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Current Situation Proposed End State 

Request for the CEDC Committee/Board of 
Supervisors 

Benefits to the County 

• The definition for a bank drive through states a 
bank may include drive-through facilities 

• A drive through facility in HCOD requires 
approval of a conditional use permit 

• When a bank is in the HCOD, applicants can 
be confused of why a conditional permit is 
needed 

• The Board has shown a preference to have a 
CUP for all drive-through facilities 
 

.  

• Amend the Zoning Ordinance to remove drive-through 
facility from bank definition 

• Amend Zoning Ordinance to list drive-through as a 
use permitted by conditional use permit in all districts 
that allow for business. 

• Staff would like the CEDC to recommend the 
Board send this to the Planning Commission to 
amend the zoning ordinance 

• The ordinance amendment would establish a uniform 
approval process for a drive-through facility within the 
county. 

Presenter
Presentation Notes
Due to the limited time for CEDC Meetings, please limit the salient points of your presentation  to this single slide.  Backup slides may be submitted for additional reference but may or may not be reviewed during the presentation.



Drive-thru information 
 
Sec. 28-25. – Definitions of specific terms 
 
Bank (lending institution). An establishment that provides retail banking services, mortgage lending, or similar 
financial services to individuals and businesses. Banks include those establishments engaged in the on-site 
circulation of cash money and check-cashing facilities, but shall not include bail bond brokers, pay-day 
lending, or title loan establishments. Banks may also provide automated teller machines (ATM) services, 
located within a fully enclosed space or building, or along an exterior building wall intended to serve walk-up 
customers only. Banks may include drive-through facilities 
 
Drive-through. A facility designed to enable a person to transact business or order and pick up food while 
remaining in a motor vehicle 
 

• Restaurant (café). An establishment, other than a licensed farm winery or bed and breakfast 
establishment as defined in Code of Virginia, § 4.1-100, or a cider press and store selling cider pursuant to a 
farm winery license, which provides as a principal use, the sale of food, frozen desserts, and/or beverages in 
a state ready for consumption within the establishment.  

Restaurant, delivery. A restaurant which conducts off-premises deliveries.  

Restaurant, fast-food. A restaurant where the principal activity is the sale of pre-prepared or rapidly 
prepared food from a window or walk-up counter directly to the customer in a ready to consume state for 
consumption within the restaurant or off-premises.  

Restaurant, sit-down. A restaurant where the prepared food is delivered to a table by waitstaff for 
consumption on-premises by the customer without the option of off-premises.  

 



 
 

Sec. 28-59. - Highway Corridor Overlay District (HC).  

(a) Purpose of the HC. In furtherance of the purposes set forth in Code of Virginia, §§ 15.2-2280, 15.2-
2283, 15.2-2284 and 15.2-2285, and in general to protect the health, safety and general welfare of 
the public by the prevention or reduction of traffic congestion, and distracting visual clutter which may 
result in danger on the public and private streets, a limitation is hereby placed on certain automobile-
oriented, fast service, quick turnover uses and related signage, which generate traffic in such amount 
and in such manner as to present the possibility of increased danger to the motoring public and other 
impediments to safe travel. This district is created in recognition of the need to provide suitable and 
sufficient road systems in the county and the need to protect existing and future highways from 
unsafe use.  

(b) Establishment of districts. The Highway Corridor Overlay District (HC) shall be designated by the 
board of supervisors by separate ordinance and will overlay all other zoning districts where it is 
applied so that any parcel of land lying in a HC shall also lie within one or more other land use 
districts provided for by this chapter. The regulations and requirements of both the underlying 
district(s) and the HC shall apply; provided, however, that when the regulations applicable to the HC 
conflict with the regulations of the underlying district, the more restrictive regulations shall apply.  

(c) District boundaries.  

(1) HC boundaries shall be designated on the official zoning map as ordained by Ordinances O95-
57, O96-23 and amended by O98-27, O96-24, O98-30, O01-29, and O01-37 establishing the 
boundaries of the overlay district, pursuant to article XII, Amendments to Zoning Maps.  

(2) The district boundaries will be described as follows:  

a. Length of the district shall be established by fixing points of beginning and end in the 
centerline of a street.  

b. Width will be established by designation of the distance on one or both sides from the 
centerline to which the overlay district shall extend; or, by a description of coterminous 
property boundaries of lots along such street, or highway; or, by using visible geographic 
features.  

