings, Inc., property owner, have 

requested issuance of a conditional use permit for a certain tract of land with tax parcel number 34-01-070E 

situated in Isle of Wight County; and 

 

WHEREAS, the specific request is to permit a convenience store and gasoline station in 

accordance with sections 1-1017 of the Zoning Ordinance; and 

 

WHEREAS the procedural requirements for the consideration of this request by the Planning 

Commission have been met. 

 

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of Isle of Wight County, 

that: 

 

Section 1. Findings. 

 

 

A. The Isle of Wight County Planning Commission finds that the proposed conditional use 

permit is reasonable and warranted due to a change in circumstances affecting the property 

and has considered the following factors and finds that the proposed conditional use permit 

does not conflict with: 

 

1. the existing use and character of property within the County; 

 

2. the Comprehensive Plan; 

 

3. the suitability of the property for various uses; 

 

4. the trends of growth or change; 

 

5. the current or future requirements of the community as to land for various purposes 

as determined by population and economic studies and other studies; 

 

6. the transportation requirements of the community; 

 

7. the requirements for airports, housing, schools, parks, playgrounds, recreation 

areas and other public services; 

 

8. the conservation of natural resources; 

 

9. the preservation of floodplains; 

 

10. the preservation of agricultural and forestal land; 



 

11. the conservation of properties and their values; and 

 

12. the encouragement of the most appropriate use of land throughout the County. 

 

B. The Isle of Wight County Planning Commission does not find that the proposed 

conditional use permit is reasonable based on the consideration of the factors listed 

herein.  

 

Section 2.  Recommendation to Board of Supervisors. 

 

The Planning Commission recommends to the Board of Supervisors that the request, CUP-11-21, 

be: 

 

       a. Granted as submitted, and that the Board of Supervisors adopt the proposed Ordinance 

without modification. 

 

___b. Denied, and that Board of Supervisors not adopt the proposed Ordinance. 

 

___c. Granted with the modifications set forth on the attached listing of specific 

recommendations, and that the Board of Supervisors adopt the proposed Ordinance with 

such modifications. 

 

 

DATE:      

 

 

 

READ AND PASSED: ______________________________________  

Chairman, Isle of Wight County Planning Commission 

 

 

TESTE: _____________________________________   

 Secretary, Isle of Wight County Planning Commission 

 

 

Approved as to Form: 

 

 

_______________________________________ 

Robert W. Jones, Jr., County Attorney 

 



PLANNING REPORT
APPLICATION:

 

The application of Bill and Sandra Kessler, owners, for a waiver to Section
3.2.4.A.4  and Section 5.9.1.C of the Subdivision Ordinance. The purpose of the
application is to seek a waiver to allow a family member transfer from tax map
parcel 59-01-017C on a private easement that serves two existing lots.

ELECTION DISTRICT:

 D5 (Carrsville)

LOCATION:

 The parcel is located at 27378 Colosse Road, Carrsville, and is in the Rural
Agricultural Conservation (RAC) zoning district.

BACKGROUND:

 

The parcel was established in 1996 and originally contained 21.4 acres. It was
subdivided in 1997 and now contains 14.98 acres. The parcel is served by a
private ingress/egress easement of 40 feet to provide access to Colosse Road (Rte.
641) which serves two existing lots. 
 
The parcel was purchased by the current owner in 2017 with the intention to
create at least one lot for their children under the family member transfer provision
of the Subdivision Ordinance which allowed no more than four lots on a private
ingress/egress easement at that time.

DESCRIPTION:

 

In 2021, the Subdivision Ordinance family member standard was amended to
allow no more than one lot resulting from a single tract to be accessed from a
single easement of right-of-way unless approved by the Board of Supervisors upon
recommendation from the Planning Commission.  
 
The ingress/egress easement already provides access to two parcels of land and is
not built to public standards.  The property owner would like to create a third lot, a
family member subdivision lot for his son, on a private easement.  There is no
existing road maintenance agreement between the property owners. 
 



