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Rezoning Application RZ14-10-71 was submitted by the Industrial 
Development Authority (IDA), conducting business as the 
Economic Development Authority (EDA), for the conditional 
rezoning of Tax Map # 20A1-3-7 from the I-2 (Industrial 
Employment) District to the MCD (Mixed-Use Campus 
Development) District. 1he property consists of approximately 147 
acres, located generally beside and behind 400 Kendrick Lane, to the 
east of the Norfolk Southern Railroad, to the west of Randolph 
Macon Academy, south of Kendrick Lane, and north of Skyline 
Soccer Plex. The application includes a concept plan for the 
development of approximately 30 acres, consisting of a mixed use 
campus development, including offices, retail, and potentially other 
commercial and light industrial uses. A proffer is submitted with the 
application that initially limits development beyond the 30 acres until 
a traffic study and concept plan is submitted for the 147 acres. 

None 

Staff Report, Attachment 1: Application and Supplemental 
information submitted by the EDA, Attachment 2: Concept Plan, 
and Attachment 3: Proffer Statement. 

Work Session previously held on November 5, 2014. Planning 
Commission scheduled for November 19, 2014 at 7PM, prior to the 
Special Town Council Meeting. 

Approval __ / ___ _ Denial -----

I move that Council approve Rezoning Application RZ14-10-71, as 
submitted by the IDA, including acceptance of the submitted 
proffers, for the conditional rezoning of the property identified as 
Tax Map# 20A1-3-7, consisting of approximately 147 acres, from the 
I-2 District to the MCD District. 

ROLL CALL VOTE REQUIRED 

'fNote: Motions are the formal & final proposal of Council, 
proposed motions are offered by Staff for guidance -

>~'fo be clear and concise, motions should be made in the positive 
Approved By: 31:2 



TOWN OF FRONT ROYAL -102 East Main Street, front Royal, Va. 22630 - 540-635·4236 
Department of Planning & Zoning 

REZONING APPLICATION 

APPLICANT 

Name I'MUS:\oe,\ ~\~ Ao\l. Phone ~O·lo3P=ZI ~'2 

Address 4oot> ~-eMv=\c.t \ (\. 

E-mail ~A @. wce.da. (~ 

PROPERTY OWNER OF RECORD 

Name~d~~\ \)e..v.t\v'"-'~ Phone ?4o ... ~~f5 .. 2J92. 

Address 4<1&2 K.<. nch1C:..t... Ln. fr~ £~\ 
PROPERTY DESCRIPTION 

Loc ation/Street Address L\,()4...\ \L( r"driL\l \..c • 
Number of lots: Total Acreage )(QO o....c '{'( ":1 

Tax Map Identification for each parcel (Map, Section, Block, & Lof}: 

Subdivision Name lif applicable) Ptu-\e% 'Y<:o~ 

REQUEST 

Existing Zoning :l:Ql Proposed Zoning tllluA &M~S 

Existing use \la.r,.. ""~ Qr~ lC IE [I' W .f 
1 

~ c£(;.1. ~ \ fl.e.-~~ ~ 

June tl, 20 13 u u OCT 1 5 2014 J~ COMPLETE REVERSE SIDE 

TOV/N OF FRCr;T ROYAl 
PlMlNIMG & l0f411W OE?All!MENT 



ATTACHMENTS 
The following should be submitted with a completed copy of this application. Additional Information 
may be determined necessary depending on the nature of the request. 

1. Application Fee {Checks should be made ouf fo the Town of Front Royal. Fees are as follows: 
1 acre or iess = $500, over 1 acre = $500 + $1 00 per acre after I st acre, Downzoning = $400) 

2. Survey/Plat of the property with metes and bounds descriptions for all existing and proposed 
property lines and zoning district boundaries {8 copies and a digital copy). 

