
 
 

 

 

 
 
 

TOWN COUNCIL SPECIAL MEETING 
Monday, December 16, 2024 @ 7:00pm  

Town Hall Upstairs Conference Room 
 
 

1. Roll Call 
 
2. HEPTAD, LLC’s Appeal of Zoning Administrator’s December 4, 2024 Issuance of Notice Noncompliance 

with Proffered Conditions and Enforcement Order. 
 
3. Adjourn 

 



REGULAR COUNCIL MEETING 
AGENDA STATEMENT 

 
 

 
   

 
     

 

  
                             Meeting Date: December 16, 2024              Item# 02       

 
                                                    

Agenda Item: HEPTAD, LLC’s Appeal of Zoning Administrator’s December 4, 2024 Issuance of Notice Noncompliance 
with Proffered Conditions and Enforcement Order. 

 
 
Summary: HEPTAD, LLC appeals the issuance of Notice of Noncompliance with Proffered Conditions and 
Administrative Enforcement by the Zoning Administrator on December 4, 2024.  
 
NOTE: Virginia Code §15.2-2301 – “Any zoning applicant or any other person who is aggrieved by a decision of the zoning administrator made 
pursuant to the provisions of §15.2-2299 may petition the governing body for review of the decision of the zoning administrator…”. 

 
 
Meetings: Closed Session December 9, 2024. 
 
  

Proposed Motions:  

1) I move that Council, having considered the record and presentations from the zoning administrator and the 
representative for HEPTAD, LLC, affirm the decision of the Zoning Administrator in issuing and ordering the Notice 
of Noncompliance with Proffered Conditions and Administrative Enforcement on December 4, 2024. 

 

2) I move that Council, having considered the record and presentations from the zoning administrator and the 
representative for HEPTAD, LLC, reverse the decision of the Zoning Administrator in issuing and ordering the 
Notice of Noncompliance with Proffered Conditions and Administrative Enforcement on December 4, 2024. 

 

  

 
 
 

                                             

Moved  ____________________  Seconded  ____________________

VM Sealock  _________ Ingram _________Veitenthal________ Rappaport _______  DeDomenico-Payne  ______  Wood  _________
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John H. Foote 
(703) 680-4664 Ext. 5114 
jfoote@thelandlawyers.com 
Fax: (703) 680-2161 

Via E-Mail & First Class Mail 

Ms. Lauren Kopishke 

WALSH COLUCCI 

LUBELEY & WALSH PC 

December 6, 2024 

Planning Director/Zoning Administrator 
Town of Front Royal 
102 East Main Street 
Front Royal, Virginia 22630' 

Re: Amended Appeal of the December 4, 2024, Notice 

Dear Ms. Kopishke: 

Please find attached Heptad's amended appeal of the Notice dated December 4, 2024. 
I appreciate being provided the corrected version of your Notice. 

Thank you very much for your assistance. Please let me know when the 
Council intends to take this up. 

JHF/jf 
Enclosure 

Sincerely yours, 

WALSH, COLUCCI, 
Y & WALSH, P.C . 

. Foote 

70) 680 -4664 I WWW.THF.LANDI.AWYl!R ,C M 
4 JO P(µN'CE WU.LIAM PAR WAY , VITI!. 00 1 WO OBRIDG , VA U'l92•5199 

ARLlNGTON 703 SU 47()0 1 LOUDOUN 703 737 633 
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cc: Heptad, LLC 
George Sonnett, Esq. 
Matthew Westover, Esq. 
Brooke West, Esq. 
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Amended Proffer Appeal to the Town Council of the Town of Front Royal, 
Virginia from the Rezoning RZ# 05-07-56 Notice of Noncompliance with 
Proffered Conditions and Administrative Enforcement CORRECTED, 

dated December 4, 20241 

On Behalf of Heptad, LLC 

Submitted December 6, 2024 

Heptad, LLC ("Heptad"), hereby appeals the CORRECTED Notice of 

Noncompliance with Proffered Conditions and Administrative Enforcement issued by 

Ms. Lauren Kopishke, the Front Royal, Virginia, Zoning Administrator, on December 

4, 2024 (the "Notice"), which is attached hereto and incorporated herein by reference. 

While appeals of any order, requirement, decision, or determination made by 

the zoning administrator in the administration or enforcement of Article 7 of Chapter 

22, Subtitle II, of Title 15.2, of the Code of Virginia, or any ordinance adopted 

pursuant to that Article 7, are to the Town's Board of Zoning Appeals, appeals of 

notices for alleged proffer violations issued under Virginia Code Ann. § 15.2-2299, 

such as the Notice here, are to the local governing body. Va. Code Ann. § 15.2-2301. 

Heptad is aggrieved by the Notice and hereby appeals it to the Town Council 

of the Town of Front Royal (the "Town Council"). 

1 Counsel for Heptad was not provided with the Corrected document prior to 
filing its initial appeal in this matter. The Zoning Administrator kindly provided that 
new document after seeing the appeal referencing the initial Violation Notice. This 
appeal replaces the first of these documents in its entirety. 
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The substance of the "Notice" issued by the Zoning Administrator 

According to the supposed "Notice," Heptad was required by Proffers 3.1.3.4 

and 3.1.3.6 of the 2012 rezoning of its Property to submit a "Development Plan" 

pursuant to Town Code, § 175-37.18, after written notice by the Industrial 

Development Authority of the Town of Front Royal and Warren County (the "EDA") 

that it (the EDA) would be responsible for the design and/or construction of the Leach 

Run Improvements. This written notice was allegedly given in the form of 

"Memorandum of Understanding No. 1 for Leach Run Parkway Access," dated 

September 30, 2014, between the Town and Heptad. The Notice further claims that 

Heptad has acknowledged the deadlines for filing a Development Plan under the 

Town's Zoning Ordinance, and that on June 11, 2024, the Zoning Administrator 

notified Heptad of Town Council's denial of Heptad's latest request for a deadline 

extension. 

The Zoning Administrator then asserts that she has no other option but, and 

the legal right, to enforce the proffered conditions under Va. Code Ann. § 15.2-2299, 

and Town Code §§ 175-37.5(F) and -149(C), by unilaterally revoking Heptad's 

conditional rezoning RZ# 05-07-56. She claims to do so on the grounds that Heptad 

failed to file a Development Plan in accordance with Town Code, § 175-37 .18 and, 

therefore did not comply with the above Proffer conditions 3.1.3.4 and 3.1.3.6, by 

failing to file a Development Plan in accordance with Town Code, §175-37.18. 

She asserts that the property is now, once again, zoned to its previous 

Suburban Residential (R-S) Zoning. 
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The basis of Heptad's appeal 

1. There is no authority under which a zoning administrator may 
unilaterally downzone property as an "enforcement" mechanism. 

Quite simply there is no general authority in Virginia law whereby a Zoning 

Administrator or any other authority than the governing body of a locality may 

"revoke" a previously approved conditional zoning. The governing body itself must do 

so through the same process by which the original zoning was effected. 2 

The Zoning Administrator asserts that she has authority to revoke Heptad's 

conditional rezoning under Va. Code Ann. § 15.2-2299 and Town Code§ 175-37.5(F) 

and 149(C). However, enabling authority cannot be derived from a local ordinance. It 

2 There is but one exception in all Virginia law that proves the point. Va. Code 
§ 15.2-4606, which governs "Multicounty Transportation Improvement Districts," 
and which exist only in Fairfax and Loudoun Counties along the Route 28 corridor, 
contains a subparagraph C. It shows that the General Assembly knows how to 
provide for a non-legislative consequence to a rezoning approval. 

