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Department of Planning  
& Community Development 

FRANKLIN COUNTY PLANNING COMMISSION 
AGENDA 

May 24, 2016 @ 6:00pm 
 
 
I. Call to Order 

II. Roll Call 

III. Public Comment 

IV. Work session 

A. Renaissance Planning - Discussion of Westlake Hales Ford and Southway 
Business Park area plans 
 

B. Other Matters 
 
1.  Additional work session dates 
 
2. Route 220 Industrial Park Community Meeting June 7, 2016 @ 

6:00pm at the Faith Fellowship Church 
 

V. Adjourn 



 

1 | P a g e  
 

Franklin County Urban Development Area 
Project 

DRAFT Zoning Ordinance Amendments to implement the: 

Revised Route 220-North Corridor Plan 
 
DRAFT – May 20, 2016 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
NOTE:  All proposed amendments are written in underline and strikethrough language as follows: 
 
Underline and Red – indicates added text 
Strikethrough and Red – indicates removed text 



2 
 

 

Part 1. – Amendments to the 220-North Rural Development Overlay District 

and the 220-North Mixed Use Overlay District. 
 

Background and Introduction: 

 
The following amendments are proposed to the two existing zoning overlay districts that are in the 
vicinity of the proposed Southway business park project.  Currently, the 220-North Rural Development 
Overlay District and the 220-North Mixed Use Overlay District apply to portions of several of the parcels 
that comprise the proposed Southway project.  The County’s intent is to develop a completely new 
“Commerce Park(CP)” zoning district that would apply to the Southway project boundaries.  Therefore, 
these amendments are the boundaries of the existing overlay districts to exclude the area that will be in 
the new Commerce Park District. The standards for the proposed new RB district are described below in 
Part 2. 
 

Amended Ordinance text 

 
Sec. 25-501. - Purpose  

The 220-North Rural Development Overlay District is intended to promote the efficient and compact 
design of residential developments within a rural setting, by encouraging the clustering of dwelling units 
and the preservation of significant open spaces. The 220-North Rural Development Overlay District seeks 
to conserve the scenic and rural character of this section of the Route 220 corridor by preserving open 
spaces; limiting commercial development; prohibiting obtrusive signage; and encouraging innovative 
design for clustered residential developments. The requirements of this division are meant to work in 
conjunction with the requirements of the underlying zoning districts to guide the type and arrangement of 
uses, structures, buildings, roads, and signs in an efficient and coordinated manner.  

(Res. No. 18-11-2009, 11-17-09) 

Sec. 25-501.1. - Boundaries  

The 220-North Rural Development Overlay District includes an area on each side of Virginia Route 
220, generally from the southern corporate boundary of the Town of Boones Mill to the intersection of Route 
220 and Brick Church Road. The official boundaries of the 220-North Rural Development Overlay District 
are shown on the official zoning map for Franklin County, and are further described as follows:  

(1) Beginning at a point along the centerline of the northbound travel lane of Route 220 at the 
intersection of Route 220 and Brick Church Road; thence southeast along the centerline of the 
northbound travel lane of Route 220 to the intersection of Route 220 and Link Street; thence 
northeast along the centerline of the Link Street right-of-way to the intersection of Link Street and 
Rolling Hill Drive; thence east along the centerline of the Rolling Hill Drive right-of-way to the 
intersection of Rolling Hill Drive and Hazelwood Lane; thence northeast along the centerline of 
the Hazelwood Lane right-of-way for a distance equal to one-half (½) of a mile from the centerline 
of the northbound travel lane of Route 220, as measured perpendicular to the centerline of the 
northbound travel lane of Route 220; thence northwest in a manner parallel to the centerline of 
the northbound travel lane of Route 220 at a distance of one-half (½) of a mile from the centerline 
of the northbound travel lane of Route 220, as measured perpendicular to the centerline of the 
northbound travel lane of Route 220, following such course to the corporate boundary of the Town 
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of Boones Mill; thence west along the corporate boundary of the Town of Boones Mill to a point 
located along the centerline of the northbound travel lane of Route 220; thence west along the 
corporate boundary of the Town of Boones Mill to a point located along the centerline of the 
southbound travel lane of Route 220; thence west along the corporate boundary of the Town of 
Boones Mill for a distance equal to one-half (½) of a mile from the centerline of the southbound 
travel lane of Route 220, as measured perpendicular to the centerline of the southbound travel 
lane of Route 220, thence southeast in a manner parallel to the centerline of the southbound 
travel lane of Route 220 at a distance of one-half (½) of a mile from the centerline of the 
southbound travel lane of Route 220, as measured perpendicular to the centerline of the 
southbound travel lane of Route 220, following such course to the centerline of the Brick Church 
Road right-of-way; thence northeast along the centerline of the Brick Church Road right-of-way 
to the intersection of Brick Church Road and Route 220 at a point located along the centerline of 
the southbound travel lane of Route 220.  

(2) The boundaries of the 220-North Rural Development Overlay District may be amended to extend 
such boundaries to include any parcel of land, in part or in its entirety, that contains area within 
or immediately abutting the official boundaries of the 220-North Rural Development Overlay, as 
described above. Any such amendment of the overlay boundaries shall be consistent with the 
requirements of this chapter for amendment of the zoning ordinance, and, if approved by the 
board of supervisors, shall be reflected on the official zoning map for Franklin County.  

(Res. No. 18-11-2009, 11-17-09; Res. No. 22-11-2011, 11-15-11) 

Sec. 25-501.2. - Relationship to underlying zoning  

The 220-North Rural Development Overlay District is intended to work in conjunction with the 
requirements of the underlying zoning district. Where specifically enumerated, the requirements of this 
division shall supercede the requirements of the zoning ordinance and the subdivision ordinance, except 
properties zoned as Commerce Park (CP). In the absence of an enumerated requirement of this division, 
the requirements of the zoning ordinance and the subdivision ordinance shall prevail.  

(Res. No. 18-11-2009, 11-17-09) 

Sec. 25-501.3. - Change in underlying zoning classification.  

Where any change to the underlying zoning classification is requested (also known as a zoning map 
amendment or rezoning), such request shall be accompanied by a conceptual plan of development 
conforming to the concept plan requirements of the RPD, Residential Planned Unit Development District. 
This requirement shall not apply to properties currently zoned or changing to Commerce Park(CP) district. 

(Res. No. 18-11-2009, 11-17-09) 

Secs. 25-501.4—25-501.7. - Reserved.  

Editor's note— Res. No. 22-11-2011, adopted November 15, 2011, repealed §§ 25-501.4—25-

501.7, which pertained to residential cluster developments; standards for residential lots within 

residential cluster developments; standards for required open space within residential cluster 

developments; ownership and management of required open space within residential cluster 

developments and derived from Res. No. 18-11-2009, 11-17-09. Users' attention is directed to 

section 25-189 for similar provisions.  

Sec. 25-501.8. - Signs.  
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Free-standing signs within the 220-North Rural Development Overlay District shall comply with the 
following:  

(1) Off-premises signs shall be prohibited. 

(2) Any development requiring the submittal of a concept plan shall also include a signage plan, 
showing the location, design, size, height and arrangement of all proposed free-standing signs. 
The signage plan shall be incorporated into the required concept plan.  

(Res. No. 18-11-2009, 11-17-09) 

Sec. 25-501.9. - Access management.  

The following standards for access management shall apply within the 220-North Rural Development 
Overlay District:  

(1) All new roads or streets within the 220-North Rural Development Overlay District shall be 
constructed to VDOT standards for the acceptance of secondary streets into the state 
maintenance system.  

(2) All new entrances to public or private streets shall comply with VDOT standards for entrance 
separation, sight distance, turn radius, and corner clearance.  

(Res. No. 18-11-2009, 11-17-09; Res. No. 20-12-2009, 12-15-09) 

Sec. 25-501.10. - Utilities and screening.  

The following standards shall apply to the placement and screening of utilities and 
mechanical/electrical equipment within the 220-North Rural Development Overlay District:  

(1) All utilities shall be placed underground on parcels of land that are being developed or 
redeveloped.  

(2) Ground and wall-mounted mechanical/electrical service equipment shall be screened from 
general public view by means of fences, walls, landscape planting, or other screening approved 
by the zoning administrator.  

(3) Roof-mounted mechanical/electrical equipment, satellite dishes and any other communications 
equipment shall be concealed from view of public rights-of-way and neighboring properties from 
street level. Where reasonable height parapet or screen walls are insufficient to provide 
screening, all equipment shall be painted in a neutral color to blend with roofing materials.  

(Res. No. 18-11-2009, 11-17-09; Res. No. 20-12-2009, 12-15-09) 

 

DIVISION 6. - 220-NORTH MIXED USE OVERLAY DISTRICT  

 

Sec. 25-502. - Purpose.  

The 220-North Mixed Use Overlay District is intended to promote a mixture of residential, office, and 
commercial uses in an integrated and interconnected manner that allows for creative land use planning; 
provides safe and efficient pedestrian and vehicular access; preserves open space and scenic views; and 
presents an attractive transportation corridor along Route 220. The requirements of this division are meant 
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to work in conjunction with the requirements of the underlying zoning districts to guide the type and 
arrangement of uses, structures, buildings, roads, parking areas, signs, and landscaping in an efficient and 
coordinated manner.  

(Res. No. 12-10-2009, 12-15-09) 

Sec. 25-502.1. - Boundaries.  

The 220-North Mixed Use Overlay District includes an area on each side of Virginia Route 220, 
extending generally from the northern corporate boundary of the Town of Rocky Mount to the intersection 
of Route 220 and Brick Church Road. The official boundaries of the 220-North Mixed Use Overlay District 
are shown on the official zoning map for Franklin County, and are further described as follows:  

(1) Beginning at a point along the northeast edge of the Route 220 right-of-way directly opposite the 
intersection of Route 220 and Brick Church Road; thence southeast along the edge of the Route 
220 right-of-way to the westernmost corner of the parcel identified by Franklin County Real Estate 
records as tax map number 36, parcel number 188.01; thence northeast along the westernmost 
edge of such parcel to the northernmost corner of such parcel; thence southeast along the 
northernmost edge of such parcel to the centerline of Rolling Hill Drive; thence south, southeast, 
and northeast along the centerline of Rolling Hill Drive to the intersection of Rolling Hill Drive and 
Hazelwood Lane; thence northeast along the centerline of Hazelwood Lane for a distance equal 
to one-half (½) of a mile from the centerline of the northbound travel lane of Route 220, as 
measured perpendicular to the centerline of the northbound travel lane of Route 220; thence 
southeast and south in a manner parallel to the centerline of the northbound travel lane of Route 
220 at a distance of one-half (½) of a mile from the centerline of the northbound travel lane of 
Route 220, as measured perpendicular to the centerline of the northbound travel lane of Route 
220, following such course to the corporate boundary of the Town of Rocky Mount; thence west 
along the corporate boundary of the Town of Rocky Mount to a point located along the centerline 
of the northbound travel lane of Route 220; thence west along the corporate boundary of the 
Town of Rocky Mount to a point located along the centerline of the southbound travel lane of 
Route 220; thence west along the corporate boundary of the Town of Rocky Mount for a distance 
equal to one-half (½) of a mile from the centerline of the southbound travel lane of Route 220, as 
measured perpendicular to the centerline of the southbound travel lane of Route 220; thence 
north and northwest in a manner parallel to the centerline of the southbound travel lane of Route 
220 at a distance of one-half (½) of a mile from the centerline of the southbound travel lane of 
Route 220, as measured perpendicular to the centerline of the southbound travel lane of Route 
220, following such course to the centerline of Brick Church Road; thence northeast along the 
centerline of Brick Church Road to the intersection of Brick Church Road and Route 220 at a point 
located along the centerline of the southbound travel lane of Route 220; thence northeast to the 
point of origin along the northeast edge of the Route 220 right-of-way directly opposite the 
intersection of Route 220 and Brick Church Road.  

(2) The boundaries of the 220-North Mixed Use Overlay District may be amended to extend such 
boundaries to include any parcel of land, in part or in its entirety, that contains area within or 
immediately abutting the official boundaries of the 220-North Mixed Use Overlay, as described 
above. Any such amendment of the overlay boundaries shall be consistent with the requirements 
of this chapter for amendment of the zoning ordinance, and, if approved by the board of 
supervisors, shall be reflected on the official zoning map for Franklin County.  

(Res. No. 12-10-2009, 12-15-09) 

Sec. 25-502.2. - Relationship to underlying zoning.  

The 220-North Mixed Use Overlay District is intended to work in conjunction with the requirements of 
the underlying zoning district. Where specifically enumerated, the requirements of this division shall 
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supersede the requirements of the zoning ordinance and the subdivision ordinance, except properties 
zoned as Commerce Park(CP) district. In the absence of an enumerated requirement of this division, the 
requirements of the zoning ordinance and the subdivision ordinance shall prevail.  

(Res. No. 12-10-2009, 12-15-09) 

Sec. 25-502.3. - Change in underlying zoning classification.  

Where any change to the underlying zoning classification is requested (also known as a zoning map 
amendment or rezoning), such request shall be accompanied by a conceptual plan of development 
conforming to the concept plan requirements of the PCD, Planned Commercial Development District. This 
requirement shall not apply to properties currently zoned or changing to Commerce Park(CP) district. 

  

(Res. No. 12-10-2009, 12-15-09) 

Secs. 25-502.4—25-502.7. - Reserved.  

Editor's note— Res. No. 22-11-2011, adopted November 15, 2011, repealed §§ 25-502.4—25-

502.7, which pertained to residential cluster developments; standards for residential lots within 

residential cluster developments; standards for required open space within residential cluster 

developments; ownership and management of required open space within residential cluster 

developments and derived from Res. No. 12-10-2009, 12-15-09. Users' attention is directed to 

section 25-189 for similar provisions.  

Sec. 25-502.8. - Required landscape yards.  

With the exception of single-family residential development, all development within the 220-North 
Mixed Use Overlay District shall comply with the following landscape yard requirements:  

(1) A minimum landscape yard of fifty (50) feet shall be required adjacent to Route 220, with an 
exception being made for lots averaging two hundred and fifty (250) feet or less in depth at the 
time of the adoption of this chapter [December 15, 2009]. The landscape yard shall be measured 
perpendicular to the edge of the right-of-way.  