3. Environmental Site Assessment Phase I and Phase II (unless waived by Director). 
4. Traffic Impact Analysis (if required) 
5. Written proffers. Proffers are voluntary, but should be submitted In a written format approved 

by the Director. 
6. Statement of Justification. As a separate document, provide a statement or statements that 

explain why you believe the property should be rezoned. 

CERTIFICATION 
I certify that the· information provided with this application is correct to the best of my 
knowledge. The proffering system has been explained to me and I have read Sections 
17 5-149 and 17 5-150 of the Town of Front Royal Zoning Ordinance pertaining to 
conditional zoning and proffering . 

. t ' ' ;I ' ' t 
• l,' 1 ,1' ; , I; • I ,' 

~.~· •
1 
~,• ~1i J •,'i • 1 1 ' . ' • / ' I .; I I ,' ; •• I ·, 

:/ ; .' ' ' ;' { :. ' . f ' 
I, /( 1 ,. I! • , '· !J ! , . . ~·, •'· ,. ", ( .. ' 

I , I 
11 J ' } ' I I ,. 

J •• , • .' • 

Signature of Applicant (If different) 

fr 
''I,'/ I .' ' i • ,' ,' 

I ' l I I . . ' 
' City7Count.y o(J.~»( .. ~Y\ 'Commonwealth of V2ia 

The f~oing insl!~ment was s:_ck~owledQed before me this J~day of -~+o~.c_. 20_} ~.by 
;.Le ,() o I •\.p_,.c fb Q;~>O<A /q 

(Name of person seekinlacknowledgement! 

t?fkl~JM Jd ~-"·¥ J 
t otary Public . . ·~ 1 ) ? 0 , } .:s_ I"" 0 ) ~ Notary registration number: ') 'V lp 0 My commission expires: Lr,'"-,..0 I (.)1· 

NOTICES 
-+ Staff wnt notify adjacent properly owners of the rezoning request and the scheduled public hearing dotes with the 

Planning Commission and Town Council. 
-+ Town Stoff will place on adverlisemenlln the local newspaper as required under Virginia Code § 15.2· 2204 • 
..... Town Stoff will place a public hearing sign(s) ol the focollon ollhe proposed rezoning. 
-+ Submission of this opplicolion does nof establish a vesled right as ouflined under Virginia Code § 15.2-2307. 
- • By submilling this application, the opp1icanl grants permission to the Town ortlclols and employees to enter upon the property, which Is I he 

subject of this oppUcoffon, during reasonable hours and for purposes related to the application process. 
_,When the opplicont is different than the fee simple property owner. lhe signa lure by the fee simple properly owner on lhls oppficallon shalt 

be considered as authorization for the applicant to oct os on agent for matters concerning this OJ2QIIcotlon. 
OFFICE USE ONLY 

Receipt # Date Paid _ _ ___ _ 
Planning Commission Hearing Date: Recommendation: ____ _ _ 
Town Council Hearing Date: Dale Sent to Clerk: 

.June t.l.. ?.0 13 



TOWN OF FRONT ROYAL 
DEPARTMENT OF PLANNING & ZONING 

STAFF REPORT FOR THE FOLLOWING MEETINGS: 
11/19/14 PLANNING COMMISSION MEETING, at 7:00PM, 220 N Commerce Ave, WCGC 

11/19/14 SPECIAL TOWN COUNCIL MEETING, at approximately 7:30PM, 220 N Commerce Ave. WCGC 

APPLICATION #: APPLICANT: 
I RZ-14-10-71 Industrial Development Authority (IDA), operating 

as the Economic Develo ment Authori EDA . 

APPLICATION SUMMARY: 
An application requesting the conditional rezoning of approximately 147 acres from the 
I-2 (Industrial Employment) District to the MCD (Mixed-Use Campus Development) 
District, with the intent of facilitating future redevelopment of the Avtex Property, also 
referred to as Royal Phoenix. The application is included as ATTACHMENT 1. 