The HC zoning district shall be established and overlay all other zoning districts, except HI districts, 
on all parcels of land within the below described area:  

Beginning at a point at the centerline of Cambridge Street, extending five hundred (500) feet 
east from the centerline of Cambridge Street at the intersection with the centerline of Truslow Road; 
thence continuing in a northerly direction parallel to the centerline of Cambridge Street to a point 
where Cambridge Street becomes Jefferson Davis Highway; thence along Jefferson Davis Highway 
continuing in a northerly direction parallel to the centerline of Jefferson Davis Highway to a point at 
the centerline of Courthouse Road; thence continuing in a westerly direction along the centerline of 
Courthouse Road to five hundred (500) feet west of the centerline of Jefferson Davis Highway; 
thence continuing in a southerly direction from the centerline of Courthouse Road, parallel to the 
centerline of Jefferson Davis Highway to a point where Jefferson Davis Highway becomes 
Cambridge Street; thence continuing in a southerly direction along Cambridge Street to the 
centerline of Truslow Road; thence, extending along the centerline of Truslow Road to the point of 
beginning; encompassing all or part of the parcels listed on Attachment A, attached hereto, as shown 
on the map entitled "Proposed Route 1 Highway Corridor Overlay District" dated December, 2001, 
made by the Stafford County Department of Planning and Community Development, a copy of which 
shall be added to and become part of the Official Zoning Map of Stafford County.  

(d) Uses permitted by right. All uses permitted by right in the underlying land use district(s), shall be 
permitted by right in the HC unless otherwise specifically made a conditional use by this section.  

(e) Conditional uses. In addition to the listed uses requiring a conditional use permit (as listed in Table 
3.1) in the underlying district, the following uses shall require a conditional use permit when 
proposed to be established in a HC:  
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(1) Car washes, self-service and automated.  

(2) Funeral chapel, funeral home, or mortuary.  

(3) Convenience stores.  

(4) Theaters, arenas, or auditoriums.  

(5) Recreational enterprise.  

(6) Hotels or motels.  

(7) Hospitals.  

(8) Motor vehicle fuel sales.  

(9) Automobile repair.  

(10) Any uses which include drive-through facilities.  

(f) Development standards. All nonresidential uses shall be subject to the use limitations and 
development standards set forth in the underlying land use district(s) and, in addition, shall be 
subject to the following HC limitations:  

(1) Access and internal circulation shall be designed so as not to impede traffic on a public street. 
To such end, access via the following means will be approved:  

a. By provisions of shared entrances, interparcel connection and travelways, or on-site 
service drives connecting adjacent properties.  

b. By access from a secondary public street as opposed to the corridor highway.  

c. By the internal streets of a commercial, office, or industrial complex.  

Developers of all parcels or lots within the HC shall submit an access and internal circulation 
plan to the county for approval which addresses access for the project and the surrounding 
area.  

The access plan shall demonstrate the ability to provide adequate access to surrounding 
properties via cross-easement agreement(s), shared entrances, interparcel connections and 
travelways, on-site service drives connecting adjacent properties, and/or access by secondary 
public streets.  

(2) Pedestrian circulation shall be provided for and coordinated with that generated from or using 
adjacent properties.  

a. The requirement for the provision of pedestrian circulation for the development of any 
parcels abutted on both sides along its road frontage to undeveloped parcels may, at the 
option of the county administrator, be satisfied by the execution and recordation of a 
sidewalk security agreement between the owner of the property and the county 
administrator to be prepared by the director of planning. The agreement shall provide for 
payment of one hundred twenty-five (125) percent of the amount of an engineer's certified 
cost estimate of the construction of the required sidewalk(s) at the time of permits or by 
monthly installments during a term not to exceed thirty-six (36) months and shall contain 
appropriate provisions for acceleration upon the sale or transfer of the property or upon a 
breach of the terms of the agreement. Payments made pursuant to this section shall also 
include an administrative fee of one hundred dollars ($100.00) which shall be payable at 
the time of the execution of the sidewalk security agreement.  

b. The requirement for the provision of pedestrian circulation for the development of any 
parcels abutted on both sides along its road frontage to undeveloped parcels may, at the 
option of the planning director (agent) or his designee, be satisfied by a payment in lieu of 
constructing the required pedestrian circulation. The payment shall be in the amount of an 
engineer's certified cost estimate of the construction of the required sidewalk(s) that is 
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deemed to be acceptable by the agent. Such payment shall be made at the time of 
permits. The payment shall be deposited in an account designated for pedestrian 
circulation improvements along the corridor highway that serves the property.  