(2) A minimum landscape yard of twenty-five (25) feet shall be required adjacent to all other roads. 
The landscape yard shall be measured perpendicular to the edge of the right-of-way.  

(3) Structures, buildings, parking areas, outdoor storage, and outdoor display are prohibited in the 
required landscape yard. Nothing herein shall preclude the location of driveways within the 
required landscape yard.  

(4) Signs shall be permitted within the required landscape yard. Where the landscape yard is required 
to be fifty (50) feet, signs shall be set back a minimum of twenty-five (25) feet from the edge of 
the right-of-way. Where the landscape yard is required to be twenty-five (25) feet, signs shall be 
set back a minimum of fifteen (15) feet from the edge of the right-of-way.  

(Res. No. 12-10-2009, 12-15-09) 

Sec. 25-502.9. - Required landscaping.  

With the exception of single-family residential development, all development within the 220-North 
Mixed Use Overlay District shall comply with the following requirements for landscaping:  
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(1) Parking lots shall be developed with the following perimeter landscaping:  

a. At least one (1) large deciduous tree for each fifty (50) lineal feet. 

b. At least one (1) small deciduous tree for each fifty (50) lineal feet. 

c. At least one (1) medium shrub for each ten (10) lineal feet. 

(2) Parking lots shall be developed with the following interior landscaping:  

a. At least one (1) landscape island for each one-hundred (100) lineal feet. 

b. At least one (1) large deciduous tree for each required landscape island. 

(Res. No. 12-10-2009, 12-15-09) 

Sec. 25-502.10. - Signs.  

Free-standing signs within the 220-North Mixed-Use Overlay District shall comply with the following:  

(1) Off-premises signs shall be prohibited. 

(2) Any development requiring the submittal of a concept plan shall also include a signage plan, 
showing the location, design, size, height and arrangement of all proposed free-standing signs. 
The signage plan shall be incorporated into the required concept plan.  

(Res. No. 12-10-2009, 12-15-09) 

Sec. 25-502.11. - Development within the special flood hazard area.  

Development within any area of the 220-North Mixed-Use Overlay District that is designated as a 
Special Flood Hazard Area, as shown on the adopted Flood Insurance Rate Map (FIRM) for Franklin 
County, shall comply with the following:  

(1) A special use permit shall be required for the establishment or expansion of any use or structure 
located within the special flood hazard area.  

(2) Where a special use permit is required for development within the special flood hazard area, the 
special use permit application shall contain a concept plan showing the boundaries of the special 
flood hazard area and the location of any existing and/or proposed structures, buildings, roads, 
parking areas, or other physical improvements.  

(Res. No. 12-10-2009, 12-15-09) 

Sec. 25-502.12. - Access management.  

The following standards for access management shall apply within the 220-North Mixed Use Overlay 
District:  

(1) All new roads or streets within the 220-North Mixed Use Overlay District shall be constructed to 
VDOT standards for the acceptance of secondary streets into the state maintenance system.  

(2) All new entrances to public or private streets shall comply with VDOT standards for entrance 
separation, sight distance, turn radius, and corner clearance.  

(Res. No. 19-12-2009, 12-15-09) 

Sec. 25-502.13. - Utilities and screening.  
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The following standards shall apply to the placement and screening of utilities and 
mechanical/electrical equipment within the 220-North Mixed Use Overlay District:  

(1) All utilities shall be placed underground on parcels of land that are being developed or 
redeveloped.  

(2) Ground and wall-mounted mechanical/electrical service equipment shall be screened from 
general public view by means of fences, walls, landscape planting, or other screening approved 
by the zoning administrator.  

(3) Roof-mounted mechanical/electrical equipment, satellite dishes and any other communications 
equipment shall be concealed from view of public rights-of-way and neighboring properties from 
street level. Where reasonable height parapet or screen walls are insufficient to provide 
screening, all equipment shall be painted in a neutral color to blend with roofing materials.  

(Res. No. 19-12-2009, 12-15-09) 

Secs. 25-503—25-610. - Reserved.  
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Part 2. – Amendments to establish a new Commerce Park (CP) Zoning District. 
 

Background and Introduction: 

 
The following is a proposed ordinance amendment to create a new “Commerce Park (CP)” zoning district 
that would apply to the Southway project and its immediate vicinity.  This new district is intended to 
implement the policy direction in the revised Route 220-North Corridor Plan for the purpose of 
developing the mixed use Southway business park project.  The standards for the proposed new Regional 
Business district are intended to incorporate the general setback, landscaping, signage and access 
management standards from the two existing overlay zoning districts in the area (the 220-North Rural 
Development Overlay District and the 220-North Mixed Use Overlay District) and also add a Permitted 
Use list and additional district requirements.  This new district is intended as a base zoning district rather 
than an overlay district, and therefore, the overlay districts are intended to be amended (described 
above in Part 1.) to no longer apply to the Regional Business Park District. 
 
NOTE:  The Section, Article and Division numbers shown below have not yet been codified with the 
Ordinance and should not be considered final. 
 

Amended Ordinance text 

 
ARTICLE III. - DISTRICT REGULATIONS  

Sec. 25-170. - Establishment of districts.  

For the purposes of this chapter, the covered unincorporated areas of Franklin County are hereby 
divided into the following districts:  

Agricultural District, A-1  

Residential Estates District, RE  

Residential Suburban Subdivision District, R-1  

Residential Suburban Subdivision District, R-2  

Residential Combined Subdivision District, RC-1  

Residential Multifamily District, RMF  

Residential Planned Development District, RPD  

Business District, Limited, B-1  

Business District, General, B-2  

Commerce Park District, CP 

Industrial District, Light Industry, M-1  

Industrial District, Heavy Industry, M-2  

Special Districts/Overlay Districts (see Article IV of this chapter) Smith Mountain Lake Surface District  
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(Ord. of 5-25-88) 

 
DIVISION 9B. – Commerce Park District (CP)  

 

FOOTNOTE(S): 

--- (11) ---  

Editor's note—The Franklin County Comprehensive Plan includes a section to guide the county on 
zoning applications in commercial areas. This section, entitled "Environmental, Land Use Considerations 
and Standards," is found on pages 9-37 through 9-38 of the originally adopted Plan of 1985. 

Sec. 25-350.1. - Purpose.  

(a) This district is created to provide locations of at least 200 acres for regional business and commercial 
enterprise along with supportive uses that represent a significant center of economic activity for the 
county as a whole.  It is intended to allow for a regional destination economic center that should be 
designed in a coordinated campus-style site design that incorporates principles of traditional 
neighborhood design including environmental preservation, walkable connections among buildings 
and uses, and a compatible mix of uses.  

(b) Uses in this district should be oriented to serve county residents and regional employees. Due to the 
mixed use nature of this district, uses must be able to accommodate the mix of personal and 
commercial vehicle traffic that the particular use is expected to attract.  

(c) Non-commercial facilities in this district are meant to serve as regional amenities Recreation and 
community services are encouraged in this district as a means of advancing traditional neighborhood 
design principles, minimizing vehicular miles traveled on the corridor and allowing for a mix of uses 
that serve the entire surrounding area.  

  

Sec. 25-350.2. - Permitted uses.  

Within the Commerce Park District (CP), the following uses are permitted, organized by use type:  

 

Industrial / Commercial: 

Agricultural warehouses. 

Antique refinishing. 

Auction barn/auction house. 

Bakeries. 

Beverage and bottling operations. 

Blacksmiths. 

Boat building. 

Central reproduction and mailing services. 

Cold storage locker facilities. 

Crafts manufacturing. 
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Data center 

Food products manufacturing. 

Freight stations. 

Glass, clay products. 

Laboratories, engineering, research, testing and developmental facilities related to the 
manufacture, processing, fabrication and/or assembly of products permitted in the CP 
District. 

Libraries. 

Lithography. 

Machine shops (with no presses). 

Malt products manufacturing. 

Manufacture, processing, fabrication, packaging, testing, treatment and/or assembly of 
products. 

Milk bottling. 

Milk distribution, milk and dairy products. 

Milk stations. 

Motion picture productions. 

Moving and storage firms. 

Pharmaceuticals. 

Pharmacies and establishments for the production, fitting or sale of optical or prosthetic 
appliances. 

Print shops. 

Printing plants, newspapers only. 

Product development. 

Public facilities, offices, storage yards. 

Radio and TV stations. 

Research, development and testing. 

Sporting goods and athletic goods manufacturing. 

Temporary construction facilities, subject to the requirements of section 25-129.  

Welding or machine shop, excluding punch presses exceeding forty-ton rated capacity, and 
drop hammers. 

Wine, spirits manufacturing, licensed. 

Wood working shops. 

Woodworking. 

Workforce, technical and trade academy. 

 

Retail/Office 

Accessory uses in the same building as the permitted principal use primarily served, including 
residential uses in conjunction with business or commercial uses. 
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Amusement centers; game rooms, electronic games; game machines; machine arcades. 

Amusement shops. 

Antique shops. 

Apparel shops. 

Arenas. 

Art supplies. 

Automobile, other vehicle wash operations. 

Banks, savings and loans, finance, insurance offices. 

Barber shops, beauty shops. 

Brick, block sales. 

Building material sales. 

Cabinet shops. 

Candy shops. 

Caterers. 

Convenience stores. 

Country store. 

Day care center 

Drive-in restaurants/walk-ins. 

Drug stores. 

Dry cleaning and laundry. 

Establishments for sale of concessions and print media. 

Food and grocery stores. 

Food trucks.  

Gift shops. 

Greenhouses and nurseries. 

Hospitals. 

Medical clinics, not veterinary. 

Motels, hotels, tourist, and resort facilities. 

Offices; professional.  

Off-street parking.  

Outdoor theatres. 

Parking facilities, commercial. 

Restaurant, including carryout, but excluding drive-through. 

Theatres, indoor. 

Wayside stands. 

 

Civic 
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Assembly halls. 

Auditorium. 

Cemeteries on joint church property. 

Cemeteries, community and commercial. 

Churches. 

Clubs (private). 

Clubs (public). 

Collection facility. 

Colleges. 

Community centers, buildings. 

Commuter parking lot. 

Conference or training center. 

Conservation areas, public and private. 

Country clubs. 

Emergency services facilities—Fire, rescue. 

Government buildings, functions 

Museums.  

Parks. 

Public garages. 

Public utilities structures, towers. 

Public utilities, ground-mounted or underground, such as lines, distribution transformers, 
pipes, meters and other facilities necessary for provision or maintenance of on-site utility 
services, including water, sewerage, and communications facilities. 

Roads, streets, rights-of-way, easements. 

Water systems. 

 

Recreational 

Bowling alleys. 

Carnivals, circuses, fairs and other events lasting more than ninety-six (96) hours but less 
than four (4) months. 

Golf clubs, clubhouses. 

Horse shows. 

Playgrounds. 

Recreational facilities (private). 

Recreational facilities (public). 

Skating rinks. 

Stables, commercial riding. 

Swim clubs. 
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Temporary events, subject to the requirements of section 25-134. 

 

Within the Commerce Park District (CP) the zoning administrator shall have the authority to determine the 
appropriate use types per Section 25-26. - Uses not provided for.  

 

Sec. 25-350.3. - Special use permits.  

The following uses shall be permitted only by special use permit approved by the Board of Supervisors:  

 

Biological compounding. 

Heating and air conditioning with associated sheet metal shop. 

Heliports, airports, landing strip (intensive use), landing strip (recreational use)—(See section 25-112). 

Landfills, nonhazardous, nonradioactive materials, and approved by the State Health Department. 

Off-site water tanks, and/or water systems (See section 25-145). 

Off-site wells, water tanks, and/or water systems (See section 25-145). 

Poultry processing and packaging. 

Raceway 

Radio and TV transmission/transmitters. 

Schools, public and private. 

Science, technology, research facilities. 

Shopping centers, malls, complexes. 

Stables (private). 

Stadium 

Telecommunication tower  

Transportation facilities, terminals. 

Trucking facilities, terminals. 

Utility substation 

Water or sewerage treatment plant 

Welding or machine shop including punch presses exceeding forty-ton rated capacity and drop hammers. 

Wind energy facilities; large system (See section 25-128(c)). 

Wind energy facilities; small system (See section 25-128(c)). 

Wind energy facilities; utility scale system (See section 25-128(c)). 

Wood preserving. 

 

Sec. 25-350.4. - Area regulations.  

Notwithstanding any definitive area requirement herein, the minimum permitted size of any area to be 
rezoned to the CP district shall be a minimum of 200 contiguous acres.  
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Sec. 25-350.5. - Maximum height of buildings.  

(a) The maximum height of buildings in this district shall be fifty (50) feet, unless approved by special use 
permit by the Board of Supervisors. 

(b) Belfries, cupolas, chimneys, flues, flagpoles, television antennae, radio aerials, silos and water tanks 
are exempted.  

(c) Any building or structure shall be constructed, erected, installed, maintained and shall be of an 
approved type in accordance with the provisions of the IBC, International Building Code, as amended, 
and the Fire Prevention Code.  

Cross reference— Building regulations, Ch. 5; fire prevention and protection, § 8-11 et seq.  

Sec. 25-350.6. - Minimum yard dimensions.  

(a) Front setback. The minimum distance from the nearest point of the principal structure (including 
porches, stoops or any accessory buildings) to the edge of the right-of-way of Route 220 shall be fifty 
(50) feet, and thirty-five (35) feet from the edge of right-of-way for all other roads.  

(b) Side setback. The minimum side setback is twenty five (25) feet except that no building, structure, 
accessory use or outdoor storage area shall be located closer than eighty (80) feet from any residential 
or agricultural zoning district.  

(c) Rear setback. The minimum rear setback is thirty (30) feet except that no building, structure, accessory 
use or outdoor storage area shall be located closer than eighty (80) feet from any residential or 
agricultural zoning district.  

Sec. 25-350.7. - Maximum floor area.  

Not regulated.  

Sec. 25-350.8. - Minimum off-street parking space.  

See the regulations for minimum off-street parking spaces in sections 25-80 through 25-82.  

Sec. 25-350.9. - Minimum loading space.  

See the regulations for minimum loading space in section 25-85.  

Sec. 25-350.10. - Open space and landscape requirements.  