Zoning Color Legend 
Yellow = R1 
Green= R1A 
Brown= R2 
Orange= R3 

Red= C1 
Rose = C-2 
L. Blue= 1-1 
D. Blue= 1-2 



ADDITIONAL INFORMATION: ----------------------------------------------------------. 

The proposed rezoning to MCD District conforms to the Town of Front 
Royal Comprehensive Plan. The illustration below is the future land use 
plan for the South Fork Industrial Planning Area. It recommends that the 
147-acre property, as well as the old parking lot property on the opposite 
side of Kendrick Lane, be used for future mixed-use development. 

1.SOU"ffl FORK PNI!liUSTRIAL FILANNI'ING AREA 

Futllro Larwi !Jse 

- •Cc.naer#,•&~ticn 

- lndustrlsl 

. 1.11>ed Use 

-- l.lui'.I·F~rr,l y Rgslden•lal [t.fgdium ()'er<! ily) 

- Neighborhood Cer"nerei~l 

Soingle.,;"5lT.i!y R~lldt•lllti (M~:IIurr. ~n•Hr:• 

~ ~RtilrnaJ\ 

~- T ZN\'"1 C0 1Z'!I"81.! L/mll ! 

lJ TOW;o.1 PARCELS 2012 

1 -South Fork Industrial Planning Area- Future Land Use 

In 2012 the Town proactively adopted the MCD District with the intent of 
establishing a zoning district that would accommodated a campus-like 
development that allowed for a variety of industrial and commercial 
businesses. It was principally created for the Avtex Property when the 
EPA gave the approval for redevelopment of the property. 



PHASES 

The applicant has submitted a concept plan for only a portion ofthe 147-
acre property. The concept plan is for an area depicted as lot 6, 
consisting of approximately 30 acres, as shown in the aerial picture 
below. A tabulation of the proposed uses within this 30 acres is shown in 
the tabulation at the bottom of this page. The concept plan is provided as 
ATTACHMENT 2. 

-

STORIES SQUARE FEET -Office/Retail 2 stories 28,500 sf 

(main access roads) 241 

Office/Retail 3 siories 43,500 sf 

Data Center 1 story 20,000 sf 41 

Data 1 story 30,0CO sf 49 

Center/Hardware/Office 
Office/Hardware 1 story 30.000 sf 22 1 

3 stories 43.500 sf 
I 

Office/Retail ' 
301 I 

Office/Retail 3 stories 43.500 sf I 

Pad Site 1 slory 4.000 sf 

Pad Site I story 4.000 sf 

Repair & I & 2 stories 58.750 sf 50 1 
Maintenance/Office 

! 

305,750 sf 704 ! 



The EDA also submitted building elevation renderings as part of the 
concept plan. These renderings depicted buildings with retail, service 
and restaurant uses on the ground level and offices on the upper level. 
Other uses illustrated on the concept plan include buildings used for 
maintenance, hardware, and data centers. The buildings are illustrated 
with masonry and stucco with metal architectural details. 

A proffer is a voluntary offer by a landowner that is submitted with a 
rezoning application to perform an act or donate money, a product, or 
service with the intent of justifying the appropriateness of the proposed 
rezoning application. The rezoning of land with proffers is referred to in 
the Virginia Code 15.2-2296 as conditional zoning. Under conditional 
zoning, there are reasonable conditions (proffers) governing the use of 
the property. Proffers are voluntary for applicants, and are for the 
purpose of providing additional regulations, not as a means to reduce 
regulations. Jefferson Green Unit Owners Association, Inc. v. Gwinn, 262 
Va. 449 (2001) established that when a locality accepts proffers, they 
become part of the zoning ordinance. 

The Town of Front Royal is authorized to accept cash and non-cash 
proffers (or not accept them if they chose) under the authority provided 
under the Virginia Code 15.2-2298. However, proffers must be 
reasonably related to the rezoning application and consistent with the 
Comprehensive Plan before they can be accepted. 

