
TOWN COUNCIL WORK SESSION 
       Monday, December 4, 2017 @ 7:00pm 

Town Hall Council Chambers 
 
 
 
TOWN/STAFF RELATED ITEMS 
1. Presentation from People Inc. on New Market Tax Credit  

- Continued Discussion of Fixed Term Financing Option for new PD  
2. FRLP Proffer Revision Request (R1-A) – Director of Planning/Zoning 
3. Agreement between the Town and County for collection and remittance of fees paid online 

through EnerGov software.  – Director of Planning/Zoning 
4. Continued Discussion of IT Federal/Royal Phoenix/W. Main Street Extension – Director of P & Z 
5. Criser Road Bridge Update – Town Manager 
 
COUNCIL/MAYOR RELATED ITEMS: 
6. Audit/Finance Committee Terms expire 12/31/17 
7. Joint Tourism Advisory Committee Recommendations 
8. Council Discussion/Goals (time permitting) 
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Agenda Item ___1____ 
 

Town of Front Royal, Virginia 
Work Session Agenda Form 

 
Date:  December 4, 2017 

         
 
Agenda Item:   Funding for Construction of the Police Department 
  
 
Summary:   The Warren County Economic Development Authority & People’s Inc will be present to 
answer questions related to the New Market Tax Credit.  Additional information will also be provided 
for the option of a 30-year fixed term loan. 
 
 
Council Discussion:   Council is requested to provide staff with direction on proceeding with the 
New Market Tax Credit Program and/or the 30-year fixed term loan. 
 
 
Staff Evaluation:   Staff has provided several funding scenarios for the New Market Tax Credit 
Program & the 30 year fixed term financing.  Each option has different benefits & risks to the Town. 
 
Currently, the Town is being offered a 30-year fixed term loan with an interest rate of 2.65%.   
 
If the Town proceeds with the N.M.T.C. program the Town will be required to refinance the remaining 
balance after paying interest only for a period of 7 years after the project has been completed.  If the 
Town is able to obtain the 30% credit from the N.M.T.C. program and the fixed term interest rate 
remains under 4.8% for 30 years the N.M.T.C. would be beneficial to the Town when compared to the 
current option of 2.65% for 30 years.  Some of the variables involved in the N.M.T.C. program are the 
terms that will be available for financing in 7+ years and the future of the program. 
 
 
 
Budget/Funding:   Scenarios have been provided for reference  
 
 
 
Legal Evaluation:   The Town Attorney will be present to answer any questions. 

 
 

Staff Recommendations:   Staff recommends to proceed with the fixed term financing. 
 
 
Planning Commission Recommendation:   N/A 
 
 
Town Manager Recommendation:  (The Town Manager will provide input on the issue and make 
his recommendations to council.) 
 
Council Recommendation:    

□ Additional Worksession □ Regular Meeting □ No Action 
 



B.J. Wilson 

Director of Finance 

bwilson@frontroyalva.com 

 

    (540) 635-7799 

         (540) 635-2298 fax 

 

   

TOWN OF FRONT ROYAL  
              DEPARTMENT OF FINANCE 

                                                                102 E. MAIN STREET 

       P.O. BOX 1560 

 

 

 

 

DATE:  November 21, 2017 

 

 

TO:  FRONT ROYAL MAYOR & TOWN COUNCIL 

CC:  JOE WALTZ 

 

FROM: B. J. WILSON, DIRECTOR OF FINANCE 

   

RE:  NEW MARKET TAX CREDIT PROGRAM VS 30 YEAR FIXED TERM 

 

 

Town Council requested some comparisons for the New Market Tax Credit Program & the option of a 

30-year fixed term loan.  

 

The refinancing of Leach Run Parkway has been removed from the New Market Tax Credit Program 

figures in order to provide a true apples to apples comparison.  These scenarios take into account the $11 

million for the construction of the Police Department & the $5.5 million for Happy Creek Phase II.   

 

The scenarios all assume a 30 year term will be available when the Town is required to refinance the 

remaining debt from the  New Market Tax Credit Program.  The scenarios also include interest only 

payments on the $16.5 million, for a period of 9 years in the New Market Tax Credit Program.  Under the 

New Market Tax Credit Program, the Town is required to pay interest only for a period of 7 years after all 

projects have been completed.  This is assuming that all projects will be complete within a period of 2 

years.  Additional interest expense would be incurred if the projects were not completed within 2 years.  

These scenarios also assume that the Town will then be refinancing a debt of $11.55 million (70% of the 

original $16.5 million) once the NMTC program has ended. 

 

Using scenario #1 from the information provided at the November 20, 2017 work session for the 30-year 

fixed term rate at 2.65% the total expense incurred by the Town would be $24,415,550 and is estimated to 

require a total real estate tax increase of $0.025 per $100.  This scenario has been used as a basis to 

provide additional scenarios for the funding for the NMTC Program 

 

Scenario #1 Provided at Council Work Session on Nov 20, 2017 

 

The General Fund owes the Electric Fund $600,000 (excluding the FY18 payment budgeted) for the 

repayment of the loan of the Town Hall Building.  Council could elect to take money out of the general 

fund surplus funds to payback the electric fund; thus freeing up an additional $150,000 in the annual 

budget that could be allocated toward the construction of the Police Department and/or Happy Creek 

Phase II.  Based on current assessments/rates, the real estate tax rate would likely need to increase $0.01 

in April 2018, an additional $0.01 in April 2019, and an additional $0.005 in April 2020.  The Town 

could begin paying interest & principal on the Police Department immediately.  The Town would likely 

need to pay interest only for two years (totaling about $290,000) on the debt service for the $5.5 million 

with this option. 



 

 

Comparison Scenario A  

 

Assumes that term and interest rate currently being offered to the Town of 30 year/2.65% will be 

available when the Town is required to refinance the remaining $11.55 million of the NMTC Program.  

The estimated real estate tax increase would be $0.0025 per $100 in April 2027 and the Town would 

recognize a net benefit in expenses of $5.3 million dollars when compared to financing the full $16.5 

million with a fixed term rate of 2.65%. 

 

 

Comparison Scenario B 

 

Assumes that term and interest rate will increase 1% to be a 30 year/3.65% when the Town is required to 

refinance the remaining $11.55 million of the NMTC Program.  The estimated real estate tax increase 

would be $0.01 per $100 in April 2027 and the Town would recognize a net benefit in expenses of  

$2.99 million dollars when compared to financing the full $16.5 million with a fixed term rate of 2.65%. 

 

 

Comparison Scenario C 

 

Assumes that term and interest rate will increase 2% to be a 30 year/4.65% when the Town is required to 

refinance the remaining $11.55 million of the NMTC Program.  The estimated real estate tax increase 

would be $0.01 per $100 in April 2027 and the Town would recognize a net benefit in expenses of 

$538,970 million dollars when compared to financing the full $16.5 million with a fixed term rate of 

2.65%. 

 

Comparison Scenario D 

 

Assumes that term and interest rate will increase 3% to be a 30 year/5.65% when the Town is required to 

refinance the remaining $11.55 million of the NMTC Program.  The estimated real estate tax increase 

would be $0.03 per $100 in April 2027 and the NMTC Program will have cost the Town more than if the 

Town had financed the full $16.5 million.  The additional expense of $2 million would be incurred when 

compared to financing the full $16.5 million with a fixed rate term of 2.65%. 

 

 

 

 

 

If the Town were able to obtain a 30-year fixed term rate once the NMTC program has ended, the Town 

would recognize an overall benefit in total expense if the interest rate remains under 4.8% annually.  The 

current interest rate being offered to the Town is 2.65%.  If the interest rate were to increase more than 

2.15% over the next 7-9 years, the NMTC program would not be beneficial to the Town based on a  

30-year term.  

 



-Use the General Fund Balance to payoff the internal loan to the Electric Fund, which frees up $150,000 in General Fund budgeting that can be allocated to the 30 year fixed term loan.

-Real Estate Tax Increase April 2018 of $.01 per $100

-Real Estate Tax Increase April 2019 of $.01 per $100 Total R/E Tax Increase
-Real Estate Tax Increase April 2020 of $0.005 per $100 Total Debt Repayment
-Incorporate funding that was used for paying debt service to the EDA beginning in FY2023 Year Ending
-Interest Only on the $5.5 million for other projectwould be paid for FY19 & FY20

Police HQ

Estimated Repayment of

Full Debt Service Full Debt Service Loan for Town Debt Service Debt Service Police Dept HQ Funding Previously Funding From

on $11 Million on $5.5 Million TOTAL Hall Building Paid to the EDA WC LRP R/E Tax Allocation Used to Repay Debt April 2018 April 2019 April 2020 EDA Debt Service TOTAL

(2.65% for 30 Years) (2.65% for 30 Years) DEBT SERVICE Ending 2022 Ending 2021 Ending 2035 Based on FY18 Rates to Electric Fund $0.01 R/E Increase $0.01 R/E Increase $0.005 R/E Increase That Ended FY2021 FUNDING

FY2018 $268,063 $268,063 $150,000 $141,390 $148,790 242,500$                105,000$                   347,500$       

FY2019 $536,125 $145,000**Interest Only $681,125 $150,000 $141,390 $148,790 242,500$                150,000$                 105,000$                   105,000$             602,500$       

FY2020 $536,125 $145,000**Interest Only $681,125 $150,000 $141,390 $148,790 242,500$                150,000$                 105,000$                   105,000$             52,500$                 655,000$       

FY2021 $536,125 $268,060 $804,185 $150,000 $141,390 $148,790 242,500$                150,000$                 105,000$                   105,000$             52,500$                 655,000$       

FY2022 $536,125 $268,060 $804,185 $150,000 $148,790 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2023 $536,125 $268,060 $804,185 $148,790 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2024 $536,125 $268,060 $804,185 $148,790 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2025 $536,125 $268,060 $804,185 $148,790 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2026 $536,125 $268,060 $804,185 $148,790 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2027 $536,125 $268,060 $804,185 $148,790 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2028 $536,125 $268,060 $804,185 $148,790 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2029 $536,125 $268,060 $804,185 $148,790 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2030 $536,125 $268,060 $804,185 $148,790 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2031 $536,125 $268,060 $804,185 $148,790 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2032 $536,125 $268,060 $804,185 $148,790 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2033 $536,125 $268,060 $804,185 $148,790 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2034 $536,125 $268,060 $804,185 $148,790 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2035 $536,125 $268,060 $804,185 $148,790 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2036 $536,125 $268,060 $804,185 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2037 $536,125 $268,060 $804,185 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2038 $536,125 $268,060 $804,185 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2039 $536,125 $268,060 $804,185 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2040 $536,125 $268,060 $804,185 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2041 $536,125 $268,060 $804,185 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2042 $536,125 $268,060 $804,185 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2043 $536,125 $268,060 $804,185 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2044 $536,125 $268,060 $804,185 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2045 $536,125 $268,060 $804,185 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2046 $536,125 $268,060 $804,185 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2047 $536,125 $268,060 $804,185 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2048 $268,062 $268,060 $536,122 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2049 $268,060 $268,060 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

FY2050 $268,060 $268,060 242,500$                150,000$                 105,000$                   105,000$             52,500$                 141,390$              796,390$       

TOTAL $16,083,750 $8,331,800 $24,415,550

SCENARIO #1 (PROVIDED AT 11/20/17 WORK SESSION)

$0.025 per $100
$24,415,550

FY2050

30 YEAR FIXED TERM CURRENT DEBT SERVICE FUNDING



-Only the $11 million for the construction of the Police Department & $5.5 million for Happy Creek Phase II have been included for comparison purposes.  Refinancing of Leach Run Parkway has not been included to allow for a better comparison.

-Allowing for interst payments for a period of 9 years, the Town must pay interest only for 7 years upon completion of the projects, this scenario allows for project completion in 2 years.

-Use the General Fund Balance to payoff the internal loan to the Electric Fund, which frees up $150,000 in General Fund budgeting that can be allocated to the project.

-Incorporate funding that was used for paying debt service to the EDA beginning in FY2023

-Real estate tax increase in April 2027 of $0.0025 per $100

-Based on assumption that the Town would be able to obtain financing for 30 years at a 2.65% interest rate in FY2027

Repayment of

Interest Only 70% of $16.5 million = $11.55 million Loan for Town Debt Service Debt Service Police Dept HQ Funding Previously Funding From

for $16.5 Million Financing of $11.55 million TOTAL Hall Building Paid to the EDA WC LRP R/E Tax Allocation Used to Repay Debt EDA Debt Service April 2027 TOTAL

1.5 % Interest Rate for 30 Years at 2.65% interst rate DEBT SERVICE Ending 2022 Ending 2021 Ending 2035 Based on FY18 Rates to Electric Fund That Ended FY2021 $0.0025 R/E Increase FUNDING

FY2018 $247,500 $247,500 $150,000 $141,390 $148,790 242,500$                 242,500$       

FY2019 $247,500 $247,500 $150,000 $141,390 $148,790 242,500$                 150,000$                  392,500$       

FY2020 $247,500 $247,500 $150,000 $141,390 $148,790 242,500$                 150,000$                  392,500$       

FY2021 $247,500 $247,500 $150,000 $141,390 $148,790 242,500$                 150,000$                  392,500$       

FY2022 $247,500 $247,500 $150,000 $148,790 242,500$                 150,000$                  141,390$               533,890$       

FY2023 $247,500 $247,500 $148,790 242,500$                 150,000$                  141,390$               -$                           533,890$       

FY2024 $247,500 $247,500 $148,790 242,500$                 150,000$                  141,390$               -$                           533,890$       

FY2025 $247,500 $247,500 $148,790 242,500$                 150,000$                  141,390$               -$                           533,890$       

FY2026 $247,500 $247,500 $148,790 242,500$                 150,000$                  141,390$               -$                           533,890$       

FY2027 $562,930 $562,930 $148,790 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2028 $562,930 $562,930 $148,790 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2029 $562,930 $562,930 $148,790 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2030 $562,930 $562,930 $148,790 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2031 $562,930 $562,930 $148,790 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2032 $562,930 $562,930 $148,790 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2033 $562,930 $562,930 $148,790 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2034 $562,930 $562,930 $148,790 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2035 $562,930 $562,930 $148,790 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2036 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2037 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2038 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2039 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2040 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2041 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2042 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2043 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2044 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2045 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2046 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2047 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2048 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2049 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2050 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2051 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2052 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2053 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2054 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2055 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

FY2056 $562,930 $562,930 242,500$                 150,000$                  141,390$               26,250$                     560,140$       

TOTAL $2,227,500 $16,887,900 $19,115,400

COMPARISON SCENARIO #A

New Market Tax Credit Program CURRENT DEBT SERVICE FUNDING



-Only the $11 million for the construction of the Police Department & $5.5 million for Happy Creek Phase II have been included for comparison purposes.  Refinancing of Leach Run Parkway has not been included to allow for a better comparison.

-Allowing for interst payments for a period of 9 years, the Town must pay interest only for 7 years upon completion of the projects, this scenario allows for project completion in 2 years.

-Use the General Fund Balance to payoff the internal loan to the Electric Fund, which frees up $150,000 in General Fund budgeting that can be allocated to the project.

-Incorporate funding that was used for paying debt service to the EDA beginning in FY2023

-Real estate tax increase in April 2027 of $0.01 per $100

-Based on assumption that the Town would be able to obtain financing for 30 years at a 3.65% interest rate in FY2027

3

Repayment of

Interest Only 70% of $16.5 million = $11.55 million Loan for Town Debt Service Debt Service Police Dept HQ Funding Previously Funding From

for $16.5 Million Financing of $11.55 million TOTAL Hall Building Paid to the EDA WC LRP R/E Tax Allocation Used to Repay Debt EDA Debt Service April 2027 TOTAL

1.5 % Interest Rate for 30 Years at 3.65% interst rate DEBT SERVICE Ending 2022 Ending 2021 Ending 2035 Based on FY18 Rates to Electric Fund That Ended FY2021 $0.01 R/E Increase FUNDING

FY2018 $247,500 $247,500 $150,000 $141,390 $148,790 242,500$                 242,500$       

FY2019 $247,500 $247,500 $150,000 $141,390 $148,790 242,500$                 150,000$                  392,500$       

FY2020 $247,500 $247,500 $150,000 $141,390 $148,790 242,500$                 150,000$                  392,500$       

FY2021 $247,500 $247,500 $150,000 $141,390 $148,790 242,500$                 150,000$                  392,500$       

FY2022 $247,500 $247,500 $150,000 $148,790 242,500$                 150,000$                  141,390$               533,890$       

FY2023 $247,500 $247,500 $148,790 242,500$                 150,000$                  141,390$               -$                           533,890$       

FY2024 $247,500 $247,500 $148,790 242,500$                 150,000$                  141,390$               -$                           533,890$       

FY2025 $247,500 $247,500 $148,790 242,500$                 150,000$                  141,390$               -$                           533,890$       

FY2026 $247,500 $247,500 $148,790 242,500$                 150,000$                  141,390$               -$                           533,890$       

FY2027 $639,846 $639,846 $148,790 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2028 $639,846 $639,846 $148,790 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2029 $639,846 $639,846 $148,790 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2030 $639,846 $639,846 $148,790 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2031 $639,846 $639,846 $148,790 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2032 $639,846 $639,846 $148,790 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2033 $639,846 $639,846 $148,790 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2034 $639,846 $639,846 $148,790 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2035 $639,846 $639,846 $148,790 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2036 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2037 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2038 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2039 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2040 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2041 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2042 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2043 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2044 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2045 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2046 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2047 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2048 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2049 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2050 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2051 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2052 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2053 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2054 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2055 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

FY2056 $639,846 $639,846 242,500$                 150,000$                  141,390$               105,000$                   638,890$       

TOTAL $2,227,500 $19,195,380 $21,422,880

COMPARISON SCENARIO #B

New Market Tax Credit Program CURRENT DEBT SERVICE FUNDING



-Only the $11 million for the construction of the Police Department & $5.5 million for Happy Creek Phase II have been included for comparison purposes.  Refinancing of Leach Run Parkway has not been included to allow for a better comparison.

