
 
 

                      

    

 

 

  

 

 

CALL TO ORDER 

 

 

ROLL CALL 

 

 

WORK SESSION BUSINESS 

 

• 2400421 – A request for preliminary plan approval for a major subdivision 

submitted by Ali Billoo for a subdivision containing nine (9) lots and 

sixteen (16) dwelling units located at 336 W Strasburg Road, identified on 

tax map 20A11, section 4, parcel 23B. The property is zoned R-2, 

Residential District. 

 

• 2400673 – A Special Use Permit Application submitted by Pennoni 

Associates Inc. c/o Mike Artz for Multi-Family Apartments containing 

thirty-six (36) units in three (3) separate apartment houses containing twelve 

(12) units each and an office on a vacant parcel off of Royal Lane, identified 

by Tax Map 20A17-1-14B1. The property is zoned C-1, Community 

Business District 

 

• 2400687 – A Rezoning application submitted by Skyline Realty 

Investments, LLC requesting an amendment to the zoning map to reclassify 

addresses 10, 30, 44, 52, 60 and a vacant lot on W. Strasburg Road identified 

by Tax Map 20A12, Section 3, Parcels 22, 26, 27A, 31C, 31 and 23 from 

C-1, Community Business District to R-3, Residential District. 

 

• Data Center and Solar Discussion. 

 

 

ADJOURNMENT 

 

PLANNING COMMISSION WORK SESSIO

Thursday,  January 2, 2025  @  6 PM

Town Hall  –  2nd  Floor, East  Conference Room

AGENDA



2400421  –  A  REQUEST  FOR  PRELIMINARY  PLAN  APPROVAL  FOR
A  MAJOR  SUBDIVISION  SUBMITTED  BY  ALI  BILLOO  FOR  A
SUBDIVISION  CONTAINING  NINE  (9)LOTS  AND  SIXTEEN  (16)  DWELLING
UNITS  LOCATED  AT  336  W  STRASBURG  ROAD,IDENTIFIED ON TAX MAP 
20A11, SECTION  4, PARCEL  23B. THE  PROPERTY  IS  ZONED  R-2,
RESIDENTIAL DISTRICT.
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N.T.S.  -  SOURCE: VIRGINIA EROSION AND SEDIMENT CONTROL HANDBOOK - PLATE 3.05-2
              SILT FENCE - WITHOUT WIRE SUPPORT1

N.T.S.  -  SOURCE: VIRGINIA EROSION AND SEDIMENT CONTROL HANDBOOK - PLATE 3.02-1
TEMPORORY STONE CONSTRUCTION ENTRANCE3

N.T.S.  -  SOURCE: VIRGINIA EROSION AND SEDIMENT CONTROL HANDBOOK - PLATE 3.09-1
                     TEMPORARY DIVERSION DIKE4

N.T.S.  -  SOURCE: VIRGINIA EROSION AND SEDIMENT CONTROL HANDBOOK - PLATE 3.20
                                           ROCK CHECK DAM2

N.T.S.  -  SOURCE: VIRGINIA EROSION AND SEDIMENT CONTROL HANDBOOK - PLATE 3.36-5
                     EC-3 STABILIZATION MATTING8

X

X X

X

X

N.T.S.
                                  MATERIAL STOCKPILE5

                   TEMPORARY SEEDING6

           PERMANENT SEEDING7



  N.C EROSION AND SEDIMENT CONTROL PLANNING AND DESIGN MANUAL 1988 -  PLATE 3.07-1
                     DROP INLET PROTECTION9

N.T.S.
      OUTLET PROTECTION SIZING GRAPH12

N.T.S.
                 CULVERT INLET PROTECTION10
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Scale: Not to Scale
PROPOSED ROAD PAVEMENT SECTION1
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A.  APPLICATION TYPE

B.  DESIGN PROFESSIONAL

C.  PROJECT DEVELOPER

D.  PROPERTY OWNER

E.  PROJECT INFORMATION

F.  OFFSITE SUPPORT ACTIVITY INFORMATION

G.  PLAN INFORMATION

M.  OWNER / DEVELOPER CERTIFICATION

I hereby certify that coverage under the General VPDES Permit for Discharges of Stormwater from
Construction Activities will be obtained, if required, prior to commencing land-disturbing activities.