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

(4) Parking areas and driveways shall be paved with concrete, bituminous concrete, or other similar 
material except for low-impact development sites in accordance with the provisions of chapter 
21.5 of this Code where pervious paving blocks and other similar materials may be allowed as 
approved by the agent. Surface treated parking areas and drives shall be prohibited. Concrete 
curb and gutter shall be installed around the perimeter of all driveways and parking areas, 
except that concrete curb without a gutter may be permitted where drainage is designed to flow 
away from the curb, and asphalt curb may be permitted where the property adjacent to a travel 
lane is undeveloped. Drainage shall be designed so as to not interfere with pedestrian traffic.  

(5) Where parking is designed to be located in the front yard setback of the corridor highway, a 
berm shall be utilized within a designated street buffer. Where no berm is proposed within a 
designated street buffer, whenever possible, parking areas shall be located to the rear or side of 
the structure(s) or building(s) they are intended to serve.  

(6) Utility lines such as electric, telephone, cable television, or similar lines shall be installed 
underground. This requirement shall apply to lines serving individual sites as well as to utility 
lines necessary within the project. All junction and access boxes shall be screened. All utility 
pad fixtures and meters shall be shown on the site plan. The necessity for utility connections, 
meter boxes, etc., should be recognized and integrated with the architectural elements of the 
site plan.  

(7) Loading areas, service entrances, and service bays shall be oriented and/or screened so as to 
not be visible from the corridor highway.  

(8) Dumpster and other waste disposal or storage areas shall be completely screened from the 
public view by means of a board-on-board fence and/or landscaping, or similar opaque material 
approved by the zoning administrator.  

(9) Architectural treatment shall be designed so that all building facades of the same building 
(whether front, side or rear) will consist of similar architectural treatment in terms of materials, 
quality, appearance, and detail pursuant to the neighborhood design standards plan element of 
the comprehensive plan. No facade portion of a building constructed of unadorned cinderblock, 
corrugated metal or sheet metal shall be visible from the corridor highway. Mechanical 
equipment shall be shielded and screened from public view and designed to be perceived as an 
integral part of the building.  

(10) Area and bulk regulations in the HC shall be the same as for the underlying land use district(s), 
except that: The height of buildings or structures within seventy-five (75) feet of the corridor 
highway shall not exceed two (2) stories or thirty (30) feet, whichever is less; and where parking 
areas are provided in a manner such that the structure or building is located between the 
parking area and the corridor highway, the applicable setback requirement may, at the option of 
the applicant, be reduced to fifty (50) percent of that otherwise required for the underlying 
district.  

(11) A landscaping and planting plan shall be submitted in conjunction with site plan submittal. Such 
landscaping and planting plan shall be drawn to scale, including dimensions and distances, and 
clearly delineate all existing and proposed parking spaces or other vehicle areas, access aisles, 
driveways, and the location, size, and description of all landscaping materials and areas. 
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Landscaping and planting plans shall be prepared by persons practicing in their area of 
competence.  

All plant materials shall be living and in a healthy condition. Plant materials used in 
conformance with the provisions of these specifications shall conform to the standards of the 
most recent edition of the "American Standard for Nursery Stock," published by the American 
Association of Nurserymen.  

Preservation of existing trees is encouraged to provide continuity, improved buffering ability; 
pleasing scale and image along the corridor. Any healthy, existing tree on-site may be included 
for credit towards the requirements of this section.  

The owner, or his designee, shall be responsible for the maintenance, repair, and replacement 
of all landscaping materials as may be required or approved within the scope of these 
provisions.  

(12) Redevelopment or expansion of structures or uses that were in existence prior to the adoption 
of the HC district and where the square footage of any addition to a structure shall not be more 
than the square footage of the primary structure shall be exempt from the provisions of 
subsections 28-59(f)(5), (6) and (9); provided that such redevelopment shall not result in an 
increase of outside storage area or display on the undeveloped site.  

(g) Reserved.  