The EDA has offered a proffer that initially limits development of the 
property to the +/· 30 acres depicted on the concept plan as lot 6. For 
development of the remaining +/- 117 acres, the EDA would need to 
submit a concept plan and traffic study for review by the Town. The 
proposed proffers are attached as ATTACHMENT 3. 

RECOMMENDATIONS: 
Town Staff recommends approval of this rezoning application after consideration of public 
input received during the scheduled public hearings. 

ATTACHMENTS: Attachment 1: Rezoning Application; Attachment 2: Concept Plan 
Attachment 3: Proffer Statement 



TRAFFIC IMPACT 



-- --..._ 
~ · ) /rennon•· 

~. -
PENNONI ASSOCIATES INC. 
CONSULTING ENGINEERS 

TO: 

FROM: 

DATE: 

SUBJECT: 

MEMORANDUM 

Jennifer McDonald, Executive Director 
Front Royal- Warren County Economic Development Authority 

Ron Mislowsky, PE 

October 9, 2014 

Royal Phoenix Lot 6 Trip Generation - Commercial and Industrial 

We understand that the EDA Is seeking a commercial rezoning of Lot 6 at the Royal Phoenix 
site in Front Royal. The site is 30 acres and is currently zoned 1-2 (Industrial Employment). To 
assist in the analysis of the proposed rezoning, we have prepared the attached trip generation 
summary which compares the traffic generated by a mixed use commercial rezoning of the site 
to a by-right development under the existing industrial zoning. The resulting traffic volumes are 
based on trip generation rates utilizing current Institute of Transportation Engineers (IT E) 
information. 

As shown on the attached summary, a mixed-use commercial development with 30,000 square 
feet of office and 10,000 square feet of retail would generate substantially less traffic than a by­
right industrial development of the site. The commercial option would generate 76% fewer AM 
peak hour trips, 67% fewer PM peak hour trips, and 61% fewer total daily trips. 

If you have any questions, please contact me at (540) 667-2139. 

117 East Piccadilly Street • Winchester. VA 22601 • Ph 540·667·2139 • Fx 540-665-0493 

www.pennonl.com 
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ENVIRONMENTAL 



,. 

UNITED STATES ENVIRONMENTAL PROTECTION AGENCY 
REGION Ill 

1660 Arch Street 
Philadelphia, Pennsylvania 19103-2029 

September 16,2014 

VJA ELECTRONIC MAIL AND 
REGULAR MAIL 

Ms. Jennifer McDonald 
Executive Director 
Front Royal · Warren County 
Economic Development Authority 
400~0 Kendrick Lane 
P.O. Box445 
Front Royal, Virginia 22630 -0077 

RE: Avtex Fibers Superfund Site 
Former Plant Area and Basin Area 
Ready for Reuse Determination 

Dear Ms. McDonald; 

EPA has determined that FMC Corporation (fMC) has remcdiatcd the soils in the former plant area to 
meet the clean-up criteria set forth in the March 10, 2004 Operable Unit 10 Record of Decision (OU 10 
ROD). In addition, FMC prepared a2012 risk-based screening analysis for the soils remaining on site in 
the former plant area associated with the OU 10 ROD and the Non-Time Critical Removal Action for 
Buildings and Sewers. Based on this 2012 analysis, EPA has determined that the remediation of soils in 
the former plant area is protective for a future industrial!commercial worker to a depth often feel. 

FMC has also rcmcdiatcd the basins on the west side of the railroad tracks creating a 240-acrc 
conservancy park. 

Currently, a Conservation Easement is in place which restricts the use of the above-referenced 
Superfund site to industrial/conunercial use for the former plant area and designates the basin area as a 
conservancy. As you know, EPA is working with stakeholders to replace the existing Conservation 
Easement with five environmental covenanLc; pursuant to the Virginia Uniform Environmental 
Covenants Act. The environmental covenants will include the various property owners and will address 
appropriate uses for cleaned up properties at the site. The Conservation Easement will remain in place 
until the environmental covenants have been signed and filed with the land records for Warren County. 