I hereby certify that all wetlands permits required by law will be obtained, if required, prior to commencing
land disturbing activities.

I hereby certify that permission to construct any offsite improvements, if proposed, will be obtained prior
to commencing land disturbing activities.

I hereby certify that all offsite nonpoint source nutrient credits will be obtained, if proposed, prior to
commencing land disturbing activities.

I hereby certify that construction record drawings (as-built drawings) for all permanent stormwater
management facilities/practices will be prepared and submitted to DEQ prior to project closeout. The
construction record drawings will be appropriately sealed and by a professional registered in the
Commonwealth of Virginia, certifying that the stormwater management facilities/practices have been
constructed in accordance with the approved plan(s).

I hereby certify that a long-term maintenance agreement(s) for all permanent stormwater management
facilities/practices and other techniques specified to manage the quality and quantity of runoff will be
submitted to DEQ, if required, prior to project closeout. The long-term maintenance agreement(s) will be
recorded in the local land records prior to termination of coverage under the General VPDES Permit for
Discharges of Stormwater from Construction Activities.

N.  DESIGN PROFESSIONAL CERTIFICATION

I certify under penalty of law that this document and all attachments were prepared under my direction or
supervision in accordance with a system designed to assure that qualified personnel properly gather and
evaluate the information submitted. Based on my inquiry of the person or persons who manage the
system, or those persons directly responsible for gathering the information, the information submitted is,
to the best of my knowledge and belief, true, accurate, and complete. I am aware that there are
significant penalties for submitting false information, including the possibility of fine and imprisonment for
knowing violations.

I hereby certify that the plans and hydrologic & hydraulic computations herein are in compliance with the
Stormwater Management Act and attendant regulations, the Erosion and Sediment Control Law and
attendant regulations, and applicable DEQ guidance.

O.  DUAL COMBINED ADMINISTRATOR (DCA) CERTIFICATION

I hereby certify that I have reviewed the plans and hydrologic & hydraulic computations herein for
compliance with the Stormwater Management Act and attendant regulations, the Erosion and Sediment
Control Law and attendant regulations, and applicable DEQ guidance, and recommend the plans and
computations for DEQ approval.

G.  PLAN INFORMATION (CONT.)

H.  LAND COVER TABULATION

I.  SOILS TABULATION

J.  EROSION & SEDIMENT CONTROL

K.  STORMWATER MANAGEMENT

L.  STORMWATER MANAGEMENT FACILITIES / PRACTICES
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2400673 – A SPECIAL USE PERMIT APPLICATION SUBMITTED BY PENNONI
ASSOCIATES  INC. C/O  MIKE  ARTZ  FOR  MULTI-FAMILY  APARTMENTS
CONTAINING  THIRTY-SIX  (36)UNITS IN THREE (3) SEPARATE APARTMENT
HOUSES  CONTAINING  TWELVE  (12) UNITS  EACH  AND  AN  OFFICE  ON  A
VACANT PARCEL OFF OF ROYAL LANE, IDENTIFIED BY TAX  MAP 20A17-1-
14B1. THE PROPERTY IS ZONED C-1, COMMUNITY BUSINESS DISTRICT.









Impact Analysis Statement – Royal Lane Apartments
1

ROYAL LANE APARTMENTS – IMPACT ANALYSIS STATEMENT
November 19, 2024

The following is a summary of the proposed special use permit for Royal Lane 
Apartments which proposes 36 total apartment units comprised of three 3-story 
buildings, as well as an office building, on the vacant parcel at the existing terminus of 
Royal Lane within the Town of Front Royal (the “Town”).  The project site totals 3.4984 
acres zoned C-1 (Community Business) and is identified by the Town as tax map parcel 
20A171-14B (the “Property”).  The development is proposed by Beeren & Barry 
Investments, LLC to provide for needed workforce housing in the area.  The Town of 
Front Royal Zoning Ordinance permits apartment developments containing four or more 
units within the C-1 Zoning District subject to approval of a Special Use Permit.