That subparagraph says 

[f]or any property within the district for which a county changes its 
zoning classification from commercial or industrial use to residential 
use upon the written request or approval of the owner, the county 
shall require the simultaneous payment from the property owner of 
a sum representing the present value of the future special 
improvements taxes estimated by the county to be lost as a result of 
such change in classification. On a case-by-case basis, however, the 
board of supervisors may, in its sole discretion, defer for no more than 
60 days the effective date of such change in zoning classification. 
Upon deferral, the lump sum provided for in this subsection shall be 
paid to the county in immediately available funds acceptable to the 
county before the deferred effective date. If the landowner fails to 
make this lump sum payment as and when 1·equired, the change in 
zoning classification shall not become effective and the ordinance 
shall be void. 
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must originate from the Virginia Code itself. Thus, the sole source of authority relied 

on by the Zoning Administrator in issuing the Notice is Va. Code Ann. § 15.2-2299. 

That section says, in full, that 

[t]he zoning administrator is vested with all necessary 
authority on behalf of the governing body of the locality to 
administer and enforce conditions attached to a 
rezoning or amendment to a zoning map, including (i) the 
ordering in writing of the remedy of any noncompliance with 
the conditions; (ii) the bringing of legal action to insure 
compliance with the conditions, including injunction, 
abatement, or other appropriate action or proceeding; and (iii) 
requiring a guarantee, satisfactory to the governing body, in 
an amount sufficient for and conditioned upon the 
construction of any physical improvements required by the 
conditions, or a contract for the construction of the 
improvements and the contractor's guarantee, in like amount 
and so conditioned, which guarantee shall be reduced or 
released by the governing body, or agent thereof, upon the 
submission of satisfactory evidence that construction of the 
improvements has been completed in whole or in part. Failure 
to meet all conditions shall constitute cause to deny the 
issuance of any of the required use, occupancy, or building 
permits, as may be appropriate. 

Va. Code Ann. § 15.2-2299 (emphasis added). 

While the authority vested in the zoning administer under § 15.2-2299 is 

broad, it is solely for the purpose of "administering and enforcing" "conditions 

attached to a rezoning." Id. It does not provide the zoning administer any authority 

to zone or rezone property. Rather, her express authority includes: 

(i) the ordering in writing of the remedy of any noncompliance with 
the conditions; 

(ii) the bringing of legal action to insure compliance with the 
conditions, including injunction, abatement, or other appropriate 
action or proceeding; and 
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(iii) requiring a guarantee, satisfactory to the governing body, in 
an amount sufficient for and conditioned upon the 
construction of any physical improvements required by the 
conditions, or a contract for the construction of the 
improvements and the contractor's guarantee, in like amount 
and so conditioned, which guarantee shall be reduced or 
released by the governing body, or agent thereof, upon the 
submission of satisfactory evidence that construction of the 
improvements has been completed in whole or in part. 

The statute is clear that the failure to meet all conditions "shall constitute 

cause to deny the issuance of any of the required use, occupancy, or building permits, 

as may be appropriate." Va. Code Ann. § 15.2-2299. Missing from the statute is 

anything that authorizes the zoning administrator, or even the governing body, to 

undo unilaterally and administratively a legislative action previously undertaken by 

the governing body. 

Moreover, conditions applicable to a proffered rezonmg cannot be undone 

administratively, which is exactly what the zoning administrator purports to have 

done by "revoking" the PND classification that was accorded this property by the 

Town Council in 2012, thanks to other directly relevant statutory provisions. 

Va. Code Ann. § 15.2-2286(A)(7) expressly prescribes the authority to amend 

or change zoning regulations and classifications, providing that a zoning ordinance 

may provide for 

the amendment of the ... district maps from time to time .... 
Whenever the public necessity, convenience, general welfare, 
or good zoning practice requires, the governing body may by 
ordinance amend, supplement, or change the regulations, 
district boundaries, or classifications of property. Any such 
amendment may be initiated (i) by resolution of the governing 
body; (ii) by motion of the local planning commission; or (iii) 
by petition of the owner, contract purchaser with the owner's 

Page 5Jll 

COPY



written consent, or the owner's agent therefor, of the property 
which is the subject of the proposed zoning map amendment, 
addressed to the governing body or the local planning 
commission, who shall forward such petition to the governing 
body 

There is no zonmg enabling authority that allows for administrative or 

unilateral rezoning of the property. All such changes to the zoning maps of a locality 

must be made consistently with this section of the Code. 

Further, the zoning enabling legislation for all forms of conditional zoning 

makes it plain that 

[o]nce proffered and accepted as part of an amendment to the 
zoning ordinance, the conditions shall continue in effect until 
a subsequent amendment changes the zoning on the property 
covered by the conditions. However, the conditions shall 
continue if the subsequent amendment is part of a 
comprehensive implementation of a new or substantially 
revised zoning ordinance. 

Va. Code Ann.§§ 15.2-2297, -2298,3 and -2303. 

Further still, Va. Code Ann.§ 15.2-2298, the source of Front Royal's conditional 

zoning authority, contains a subparagraph B, which says that: 

[i]n the event proffered conditions include a requirement for 
the dedication of real property of substantial value, or 
substantial cash payments for or construction of substantial 
public improvements, the need for which is not generated 
solely by the rezoning itself, then no amendment to the zoning 
map for the property subject to such conditions, nor the 
conditions themselves, nor any amendments to the text of the 
zoning ordinance with respect to the zoning district applicable 
thereto initiated by the governing body, which eliminate, or 
materially restrict, reduce, or modify the uses, the floor area 

3 Front Royal has enacted its conditional zoning ordinance provisions under 
Va. Code Ann. §15.2-2298. Front Royal Zoning Ord.§ 175-150. 
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ratio, or the density of use permitted in the zoning district 
applicable to the property, shall be effective with respect to the 
property unless there has been mistake, fraud, or a change in 
circumstances substantially affecting the public health, 
safety, or welfare. 

These are plain statutory restrictions against a change in the zonmg of 

proffered properties. In this case and with regard to § 15.2-2298(B), it is indisputable 

that Heptad proffered substantial cash payments for substantial public 

improvements (to wit, Leach Run Parkway) "the need for which [was] not generated 

solely by the rezoning itself." Va. Code Ann. § 15.2-2298(B). While the Town Council 

may believe that there has been a "change in circumstances substantially affecting 

the public health, safety, or welfare," that determination cannot be made by the 

Zoning Administrator, and it cannot be made by the Council on the basis given in the 

Notice of Heptad's failure to submit a Development Plan.4 

The only discernible change in circumstances, as far as Heptad can perceive, 

is in the decision of the Virginia Court of Appeals to entertain an interlocutory appeal 

concerning the order of the Warren County Circuit Court, which sustained the Town's 

demurrers in the ongoing litigation. This development appreciably heightens the 

prospect that the Town may be held liable for its rejection of Heptad's Proffer 

Amendment - a proposal that would have facilitated the development of its land. It 

4 It has been Heptad's insistence that changed circumstances as to it are at the 
heart of its need for, and legal right to, amendments to the very proffers that the 
Zoning Administrator now seeks to "enforce" by exterminating them. Had Heptad's 
Proffer Amendment been approved by the Town Council, there would be no currently 
ongoing dispute. 
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is no secret that the Town harbors an aversion to this development and appears 

prepared to thwart it by means fair or foul. Heptad remains resolute in its intention 

to vindicate its position, and ensure the realization of its lawful rights. 