All development within the Commerce Park District shall comply with Division 3.B.  Landscaping and 
Buffering regulations of the zoning ordinance; however, properties adjacent to Route 220 must 
also comply with the following requirements: 

(a) A minimum landscape yard of fifty (50) feet shall be required adjacent to Route 220.  

(b) A minimum landscape yard of twenty-five (25) feet shall be required adjacent to all other roads. 
The landscape yard shall be measured perpendicular to the edge of the right-of-way.  

(c) Structures, buildings, parking areas, outdoor storage, and outdoor display are prohibited in the 
required landscape yard. Nothing herein shall preclude the location of driveways within the 
required landscape yard.  

(d) Signs shall be permitted within the required landscape yard. Where the landscape yard is required 
to be eighty (80) feet, signs shall be set back a minimum of forty-five (45) feet from the edge of 
the right-of-way. Where the landscape yard is required to be twenty-five (25) feet, signs shall be 
set back a minimum of fifteen (15) feet from the edge of the right-of-way.  
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Sec. 25-350.11. - Signs.  

Free-standing signs within the Commerce Park District shall comply with the following:  

(1) Off-premises signs shall be prohibited. 

(2) Any development requiring the submittal of a concept plan shall also include a signage plan, 
showing the location, design, size, height and arrangement of all proposed free-standing signs.  

Sec. 25-350.12. - Access management.  

The following standards for access management shall apply within the Commerce Park District:  

(1) All new roads or streets within the Commerce Park District shall be constructed to VDOT 
standards for the acceptance of secondary streets into the state maintenance system.  

(2) All new entrances to public or private streets shall comply with VDOT standards for entrance 
separation, sight distance, turn radius, and corner clearance.  

(3) Parcels along Route 220 shall comply with access management and entrance requirements of 
the 220 North Corridor Plan and associated overlay district regulations. 

Sec. 25-350.13. - Utilities and screening.  

The following standards shall apply to the placement and screening of utilities and mechanical/electrical 
equipment within the Commerce Park District:  

(1) All utilities shall be placed underground on parcels of land that are being developed or 
redeveloped.  

(2) Ground and wall-mounted mechanical/electrical service equipment shall be screened from 
general public view by means of fences, walls, landscape planting, or other screening approved 
by the zoning administrator.  

(3) Roof-mounted mechanical/electrical equipment, satellite dishes and any other communications 
equipment shall be concealed from view of public rights-of-way and neighboring properties from 
street level. Where reasonable height parapet or screen walls are insufficient to provide 
screening, all equipment shall be painted in a neutral color to blend with roofing materials. 

 

Sec. 25-350.14 - Other regulations.  

Site plans are required for all uses prior to issuance of building permit and zoning permit. All property 
rezoned to Commerce Park shall develop private covenants and regulations to govern uses and standards 
in the park.  
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220-North Corridor Plan 
 

 

 

Draft Revised Plan May 20, 2016 
 

 

Background 
 

The 220-North Corridor Plan was originally adopted by the Franklin County Board of Supervisors on 

February 17, 2009. The original Area Plan was a requirement of a $1 million federal grant toward the 

construction of a 12-inch public water line along the northern segment of U.S. Route 220 in Franklin 

County and was developed with input from the Franklin County Planning Commission, County staff, and 

stakeholders along the Rt. 220 corridor. The plan identified the opportunity to plan for and preserve 

land for a regional commerce park, the exact location of which was at the time undetermined. 

 

In 2016, the 220-North Corridor Plan was revised to address the potential development by the County of 

a new regional mixed use commerce park called Southway, on parcels along Rt. 220 surrounding Brick 

Church Road.  In addition, as part of this revision, the County also designated a portion of this corridor, 

where the commerce park will be located, as a Designated Growth Area to meet the requirements of 

§15.2-2223.1  of the Code of Virginia, to accommodate higher density compact mixed use development 

as an urban/village development area.  This designation, along with the designation of Route 220 as a 

Corridor of Statewide Significance, qualifies this area to potentially receive funding under State House 

Bill 2 legislation passed in 2014 as a qualified Urban Development Area.  

 

The 220-North Corridor Plan seeks to guide development along this important transportation corridor 

with the development of the Southway Commerce Park as a key catalyst and anchor for the corridor and 

for this portion of the County in the future. 

 

In general, this revised Corridor Plan preserves all of the policy direction and intent of the original 

Corridor Plan.  The only revisions that were made to the original 2009 plan are those that were needed 

to accommodate the anticipated development of the Southway Commerce Park as a key economic 

catalyst and as one cornerstone of the county’s economic development strategy for the long term.  The 

original 220-North Corridor Plan called for a series of zoning overlay districts along the corridor to 

preserve the County’s scenic beauty, concentrate commercial development into well- planned centers, 

and lay the groundwork for the future commerce park along Rt. 220. These zoning districts have been 

implemented as the following overlay districts in the Franklin County Zoning Ordinance:  

 

 220 North Scenic Gateway District  

 220 North Rural Development District 

 220 North Mixed-Use Commercial District 
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This revised Corridor Plan recommends the following changes to accommodate development of the 

Southway Commerce Park: 

 

1) Modifying the boundaries of the Regional Business and the Mixed Use Commercial Future Land 
Use Categories in a manner such that the Commerce park is entirely contained within the 
Regional Business Category 

2) Creating a new Commerce Park Zoning District 
3) Adding language to the 220 North Rural Development and 220 North Mixed Use Commercial 

Overlay Districts that stipulates the zoning overlays do not affect parcels within the Commerce 
Park zoning district 
 

Further discussion of these recommended changes and other policy revisions to accommodate the 

development of Southway are detailed in this plan. 

 

 

 

Introduction 
 

The Comprehensive Plan of Franklin County serves as a primary guide for decision makers on issues 

related to planning, development, and investment in the physical environment.  Updated by the Franklin 

County Board of Supervisors in May, 2007, the Comprehensive Plan reflects the community’s desires for 

the management of change over time.  The Plan sets forth the rationale for zoning, though it is not in 

itself a zoning ordinance.  The Plan is comprehensive in scope, in that it depicts a desired future for the 

entire geographic area of the county.  Yet the Plan is flexible.  It recognizes that many decisions can only 

be made after further study, detailed “on-the-ground” analysis, and specific policy recommendation. 

 

To achieve this level of specificity, the Comprehensive Plan calls for the development and adoption of 

small area plans, including Village Plans and Corridor Plans.  The 220-North Corridor Plan is an effort to 

refine, clarify, and build upon the values, goals and objectives of the Comprehensive Plan, and to 

address emerging needs and opportunities along Franklin County’s most vital transportation corridor.  

 

Corridor Plan Boundaries 
 

The area for the 220 North Corridor Plan extends from the Roanoke County line to the northern limits of 

the Town of Rocky Mount. (See Figure 1).  It is expanded from the original 2009 boundaries to include 

the parcels that will comprise the Southway Commerce Park.  Figure 1 also shows the proposed future 

land use categories for the Corridor Plan which are as follows: 

 

1. Scenic Gateway Future Land Use Category 
2. Regional Business Future Land Use Category 
3. Mixed Use Commercial Future Land Use Category 



5 
 

 
Figure 1  Rt. 220 North Corridor Plan Area and Proposed Future Land Use Categories 

 

Process 
 

The planning process for the 220-North Corridor Plan began in early 2008.  Early scoping for the Plan 

included staff-level meetings with Roanoke County officials to coordinate plans, exchange information, 

and receive mutual feedback.  Roanoke County conducted and completed a similar planning exercise for 

its southern length of Rt. 220 in late 2007/early 2008. 

 

Franklin County planning staff conducted two neighborhood meetings at Boones Mill Elementary School 

on March 19th and 20th, 2008.  At these meetings, staff displayed various maps and presented multiple 

planning scenarios in an effort to solicit input.  Representatives from the Western Virginia Water 

Authority (WVWA), Virginia Department of Transportation (VDOT), Earth Environmental Consultants, 

Inc., and various County agencies were on hand to provide information and answer questions. 

Discussion at these neighborhood meetings focused heavily on the potential impact of the proposed 

water line.  Citizens – many of whom are experiencing water quality or quantity problems with private 

water systems and individual wells – wanted to know how and when they might gain access to public 

water supplied by the proposed new water line along Rt. 220.  Citizens also expressed concerns about 

how the water line might impact growth and development.  Issues of concern included viewshed 

protection, increased residential development, additional highway commercial development, impacts 

on local and commuting traffic, and loss of rural character. 
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The Planning Commission held a number of work sessions throughout the spring and summer of 2008 to 

identify issues and consider various scenarios.  The Planning Commission developed a draft Plan and 

held a public hearing on September 9, 2008.  On November 10, 2008, the Planning Commission voted 

unanimously to recommend the draft Plan the Board of Supervisors for further consideration, and 

approved the plan on February 17, 2009. 

 

In 2016, the Franklin County Planning Commission held a number of work sessions to develop a revised 

Route 220-North Corridor Plan to accommodate the development of the Southway Commerce Park.  

These work sessions were facilitated by county planning staff and a consultant team that was provided 

for by a technical assistance grant from the Virginia Office of Intermodal Planning and Investment under 

the Urban Development Area Grant Program. In addition, a meeting was held on June 7, 2016 for the 

County to hear concerns, ideas, and feedback for development of the Park. 

 

Two public hearings were held on ______, 2016 and _____, 2016 and the revised Route 220-North 

Corridor Plan, as recommended by the Planning Commission, was adopted by the Franklin County Board 

of Supervisors on _______, 2016. 

 

Approach 
 

The 2009 adopted Plan established three distinct segments as future land use planning categories along 

the Rt. 220 corridor: 

 

1. Scenic Gateway, extending from the Roanoke County line to the northern limits of the Town of 
Boones Mill. The purpose of this land use category is to preserve the existing natural vegetation 
and rural character of this area, to create an inviting sense of arrival and departure. 

 

2. Regional Business, located between Grassy Hill Road and Brick Church Road, which was 
amended in 2016 to include the Southway project area.  The purpose of this land use category is 
to preserve the existing natural vegetation and rural character of this area, to create an inviting 
sense of arrival and departure. 

 

3. Mixed Use Commercial, extending from Brick Church Road to the northern limits of the Town of 
Rocky Mount, which was amended in 2016 to exclude the Southway project area.  The purpose 
of this land use category is to encourage a mixture of commercial, office, and residential uses in 
integrated, well-planned developments. 
 

 

A fourth segment, Medium Density Residential, intended to be located on both sides of Rt. 220 

extending south of Boones Mill toward the Blackwater River, was not implemented. 
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Analysis of the Corridor Plan Area 
 

As part of the 2016 Corridor Plan update, the consultant team prepared a series of analysis maps of the 

Rt. 220-North Corridor Plan area, using County GIS data that looked at: 

 

Existing Land Uses 

Existing Zoning 

Land Occupancy 

Transportation Conditions 

Environmental Conditions 

 

The maps were used to better understand the existing conditions in the area and see how the policies 

that have been developed for the Corridor Plan relate to existing ‘on the ground’ conditions along the 

corridor.   

 

 
Figure 2 Existing Land Use 

The area is composed almost entirely of agricultural, single family, and commercial/industrial uses. 

There is a noticeable land use dividing line just south of the Southway parcels. Agricultural uses are 

common from the County line to Southway, at which point the corridor becomes predominantly 

commercial and residential while smaller agricultural parcels are found on either side of the corridor. 

There are sporadic civic, institutional, and religious uses within the corridor as well, the closest of which 
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is Brick Church, whose properties on either side of Brick Church Road divide the Southway parcels into 

two distinct pieces.  

While multi-family uses can be found in a few places throughout the map, only one multi-family parcel 

in the project area fronts Route 220, about one mile south of the Southway parcels. 

 

 
Figure 3 Existing Zoning 

A-1 Agricultural is by far the dominant zoning classification on the corridor and in this part of Franklin 

County. All Southway Commerce park parcels are currently zoned A-1.  

Despite the existence of single family residential uses along the whole corridor, there is only limited 

residential zoning. B-2 Business becomes a common classification just south of the Southway parcels, 

again showing a dividing line between the southern border of Southway and the more mixed use 

commercial corridor to the south.  

In addition to B-2 Business uses, M-1 Light Industry and PCD Planned Commercial District zones are also 

present in the project area. The permitted uses in these two districts will likely have some similarities to 

any future Commerce Park district, and their presence in the corridor suggests that the inclusion of a 

new district would not be incompatible with existing zoning already on the books.  
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Figure 4 Land Occupancy 

County GIS data provides information on the occupancy status of all parcels in the county. Parcels are 

generally listed as  occupied or vacant, but some vacant parcels are listed with additional information 

about the nature of their previous use. As a result, parcels can be listed as vacant lots for mobile homes, 

vacant tax exempt lots (such as publicly owned land that has not been built upon), or vacant commercial 

lots. 

 Much of the land along the 220 North Corridor is already occupied, particularly in the Scenic Gateway 

and Mixed Use Corridor Future Land Use portions of the corridor. Four of the six parcels that constitute 

the potential Southway Commerce park are currently listed as occupied.  

The majority of the vacant parcels – particularly the large ones – are between Boones Mill and Brick 

Church Road, though there are several larger vacant parcels adjacent to the Southway parcels on the 

east side of Rt. 220. Additionally, there are smaller vacant commercial parcels near Southway, and again 

as further south, closer to Rocky Mount. 
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Figure 5  Transportation Conditions 

Route 220 is the only highway in the corridor area, connecting Rocky Mount and Boones Mill with 

Roanoke and is the only Corridor of Statewide Significance in Franklin County as defined in the 

Commonwealth’s long-range multi-modal transportation plan, VTrans 2040. Route 220 is a major north-

south commuter route, with average daily traffic loads as high as 29,000. All other roads are local roads, 

though several serve more than 1,000 vehicle trips per day, including Brick Church Road, and Wirtz 

Road. No park-and-ride facility serves the corridor, limiting public or private ride sharing (like carpools or 

transit).  

The existing crossovers on the road show how the corridor land uses affect transportation provision. 

Crossover frequency is much higher in the Mixed Use Category area than in areas farther north, 

reflecting the density and diversity of uses on the corridor in that district. 