Attached is EPA's Site Wide Ready for Anticipated Use Checklist. 

0 Printed on 100% recycled/recyclable paper with /flO% post-consumer fiber and proceu chlllrlnefree. 
Customer Service flotline: 1·800-438·2474 



Hopefully, this letter and attachment satisfy your request for a letter addressing the development ofthc 
former plant area. 

As always, if you have any questions, I can be reached at 215-814-3240. 

Sincerely, 

Kate Lose, RPM 
DEN A!WV Remedial Branch 

Attachment (1) 

Electronic copies only 
cc: C. Corbett, EPA 

M. Hendershot, EPA 
M. Carpenter, FMC 

0 Printed on 100% recycled/recyclable puper with /00% po.~t-consumer fiber and process chlorlncjree. 
Customer Service Hotline: 1-800-438-24 74 



SWRAU Evaluation Checklist 

United Stutes 
ft EPA ENVIRONMENTAL PROTECTION AGENCY 6 

Washington, DC 20460 

SUPERFUND CHECKLIST FOR REPORTING THE SITE\VIDE 
READY FOR ANTICIPATED USE GPRA MEASURE 

Office of Supcrrund Remediation & Technology Innovation and Federal Fucilitics Restoration & Reuse Oll1cc 

PART A- GENI~RAL SITE INFORMATION 
I. Site Nnmc A VTEX FIBERS, I~ C. 2. EPA ID VAD070358684 

3. Silv 1D 0302606 4. RPM I.OSF., KA THERI~E 

5. Street Address BOX 1169 KENDRICK L~ 

fi. City FRO~T ROYAL J 7. State VA 18. 7 ip Code 22630 

9. Site Wide Ready for Anticipated Usc Dctcnninntion Rcqui.rcrm:nts (a ll must be met for the entire construction complete 
sit~) 

0 , 
All cleanup goals in the Record(s) or Decision or otlwr remedy decision doeumcnt(s) hnvc been achic.-ed for k 
any media that may affect current and rcasonaoly anticipntcu future land uses, so that there arc no unacceptable 
risks. 

A/ CB All institutional or other controls required in the Record(s) of Decision nr nlho.:r remedy decis ion documcnt(s) 
have been put in place. 

!'ART H · SIGNATURE (Branch Chief or above should sign) 

NOTE: The outcome of tins Property Reuse Fvaluotton do.:s nol h~vc; any lcg3lly btnllong ctlccl onll Joe~ n~l CAprcs.ly nr implicttl) ucotc, c~plnd, or imt' 
any legal righu, oblig~tiaM . n:sponsobolitics, c.\l"'l:l.llions, or bcnclil~ uf any pmy FPA a~sumcs no rc1ponsibilhy ior reuse ~cr ivit tc, amllur nny p t~ lenc i u l 
lunulhal might rc:suh from rtusc acti,·icics EPA rcr:oins M)' ond :til ri.:hts and authorities t h .. s, t:t ~:u.Jmg but noc lrmitcd tu legal, cquiwhlc, or allrmniscrnuvc 
righiJ. El' A specifically n:t~iru any md ~II nghts and ~uthoritics il h;u w conduct, do reel, O\CrEcc, nnJ10r n:quuc cnvtrnnmcntal r•sjlonsc ucuot'1 ·n 
cnnnc"ion wtth the ~itc. includin.: but not limited to insl.lnccs when new cr addiucnal onfummtoon 'u; hccn dtscrner•ol rc~c~ardiug chc wrt•minJtll n <:r 
condtlions Dt the :S tc th3t inJicatC.\ thlllhc rcsptM~~e am!/or the COntlltiUil!l Ill he ~itc J IC nO IUOI!CI proi<XIl>C of hu;u,IO h~~ltlo Ill the CnvlroontcOI 

