Planning Commission Report

File #:


C-09-2
Applicants:
Harrison A. and Deborah L. Moody, doing business as Hidden Treasures at Green Meadow Farm, Agent, Larry Hixson
Property Address:
10876 Zilles Road, Blackstone 
Tax Map Parcel #,s:   Tax Map Nos. 37-5, 37-3, 37-2, 37-2A, 37-2B, 37-2C, 37-2D, and 37-2E
Magisterial District:
Darvills
Property Size:

Approximately 160 acres
Current Zoning:
Agricultural, General, A-2

P.C. Mtg. Date:
Nov. 12, 2009
CASE OVERVIEW

The applicants, Harrison A. and Deborah L. Moody, doing business as Hidden Treasures at Green Meadow Farm, through their Agent, Larry Hixson, are seeking a conditional use permit to utilize the following described properties for an educational retreat center and banquet facility.  The properties are located at 10876 Zilles Road, Blackstone, Virginia 23824.  The properties are designated as Tax Map Nos. 37-5, 37-3, 37-2, 37-2A, 37-2B, 37-2C, 37-2D, and 37-2E and are zoned Agricultural, General, A-2, which allows such use upon receiving a conditional use permit.  The County Comprehensive Land Use Plan places this property within the Rural Conservation Area which allows limited commercial development at the Ordinance defined density.
CASE ATTACHMENTS

A.

CUP Application

B.

GIS Location Map
C.
VDOT “Low Volume Commercial Entrance Design along Highways with Shoulders” 

LAND USE AND ZONING ANALYSIS

The subject property includes the owners’ single-family residence, a pool, the multi-use/education building, the existing single-family home place for overnight retreat guests, and the farm related buildings and farm related land uses.  The retreat will incorporate all of these land uses and depending on the type of visitors one or all of the uses may be utilized during the retreat event.  The single-family home place is to be used mainly for housing small groups i.e., no more than eight persons, who will prepare meals in the home.  The surrounding properties’ land uses include single-family residential uses and farm related and forestal land uses i.e., cropland, pastureland, forestland.  These surrounding properties are zoned A-2, Agricultural General.  

As designated by the Comprehensive Land Use Plan, the subject property is within the Rural Conservation Area which allows limited commercial development.  The A-2, Zoning District allows an “educational retreat center” as a conditional use, and the uses that are requested under this conditional use permit, the residential retreat center and educational facility are considered educational retreat related uses.  
OVERVIEW OF IMPACTS

Public Utilities, & Public Safety Impacts
The existing facilities utilize on-site well and septic systems.  The existing public safety infrastructure is capable of servicing the proposed use.
Transportation Impacts

There are no major impacts on the existing transportation network.  The subject property has two potential entrances on Zilles Road, and the number of trips generated by the proposed use on the subject property will be based on the type of event and these events will normally not be taking place during morning and evening peak hours with many of the events taking place on weekends.  Additionally, the retreat users will be coming to the property and remaining on the property for the duration of the retreat event.  Furthermore, with Zilles Road accessing directly off of Highway 460, the road system in this particular area is adequate to handle the limited traffic generated by the subject use.

Concerning the entrance into the proposed us, VDOT is recommending that the owners upgrade the entrance to meet the “Low Volume Commercial Entrance Design along Highways with Shoulders” (see Attached Entrance Design).  At the request of the owners, VDOT staff is reviewing the recommendation for upgrading the entrance to meet the low volume entrance design.  Under the recommended “Conditions” for approval of the subject Conditional Use Permit, it is recommended that the owners shall comply with all related State Code requirements, which would include the VDOT entrance permit standards.  
SITE AND USE ANALYSIS

This is an appropriate use of the existing facilities and abundant agricultural open space on the subject property, and given the surrounding land uses, zoning pattern, and access to Zilles Road and Highway 460 the use is appropriately located.  

Planning Staff Recommendation:
The Staff reviewed the conditional use permit and is satisfied that the applicant has successfully addressed the impacts of the proposed educational retreat center and banquet facility.

Staff’s recommendation of APPROVAL of the request for a conditional use permit to allow for the use of the existing property and buildings to provide for retreat facilities including temporary housing to corporate, non-profit, government, religious, fraternal organizations, and the general public is subject to the following conditions:

1. The existing buildings utilized as part of the retreat center shall be modified to meet the building code requirements for the applicable use groups as set forth in the Building Code.
2. Any additional site lighting installed shall be directed downward and inward to the site and shall not directly cast light onto the adjoining properties.
3. All related outdoor recreational and all other outdoor activities and events shall be conducted between 6:00 AM and 12:00 AM.
4. Informal outdoor camping is allowed on a temporary basis with no permanent campsites being established.
5. The retreat center and banquet facilities will comply with all applicable federal, state, and local codes.  

PLANNING COMMISSION RECOMMENDATION

At the November 12 Planning Commission Public Hearing, the owners’ agent, Mr. Larry Hixson, spoke in favor of the application and indicated that he would answer the Commissioners’ questions.  Mr. Hixson addressed a question concerning the recently renovated pool house stating that it was originally used as a horse barn and then renovated to be used as the pool house and now it has been used for family related banquets/gatherings and Church related gatherings.  The Commissioners also asked if Mr. Hixson could comment on the frequency of usage of the proposed facility, and he indicated that the majority of future events would take place during the summer months and on weekends.

Ms. Sara Gibbs who owns property adjacent to the subject properties made comment on the proposed application wanting to know how the request would affect her property, and Mr. Hayes, Chairman, indicated that her property would not be affected or rezoned by this request.

The Planning Commission asked staff what Zoning Ordinance standards would have to be met with this proposed use, and staff indicated that the paved parking and handicap accessibility parking space(s) standards would have to be met in addition to the current building code standards for such use.  The VDOT commercial entrance standards were also discussed with the Commissioners agreeing that given a the rural character of the properties a paved entrance and a paved parking area should not be required as part of this facility.  

In addition to the paved parking and entrance requirements, the Planning Commission discussed placing a maximum limit on the number of persons utilizing the home place and the retreat facility.  After lengthy discussion, the Commissioners agreed that the Fire Marshall would regulate the appropriate number of occupants for the retreat/banquet facility (converted pool house), and place a limit on the number of overnight guests utilizing the home place in any given twenty-four (24) hour period.

Prior to making its recommendation to the Board of Supervisors, the Planning Commission added the following two additional Conditions to staff’s recommended Conditions:

Condition 6- The maximum number of overnight guests at the existing single-family structure shall be eight (8) for any one twenty-four (24) hour period.

Condition 7- This conditional Use Permit shall be reviewed by the Planning Commission of Dinwiddie County every two (2) years from the date of issuance of the permit.
After agreeing on the addition of the two additional Conditions, the Planning Commission voted to recommend approval with Conditions of C-09-2 to the Board of Supervisors by a vote of 7-0.
BOARD ACTION

Since this is a zoning matter, the standard statement regarding action on this zoning matter must be read. In order to assist, the following motion is attached as follows:

BE IT RESOLVED, that in order to assure compliance with Virginia Code Section 15.2-2286(A) (7) it is stated that the public purpose for which this Resolution is initiated is to fulfill the requirements of public necessity, convenience, general welfare and good zoning practice, I move that conditional use permit, C-09-2, be (approved with conditions OR disapproved) by the Board of Supervisors.
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