The property owner requests a waiver to Section 3.2.4.A.4 of the Subdivision
Ordinance to allow him to create a family member lot on a private easement that
serves more than two lots as well as a waiver to Section 5.9.1.C which requires
that all streets serving three or more lots be public roads built to VDOT standards.
 

COMPREHENSIVE LAND USE PLAN:

 

The property is designated Rural Agricultural Conservation on the Future
Recommended Land Use Map in the Comprehensive Plan. This designation is
intended to maintain and conserve rural character and farmlands and to provide
for a full range of agricultural farming activities and related uses with low density
residential development. The proposal is consistent with the future recommended
land use. 

ORDINANCE REVIEW:

 

Section 3.2.4.A.4, which addresses family member subdivisions, states that no
more than one family member subdivision lot may be created from a single tract of
land which is accessed from a single easement of right-of-way unless approved by
the Board of Supervisors upon recommendation from the Planning Commission.
 
Section 5.9.1.C states that unless specifically modified in this ordinance, all new
streets must be public and improved to comply with the VDOT road and bridge
standards.

AGENCY REVIEW:

 

VDOT has reviewed the request, and their comments are attached.
 
The parcel has been approved for installation of a septic system and primary
drainfield as required. 

STAFF CONCLUSIONS:

Section 3.2.10.E of the Ordinance lists criteria for a waiver from the Subdivision
Ordinance requirements.  In order to approve a request for a waiver, the Board of
Supervisors shall make an affirmative finding that all of the criteria are met. 
Below is a list of the criteria with staff's findings.
 
1. That granting the waiver will not have an adverse impact on land use
compatibility.



 

 
Staff finds the proposed use is consistent with the residential and rural uses of
surrounding properties.
 
2. That strict adherence to the general regulations would result in substantial
injustice or hardship.
 
Staff finds no hardship, because the lot is currently being used for its intended
single family residential use.
 
3. The waiver has not been opposed in writing by the county, VDOT engineer, or
health official.
 
VDOT does not oppose the application.  The Health Department does not oppose
the application.
 
4. That granting the administrative waiver shall be consistent with the purposes
and intent of this ordinance.
 
Staff finds that the purpose and intent of the Ordinance is to promote the orderly
development of the County and to protect the public health, safety and welfare by
ensuring access by emergency service vehicles.  Staff could support the request
with the following conditions: 

1. VDOT recommendations are met prior to subdivision plat approval; and
2. Creation of a road maintenance agreement to include the new lot to be

recorded with the plat.
 

STAFF RECOMMENDATION:

 
Staff recommends approval of the waivers requested contingent on 1) VDOT
recommendations are met prior to subdivision plat approval; and 2) Creation of a
road maintenance agreement to include the new lot to be recorded with the plat.

ATTACHMENTS:

Description Type Upload
Date

Wavier Request Cover Memo 7/19/2022
Exhibit Exhibit 7/19/2022
Location Map Exhibit 7/20/2022
Location Map 2 Exhibit 7/20/2022



Subdivision Plat Exhibit 7/19/2022
VDOT Comment Exhibit 7/19/2022















PLANNING REPORT
APPLICATION:

 

The application of Sheila Auvil, owner, for a waiver to Section 3.2.4.A.4 and
Section 5.9.1.C of the Subdivision Ordinance. The purpose of the application is to
seek a waiver to allow a family member transfer from tax map parcel 03-03-001
on a private driveway not built to public standards which serves more than two
lots.

ELECTION DISTRICT:

 D3 (Hardy)

LOCATION:

 The parcel is located at 3240 Kingbrook Lane, Smithfield, and zoned Rural
Agriculture Conservation (RAC).

BACKGROUND:

 

The parcel was established in 1996 and contains 21 acres. The parcel is served by
a private ingress/egress easement of 50 feet known as Kingbrook Lane which
provides access to Fort Huger Drive (Rte. 676) for nine existing lots.
 
The parcel was purchased by the current owner in 2015.  According to the
property owner, she began pursuing the creation of lot for her daughter in 2019
under the family member transfer provision of the Subdivision Ordinance which
allowed no more than four (4) lots from a tract served by a private ingress/egress
easement at that time.
 