Thus, it is evident from the statutes cited above that if a proffer condition 

remains alive as a matter of law - until a subsequent map amendment changes the 

zoning on the property covered by the conditions, as provided by these statutes - then 

a local zoning administrator cannot "enforce" a proffered condition by eviscerating 

the rezoning to which it attaches. 

2. There are statutory provisions authorizing the revocation of other 
legislative land use actions, but they may only be undertaken by further 
legislative action. 

There is no doubt that a special use permit may be revoked by a board of zoning 

appeals, should it have the authority to issue such permits, or by the governing body 

if it has reserved that right to itself, 5 provided that each of those bodies gives notice 

and holds a hearing as provided by Va. Code§ 15.2-2204 before doing so,. 

The only time statutory that a zoning administrator, rather than a BZA or a 

governing body, may revoke a permit6 is when, acting on behalf of the local governing 

5 Va. Code Ann. § 15.2-2309(7). 

6 A Zoning Administrator can revoke a Zoning Permit, but not after 60 days 
from its issuance, even if wrongly issued. Va. Code Ann. § 15.2-2311(C), Bd. of 
Supe1·vis01·s of Richmond Cty. v. Rhoads, 294 Va. 43 (2017). Such other permits as 
those for occupancy, buildings, and similar work may only be revoked in accordance 
with the codes specifically governing their issuance. And yet the Zoning 
Administrator here maintains that she can revoke a zoning more than a decade after 
its approval. 
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body, he or she revokes a permit for a temporary family health care structure, and 

then only if the permittee for such a structure violates any provision of the applicable 

statute under which that permit was issued. Va. Code §15.2-2292.l(G). There is no 

parallel authority in the Virginia Code with respect to rezonings. 

3. The Town's requirements for a Development Plan within a specific 
period of time after a PND Rezoning, and its position that a failure to 
provide a timely such Plan invalidates the Rezoning itself is invalid as being 
without enabling authority and violates the Dillon Rule. 

The Town's requirement for the filing of a Development Plan within one year 

of the approval of a PND Rezoning as a condition of the validity of the Rezoning7 is 

itself illegal, and contrary to the Dillon Rule, for there is no basis in the zonmg 

enabling legislation for such a requirement. 

First, the Town's requirements say nothing whatsoever about the 

consequences of failing to submit a timely development plan, and the Zoning 

Administrator is not at liberty to make up a consequence. (This is why she has 

claimed the authority to manufacture a mortal consequence by invoking a power she 

does not possess). 

While the Town Council may require a "plan of development" prior to the 

issuance of building permits to assure compliance with the regulations of the Zoning 

Ordinance (Va. Code Ann. § 15.21-2286(A)(8)), no enabling authority permits a 

locality to mandate a site plan, a subdivision plan, or a plan of development within 

7 Section 175-37.18 of the Town's Zoning Ordinance. 
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any specific time after the approval of a rezoning.8 This, however, is precisely what 

the Town has purported to do with its Development Plan requirement. 

With the sole exception referenced in note 1, above, Virginia has no enabling 

authority for zoning ordinance provisions that cause a rezoning simply to expire, 

whether because of the passage of time, or because of the failure of a condition, or 

because a zoning ordinance says it to be so. 

4. A locality may change the zoning classification of any parcel within 
its jurisdiction. However, to do so it must follow the rezoning process just 
as must every other party seeking an amendment of the zoning map. 

Once it understands that the Zoning Administrator cannot do what she has 

attempted, the Town Council may be tempted to rezone the Heptad Property itself. 

However, if a local governing body rezones property without the consent of the 

landowner, and if that rezoning reduces formerly permitted residential density, then 

it is what is known as a "piecemeal downzoning." This is broadly defined as 

a rezoning (1) that the local governing body initiates on its own motion, (2) that 

selectively addresses the landowner's single parcel, and (3) that "reduces the 

permissible residential density below that recommended by a duly-adopted master 

plan." Bd. of Supervisors v. Greengael, L.L.C., 271 Va. 266, 284 (2006); Turner v. Bd. 

of County Supervisors, 263 Va. 283 (2002); see also, Board of Supervisors v. Snell 

Constr. Corp., 214 Va. 655, 658 (1974). 

8 Once those plans have been submitted and approved, however, they have a 
statutorily established lifespan. But a property owner may decline to submit such a 
plan for its property for years, for economic or other reasons. 
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When a rezoning is classified by the court as piecemeal, the fairly debatable 

burden shifts to the benefit of the property owner and all have thus far been uniformly 

overturned in the courts. 

By attempting to downzone the Heptad Property without going through the 

critical legislative process, one that cannot be delegated, the Town has sought to avoid 

the public scrutiny that would be involved and thus to camouflage its insidious 

purpose. 

Prayer for Relief 

Heptad respectfully requests the Town Council reverse the Notice, dismiss it, 

and find that the 2012 Rezoning of the Heptad Property, together with its associated 

proffers, remains valid and in full force and effect subject to the claims made in the 

pending litigation. 

Respectfully submitted. 

H. Foote, VSB 14336 
sh, Colucci, Lubeley, & Walsh, PC 

4310 Prince William Parkway, Suite 300 
Prince William, Virginia 22192 
703-680-4664 
jfoote@thelandlawyers.com 
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TOWN OF FRONT ROYAL 
DEPARTMENT OF PLANNING & ZONING 

102 E. MAIN STREET 
POBOX1560 

FRONT ROYAL, VIRGINIA 22630-1560 
(540) 635-4236 

HEPTAD,LLC 
Joseph F Silek, Jr,, Esq. 
43 Chester Street 
Front Royal, Va 22630 

/l ·1 r.lyY) December 4, 2024 tJ-1 2,- • ' 

Re: Rezoning RZ# 05-07-56 

HAND DELIVERED 4 ;//A 

LAUREN KOPISHKE 
Director of Planning & Zoning 

Zoning Administrator 
)kopjshke@ft·ontroyalva.com 

Notice of Noncompliance with Proffered Conditions and Administrative Bnforceli1ent 
CORRECTED 

Mr. Silek, 

In 2012, the Front Royal Town Council approved an application submitted by HEPTAD, LLC 
("HEPTAD") to rezone Tax Parcels #20-A21-2-l and 20A20-2-l l, totaling approximately 98.25 
acres ("Property"), from Submban Residential (R-S) District to Planned Neighborhood 
Development (PND) District. As part of the conditional rezoning, the Town accepted HEPTAD's 
prnffered conditions contained in its Proffer Statement, amended January 31, 2012. Per proffered 
conditions 3.1.3.4 and 3.1.3.6, HEPTAD was to submit a Development Plan, in accordance with 
Town Code Section 175-37.18, following the date of written notice from the Town that the 
Industrial Development Authority of the Town of Front Royal and the County of Wan-en, Virginia 
(''EDA") would be responsible for the design and consh'uction of the Leach Run Improvements. 
Written notice was given in the form of a Memorandum of Understanding No. 1 for Leach Run 
Parkway Access, dated the 30th day of September, 2014, between the Town and HEPTAD. In your 
letters to me of October 2, 2023 and May 31, 2024, you acknowledged the numerous annual 
extensions ofHEPTAD's one (1) year deadline for filing a Development Plan. By letter dated June 
11, 2024, I notified you of Town Council's denial ofHEPTAD's most recent request for a deadline 
extension following the previous six (6) month extension granted by Town Council. 