Proposed Development 

The proposed development plan for the Property is depicted on the attached Preliminary 
Site Plan for Royal Lane Apartments.  As shown, the project would consist of three 
buildings, each containing 12 apartment units along with associated surface parking 
served by a southerly extension of Royal Lane, an office space, and a playground.  The 
proposed 36 apartment units represent a density of 10 dwelling units per acre.  The 
extension of Royal Lane would be constructed to Town standards to provide for the 
future dedication of the roadway and its associated right of way through the Property, 
allowing for an extension of the roadway south of the project site at a future date, if 
desired.

Site Location 

A location map is attached as Exhibit A.  As shown, the project is located at the existing 
terminus of Royal Lane approximately 1,100 feet south of the intersection of Royal Lane 
with John Marshall Highway (Route 55).  Existing development along Royal Lane is 
predominantly residential in nature.  Business type development on the roadway is 
limited to a professional office building located at Royal Lane’s intersection with Route 
55 as well as a day care facility located west and adjacent to the subject Property at the 
terminus of Royal Lane.   The remaining development along Royal Lane includes 
apartments on the west side of the roadway and single-family dwellings on the east side.  
The proposed apartment use for the Property would be consistent with the residential 
nature of Royal Lane.

A zoning map is attached as Exhibit B.  The subject Property as well as all parcels 
located west of Royal Lane are zoned C-1 (Community Business) while the parcels 
located east of Royal Lane are zoned R-1 (Residential).  Despite the commercial zoning 
for half the parcels fronting Royal Lane, the predominant development pattern is 
residential in the area.  The proposed apartment use of the subject property would 
ensure that the project is developed in a manner that is consistent with the existing 
development pattern.

Site Characteristics

Sheet 2 of the attached preliminary site plan depicts the existing site conditions.  The 
Property is currently vacant, wooded and includes an existing power line bisecting the 
site in a north/south direction.  The Property contains sloping topography with a high 
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elevation at its western boundary of 707 feet and a low elevation at the eastern property 
boundary of approximately 643 feet.  The proposed development plan takes the sloping 
topography into account and would utilize a retaining wall with a maximum height of 
approximately 8 feet in proximity to the eastern property boundary, as well as a retaining 
wall to the south of the property around the playground area.

Soils on the site are identified as Unison-Chagrin-Dyke soils which are characterized as 
deep, well drained soils that have a loamy or clayey subsoil.  The specific soil type for 
the subject includes Chester loam and Dekalb channery loam. The characteristics of this 
soil type and any implications for site development are manageable through the site 
engineering process.

Pursuant to FEMA flood map numbers 51187C0116C and 51187C0118C, both with 
effective date June 3, 2008, the entire site is located in areas of minimal flooding outside 
of the 100-year and 500-year flood plain.  

Access and Transportation

Access to the Property would be provided by an extension of Royal Lane into the 
Property.  Currently, Royal Lane terminates at the northern property boundary.  The 
proposed development plan would extend Royal through the Property to a cul-de-sac 
near the southern site boundary.  A reserve area will be provided that would enable the 
dedication of the extension of Royal Lane through the site as a public street.  The right of 
way reservation area extends to the southern property boundary, providing the 
opportunity for a future extension of Royal Lane if desired.

The proposed 36 apartment units would generate 252 average daily vehicle trips.  
Compared with the commercial uses that could be realized on the Property on a by-right 
basis, this special use permit application substantially reduces the trip generation 
potential for the site.

Other existing uses on Royal Lane include 9 single family dwellings, 90 apartment 
dwellings, a day care facility of approximately 7,000 SF, and a professional office 
building of approximately 10,000 SF.  These existing uses would generate approximately 
1,502 ADT (average daily trips).  Combined with the 252 trips associated with the 
proposed 36 apartment units, the total traffic volume on Royal Lane would be 
approximately 1,754 ADT.  Applying a peak hour factor of 0.11, the peak hour trips 
would be approximately 193 trips (97 trips in/96 trips out based on a 50/50 split of 
inbound and outbound movements).  