-Allowing for interst payments for a period of 9 years, the Town must pay interest only for 7 years upon completion of the projects, this scenario allows for project completion in 2 years.

-Use the General Fund Balance to payoff the internal loan to the Electric Fund, which frees up $150,000 in General Fund budgeting that can be allocated to the project.

-Incorporate funding that was used for paying debt service to the EDA beginning in FY2023

-Real estate tax increase in April 2027 of $0.02 per $100 (or real estate taxes could be increased over a number of years leading up to April 2027)

-Based on assumption that the Town would be able to obtain financing for 30 years at a 4.65% interest rate in FY2027

Repayment of

Interest Only 70% of $16.5 million = $11.55 million Loan for Town Debt Service Debt Service Police Dept HQ Funding Previously Funding From

for $16.5 Million Financing of $11.55 million TOTAL Hall Building Paid to the EDA WC LRP R/E Tax Allocation Used to Repay Debt EDA Debt Service April 2027 TOTAL

1.5 % Interest Rate for 30 Years at 4.65% interst rate DEBT SERVICE Ending 2022 Ending 2021 Ending 2035 Based on FY18 Rates to Electric Fund That Ended FY2021 $0.02 R/E Increase FUNDING

FY2018 $247,500 $247,500 $150,000 $141,390 $148,790 242,500$                 242,500$       

FY2019 $247,500 $247,500 $150,000 $141,390 $148,790 242,500$                 150,000$                  392,500$       

FY2020 $247,500 $247,500 $150,000 $141,390 $148,790 242,500$                 150,000$                  392,500$       

FY2021 $247,500 $247,500 $150,000 $141,390 $148,790 242,500$                 150,000$                  392,500$       

FY2022 $247,500 $247,500 $150,000 $148,790 242,500$                 150,000$                  141,390$               533,890$       

FY2023 $247,500 $247,500 $148,790 242,500$                 150,000$                  141,390$               -$                           533,890$       

FY2024 $247,500 $247,500 $148,790 242,500$                 150,000$                  141,390$               -$                           533,890$       

FY2025 $247,500 $247,500 $148,790 242,500$                 150,000$                  141,390$               -$                           533,890$       

FY2026 $247,500 $247,500 $148,790 242,500$                 150,000$                  141,390$               -$                           533,890$       

FY2027 $721,636 $721,636 $148,790 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2028 $721,636 $721,636 $148,790 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2029 $721,636 $721,636 $148,790 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2030 $721,636 $721,636 $148,790 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2031 $721,636 $721,636 $148,790 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2032 $721,636 $721,636 $148,790 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2033 $721,636 $721,636 $148,790 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2034 $721,636 $721,636 $148,790 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2035 $721,636 $721,636 $148,790 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2036 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2037 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2038 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2039 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2040 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2041 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2042 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2043 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2044 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2045 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2046 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2047 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2048 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2049 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2050 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2051 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2052 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2053 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2054 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2055 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

FY2056 $721,636 $721,636 242,500$                 150,000$                  141,390$               210,000$                   743,890$       

TOTAL $2,227,500 $21,649,080 $23,876,580

COMPARISON SCENARIO #C

New Market Tax Credit Program CURRENT DEBT SERVICE FUNDING



-Only the $11 million for the construction of the Police Department & $5.5 million for Happy Creek Phase II have been included for comparison purposes.  Refinancing of Leach Run Parkway has not been included to allow for a better comparison.

-Allowing for interst payments for a period of 9 years, the Town must pay interest only for 7 years upon completion of the projects, this scenario allows for project completion in 2 years.

-Use the General Fund Balance to payoff the internal loan to the Electric Fund, which frees up $150,000 in General Fund budgeting that can be allocated to the project.

-Incorporate funding that was used for paying debt service to the EDA beginning in FY2023

-Real estate tax increase in April 2027 of $0.03 per $100 (or real estate taxes could be increased over a number of years leading up to April 2027)

-Based on assumption that the Town would be able to obtain financing for 30 years at a 5.65% interest rate in FY2027

Repayment of

Interest Only 70% of $16.5 million = $11.55 million Loan for Town Debt Service Debt Service Police Dept HQ Funding Previously Funding From

for $16.5 Million Financing of $11.55 million TOTAL Hall Building Paid to the EDA WC LRP R/E Tax Allocation Used to Repay Debt EDA Debt Service April 2027 TOTAL

1.5 % Interest Rate for 30 Years at 5.65% interst rate DEBT SERVICE Ending 2022 Ending 2021 Ending 2035 Based on FY18 Rates to Electric Fund That Ended FY2021 $0.03 R/E Increase FUNDING

FY2018 $247,500 $247,500 $150,000 $141,390 $148,790 242,500$                 242,500$       

FY2019 $247,500 $247,500 $150,000 $141,390 $148,790 242,500$                 150,000$                  392,500$       

FY2020 $247,500 $247,500 $150,000 $141,390 $148,790 242,500$                 150,000$                  392,500$       

FY2021 $247,500 $247,500 $150,000 $141,390 $148,790 242,500$                 150,000$                  392,500$       

FY2022 $247,500 $247,500 $150,000 $148,790 242,500$                 150,000$                  141,390$               533,890$       

FY2023 $247,500 $247,500 $148,790 242,500$                 150,000$                  141,390$               -$                           533,890$       

FY2024 $247,500 $247,500 $148,790 242,500$                 150,000$                  141,390$               -$                           533,890$       

FY2025 $247,500 $247,500 $148,790 242,500$                 150,000$                  141,390$               -$                           533,890$       

FY2026 $247,500 $247,500 $148,790 242,500$                 150,000$                  141,390$               -$                           533,890$       

FY2027 $807,913 $807,913 $148,790 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2028 $807,913 $807,913 $148,790 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2029 $807,913 $807,913 $148,790 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2030 $807,913 $807,913 $148,790 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2031 $807,913 $807,913 $148,790 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2032 $807,913 $807,913 $148,790 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2033 $807,913 $807,913 $148,790 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2034 $807,913 $807,913 $148,790 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2035 $807,913 $807,913 $148,790 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2036 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2037 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2038 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2039 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2040 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2041 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2042 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2043 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2044 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2045 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2046 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2047 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2048 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2049 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2050 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2051 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2052 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2053 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2054 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2055 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

FY2056 $807,913 $807,913 242,500$                 150,000$                  141,390$               315,000$                   848,890$       

TOTAL $2,227,500 $24,237,390 $26,464,890

COMPARISON SCENARIO #D

New Market Tax Credit Program CURRENT DEBT SERVICE FUNDING
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Meeting Agenda Item No. 2 
Town of Front Royal, Virginia 
Work Session Agenda Form 

 
 

Date:  December 4, 2017 
         
Agenda Item: FRLP Proffer Revision Request (R1-A) 
 Director of Planning & Zoning / Town Manager 
 
Summary:   
 
Front Royal Limited Partnership (FRLP) has submitted a request to amend the 2010 proffers associated 
with the conditional rezoning of approximately 149 acres to the R1-A District.   
 
The proposed changes do not alter the type or density of the proposed development (320 Single-Family 
Detached Dwelling Units).  Rather, the proposed changes alter specific conditions in the proffers, such 
as, but not limited to, the tap fee credits, per-unit cash proffers, non-cash proffers, East/West Connector. 
 
 
Please see the attached staff report and attachments for details on the proposed application. 
 
 
 
Council Discussion:   This agenda item is scheduled for a work session review on 12/04/17. 
 
Staff Evaluation:  Staff will be available for questions at the work session.  A summary of the existing 
proffers and proposed proffers are included in the staff report. There are 9 other attachments included. 
 
Budget/Funding:   None. 
 
Legal Evaluation:   The Town Attorney will be available at the work session for questions. 
 
Town Manager:  The Town Manager will be available at the work session for questions. 
 
Council Recommendation:    
 
 
 
 
 
 
 
 
 
 
 
 
 
 

□ Additional Work Session □ Regular Meeting □ No Action 
Consensus Poll on Action: ___(Aye) ___(Nay) 
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TOWN OF FRONT ROYAL 
DEPARTMENT OF PLANNING & ZONING 

 
 
 
 

 
STAFF REPORT FOR THE NOVEMBER 15, 2016 PLANNING COMMISSION MEETING 

Revised/Updated for Town Council’s 12/4/17 Work Session 

SUMMARY OF REQUEST:  
FRLP has submitted a request to amend the 2010 proffers associated with the conditional rezoning of 
approximately 149 acres to the R1-A Zoning District. 

 
GENERAL INFORMATION:                                            

Site Addresses None (Vacant Land) 

Property Owner(s) Front Royal Limited Partnership 

Zoning District R-1A (Residential) District 

Tax Identification 20A221 5 

Location The property is located north of Happy Creek Road and Norfolk Southern 
Railroad, presently accessible via Marys Shady Lane. 

 
 

Vicinity Map (Warren County GIS) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
APPLICATION #:     

FRREZON-000522-2017 
 

  
APPLICANT:    

Front Royal Limited Partnership (FRLP) 
 

 

THE SITE 
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Map of FRLP Properties (Survey Illustration) 

 
 
 

Town Zoning Map (Warren County GIS) 
 

 

THE SITE 
20A221 5 

149.312 AC. 
Zoned R-1A 

Other FRLP 
Properties 

Not included in 
Request 
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Aerial Map (WC Online GIS) 

 
44
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SUPPLEMENTAL INFORMATION: 
   

 
 
What are 
Proffers? 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Virginia Code § 15.2-2296 through § 15.2-2303.4 address the legislative intent and rules 
associated with the practice of “conditional rezoning.”  Conditional rezoning, typically just 
referred to as “proffers”, is a process where a zoning reclassification (rezoning) may be 
allowed subject to certain conditions that are proffered by the applicant.  This process gives 
local governing bodies the ability to better protect their communities from negative impacts 
associated with new development.  Proffers also give developers more flexibility to address 
negative impacts to obtain approval of rezoning applications that may not otherwise be 
possible.  Once accepted by the governing body, proffers are the same as an ordinance and 
run with the land. 

Proffers can either be cash proffers or non-cash proffers. However, not all localities are 
authorized to accept cash proffers. Pursuant to Virginia Code § 15.2-2298, the Town of 
Front Royal has the ability to accept either type.  This is because the Town is classified as a 
high-growth locality (due to Warren County’s growth rate) in the State of Virginia.   

Cash proffers may be collected by localities if the funds are for a capital improvement 
project that is on the community’s Capital Improvement Program (CIP).  The funds must be 
used within 12 years, and may only be used for the project listed in the proffer statement, 
unless alternative use of the funds is specified within the proffers.  Proffers must also be 
reasonably related to the rezoning; the rezoning must give rise for the need of such proffers; 
they must be in writing; signed by all parties; and may not obligate a locality to do something 
they would not otherwise have to do.  In addition, proffers are intended to impose additional 
requirements and restrictions, not alternative or lesser requirements or restrictions. The 
alteration or lessening of requirements or restrictions is considered “contract zoning”.  
Contract zoning, much like spot zoning, is illegal. [Pima Gro Systems, Inc. v. Board of Supervisors of King 

George County, 52 Va. Cir. 241 (2000)].  

Perhaps the most important thing to remember about proffers is that they cannot be 
required, they must be made voluntarily by the applicant. 

 

 

 

 

 

 

 

 

 

 

[Chapter 11, Conditional Zoning: Proffers, The Albemarle County Land Use Law Handbook, Kamptner (June 2017). 
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Review 
Procedure 
 
 
 
 
 
 
 
 
 
 
Existing 
Proffers 
(2010) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Adoption or revision of proffers requires the same procedures as a rezoning or ordinance 

amendment.  The submission must first be reviewed by the Planning Commission, and the 

Planning Commission must forward recommendations to Town Council.  Town Code 175-

146.D. specifies that the Planning Commission must take action within 90 days after the 

date of the first regular meeting of the Commission.  It is important to note that when the 

submission changes, such as when a property owner revises the proffers during the review 

process, the 90-day time period resets. 

Before approving and adopting any rezoning, or modification of a previously approved 

rezoning (proffers), a public hearing is required, pursuant to Virginia Code § 15.2-2204. 

The original proffers were reviewed by Town Council and the Planning Commission on 

June 22, 2017.  During this joint meeting, the following issues were discussed: 

1) Tap Fee Credits.  Various aspects of the proffers are not permissible by law (see legal 

review document from the Town Attorney).  Most notably, this includes the tap fee 

credit that reduces the required tap fees for FRLP.  The existing proffers cap the tap 

fees paid by FRLP at $10,000 per connection.  [See the Town Attorney’s legal review] 

2) Confusing Language.  Both the Town Attorney and FRLP agree that the proffers are 

“untenably confusing to interpret.”  The multiple ways to interpret many of the proffers 

could lead to unnecessary lawsuits in the future. 

3) Complexity.  In addition to being confusing, the language of the existing proffers is 

complex.  Documentation from the original rezoning process in 2009/2010 appears to 

be misleading by suggesting that the proffers ensure the construction of the East/West 

Connector Road.   This is far from the case. The existing proffers do account for the 

possibility of the East/West Connector Road being built, but such possibility is very 

unlikely due to the following provisions found in the proffers: 

o The proffers require FRLP to build Phases 2-4 of the East/West Connector if 

the Town elects to build Phase 5.  However, even if the Town elects to build 

Phase 5, FRLP can chose to not build Phases 2 – 4 by stopping development 

at 199 houses. 

o Even if FRLP decides to build over 199 houses, and the Town builds Phase 5, 

the existing proffers give FRLP a dollar-for-dollar credit for all the costs FRLP 

incurs in the construction and design of the East/West Connector (Phases 2 – 

4).  It is probable that these credits (construction costs) would far exceed any 

cash proffers paid by FRLP, and not unimaginable that FRLP (or future owner) 

would try to seek additional payments or credits from the Town.  

[See Scenario 1 and Scenario 2 tables for more details attached to the Town Attorney’s legal 

review memorandum] 
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Proposed 
Proffers 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The Applicant’s original proffer revision submission was dated August 24, 2017.  It was 

revised by the Applicant on September 29, 2017, October 27, 2017, November 6, 2017, and 

most recently on November 8, 2017.  Below is a summary of the proffer changes proposed 

by the Applicant: 

 

• The proposed proffers eliminate the tap fee credits. 

As mentioned above, there are legal issues with the tap fee credits.  FRLP proposes to 

eliminate the tap fee credits, but in doing so has eliminated the per-unit cash proffers. 

 

 

• The proposed proffers eliminate the per-unit cash proffers. 

The existing proffers (2010) include a cash proffer amount of $19,600 per house, for 

each house built after the first 99 houses.  There are many possible outcomes written 

into the proffers that control what the total amount of cash proffers would be.  This 

could range dramatically, from a positive 3.1 million dollars to the Town to a negative 

11.5 million dollars, or more, to the Town.  The major variables that control the outcome 

include the following: 

 

▪ How the tap fee credit is accounted for in the first 99 houses. 

▪ The value of land dedications. 

▪ Whether the East/West Connector Road is built or not (scenario 1 or 2). 

▪ How many houses the applicant decides to build. 

▪ The amount of time it takes for the development to occur. 

 

Scenario 1 and 2 is broken down in more detail on the tables attached to the Town 

Attorney’s legal review memorandum. 

 

• The proposed proffers eliminate Phases 2-5 of the East/West Connector Road. 

The proposed proffers require FRLP to build the first section of the East West 

Connector and provide right-of-way throughout FRLP’s R1-A Zoned property.  The 

intent is that the remaining sections would be addressed in the rezoning of FRLP’s 604-

acre property.  Based on the Applicant’s traffic study from 2010, as well as the draft 

2017 traffic study, Phases 2 – 5 of the East/West Connector Road is not necessary to 

accommodate the traffic from the R1-A Zoned property (up to 320 dwelling units). 