PLEASE TAKE NOTICE that, as Zoning Administrator for the Town of Front Royal and as 
authorized and mandated by Virginia Code §15.2-2299 and Town Code §§175-37.5(F) and 175-
149 (C), I order, as the only enforcement remedy available to me because HEPTAD's failure to file 
a Development Plan in noncompliance with proffered conditions 3 .1.3 .4 and 3 .1.3 .6 cannot be 
cured, that conditional rezoning IlZ# 05-07-56 be and is hereby revoked, with the Property's zoning 
reverting back to the Suburban Residential (R-S) zoning distl'ict. 

Sincerely, 

Lauren Kopishke /J ;?, 
Director of Planning and Zoning I Zoning Adminish·ator J?~,'r £7' · 
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Town of Front Royal, Virginia         Page      1 
Council Agenda Statement               Item No.   7(D) 
 
Meeting Date:  
 

 
          
 
Agenda Item: COUNCIL APPROVAL – HEPTAD Request for One-year Extension to Submit 

Development Plan 
 

Summary: Council is requested to consider approval of a request from HEPTAD, LLC to 
extend their deadline to submit a development plan. Town Code requires that a 
development plan be submitted within one (1) year of approval of the Master 
Land Use Plan. The Town Code also allows the deadline to be extended by Town 
Council. Council approve a one-year extension in 2016 and 2017. The current 
extension expires December 3, 2018. 

 
 HEPTAD, LLC is the owner of the proposed development referred to as Swan 

Estates. It was conditionally rezoned to the PND District in 2012.  
 
 
Budget/Funding:     None 
 
 
 
Attachments: Letter from Lawson & Silek P.L.C.  
 
 
 
Meetings:   Work Session held November 19, 2018 
 
 
Staff 
Recommendation: Approval_______  Denial_______         
 
Should Council wish to remove this item from the consent agenda, the following motion would allow approval of this request: 
 
 
 
Proposed Motion: I move the Town Council approve the request from HEPTAD, LLC for a 

one-year extension to submit their required development plan for property 
referred to as Swan Estates (HEPTAD) until December 3, 2019. 

 
 
 
 
 
*Note: Motions are the formal & final proposal of Council, 
           proposed motions are offered by Staff for guidance                                            Approved By: ___________________ 
*To be clear and concise, motions should be made in the positive 

November 26, 2018 
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Town of Front Royal, Virginia 
Council Agenda Statement 

   Page      1  
Item No.   8(B) 

Meeting Date:  

Agenda Item: COUNCIL APPROVAL – HEPTAD Request for One-Year Extension to 
Submit Development Plan 

Summary: Council is requested to consider approval of a request from HEPTAD, LLC to 
extend their deadline to submit a development plan. Town Code requires that a 
development plan be submitted within one (1) year of approval of the Master 
Land Use Plan. The Town Code also allows the deadline to be extended by Town 
Council. Council has approved a one-year extension every year since 2016. 

HEPTAD, LLC is the owner of the proposed development referred to as Swan 
Estates. It was conditionally rezoned to the PND District in 2012. 

Budget/Funding: None 

Attachments: 

Meetings: 

Letter from Lawson & Silek P.L.C., Draft Master Land Use, and Code Section 
for Extension 

Work Session held November 18, 2019 

Staff 
Recommendation: Approval_______  Denial_______        

Should Council wish to remove this item from the consent agenda, the following motion would allow approval of this request: 

Proposed Motion: I move that Council approve the request from HEPTAD, LLC for a one-
year extension to submit their required development plan for property 
referred to as Swan Estates (HEPTAD) until December 3, 2020. 

*Note: Motions are the formal & final proposal of Council,
 proposed motions are offered by Staff for guidance         Approved By: ___________________

*To be clear and concise, motions should be made in the positive

November 25, 2019
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Note:
1. This is a schematic representation of proposed land uses,
     not an engineering     or construction document..Plan as shown
     is subject to change per final design, engineering constraints and 
     actual site conditions as yet to be determined.

2. All site, topographic, boundary and other relevant site information
    used in this plan  is based  on information  contained in the plan titled
    'Swan Estates Master Land Use Plan'   by Greenway Engineering 
    submitted June 30, 2005. All recent traffic information done provided by
    Greenway information under separate agreement with Heptad LLC.
    J. Duggan & Associates P.C.is not responsible for any errors/omissions 
    caused by use of above referenced information.
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Note:
1. This is a schematic representation of proposed land uses,
     not an engineering     or construction document..Plan as shown
     is subject to change per final design, engineering constraints and 
     actual site conditions as yet to be determined.

2. All site, topographic, boundary and other relevant site information
    used in this plan  is based  on information  contained in the plan titled
    'Swan Estates Master Land Use Plan'   by Greenway Engineering 
    submitted June 30, 2005. All recent traffic information done provided by
    Greenway information under separate agreement with Heptad LLC.
    J. Duggan & Associates P.C.is not responsible for any errors/omissions 
    caused by use of above referenced information.
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Note:
1. This is a schematic representation of proposed land uses,
     not an engineering     or construction document..Plan as shown
     is subject to change per final design, engineering constraints and 
     actual site conditions as yet to be determined.

2. All site, topographic, boundary and other relevant site information
    used in this plan  is based  on information  contained in the plan titled
    'Swan Estates Master Land Use Plan'   by Greenway Engineering 
    submitted June 30, 2005. All recent traffic information done provided by
    Greenway information under separate agreement with Heptad LLC.
    J. Duggan & Associates P.C.is not responsible for any errors/omissions 
    caused by use of above referenced information.
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Note:
1. This is a schematic representation of proposed land uses,
     not an engineering     or construction document..Plan as shown
     is subject to change per final design, engineering constraints and 
     actual site conditions as yet to be determined.

2. All site, topographic, boundary and other relevant site information
    used in this plan  is based  on information  contained in the plan titled
    'Swan Estates Master Land Use Plan'   by Greenway Engineering 
    submitted June 30, 2005. All recent traffic information done provided by
    Greenway information under separate agreement with Heptad LLC.
    J. Duggan & Associates P.C.is not responsible for any errors/omissions 
    caused by use of above referenced information.
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Note:
1. This is a schematic representation of proposed land uses, not an engineering 
    or construction document..Plan as shown is subject to change per final design,
    engineering constraints and actual site conditions as yet to be determined.

2. All recent traffic information provided by Greenway information under separate agreement with
    Heptad  LLC.  J. Duggan & Associates P.C. is not responsible for any errors/omissions
    caused by use of above referenced information. 9

Trip Generation Data
Class    Use                                    Units*      Trip Rate**                       VPD
 (210)   Single Family Detached          54     9.57 Trips per day      516.78 VPD
 (230)   Townhouses                         112         5.86 Trips per day        656.32 VPD
 (230)    Multi Family Units                 284         5.86 Trips per day      1664.24 VPD

* For Planning purposes only. Estimate number subject to change.

** All data comes from Trip Generation Manual (7th Edition) published by:
   Institute of Transportation Engineers, publication date 2003
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Note:
1. This is a schematic representation of proposed land uses,
     not an engineering     or construction document..Plan as shown
     is subject to change per final design, engineering constraints and 
     actual site conditions as yet to be determined.