2014 VDOT traffic data identifies 12,000 total trips on John Marshall Highway at Royal 
Lane.  Assuming a 50/50 split between eastbound and westbound trips results in 6,000 
eastbound and 6,000 westbound trips resulting in 660 peak hour trips in each direction.  
Utilizing the VDOT Road Design Manual and 2014 VDOT Traffic Counts on John 
Marshall Highway (assuming a 50/50 split on eastbound and westbound trips), left and 
right turn lane warrants for the subject intersection are as follows:
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Warrant for Left Turn Lane

Note:  125 Foot Left Turn Lane Required (Westbound Route 55).

Warrant for Right Turn Lane

Note:  Right Turn Taper Required (Eastbound Route 55).



Impact Analysis Statement – Royal Lane Apartments
4

Photograph 1 and Photograph 2, provided below, depict the existing road improvements 
for John Marshall Highway at its intersection with Royal Lane.  As shown, John Marshall 
Highway currently includes an eastbound right turn lane as well as a shared center turn 
lane which would accommodate westbound left turn movements onto Royal Lane.  
These existing improvements would satisfy the requirements for the right and left turn 
lane warrant analysis above.  

Photograph 1.  John Marshall Highway at Royal Lane (View facing east)

Photograph 2.  John Marshall Highway at Royal Lane (View facing west)
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Royal Lane is currently unstriped, but has sufficient pavement width to provide for 
separate turn lanes at its intersection with John Marshall Highway.  Photograph 3 
depicts the existing improvements for Royal Lane at the subject intersection. 

Photograph 3.  Royal Lane at John Marshall Highway (View facing north).

Existing improvements are in place to accommodate the traffic generated by the 
proposed 36 apartment units.  Moreover, the proposed special use permit would 
substantially diminish the traffic impact potential under the existing C-1 zoning for the 
Property.  Accordingly, the minor trip generation associated with the proposal is 
manageable under existing road improvements.

Stormwater Management

Under existing conditions, the site drains from east to west.  The proposed development 
program for the project would generally maintain the existing drainage pattern and direct 
stormwater flows to a stormwater management facility, likely a bio-retention filter to 
accommodate both stormwater quantity and quality requirements, at the southwestern 
limits of the project.  

Sewage Conveyance and Water Supply

Using a standard rate of 200 gallons per day/dwelling unit it is projected that the 
proposed development would produce up to 7,200 gallons per day of sewer flow.  Water 
usage would be approximately equivalent to the sewer flows.  The site would be served 
by an extension of the existing water and sanitary facilities within Royal Lane.  The water 
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system will be designed to provide adequate pressure for potable water service and fire-
fighting services.  

Summary

The proposed Royal Lane Apartments project would provide for the development of 36 
apartment units to aid in satisfying workforce housing needs.  Properties along Royal 
Lane are developed predominantly for residential uses despite all parcels located on the 
west side of the roadway being zoned for commercial uses.  The proposed apartment 
use would continue the existing residential development pattern for the area while 
diminishing the traffic generation potential for the site under the existing C-1 zoning 
thereby minimizing impacts to the intersection of Royal Lane and John Marshall 
Highway.  

In the case of this proposed application, the special use permit proposal would be more 
in keeping with surrounding properties than most of the by-right commercial uses that 
could occur on the Property.  Therefore, the proposed special permit application for the 
apartments use merits favorable consideration.
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ROYAL LANE

20A171 14B

RESIDENTIAL APARTMENTS

3.48 ACRES

YARDS/SETBACKS
FRONT

REQUIRED
40'

PROVIDED
154'+

TAX IDENTIFICATION NUMBER

SITE DEVELOPMENT SUMMARY

SITE ADDRESS
CURRENT USE
PROPOSED USE

DISTURBED AREA

VACANT

HANDICAPPED PARKING REQUIRED:  2 SPACES

PARKING REQUIRED: 