 

 

• The proposed proffers add new transportation related proffers. 

FRLP has offered up to $450,000 to the Town for traffic signals at the intersections of 

Shenandoah Shores Road & East/West Connector, and, Shenandoah Shores Road & 
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Happy Creek Road.  Alternatively, the funds could be used toward Leach Run Parkway 

if the Town decides to not require a traffic signal.  The applicant has also added a 

proffer for a left-turn lane onto the East/West Connector from northbound traffic on 

Shenandoah Shores Road.  The applicant also has added an eastbound right-turn lane 

onto Shenandoah Shores Road.  The westbound right turn lane off of Happy Creek 

Road to Shenandoah Shores Road remains in the proffers. 

 

The applicant’s original submission on August 24, 2017 included other transportation 

improvements, such as a southbound right-turn lane on Shenandoah Shores Road at 

Happy Creek Road. However, these were removed when the applicant’s transportation 

consultants determined that this was not needed for the 320 units, but would be in the 

future.  Current State law prohibits localities from accepting proffers for improvements 

that are not warranted by the proposed development. 

 

• The proposed proffers remove other credits in the existing proffers.   

The proposed proffers also remove various credits and gifts that would be received by 

FRLP, other than the tap fee credits.  This includes credits for the right-of-way 

dedication needed for the development’s access road; credits for a small portion of land 

at Shenandoah Shores Road that is needed for the future realignment of Shenandoah 

Shores Road for the flyover; and the gifting of Town land to FRLP. 

 

 

• The proposed proffers include other minor changes. 

The proposed proffers include other minor changes, such as, but not limited to, the 

elimination of Energy Star Certification; the increased width of the proposed trail to 8 

feet, the modification of East/West Connector road location, as shown on Exhibit 3; the 

modification of when the neighborhood park would be built in the development process 

(150th versus 99th permit); the modification of when the school proffers are paid to Warren 

County; and clarification of what the entrance road will consist of. 

 

The proffers include a provision that the road section A1 to B will be built when any final 

record plat includes a residential lot within 25 feet of Marys Shady Lane.  Staff would 

note that this effectively means that section A1 to B may not be built.  However, the 

proffers do guarantee that the Town would have reservation of the right to obtain such 

right-of-way if needed for the future road extension.  Furthermore, the road section will 

be necessary before the A-1 property can be developed. 
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CONCLUSIONS: 
 
The following bullet points include Pros and Cons associated with the proposed proffers: 
 

• Pro:  The proposed proffers do address the major legal issues that have been the topic of conversation 
for the past few years.  This includes, but is not limited to, the removal of the tap fee credits and the 
elimination of Scenario 2 of the East/West Connector road that places a great financial burden on the 
Town.   

• Pro:  While the proposed proffers only address the first section of the East/West Connector road, this is 
all that can be legally required.  The new proffer laws of the Virginia Code restrict proffers from including 
off-site improvements that are not necessary for the proposed development.  As identified in the 
applicant’s traffic studies, only the first part of the East/West Connector is necessary for the 320 
dwelling units on the subject property. 

• Pro/Con:  FRLP did not combine the R1-A and A-1 properties into one unified development project, as 
requested from Town Council and the Planning Commission.  FRLP intends to submit a rezoning 
application in the near future on the A-1 property to address the future extension of the East/West 
Connector. 

• Pro/Con:  Although improved from the existing proffers, the proposed proffers still include a great deal 
of unnecessary and unenforceable language.  For example, Sections 2 and 3 are already required by 
Town Code, and Section 4 and 5 are unenforceable. 

• Pro/Con:  Upon evaluation of the proposed proffers, the most significant change from the Town’s 
perspective appears to be the elimination of the per-unit cash proffers.  The existing proffers allow these 
funds to be used by the Town towards Leach Run Parkway.  The proposed proffers eliminate these per-
unit cash proffers, but does add $225,000 towards traffic signalization at the entrance road.  Added with 
the $225,000 already proffered for traffic signalization at Happy Creek Road/Shenandoah Shores Road, 
the applicant is offering $450,000 in cash to the Town to address off-site transportation impacts created 
by the proposed development.  The applicant has also added alternative language, so if the Town 
decides not to install either of the traffic lights, the funds can be used towards Leach Run Parkway.  
From FRLP’s point of view, the per-unit cash proffers and tap fee credits were originally intended to 
balance each other out.  Therefore, FRLP believes that eliminating the tap fee credits necessitates the 
elimination of the per-unit cash proffers. 

• Con:  Just as the existing proffers do not, the proposed proffers do not address impacts to law 
enforcement.   

 
At the November 15, 2017 Planning Commission Meeting, a public hearing was held on the application.  No 
citizen input was received at the public hearing.  The Planning Commission approved a motion to recommend 
approval of the proposed proffers by FRLP. 
 
 
Attachments to Staff Report:   
 

1) Attachment 1 – Applicant’s Cover Letter & Statement of Justification 
2) Attachment 2 – Clean Copy of Proposed Proffers 
3) Attachment 3 – Exhibits 
4) Attachment 4 – Redline Version of Proposed Proffers 
5) Attachment 5 – 2009 Traffic Study 
6) Attachment 6 – Draft Traffic Report 2017 
7) Attachment 7 – Technical Memorandum:  Left Turn Lane Warrant and 4-Hour Traffic Signal Evaluation 
8) Attachment 8 – 2010 Approved Recorded Proffers 
9) Attachment 9 – Legal Review of Existing Proffers w/ Scenario Tables 
 

Paper copies of the above attachments will be provided to Town Council in a 3-ring binder at the Work Session on 12/4/17. 

 





















































FRONT ROYAL LIMITED PARTNERSHIP – TOWN PROPERTY  
TOWN OF FRONT ROYAL, VIRGINIA 

 
 
REZONING:   RZ09-02-64  
 
PROPERTY: Parcel 5A, containing approximately 149.3 

acres, as shown on “Plat Showing Vacation 
of Boundary Line on the Property of F&R 
Limited Partnership” and as recorded in the 
Land Records of Warren County as 
Instrument Number 060012763, (attached 
hereto and incorporated herein by reference 
as Exhibit 1) 

 
PROPERTY OWNER: Front Royal Limited Partnership, a 

Virginia Limited partnership   
 
APPLICANT:   Front Royal Limited Partnership, a  
    Virginia Limited Partnership 
 
PROJECT NAME: To be determined at time of 

subdivision application 
 
ORIGINAL DATE  February 20th, 2009 
OF PROFFERS:   
 
REVISION DATES:  August 5, 2009 
    September 4, 2009 
    September 10, 2009 
    December 7, 2009 
    December 28, 2009 
    January 29, 2010 
    August 24, 2017 
    September 29, 2017 
    October 27, 2017 
    November 6, 2017 
    November 8, 2017 
 

The undersigned hereby proffers that the use and development of the subject 
property ("Property"), as described above, shall be in general conformance with the 
following conditions, which shall supersede all other proffers that may have been made 
prior hereto.  In the event the above referenced rezoning is not granted as applied for by 
the Applicant ("Applicant"), these proffers shall be withdrawn and shall be invalid.  In 
the event this application is denied by the Front Royal Town Council (the "Council"), 
such denial is appealed to a court of competent jurisdiction, and this rezoning application 
is thereafter remanded to the Council for reconsideration, then the Applicant may elect to 
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readopt all or any portion hereof, in a writing specifically for that purpose; if no such 
election is made, these proffers shall be withdrawn and shall be invalid.   

 
The headings of the proffers set forth below have been prepared for convenience 

or reference only and shall not control or affect the meaning or be taken as an 
interpretation of any provision of the proffers.   

 
The improvements proffered herein shall be provided at the time of development 

of that portion of the Property adjacent to or including the improvement or other 
proffered requirement, unless otherwise specified herein.   

 
The term “Applicant” as referenced herein shall include the present and all future 

owners and successors in interest.  The term “building permit” as used herein shall mean 
a building permit issued for the construction of a single-family home on the Property. 

 
1. LAND USE: 

1.1. The Property shall be developed in general conformance with 
the regulations of the R1-A zoning districts, as it is set forth in 
the Town of Front Royal Code, or as may be otherwise 
approved by the Town of Front Royal or modified herein.   

1.2. The total number of dwelling units shall not exceed 320 single-
family dwellings. 

2. WATER AND SEWER 

2.1. The Property shall be connected to public water and sewer 
systems constructed at the Applicant’s expense.   

3. STORMWATER MANAGEMENT & ENVIRONMENT  

3.1. Stormwater management on the Property shall be provided in 
accordance with the applicable regulations of the town of Front 
Royal and Warren County.  In addition, Best Management 
Practices and low impact development technologies shall be 
used where reasonably practical, as determined by the 
Applicant, and permitted, to mitigate any adverse water quality 
impact on the Shenandoah River that may occur.  

4. COMMUNITY DESIGN 

4.1. The Applicant shall impose restrictive covenants for the overall 
community, which shall be recorded prior to the conveyance of 
the first parcel of the Property, and which shall be made 
available to staff upon request prior to recordation of any final 
subdivision plat.  Among other things such covenants will 
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address the overall continuity of design within the community 
through design standards for the following elements:  

4.1.1. Custom mailbox design; 

4.1.2. Standardized private residential fencing 
styles and color; 

4.1.3. Custom designed street signage and stop 
signage; 

4.1.4. Uniform site furnishing selection (trash 
receptacles and benches); 

4.1.5. Standardized common area fencing style 
and color. 

4.1.6. Permitted building materials. 

4.1.7. Restrictions on the visibility of concrete 
block from streets within the development. 

5. CREATION OF HOMEOWNERS' AND PROPERTY OWNERS’ 
ASSOCIATIONS 

5.1. One or more homeowners’ associations ("HOA") shall be created 
and shall be made responsible for the maintenance and repair of 
common areas, including any common open space that may be 
established in accordance with the requirements of the Town 
Zoning Ordinance or these proffers.  Any such HOA shall be 
granted such other responsibilities, duties, and powers as are 
customary for such associations, or as may be required to effect the 
purposes for which such HOA is created.  Such HOA shall be 
granted sufficient powers as may be necessary, by regular or 
special dues or assessment, to raise revenues sufficient to perform 
the duties assigned hereby, or by the documents creating the 
Association, and to perform rate studies necessary to determine 
dues, fees, and assessments as may be required. 

5.2.  In addition to any other duties and responsibilities as may be 
assigned to it, the HOA shall have title to and responsibility for (i) 
common open space areas not dedicated to public use in 
accordance with these proffers and (ii) common buffer areas 
located outside of residential lots.  It shall also have (iii) 
responsibility for the perpetual maintenance of any entrance 
feature (subdivision) signs, street, alleys and perimeter or road 
buffers located within any easements for those purposes to be 
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granted to the HOA, and (iv) for maintenance of private streets and 
alleyways, if any. 

6. LAND DEDICATION 

6.1. The Applicant shall dedicate to the Town of Front Royal, under 
the conditions set forth below, a 1.75 acre site adjacent to Route 
606, as such area is generally depicted on Exhibit 2 attached 
hereto and incorporated herein by reference, prepared by J. 
Duggan & Associates, dated  September 4, 2009, and identified 
as ”“1.75-Acre Land Dedication” (the “Dedication Area”).  A 
sight distance easement shall be reflected on the Dedication 
Plat, if required by VDOT at the time of dedication, so as not to 
impede or adversely affect design or approval of the Entrance 
Road (as defined below), and its connection to Route 606. 

6.2. The Dedication Area shall be used by the Town and the 
Virginia Department of Transportation (“VDOT”) for the 
construction of the Leach Run Parkway, or, at the Town’s sole 
discretion, it may be further conveyed by the Town to Warren 
County, Virginia, for use as a fire and rescue station.  If the 
Town elects to use the Dedication Area for construction of 
Leach Run Parkway and if the Town determines that additional 
right-of-way beyond the Dedication Area is necessary for Leach 
Run Parkway, the Applicant shall dedicate additional land to the 
Town solely for construction of Leach Run Parkway the 
“Additional Land Dedication”).  Provided, however, that (i) 
such Additional Land Dedication shall not exceed two (2) acres 
in size, and (ii) the Additional Land Dedication shall not impede 
or adversely affect design or approval of the Entrance Road (as 
defined below), and its connection to Route 606. 

6.3. The Applicant shall execute a dedication plat within 18 months 
of the Town’s delivery of a plat at the Town’s expense, 
depicting by metes and bounds the Dedication Area (the 
“Dedication Plat”), provided that no such dedication shall be 
required prior to the issuance of the 25th building permit for the 
Property.  Further, and notwithstanding the foregoing, in the 
event the Town does not request the aforesaid dedication prior 
to the issuance of the 300th building permit for the Property, the 
Applicant shall be relieved of its obligation to make the 
aforesaid dedication.   

7. PEDESTRIAN AND PARK FACILITIES 

7.1. Trails. 
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7.1.1. The Applicant shall construct a walking/jogging trail 
with a minimum width of 8 feet on one side of Phase 
1 of the East/West Connector as generally depicted on  
Exhibit 3 attached hereto and incorporated herein 
prepared by Bowman Consulting and entitled “R1-A 
Transportation Exhibit”. 

7.1.2. In addition, if the Town approves all final subdivision 
plats for the development permitting sidewalks on one 
side of each street in the development, the Applicant 
shall construct alternative pedestrian walking trails 
within the development of a minimum length of .75 
miles.    The location of the walking trails shall be 
determined by the Applicant and depicted on any 
preliminary plat for the development of the Property.  
The construction of such walking trails shall occur 
either in phases in conjunction with the development 
of sections Property as depicted on the preliminary 
plat, or at one time, in the sole discretion of the 
Applicant.  If such final subdivision plats are not 
approved with sidewalks on one side of each street of 
the development, the Applicant shall not be obligated 
to construct such additional trails, but in any event, 
the Applicant shall construct the trails as set forth in 
Proffer 7.1.1 

7.2. Not later than the issuance of the 150th building permit for the 
Property, the Applicant shall construct a neighborhood park or 
parks  (the “Neighborhood Park”) that shall consist of not less 
than four (4) acres but not more than ten (10) acres, and shall 
include a basketball court or 2 basketball hoops, a playground, 
and at least one multi-purpose playing field, or similar 
equivalent amenities if approved by the Director of Planning.  
The design and location of the Neighborhood Park and its 
associated amenities shall be in the sole discretion of the 
Applicant. 

7.3. Alternatively and notwithstanding the foregoing, in the event 
the Town elects in writing prior to the issuance of the 25th 
building permit for the Property to require the Applicant to 
dedicate the Neighborhood Park to Warren County, and Warren 
County agrees in writing to accept such dedication and the 
maintenance responsibility for the Neighborhood Park and its 
amenities, the Applicant shall design, plat, and construct the 
Neighborhood Park and the amenities described above in 
accordance with the standards set by the Warren County 
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Department of Parks and Recreation.  In the event that the 
County declines to accept the aforesaid dedication, the 
Neighborhood Park shall be dedicated to an HOA created 
pursuant to Proffer 5, above. 

 

8. RIGHT-OF-WAY DEDICATIONS AND RESERVATION 

8.1. Entrance Road –Phase 1 of East/West Connector.  The final 
subdivision plat (a “Record Plat”) for the first phase of the 
development of the Property shall include reservation and/or 
dedication of not less than 100 feet of right-of-way, unless an 
alternative width is mutually agreed to by the Town and 
Applicant, for an entrance road into the Property, the general 
location of which is depicted on the Exhibit 3 attached hereto 
and incorporated herein prepared by Bowman Consulting and 
entitled “R1-A Transportation Exhibit,” with such road 
identified thereon as Phase 1, and connecting Point A to A-1 
and A-1 to B thereon (hereinafter the “Entrance Road”). The 
right-of-way reservation and/or dedication language shall be 
submitted by the Applicant and reviewed by the Town Attorney 
and Director of Planning before recordation of the first final 
record plat. 

8.2. Right-of-Way Dedication. As a condition of the approval of 
each record plat where the East/West Connector is located the 
Applicant shall dedicate to the Town, at no cost and in fee 
simple absolute, right-of-way with a minimum width of one-
hundred (100) feet, unless an alternative width is mutually 
agreed to by the Town and Applicant, to accommodate the 
development of the East/West Connector on the Property. 
 

8.3. The final locations of the aforesaid roads shall be subject to 
modifications based on final design and final engineering and 
approvals thereof by the Town and/or VDOT, final lot layout, 
and Town Code requirements. 

9. CONSTRUCTION OF EAST/WEST CONNECTOR 

 
9.1. Entrance Road – Phase 1 of East/West Connector. The Entrance 

Road shall consist of a two-lane roadway with full turn lanes, 
and shall include a 4-lane section at its connection with 
Shenandoah Shores Road for five hundred and fifty (550) feet 
as required by Town Code or as otherwise may be approved by 
the Town. For purposes of this Proffer Statement the segments 
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of the roadways to be dedicated and constructed are depicted on 
Exhibit 3 and designated by letters and numbers and referenced 
herein.    