Future I-73 will run generally parallel to Rt. 220, with interchanges proposed at Old Franklin Turnpike, 

Wirtz Road, and Bonbrook Mill Road. The latter two interchanges will provide easy access from 

Southway to I-73. 
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Figure 6 Environmental Conditions 

The entire Scenic Gateway Category is composed of non-developable land, while the Regional Business 

and Mixed Use Corridor Categories are much more conducive to development. The area from Southway 

to Rocky Mount is all prime farmland, though so is much of the surrounding area. Just north of the 

Southway parcels is neither undevelopable nor prime farmland.  

The proposed Mountain Valley Pipeline would intersect the Southway parcels at their western edge. The 

pipeline also crosses the corridor close to the northern border of Rocky Mount, but otherwise is outside 

of this area plan’s boundary. 

 

Scenic Gateway Future Land Use Category 
 

Route 220 serves as Franklin County’s most important transportation artery, linking Franklin County to 

the Roanoke Valley and south to the Greensboro/Triad region of North Carolina.  Rt. 220 also plays an 

important role in shaping the visitor’s impressions of Franklin County.  Entering from the north, the 

traveler emerges through a dramatic mountain backdrop unto the rolling foothills beyond, characterized 

by fertile farmland and breathtaking natural beauty.  Traveling northbound on Rt. 220, residents and 

visitors are rewarded with the iconic images of Murray Knob and Cahas Mountain, Franklin County’s 

highest peak.  The experience is enhanced by the village charm of Boones Mill’s local shops and quaint 

mountain-town atmosphere. 
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Boundaries 
 

While these images are comforting, they are by no means guaranteed or assured.  Encroaching 

development, steep-slope deforestation, congestive traffic, and the visual clutter of signs, lights, and 

buildings all pose a threat to the gateway experience.  If it can be said that Franklin County depends on 

this stretch of Rt. 220 for its economic future, it is also true that “you never get a second chance to make 

a first impression.” 

 

The Scenic Gateway Category runs from the Roanoke County/Franklin County line to the northern 

Boones Mill town limits.  This area is characterized by dramatic mountain views, steep slopes, mature 

vegetation, and limited access to Rt. 220.  For the purposes of this plan, the Scenic Gateway Category 

shall extend ¼ mile, measured perpendicular to the centerline of the Rt. 220 right-of-way.  (See Fig. 3.) 

 

 
Figure 7 Scenic Gateway Future Land Use Category 

 

Existing Conditions 
 

The Scenic Gateway Category is largely undeveloped.  Existing development consists of farmland 

(primarily in the Naff Road area), scattered single-family dwellings, and a line of the Norfolk Southern 

railroad running parallel to Rt. 220.  Maggodee Creak runs along the west side of Rt. 220 at the Franklin 

County line before crossing Rt. 220 and running east of the highway into Boones Mill.  The rail line, 

coupled with the creek’s floodplain, significantly restricts access to the highway.  Beyond the creek and 
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railroad, this area is characterized by steep slopes and limited access to secondary roads.  Opportunities 

for new development throughout the Scenic Gateway are therefore extremely limited. 

 

The Comprehensive Plan designates the majority of land in this district for “Conservation Areas/Steep 

Slopes >25%.”  A smaller portion of the district, located on the west side of Rt. 220 at the Boones Mill 

town limits, is designated for “Agriculture, Forestry, & Rural Residential.”  The Comprehensive Plan 

states that “special protection is appropriate to ensure both the community and the individual property 

interests are protected” in areas designated for Conservation. 

 

The Comprehensive Plan calls for the development of additional “specific policies and standards to 

provide appropriate incentives and protections to ensure long-term conservation.”  This Corridor Plan 

has also recommended additional protections through a zoning overlay district that has since been 

adopted in the County Zoning Ordinance.  This overlay district parallels Rt. 220 from the Roanoke 

County line to the Boones Mill town limits, and extends ¼ mile beyond Rt. 220, as measured 

perpendicular to the centerline of the right-of-way.  (See Figure 7) 

 

Scenic Gateway Zoning Overlay District: 
 

The following text from the 2009 Rt. 220-North Corridor Plan establishes the intent and 

recommendations for the Scenic Gateway Overlay District.  The 220-North Scenic Gateway Overlay 

District has since been adopted and most of the recommendations in this section have been 

implemented through the adoption of that District.   

 

Existing zoning in the Scenic Gateway District consists primarily of A-1, Agricultural District.  This zoning 

district emphasizes farming and forestry, but also allows for residential development. A-1 is considered 

the lowest density zoning district in Franklin County. 

 

The type and arrangement of uses within the Scenic Gateway Overlay District should create a 

compatible visual relationship with the natural terrain, existing agricultural uses, and the established 

rural character of the area.  Allowable uses should have minimal traffic impact on Rt. 220, and should 

not distract from existing scenic views.  By establishing an overlay zoning district, the Scenic Gateway 

Overlay District seeks to limit certain uses otherwise permitted in the A-1 zoning district, which would 

have an adverse impact on the natural environment, scenic views, or the transportation capacity of Rt. 

220.   

 

The following are the key elements of the 220-North Scenic Gateway Overlay District with respect to 

allowable uses: 

 

 Commercial, retail or other uses requiring highway visibility and frequent vehicle trips should be 
prohibited. 

 

 Residential density should be limited to 1.2 units per acre – the maximum allowed under by-
right A-1 zoning based on the minimum lot size of 35,000 square feet. 
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 Residential clustering should be required in order to preserve viewsheds, mature vegetation and 
open space.  Clustering provisions should require a minimum of 50% open space, with density 
calculated based on the projected by-right yield for the underlying A-1 zoning. 

 

 New curb cuts along Rt. 220 should be restricted; where necessary, entrances should be limited 
to right-in, right-out access. 

 

Buffering: 
 

The Scenic Gateway Zoning Overlay District was also intended to preserve viewsheds and mature 

vegetation along Rt. 220.  To accomplish this, the overlay requirements include a required buffer along 

the perimeter of the Rt. 220 right-of-way to protect the tree-lined character of the corridor and to 

screen any new development from direct view.  Buffering requirements were based on the following: 

 

 Buffers should be established outside the Rt. 220 corridor for a distance of 250 feet, measured 
from the edge of the right-of-way. 

 

 The buffer should prohibit buildings, parking areas, or other physical site improvements, except 
for right-in, right-out driveway access where necessary for existing lots used for single-family 
residential purposes.  Harvesting of timber within the buffer should be allowed in accordance 
with best management practices for forestry. 

 

 Single-family development on existing lots containing less than ½ acre, or measuring less than 
500 feet in depth from the Rt. 220 right-of way, should be required to maintain a 100-foot 

minimum buffer. 
 

Tree Preservation: 
 

The character of the Scenic Gateway District is defined by the tree-lined and heavily forested 

appearance along Rt. 220. Mature trees serve to increase property values, stabilize soil, reduce 

stormwater runoff, provide wildlife habitat, and act as a buffer against noise and visual clutter. 

Significant development along the corridor would severely alter the serene character of the gateway, 

and should therefore be limited within the immediate Rt. 220 viewshed.  The 220-North Scenic Gateway 

Overlay District requirements were developed that include the following principles: 

 

 All trees located within the required buffer, and measuring 6-inches in diameter or greater, shall 
be preserved.  Exceptions should be allowed for timber harvesting and tree farming, in 
accordance with best management practices for forestry. 

 

 Site Development Plans required for new development should show the required 250’ buffer as 
a tree preservation area, and should include a tree preservation plan. 

 

 Grubbing and the clearing of unhealthy vegetation and underbrush should be permitted in the 
required buffer. 
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Landscaping: 
 

While tree preservation is limited to the required buffer (250-feet) as described above, additional 

landscaping standards were recommended for the entire ¼ mile Scenic Gateway area.  Landscaping 

standards should seek to screen, shade, and otherwise reduce the visual impact of parking areas; 

minimize noise and glare; and provide safe, attractive entrances into new developments.  The 220-North 

Scenic Gateway Overlay District standards for landscaped have been developed to include the following: 

 

 Perimeter landscaping for parking lots should require trees to be planted at a ratio of one tree 
per 50 linear feet; shrubs, measuring three feet in height at maturity, should be required to be 
plated between trees to screen vehicle bumpers and headlights. 

 

 Internal landscaping for parking lots should require one landscaped tree island for every 10 
parking spaces, with at least one large deciduous tree required for each landscape island.   

 

 Residential subdivisions should have a landscaped entrance, including ornamental street trees 
and shrubs arranged around subdivision entrance signs.  Lighting of subdivision entrance signs 
should be prohibited. 

 

Signs: 
 

Unlike portions of the Rt. 220 corridor in Roanoke County, the entrance into Franklin County along Rt. 

220 is largely free of sign clutter or off-premises advertising (billboards.)  The experience upon entering 

Franklin County remains serene and natural.  The Scenic Gateway Overlay District seeks to preserve this 

character with strict limitations on signage along the Rt. 220 corridor, north of Boones Mill, with the 

following provisions: 

 

 Off-premises and billboard signs should be prohibited. 
 

 Free-standing signs should be monument-style signs, with a solid base or pedestal, and should 
not be greater than 8 feet in height as measured from the base of the sign.  Pole-mounted signs 
should be prohibited. 

 

 Residential subdivision signs should be subtle and understated.  Such signs should be 
attractively landscaped; lighting of such signs should be prohibited.    

 

 

NEXT STEPS: 
 

With the development and adoption of an amendment to the Zoning Ordinance to establish the 220-

Scenic Gateway Overlay District, as described above, much of the policy intent for this area has been 

implemented in the zoning ordinance.  The following are additional implementation recommendations 

that would build on the policy intent described above and help reinforce the scenic visual character of 

this portion of the Rt. 220 Corridor. 
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1. Explore alternatives to by-right A-1 residential subdivision development to preserve significant 
open space and important views. 

 

2. Explore methods to restrict or limit development of steep slopes. 
 

3. Explore incentives for land conservation, including purchase or transfer of development rights, 
and tax incentives for conservation easements. 

 

4. Discourage rezoning within designated Conservation Areas which would result in a residential 
density greater than 1.2 units per acre. 

 

 

 

Regional Business Future Land Use Category 
 

 

More than 25,000 vehicles per day travel the Rt. 220 corridor between Rocky Mount and the Roanoke 

County line.  Many of these vehicle trips are made by commuters, who leave their homes in Franklin 

County for jobs elsewhere in the Roanoke Valley.  These commuters spend much of their incomes 

outside of Franklin County.  The out-commute also drains valuable volunteer hours away from local 

schools, churches and other civic endeavors. 

 

The 220-North Corridor Plan seeks to reverse this out-commuting trend by establishing an area for high-

wage employment along Rt. 220.  The Corridor Plan recognizes that, left to current market forces, the 

Rt. 220 corridor between Rocky Mount and Boones Mill would likely develop with a mixture of highway 

commercial uses and suburban-style residential subdivisions.  Such uses, if located immediately along 

the corridor, would disrupt the natural scenic beauty of the area, consume prime real estate, and 

worsen Franklin County’s out-commute situation.  Instead, the Corridor Plan envisions a well-planned 

and attractive Regional Business District as a regional center of employment, bringing dollars into the 

community while preserving the scenic landscape along Rt. 220. 

 

Boundaries: 
 

The Regional Business Future Land Use Category area encompasses an area of immediate frontage along 

Rt. 220, from the southern Boones Mill town limits to Brick Church Road.  For the purposes of this plan, 

the Regional Business Category shall extend ½ mile, measured perpendicular to the centerline of the Rt. 

220 right-of-way, with the exception of extending further than this distance in the vicinity of the 

proposed Southway Commerce Park to include all of the proposed Southway parcels and those between 

Southway and the Rt.220.  (See Figure 8) 
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Figure 8 Regional Business Future Land Use Category 

 

 

Existing Conditions: 
 

The Regional Business Future Land Use Category is characterized by rolling fields and several large 

farms.  The area is scattered with single-family home sites and a few residential subdivisions.   Vehicular 

access to Rt. 220 is extremely limited in this area due to topographic constraints; the area features a 

series of “peaks” and “valleys” between Boones Mill and Brick Church Road, with limited sight distances 

and minimal turning lanes. 

 

The Regional Business Future Land Use Category contains several uses of broad community interest, 

including Boones Mill Elementary School and a branch medical clinic associated with Carilion healthcare. 

Residents of this area have expressed a desire to see more local amenities, such as expanded medical 

offices, pharmacies, and other local services.  Poor vehicular access and concerns for traffic safety, 

however, place significant limits on the development potential of this area immediately along Rt. 220. 

 

Much of this area is currently zoned A-1, Agricultural District.  With the availability of public water, it is 

likely that market forces will demand a combination of highway commercial and suburban residential 

development in this area. 

 

The Comprehensive Plan for Franklin County specifically restricts highway commercial development 

along Rt. 220 to areas south of Brick Church Road.  The Plan seeks to concentrate commercial 
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development into well-planned nodes, and to avoid “strip”-style commercial development along the 

entire length of the Rt. 220 corridor. 

 

The Comprehensive Plan calls for this area to develop residentially at a low density of 1 to 2 units per 

acre. Without public water, residential density in this area was constrained and limited by the 

availability and arrangement of suitable well and septic drain field sites.  With public water available, 

however, greater residential densities are possible – and likely – through the rezoning process.   

 

As an alternative to highway commercial or suburban residential development in the immediate vicinity 

of the corridor, the 220-North Corridor Plan calls for the establishment of a Regional Business Future 

Land Use Category for the segment of Rt. 220 between Boones Mill and an area just south of Brick 

Church Road, taking in the proposed Southway Commerce Park area and other large undeveloped 

parcels with immediate frontage along Rt. 220.  This Plan has called for the establishment of a zoning 

overlay district, which has since been adopted, to prevent visual clutter and preserve sufficient land for 

a potential regional commerce park. 

 

Regional Business Future Land Use Category: 
 

The Regional Business Category envisions a center for high-wage regional employment, with good 

access to Rt. 220 – and thus to the Roanoke Valley and the Greensboro/Triad area of North Carolina.  

This corridor is already served by significant broadband capabilities and by public water.  A preliminary 

plan has been developed for the Southway Commerce Park that incorporates more than 500 acres of 

existing undeveloped land, of which a portion will be dedicated to civic and recreational uses and the 

remainder for building sites.  Typical building sites are anticipated to range between 30 to 50 acres. 