(Ord. No. 094-29, § 28-409, 8-9-94; Ord. No. 095-11, 3-7-95; Ord. No. 095-21, 3-21-95; Ord. 
No. 095-22, 3-21-95; Ord. No. 095-58, 9-5-95; Ord. No. 096-23, 7-23-96; Ord. No. 096-24, 7-
23-96; Ord. No. 096-51, 10-15-96; Ord. No. 098-27, 4-21-98; Ord. No. 098-30, 5-5-98; Ord. No. 
098-42, 6-2-98; Ord. No. 099-32, 6-15-99; Ord. No. 000-19, 2-15-00; Ord. No. 000-25, 5-16-00; 
Ord. No. 001-29, 6-5-01; Ord. No. 001-37, 12-11-01; Ord. No. 003-26, 6-17-03; Ord. No. O08-
02, 5-6-08; Ord. No. O13-23, 6-4-13)  
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Project Name: Ecommerce                                                Date Presented to the CEDC: July 5, 2017   

1 

Current Situation Proposed End State 

Request for the CEDC Committee/Board of 
Supervisors 

Benefits to the County 

• E-Commerce or Internet sales is an evolving way of 
selling and purchasing merchandise  

• E-Commerce often includes- Auto dealers, firearm 
transfers, general merchandise, etc 

• Definition of retail sales:  To sell in small quantities 
directly to customers for their own use.  

• There is no definition for e-commerce in the zoning 
ordinance 

• The definition of e-commerce may affect the definitions 
for home business, auto dealers, merchants etc 

 
 
 
 
 
 
 
 

• The Ordinance would amend Sec. 28-25 , Definitions 
of specific terms to create a definition  for e-commerce 

• Other amendments to the zoning ordinance to clarify 
the use of e-commerce and retail sales in the 
exchange of goods and services for business uses 
listed in the zoning ordinance 

 

• Staff requests the CEDC to recommend the 
Board send this issue to the Planning 
Commission for their consideration of the 
following: 

• Create a definition of e-commerce 

• Clarify how e-commerce would be permitted 
in all uses permitting the exchange of goods 
and services 

• This could include amendments to several 
uses listed in the zoning ordinance 

• The ordinance amendment would create a definition 
for e-commerce 

• This will clarify the handling and dispersing of 
merchandise in the businesses allowed in the zoning 
ordinance 

• Potentially allowing for more flexibility for businesses 
opportunities in the county 



Wikipedia 

e-commerce is a transaction of buying or selling online. Electronic commerce draws on 
technologies such as mobile commerce, electronic funds transfer, supply chain management, 
Internet marketing, online transaction processing, electronic data interchange (EDI), inventory 
management systems, and automated data collection systems. Modern electronic commerce 
typically uses the World Wide Web for at least one part of the transaction's life cycle although it 
may also use other technologies such as e-mail. 

e-commerce businesses may employ some or all of the following: 

• Online shopping web sites for retail sales direct to consumers 
• Providing or participating in online marketplaces, which process third-party business-to-

consumer or consumer-to-consumer sales 
• Business-to-business buying and selling 
• Gathering and using demographic data through web contacts and social media 
• Business-to-business (B2B) electronic data interchange 
• Marketing to prospective and established customers by e-mail or fax (for example, with 

newsletters) 
• Engaging in retail for launching new products and services 
• Online financial exchanges for currency exchanges or trading purposes 

Websters on line dictionary 

Definition of e–commerce  

1. commerce conducted via the Internet 
2. activities that relate to the buying and selling of goods and services over the 

Internet 
 

Law Dictionary:  
 
What is ELECTRONIC COMMERCE (E-COMMERCE)? Definition of ELECTRONIC 
COMMERCE (E-COMMERCE) (Black's Law Dictionary) 
 
Business conducted without the exchange of paper based documents through the use of 
electronic and/or online devices. It includes activities such as procurement, order entry, 
transaction processing, payment, authentication and nonrepudiation, inventory control, order 
fulfillment, and customer support. The general public participates in ecommerce, almost 
unknowingly these days. Ecommerce devices include computers, telephones, fax machines, 
barcode readers, credit cards, automated teller machines (ATM) or other electronic appliances, 
whether or not using the internet. 