 
9.1.1. Point A to A-1. The Applicant shall construct a two 

(2) lane Entrance Road to the first proposed street 
intersection in the subdivision prior to and as a 
condition of the issuance of the first building permit 
for the property  

9.1.2. Point A-1 to B. Prior to and as a condition of the 
recordation of any final record plat that includes any 
residential lot area within 25 feet of the centerline 
of existing Mary’s Shady Lane the Applicant shall 
have completed the construction of two (2) lanes of 
Phase 1 of the East/West Connector to the western 
property boundary. 

9.1.3. No individual single-family lot shall have direct 
driveway access to the East/West Connector. 

9.2. Eastbound Right Turn Lane on Entrance Road at Shenandoah 
Shores Road. The Applicant shall construct one (1) dedicated 
eastbound right turn lane on the Entrance Road at its 
intersection with Shenandoah Shores Road. 

  

10. TRANSPORTATION IMPROVEMENTS 

10.1. Westbound Right Turn Lane on Happy Creed Road. The 
Applicant shall construct a fifty (50) foot westbound right turn 
lane on Happy Creek Road at Shenandoah Shores within the 
existing right-of-way prior to the issuance of the 25th building 
permit for the Property. In the event that such improvement has 
been completed at such time, then the Applicant shall be 
relieved of its obligations herein.  

10.2. Traffic Light at Happy Creek Road and 606. If the Town 
determines that a traffic light is warranted at Route 606 and 
Happy Creek Road, then the Applicant shall contribute 
$225,000.00 to the Town of Front Royal for the construction of 
such traffic light.  The Applicant shall not be required to make 
such contribution earlier than the issuance of the 50th building 
permit for the Property or later than the issuance of the 225th 
building permit for the Property. 
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10.2.1. Alternatively, and notwithstanding the foregoing, 
any such monies paid pursuant to this Proffer may 
be applied toward the right-of-way acquisition, 
design, and/or construction of the Leach Run 
Parkway, including a future fly-over of Happy 
Creek Road and the Norfolk Southern Railroad 
tracks to Shenandoah Shores Road. 

10.3. Northbound Shenandoah Shores Road Left Turn at East/West 
Connector. The Applicant shall construct a two hundred (200) 
foot northbound left turn lane with taper on Shenandoah Shores 
Road at its proposed intersection with the Entrance Road within 
the existing right-of-way prior to the issuance of the 200th 
building permit for the Property. In the event that such 
improvement has been completed at such time, then the 
Applicant shall be relieved of its obligations herein. 

 
10.3.1.  Alternatively, and notwithstanding the foregoing, if 

at any time prior to the issuance of the 150th 
building permit on the Property the Applicant shall 
have designed and engineered a traffic circle or 
roundabout at this location, and the Town and 
VDOT shall have approved such design and in lieu 
of the aforementioned turn lane, then the Applicant 
shall construct a traffic roundabout prior to and as a 
condition of the issuance of the 200th building 
permit on the Property. 

 
10.4. Roundabout or Traffic Signalization at Shenandoah Shores 

Road and East/West Connector.  

10.4.1. Prior to and as a condition of the issuance of the 1st 
building permit on the Property, the Applicant shall 
submit a roundabout justification report to the Town 
and VDOT for the intersection of Route 606 and the 
Entrance Road.  

10.4.2. Prior to and as a condition of the issuance of the 
225th building permit for the Property, the Applicant 
shall submit a traffic signalization warrant analysis 
to the Town, and in accordance with VDOT 
requirements for the same, for the intersection of 
Route 606 and the Entrance Road. In the event such 
traffic signal is warranted, the Applicant shall make 
a one-time contribution to the Town of Front Royal 
equal to its pro-rata share of the estimated costs of 
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such traffic light, provided, however, that in no 
event shall such contribution exceed $225,000.00. 
The Applicant shall not be required to make such 
contribution earlier than the issuance of the 250th 
building permit for the Property or later than the 
issuance of the 300th building permit for the 
Property. 

10.4.2.1. Alternatively, and notwithstanding the 
foregoing, any such monies paid pursuant to 
this Proffer may be applied toward the right-
of-way acquisition, design, and/or 
construction of the Leach Run Parkway, 
including a future fly-over of Happy Creek 
Road and the Norfolk Southern Railroad 
tracks to Shenandoah Shores Road. 

11. CASH CONTRIBUTIONS TO WARREN COUNTY, VIRGINIA. 

11.1. In the event this rezoning application is approved, the Applicant 
will pay to Warren County, Virginia a per unit sum of 
$11,000.00, prior to and as a condition of the issuance of an 
occupancy permit for each single-family dwelling unit in excess 
of 160 such units constructed on the Property. 

11.2. Notwithstanding the foregoing Proffer, the audited costs of the 
engineering, design, and construction of the Neighborhood Park 
as provided in these Proffers, shall be credited against the 
aforesaid per unit contribution, provided further that the 
Applicant shall be entitled to a credit for the dedication of the 
land therefor in the amount of $320,000. 

12. MARY’S SHADY LANE 

12.1. If the Applicant fails to relocate Mary’s Shady Lane, the 
Applicant shall revise its then current site or subdivision plan to 
reflect the continued existence thereof. 

12.2. If the Applicant successfully relocates Mary’s Shady Lane, then 
the Applicant shall connect Mary’s Shady Lane to the Entrance 
Road no later than the 300th building permit for the Property. At 
no time during the construction on or development of the 
Property shall access be denied to persons using Mary’s Shady 
Lane. 

12.3. Applicant shall not utilize Mary’s Shady Lane as a construction 
entrance for the Property. 
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13. MISCELLANEOUS 

13.1. Prior to the commencement of any land disturbing activities on 
the Property, the Applicant shall perform a Phase I 
Archeological Study for investigation of those areas previously 
identified on the Property as potentially sensitive in the "Phase 
IA Archeological Evaluation of the 830.4 Acre Vazzana 
Property, Front Royal and Warren County, Virginia," dated 
January 2004, prepared by Thunderbird Archeological 
Associates, Inc. 

13.2. Any additional archeological features identified on the Property 
during the Phase I study shall be further evaluated in 
accordance with the Virginia Department of Historical 
Resources ("VDHR") guidelines. 

14. OPEN SPACE 

14.1. A minimum of 30% of the Property will be used for permanent 
open space. Such open space shall be inclusive of passive and 
active open space including all park land provided hereunder 
and stormwater management uses. 

15. COMPLIANCE WITH STATE LAWS 

15.1. The Applicant hereby acknowledges, affirms, and agrees that all 
offsite proffers, including cash proffers, offered herein are 
voluntary, reasonable, specifically attributable to the new 
residential development or new residential use, address an 
impact to an offsite public facility such that the new residential 
development or residential use creates a need, or identifiable 
portion of a need, for one or more public facility improvements 
in excess of existing public facility capacity at the time of the 
rezoning or proffer condition amendment and each new 
residential development or new residential use receives a direct 
and material benefit from the proffer made with respect to any 
public facility improvement, and are offered in accordance with 
all requirements of state law. Furthermore, the Applicant agrees 
that the Town, including its officers, employees and agents, 
have not suggested, requested, required or accepted any 
unreasonable proffers for the rezoning or proffer condition 
amendment.   
 

16. ESCALATOR 

16.1. Monetary contributions as set forth in this Proffer Statement 
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that are paid to the Town of Front Royal and/or Warren County 
after 24 months from the date of rezoning approval shall be 
adjusted in accordance with the Urban Consumer Price Index 
(“CPI-U”), as published by the United States Department of 
Labor.  The adjustment shall be calculated from the CPI-U 
published most nearly to and following January 1st  from that 
date 24 months after rezoning approval and the date the 
contributions are paid, subject to a cap of 3% per year, non-
compounded.   

SIGNATURES APPEAR ON THE FOLLOWING PAGE  
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OWNER:     FRONT ROYAL LIMITED PARTNERSHIP,  

a Virginia limited Partnership 
 

By:  MVA Limited Partnership, general partner of 
Front Royal Limited Partnership 

 
By:  DOC Corporation, general partner of MVA 
Limited Partnership 
 

 By:   _______________________________  
David A. Vazzana, President of 
DOC Corporation 

 
 
Date: _______________________________ 

 











FRONT ROYAL LIMITED PARTNERSHIP – TOWN PROPERTY  
TOWN OF FRONT ROYAL, VIRGINIA 

 
 
REZONING:   RZ09-02-64  
 
PROPERTY: Parcel 5A, containing approximately 149.3 

acres, as shown on “Plat Showing Vacation 
of Boundary Line on the Property of F&R 
Limited Partnership” and as recorded in the 
Land Records of Warren County as 
Instrument Number 060012763, (attached 
hereto and incorporated herein by reference 
as Exhibit 1) 

 
PROPERTY OWNER: Front Royal Limited Partnership, a 

Virginia Limited partnership   
 
APPLICANT:   Front Royal Limited Partnership, a  
    Virginia Limited Partnership 
 
PROJECT NAME: To be determined at time of 

subdivision application 
 
ORIGINAL DATE  February 20th, 2009 
OF PROFFERS:   
 
REVISION DATES:  August 5, 2009 
    September 4, 2009 
    September 10, 2009 
    December 7, 2009 
    December 28, 2009 
    January 29, 2010 
    August 24, 2017 
    September 29, 2017 
    October 27, 2017 
    November 6, 2017 
    November 8, 2017 
 

The undersigned hereby proffers that the use and development of the subject 
property ("Property"), as described above, shall be in general conformance with the 
following conditions, which shall supersede all other proffers that may have been made 
prior hereto.  In the event the above referenced rezoning is not granted as applied for by 
the Applicant ("Applicant"), these proffers shall be withdrawn and shall be invalid.  In 
the event this application is denied by the Front Royal Town Council (the "Council"), 
such denial is appealed to a court of competent jurisdiction, and this rezoning application 
is thereafter remanded to the Council for reconsideration, then the Applicant may elect to 
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readopt all or any portion hereof, in a writing specifically for that purpose; if no such 
election is made, these proffers shall be withdrawn and shall be invalid.   

 
The headings of the proffers set forth below have been prepared for convenience 

or reference only and shall not control or affect the meaning or be taken as an 
interpretation of any provision of the proffers.   

 
The improvements proffered herein shall be provided at the time of development 

of that portion of the Property adjacent to or including the improvement or other 
proffered requirement, unless otherwise specified herein.   

 
The term “Applicant” as referenced herein shall include the present and all future 

owners and successors in interest.  The term “building permit” as used herein shall mean 
a building permit issued for the construction of a single-family home on the Property. 

 
1. LAND USE: 

1.1. The Property shall be developed in general conformance with 
the regulations of the R1-A zoning districts, as it is set forth in 
the Town of Front Royal Code, or as may be otherwise 
approved by the Town of Front Royal or modified herein.   

1.2. The total number of dwelling units shall not exceed 320 single-
family dwellings. 

2. WATER AND SEWER 

2.1. The Property shall be connected to public water and sewer 
systems constructed at the Applicant’s expense.   

3. STORMWATER MANAGEMENT & ENVIRONMENT  

3.1. Stormwater management on the Property shall be provided in 
accordance with the applicable regulations of the town of Front 
Royal and Warren County.  In addition, Best Management 
Practices and low impact development technologies shall be 
used where reasonably practical, as determined by the 
Applicant, and permitted, to mitigate any adverse water quality 
impact on the Shenandoah River that may occur.  

4. COMMUNITY DESIGN 

4.1. The Applicant shall impose restrictive covenants for the overall 
community, which shall be recorded prior to the conveyance of 
the first parcel of the Property, and which shall be made 
available to staff upon request prior to recordation of any final 
subdivision plat.  Among other things such covenants will 

Office 2004 Test Drive…, 6/29/17 6:30 PM
Deleted: <#>PHASING ... [1]



RZ09-02-64 
Proffer Statement 
Page 3 of 12 
 

address the overall continuity of design within the community 
through design standards for the following elements:  

4.1.1. Custom mailbox design; 

4.1.2. Standardized private residential fencing 
styles and color; 

4.1.3. Custom designed street signage and stop 
signage; 

4.1.4. Uniform site furnishing selection (trash 
receptacles and benches); 

4.1.5. Standardized common area fencing style 
and color. 

4.1.6. Permitted building materials. 

4.1.7. Restrictions on the visibility of concrete 
block from streets within the development. 

5. CREATION OF HOMEOWNERS' AND PROPERTY OWNERS’ 
ASSOCIATIONS 

5.1. One or more homeowners’ associations ("HOA") shall be created 
and shall be made responsible for the maintenance and repair of 
common areas, including any common open space that may be 
established in accordance with the requirements of the Town 
Zoning Ordinance or these proffers.  Any such HOA shall be 
granted such other responsibilities, duties, and powers as are 
customary for such associations, or as may be required to effect the 
purposes for which such HOA is created.  Such HOA shall be 
granted sufficient powers as may be necessary, by regular or 
special dues or assessment, to raise revenues sufficient to perform 
the duties assigned hereby, or by the documents creating the 
Association, and to perform rate studies necessary to determine 
dues, fees, and assessments as may be required. 

5.2.  In addition to any other duties and responsibilities as may be 
assigned to it, the HOA shall have title to and responsibility for (i) 
common open space areas not dedicated to public use in 
accordance with these proffers and (ii) common buffer areas 
located outside of residential lots.  It shall also have (iii) 
responsibility for the perpetual maintenance of any entrance 
feature (subdivision) signs, street, alleys and perimeter or road 
buffers located within any easements for those purposes to be 
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granted to the HOA, and (iv) for maintenance of private streets and 
alleyways, if any. 

6. LAND DEDICATION 

6.1. The Applicant shall dedicate to the Town of Front Royal, under 
the conditions set forth below, a 1.75 acre site adjacent to Route 
606, as such area is generally depicted on Exhibit 2 attached 
hereto and incorporated herein by reference, prepared by J. 
Duggan & Associates, dated  September 4, 2009, and identified 
as ”“1.75-Acre Land Dedication” (the “Dedication Area”).  A 
sight distance easement shall be reflected on the Dedication 
Plat, if required by VDOT at the time of dedication, so as not to 
impede or adversely affect design or approval of the Entrance 
Road (as defined below), and its connection to Route 606. 

6.2. The Dedication Area shall be used by the Town and the 
Virginia Department of Transportation (“VDOT”) for the 
construction of the Leach Run Parkway, or, at the Town’s sole 
discretion, it may be further conveyed by the Town to Warren 
County, Virginia, for use as a fire and rescue station.  If the 
Town elects to use the Dedication Area for construction of 
Leach Run Parkway and if the Town determines that additional 
right-of-way beyond the Dedication Area is necessary for Leach 
Run Parkway, the Applicant shall dedicate additional land to the 
Town solely for construction of Leach Run Parkway the 
“Additional Land Dedication”).  Provided, however, that (i) 
such Additional Land Dedication shall not exceed two (2) acres 
in size, and (ii) the Additional Land Dedication shall not impede 
or adversely affect design or approval of the Entrance Road (as 
defined below), and its connection to Route 606. 

6.3. The Applicant shall execute a dedication plat within 18 months 
of the Town’s delivery of a plat at the Town’s expense, 
depicting by metes and bounds the Dedication Area (the 
“Dedication Plat”), provided that no such dedication shall be 
required prior to the issuance of the 25th building permit for the 
Property.  Further, and notwithstanding the foregoing, in the 
event the Town does not request the aforesaid dedication prior 
to the issuance of the 300th building permit for the Property, the 
Applicant shall be relieved of its obligation to make the 
aforesaid dedication.   

7. PEDESTRIAN AND PARK FACILITIES 

7.1. Trails. 
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7.1.1. The Applicant shall construct a walking/jogging trail 
with a minimum width of 8 feet on one side of Phase 
1 of the East/West Connector as generally depicted on  
Exhibit 3 attached hereto and incorporated herein 
prepared by Bowman Consulting and entitled “R1-A 
Transportation Exhibit”. 

7.1.2. In addition, if the Town approves all final subdivision 
plats for the development permitting sidewalks on one 
side of each street in the development, the Applicant 
shall construct alternative pedestrian walking trails 
within the development of a minimum length of .75 
miles.    The location of the walking trails shall be 
determined by the Applicant and depicted on any 
preliminary plat for the development of the Property.  
The construction of such walking trails shall occur 
either in phases in conjunction with the development 
of sections Property as depicted on the preliminary 
plat, or at one time, in the sole discretion of the 
Applicant.  If such final subdivision plats are not 
approved with sidewalks on one side of each street of 
the development, the Applicant shall not be obligated 
to construct such additional trails, but in any event, 
the Applicant shall construct the trails as set forth in 
Proffer 7.1.1 

7.2. Not later than the issuance of the 150th building permit for the 
Property, the Applicant shall construct a neighborhood park or 
parks  (the “Neighborhood Park”) that shall consist of not less 
than four (4) acres but not more than ten (10) acres, and shall 
include a basketball court or 2 basketball hoops, a playground, 
and at least one multi-purpose playing field, or similar 
equivalent amenities if approved by the Director of Planning.  
The design and location of the Neighborhood Park and its 
associated amenities shall be in the sole discretion of the 
Applicant. 