 

The area identified in this Corridor Plan for the Southway Commerce Park is subject to the finalization of 

contractual arrangements with property owners, as well as further site planning, transportation and 

engineering studies.  Until final site plan is developed, the Rt. 220-North Corridor Plan seeks to preserve 

a general area along Rt. 220 where the Southway Commerce Park is intended to be developed.   

 

Rural Development Overlay Zoning District: 
 

Public sewer is proposed for the area. Western Virginia Water Authority is developing plans to provide 

public sewer service to the regional commerce park and surrounding areas. A map of the water and 

sewer service areas is provided in Figure 9. 
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Figure 9  WVWA Service Area 

 The 220-North Corridor Plan seeks to preserve, to the extent possible, the open rural character and 

scenic views of the corridor.  The Plan called for the establishment of an overlay zoning district, since 

adopted, ranging from Boones Mill to Brick Church road, and extending ½ mile as measured 

perpendicular from the centerline of Rt. 220.  The purpose of this overlay is to prevent visual clutter and 

to preserve sufficient land for a potential regional commerce park.   

 

This Plan update recommends the modification of the Rural Development Overlay Zoning District so that 

it excludes the parcels that will be developed as the proposed Southway Commerce Park.  This will allow 

the development of a new Commerce Park base zoning district, also recommended by this Plan, that will 

incorporate all of the standards in the Rural Development Overlay Zoning District but as a new base 

zoning district, rather than an overlay zone. 

 

The following are key elements of the Rural Development Overlay Zoning District: 

 

 Off-premises advertising (billboards) should be prohibited. 

 Residential density should be limited to 1.2 units per acre – the maximum allowed under by-
right A-1 zoning based on the minimum lot size of 35,000 square feet. 

 Residential clustering should be required in order to preserve viewsheds, mature vegetation and 
open space. 

 Clustering provisions should require a minimum of 50% open space, with density calculated 
based on the projected by-right yield for the underlying A-1 zoning. 
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 New curb cuts along Rt. 220 should be restricted; where necessary, entrances should be limited 
to right-in, right-out access. 

 

Transportation: 
 

This section of Rt. 220 features generally poor vehicular access due to steep topographical constraints, 

limited sight distances, and minimal turning lanes.  The Regional Business Future Land Use Category 

seeks significant investment in transportation infrastructure, including the following potential 

improvements: 

 

 Explore the potential for a full-movement interchange along Rt. 220 between Grassy Hill Road 
and Brick Church Road.   

 If an interchange is not feasible, explore the possibility of a bridge overpass between Grassy Hill 
Road and Brick Church Road.  A grade-separated crossing would enable the local population to 
traverse Rt. 220 to access schools and other local uses, without adding to the traffic burden 
along Rt. 220. 

 Explore the potential for a signalized intersection along Rt. 220 between Grassy Hill Road and 
Brick Church Road.  Such an intersection would likely be necessary to support peak morning and 
afternoon traffic associated with an employment center. 

 Consider restricting existing secondary road to right-in-right-out access, and the closing of 
existing median crossovers with poor sight distances or minimal turning lanes. 

 

NEXT STEPS: 
 

With the development and adoption of an amendment to the Zoning Ordinance to establish a Rural 

Development overlay zone, as described above, much of the policy intent for this area has been 

implemented in the zoning ordinance.  The following are additional implementation recommendations 

that would build on the policy intent described above, provide a foundation for continued economic 

growth for the county and help reinforce the scenic character of this portion of the Rt. 220 Corridor. 

 

 Complete the site planning and implementation for the Southway Commerce Park, including 
site-selection, land acquisition, development financing, transportation requirements, and other 
infrastructure needs.   

 Expand the boundaries of the Regional Business Future Land Use category to just south of Brick 
Church Road, to include the Southway parcels and extending ½ mile as measured perpendicular 
to the centerline of Rt. 220 

 Create a new zoning classification - Commerce Park – that allows for the orderly and appropriate 
development of any future regional commerce and business park. 

 

 

Mixed Use Commercial Future Land Use Category 
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Given its status as Franklin County’s primary transportation artery, it stands to reason that Rt. 220 is 

extremely attractive to commercial interests wishing to capitalize on the highway’s high traffic volumes 

and high visibility.   Too much highway commercial development, however, often leads to traffic 

congestion, unsafe traffic conditions, visual clutter, and the disruption of the natural scenic landscape.  

 

The Comprehensive Plan of Franklin County seeks to limit highway commercial development along Rt. 

220 by restricting commercial uses north of Brick Church Road, and by encouraging well-planned and 

attractive commercial nodes north and south of the Blackwater River. 

 

The 220-North Corridor Plan builds on this concept by encouraging a mixture of office, commercial, 

retail, service and residential uses along Rt. 220, from the area around Brick Church Road, just south of 

the Southway project to the Rocky Mount town limits. The Corridor Plan seeks a mixture of uses that 

meets the needs of local residents, supports the Southway project, and produces an attractive gateway 

into the Town of Rocky Mount. 

 

Boundaries: 
 

The Mixed Use Commercial Future Land Use Category runs from the area around Brick Church Road, just 

south of the Southway project to the northern Rocky Mount town limits.  This area is characterized by 

relatively flat terrain, with an established commercial character near the Wirtz Road “Plateau Plaza” 

area.  For the purposes of this plan, the Mixed Use Commercial Future Land Use Category shall extend ½ 

mile, measured perpendicular to the centerline of the Rt. 220 right-of-way.  (See Figure 10) 

 
Figure 10 Mixed Use Commercial Future Land Use Category 
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Existing Conditions: 
 

The Mixed Use Commercial Future Land Use Category area is characterized by relatively flat terrain on 

either side of Rt. 220.  This segment of Rt. 220 features an established commercial character, with a 

concentration of highway commercial uses located near the Wirtz Road “Plateau Plaza” area.  The 

Blackwater River runs west-to-east under Rt. 220, with steep slopes leading down to the river.  South of 

the Blackwater River, commercial development is intermixed with scattered single family home sites 

with access directly onto Rt. 220. 

 

Most commercial properties located along Rt. 220 are zoned B-2, General Business District.  Significant 

areas of undeveloped land along the corridor are zoned A-1, Agricultural District.  It is important to note 

that many of the existing commercial uses were developed prior to the adoption of zoning, and are 

therefore grandfathered if they do not meet current zoning regulations. 

 

As public water becomes available along the corridor (public sewer is currently proposed in the area), it 

is likely that market forces will demand a combination of highway commercial and suburban residential 

development in this area.  Redevelopment of existing commercial is more likely if served by public 

water. The Comprehensive Plan for Franklin County specifically restricts highway commercial 

development along Rt. 220 to areas south of Brick Church Road.  The Plan seeks to concentrate 

commercial development into well-planned nodes, and to avoid “strip”-style commercial development 

along the entire length of the Rt. 220 corridor.   

 

The Comprehensive Plan calls for the area ranging from Brick Church Road to Iron Ridge Road, as well as 

the area south of Shady Lane to the northern limits of Rocky Mount, to develop as “Highway 

Commercial Corridors.” The Comprehensive Plan encourages access management to consolidate curb 

cuts and share parking areas. 

 

The 220-North Corridor Plan called for the establishment of an overlay zoning district, ranging from Brick 

Church Road to the northern Rocky Mount town limits, and extending ½ mile as measured from the 

centerline of Rt. 220.  This overlay zoning district was intended to control for signage, landscaping, 

setbacks, vehicular access, and site planning. It was envisioned that the overlay district would 

accommodate a mixture of uses to meet the needs of local residents, support the nearby Southway 

Commerce Park, and produce a well-planned, attractive, and heavily landscaped corridor.  This update 

modifies the previously adopted overlay zoning district to exclude parcels zoned for the development of 

a regional commerce or business park. 

 

Allowable Uses: 
 

The Mixed Use Commercial Category was intended to promote a mixture of commercial, retail, office, 

service, and residential uses in planned developments.  In addition to taking advantage of the corridor’s 
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high visibility and heavy commuting patterns, this Category also seeks to provide goods and services to 

local residents, and to support the nearby Southway Commerce Park.  High quality hotels, restaurants, 

business services, regional shopping, and local convenience uses are desired.   

 

Areas of existing commercial development are generally zoned B-2, General Business District.  The 

Corridor Plan seeks to redevelop existing commercial sites that do not meet modern zoning standards 

for setbacks, signage, landscaping, parking, or site development.   

 

Undeveloped areas zoned A-1, Agricultural District, are encouraged to develop with a mixture of uses in 

well-planned commercial developments.  Rezoning to PCD, Planned Commercial District, is strongly 

encouraged for new development.  Areas containing less than five acres (the minimum required for 

PCD) may seek rezoning to B-2 only if developed to PCD standards. 

 

Areas within 250 feet of the Blackwater River should be preserved and protected as open space.  Such 

areas should be identified as open space on any concept plan brought forward through the rezoning 

process. 

 

Landscape Yards: 
 

The 220-North Corridor Plan seeks to push commercial development off of Rt. 220, and to provide 

adequate buffers along secondary and frontage roads.  This is meant to promote traffic safety, avoid 

visual clutter, and accommodate future expansion of Rt. 220 and any associated secondary (approach) 

roads.  The Corridor Plan calls for the establishment of a landscape yard along all public rights-of-way.  

Landscape yard requirements in the Mixed Use Commercial Overlay Zoning District are based on the 

following: 

 

 A 50-foot landscape yard should be required adjacent to Rt. 220; a 25-foot landscape yard 
should be required adjacent to all other public roads. 

 No buildings, parking lots, or other physical improvements should be located in the required 
landscape yard. 

 Landscape yards should allow for the placement of signs, and perpendicular driveway access 
conforming to VDOT standards. 

 Outdoor storage and display should be prohibited within the required landscape yard. 
 

Landscaping: 
 

Landscaping standards were incorporated in the Mixed Use Commercial District.  Landscaping serves to 

screen parking areas, provide shade to reduce “heat island” effect from large impervious areas, and to 

promote a pleasant and attractive appearance for the corridor.  Landscape standards in the Mixed Use 

Commercial District were based on the following: 

 

 Perimeter landscaping for parking lots should require trees to be planted at a ratio of one tree 
per 50 linear feet; shrubs, measuring three feet in height at maturity, should be required to be 
plated between trees to screen vehicle bumpers and headlights. 
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 Internal landscaping for parking lots should require one landscaped tree island for every 10 
parking spaces, with at least one large deciduous tree required for each landscape island.  

 The required landscape yard shall be commensurate with the required buffer, measuring 50 feet 
from the edge of right-of-way. 

 The required landscape yard should be planted with a combination of large deciduous trees, 
medium ornamental trees, and shrubs to screen bumpers and headlights in parking areas. 

 

Signs: 
 

In order to promote an attractive appearance and avoid visual clutter, the Mixed Use Commercial 

overlay zoning district was established with overlay zoning standards related to signage based on the 

following: 

 

 Freestanding signs should be limited to 30 feet in height. 

 Off-premises or billboard signs should be prohibited. 

 Signs should be set back from the edge of the Rt. 220 right-of-way a distance of 25 feet, or half 
the required buffer depth.  Signs should be set back a distance of 15 feet from all other public 
roads. 

 Sign design should be reviewed through the rezoning process.  A signage plan should be 
required in conjunction with the required concept plan, demonstrating an attractive sign theme 
that is cohesive with the development. 

 

The County should also coordinate with VDOT and local businesses to establish an attractive public 

wayfinding sign program within the Rt. 220 right-of-way, similar to interstate signage programs for food, 

gas, lodging and points of interest. 

 

Access Management: 
 

The Mixed Use Commercial District seeks to implement best practices for access management in order 

to improve traffic safety and provide efficient access to businesses and secondary roads.  Access 

management standards are intended to improve traffic flows along Rt. 220 by providing greater 

separation between curb cut entrances, and by reducing turning movement conflicts at critical 

intersections and median crossovers. 

 

The Mixed Use Commercial District is based on the following standards: 

 

 Develop a network of secondary streets parallel and perpendicular to Rt. 220.   These streets 
should form a block / grid pattern off of Rt. 220. 

 Establish a minimum corner clearance of 400 feet between driveways and intersecting streets.  

 Establish spacing of at least 300 feet between commercial driveway entrances. 

 Limit properties with less than 500 feet of frontage to only one access point. 

 Require interconnectivity between parking lots on adjoining properties. 
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Designated Growth Area 
 

As discussed in the Background Section of this revised Corridor Plan, one purpose for the revision of the 

220 North Corridor Plan is to designate a portion of this corridor, where the Southway Commerce Park 

will be located, as a Designated Growth Area (DGA) to meet the requirements of §15.2-2223.1 of the 

Code of Virginia, to accommodate higher density compact mixed use development as an urban/village 

development area.  This designation, along with the designation of Route 220 as a Corridor of Statewide 

Significance, qualifies this area to potentially receive funding under State House Bill 2 legislation passed 

in 2014 as a qualified Urban Development Area.  

 

There are very few areas in the county that are suitable for mixed commercial development of a 

regional scale.  Even along the Rt. 220 corridor, where developments of a regional scale should be 

located by virtue of access to a regional highway, impediments are routinely found due to 

environmental or access constraints and/or limited supply of appropriately sized vacant parcels.  Within 

the Regional Business District the County has identified an area that is suitable for large-scale, higher 

density mixed use development that is also the area where the Southway Commerce Park is proposed to 

be developed. The potential development of the Southway project creates an area highly suitable for a 

DGA designation. In addition, it is anticipated that market pressures may occur along the adjacent 

residential and commercial parcels, which makes for a logical, but also limited, extension of the DGA 

designation. Incorporating these parcels into the DGA can provide a better basis for policy and 

regulatory guidance to help manage the growth pressures that are likely to occur once Southway has 

been constructed. As a result, the DGA as proposed, and shown in Figure 11 below incorporates the 

proposed Southway project parcels and a number of adjacent parcels. 

Currently there is public water provision, but Western Virginia Water Authority (WVWA) will be 

providing public sewer service to this area starting in 2016. Additionally, the natural gas pipeline as 

planned would transect this growth area, and a decompression station is expected for the area, allowing 

for future natural gas provision in the DGA. 
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Figure 11 Designated Growth Area 
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NEXT STEPS: 
 

This Plan also recommends the modification of the 220-North Rural Development Overlay District and 

the Mixed Use Commercial Overlay Zoning District so that they exclude the parcels that will be 

developed as the proposed Southway Commerce Park.  This will allow the development of a new 

Commerce Park base zoning district, also recommended by this Plan that will incorporate all of the 

standards in the Rural Development Overlay Zoning District but as a new base zoning district, rather 

than an overlay zone. 