2. All site, topographic, boundary and other relevant site information
    used in this plan  is based  on information  contained in the plan titled
    'Swan Estates Master Land Use Plan'   by Greenway Engineering 
    submitted June 30, 2005. All recent traffic information done provided by
    Greenway information under separate agreement with Heptad LLC.
    J. Duggan & Associates P.C.is not responsible for any errors/omissions 
    caused by use of above referenced information.
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Note:
1. This is a schematic representation of proposed land uses,
     not an engineering     or construction document..Plan as shown
     is subject to change per final design, engineering constraints and 
     actual site conditions as yet to be determined.

2. All site, topographic, boundary and other relevant site information
    used in this plan  is based  on information  contained in the plan titled
    'Swan Estates Master Land Use Plan'   by Greenway Engineering 
    submitted June 30, 2005. All recent traffic information done provided by
    Greenway information under separate agreement with Heptad LLC.
    J. Duggan & Associates P.C.is not responsible for any errors/omissions 
    caused by use of above referenced information.
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Note:
1. This is a schematic representation of proposed land uses,
     not an engineering     or construction document..Plan as shown
     is subject to change per final design, engineering constraints and 
     actual site conditions as yet to be determined.

2. All site, topographic, boundary and other relevant site information
    used in this plan  is based  on information  contained in the plan titled
    'Swan Estates Master Land Use Plan'   by Greenway Engineering 
    submitted June 30, 2005. All recent traffic information done provided by
    Greenway information under separate agreement with Heptad LLC.
    J. Duggan & Associates P.C.is not responsible for any errors/omissions 
    caused by use of above referenced information.
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175-37.18  DEVELOPMENT REVIEW (PND)

Within one year of approval of a Master Land Use Plan for development of a Planned 
Neighborhood, prior to the approval of building permits, the applicant shall prepare and submit for 
review and approval an engineered Development Plan, along with the fee as established in the 
approved schedule of fees.  The applicant may petition the Town Council for an extension of time 
for submission of a development plan, provided such extension is requested at least 20 days prior 
to the expiration of the one-year period.  The Town Council may grant an extension upon 
demonstration of good cause for up to one year. 
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Approved By: ___________________

Moved  ____________________ Seconded ____________________ 

VM Sealock ____________Cockrell ____________ Gillispie ____________Holloway ____________Meza ____________Thompson __________ 

Council Agenda Statement 
   Item # 8A  

Meeting Date: December 14, 2020 

Agenda Item: HEPTAD Request for One-Year Extension to Submit Development Plan 

Summary:  Council is requested to consider approval of a request from HEPTAD, LLC to extend their 
deadline to submit a development plan. Town Code requires that a development plan be submitted 
within one (1) year of approval of the Master Land Use Plan. The Town Code also allows the deadline to 
be extended by Town Council. Council has approved a one-year extension every year since 2016.  

 HEPTAD, LLC is the owner of the proposed development referred to as Swan Estates. It was 
conditionally rezoned to the PND District in 2012. 

Budget/Funding: N/A 

Meetings: Work Session held December 7, 2020 

Should Council wish to remove this item from the consent agenda, the following motion would allow approval of this request: 

Proposed Motion: I move that Council approve the request from HEPTAD, LLC to extend 
their deadline to submit a development plan until December 3, 2021.   COPY
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Project Information
General Information
Tax Map* 20-A21-2-1 and 20-A20-2-11,  instrument  030007026
Total Area: 98+/- Acres
Current Zoning: (R-S) Suburban Residential

Open Space Information;
Total Area in Open Space: 43.74 Acres (44.6%)
Open Space comprised of Conservation Land:  34.84 Acres
Open Space comprised of Recreation Land:  8.9 Acres

Developable Area Information:
Total developable area: 54.26 Acres (55.4%)
Area in Single Family Dwelling Category: 11.87 Acres
Area in Townhouse Category: 12.59 Acres
Area in Multi-Family Category: 20.6 Acres
Area in Commercial Category: 9.2 Acres
Proposed Single Family Units: 37-54 +/- (minimum size lots of 3,000 sq. ft)
Proposed Townhouse Units:112 +/-
Proposed Multi Family Units: 252-336 +/-

Summary
Total   Number of Units: 450*
Average Density: 4.09-5.12 units per acre +/-
Percentage of Land in open Space : 44.6%

*  maximum allowable amount and will be result of any combination of unit types
    as determined by final design
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Master Land Use Plan
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Moved  ____________________ Seconded ____________________ 
 
Cockrell ____________ Gillispie ____________Lloyd ____________McFadden __________________Thompson __________ 

Council Consent Agenda Statement   
                                                                            Item # 10F                                                 
Meeting Date: November 22, 2021 

 
       
Agenda Item: HEPTAD Request for One-Year Extension to Submit Development Plan  
 
 
 
Summary:  Council is requested to consider approval of a request from HEPTAD, LLC to extend their deadline 
to submit a development plan. Town Code requires that a development plan be submitted within one (1) year 
of approval of the Master Land Use Plan. The Town Code also allows the deadline to be extended by Town 
Council. Council has approved a one-year extension every year since 2016. HEPTAD, LLC is the owner of the 
proposed development referred to as Swan Estates. It was conditionally rezoned to the PND District in 2012. 
 
     
Budget/Funding: None 
   
   
      
Meetings: Work Session held November 8, 2021 
 
 
 
Should Council wish to remove this item from the consent agenda, the following motion would allow approval of this request: 
 
  
Proposed Motion: I move that Council approve the request from HEPTAD, LLC to extend their deadline to 
submit a development plan for one (1) year ending December 3, 2022. 
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Moved  ____________________ Seconded ____________________ 
 
Cockrell ____________ Gillispie ____________  Morris ____________Rogers ___________ Sealock ________________Thompson __________ 
 

Council Consent Agenda Statement   
                                                                          Item #  10A                                             
Meeting Date: November 28, 2022 

 
       
Agenda Item: HEPTAD Request for One-Year Extension to Submit Development Plan 
 
 
Summary:  Council has received a letter from Joseph F. Silek Jr., dated October 6, 2022 requesting an 
extension of the requirement to file a Development Plan for HEPTAD, pursuant to Town Code 175-
37.18. The Town Code requires that a development plan be submitted within one (1) year of approval 
of the Master Land Use Plan and allows the deadline to be extended by Council. Council has 
approved the extension every year since 2016. Council is requested to approve the extension as 
requested. 

 
 
     
Budget/Funding: None 
 
       
Meetings: Work Session held November 14, 2022 
 
Should Council wish to remove this item from the consent agenda, the following motion would allow approval of this request: 
 
  
Proposed Motion: I move that Council approve a one-year extension to HEPTAD to file a Development Plan, 
pursuant to Town Code 175-37.18. 
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Moved  ____________________ Seconded ____________________ 
 
VM Sealock ____________ Ingram ____________  Morris ____________Rappaports ___________ DeDomenico-Payne ________Wood _________ 
 

Council Regular Meeting Agenda Statement   
                                                                          Item # 11                                              
Meeting Date: December 11, 2023 

 
       
Agenda Item: HEPTAD Request for One-Year Extension to Submit Development Plan 
 
 

Summary:  Council has received a letter from Joseph F. Silek Jr., dated October 2, 2023 requesting an 
extension of the requirement to file a Development Plan for HEPTAD, pursuant to Town Code 175-
37.18. The Town Code requires that a development plan be submitted within one (1) year of approval 
of the Master Land Use Plan and allows the deadline to be extended by Council. Council has 
approved the extension every year since 2016.  