https://en.wikipedia.org/wiki/Mobile_commerce
https://en.wikipedia.org/wiki/Electronic_funds_transfer
https://en.wikipedia.org/wiki/Supply_chain_management
https://en.wikipedia.org/wiki/Online_advertising
https://en.wikipedia.org/wiki/Online_transaction_processing
https://en.wikipedia.org/wiki/Electronic_data_interchange
https://en.wikipedia.org/wiki/Inventory_management_software
https://en.wikipedia.org/wiki/Inventory_management_software
https://en.wikipedia.org/wiki/Data_collection
https://en.wikipedia.org/wiki/World_Wide_Web
https://en.wikipedia.org/wiki/Online_shopping
https://en.wikipedia.org/wiki/Direct_selling
https://en.wikipedia.org/wiki/Online_marketplace
https://en.wikipedia.org/wiki/Business-to-business
https://en.wikipedia.org/wiki/Electronic_data_interchange
https://en.wikipedia.org/wiki/Newsletter
https://en.wikipedia.org/wiki/Pretail
http://thelawdictionary.org/electronic-commerce-e-commerce/%23ixzz4kYIkgsVl
http://thelawdictionary.org/electronic-commerce-e-commerce/%23ixzz4kYIkgsVl
http://thelawdictionary.org/procurement/
http://thelawdictionary.org/order-entry/
http://thelawdictionary.org/transaction-processing/
http://thelawdictionary.org/authentication/
http://thelawdictionary.org/order-fulfillment/
http://thelawdictionary.org/order-fulfillment/


Project Name:  Free Standing Emergency Departments           Date Presented to the CEDC: July 5, 2017   
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Current Situation Proposed End State 

Request for the CEDC Committee/Board of 
Supervisors 

Benefits to the County 

• The zoning ordinance defines a Medical Clinic as a  
use that is not licensed by VDH 

• The zoning ordinance defines a Hospital as a use that 
requires a license by VDH 

• A free standing emergency department (FSED) is not 
a listed use in the zoning ordinance at this time 

• Since a FSED requires a license by VDH it is currently 
viewed as a hospital  

• Zoning Ordinance requires an approved conditional 
use permit for a hospital; therefore a FSED also 
requires a CUP to operate 

• Since there is no specific definition for a FSED, this 
determination has been challenged 

• Amend the Zoning Ordinance to define FSED 

• Amend the Zoning Ordinance to specify the type of 
use, permitted by right or by conditional use permit 
and where it is allowed 

• Consider requesting the Board to send this issue 
to the Planning Commission to draft an ordinance 
to create a definition for FSED which requires a 
CUP 

• Alternatively the PC may amend the definition of a 
Hospital to include such operations as a FSED 

 

• The ordinance amendment would create a definition 
and designate the process for approving such facilities 

•  This would alleviate any confusion and make the 
process more transparent 



 
Sec. 28-25. - Definitions of specific terms. 
 
Hospital. A facility licensed in accordance with the Code of Virginia in which the primary function is the 
provision of diagnosis, of treatment, and of medical and nursing services, surgical or nonsurgical, for two (2) 
or more nonrelated individuals, including hospitals known by varying nomenclature or designation such as 
children's hospitals, sanatoriums, sanitariums and general, acute, rehabilitation, chronic disease, short-term, 
long-term, outpatient surgical, and inpatient or outpatient maternity hospitals 
 
Clinic, medical, dental or psychiatric. A room or group of rooms used for a medical, dental or psychiatric 
practice offering medical services on an outpatient basis, including in-house diagnostic testing facilities, 
medical counseling services, internal surgery, general anesthetics, and similar services, but not including 
overnight stay or treatment. 
 



Project Name: REPI Program  Date Presented to the CEDC:  July 5, 2017 

1 
Due to the limited time for CEDC Meetings, please limit the salient points of your presentation  to 
this single slide.  Backup slides may be submitted for additional reference but may or may not be 
reviewed during the presentation.  We ask that presenters limit their presentations  to 10 minutes 
or less. 

Current Situation Proposed End State 

Request for the CEDC Committee/Board of 
Supervisors 

Benefits to the County 

• The CEDC authorized potential acquisition of 
easements on two parcels through the Readiness and 
Environmental Protection Integration REPI program, 
utilizing PDR/Land Conservation funds in the amount 
of $674,150 and matching REPI funds 

• DoD has allocated funds and authorized the County to 
move forward on Tax Map Parcel Nos. 17-23A, 23L 
and 25 (Sterne), and 19-47 (Jenkins)  

• DoD has announced a new REPI application round, 
and the County has identified a third eligible property, 
Tax Map Parcel No. 22-19 (McClevey)  

• PDR/Land Conservation funds in the amount of 
$826,891 will be available in FY2018 

• Additional matching funds are available through 
Virginia Land Conservation Foundation (VLCF) 