 

In addition, with the development and adoption of an amendment to the Zoning Ordinance to establish 

the overlay district zones in the Zoning Ordinance, as described above, much of the policy intent for this 

portion of the Rt. 220 Corridor has been implemented in the zoning ordinance.  The following are 

additional implementation recommendations that would build on the policy intent described above, 

provide a foundation for continued economic growth for the county and help reinforce the scenic 

character of this portion of the Rt. 220 Corridor. 

 

 Explore alternatives to by-right A-1 residential subdivision development which would preserve 
significant open space and important views 

 Coordinate with VDOT to identify potential road improvements, including: 
o Desired ROW for Rt. 220 
o Turn lane improvements 
o Closure of median crossings, where appropriate 
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BACKGROUND  
History of Westlake and Hales Ford 

•  The Westlake/Hales Ford Planning Area was very rural in character for a long time.  Both areas had farms 
(tobacco) and mills along the Staunton River before becoming part of Smith Mountain Lake.  The Burroughs 
Plantation, 207 acre tobacco farm, was the birth place of Booker T. Washington.  The Booker T. Washington 
National Monument created by Congress in 1956.  

• The creation of SML and celebrating the 50th anniversary of the lake (Type a small paragraph or two about 
the creation of the lake and the 50th anniversary celebration) 

• Possibly something about growth in the area over the last two decades?) 
Prior Planning Context 

• Charting A Course For Smith Mountain Lake:  The Vision.  May, 1998-The document describes a Vision for 
the future of Smith Mountain Lake.  The effort began in 1995 as a strategic planning effort for the Smith 
Mount Lake Policy Advisory Board and has grown to include three jurisdictions, two planning district 
commissions, American Electric Power, and numerous citizens.  The Vision document had specific policies 
for land areas such as, the lake waters, village centers, shorelines of the lake gateways and highway corridors, 
rural, agricultural, forest lands and regional watershed.  Furthermore, the Vision document had policies for 
infrastructure, cultural and social activities and how to finance these policies. 

• Westlake Corner Community Plan “An element of the Franklin County Comprehensive Plan drafted in July 
18, 2000.  The Plan was prepared by staff with information from a survey and results from a community 
visioning workshop.  This draft plan had elements of the 1995 Comprehensive Plan with background studies 
and goals and objectives.  This Plan had implementation strategies for future road network for short-term and 
long-term, future land use pattern for short-term and long-term and community design.    

• Westlake Design Guidelines drafted in June 2001.  The Westlake Design Guidelines were prepared by Frazier 
Associates with the help of key stakeholders, planning commission and staff and built of the Westlake Corner 
Community Plan.  The draft had designed goals for the Westlake area with specific guidelines for streetscapes, 
private site development, and buildings. 

• Draft Report “Route 122 Corridor Study” from Burnt Chimney to Halesford Bridge in November 2001.  The 
corridor study prepared for West Piedmont Planning District Commission by URS dealt with corridor issues 
along Route 122.  The study analysis existing corridor conditions, forecasted corridor conditions, suggested 
improvement alternatives along the corridor and established conclusions and recommendations for the 
corridor. 

• Smith Mountain Lake Corridors Study, March 2010.  The corridor study was prepared by Michael Baker, Jr., 
Inc. with assistance from VDOT, HSMM/AECOM, Renaissance Planning Group, and Peggy Malone & 
Associates, Inc.  This corridor study provided a comprehensive analysis primarily focusing on the primary and 
secondary public roadways that provide access to and circulation around Smith Mountain Lake.  The key 
roadways were the primary routes of 122, 24, 116, 40, and secondary routes of 634, 626, 834, 608, and 616.  
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The study focused on community profile, existing conditions, public and stakeholder input, projected future 
conditions, recommendations, and context sensitive design solutions design guidelines. 

Relationship to Countywide Comprehensive Plan update 
The Franklin County Comprehensive Plan was adopted in May of 2007.  The Plan designated Westlake as an 
unincorporated town and Hales Ford as a Village.  The Plan stated each of the two unincorporated towns and 
seven villages should adopt detailed community plans to help guide growth and development for these 
important commercial/residential areas throughout the County.  The Plan established policies for each of the 
towns and villages specifically to establish, identify, and plan the enhancement of key gateways and entry 
points to the towns and villages and to establish guidelines for landscaping, setback, and coordination of 
access to enhance the quality of these points. 

Demographics  
• The use of tracts in the Gills Creek area along with data from Westlake Corner CDP to focus on the 

following data characteristics: 
o Population growth 
o Age  
o Race 
o Housing 
o Income 
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AREA CONTEXT AND EXISTING CONDITIONS 
This section provides context for the planning area’s future vision by outlining a series of current conditions, 
including information on land use, transportation, and environment. This information can guide the area vision and 
implementation strategy by identifying existing trends, issues, and opportunities. 

Existing Land Use 

 

The mix of land uses in the Westlake Hales Ford Planning Area is as diverse as any unincorporated part of Franklin 
County, with agricultural, single family, and commercial/industrial parcels found in roughly equal measure. In general, 
single family and agricultural uses form an outer ring in the planning area, with single family uses along the lake shore 
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and agricultural uses inland. There are a few commercial uses in this outer ring, most notably at Hales Ford, as well as 
at crossroads or other high visibility locations. The planning area’s inner core is heavily commercial, though 
interspersed with single-family, multi-family, and civic uses.  

The mix and location of land uses is evidence of a high-functioning community that is a regional draw for commercial 
and civic activities. However, the lack of sidewalks, crosswalks, and multi-family housing along Rt. 122 all reflect and 
reinforce the auto-oriented nature of the area. Overall, a future development pattern that focuses on a mix of uses 
that could be accessed by a range of transportation modes would support the existing land use, though some changes 
would be needed to encourage alternative transportation modes. 

 



Westlake – Hales Ford Area Plan 

7  DRAFT Area Context and Existing Conditions 

Existing Zoning 

The pattern of zoning designation within the planning area resembles the existing land use pattern. A-1 Agricultural is 
the predominant zoning classification in the planning area, and is even more prevalent outside of it. R-1, RC-1, RPD 
and RMF residential districts are all found in the planning area, as well as within the Westlake Village Center Overlay 
Zoning District. B-1 and B-2 Business Districts, along with PCD Planned Commercial Districts comprise the 
remaining zoning districts in the planning area. The non-residential zoning districts are mostly concentrated in the 
center of the planning area, though there are non-residential districts at major crossroads and other high visibility 
areas. 

The existing zoning pattern – a commercially-focused core immediately surrounded by higher density planned 
development, ringed by traditional rural and suburban development – reflects an intentional effort to create a cohesive 
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town. However, existing zoning requirements limit the potential for a nuanced transition from town center to low-
density suburban or rural uses, as there is little opportunity for mixes of uses within the various zoning classifications.  

Accommodating a compact, mixed use development pattern in the planning area would be fairly consistent with 
existing zoning patterns, but there is a need to insert additional development flexibility into the prominent zoning 
districts of which the Westlake – Hales Ford area is comprised. 

 

Environmental Conditions 

Environmental conditions in the planning area were evaluated to determine the extent to which there are 
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environmental constraints that would impact future development, either by prohibiting or limiting development, or 
otherwise through the need for mitigation in the event of future development. The entire Westlake Hales Ford 
Planning Area is designated as prime farmland, as is most of the land in the vicinity of the planning area. The central 
third of the planning area is within the existing Western Virginia Water Authority service area, which means that new 
development outside this area would be need on-site water and sewer service.  

The only undevelopable land is the Booker T Washington National Monument. Additionally, there are a limited 
number of perennial and intermittent streams in the planning area, some of which serve as natural parcel boundaries. 
All told, the environmental conditions in the planning area do not look to impact future development potential. 
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Land Occupancy 

Land occupancy data can be helpful in showing the extent to which land is available for new development, and the 
amount of untouched greenfield land as opposed to previously developed and occupied land that have become vacant 
over time. 

County GIS data provides information on the occupancy status of all parcels in the county. Parcels are generally listed 
as occupied or vacant, but some vacant parcels are listed with additional information about the nature of their 
previous use. As a result, parcels can be listed as the following: 

• Occupied 
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• Vacant  
• Vacant – Commercial parcel 
• Vacant – Tax Exempt parcel (such as publicly owned land that has not been built upon) 
• Vacant – Mobile Home lot/parcel 

There is an even mix of occupied and vacant land in the planning area, with higher occupancy along the lakeshore and 
in the Westlake core, as well as long much of Rt. 122 and Scruggs Road. However, no areas except perhaps the 
lakeshore are fully occupied. There are a large number of vacant commercial sites along Rt. 122, especially in and 
around the town’s core. There are also several large undeveloped parcels throughout the planning area, along with 
many smaller commercial sites. Note that the parcels listed as vacant tax exempt include the Booker T. Washington 
National Monument, which is not subject to this area plan.  

Overall, there appears to be ample room for accommodating a wide range of residential and non-residential growth in 
the Westlake – Hales Ford area. 
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Transportation Conditions 

Transportation infrastructure and the current use of that infrastructure support the existing development in the area, 
and also point to potential transportation needs for accommodating future growth. 

The planning area’s transportation network is dominated by Rt. 122 and Scruggs Road, both of which carry much 
higher volumes of traffic than the remaining network. This is reflected in the location of traffic signals at the 
intersections of Rt. 122 and Scruggs Road and Rt. 122 and Morewood Road. 

High volume throughput is not, however, the only purpose of Rt. 122. It is also the main connection to Smith 
Mountain Lake, and is part of a larger proposed scenic byway. As such, there are seemingly conflicting priorities for 
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this roadway, which can only be accommodated through thoughtful, coordinated land use and transportation planning 
decisions. It is possible that satisfying all priorities cannot be accomplished without additional infrastructure 
investments. Future growth management must be careful to consider and appropriately weigh traffic throughput and 
community needs. 

Summary of Key Issues 
The main issues identified in the context and existing conditions analysis are as follows:  

• Existing zoning districts do not permit a mix of uses consistent with a town concept 
• Existing sewer and water service is available to many – but not all – areas of potential higher intensity 

development  
• Route 122 is a heavily used roadway that serves multiple and often conflicting uses 
• Travel in the area is almost exclusively by automobile, and there is little in the way of infrastructure or policy 

to facilitate a more multi-modal travel environment 

The goal of this area plan is to find ways to address these issues while remaining true to the Comprehensive Plan and 
the evolving vision for Westlake – Hales Ford. 
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PLANNING PROCESS 
Advisory Committee Report 
In January 2014, the Gills Creek Supervisor, Bob Camicia established a Westlake – Hales Ford Planning Advisory 
Committee to review the Westlake Hales Ford Area (WHFA) and to make recommendations for the future of this 
area.  The advisory committee was comprised of real estate agents, chamber of commerce members, land owners, 
citizens, contractors, and developers.   
 
The advisory report is the culmination of two years of monthly meeting and discussions with subject-matter 
professionals, close dialogue with the business community, numerous discussions with individuals and small group.  
Three public community meetings were held for public input on the process and direction of the advisory committee 
report. (Need to place the dates of the three meetings) 
 
The advisory report identifies planning concerns and challenges such as, but not limited to, maintaining and growth of 
property values, promote the area’s competiveness for business and employment, land use threats, need for safe 
movement for pedestrians and bicyclist, infrastructure improvements, to protect and preserve heritage resources, and 
foster diversity of housing types.  Recommended strategies were developed by the advisory committee to guide future 
of WHFA such as, but not limited to, changing future land use map to be suburban like, (see map attached), finalize 
proposed zoning categories, expand recreational opportunities, develop and support a vibrant business and residential 
community. 

The advisory report was presented to the Planning Commission on March 8, 2016, and to the Board of Supervisors 
on March 15, 2016.  On March 15, 2016, the Board of Supervisors directed the Planning Commission and staff to 
write a community plan for the Westlake – Hales Ford Area. 
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Citizen Advisory Committee Draft Future Land Use 

The Citizen Advisory Committee drafted a future land use plan that reflects the growing development pressure on the 
planning area. The committee envisioned a commercial mixed use core that provided better multi-modal connections 
and a greater diversity of uses, while higher density suburban residential uses surrounded it. The areas along the 
lakefront were envisioned to remain single family residential, while the western and inland portions of the planning 
area were to remain rural residential. Small pockets of commercial mixed use were envisioned at a few crossroads, as 
well as in Hales Ford. 
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Public Involvement 
The Planning Commission held work sessions on March 24th, April 28th, May 10th, and ____________ to develop the 
Westlake – Hales Ford Community Plan.  The work sessions were facilitated by county planning staff and a consultant 
team that was provided by a technical assistance grant from the Virginia Office of Intermodal Planning and 
Investment (OIPI) under the Urban Development Area Grant Program.   
 
The planning commission held a public hearing on ______________, 2016 for the Westlake – Hales Ford 
Community Plan and recommended approval by a vote of ____________ to forward to the Board of Supervisors for 
a public hearing. 
 
The Board of Supervisor held a public hearing on ________________, 2016 for the adoption of the Westlake – 
Hales Ford Community Plan.  The plan was adopted as part of the Comprehensive Plan on ___________, 2016.      
 

UDA Technical Assistance Grant 
 
As enabled by Virginia Code § 2.2-229, the Office of Intermodal Planning and Investment (OIPI) of the Secretary of 
Transportation is offering grants for professional planning consultant assistance to local governments and regional 
entities to establish and support Urban Development Areas. Urban Development Areas (UDAs) can cover a wide 
variety of community types, ranging from small town or village centers to suburban activity areas to urban 
downtowns. UDAs can help local governments and regional entities to focus investments and create great places that 
attract businesses and workers alike. 
 
The Franklin County Planning Department applied for a technical assistance grant in XX/XX, and was awarded in 
XX/XX.  
 The technical assistance, in the form of direct on-call consultant support, assisted the County in the following: 

• plan for and designate at least one urban/village development area in their comprehensive plan, 
• revise as appropriate applicable land use ordinances (including appropriate zoning classifications and 

subdivision ordinances) to incorporate the principles of traditional neighborhood design (see §15.2-2223.1 of 
the Code of Virginia), 

• assist with public participation processes, and other related tasks. 