 
 
     
Budget/Funding: None 
 
       
Meetings: Work Session held November 13, 2023 
 
 
  
Proposed Motions:  

I move that Council approve a one-year extension to HEPTAD to file a Development Plan, pursuant to Town 
Code 175-37.18. 

I move that Council deny a one-year extension to HEPTAD to file a Development Plan, pursuant to Town Code 
175-37.18 
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                                                   CLOSED MEETING 
AGENDA STATEMENT 

 
 

 
Moved  ____________________ Seconded ____________________ 
 
VM Sealock _________ Ingram _________ Morris  _________ Rappaport _________ DeDomenico-Payne  _________ Wood _________ 
 

  
                             Meeting Date: June 10, 2024               Item# 05    

 
                                                    

MOTION ON TO GO INTO CLOSED MEETING  
[to be approved by affirmative recorded vote, with motion set forth in detail in the minutes] 
 
I move that Town Council convene a closed meeting, pursuant to Sections 2.2-3711 and 2.2-3712 of the Code of 
Virginia, for the following purposes and that Council consider taking action on these matters in open session: 
 
1) pursuant to Section 2.2-3711(A)(8) of the Code of Virginia, for consultation with legal counsel employed or 
retained by a public body regarding specific legal matters requiring the provision of legal advice by such counsel, 
more specifically, a) an offer to purchase a conditionally vacated portion of 7th Street (3,390 square feet) located at 
its intersection with Kibler Street and b) a request from HEPTAD, LLC.  
 

 
Motion to Certify Closed Meeting at its Conclusion  
[At the conclusion of the Closed Meeting, immediately re-convene in open meeting and take a roll call vote on the following:] 

 
I move that Council certify that to the best of each member's knowledge, as recognized by each Council member’s 
affirmative vote, that only such public business matters lawfully exempted from Open Meeting requirements under 
the Virginia Freedom of Information Act as were identified in the motion by which the Closed Meeting was 
convened were heard, discussed or considered in the Closed Meeting by Council, and that the vote of each 
individual member of  Council be taken by roll call and recorded and included in the minutes of the meeting of 
Town Council.                                             
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MEMORANDUM OF UNDERSTANDING No. 1 
LEACHRUNPARKWAY ACCESS 

THIS MEMORANDUM OF UNDERSTANDING No. 1 FOR L~CH RUN 
PARKWAY ACCESS (hereinafter "this MOU"), dated this ~ day of 5= bt-c , 2014, by and between the TOWN OF FRONT ROYAL, 

GINIA, a Vrrgm1a mumc1pal corporatiOn (heremafter "the Town"), and HEPTAD, 
LLC, a Virginia limited liability company (hereinafter "the Applicant"). 

WITNESSETH: 

WHEREAS, the Applicant executed an Amended Proffer Statement on January 
31, 2012 (hereinafter the "Proffer Statement"); and 

WHEREAS, the Proffer Statement contained certain terms and conditions if the 
Town approved Rezoning Application #05-07-56 for the rezoning of approximately 
98.25 acres from Suburban Residential (R-S) to Planned Neighborhood Development 
(PND) District; and 

WHEREAS, the Town approved the Proffer Statement as part of the Applicant's 
rezoning application for the Property on April9, 2012; and, 

WHEREAS, the Proffer Statement proffers cite a Master Land Use Plan of 
development including a Trip Distribution and Road Classification Plan (copy attached 
hereto as "Exhibit A") showing the approximate location of an access point from the east 
and from the west from the lands of the Applicant to the proposed Leach Run Parkway, 
and provide for the dedication by the Applicant to the Town of right-of-way for Leach 
Run Parkway; and, 

WHEREAS, Proffer 3.1.3.1 of the Proffer Statement states that within two (2) 
years from approval of the rezoning, the Town shall have acquired all right-of-way 
sufficient to permit construction of the Leach Run Improvements from Route 55 to the 
Northern Boundary of the Property; and, 

WHEREAS, Proffer 3.1.3.2 of the Proffer Statement states that within two (2) 
years from approval of the rezoning, the Town shall have obtained all special use permits 
required pursuant to the Front Royal Town Code necessary to permit construction of two 
(2) lanes of the Leach Run Improvements; and, 

WHEREAS, Proffer 3.1.3.3 of the Proffer Statement states that within two (2) 
years from approval of the rezoning, the Town and the Applicant shall have entered into a 
Memorandum of Understanding which shall include provisions detailing the parties' 
resnonsibilities with resnect to construction of the Leach Run Imnrovements: and. 
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WHEREAS, on or about July 28, 2014, the Town and the Applicant extended the 
proffer deadlines for Proffers 3.1.3.1 through 3.1.3.3 for one hundred and twenty (120) 
days from August 5, 2014; and, 

WHEREAS, the parties acknowledge that the Industrial Development Authority 
of the Town of Front Royal, Virginia and the County of Warren, Virginia (hereinafter 
"the EDA"), and not the Town, is acquiring the necessary rights-of-way for, and 
constructing, the Leach Run Improvements, to be conveyed by the EDA, upon 
completion in accordance with approved design and construction standards, to the Town; 
and, 

WHEREAS, on September 23, 2014, the Town of Front Royal Planning 
Commission approved the EDA's Site Development Plan #DEV14-05-215, for the design 
plans of Leach Run Parkway, said site development plan including design 
accommodations for access, including a median crossing and tum lanes at the location of 
the planned access point adjacent to the property owned by the Applicant, as shown on 
page Sheet 3 7 of the Grading Plan and as also shown on a plat and survey prepared by 
John H. Genthner, L.S. entitled, "Plat Showing Dedication of Right of Way and 
Easements On the Property of Heptad LLC, Instr. #090004959" dated July 25, 2014 
(copies attached hereto as "Exhibit B"), substantially in conformance with the 
Applicant's Master Land Use Plan; and, 

WHEREAS, the Applicant seeks assurances from the Town that the Applicant, 
its successors or assigns, shall have the right to construct access entrances from the east 
and west sides ofLeach Run Parkway in the location as shown in Exhibits A and B. 

NOW, THEREFORE, for and in consideration of the mutual covenants 
contained herein, the Town and the Applicant agree as follows: 

1. The above recitals are incorporated herein and made part hereof. 

2. Conditioned upon the acquisition of the necessary rights-of-way for, and upon 
the construction of, the Leach Run Parkway/Leach Run Improvements by the EDA, all of 
which shall be acquired and constructed in conformity with fully-approved design and 
construction standards, and further conditioned upon the conveyance of all such rights-of­
way and improvements by the EDA to the Town and the Town's approval of Final 
Development Plan and final subdivision plat submitted by the Applicant, or its successors 
and assigns, showing the same access location, the Town will allow the Applicant to 
construct access entrances from the east and west sides of Leach Run Parkway in the 
location as shown in Exhibits A and B. 

3. The parties may enter into such additional MODs, pursuant to the deadline 
provided in Proffer 3.1.3.3, as the parties may deem necessary to further detail the 
parties' responsibilities with respect to construction of the Leach Run Improvements or 
other matters as mutually agreeable to the parties as contemplated by the Rezoning 
Proffers. 
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4. In the event that the parties mutually agree to extend the deadlines for the entry 
of any subsequent memoranda of understanding, the Town Council of the Town hereby 
grants to the Mayor of the Town the authority to change such deadlines on behalf of the 
Town Council. 