HANDICAPPED SPACES PROVIDED:  4 SPACES

PARKING PROVIDED:  72 SPACES

PARKING SCHEDULE

* PROPOSED BLDG FLOOR AREA

49,624 S.F.  TOTAL

C1 - COMMUNITY BUSINESS DISTRICTEXISTING ZONING

BUILDING COVERAGE PERMITTED

16,200 S.F. - BLDG. A
16,200 S.F. - BLDG. B
16,200 S.F. - BLDG. C

REAR
SIDE

40'
35'

44'+
35'+

VAN ACCESSIBLE  PARKING REQUIRED:  1 SPACE
VAN ACCESSIBLE SPACES PROVIDED:  1 SPACE

3.4984 ACRESOVERALL SITE AREA

BUILDING COVERAGE PROVIDED

36 APARTMENTS & 1 OFFICEPROPOSED UNITS

50% MAX.
11%

  1,024 S.F. - BLDG. O

              RESIDENTIAL:       2 SPACES/UNIT = 72 SPACES
              OFFICE:            5 SPACES/1000 SF =   5 SPACES
                                                             TOTAL = 79 SPACES

DRAFT

CG-6

CONCRETE SIDEWALK

LIMITS OF CLEARING AND GRADING

E

DESCRIPTION

WATERLINE

675.00+ SPOT ELEVATION

CONTOURS

UNDERGROUND ELECTRIC SERVICE

SANITARY SEWER WITH MANHOLE

UTILITY POLE

SIGN POST

S

EXISTING

680

X (1320.12)

680

LEGEND

W

NEW

GATE VALVE

FIRE HYDRANT ASSEMBLY

OVERHEAD UTILITIES

W

CG-6R

H
Y D

S

PROPERTY LINE

WPP



40' B.R
.L.

39.50'

60.00'

EX. 8" WL

EX. FH.

25' WIDE GRADING AND TEMPORARY
CONSTRUCTION EASEMENT AND

PERMANENT DRAINAGE, MAINTENANCE AND
STORMWATER MANAGEMENT EASEMENT

7.5' WIDE GRADING AND
TEMPORARY CONSTRUCTION

EASEMENT

STA 0+00
692.00 TW
692.00 BW

STA 0+50
698.25 TW
693.00 BW

STA 1+00
701.00 TW
693.00 BW

STA 1+50
703.00 TW
695.00 BW

STA 2+50
700.00 TW
698.50 BW

STA 2+60.67
698.00 TW
698.00 BW

STA 2+00
703.00 TW
697.00 BW

PROPOSED
RETAINING
WALL

672.25

673.10 TC

671.50

683.00

680.00

681.00

684.00 TC

684.00 TC

684.00 TC

683.00 TC

687.00
687.00

689.00

682.00

682.00

676.50

675.00 TC

681.60

685.00

675.00

675.00

675.00

674.00672.70 TC

686.00

668.93 TC

697.00

665.40

662.00

662.38

668.60

671.75 E.P.
672.40 E.P.

660

674

65
0

666

664

662

672

674

676

678

680

682

67
0

680

674

698

674

700

702

704

706

704
702

700
698

696
694

692
690

678

676

680
682

684
686

688

690
694

684

686

688

684
686

688
690

692
694 696

66
8

662

664

666

668

658

652

650

654
656

698

682

670

692

668

66
8

67
2

651

658
660
662

664
666

668

680

674

678
676

674

672

670

668

666

664

680

PROP. TIMBER
RETAINING WALL
(BY OTHERS)

669.20 TW
669.20 BW

667.50 TW
666.50 BW

665.50 TW
665.50 BW

650

648

65
0

65
2

64
8

64
6

64
4

652
654
656
658

650

652

652
648

650

651

651

65
1

RESERVATION 60' RIGHT OF WAY

R
O

YAL LAN
E EXTEN

SIO
N

60' R
IG

H
T O

F W
AY

25 M
PH

 PO
STED

 SPEED
 LIM

IT

RESIDENTIAL BLDG A

FOOTPRINT AREA: ±5,400 SF

FF = 675.50, 35' HEIGHT

(3 STORY, 12 UNITS)