In response to emerging regional, state, and national demographic and real estate trends, the County has incorporated 
Designated Growth Areas (DGA) as the mechanism for future development that is consistent with traditional 
neighborhood design principles. Market pressure for new residential and non-residential development, along with 
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preferences among existing residents and businesses for opportunities to age in place is expected to increase demand 
for different types of development than traditional single-family detached homes and highway-oriented commercial 
development. In many counties across Virginia, these trends are leading to the development of walkable 
neighborhoods with a variety of housing types that have easy access to shops, jobs, and entertainment. Moreover, 
enabling this type of development in Franklin County supports the housing, transportation, economic development, 
and environmental goals and objectives of the Franklin County Comprehensive Plan.  

The County’s DGA designation is consistent with Section 15.2 – 2223.1 of the Virginia State Code for urban 
development areas. This designation does not restrict development outside of the DGA, it merely provides clarity of 
purpose in future development patterns within the DGA.  

 

Policies for Designated Growth Areas 
Designated Growth Areas are intended to encourage development that makes use of traditional neighborhood design 
principles. Encouraging these principles in new development within the DGAs will help position Franklin County for 
growth and economic development, while maintaining its rural look and feel. It is the County’s policy to encourage 
within the DGAs the following traditional town design principles:   

• Pedestrian-friendly road design 
• Interconnection of new local streets with existing local streets and roads 
• Connectivity of road and pedestrian networks 
• Preservation of natural areas 
• Mixed-use neighborhoods and a mixture of housing types 
• Reduction of front and side yard building setbacks 
• Reduction of subdivision street widths and turning radii at subdivision street intersections to calm traffic on 

local streets, as permissible by VDOT standards.  

The County intends to review its zoning and subdivision ordinance to remove obstacles to development that 
embodies these traditional neighborhood design principles within the DGAs.   

See the ‘Designated Growth Area Boundary’ section at the end of this plan for the determination of a DGA for the 
Westlake – Hales Ford area.
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VISION PLAN 
Future Land Use Concept 
This area plan was undertaken as an independent project from the Citizens’ Advisory Report, but did incorporate and 
build upon that work wherever possible. To that end, the vision plan was based in large part on the Report’s Future 
Land Use Concept. 

The Future Land Use Concept envisions a more intense, diverse set of land uses than are currently in place. The heart 
of the area would be commercial mixed use, within which a predominantly commercial area would also include 
residential and other non-commercial uses. Smaller pockets of this commercial mixed use are also envisioned at a few 
crossroads along Route 122, including Hales Ford.  

Surrounding these central commercial mixed use areas are suburban and rural residential areas of varying density, 
ranging as high as eight dwelling units per acre. In general, residential densities are highest in the immediate vicinity of 
the core commercial mixed use area, and gradually diminish farther away from the core.  

The future land use map also retains civic and open space uses, the largest of which is the Booker T Washington 
Memorial. 
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Major Circulation Concept 

 

Circulation constraints were identified previously as a potential issue in the Westlake-Hales Ford planning area, 
especially as new development is attracted to the area. Route 122 is already the only east-west roadway in the planning 
area, and any new development will add increased traffic volumes of local residents, shoppers, visitors, and 
intercountry travelers. With this growth in destinations (both residential and non-residential) and traffic, increasing 
conflicts between local and through traffic are expected. With some travelers looking for a slower, scenic drive, and 
other travelers expecting a faster through trip, safety issues become a primary concern.   

This concept attempts to address these issues by creating a series of parallel east-west connections both north and 
south of Route 122. These major connections would be of moderate speed (such as 35 or 45 MPH), and would be 
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designed to accommodate bicycle users and small-scale transit services throughout. Pedestrian infrastructure – either 
sidewalks or multi-use paths – are also recommended, but there may be instances where there would be limited or no 
development along stretches of these major connectors, thus limiting pedestrian use. 

Overall, the creation of a new set of east-west connections that intersect Route 122 in a few places allows for an 
internal connectivity network between the higher intensity future land uses that fosters effective travel for local 
residents, while also easing some of the congestion on Route 122 related to new growth in the planning area. 
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Minor Circulation Concept 

 

As areas build out over time, secondary connections are needed to enhance local circulation patterns, such as those 
taken within or between adjacent neighborhoods. Areas like Westlake Town center have a good network of 
interconnected local roads that distribute local traffic, and this type of pattern should be generally continued for all 
new developments.  

These minor connections should be designed for lower to moderate speeds (such as 25 to 35 MPH), and would 
accommodate bicycle and pedestrian use throughout. Unlike major connections, all minor connections would 
emphasize walking through the use of sidewalks on all streets and crosswalks at key junctions.   
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Neighborhood Center Concept 

 

Neighborhood Centers develop most naturally at the crossroads of connectivity, and thus are influenced by any major 
and minor connections developed in the future. In general, larger neighborhood centers would be located at major 
crossroads, while smaller centers would be more likely located as minor crossroads. Neighborhood Centers should be 
mixed use, but each center should have a commercial or residential “focus” based on future land use policies. This 
means that within each center there would exist both residential and commercial uses, but one or the other would be 
the predominant use. In the conceptual plan above, a mix of commercially-focused and residentially-focused centers 
are envisioned for the Westlake – Hales Ford area. Centers on or adjacent to existing major roads (Route 122, Scruggs 
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Road) are generally best suited to be commercially focused. Centers on new major connectors or at otherwise more 
minor junctions are generally best suited to be residentially focused.  

For each neighborhood center, regardless of type, a system of internal circulation would provide auto and non-auto 
connections within its borders. These secondary internal connections should be designed to provide low speed local 
traffic so as to enhance safety along with connectivity. Centers would also have multiple points of entry, with those 
entry points thoughtfully located so as to make for easy connections from one center to another.  
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Open Space and Trails Concept 

 

Two hallmarks of successful towns is that they provide a range of open spaces and that residents, workers, or visitors 
can access the center using multiple modes of travel, not just automobiles. One way to provide benefits to both open 
space and multi-modal access is through an interconnected open space and trails system.  

The concept plan above envisions a set of new open spaces and trails that connect to one another and provide access 
to active recreation, scenic vistas, and other outdoor amenities. Each neighborhood center would have its own open 
space: residentially focused centers would have larger spaces focused on active recreation (trails, playgrounds, 
ballfields, etc.) and land conservation; commercially focused centers would have smaller open spaces focused on 



Westlake – Hales Ford Area Plan 

2 5  DRAFT Vision Plan 

passive recreation (plazas, public gardens, etc.). In general, open spaces would have a connection to an areawide trail 
system. Larger residentially focused centers would include extensive neighborhood trails like the ones envisioned for 
Westlake and reproduced in the map above. 
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DEVELOPMENT CHARACTER 
Policies by Land Use Category 
Commercial Mixed Use 

Commercial mixed use areas center around a neighborhood main street that should operate at lower speeds and offer 
accommodations for pedestrian movement. Storefronts line the main street, in buildings that range from one to four 
stories. Buildings taller than one story have office and residential uses above.  
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The mix of uses should be predominantly commercial, but also include residential and planned open space. These 
non-commercial uses should comprise around 10-20% of total development, though the exact amount is less critical 
than the regulatory allowance of a diversity of uses. This diversity of uses should extend to housing, where single-
family and multi-family housing should both be offered, ideally with a range of housing stock that includes 
apartments, townhomes, and detached units. 

Streetscapes along the commercial mixed use main street should be walkable, with wide sidewalks (8 feet minimum), 
landscaping, and internal plazas designed for easy public congregation.  Land conservation is best reserved for areas 
on the periphery of the area. 

Streets in commercial mixed use centers should be low speed, with on-street parking on the main street and off-street 
parking pushed behind buildings. 

Land conservation is best reserved for areas on the periphery of the area. 
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Residential Mixed Use 

 

Residential mixed use areas are generally smaller centers that feature compact residentially focused living. These areas 
are predominantly residential, and feature a mix of housing types from apartments, townhomes, and attached and 
detached homes. Housing density is highest in the center of the neighborhood, and get less dense further out.  

These areas offer a limited set of neighborhood retail that mostly consists of small scale ground floor retail and service 
uses in the core area. Home office or in-home commercial services can also be found here. Retail parking needs are 
small, and can be accommodated either on street or by small on-site lots. 
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Non-commercial uses should comprise around 5-10% of total development, though the exact amount is less critical 
than the regulatory allowance of a diversity of uses. Of import, this percentage breakdown includes active recreational 
spaces, such as playgrounds, ballfields, courts, or similar uses. More passive recreation should also be included on the 
periphery, and can be as much as half of the total land area, but these spaces should be used less intensively than 
active recreation spaces and should primarily provide conservation and environmental quality benefits.  

All streets in residential mixed use areas should be walkable, with narrow sidewalks (5 feet minimum) sufficing. There 
should be enough sidewalk coverage to connect all residential lots to all non-residential lots. Additionally, streets in 
residential mixed use centers should be low speed, with an emphasis on safety, while also providing efficient internal 
circulation. 

Rural Residential 
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Rural Residential areas consist of agricultural, forestry and residential communities. Homes should be on large lots or 
clustered with extensive communal preserved open space. Utility extensions should be limited. These areas should 
preserve very low density rural landscape characteristics with preserved natural features, scenic viewsheds and homes 
that are visually separated and buffered from the roadways. 

In general, development in rural residential areas is 90%-95% very low density and intensity residential uses of 1 unit 
per 5 acres on average, with sporadic rural service, rural industry or institutional uses mixed in. Residential 
development should occur as large lots or conservation cluster subdivisions that maximize open space protection. 
Remaining lands should be permanently protected through conservation easements.  

Rural residential areas are served by existing rural roadways. Connectivity is limited to locations within conservation 
subdivisions and new homes should generally not have driveways entering onto existing rural highways but onto new 
local roads in conservation subdivisions. The homes themselves can be visually separated from existing collector 
roadways through screening or large setbacks. 

Conservation subdivisions should be utilized as much as possible here, and be designed to fit in with natural features 
to reduce land disturbance, preserve vegetation, maximize protection of environmentally sensitive features and 
minimize impervious surface and utility extensions. Preserved open space should include natural areas and common 
areas for passive recreation. Trails should connect development to the larger greenway network. Limited public facility 
provision is expected, and would mostly involve parks and the types of recreation facilities that do not attract 
significant auto traffic, such as greenways, trails and bikeways. 

 
Additional Design Considerations 
The planning and development of the Westlake – Hales Ford area needs to place an emphasis on good design. This 
need stems from the area’s multifaceted role in the county. In order to serve simultaneously as a scenic corridor, a 
growth center, a residential community, and a commercial hub, thoughtful design must be a part of all public and 
private development activities. This area plan has highlighted example projects that use good design to facilitate this 
multifaceted area. 

Route 122 Gateway Concept 
Hales Ford is a gateway into and out of Franklin County, and has a more intensive development character than a mile 
or more in either direction along Route 122. It also has the potential for providing pedestrian connectivity for 
recreational and retail purposes. Despite these characteristics, there is nothing to help visually signify the area as a 
gateway or a unique place. A gateway concept centered around pedestrian connectivity across Route 122, connected to 
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a multiuse trail ringing the roadway could provide a safe, visually appealing sense of place for Hales Ford. The concept 
plan below illustrates these ideas. 
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IMPLEMENTATION 
Funding Options for Infrastructure 
The following is a general list of opportunities for funding infrastructure and improvements in the Gateway area, with 
a description of the requirements and standards for each.  Enabling legislation and grant programs are inherently fluid 
and each legislative session changes the range of opportunities available.  Therefore, the county should monitor these 
opportunities over time and look for those that are most conducive at each phase of evolution of the Gateway area 
over time. 

Grant Programs 
Transportation Partnership Opportunity Fund (TPOF) is to be used by the Governor of Virginia through the 
Design-Build provisions of the Virginia Code (§33.1-12(2)(b)) pursuant to the Public Private Partnership Act of 1995 
(Virginia Code § 56-556 et seq.). The Governor can also use TPOF monies for transportation aspects of economic 
development projects. Grants can be up to $5 million, while loans up to $30 million can be obtained interest free, but 
require repayment within 7 years. While flexible, TPOF funds are limited to use when the capacity of existing funding 
mechanisms has been exceeded. 

Revenue Leveraging 
The Transportation Funding and Reform Act of 2007 (HB 3202) allows counties to raise commercial property 
taxes as much as $0.25. Funds can be spent on roadway, pedestrian and transit projects. 

Revenue Sharing 
The Virginia Department of Transportation Revenue-Sharing Program is authorized under Virginia Code 
§33.1-2305. The program allows for Virginia Department of Transportation funds to match locality funds for 
improvement, construction or reconstruction on any functional class of roadway. A locality can request funds for 
projects in other localities. A locality may apply for up to a maximum of $10 million in matching allocations. Up to $5 
million of these requested funds may be specified for maintenance projects 

General Obligation Bond Financing 
General obligation bonds provide up-front capital financed through a revenue stream backed by local government 
tax revenues (primarily property tax).However, there are nearly always competing priorities for the use of general 
obligation bonds, since they are commonly used for many local capital projects, including schools, parks, libraries, etc. 
Infrastructure improvements in the Westlake – Hales Ford area would need to be put in the County’s Capital 
Improvements Program (CIP) in conjunction with local funding allocations and financing provisions. 
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Service Districts 
Service districts may be created by any locality, by ordinance (Code of Virginia (§ 15.2-2400). The locality must hold 
a public hearing prior to the creation of any district. Two localities may jointly act to create such a district located in 
both localities.  

Service districts are created to provide additional, more complete, or more timely services of government than are 
desired in the locality as a whole. Once an ordinance creating a service district is adopted, the governing body has 
additional powers pertaining to the district, including: 

• to construct, maintain, and operate such facilities and equipment as may be necessary or desirable to 
provide additional, more complete, or more timely governmental services within a service district. 

• to provide construction, maintenance, and general upkeep of streets and roads, public transportation 
systems serving the district, including the acquisition of real estate necessary to provide such services. 

• to levy and collect an annual tax upon any property in the service district subject to local taxation to 
pay for providing the additional governmental services. Note, however, in contrast with the 
Community Development Authority provisions, such annual tax shall not be levied for or used to 
pay for schools, police, or general government services. 