• Negotiate and Execute Deeds of Conservation Easement on 
Tax Map Parcel Nos. 17-23A, 23L and 25, and 19-47  

• Budget and Appropriate Federal Funds 

• Authorize New Applications for Matching Funds on Tax Map 
Parcel No. 22-19 through REPI and VLCF 

• Request CEDC and Board to authorize negotiation and 
execution of deed of conservation easement on Tax Map 
Parcel Nos. 17-23A, 23L and 25, and 19-47, utilizing 
previously allocated PDR/Land Conservation funds in the 
amount of $674,150  

• Budget and appropriate Federal funds in the amount of 
$674,150 

• Authorize new application for REPI project on Tax Map 
Parcel No. 22-19 in the amount of $150,00 and apply for 
matching funds up to $450,00 through State and Federal 
agencies 

• The REPI program allows property owners to receive 
compensation for retaining their land in agricultural/open 
space and limit future residential development. 

• The REPI program enables retention of open space lands 
outside the Urban Services Area, thereby reducing the costs 
of infrastructure and public services to the Agricultural/Rural 
areas. 

• The REPI and VLCF programs leverage County funds 



SUMMARY OF DEPARTMENT OF DEFENSE READINESS AND ENVIRONMENTAL PROTECTION 
INTEGRATION  (REPI) PROGRAM PROPERTIES 

Sterne Property (Hartwood Election District) 

• Tax Map Parcel Nos. 17-23A, 23L and 25 
• Approximately 218 acres 
• Located west of the intersection with Mountain View Road and Poplar Road 
• Agricultural and forested parcels 
• Contains sensitive environment features, including Critical Resource Protection Area 

(CRPA) associated with Potomac Creek and a tributary to Potomac Creek 
• Predictive suitable habitat for Small whorled pogonia, a federally endangered and state 

imperiled species; property lies within buffer zone of the federally listed Northern long-
eared bat 

• Located within MIA Zone 5, as identified in the MCB Quantico Joint Land Use Study (JLUS) 
• Listed as Priority 5 property 
• Potential for 72 development units 
• Assessed value of property: $1,283,300 

 
Jenkins Property (Rock Hill Election District)  

• Tax Map Parcel No. 19-47 
• 8 acres 
• Located adjacent to MCBQ and Aquia Creek, west of Tech Parkway 
• Forested parcel with a mix of mature deciduous and coniferous trees 
• Contains sensitive environment features, including CRPA associated with Aquia Creek, 

which borders the northern property boundary. There is a Stream Conservation Unit (SCU) 
along Aquia Creek at the rear of the property.  

• Predictive suitable habitat for Small whorled pogonia, a federally endangered and state 
imperiled species; property lies within buffer zone of the federally listed Northern long-
eared bat 

• Located within MIA Zone 2.3, as identified in the JLUS 
• Listed as Priority 1 property 
• Potential for 12 development units 
• Assessed value of property: $65,000 

 
McClevey Property 
 

• Tax Map Parcel No. 22-19 (portion) 
• Approximately 80 acres 
• Located ¼ mile south of MCBQ, adjacent to Patawomeck Park 
• Forested parcel with a mix of mature deciduous and coniferous trees 
• Contains sensitive environment features, including CRPA associated with Meadow Branch 
• Property lies within buffer zone of the federally listed Northern long-eared bat 
• Located within MIA Zone 2.2, as identified in the JLUS 
• Listed as Priority 1 property 
• Potential for 20 development units 
• Assessed value of property: $560,000 
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            Attachment 1 
            R17-183  
         

BACKGROUND REPORT 
 
The Aquia Town Center (Center) has long been a key commercial gateway to the County, and the Center has been 
adversely affected by the general economic decline in recent years.  The Center has been in an under-developed 
state for over a decade and is beginning to negatively affect other businesses in that area. Redevelopment of this 
important gateway would positively impact the entire Route 1 corridor around the Garrisonville Road and the 
Interstate 95 interchange. 
 
In order to spur redevelopment, in September 2015, the Board entered into an incremental tax return (ITR) 
incentive Memorandum of Understanding (MOU), with the County’s Economic Development Authority (EDA) and 
Mosaic Aquia Capital, LLC (Mosaic).  The MOU is to provide financial assistance via a portion of taxes paid being 
returned to Mosaic to enable the development of the commercial portion of the Center (Project).  Due to financial 
complications with the anchor store, Mosaic has not been able to complete negotiations and move this Project 
forward.  Therefore, Mosaic has requested a partnership with the County to amend the MOU in order to ensure that 
redevelopment of the Center proceeds. 
 