RESIDENTIAL PARKING: 24 SPACES

R
ESID

EN
TIAL BLD

G
 B

FO
O

TPR
IN

T AR
EA: ±5,400 SF

FF = 682.50, 35' H
EIG

H
T

(3 STO
R

Y, 12 U
N

ITS)

R
ESID

EN
TIAL PAR

KIN
G

: 24 SPAC
ES

R
ESID

EN
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G
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O
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IN

T AR
EA: ±5,400 SF

FF = 687.50, 35' H
EIG

H
T

(3 STO
R

Y, 12 U
N

ITS)

R
ESID

EN
TIAL PAR

KIN
G

: 24 SPAC
ES

OFFICE BLDG O
FOOTPRINT AREA: ± 1,024 SF

1 STORY
PARKING: 5 SPACES/1000 SF

RETAINING WALL

AND RAILING

(ENGINEERED BY

OTHERS)

R
ETAIN

IN
G

 W
ALL

(EN
G
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EER

ED
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BBINV24001

AS NOTED

BEF

11-12-2024

MMAAPPROVED BY

DRAWN BY

DRAWING SCALE

DATE

PROJECT

ALL DOCUMENTS PREPARED BY PENNONI ASSOCIATES
ARE INSTRUMENTS OF SERVICE IN RESPECT OF THE

PROJECT.  THEY ARE NOT INTENDED OR REPRESENTED
TO BE SUITABLE FOR REUSE BY OWNER OR OTHERS ON
THE EXTENSIONS OF THE PROJECT OR ON ANY OTHER

PROJECT.  ANY REUSE WITHOUT WRITTEN VERIFICATION
OR ADAPTATION BY PENNONI ASSOCIATES FOR THE
SPECIFIC PURPOSE INTENDED WILL BE AT OWNERS

SOLE RISK AND WITHOUT LIABILITY OR LEGAL
EXPOSURE TO PENNONI ASSOCIATES; AND OWNER
SHALL INDEMNIFY AND HOLD HARMLESS PENNONI

ASSOCIATES FROM ALL CLAIMS, DAMAGES, LOSSES AND
EXPENSES ARISING OUT OF OR RESULTING THEREFROM.
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CG-6

CONCRETE SIDEWALK

LIMITS OF CLEARING AND GRADING

E

DESCRIPTION

WATERLINE

675.00+ SPOT ELEVATION

CONTOURS

UNDERGROUND ELECTRIC SERVICE

SANITARY SEWER WITH MANHOLE

UTILITY POLE

SIGN POST

S

EXISTING

680

X (1320.12)

680

LEGEND

W

NEW

GATE VALVE

FIRE HYDRANT ASSEMBLY

OVERHEAD UTILITIES

W

CG-6R

H
Y D

S

PROPERTY LINE

WPP

ASPHALT PAVEMENT
N.T.S.

SECTION FOR STD. DUTY

CONCRETE SIDEWALK SECTION
N.T.S.

NOTE:
LANDSCAPED SCREEN CONSISTING OF EVERGREEN TREES
PLANTED A MAXIMUM OF 10 FT. ON CENTER SHALL BE
INSTALLED ALONG THE NORTHERN AND EASTERN PROPERTY
BOUNDARIES.

DRAFT



2400687  – A  REZONING  APPLICATION  SUBMITTED  BY  SKYLINE  REALTY
INVESTMENTS,LLC  REQUESTING  AN  AMENDMENT  TO  THE  ZONING  MAP
TO RECLASSIFY ADDRESSES 10,  30,  44,  52,  60  AND  A  VACANT  LOT  ON
W. STRASBURG  ROAD  IDENTIFIED  BY  TAX  MAP  20A12,  SECTION  3, 
PARCELS  22,  26,  27A,  31C,  31  AND  23  FROM  C-1,  COMMUNITY BUSINESS
DISTRICT TO R-3, RESIDENTIAL DISTRICT.
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