10. Nome L1nd D,~f-z_ 1 1. Titlc'Or~is:tion t . (J(/ Ci. f); rec"tc-r.. ) DSS~ 
12. S ignuturc -:::;1 ~ G-u--t.r 13. Date q } n);~ 

l 1.._,) I 

r--

1 



IMPACT STATEMENT 



Bo!lrd of Directors 

Patricia s. Wines, 
Chairwoman 

Greg Drescher, 
Vice Chairman 

Jim Eastham, 
Secretary 

Bill Biggs, 
Treasurer 

Brett Haynes, 
Director 

Ron Llewellyn, 
Director 

Bill Sealock, 
Director 

Jennifer R. McDonald, 
Executive Director 

October 9, 2014 

Mr. Jeremy Camp 
Planning Director 
1 02 E. Main Street 
Front Royal, VA 22630 

RE: Impact Statement 
The Economic Development Authority requests Mixed Use Zoning for 
162 acres at the Avtex Superfund Site located east of the railway that 
bisects the property. The specific project in question is to utilize 30.11 
acres at the far Northwestern corner of the site immediately adjacent to 
the existing administration building at 400 Kendrick Lane. 

The Project will involve the construction of a mixed-use building 
consisting of office/retail. One-half of the building will house technology 
data center. The remaining one-half will be divided into a number of 
(approximately 15-25) retail/commercial/office services spaces which will 
be leased. 

Based on the current numbers the proposed use will be a $40 million 
investment to the community creating over 600 jobs. The fiscal impact 
on the community will be significant. 

The quality of life of the adjacent residential neighborhood and residents 
would be impacted by increased traffic along Kendrick Lane and 
Shenandoah Avenue and, perhaps through the subdivision en route to 
Shenandoah Avenue at Royal Avenue. In addition, the residential 
subdivision would experience increased job opportunities, as well as 
convenient access to shopping and dining opportunities. The increased 
job opportunities and tax base this company will bring to the community 
will only increase the quality of life for the citizens of the community. 

This project should positively impact property values in the neighboring 
residential subdivisions. Construction of offices and retail/commercial 
space will utilize an otherwise vacant lot. Bringing activity to the site will 
diminish unsavory activities at the currently vacant lot. The building will 
add pleasing architecture and visual appeal in the Park atmosphere of 
the design. The project will add value to the tax rolls and thereby 
translate to increased value of neighboring subdivisions. 

PO Box 445 • 400 D Kendrick Lane . Front Royal . Virginia . 22630·2910 
T 540.635.2182 • F 540.635.1853 . Jnfo@wceda.com . www.wceda.com 

.. 

1

·-· 



Board of Directors 

Patricia S. Wines, 
Chairwoman 

Greg Drescher, 
VIce Chairman 

Jim Eastham, 
Secretary 

Bill Biggs, 
Treasurer 

Brett Haynes, 
Director 

Ron Llewellyn, 
Director 

Bill Sealock, 
Director 

--------
Jennifer R. McDonald, 
Executive Director 

In addition, with the new Town Police Department Headquarters project 
coming online at the adjacent parcel across Kendrick Lane, this will 
provide a security presence for both the Industrial/Commercial Park as 
well as the neighboring residential subdivisions. 

The only measurable impact to the environment will be increased 
automotive traffic at the site and surrounding roadways. As a federal 
Superfund Site, the parcel is subject to the USEPA's Restrictive 
Covenants that have carefully outlined appropriate and acceptable uses 
for this site and will always be monitored by those agencies. 

The impact on archeological and historic resources have previously 
been carefully assessed and dismissed as non-impacts. 

We feel the rezoning of this property will only have a positive impact on 
the Town and cannot foresee any negative impacts. 

incerely, 

PO Bo)( 445 • 400 D Kendrick Lane . Front Royal . VIrginia . 22630-2910 
T 540.635.2182 . F 540.635.1853 • lnfo@wceda.com . www.wceda.com 
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