7.3. Alternatively and notwithstanding the foregoing, in the event 
the Town elects in writing prior to the issuance of the 25th 
building permit for the Property to require the Applicant to 
dedicate the Neighborhood Park to Warren County, and Warren 
County agrees in writing to accept such dedication and the 
maintenance responsibility for the Neighborhood Park and its 
amenities, the Applicant shall design, plat, and construct the 
Neighborhood Park and the amenities described above in 
accordance with the standards set by the Warren County 
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Department of Parks and Recreation.  In the event that the 
County declines to accept the aforesaid dedication, the 
Neighborhood Park shall be dedicated to an HOA created 
pursuant to Proffer 5, above. 

 

8. RIGHT-OF-WAY DEDICATIONS AND RESERVATION 

8.1. Entrance Road –Phase 1 of East/West Connector.  The final 
subdivision plat (a “Record Plat”) for the first phase of the 
development of the Property shall include reservation and/or 
dedication of not less than 100 feet of right-of-way, unless an 
alternative width is mutually agreed to by the Town and 
Applicant, for an entrance road into the Property, the general 
location of which is depicted on the Exhibit 3 attached hereto 
and incorporated herein prepared by Bowman Consulting and 
entitled “R1-A Transportation Exhibit,” with such road 
identified thereon as Phase 1, and connecting Point A to A-1 
and A-1 to B thereon (hereinafter the “Entrance Road”). The 
right-of-way reservation and/or dedication language shall be 
submitted by the Applicant and reviewed by the Town Attorney 
and Director of Planning before recordation of the first final 
record plat. 

8.2. Right-of-Way Dedication. As a condition of the approval of 
each record plat where the East/West Connector is located the 
Applicant shall dedicate to the Town, at no cost and in fee 
simple absolute, right-of-way with a minimum width of one-
hundred (100) feet, unless an alternative width is mutually 
agreed to by the Town and Applicant, to accommodate the 
development of the East/West Connector on the Property. 
 

8.3. The final locations of the aforesaid roads shall be subject to 
modifications based on final design and final engineering and 
approvals thereof by the Town and/or VDOT, final lot layout, 
and Town Code requirements. 

9. CONSTRUCTION OF EAST/WEST CONNECTOR 

 
9.1. Entrance Road – Phase 1 of East/West Connector. The Entrance 

Road shall consist of a two-lane roadway with full turn lanes, 
and shall include a 4-lane section at its connection with 
Shenandoah Shores Road for five hundred and fifty (550) feet 
as required by Town Code or as otherwise may be approved by 
the Town. For purposes of this Proffer Statement the segments 
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of the roadways to be dedicated and constructed are depicted on 
Exhibit 3 and designated by letters and numbers and referenced 
herein.    

 
9.1.1. Point A to A-1. The Applicant shall construct a two 

(2) lane Entrance Road to the first proposed street 
intersection in the subdivision prior to and as a 
condition of the issuance of the first building permit 
for the property  

9.1.2. Point A-1 to B. Prior to and as a condition of the 
recordation of any final record plat that includes any 
residential lot area within 25 feet of the centerline 
of existing Mary’s Shady Lane the Applicant shall 
have completed the construction of two (2) lanes of 
Phase 1 of the East/West Connector to the western 
property boundary. 

9.1.3. No individual single-family lot shall have direct 
driveway access to the East/West Connector. 

9.2. Eastbound Right Turn Lane on Entrance Road at Shenandoah 
Shores Road. The Applicant shall construct one (1) dedicated 
eastbound right turn lane on the Entrance Road at its 
intersection with Shenandoah Shores Road. 

  

10. TRANSPORTATION IMPROVEMENTS 

10.1. Westbound Right Turn Lane on Happy Creed Road. The 
Applicant shall construct a fifty (50) foot westbound right turn 
lane on Happy Creek Road at Shenandoah Shores within the 
existing right-of-way prior to the issuance of the 25th building 
permit for the Property. In the event that such improvement has 
been completed at such time, then the Applicant shall be 
relieved of its obligations herein.  

10.2. Traffic Light at Happy Creek Road and 606. If the Town 
determines that a traffic light is warranted at Route 606 and 
Happy Creek Road, then the Applicant shall contribute 
$225,000.00 to the Town of Front Royal for the construction of 
such traffic light.  The Applicant shall not be required to make 
such contribution earlier than the issuance of the 50th building 
permit for the Property or later than the issuance of the 225th 
building permit for the Property. 
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10.2.1. Alternatively, and notwithstanding the foregoing, 
any such monies paid pursuant to this Proffer may 
be applied toward the right-of-way acquisition, 
design, and/or construction of the Leach Run 
Parkway, including a future fly-over of Happy 
Creek Road and the Norfolk Southern Railroad 
tracks to Shenandoah Shores Road. 

10.3. Northbound Shenandoah Shores Road Left Turn at East/West 
Connector. The Applicant shall construct a two hundred (200) 
foot northbound left turn lane with taper on Shenandoah Shores 
Road at its proposed intersection with the Entrance Road within 
the existing right-of-way prior to the issuance of the 200th 
building permit for the Property. In the event that such 
improvement has been completed at such time, then the 
Applicant shall be relieved of its obligations herein. 

 
10.3.1.  Alternatively, and notwithstanding the foregoing, if 

at any time prior to the issuance of the 150th 
building permit on the Property the Applicant shall 
have designed and engineered a traffic circle or 
roundabout at this location, and the Town and 
VDOT shall have approved such design and in lieu 
of the aforementioned turn lane, then the Applicant 
shall construct a traffic roundabout prior to and as a 
condition of the issuance of the 200th building 
permit on the Property. 

 
10.4. Roundabout or Traffic Signalization at Shenandoah Shores 

Road and East/West Connector.  

10.4.1. Prior to and as a condition of the issuance of the 1st 
building permit on the Property, the Applicant shall 
submit a roundabout justification report to the Town 
and VDOT for the intersection of Route 606 and the 
Entrance Road.  

10.4.2. Prior to and as a condition of the issuance of the 
225th building permit for the Property, the Applicant 
shall submit a traffic signalization warrant analysis 
to the Town, and in accordance with VDOT 
requirements for the same, for the intersection of 
Route 606 and the Entrance Road. In the event such 
traffic signal is warranted, the Applicant shall make 
a one-time contribution to the Town of Front Royal 
equal to its pro-rata share of the estimated costs of 

Office 2004 Test Drive…, 11/8/17 2:23 PM
Formatted: Indent: Left:  1.88", Hanging: 
0.63", Outline numbered + Level: 3 +
Numbering Style: 1, 2, 3, ... + Start at: 1 +
Alignment: Left + Aligned at:  1.88" + Tab
after:  3.03" + Indent at:  3.03", Tabs:
0.88", Left +  2.5", List tab + Not at  3.03"
Office 2004 Test Driv…, 11/6/17 11:08 AM
Formatted: Superscript



RZ09-02-64 
Proffer Statement 
Page 9 of 12 
 

such traffic light, provided, however, that in no 
event shall such contribution exceed $225,000.00. 
The Applicant shall not be required to make such 
contribution earlier than the issuance of the 250th 
building permit for the Property or later than the 
issuance of the 300th building permit for the 
Property. 

10.4.2.1. Alternatively, and notwithstanding the 
foregoing, any such monies paid pursuant to 
this Proffer may be applied toward the right-
of-way acquisition, design, and/or 
construction of the Leach Run Parkway, 
including a future fly-over of Happy Creek 
Road and the Norfolk Southern Railroad 
tracks to Shenandoah Shores Road. 

11. CASH CONTRIBUTIONS TO WARREN COUNTY, VIRGINIA. 

11.1. In the event this rezoning application is approved, the Applicant 
will pay to Warren County, Virginia a per unit sum of 
$11,000.00, prior to and as a condition of the issuance of an 
occupancy permit for each single-family dwelling unit in excess 
of 160 such units constructed on the Property. 

11.2. Notwithstanding the foregoing Proffer, the audited costs of the 
engineering, design, and construction of the Neighborhood Park 
as provided in these Proffers, shall be credited against the 
aforesaid per unit contribution, provided further that the 
Applicant shall be entitled to a credit for the dedication of the 
land therefor in the amount of $320,000. 

12. MARY’S SHADY LANE 

12.1. If the Applicant fails to relocate Mary’s Shady Lane, the 
Applicant shall revise its then current site or subdivision plan to 
reflect the continued existence thereof. 

12.2. If the Applicant successfully relocates Mary’s Shady Lane, then 
the Applicant shall connect Mary’s Shady Lane to the Entrance 
Road no later than the 300th building permit for the Property. At 
no time during the construction on or development of the 
Property shall access be denied to persons using Mary’s Shady 
Lane. 

12.3. Applicant shall not utilize Mary’s Shady Lane as a construction 
entrance for the Property. 
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13. MISCELLANEOUS 

13.1. Prior to the commencement of any land disturbing activities on 
the Property, the Applicant shall perform a Phase I 
Archeological Study for investigation of those areas previously 
identified on the Property as potentially sensitive in the "Phase 
IA Archeological Evaluation of the 830.4 Acre Vazzana 
Property, Front Royal and Warren County, Virginia," dated 
January 2004, prepared by Thunderbird Archeological 
Associates, Inc. 

13.2. Any additional archeological features identified on the Property 
during the Phase I study shall be further evaluated in 
accordance with the Virginia Department of Historical 
Resources ("VDHR") guidelines. 

14. OPEN SPACE 

14.1. A minimum of 30% of the Property will be used for permanent 
open space. Such open space shall be inclusive of passive and 
active open space including all park land provided hereunder 
and stormwater management uses. 

15. COMPLIANCE WITH STATE LAWS 

15.1. The Applicant hereby acknowledges, affirms, and agrees that all 
offsite proffers, including cash proffers, offered herein are 
voluntary, reasonable, specifically attributable to the new 
residential development or new residential use, address an 
impact to an offsite public facility such that the new residential 
development or residential use creates a need, or identifiable 
portion of a need, for one or more public facility improvements 
in excess of existing public facility capacity at the time of the 
rezoning or proffer condition amendment and each new 
residential development or new residential use receives a direct 
and material benefit from the proffer made with respect to any 
public facility improvement, and are offered in accordance with 
all requirements of state law. Furthermore, the Applicant agrees 
that the Town, including its officers, employees and agents, 
have not suggested, requested, required or accepted any 
unreasonable proffers for the rezoning or proffer condition 
amendment.   
 

16. ESCALATOR 

16.1. Monetary contributions as set forth in this Proffer Statement 
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that are paid to the Town of Front Royal and/or Warren County 
after 24 months from the date of rezoning approval shall be 
adjusted in accordance with the Urban Consumer Price Index 
(“CPI-U”), as published by the United States Department of 
Labor.  The adjustment shall be calculated from the CPI-U 
published most nearly to and following January 1st  from that 
date 24 months after rezoning approval and the date the 
contributions are paid, subject to a cap of 3% per year, non-
compounded.   
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a Virginia limited Partnership 
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Front Royal Limited Partnership 
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INTRODUCTION AND SUMMARY 

Purpose of Report and Study Objectives 

The following report presents the findings of a traffic impact analysis for the proposed Vazzana Property development located 

in the Town of Fort Royal, Virginia.  The site is located north of Route 647 (Happy Creek Road), south of I-66, east of Route 

522, and west of Route 606 (Shenandoah Shores Road).  The proposed development is planned to consist of approximately 

715 single-family detached residential units, 155 senior adult housing units, and up to 95,000 square feet of non-residential 

space (estimated as a 10 kSF day care center, 20 kSF church, 40 kSF office space and 25 kSF of specialty retail center).  The 

715 dwelling units (DUs) and 95 kSF retail space will complement the 320 by-right dwelling units located on the Vazzana 

property that was rezoned by the Town in 2010.  Also, it is possible that a portion of the property will be dedicated to Warren 

County to develop a fire station and up to ±700 student elementary school.  The 604-acre site has been annexed in the Town 

of Front Royal and is zoned Agriculture.   The site is currently vacant, and full build out is anticipated by 2034. 

The following tasks were completed as part of this study: 

▪ A scoping document was prepared to outline the scope and parameters of the study and relevant background 

information. Both the Town of Front Royal and the Virginia Department of Transportation (VDOT) reviewed and 

provided input regarding the scope. A copy of the scoping document is included in Appendix A. 

▪ Field reconnaissance in the vicinity of the site was performed to collect information related to existing traffic 

controls, roadway geometry, and traffic flow characteristics. 

▪ In order to determine the weekday peak hour traffic volumes, turning movement traffic counts were conducted 

during the AM and PM commuter peak periods.  

▪ Future traffic conditions were estimated based on a regional growth rate of 1.0%. The proposed HEPTAD 

development, the approved by-right Vazzana development and the elementary school and fire station were included 

as background developments in the analysis per discussions held with VDOT and Town of Front Royal staff.  Historical 

data from VDOT was available along Happy Creek Road, Dismal Hollow Road, Shenandoah Shores Road, 6th Street, 

and Commerce Avenue. 

▪ Traffic volumes for the background developments were generated using the methodology outlined in the Institute 

of Transportation Engineers’ (ITE) Trip Generation Manual, 9th Edition publication. 

▪ Intersection capacity analyses were performed for existing conditions (2016), future conditions without proposed 

development (2034), future conditions with proposed development (2034) and build-out plus six years (2040) during 

weekday morning and afternoon commuter peak hour traffic conditions at the intersections located within the study 

area. 

Sources of data for this study include Institute of Transportation Engineers (ITE), the Virginia Department of Transportation 

(VDOT), the Town of Fort Royal, and the office files and field reconnaissance efforts by Gorove/Slade Associates, Inc. 
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EXECUTIVE SUMMARY 

Site Location and Study Area 

The proposed Vazzana Property development will be located in Fort Royal, Virginia. The site is located north of Route 647 

(Happy Creek Road), south of I-66, east of the Shenandoah River, and west of Route 606 (Shenandoah Shores Road.)  The 

development will be accessed via one full-access entrance along Shenandoah Shores Drive and a connection to East 8th Street.  

The property is approximately 604 acres. 

Description of the Proposed Development 

The majority of the 604-acre site has been annexed in the Town of Front Royal and is previously approved to develop 320 

DU’s.  The site is currently vacant.  The proposed Vazzana Property development plan calls for the additional construction of 

approximately 715 single-family detached residential units, 155 senior adult housing units, and up to 95 kSF of non-residential 

space (approximately 10 kSF day care center, 20 kSF church, 40 kSF office space and 25 kSF of specialty retail center).  In 

addition, it is possible that a portion of the property will be dedicated to Warren County to develop a fire station and up to 

±700 student Elementary School.  The full build out is anticipated by 2034. 

Principal Findings, Conclusions, and Recommendations 

The analysis presented in this report supports the following major conclusions: 

▪ Existing Conditions (2016) 

The following intersections operate beyond capacity under the Existing conditions: 

• North Commerce Avenue and East 6th Street 

The eastbound and westbound approaches operate at level of service D during both the weekday morning and 
afternoon peak hours. 

• North Commerce Avenue and East 8th Street 

The eastbound and westbound approaches operate at level of service E and D respectively during the weekday 
afternoon peak hours. 

• North Commerce Avenue and North Royal Avenue 

The westbound left and southbound left turn movements approach at level of service E during both the morning 
and afternoon peak hour.  The overall level of service is at LOS D during the afternoon peak hour.   

• W 14th Street and North Shenandoah Avenue 

The southbound approach operates at acceptable levels of service during both the weekday morning and 
afternoon peak hours.  The remaining approaches operate at LOS D or worse.   

▪ Future Conditions without Proposed Development (2034) 

• A 1.0% growth rate was applied to Happy Creek Road, Shenandoah Shores Road, North Commerce Avenue, and 

East 8th Street. 

• The anticipated traffic from the 450 residential units of the proposed HEPTAD development was added. That 

site is located south of Happy Creek Road along the future Leach Run Parkway.  

• Currently, there are 320 residential units previously approved for development on the by-right portion of the 

Vazzana Property.  Anticipated traffic from this by-right development was added under background conditions. 
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• With the development of the by-right Vazzana property, access to Happy Creek Road from Marys Shady Lane 

will close. Traffic will access Happy Creek Road via Shenandoah Shores Road. 

• It is possible that a portion of the Vazzana property will be dedicated to Warren County to develop a fire station 

and up to ±700 student Elementary School.  These developments were also considered as background 

developments.   

• The construction of Leach Run Parkway between John Marshall Highway and Happy Creek Road at Shenandoah 

Shores Road is expected to be complete by 2034. A portion of existing traffic was rerouted to use this new 

roadway. 