To fully assess the economic impacts of the development and the financial gain the Project would bring to the 
County, the Board engaged Renaissance Planning Group (Renaissance) as an external financial consultant.  
Renaissance projected that the tax revenues from the proposed development could be more than $71 million over 
the next 30 years.  The Renaissance projections assume a full build out of the Center with retail, restaurant, and 
grocery uses by 2017.  The actual ITR would be less, as Mosaic projects that full build out of the Center would likely 
take 18 months after construction begins.  Completion of this Project would immediately increase the real estate 
and personal property tax revenue, as well as increase the sales and meals tax collected by shopping and 
restaurant venues.   
 
The ITR MOU would return a portion of the increased tax revenue back to Mosaic.  Under the current MOU, the 
County would return 75% of the tax revenue paid above the baseline to Mosaic (via the EDA) up to $6.25 million at 
the time the agreement was approved, with a net present value escalation of 5%.  Under Mosaic’s requested 
amendments to the MOU, the County would return 80% of the tax revenue paid above the baseline to Mosaic (via 
the EDA) up to $18.25 million in current dollars with a net present value escalation of 5%.  Even with the ITR, the 
overall tax revenue received and retained by the County would increase.  The $71 million tax revenue calculated by 
Renaissance does not include the expected revenue increase from neighboring businesses.   
 
The Board has been working for many years to bring investments to the property to fulfill the vision of the Center, 
approved in 2008, but it lacked progress until Mosaic purchased the property. Mosaic’s plan for the Center 
proposes to fulfill much of that vision, and to create an active and vibrant major commercial gateway to the County, 
which has the potential to positively affect the larger area.  
 
Approval of proposed Resolution R17-183 authorizes negotiations with Mosaic for an award of future ITR 
incentives for the redevelopment of Aquia Town Center.  
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BOARD OF SUPERVISORS 
COUNTY OF STAFFORD 
STAFFORD, VIRGINIA 

 
RESOLUTION 

 
At a regular meeting of the Stafford County Board of Supervisors (the Board) held in 
the Board Chambers, George L. Gordon, Jr., Government Center, Stafford, Virginia, on 
the 5th day of July, 2017: 
---------------------------------------------------------------------------------------------------------- 
MEMBERS:         VOTE: 
Paul V. Milde, III, Chairman        
Meg Bohmke, Vice Chairman        
Jack R. Cavalier 
Wendy E. Maurer         
Laura A. Sellers        
Gary F. Snellings         
Robert “Bob” Thomas, Jr.        
---------------------------------------------------------------------------------------------------------- 
On motion of , seconded by , which carried by a vote of  to , the following was adopted: 
 

A RESOLUTION TO AUTHORIZE THE COUNTY ADMINISTRATOR 
TO NEGOTIATE WITH MOSAIC AQUIA CAPITAL, LLC TO 
AWARD FUTURE INCREMENTAL TAXES TO INCENTIVIZE THE 
REDEVELOPMENT OF AQUIA TOWN CENTER 

 
  WHEREAS, the Aquia Town Center has long been a key commercial gateway 
to the County, and the property has been adversely affected by the general economic 
decline in recent years; and 
 
 WHEREAS, Mosaic Aquia Capital, LLC (Mosaic), a private real estate 
investment firm founded in 2012 for the primary purpose of investing in office, retail 
and industrial real estate in the Mid-Atlantic region, has acquired the commercial 
portion of the Aquia Town Center, Tax Map Parcel No. 21-49 (Property); and 
 
 WHEREAS, the Renaissance Planning Group, an external financial consultant, 
projected that the tax revenues from the proposed development would exceed $71 
million over the next 30 years; and  
 
 WHEREAS, Mosaic requested assistance from the County in the form of a 
future incremental tax supported incentive; and 
 
 WHEREAS, Mosaic would use these funds to go to construction on 
approximately 167,000 square feet of new commercial space, at an estimated cost of 
$55 million; and          
 
  WHEREAS, having the Aquia Town Center operating as an active and vibrant 
major commercial gateway located adjacent to Interstate 95, Route 1, and Garrisonville 
Road is in the best interest of the citizens of Stafford County; and  
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 WHEREAS, the Board desires to bring investment to the Property to fulfill the 
vision of the Aquia Town Center, approved in 2008; and 
 