In addition to the taxes and assessments provide for by the enabling legislation, a locality may contribute money from 
its general fund as it deems appropriate to pay for the governmental services authorized within the service district. 
The proceeds from any annual tax or portion thereof collected for road construction may be accumulated and set 
aside for such period of time as is necessary to finance such construction. 

Community Development Authorities (CDA) 
Community Development Authorities may be established by the governing body upon petition from 51% of the 
land area or assessed value of land in any tract or tracts of land in a proposed district (Code of Virginia (§ 15.2-5152). 

The locality may then adopt a resolution or ordinance creating the authority, after a public hearing. The resolution or 
ordinance is then recorded in the land records of the circuit court for each parcel included in the district. Two 
localities may jointly act to create such a district located in both localities. 

The main powers of a CDA are to finance, fund, plan, construct, operate, and maintain the infrastructure 
improvements enumerated in the ordinance establishing the district. These can include acquisition of land; 
construction or improvement of roads, bridges, parking facilities, curbs, gutters, sidewalks, traffic signals, storm water 
management and retention systems, gas and electric lines and street lights, parks, cultural and educational uses; fencing 
and landscaping; fire stations, water mains and plugs, fire trucks, rescue vehicles and other vehicles and equipment; 
and school buildings and related structures. 
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A CDA may issue revenue bonds, subject to terms and conditions as may be established in the ordinance or 
resolution establishing the district, for all costs associated with the improvements. Revenue bonds must be payable 
solely from revenues received by the development authority. The revenue bonds issued by a CDA do not require the 
consent of the locality, except where consent is specifically required by the provisions of the authorizing resolution, 
and such bonds are not deemed to constitute a debt or obligation of the local governing body. The CDA may provide 
that the locality annually collect a special tax on taxable real property within the CDA’s jurisdiction to finance the 
services and facilities provided by the authority. 

The CDA may provide that the locality annually collect a special tax on real property within the CDA’s jurisdiction to 
finance the services and facilities provided by the authority. Unless requested by every property owner within the 
proposed district, the rate of the special tax can not be more than $0.25 per $100 of the assessed fair market value of 
any taxable real estate. 

Tax Increment Financing (TIF) 
The governing body of any county, city or town may adopt tax increment financing by passing an ordinance 
designating a development project area and providing that real estate taxes in the development project area shall be 
assessed, collected and allocated such that the future gains in tax revenues created by the improvements are used to 
finance the improvements (Virginia Code §58.1-3245.2).  

When a public project (e.g., sidewalk improvements) is constructed, surrounding property values generally increase 
and encourage surrounding development or redevelopment. The increased tax revenues are then dedicated to finance 
the debt created by the original public improvement project.  

The local assessing officer records in the land book both the base assessed value and the current assessed value of the 
real estate in the development project area. Real estate taxes attributable to the increased value between the current 
assessed value of any parcel of real estate and the base assessed value of such real estate are allocated by the local 
treasurer and paid into a special fund entitled the "Tax Increment Financing Fund" to pay the principal and interest 
on obligations issued or development project cost commitments entered into to finance the development project 
costs. 

Tax Increment Financing typically occurs within designated Urban Renewal Areas (URA) that meet certain economic 
criteria and approved by a local governing body. To be eligible for this financing, a project (or a portion of it) must be 
located within the URA. 
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Conditional Zoning 
Conditional zoning was enabled by the Virginia General Assembly to address the shortcomings of traditional zoning 
methods when competing and incompatible land uses conflict (Virginia Code §15.2-2296-2203). While it is technically 
a zoning tool, it is also a tool for funding infrastructure and the financial impacts of growth.  

Conditional zoning allows reasonable conditions, known as proffers, to be offered by the applicant during a rezoning 
process as a way of mitigating the impacts of the proposed rezoning. Proffers may include land, infrastructure, cash or 
other conditions or constraints on the use of the property. These proffers, if accepted by the governing body as part 
of the rezoning approval, become part of the zoning ordinance as it applies to that property. In theory, conditional 
zoning allows land to be rezoned that might not otherwise be rezoned because the proffers will protect the 
community or area affected by the rezoning. 

All proffers must be made voluntarily. A governing body is not authorized to require a specific proffer as a condition 
to granting a rezoning. However, there may be times, in the near or longer-term future, where an owner may indeed 
wish to rezone their property in the Westlake – Hales Ford area, in which case proffers could come into play. 

Recommended Zoning Revisions 
An identified goal of the UDA program is to better align County zoning ordinances with traditional neighborhood 
design  (TND )principles. This includes: 

• Mix of uses 

• Diversity of housing type 

• Well-connected streets 

• Multiple means of travel 

• Green space 

• Conservation of land 

This area plan includes the review of three particularly important zoning dstricts for the Westlake – Hales Ford area, 
in an attempt to identify changes that would improve consistency with the TND principles that are at the heat of the 
vision plan and development character portions of this area plan. Two planned development districts and one overlay 
district were reviewed 

• Residential Planned Unit Development District (RPD) 

• Planned Commercial Development District (PCD) 
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• Westlake Village Center Overlay District 

The findings of those review follow. 

Potential Amendments to the Residential Planned Unit Development District (RPD). 
 
Background and Introduction: 
The following potential amendments are proposed for consideration to the existing Residential Planned Unit Development District (RPD).  
These recommendations are designed to better implement principles of Traditional Neighborhood Design and to foster an enhanced small 
town and traditional neighborhood character in developments using this zoning district. 
 
Potential Amendments 
 
Purpose 
Add language relating to the district being “consistent with the principles of traditional neighborhood design” 
 
Permitted Uses 
Add the following Permitted Uses: 
 

• Day care 
• Elderly care 
• Neighborhood commercial uses (see section 25-304(b) [formerly special use permit] 

 
Area Regulations 
Change the minimum district area to be considered as a residential planned unit development, from the current 5 
acres to 20 acres or 10 acres if located within an approved Designated Growth Area 
 
Off Street Parking 
Add a maximum parking requirement in addition to the existing minimum parking requirements.  For example, 
require that maximum parking be no more than 150% of the minimum requirements. 
 
Open Space Requirements 
Minimum contiguous open space - require that: 
 

• Open spaces shall contain a minimum of 5,000 contiguous square feet 
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• Developed open spaces shall contain a minimum of 600 contiguous square feet 
 
Define developed open space as areas that provide infrastructure to support active recreation of any sort. Leave 
flexibility in the type of active recreation that land developers employ, and encourage them to identify the needs of 
their consumer base and the larger community. 
 
Consider reducing the miminum required developed open space to 5% of total gross area less all non-residential uses. 
 
Special Regulations 
Maximum and minimum percent of commercial use – increase the maximum percent of the gross area of the 
RPD project that may be occupied by buildings and structures devoted to commercial uses from the exiting three 
percent to a proposed level of at least ten percent. Also; increase the maximum total floor space devoted to such uses 
from the existing ten square feet per dwelling unit to a proposed thirty square feet per dwelling unit. 
 
Include a minimum percent of gross area for commercial uses at three percent of gross area and ten square feet per 
dwelling unit. 
 
Diversity of residential uses – Require a minimum range of residential dwelling types.  For example, a minimum of 
2 residential types would be required to be developed (dwelling types would need to be defined as single family, 
duplex, multifamily, etc.), and no one type of residential dwelling type may comprise more than 90% of all dwellings. 
 
Permitted Neighborhood Commercial Uses – add the following to the list of Permitted Neighborhood 
Commercial Uses: 
 

• Restaurants of no greater than 5,000 square feet per establishment and without drive-through service 
 
Streets 
Add the following provisions: 
 

• Street layout shall be a modified grid street pattern adapted to the topography, unique natural features, 
environmental constraints of the tract, and peripheral open space areas.  

 
• There shall be a minimum of two (2) interconnections with the existing public street system.  

 
• There shall be, to the maximum extent possible, linkages to adjacent developments and neighborhoods 

consisting of pedestrian and bicycle paths.  
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• Street layout shall form an interconnected system of streets primarily in a rectilinear grid pattern, modified, 
however, to avoid a monotonous pattern. 

 
• The street system shall be designed to create blocks that are generally rectilinear in shape; to the greatest 

extent possible. Blocks shall be designed to have a maximum length of four hundred eighty (480) feet.  
 

• Allowable street types include alleys with paved widths of 18 feet 
 

• A sidewalk network shall be provided on all streets throughout the development that connects all dwelling 
units with other dwelling units, non-residential uses, and common open spaces.  

 
• Sidewalks shall be a minimum of 5 feet in width; sidewalks in commercial areas shall be no less than 8 feet in 

width. 
 
Timing of Development 
The timing of construction of the non-residential portions of the RPD should be left to the discretion of the 
applicant(s) as long as not more than seventy five (75) percent of the total approved residential units (for the entire 
PUD-TND) may be built prior to construction of at least fifty (50) percent of the approved non-residential floor area.  

 
 
Potential Amendments to the Planned Commercial District (PCD). 
 
Background and Introduction 
The following potential amendments are proposed for consideration to the existing Planned Commercial District (PCD).  These 
recommendations are designed to better implement principles of Traditional Neighborhood Design and to foster an enhanced small town and 
traditional neighborhood character in developments using this zoning district. 
 
Potential Amendments 
Purpose 
Modify language relating to the district as follows (in red): 
 

The purpose of this district is to promote the efficient use of predominantly commercial land by allowing a wide range 
of complementary land uses of various densities and flexible application of development controls in a manner that 
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reflects traditional neighborhood development principles. The district encourages achievement of these goals while 
also protecting surrounding property, natural features and scenic beauty.  

 
Permitted Uses 
Add the following Permitted Uses: 
 

• Residential uses up to a maximum of 30% of the total gross floor area 
 
Area Regulations 
Change the minimum district area to be considered as a residential planned unit development, from the current 5 
acres to 20 acres or 10 acres if located within an approved Designated Growth Area 
 
Off Street Parking 
Add a maximum parking requirement in addition to the existing minimum parking requirements.  For example, 
require that maximum parking be no more than 150% of the minimum requirements. 
 
Open Space Requirements 
Minimum contiguous open space - require that: 
 

• Open spaces shall contain a minimum of 2,500 contiguous square feet.  
• Developed open spaces shall contain a minimum of 600 contiguous square feet 

 
Define developed open space as areas that provide infrastructure to support active recreation of any sort. Leave 
flexibility in the type of active recreation that land developers employ, and encourage them to identify the needs of 
their consumer base and the larger community. 
 
Additional design guidelines for commercial development 

• Ground floor residential is not permitted in Mixed Use Buildings. 
 

• Outdoor seating areas must have a minimum sidewalk width of 5 ft. between the limits of the outdoor seating 
area and the roadway edge of the sidewalk. 

 
Streets 
Add the following provisions: 
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• Street layout shall be a modified grid street pattern adapted to the topography, unique natural features, 
environmental constraints of the tract, and peripheral open space areas.  

 
• There shall be a minimum of two (2) interconnections with the existing public street system.  

 
• There shall be, to the maximum extent possible, linkages to adjacent developments and neighborhoods 

consisting of pedestrian and bicycle paths.  
 

• Street layout shall form an interconnected system of streets primarily in a rectilinear grid pattern, modified, 
however, to avoid a monotonous pattern. 

 
• The street system shall be designed to create blocks that are generally rectilinear in shape; to the greatest 

extent possible. Blocks shall be designed to have a maximum length of six hundred (600) feet.  
 
 

• A sidewalk network shall be provided on all streets throughout the development that connects all dwelling 
units with other dwelling units, non-residential uses, and common open spaces.  

 
• Sidewalks shall be a minimum of 8 feet in width in commercial areas; sidewalks in residential areas shall be no 

less than 5 feet in width. 
 
Special Regulations 
Maximum percent of commercial use – include a minimum percent of the gross area of the PCD project to be 
occupied by residential uses to a proposed ten percent 
 
Diversity of residential uses – Require a minimum range of residential dwelling types.  For example, a minimum of 
2 residential types would be required to be developed (dwelling types would need to be defined as single family, 
duplex, multifamily, etc.), and no one type of residential dwelling type may comprise more than 90% of all dwellings. 
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Potential Amendments to the Westlake Village Center Overlay District. 
 
Background and Introduction: 
The following potential amendments are proposed for consideration to the existing Westlake Village Center Overlay District.  These 
recommendations are designed to better implement principles of Traditional Neighborhood Design and to foster an enhanced small town and 
traditional neighborhood character in developments using this zoning district. 
 
Potential Amendments 
Purpose 
Modify language relating to the district as follows (in red): 
 

The Westlake Village Center Overlay district recognizes that the area will serve as a focal point for cultural and 
commercial activity of the Smith Mountain Lake area of the county. The village center overlay district promotes a 
development pattern that is consistent with traditional neighborhood design concepts which bring a sense of 
community to the surrounding rural area with an emphasis on facilitating the creation of a convenient, attractive and 
harmonious community center that provides essential goods and services to rural residents and may also include 
higher density housing and office and light industrial employment centers. The purpose of the overlay district is to 
implement key provisions of the Westlake – Hales Ford Area Plan and the Westlake Design Guidelines in order to… 

 
Permitted & Prohibited Uses 
Remove Agriculture as a permitted use 
Add Agriculture as a prohibited use 
Add Mobile / Manufactured Homes as a prohibited use 
 
Site Development regulations 
Required Landscape Area – reduce planting strip requirements from existing 20 feet to proposed 10 feet. 
Minimum building setback - reduce minimum building setback from landscaped area requirements from existing 
20 feet to proposed 10 feet; and change building setbacks from roadways to edge of Right of Way rather than from 
roadway centerline. 
 
Off Street Parking 
Add a maximum parking requirement in addition to the existing minimum parking requirements.  For example, 
require that maximum parking be no more than 150% of the minimum requirements. 
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Designated Growth Area Boundary 
One purpose of this area plan is to identify a Designated Growth Area (DGA) to meet the requirements of §15.2-
2223.1 of the Code of Virginia. A DGA is designed to accommodate higher density compact mixed use development 
as an urban/village development area.  The designation qualifies this area to potentially receive funding under State 
House Bill 2 legislation passed in 2014 as a qualified Urban Development Area.  
 
The proposed DGA boundary is identical to the area plan boundary, as shown in the map below. 
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