• According to the Town of Front Royal, it is desirable to maintain a level of service (LOS) C or better for each 

movement. The following intersections operate beyond capacity under future without development 2034 

conditions: 

▪ Happy Creek Road and Shenandoah Shores Road 

The southbound approach operates at level of service F during both the weekday morning and afternoon 
peak hours. 

▪ North Commerce Avenue and East 6th Street 

The westbound approach operates at level of service E during both the peak hours.  During the afternoon 
peak hour, the northbound approach operates at level of service C and the rest of the approaches operate 
at level of service D or worse.   

▪ North Commerce Avenue and East 8th Street 

The westbound left turn operates at level of service D during the morning peak hours.  During the afternoon 
peak hour, the eastbound and westbound approaches operate at level of service D or worse.   

▪ North Commerce Avenue and North Royal Avenue 

The northbound approach operates at LOS C during both the morning and afternoon peak hours.  All the 
other approaches operate at LOS D or worse during both the peak hours.   

▪ W 14th Street and North Shenandoah Avenue 

The westbound and southbound approaches operate at acceptable levels of service during both the peak 
hours.  Rest all of the approaches operate at LOS D or worse during both the morning and the afternoon 
peak hours.   

▪ Leach Run Parkway and Happy Creek Road 

The northbound approach operates at LOS F during both the morning and the afternoon peak hours.   

The following improvements are anticipated with the by-right Vazzana development and the middle school: 

• Happy Creek Road and Shenandoah Shores Road 

o Add an exclusive eastbound left turn lane. (Proffered under rezoning RZ09-02-64, Front Royal 

Limited Partnership-Town Property). The eastbound left turn lane will be constructed with the middle 

school and is anticipated to open by 2017. 

o Add an exclusive westbound right turn lane. (Proffered under rezoning RZ09-02-64, Front Royal 

Limited Partnership-Town Property) 
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o Install a traffic control signal. (Proffered under rezoning RZ09-02-64, Front Royal Limited 

Partnership-Town Property) This recommendation is subject to the completion of an MUTCD signal 

warrant study, which should be conducted before installation of a traffic signal.  

• Happy Creek Road and Leach Run Parkway (new intersection with middle school construction) 

o Add an eastbound right turn lane.  

o Add a westbound left turn lane. 

o Add a northbound left turn lane, and, 

o Install a traffic control signal.   

▪ Future Conditions with Proposed Development (2034) 

• The proposed development program consists of approximately 715 single-family detached residential units, 155 

senior adult housing units, and up to 95 kSF of non-residential space.  The site will be accessed via one full-

access entrance along Shenandoah Shores Drive and a connection to East 8th Street.  

• The proposed development will generate approximately 796 trips during the weekday morning peak period, 

1,022 trips during the weekday afternoon peak period, and 9,654 trips during an entire weekday.  

• The following improvements are recommended with the proposed development: 

• Happy Creek Road and Shenandoah Shores Road 

o Add a southbound right turn lane.  

o Adjust signal timings as necessary. 

• N. Commerce Avenue and E. 8th Street: 

o Restripe the westbound approach to a thru/left turn lane and a right turn lane, and, 

o Install a traffic control signal.   

• Shenandoah Shores Road and East/West Connector 

o Add a traffic control signal 

o Add an eastbound right turn lane. 

o Add a northbound left turn lane.  

• With the above improvements in place under the future with development conditions, the study intersections 

operate at the following levels of service: 

▪ Happy Creek Road and Shenandoah Shores Road 

The overall intersection and each of the turning movements operate at LOS C or better during the 
commuter peak hours. 

▪ North Commerce Avenue and East 6th Street 

The westbound approaches operate at level of service D during both the morning and afternoon peak hours.  
The eastbound approach and the overall intersection operate at LOS D during the afternoon peak hour.   

▪ North Commerce Avenue and East 8th Street 
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The westbound through/left turn movement operates at level of service D during the afternoon peak hour.  
The remaining movements and the overall intersection operate at LOS C or better during both peak periods. 

▪ North Commerce Avenue and North Royal Avenue 

All the approaches operate at LOS D or worse during both the morning and the evening peak hours, except 
for the southbound approach during the afternoon peak hour. 

▪ W 14th Street and North Shenandoah Avenue 

Most of the movements operate at LOS D or worse during both the morning and the evening peak hours.   

▪ Shenandoah Shores Road and East West connector 

The overall intersection and each of the turning movements operate at LOS C or better during the 
commuter peak hours.   

▪ Build-out Plus Six Years (2040) 

With continued regional traffic growth, the following intersections operate with at least one movement at 

unacceptable levels of service under the future (2040) conditions: 

• North Commerce Avenue and East 6th Street 

• North Commerce Avenue and East 8th Street 

• North Commerce Avenue and North Royal Avenue 

• W 14th Street and North Shenandoah Avenue 
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EXISTING CONDITIONS (2016) 

Existing and Proposed Site Uses 

The study site is located north of Route 647 (Happy Creek Road), south of I-66, east of Route 522, and west of Route 606 

(Shenandoah Shores Road).   The site currently is vacant.  The proposed Vazzana Property development site plan calls for 

approximately 715 single-family detached residential units, 155 senior adult housing units, and up to 95 kSF of non-residential 

space.  For the purposes of this analysis, the full build out of the property was assumed to be complete by 2034. Site access 

will be provided via a new East/West Connector Road at one full-access entrance along Shenandoah Shores Road and a 

connection to East 8th Street. The area map and site location is shown in Figure 1. 

 
Figure 1: Area Map and Site Location  
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The following intersections were analyzed as part of this study: 

1. Happy Creek Road and Dismal Hollow Road 

2. Happy Creek Road and Shenandoah Shores Road 

3. North Commerce Avenue and East 6th Street 

4. North Commerce Avenue and East 8th Street 

5. North Commerce Avenue and North Royal Avenue 

6. W 14th Street and North Shenandoah Avenue 

7. Happy Creek Road and Leach Run Parkway (Future intersection) 

8. Shenandoah Shores Road and Site Entrance (Future intersection) 

Roadway Network 

A description of the major roadways within the immediate vicinity of the site is presented below: 

Happy Creek Road (VA Route 624/647) is a two-lane, undivided roadway with varying posted speed limits of 25 mph (near 

downtown Front Royal), 35 mph, and 45 mph (near Dismal Hollow Road) in the study area.  

Dismal Hollow Road (VA Route 624) is a two-lane, undivided roadway that runs from Happy Creek Road to John Marshall 

Highway with a posted speed limit of 45 mph in the study area.  

Shenandoah Shores Road (VA Route 606) is a two-lane, undivided roadway that runs from Happy Creek Road to Rollason 

Drive with a posted speed limit of 35 mph in the vicinity of the site.  

East 6th Street (VA Route 647) is a two-lane, undivided roadway with left turn lanes at signalized intersections. The posted 

speed limit is 25 mph in the vicinity of the project site. 

North Commerce Street (US Route 522) is a four-lane, divided roadway that runs from North Royal Avenue to John Marshall 

Highway. The posted speed limit is 35 mph. 

East 8th Street is a two-lane, undivided roadway.  Parking is provided on either side of the street between North Royal Avenue 

and North Commerce Street. 

The existing lane configuration and traffic controls for the study intersections are shown in  
Figure 2. 

Existing Traffic Volumes 

In order to determine the weekday peak hour turning movement traffic volumes, traffic counts at the study intersections 

were conducted on Thursday, March 17, 2016, from 6:00 AM to 9:00 AM and from 4:00 PM to 7:00 PM. Analysis of the 

existing traffic data determined the following peak hours:  

AM Peak Hour:   7:45 AM to 8:45 AM 

PM Peak Hour:  4:30 PM to 5:30 PM 

The existing morning and afternoon peak hour traffic volumes for the study intersections are shown in Figure 3, and the 

estimated average daily traffic data are also shown in the same graphic. The existing turning movement counts are included 

in Appendix B. 
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Figure 2: Lane Configuration and Traffic Control – Existing Conditions (2016) 
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Figure 3: Existing Traffic Volumes (2016) 
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Existing Conditions Capacity Analysis 

Capacity analyses were performed at the study intersections during the weekday morning and afternoon commuter peak 

hours under the existing conditions. Intersection capacity analyses were performed using Synchro version 9.1 based on the 

latest Highway Capacity Manual (HCM 2000) data and methodology. Existing peak hour factors by movement were calculated 

from field count data.  

Table 1 summarizes the results of the intersection capacity analyses for existing conditions, and Figure 4 shows the existing 

levels of service. A description of the different LOS and delay and the detailed analysis worksheets for the existing conditions 

are included in Appendix C and D, respectively. 

Table 1: Existing Conditions (2016) Intersection Capacity Analysis 

No. Intersection (Movement) 
Storage 
Length 

AM Peak Hour   PM Peak Hour 

Queue       Queue     

50th 90th LOS 
Delay 

(sec/veh) 
  50th 90th LOS 

Delay 
(sec/veh) 

1 Happy Creek Rd and Dismal Hollow Rd           

 
Overall Intersection (Unsignalized) 

   
n/a n/a  

  
n/a n/a 

 
Westbound Approach 

 n/a n/a 
 3.6  

n/a n/a 
 1.4 

 
   Westbound Through/Left 

 n/a 7 A 3.6  
n/a 2 A 1.4 

 
Northbound Approach  

 n/a n/a B 12.1  
n/a n/a B 11.2 

     Northbound Left   n/a 10 B 12.1   n/a 19 B 11.2 

2 Happy Creek Rd and Shenandoah Shores Rd           

 
Overall Intersection (Unsignalized) 

 n/a n/a n/a n/a  
n/a n/a n/a n/a 

 
Eastbound Approach 

 n/a n/a 
 6.1  

n/a n/a 
 4.8 

 
   Eastbound Through/Left 

 n/a 14 A 6.1  
n/a 13 A 4.8 

 
Southbound Approach 

 n/a n/a B 14.4  
n/a n/a B 14.6 

     Southbound Left/Right   n/a 41 B 14.4   n/a 48 B 14.6 

3 East 6th St and N Commerce Avenue           

 
Overall Intersection (Signalized) 

 n/a n/a C 24.2  
n/a n/a C 31.7 

 
Eastbound Approach 

 n/a n/a D 36.5  
n/a n/a D 45.4 

 
   Eastbound Left 

 7 17 C 32.2  
18 31 C 30.5 

 
   Eastbound Through/Right 

 68 109 D 37.0  
233 212 D 47.1 

 
Westbound Approach 

 n/a n/a D 37.8  
n/a n/a D 38.4 

 
   Westbound Left 

 40 68 C 27.2  
87 88 C 32.1 

 
   Westbound Through/Right  

 132 233 D 40.9  
227 337 D 41.1 

 
Northbound Approach 

 n/a n/a B 19.1  
n/a n/a C 26.2 

 
   Northbound Left 145' 30 64 B 13.6  

52 86 B 18.9 

 
   Northbound Through/Right  

 107 181 C 20.3  
176 250 C 27.8 

 
Southbound Approach 

 n/a n/a B 18.2  
n/a n/a C 24.7 

 
   Southbound Left 165' 36 64 B 13.6  

68 120 B 19.5 

     Southbound Through/Right    98 173 B 19.6   146 212 C 26.4 

4 East 8th St and N Commerce Avenue           

 
Overall Intersection (Unsignalized) 

 n/a n/a n/a n/a  
n/a n/a n/a n/a 
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No. Intersection (Movement) 
Storage 
Length 

AM Peak Hour   PM Peak Hour 

Queue       Queue     

50th 90th LOS 
Delay 

(sec/veh) 
  50th 90th LOS 

Delay 
(sec/veh) 

 
Eastbound Approach  

 n/a n/a C 18.0  
n/a n/a E 45.6 

 
   Eastbound Left/Through/Right 

 n/a 2 C 18.0  
n/a 28 E 45.6 

 
Westbound Approach 

 n/a n/a C 16.9  
n/a n/a D 27.5 

 
   Westbound Left 140' n/a 7 C 23.1  

n/a 8 F 54.7 

 
   Westbound Through/Right  

 n/a 8 B 14.1  
n/a 31 C 24.8 

 
Northbound Approach 

 n/a n/a 
 0.2  

n/a n/a 
 0.3 

 
   Northbound Left 150' n/a 1 A 8.7  

n/a 3 A 8.9 

 
Southbound Approach 

 n/a n/a 
 0.5  

n/a n/a 
 1.8 

     Southbound Left 165' n/a 3 A 8.5   n/a 14 A 9.8 

5  N Commerce Avenue and N Royal Avenue           

 
Overall Intersection (Signalized) 

 n/a n/a C 31.4  
n/a n/a D 43.8 

 
Westbound Approach 

 n/a n/a C 32.1  
n/a n/a D 51.5 

 
   Westbound Left 

 9 12 E 68.7  
24 36 E 69.3 

 
   Westbound Right  

 207 327 C 31.3  
539 #830 D 50.8 

 
Northbound Approach 

 n/a n/a C 27.3  
n/a n/a C 32.2 

 
   Northbound Through/Right  

 134 199 C 27.3  
246 285 C 32.2 

 
Southbound Approach 

 n/a n/a C 33.0  
n/a n/a D 45.3 

 
   Southbound Left 

 407 #646 E 59.4  
~650 #916 E 78.7 

     Southbound Through   0 123 A 2.4   99 152 A 3.0 

6  W 14th Street and Shenandoah Avenue           

 
Overall Intersection (Signalized) 

 n/a n/a E 57.5  
n/a n/a C 29.6 

 
Eastbound Approach 

 n/a n/a F 478.8  
n/a n/a F 157.7 

 
   Eastbound Left 

 ~160 #318 F 665.7  
~74 #152 F 265.2 

 
   Eastbound Through/Right 

 37 58 D 47.1  
52 75 D 50.2 

 
Westbound Approach 

 n/a n/a A 7.3  
n/a n/a A 7.5 

 
   Westbound Through/Left 

 47 74 E 74.1  
58 84 E 63.0 

 
   Westbound Right  

 0 0 A 1.4  
0 0 A 3.3 

 
Northbound Approach 

 n/a n/a D 35.3  
n/a n/a D 50.7 

 
   Northbound Left 125' 7 8 E 72.3  

10 24 E 58.0 

 
   Northbound Through 

 123 151 C 33.7  
224 #393 D 51.4 

 
   Northbound Right 

 0 0 C 27.8  
0 0 C 32.5 

 
Southbound Approach 

 n/a n/a C 28.5  
n/a n/a C 28.1 

 
   Southbound Left 288' 267 313 D 36.2  

313 377 C 34.0 

     Southbound Through/Right    150 296 B 13.8   149 307 B 15.4 

 
According to the Town of Fort Royal, it is desirable to achieve a level of service C or better for each movement at an 

intersection.  The results show that the following intersections operate at unacceptable levels of service under the existing 

conditions: 
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• North Commerce Avenue and East 6th Street 

The eastbound and westbound approaches operate at level of service D during both the weekday morning and 
afternoon peak hours. 

• North Commerce Avenue and East 8th Street 

The eastbound and westbound approaches operate at level of service E and D respectively during the weekday 
afternoon peak hours. 

• North Commerce Avenue and North Royal Avenue 

The westbound left and southbound left turn movements operate at level of service E during both the morning and 
afternoon peak hour.  The overall level of service is LOS D during the afternoon peak hour.   

• W 14th Street and North Shenandoah Avenue 

The southbound approach operates at acceptable levels of service during both the weekday morning and afternoon 
peak hours.  The remaining approaches operate at LOS D or worse. 
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Figure 4: Existing Levels of Service (2016) 
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FUTURE CONDITIONS WITHOUT PROPOSED DEVELOPMENT (2034)  

Planned Roadway/Transportation Improvements 

The following planned or proposed roadway/transportation improvements in the vicinity of the site for the 2034 traffic 

conditions were considered in the traffic study: 

• Marys Shady Lane – The connection of Marys Shady Lane to Happy Creek Road will be replaced with a connection 

to Shenandoah Shores Road with development of the by-right portion of the Vazzana Property.  Therefore, the 

relocated access is assumed under all future conditions.  

• Leach Run Parkway – Leach Run Parkway is currently under construction in conjunction with the middle school, and 

will be in place for all future scenarios. Leach Run Parkway will be a four-lane, divided, limited-access highway 

between John Marshall Highway (Route 55) to the south and Happy Creek Road to the north with a design speed of 

50 mph.  The northern terminus of the Leach Run Parkway would be an at-grade intersection with Happy Creek 

Road, approximately 450 feet west of Shenandoah Shores Road 

Direction of Approach and Future Conditions without Proposed Development Traffic Volumes (2034) 

Traffic volumes were analyzed during the morning peak hour and the afternoon peak hour for the future year 2034.  In order 

to determine the weekday peak hour volumes, the following data was used:  

• Existing 2016 AM and PM peak period turning movement counts 

• Annual growth rate of 1.00% 

• Traffic volumes at the intersection of Happy Creek Road and Marys Shady Lane from 2009 Vazzana Property 
Development Traffic Impact Study 

• Previously approved Vazzana Property by-right development program  

• Approved future HEPTAD development, located south of Happy Creek Road on Leach Run Parkway 

• A fire station and an elementary school to be developed on the Vazzana property to be dedicated to Warren County. 