 WHEREAS, the Board believes Mosaic’s proposal for the Aquia Town Center 
fulfills much of that vision and will have a positive economic impact on the broader 
area around the Town Center; and 
 
 WHEREAS, the Board approved a prior tax incentive agreement with Mosaic, 
but Mosaic requires additional incentives to bring a desirable anchor tenant to the 
Project; and 
  
 WHEREAS, the Board created the Economic Development Authority of 
Stafford County, Virginia (EDA), pursuant to the Industrial Development and Revenue 
Bond Act, Chapter 49, Title 15.2 of the Code of Virginia of 1950, as amended (Act); 
and 
 
 WHEREAS, the County has the authority, pursuant to Virginia Code § 15.2-
953, to make gifts, donations and appropriations of money to the EDA for the purposes 
of promoting economic development; and  
 
 WHEREAS, the EDA has the authority to make grants of money and property 
pursuant to the Act in furtherance of its purposes, including promoting economic 
development; and 
 
 WHEREAS, the Board determined that it is necessary and desirable to provide 
certain incentives for the redevelopment and development of Aquia Town Center 
(Project) which it believes will have a positive economic impact beyond the Town 
Center; and 
 
 WHEREAS, the Project would further the public interest and benefit the County 
and its citizens through the redevelopment of an under-developed area in Stafford 
County, and by creating additional jobs in the County and increasing the County's tax 
base; and 
 
 WHEREAS, the Board desires to enter into an agreement with the EDA and 
Mosaic, providing for the terms of the incentives to be provided to Mosaic for the 
Project;  
        
 NOW, THEREFORE, BE IT RESOLVED by the Stafford County Board of 
Supervisors on this the 5th day of July, 2017, that it be and hereby does authorize 
negotiations with Mosaic Aquia Capital LLC’s (Mosaic), in an amount up to Eighteen 
Million Two Hundred Fifty Thousand in current dollars ($18,250,000) to be outlined in 
a Memorandum of Understanding (MOU) as referenced below, paid annually with a net 
present value escalation of up to 5%, in an amount not to exceed the incremental 
increases in the previous year’s tax collections on the commercial property at Aquia 
Town Center (Tax Map Parcel No. 21-49), to assist in the redevelopment and 
revitalization of the Aquia Town Center; and  
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 BE IT FURTHER RESOLVED that the County Administrator is authorized to 
negotiate the final terms of the MOU with Mosaic and the Stafford County Economic 
Development Authority (EDA) in order to realize this incentive in conformance with 
the terms of this Resolution and other material terms as determined by the Board; and 
 
 BE IT STILL FURTHER RESOLVED that the final terms of the MOU shall be 
presented to and approved by the Board before authorizing the County Administrator to 
execute the MOU.  
 
 
TCF:MTS:br 
 
 
 
 
 
 
 



Attachment 3



Attachment 3



Attachment 3



Attachment 3



Attachment 3



Attachment 3



Attachment 3



Attachment 3



Attachment 3



Attachment 3


	CEDC07052017finalagenda
	CEDC #1 Drive Through Facilities 070517
	cedc drive-thrus
	Slide Number 1

	Drive-thru back up info
	Sec._28_59.___Highway_Corridor_Overlay_District__HC_.

	CEDC #2 E-Commerce 070517
	cedc e-commerce
	Slide Number 1

	e-commerce background info
	Definition of e–commerce
	Law Dictionary:
	What is ELECTRONIC COMMERCE (E-COMMERCE)? Definition of ELECTRONIC COMMERCE (E-COMMERCE) (Black's Law Dictionary)


	CEDC #3 Free Standing ER 070517
	cedc free standing emergency departments
	Slide Number 1

	fsed background

	CEDC #4 REPI 070517 (2)
	REPI
	Slide Number 1

	Att 1 SUMMARY OF DEPARTMENT OF DEFENSE READINESS AND ENVIRONMENTAL PROTECTION INTEGRATION
	Att 2- AERIAL.pln

	CEDC #5 Discuss the Aquia Town Center Memorandum of Understanding for an Incremental Tax Return Incentive
	R17-183 signed
	R17-183 Att 2.ed
	R17-183 Att 3 Revised 530AquiaTowneCenter_EconomicBenefits_052217_reformatted