DESCRIPTION:

 

In 2021, the Subdivision Ordinance family member standard was amended to
allow no more than one (1) lot resulting from a single tract be accessed from a
single ingress/egress easement unless approved by the Board of Supervisors upon
recommendation from the Planning Commission. The Subdivision Ordinance also
stipulates that all roads which provide access to three or more lots must be public
roads which meet VDOT construction standards.
 
The ingress/egress easement already provides access to nine parcels of land known



as Lawnes Creek Estates and is not built to VDOT standards.  The property owner
requests a waiver to Section 3.2.4.A.4 of the Subdivision Ordinance to allow her
to create a family member lot on a private easement that serves more than two lots
as well as a waiver to Section 5.9.1.C which requires that all streets serving three
or more lots be public roads built to VDOT standards.

COMPREHENSIVE LAND USE PLAN:

 

The property is designated Rural Agricultural Conservation on the Future
Recommended Land Use Map in the Comprehensive Plan. This designation is
intended to maintain and conserve rural character and farmlands and to provide
for a full range of agricultural farming activities and related uses with low density
residential development. The proposal is consistent with the future recommended
land use. 

ORDINANCE REVIEW:

 

Section 3.2.4.A.4, which addresses family member subdivisions, states that no
more than one family member subdivision lot may be created from a single tract of
land which is accessed from a single easement of right-of-way unless approved by
the Board of Supervisors upon recommendation from the Planning Commission.
 
Section 5.9.1.C states that unless specifically modified in this ordinance, all new
streets must be public and improved to comply with the VDOT road and bridge
standards.

AGENCY REVIEW:

 

VDOT has reviewed the request and their comments are attached.  VDOT
recommends the installation of commercial entrance at the intersection of
Kingbrook Lane and Fort Huger Drive.
 
The parcel has been approved for installation of a septic system for a primary and
reserve drainfield as required.
 
A wetlands delineation has been performed and confirmed by the Army Corps of
Engineers as required.

STAFF CONCLUSIONS:

Section.3.2.10.E of the Ordinance lists criteria for a waiver from the Subdivision
Ordinance requirements.  In order to approve a request for a waiver, the Board of



 

Supervisors shall make an affirmative finding that all of the criteria are met. 
Below is a list of the criteria with staff's findings.
 
1. That granting the waiver will not have an adverse impact on land use
compatibility.
 
Staff finds the proposed use is consistent with the residential and rural uses of
surrounding properties.
 
2. That strict adherence to the general regulations would result in substantial
injustice or hardship.
 
Staff finds no hardship, because the lot is currently being used for its intended
single family residential use.
 
3. The waiver has not been opposed in writing by the county, VDOT engineer, or
health official.
 
VDOT recommends the installation of an entrance at the time of development, but
does not oppose the application.  The Health Department does not oppose the
application.
 
4. That granting the administrative waiver shall be consistent with the purposes
and intent of this ordinance.
 
Staff finds that the purpose and intent of the Ordinance is to promote the orderly
development of the County and to protect the public health, safety and welfare by
ensuring access by emergency service vehicles.  Staff could support the request
with the following conditions:

1. VDOT recommendations are met prior to subdivision plat approval; and
2. The deed for the new lot specifies adherence to the existing road

maintenance agreement as part of the  subdivision plat  approval.

STAFF RECOMMENDATION:

 

Staff recommends approval of the waivers requested contingent on (1) VDOT
recommendations are met prior to subdivision plat approval and (2) the deed for
the new lot specifies adherence to the existing road maintenance agreement as part
of the subdivision plat approval.

ATTACHMENTS:



Description Type Upload
Date

Waiver Request Cover Memo 7/19/2022
Auvil Plat Exhibit 7/19/2022
Location Map Exhibit 7/20/2022
Location Map 2 Exhibit 7/20/2022
Subdivision Plat Exhibit 7/19/2022
VDOT Comment Exhibit 7/19/2022
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