IN WITNESS WHEREOF, the parties hereafter have made and executed this 
Memorandum of Understanding for Leach Run Parkway Access effective the day and 
year above first written. 

(SEAL) 

Attest~~ 

Title: A 7ty 

Approved as to form: 

George M. Sonnett, Jr. 
Assistant Town Attomey 
1 

Mayor of the Town of Front Royal 

By: '----:26~.1., )C) 

Print Name:-r\ Vho±~y W Oa rr 

Title: Jlt\~'fbg_ 1\·P- 8<>~vt ~ y~ \ 

Date: 
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Swan Estates 
By 

Heptad LLC 
March 4,2011 
Master Land Use Plan 

A Planned Neighborhood Development 

Vicinity Map 

erojectlnlormation 
General Information 
Tax Map' 20-A21-2-1 and 20-A20-2-1 1, instrument 030007026 
Total Area: 98+/- Acres 
Current Zon ing: (R-S) Suburban Residential 

Open_Space Information; 
Total Area in Open Space: 43.74 Acres (44.6%) 
Open Space comprised of Conservation Land: 34.84 Acres 
Open Space comprised of Recreation Land: 8.9 Acres 

Developable Area Information: 
Total developable area: 54.26 Acres (55.4%) 
Area in Single Family Dwelling Category: 11 .87 Acres 
Area in Townhouse Category: 12.59 Acres 
Area in Multi-Family Category: 20.6 Acres 
Area in Commercial Category: 9.2 Acres 
Proposed Single Family Units: 37-54 +/-(minimum size lots of3,000 sq. It) 
Proposed Townhouse Units:1 12 +/-
Proposed Multi Family Units: 252-336 +/-

Summary 
Total Number of Units: 450" 
Average Density: 4.09-5.12 units per acre+/­
Percentage of Land in open Space : 44.6% 

• maximum allowable amount and will be result of any combination of unit types 
as determined by final design 

SheeUndex 
1. Cover Sheet 
2.General Location Plan 
3. Boundary Survey 
4.Siope Analysis 
5.Topcgraphy Map 
6.Trip Distribution and Road Classification 
7.Fioodplan and Wetland Delineation 
8.Leach Run Parkway Layout 
9.Funclion Use Plan-Land Bay Layout 
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1. This is a schematic representation of proposed land uses, 
not an engineering or construction document.. Plan as shown 
is subject to change per final design, engineering constraints and 
actual site conditions as yet to be determined. 

All site, topographic, boundary and other relevant site information 
used in this plan is based on information contained in the plan titled 
'Swan Estates Master Land Use Plan' by Greenway Engineering 
submitted June 30, 2005. All recent traffic information done provided by 
Greenway information under separate agreement with Heptad LLC. 
J. Duggan & Associates P.C.is not responsible for any errors/omissions 
caused by use of above referenced information. 
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Note: 
1 This is a schematic representation of proposed land uses, 

not an engineering or construction document..Pian as shown 
is subject to change per final design, engineering constraints and 
actual site conditions as yet to be determined. 

2. All site, topographic, boundary and other relevant site information 
used in this plan is based on information contained in the plan titled 
'Swan Estates Master Land Use Plan' by Greenway Engineering 
submitted June 30, 2005. All recent traffic information done provided by 
Greenway information under separate agreement with Heptad LLC. 
J. Duggan & Associates P.C.is not responsible for any errors/omissions 
caused by use of above referenced information. 

NOTE , PA~CEL ONE ':'l1.13 ACRES 51-lOu.N ON Tl-415 DRAWING. 
PARCEL TWO 52 ACRES 15 NOT 51-lOWN ON TI-llS DRAWING. 

SOURCE OF SURVEY : BOWMAN CONSULTING GROUP DATED MARCI-l 28, 2005. 
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Note: 
·1. This is a schematic representation of proposed land uses, 

not an engineering or construction document.. Plan as shown 
is subject to change per final design, engineering constraints and 
actual site conditions as yet to be determined. 

2. All site, topographic, boundary and other relevant site information 
used in this plan is based on information contained in the plan titled 
'Swan Estates Master Land Use Plan' by Greenway Engineering 
submitted June 30, 2005. All recent traffic information done provided by 
Greenway information under separate agreement with Heptad LLC. 
J. Duggan & Associates P.C.is not responsible for any errors/omissions 
caused by use of above referenced information. 
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:N Note: 

1. This is a schematic representation of proposed land uses, 
not an engineering or construction document.. Plan as shown 
is subject to change per final design, engineering constraints and 
actual site conditions as yet to be determined. 

2. All site, topographic, boundary and other relevant site information 
used in this plan is based on information contained in the plan titled 
'Swan Estates Master land Use Plan' by Greenway Engineering 
submitted June 30, 2005. All recent traffic information done provided by 
Greenway information under separate agreement with Heptad LLC. 
J. Duggan & Associates P.C.is not responsible for any errors/omissions 
caused by use of above referenced information. 

NOTES: 

(\) NAD 1983 DATUM, 2' CONTOUR INTERVAL 

(2) SOURCE OF TOPOGRAPHY BOIJ..MAN CONSULTING GROUP DATED DEC. 21, 21Zl1Zl4. 
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Note: 

Access Road from Westminster Drive 
{a-pprox:.-focition) 

~roperty_Line 

Circulation Plan 

']{ 

1. This is a schematic .representation of proposed land uses, not an engineering 
or construction document..Pian as shown is subject to change per final design, 
engineering constraints and actual site conditions as yet to be determined. 
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Trip. GenerationData 
ClasS ~-use---~ -.. -__ -~- __ u!llts~_-1 Trip ~at~** ___ - -yP-o ~-~ 
(21-0)- Single Family Detache_d_ 54 I-9.57Tripsper day ( 5-16.78 V-P0·-
(230) Townhouses 112 ~ 5.86 Trips per day 

1 

656.32 VPD 
(230) Multi Family Units 284 [ 5.86 Trips per day 1664.24 VPD 

~ For Planning purposes only. Estimate number subject to change. 

"*All data comes from Trip Generation Manual (7th Edition) published by: 
Institute of Transportation Engineers, publication date 2003 
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2. All recent traffic information provided by Greenway information under separate agreement with 
Heptad LLC. J. Duggan & Associates P.C. is not responsible for any errors/omissions 
caused by use of above referenced information. 
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:N LEGEND OF FRELIMINAR'r WETLANDS 

CLASSIFICATION 

PERENNIAL sTREAM !RSJ 

INTERMITTENT 5TI"EAM !R4J 

EMERGENT WETLAND (FEM) 

NOTES 
I. EXISTING TOP06RAPHY,PLANIMETRIC AND 60UNDARY 
INFORMATioN PI"'VIDED 6Y OTHEI"&. 

2. WETLAND 60UNDARIES WEI"E DELINEATED AND GP5 SURVEYED 6Y 
60WMAN CONSULTING GROUP, LTD. IN APRIL '""5. THE U.S. AI"MY 
CORPS OF ENGINEERS REVISED Tt4E I.LETLAND BOUNDARIE& DURING. A 
JURISDICTIONAL DETEFOMINATioN DATED JUNE 15-, 212''-'5. Tt-lESE BOUNDARIES 
AI"E FINAL AND MAY 6E USED FOR PLANNING OR ENGINEERING PURPOSES. 
THE WETLANDs INFORMATION IS PROVIDED AT sTATE PLANE COORDINATES 
!VIRGINIA NORTH, NAD 83, U5 SURVEY FEET!. 