Inherent Growth 

Future traffic volumes are projected by increasing existing traffic volumes to the build-out year using a growth rate.  It was 

agreed at the scoping meeting that, to be conservative, a regional growth rate of 1.00% would be used in this traffic study to 

account for background growth and development outside of the study area.  Figure 5 shows the existing 2016 volumes with 

the applied growth rate. 

Marys Shady Lane Rerouting 

The access for Marys Shady Lane at Happy Creek Road will be removed as development occurs on the Vazzana property.  The 

vehicles currently using Marys Shady Lane will be rerouted to Shenandoah Shores Road. The directional split along Happy 

Creek Road for the vehicles currently using Marys Shady Lane was replicated at the intersection of Shenandoah Shores Road 

and Happy Creek Road when they were relocated.  Traffic volumes were not recounted at the intersection of Happy Creek 

Road and Marys Shady Lane; instead, the same traffic volumes from the 2009 Vazzana Property Development Traffic Impact 

Study were used in this analysis.  Since the road is a dead end, the volumes should be similar. The rerouted volumes are 

shown in Figure 6 and Figure 7. 
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Leach Run Parkway Rerouting 

Leach Run Parkway is expected to be constructed by the year 2034.  It will extend approximately two (2) miles from Happy 

Creek Road near Shenandoah Shores Road south to John Marshall Highway.  A portion of the vehicles currently using Dismal 

Hollow Road will be rerouted to Leach Run Parkway.  The rerouted volumes are shown in Figure 8 and Figure 9. 
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Figure 5: Existing 2016 Volumes + 1.00% Annual Growth 
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Figure 6: Marys Shady Lane Rerouting (1 of 2)  
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Figure 7: Marys Shady Lane Rerouting (2 of 2) 
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Figure 8 : Leach Run Parkway Rerouting (1 of 2) 
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Figure 9 : Leach Run Parkway Rerouting (2 of 2) 
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Approved Vazzana Property By-right Development Traffic Volumes 

The Vazzana Property development is currently approved for 320 single-family residential units. These homes are included 

under future background conditions without the proposed rezoning. To calculate the trips generated by the approved 

development, ITE’s Trip Generation Manual, 9th Edition was used to determine the trips for the weekday morning and 

afternoon peak hours. The trip generation for the approved Vazzana Property development is shown in Table 2. 

Table 2: 2034 Future without Proposed Development (Future Background) Trip Generation: Vazzana Property 

Land Use 
ITE 

Code 
Size 

------      W e e k d a y      ------  

AM Peak Hour   PM Peak Hour   Daily 

In Out Total   In Out Total   Total 

Vazzana Property (By-Right, Within Town)           
Residential             
Single-Family Detached Housing 210 320 DU 59 175 234  188 111 299  3,062 

Total Background By-Right External Trips       59 175 234   188 111 299   3,062 

 

As shown in Table 2, the approved Vazzana Property development will generate 234 weekday morning peak hour trips and 

299 weekday afternoon peak hour trips under future conditions without proposed development. 

In order to route the projected traffic through the study area, a direction of approach was established based on previous 

traffic studies, existing travel patterns, and general engineering judgment. The direction of approach assumptions for traffic 

generated by the approved development are shown in Table 3 and Figure 10 and Figure 11. The inbound and outbound trips 

calculated for the weekday morning and weekday afternoon commuter peak hours were routed based on these distributions. 

Table 3: Direction of Approach 

APPROVED VAZZANA PROPERTY DEVELOPMENT Residential 

To and from the north along North Shenandoah Avenue 25% 

To and from the south along Dismal Hollow Road 15% 

To and from the south along (Future) Leach Run Parkway 30% 

To and from the south along North Royal Avenue 5% 

To and from the south along North Commerce Avenue 5% 

To and from the east along Happy Creek Road 15% 

To and from the west along West 6th Street  5% 

 Total 100% 

 
Figure 10 and Figure 11 also illustrate the site traffic assignment for both peak hours.  
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Figure 10: Approved Vazzana Property Development Traffic Volumes (2034) (1 of 2) 
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Figure 11: Approved Vazzana Property Development Traffic Volumes (2034) (2 of 2) 
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Approved Future Heptad Development Traffic Volumes 

The HEPTAD development is currently approved for 450 residential units. This development is included under future 

background conditions without the proposed development. To calculate the trips generated by the approved development, 

ITE’s Trip Generation Manual, 9th Edition was used to determine the trips for the weekday morning and afternoon peak hours. 

The trip generation for the approved HEPTAD development is shown in Table 4. 

Table 4: 2034 Future without Proposed Development (Future Background) Trip Generation: Heptad Development 

Land Use 
ITE 

Code 
Size 

  

AM Peak Hour   PM Peak Hour   Daily 

In Out Total   In Out Total   Total 

Heptad Development             
Residential             

Single-Family Detached Housing 210 54 DU 12 36 48  39 22 61  596 

Single-Family Attached Housing 230 100 DU 9 43 52  41 20 61  644 

Multifamily Housing 220 296 DU 30 119 149  118 63 181  1,918 

Total Residential External Trips       51 198 249   198 105 303   3,158 

As shown in Table 4, the approved HEPTAD development will generate 249 weekday morning peak hour trips and 303 

weekday afternoon peak hour trips under future conditions without proposed development. The location of the HEPTAD 

development is shown in Figure 12.  

In order to route the projected traffic through the study area, a direction of approach was established based on previous 

traffic studies, existing travel patterns, and general engineering judgment. The direction of approach assumptions for traffic 

generated by the approved development are shown in Table 5 and Figure 12 and Figure 13. The inbound and outbound trips 

calculated for the weekday morning and weekday afternoon commuter peak hours were routed based on these distributions. 

Table 5: Direction of Approach 

APPROVED HEPTAD DEVELOPMENT Residential 

To and from the north along North Shenandoah Avenue 25% 

To and from the east along John Marshall Highway 55 45% 

To and from the southwest along North Royal Avenue 5% 

To and from the southwest along North Commerce Avenue 5% 

To and from the east along Happy Creek Road 15% 

To and from the west along West 6th Street  5% 

 Total 100% 

 
Figure 12 and Figure 13 also illustrate the site traffic assignment for both peak hours. 
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Figure 12: Heptad Development Traffic Volumes (2034) (1 of 2) 
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Figure 13: Heptad Development Traffic Volumes (2034) (2 of 2) 
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Elementary School and Fire Station Traffic Volumes 

It is possible that a portion of the Vazzana property will be dedicated to Warren County to develop a fire station and up to 

±700 student Elementary School.  Per discussion at the scoping meeting, these developments were also considered as 

background developments.  To calculate the trips generated by the elementary school, ITE’s Trip Generation Manual, 9th 

Edition was used to determine the trips for the weekday morning and afternoon peak hours.  Based on traffic engineering 

judgment, the fire station was estimated to generate 10 trips each during the morning and afternoon peak hours.  The trip 

generation for this background development is shown in Table 6. 

Table 6: Future Background Trip Generation: Fire Station and Elementary School 

Land Use 

ITE 

Size 

------      W e e k d a y      ------  

Code AM Peak Hour   PM Peak Hour   Daily 

  In Out Total   In Out Total   Total 
             

Elementary School 520 700 Students 174 141 315  52 53 105  903 

School Internal Trips Reduction: 13%1  13%  -23 -18 -41  -7 -7 -14  -117 

Fire Station    5 5 10  5 5 10  100 
             

Total Elementary School and Fire Station 
Trips 

      156 128 284  50 51 101  886 

Note:  1 – The elementary school internal reduction rate was developed using data for Warren County’s population based on age and number of households.  
13% = [0.181 students per DU x 515 DU) / 700 students, or in other words approximately 13% of the school’s students will live in the proposed development. 

As shown in Table 6, the background development will generate 284 weekday morning peak hour trips and 101 weekday 

afternoon peak hour trips under future conditions without proposed development.  In order to route the projected traffic 

into the Vazzana Property development, a direction of approach was established based on previous traffic studies, existing 

travel patterns, location of employment within the region, approved developments, and general engineering judgment. The 

direction of approach assumptions for traffic generated by the elementary school and fire station development and are shown 

in Table 7 and Figure 14 and Figure 15. The inbound and outbound trips calculated for the weekday morning and weekday 

afternoon commuter peak hours were routed based on these distributions. 

Table 7: Direction of Approach 

APPROVED VAZZANA PROPERTY DEVELOPMENT 
Elementary 

School/Fire Station 

To and from the north along North Shenandoah Avenue 0% 

To and from the north along Shenandoah Shores Road 15% 

To and from the south along Happy Ridge Drive 10% 

To and from the south along Dismal Hollow Road 5% 

To and from the south along (Future) Leach Run Parkway 10% 

To and from the south along North Royal Avenue 0% 

To and from the south along North Commerce Avenue 0% 

To and from the east along Happy Creek Road 60% 

To and from the west along West 6th Street  5% 

 Total 100% 

Figure 14 and Figure 15 show the site traffic assignment for both peak hours for the elementary school and fire station. 
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Figure 14: Elementary School and Fire Station Traffic Volumes (2034) (1 of 2) 
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Figure 15: Elementary School and Fire Station Traffic Volumes (2034) (2 of 2) 
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The trips from the anticipated developments (Figures 10 thru 15) were added to the existing volumes with growth (2034) 

(Figure 5), the rerouted Marys Shady Lane traffic (Figures 6 and 7) and the rerouted Leach Run Parkway traffic (Figures 8 and 

9) to establish the future without proposed development (2034) traffic volumes, as shown in Figure 16 and Figure 17. 
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Figure 16: Future Conditions without Proposed Development Traffic Volumes (2034) (1 of 2) 
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Figure 17: Future Conditions without Proposed Development Traffic Volumes (2034) (2 of 2) 
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Future Conditions without Proposed Development Capacity Analysis (2034)  

Capacity analyses were performed at the study intersections during the weekday morning and afternoon peak hours under 

future 2034 conditions. Intersection capacity analyses were performed using Synchro version 8 based on the latest Highway 

Capacity Manual (HCM 2000) data and methodology.  A peak hour factor of 0.90 was used for all movements under the future 

without development conditions.   

The results of the intersection capacity analyses for the future conditions without the proposed development (2034) are 

summarized in Table 8 and  

Figure 18 and Figure 19. A description of the different LOS and delay and the detailed analysis worksheets for the future 

conditions without proposed development (2034) are included in Appendix C and E, respectively.  

Figure 20 and Figure 21 show the recommended lane geometry for each study intersection. 

Table 8: Future Conditions without Proposed Development (2034) Intersection Capacity Analysis 

No. Intersection (Movement) 
Storage 
Length 

AM Peak Hour   PM Peak Hour 

Queue       Queue     

50th 90th LOS 
Delay 

(sec/veh) 
  50th 90th LOS 

Delay 
(sec/veh) 

1 Happy Creek Rd and Dismal Hollow Rd           

 
Overall Intersection (Unsignalized) 

   
n/a n/a  

  
n/a n/a 

 
Westbound Approach 

 n/a n/a 
 1.2  

n/a n/a 
 0.5 

 
   Westbound Through/Left 

 n/a 3A A 1.2  
n/a 1 A 0.5 

 
Northbound Approach  

 n/a n/a B 12.4  
n/a n/a B 12.0 

     Northbound Left   n/a 3 B 12.4   n/a 10 B 12.0 

2 Happy Creek Rd and Shenandoah Shores Rd           

 
Overall Intersection (Unsignalized) 

 n/a n/a n/a n/a  
n/a n/a n/a n/a 

 
Eastbound Approach 

 n/a n/a 
 6.9  

n/a n/a 
 7.1 

 
   Eastbound Through/Left 

 n/a 22 A 6.9  
n/a 34 A 7.1 

 
Southbound Approach 

 n/a n/a F 153.9  
n/a n/a F 122.1 

    Southbound Left/Right  n/a 526 F 153.9  n/a 384 F 122.1 

2 Happy Creek Rd and Shenandoah Shores Rd                     

  Mitigation: Add a traffic control signal; add a eastbound left turn lane; add a westbound right turn lane       

  Overall Intersection (Signalized)   n/a n/a C 24.0   n/a n/a B 17.4 

  Eastbound Approach   n/a n/a B 14.3   n/a n/a A 5.6 

     Eastbound Left 250' 40 115 B 16.9   34 69 A 6.2 

     Eastbound Through   18 38 A 8.7   18 41 A 4.6 

  Westbound Approach   n/a n/a C 23.5   n/a n/a C 20.7 

     Westbound Through   130 207 C 34.6   95 165 C 29.8 

     Westbound Right  250' 0 16 A 6.6   0 20 A 8.1 

  Southbound Approach   n/a n/a C 31.6   n/a n/a C 32.3 

     Southbound Left/Right   210 338 C 31.6   124 229 C 32.3 

3 East 6th St and N Commerce Avenue           

 
Overall Intersection (Ssignalized) 

 n/a n/a C 33.9  
n/a n/a D 51.5 
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No. Intersection (Movement) 
Storage 
Length 

AM Peak Hour   PM Peak Hour 

Queue       Queue     

50th 90th LOS 
Delay 

(sec/veh) 
  50th 90th LOS 

Delay 
(sec/veh) 

 
Eastbound Approach 

 n/a n/a C 33.7  
n/a n/a D 45.1 

 
   Eastbound Left 

 6 20 C 31.2  
17 38 C 32.3 

 
   Eastbound Through/Right 

 81 145 C 33.9  
246 363 D 46.3 

 
Westbound Approach 

 n/a n/a E 57.6  
n/a n/a E 64.2 

 
   Westbound Left 

 36 69 C 24.9  
53 93 C 26.8 

 
   Westbound Through/Right  

 274 #547 E 62.6  
~375 #615 E 71.6 

 
Northbound Approach 

 n/a n/a C 24.2  
n/a n/a C 27.9 

 
   Northbound Left 145' 35 80 B 18.1  

59 103 C 20.1 

 
   Northbound Through/Right  

 116 190 C 25.6  
205 274 C 29.6 

 
Southbound Approach 

 n/a n/a C 23.1  
n/a n/a E 65.6 

 
   Southbound Left 165' 67 139 B 19.4  

~228 #464 F 123.3 

     Southbound Through/Right    114 189 C 24.6   175 237 C 27.9 

4 East 8th St and N Commerce Avenue           

 
Overall Intersection (Unsignalized) 

 n/a n/a n/a n/a  
n/a n/a n/a n/a 

 
Eastbound Approach  

 n/a n/a C 21.7  
n/a n/a D 34.8 

 
   Eastbound Left/Through/Right 

 n/a 1 C 21.7  
n/a 17 D 34.8 

 
Westbound Approach 

 n/a n/a C 17.0  
n/a n/a D 32.8 

 
   Westbound Left 140' n/a 5 D 27.6  

n/a 10 F 63.5 

 
   Westbound Through/Right  

 n/a 5 B 13.1  
n/a 38 D 29.5 

 
Northbound Approach 

 n/a n/a 
 0.1  

n/a n/a 
 0.2 

 
   Northbound Left 150' n/a 1 A 9.0  

n/a 3 A 9.9 

 
Southbound Approach 

 n/a n/a 
 0.3  

n/a n/a 
 0.9 

     Southbound Left 165' n/a 2 A 9.0   n/a 11 B 10.2 

5  N Commerce Avenue and N Royal Avenue           

 
Overall Intersection (Signalized) 

 n/a n/a D 42.2  
n/a n/a F 125.3 

 
Westbound Approach 

 n/a n/a D 51.2  
n/a n/a F 157.6 

 
   Westbound Left 

 4 21 E 78.4  
18 46 E 67.5 

 
   Westbound Right  

 479 #766 D 50.9  
~1054 #1326 F 159.5 

 
Northbound Approach 

 n/a n/a C 27.8  
n/a n/a C 32.8 

 
   Northbound Through/Right  

 148 241 C 27.8  
270 344 C 32.8 

 
Southbound Approach 

 n/a n/a D 43.2  
n/a n/a F 147.7 

 
   Southbound Left 

 506 #927 E 78.2  
~1170 #1464 F 245.6 

     Southbound Through   0 152 A 2.3   129 198 A 3.4 

6  W 14th Street and Shenandoah Avenue           

 
Overall Intersection (Signalized) 

 n/a n/a E 67.7  
n/a n/a D 36.4 

 
Eastbound Approach 

 n/a n/a F 687.9  
n/a n/a F 177.5 

 
   Eastbound Left 

 ~212 #378 F 869.7  
~86 #193 F 283.9 

 
   Eastbound Through/Right 

 31 75 D 48.1  
48 97 D 51.0 

 
Westbound Approach 

 n/a n/a A 6.0  
n/a n/a B 17.7 
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No. Intersection (Movement) 
Storage 
Length 