FLOOD PLAIN 

ZONE AE 6A6E FLOOD ELEVATION DETERMINED 

~ ~ toNE >< AREA6 OF !'iiZ'IZl 'rEAR FLOOD 

• SOURCE, FEMA FLOOD MAP' 01"1&1-"""3-6 TOWN OF FRONT ROYAL DATED JULY 15,1S68. 

PLAN AND INFORMATION 51-!0UN FER BOWMAN CONSULTING GROUP. 

Note: 
1 This is a schematic representation of proposed land uses, 

not an engineering or construction document.. Plan as shown 
is subject to change per final design, engineering constraints and 
actual site conditions as yet to be determined. 

2. All site, topographic, boundary and other relevant site information 
used in this plan is based on information contained in the plan titled 
'Swan Estates Master Land Use Plan' by Greenway Engineering 
submitted June 30, 2005. All recent traffic information done provided by 
Greenway information under separate agreement with Heptad LLC. 
J. Duggan & Associates P.C.is not responsible for any errors/omissions 
caused by use of above referenced information. 
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Note: 

1. This is a schematic representation of proposed land uses, 
not an engineering or construction document.. Plan as shown 
is subject to change per final design, engineering constraints and 
actual site conditions as yet to be determined. 

2. All site, topographic, boundary and other relevant site information 
used in this plan is based on information contained in the plan titled 
'Swan Estates Master_Land Use Plan'_ by Greenway Engineering 
submitted June 30, 2005. All recent traffic information done provided by 
Greenway information under separate agreement with Heptad LLC. 
J. Duggan & Associates P.C.is not responsible for any errors/omissions 
caused by use of above referenced information. 
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Note: 
1 This is a schematic representation of proposed land uses, 
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2. All site, topographic, boundary and other relevant site information 
used in this plan is based on information contained in the plan titled 
'Swan Estates Master Land Use Plan' by Greenway Engineering 
submitted June 30, 2005. All recent traffic information done provided by 
Greenway information under separate agreement with Heptad LLC. 
J. Duggan & Associates P.C.is not responsible for any errors/omissions 
caused by use of above referenced information. 
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NOTES: 

THE PARCEL SHOWN HEREON IS IDENTIFIED AS WARREN 
COUNTY, VIRGINIA TAX MAP NUMBER 20A21-2-1. 

2. ALL LAND RECORDS REFERRED TO HEREIN ARE RECORDED IN 
WARREN COUNTY, VIRGINIA. 

3. THE PURPOSE OF THIS PlAT IS FOR DEDICATION OF RIGHT OF 
WAY AND STORM DRAINAGE. TEMPORARY CONSTRUCTION 
EASEMENTS AND IT IS NOT INTENDED TO BE USED FOR ANY 
OTHER PURPOSE 

4. THIS PLAT WAS PREPARED WITHOUT BENEFIT OF A TinE 
REPORT. THE PROPERTY MAY BE SUBJECT TO EASEMENTS 
NOT SHOWN HEREON. 

5. REFERENCE IS HEREBY MADE TO THE CONSTRUCTION PLANS 
FOR LEACH RUN PARKWAY. CURRENn YUNDER DEVELOPMENT 
BY PENNON/ASSOCIATES, INC. 

6. THE BASIS OF MERIDIAN IS VA SPCS NAD83 NORTH ZONE (2011 
ADJUSTMENT), ESTABLISHED BY A GPS SURVEY BY THIS FIRM 
DATED AUGUST 13, 2013. THE GROUND COORDINATES 
REFERENCED HEREON ARE BASED ON APPLICA T/ON OF AN 
INVERTED COMBINED SCALE FACTOR (PROJECTION SCALE 
FACTOR X ELEVATION FACTOR): 

COMBINED SCALE FACTOR : 0.99993443994 
BASE POINT= N 7017738.04 

E 11581007.64 

7. THE TEMPORARY CONSTRUCTION EASEMENT TO BECOME NULL 
AND VOID AT SUCH TIME AS LEACH RUN PARKWAY 
CONSTRUCTION IS COMPLETE AND BONDS HAVE BEEN 
RELEASED. 

8. THE RIGHT WAY CORNERS WILL BE SET FOLLOWING 
CONSTRUCTION. 

9. ACCESS EASEMENT M4 Y BE RELOCATED TO CONFORM TO 
ACTUAL TRAVEL WAY AT TIME OF DEVELOPEMENT. 

NOTAR Y STA TEMENT: 

COMMONWEALTH OF VIRGINIA: 
COUNTY OF: 

I, THE UNDERSIGNED NOTARY PUBLIC, IN AND FOR THE STATE AND 

CER TIFICATE OF APPROVAL: 

THE PLATTING OR DEDICATION OF THE FOLLOWING DESCRIBED LAND, 
A PORTION OF WARREN COUNTY, VIRGINIA TAX MAP NUMBER 
20A21-2-2, IS WITH THE FREE CONSENT AND IN ACCORDANC3 WITH THE 
DESIRE OF THE UNDERSIGNED OWNERS, PROPRIETORS AND TRUSTEES, 
IF ANY. 

AGENT- WARREN COUNTY SUBDIVISION ADMINISTRATOR DATE: 

INDUSTRIAL DEVELOPMENT 
AUTHORITY OF FRONT ROYAL 

MAP# 20A-2-02-88 

/"'~--­

HEPTAD LLC 
MAP# 20A21-2-1 
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/ / \ 
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VICINITY MAP 
1"= 2000' 

OWNER: 

HEPTADLLC. 
195 PARK RIDGE COURT 
FRONT ROYAL VIRGINIA 22630 

g~~~7 AFOREs:~g· WHOS~ gg'::~s:~~::~'::~::~ti- THE --- ---- KIKER, PHILLIP \ 
SHENANDOAH HEIGHTS \ 

LOT S I ~~ !# 
If 
~ WHOSE NAME IS SIGNED TO THE FOREGOING OWNERS DEDICATION. 

HAS APPEARED BEFORE ME AND PERSONAL! Y ACKNOWLEDGED THE 
SAME IN MY JURISDICTION AFORESAID. 

GIVEN UNDER MY HAND THIS 
DAY OF ,20 

NOTARY PUBLIC 

OWNERS CONSENT AND DEDICA TION: 

THIS PLAT SHOWING STREET DEDICATION, AND CREATION OF STORM 
DRAINAGE, TEMPORARY CONSTRUCTION AND ELECTRIC EASEMENTS IS 
WITH THE FREE CONSENT AND IN ACCORDANCE WITH THE DESIRE OF 
THE UNDERSIGNED OWNERS, PROPRIETORS, AND TRUSTEES, IF ANY. 

AGENT, HEPTAD LLC. DATE 
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SURVE YOR'S CERTIFICA T£· 

I, JOHN H. GENTHNER, A DULY LICENSED LAND SURVEYOR IN THE 
COMMONWEALTH OF VIRGINIA, DO HEREBY CERTIFY THAT THE PROPERTY 
AND RIGHT-OF-WA Y DEDICATION SHOWN HEREIN IS CURRENn YIN THE 
NAME OF HEPTAD LLC., AS RECORDED IN JNSTRUMENT#090004959; 
AMONG THE LAND RECORDS OF WARREN COUNTY, VIRGINIA. 
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