AM Peak Hour   PM Peak Hour 

Queue       Queue     

50th 90th LOS 
Delay 

(sec/veh) 
  50th 90th LOS 

Delay 
(sec/veh) 

 
   Westbound Through/Left 

 4 88 E 63.4  
50 99 E 69.7 

 
   Westbound Right  

 0 0 A 3.0  
0 #171 B 15.3 

 
Northbound Approach 

 n/a n/a D 36.5  
n/a n/a F 69.9 

 
   Northbound Left 125' 3 14 E 59.7  

9 30 E 58.6 

 
   Northbound Through 

 110 196 D 36.4  
~321 #509 E 72.0 

 
   Northbound Right 

 0 0 C 30.9  
0 0 D 35.1 

 
Southbound Approach 

 n/a n/a C 28.6  
n/a n/a C 32.9 

 
   Southbound Left 288' 326 410 D 36.1  

459 565 D 40.6 

     Southbound Through/Right    181 368 B 14.1   188 389 B 15.1 

7 Leach Run Parkway and Happy Creek Road          

 
Overall Intersection (Unsignalized) 

 n/a n/a n/a n/a  
n/a n/a n/a n/a 

 
Westbound Approach 

 n/a n/a 
 3.4  

n/a n/a 
 3.8 

 
   Westbound Through/Left 

 n/a 12 A 3.4  
n/a 9 A 3.8 

 
Northbound Approach 

 n/a n/a F 69.0  
n/a n/a F 277.3 

 
   Northbound Left/Right 

 n/a 216 F 69.0  
n/a 328 F 277.3 

7 Leach Run Parkway and Happy Creek Road                   

  Mitigation: Add a traffic control signal; add a eastbound right turn lane; add a westbound left turn lane; add a northbound left turn lane 

  Overall Intersection (Signalized)   n/a n/a B 17.7   n/a n/a B 18.9 

  Eastbound Approach   n/a n/a B 19.8   n/a n/a B 17.1 

     Eastbound Through   135 209 C 25.4   198 292 C 22.0 

     Eastbound Right 250' 0 11 A 4.9   0 12 A 4.6 

  Westbound Approach   n/a n/a B 14.5   n/a n/a B 13.7 

     Westbound Left 250' 55 m86 B 13.2   38 m89 B 13.6 

     Westbound Through   175 261 B 14.9   132 281 B 13.8 

  Northbound Approach   n/a n/a C 21.7   n/a n/a C 28.7 

     Northbound Left 250' 69 118 C 26.5   109 178 C 34.0 

     Northbound Right   0 29 B 17.3   0 40 C 22.8 

8 Shenandoah Shores Road and East West Connector          

 
Overall Intersection (Unsignalized) 

 n/a n/a n/a n/a  
n/a n/a n/a n/a 

 
Eastbound Approach 

 n/a n/a B 13.7  
n/a n/a B 11.8 

 
 Eastbound Left/Right 

 n/a 62 B 13.7  
n/a 27 B 11.8 

 
Northbound Approach 

 n/a n/a 
 5.1  

n/a n/a 
 5.3 

     Northbound Through/Left   n/a 15 A 5.1   n/a 19 A 5.3 

 
According to the Town of Fort Royal, it is desirable to achieve a level of service C or better for each movement at an 

intersection.  The results show that the following intersections operate at unacceptable levels of service under the future 

without development conditions: 

• Happy Creek Road and Shenandoah Shores Road 

The southbound approach operates at level of service F during both the weekday morning and afternoon peak hours. 
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• North Commerce Avenue and East 6th Street 

The westbound approach operates at level of service E during both the peak hours.  During the afternoon peak hour, 
the northbound approach operates at level of service C and the rest of the approaches operate at level of service D 
or worse.   

• North Commerce Avenue and East 8th Street 

The westbound left turn operates at level of service D during the morning peak hours.  During the afternoon peak 
hour, the eastbound and westbound approaches operate at level of service D or worse.   

• North Commerce Avenue and North Royal Avenue 

The northbound approach operates at LOS C during both the morning and afternoon peak hours.  All the other 
approaches operate at LOS D or worse during both the peak hours.   

• W 14th Street and North Shenandoah Avenue 

The westbound and southbound approaches operate at acceptable levels of service during both the peak hours.  
Rest all of the approaches operate at LOS D or worse during both the morning and the afternoon peak hours.   

• Leach Run Parkway and Happy Creek Road 

The northbound approach operates at LOS F during both the morning and the afternoon peak hours.   

The following improvements are recommended: 

• Happy Creek Road and Shenandoah Shores Road 

o Add an exclusive eastbound left turn lane. (Proffered under rezoning RZ09-02-64, Front Royal Limited 

Partnership-Town Property). The eastbound left turn lane will be constructed by as part of the middle 

school project and is anticipated to open by 2017. 

o Add an exclusive westbound right turn lane. (Proffered under rezoning RZ09-02-64, Front Royal Limited 

Partnership-Town Property) 

o Install a traffic control signal. (Proffered under rezoning RZ09-02-64, Front Royal Limited Partnership-

Town Property) This recommendation is subject to the completion of an MUTCD signal warrant study, 

which should be conducted before installation of a traffic signal.  

• Happy Creek Road and Leach Run Parkway (new intersection by others) 

o Add an eastbound right turn lane.  

o Add a westbound left turn lane. 

o Add a northbound left turn lane, and, 

o Install a traffic control signal.   
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Figure 18: Future Conditions without Proposed Development Levels of Service (2034) (1 of 2) 
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Figure 19: Future Conditions without Proposed Development Levels of Service (2034) (2 of 2) 
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Figure 20: Future Lane Configuration and Traffic Control without Proposed Development (2034) (1 of 2) 
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Figure 21: Future Lane Configuration and Traffic Control without Proposed Development (2034) (2 of 2) 
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TRIP GENERATION AND SITE TRAFFIC FOR FUTURE CONDITIONS WITH PROPOSED DEVELOPMENT 
(2034) 

Site Description 

The study site is located north of Route 647 (Happy Creek Road), south of I-66, east of Route 522, and west of Route 606 

(Shenandoah Shores Road).  The proposed Vazzana Property development plan calls for the additional construction of 

approximately 715 single-family detached residential units, 155 senior adult housing units, and up to 95 kSF of non-residential 

space (approximately 10 kSF day care center, 20 kSF church, 40 kSF office space and 25 kSF of specialty retail center).  The 

site is currently vacant.  Full-build of the proposed development is anticipated to be complete by 2034. 

Site Access 

Site access for the Vazzana Property development will be provided via one full-access entrance along Shenandoah Shores 

Drive and a connection to 8th Street, both via the new East-West Connector road. 

With the connection to 8th Street, the 320 DUs previously approved on the Vazzana by-right parcel will have a second access 
point.  The trips associated with the 320 DUs included in the Future without Development scenario (as shown in Figure 10 

) were removed and redistributed through the network with the revised direction of approach. 

Site Generated Volumes 

The proposed Vazzana Property development is expected to be built by 2034.  To calculate the trips generated for the build-

out year, ITE’s Trip Generation Manual, 9th Edition was used to determine the trips for the weekday morning and afternoon 

peak hours.  The trip generation for the proposed Vazzana Property development is shown in Table 9.  

Table 9: Proposed Vazzana Property Development Trip Generation 

Land Use 

ITE 

Size 

  ------      W e e k d a y      ------  

Code   AM Peak Hour   PM Peak Hour   Daily 

    In Out Total   In Out Total   Total 

Residential              

Single-Family Detached Housing 210 715 DU  128 383 511  390 228 618  6,416 

School Internal Trips Reduction: 13%1  13%   -18 -23 -41  -7 -7 -14  -117 

Senior Adult Housing (VDOT -Staunton Rates) 155 DU  23 75 98  81 45 126  1,262 

Residential Subtotal         133 435 568   464 267 731   7,561 

Internal Trips     -3 -8 -10  -13 -8 -20  -226 

Residential Total (with VDOT Staunton Housing Rates)     130 428 558   451 259 710   7,334 

Institutional              

Day Care Center 565 10 kSF  65 57 122  59 65 124  741 

Church 560 20 kSF  8 4 12  7 6 13  183 

Church Internal Trip Reduction  15%   -1 -1 -2  -1 -1 -2  -27 

Institutional Total       72 60 132   65 70 135   897 

Office              

General Office Building 710 40 kSF  81 11 92  22 102 124  655 

Office Internal Trip Reduction  5%   -4 -1 -5  -1 -5 -6  -33 

Office Total       77 10 87   21 97 118   622 
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Land Use 

ITE 

Size 

  ------      W e e k d a y      ------  

Code   AM Peak Hour   PM Peak Hour   Daily 

    In Out Total   In Out Total   Total 

Retail              

Specialty Retail Center 826 25 kSF  16 10 25  37 45 82  1,108 

Retail Internal Trip Reduction  15%   -2 -1 -4  -6 -7 -12  -166 

Retail Pass-by Trip Reduction  15%   -2 -1 -3  -5 -6 -10  -141 

Retail Total       11 7 18   27 33 59   801 

              

Total New Proposed External Trips         290 506 796   564 458 1,022   9,654 

Note:  1 – The elementary school internal reduction rate was developed using data for Warren County’s population based on age and number of 
households.  
13% = [0.181 students per DU x 515 DU) / 700 students, or in other words approximately 13% of the school’s students will live in the proposed 
development. 

 

The proposed development, with reductions for internal trip interactions, will generate approximately 796 trips during the 

weekday morning peak period, 1,022 trips during the weekday afternoon peak period, and 9,654 trips during an entire 

weekday. 

Through the scoping process, VDOT staff required the use of special Staunton District rates for the senior adult housing 

component of the site.  It is noted that these rates are considerably higher than the corresponding ITE rates for this type of 

use.  The resulting trip generation estimates are approximately twice those projected by the ITE equations and are nearly the 

same on a per-unit basis as the non-age-restricted single family trip generation.  Further, the ITE peak hour trip generation 

recommendations were developed from 23 studies across five states and Canada over a significant span of time.  The VDOT 

Staunton rates were not developed based on empirical traffic count data, but on anticipated driver behavior and automobile 

availability. 

Direction of Approach and Future Conditions with Proposed Development Traffic Volumes (2034)  

In order to route the projected traffic into the Vazzana Property development, a direction of approach was established based 

on previous traffic studies, existing travel patterns, location of employment within the region, approved developments, and 

general engineering judgment.  The direction of approach assumptions for traffic generated by the proposed development 

are separate for residential and non-residential development and are shown in Table 10 and Figure 22 through Figure 25. The 

inbound and outbound trips calculated for the weekday morning and weekday afternoon commuter peak hours were routed 

based on these distributions. 
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Table 10: Direction of Approach 

APPROVED VAZZANA PROPERTY DEVELOPMENT Residential Non-Residential 

To and from the north along North Shenandoah Avenue 30% 35% 

To and from the north along Shenandoah Shores Road 0% 5% 

To and from the south along Happy Ridge Drive 0% 5% 

To and from the south along Dismal Hollow Road 15% 10% 

To and from the south along (Future) Leach Run Parkway 30% 15% 

To and from the south along North Royal Avenue 5% 10% 

To and from the south along North Commerce Avenue 10% 10% 

To and from the east along Happy Creek Road 5% 5% 

To and from the west along West 6th Street  5% 5% 

 Total 100% 100% 

 
Figure 22 through Figure 25 also show the site traffic assignment for both peak hours. The site trips were added to the future 

without proposed development (2034) volumes (Figure 16 and Figure 17) in order to establish the future with proposed 

development (2034) volumes, as shown in Figure 26 and Figure 27. 
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Figure 22 : Proposed Vazzana Property Development Residential Trip Generation and Assignment (2034) (1 of 2) 
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Figure 23 : Proposed Vazzana Property Development Residential Trip Generation and Assignment (2034) (2 of 2) 
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Figure 24 : Proposed Vazzana Property Development Non-Residential Trip Generation and Assignment (2034) (1 of 2) 
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Figure 25 : Proposed Vazzana Property Development Non-Residential Trip Generation and Assignment (2034) (2 of 2) 
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Figure 26 : Future Conditions with Proposed Development Traffic Volumes (2034) (1 of 2) 
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Figure 27 : Future Conditions with Proposed Development Traffic Volumes (2034) (2 of 2) 
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FUTURE CONDITIONS WITH PROPOSED DEVELOPMENT (2034)  

Future Conditions with Proposed Development Capacity Analysis (2034) 

Capacity analyses were performed at the study intersections during the weekday morning and afternoon peak hours under 

future 2034 conditions. Intersection capacity analyses were performed using Synchro version 9.1 based on Highway Capacity 

Manual (HCM 2000) data and methodology.  A peak hour factor of 0.90 was used for all movements under the future without 

development conditions. 

The results of the intersection capacity analyses for the future conditions with the proposed development (2034) are 

summarized in Table 11 and Figure 28 and Figure 29.  A description of the different LOS and delay and the detailed analysis 

worksheets for the future conditions with proposed development (2034) are included in Appendix C and F, respectively. 

Figure 30 and Figure 31 show the recommended lane geometry for each study intersection. 

Table 11: Future Conditions with Proposed Development (2034) Intersection Capacity Analysis 

No
. 

Intersection (Movement) 
Storage 
Length 

AM Peak Hour   PM Peak Hour 

Queue       Queue     

50th 90th LOS 
Delay 

(sec/veh) 
  50th 90th LOS 

Delay 
(sec/veh) 

1 Happy Creek Rd and Dismal Hollow Rd           

 
Overall Intersection (Unsignalized) 

   
n/a n/a  

  
n/a n/a 

 
Westbound Approach 

 n/a n/a 
 1.2  

n/a n/a 
 0.5 

 
   Westbound Through/Left 

 n/a 3 A 1.2  
n/a 1 A 0.5 

 
Northbound Approach  

 n/a n/a C 15.1  
n/a n/a C 15.3 

     Northbound Left   n/a 13 C 15.1   n/a 35 C 15.3 

2 
Happy Creek Rd and Shenandoah Shores 
Rd 

          

 
Overall Intersection (Signalized) 

 n/a n/a C 32.6  
n/a n/a C 24.4 

 
Eastbound Approach 

 n/a n/a B 13.6  
n/a n/a A 9.5 

 
   Eastbound Left 250' 53 105 B 14.9  

70 134 B 10.4 

 
   Eastbound Through 

 24 50 B 10.7  
34 73 A 7.9 

 
Westbound Approach 

 n/a n/a C 21.5  
n/a n/a B 18.1 

 
   Westbound Through 

 130 207 C 34.6  
97 165 C 30.5 

 
   Westbound Right  250' 0 19 A 6.9  

0 26 A 9.0 

 
Southbound Approach 

 n/a n/a D 51.4  
n/a n/a D 48.2 

     Southbound Left/Right 250' 350 #584 D 51.4   255 #445 D 48.2 

2 
Happy Creek Rd and Shenandoah Shores 
Rd 

                    

  Mitigation: Add a southbound left turn lane and mitigate signal timings             

  Overall Intersection (Signalized)   n/a n/a C 21.2   n/a n/a B 13.0 

  Eastbound Approach   n/a n/a B 10.5   n/a n/a A 9.5 

     Eastbound Left 250' 46 87 B 11.3   70 134 B 10.4 

     Eastbound Through   21 45 A 8.7   34 73 A 7.9 

  Westbound Approach   n/a n/a B 20.0   n/a n/a B 18.2 

     Westbound Through   121 211 C 31.3   98 165 C 30.7 

     Westbound Right  250' 0 23 A 7.3   0 26 A 9.0 
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No
. 

Intersection (Movement) 
Storage 
Length 

AM Peak Hour   PM Peak Hour 

Queue       Queue     

50th 90th LOS 
Delay 

(sec/veh) 
  50th 90th LOS 

Delay 
(sec/veh) 

  Southbound Approach   n/a n/a C 28.3   n/a n/a B 12.6 

     Southbound Left 250' 146 226 C 27.7   86 143 C 22.4 

     Southbound Right   46 68 C 28.8   0 0 A 6.8 

3 East 6th St and N Commerce Avenue           

 
Overall Intersection (Signalized) 

 n/a n/a C 30.0  
n/a n/a D 35.4 

 
Eastbound Approach 

 n/a n/a C 32.9  
n/a n/a D 43.2 

 
   Eastbound Left 

 29 58 C 29.3  
61 104 C 32.7 

 
   Eastbound Through/Right 

 76 138 C 34.3  
225 337 D 46.9 

 
Westbound Approach 

 n/a n/a D 49.9  
n/a n/a D 50.9 

 
   Westbound Left 

 31 62 C 28.2  
50 88 C 29.3 

 
   Westbound Through/Right  

 227 350 D 53.8  
249 #385 E 56.4 

 
Northbound Approach 

 n/a n/a C 22.7  
n/a n/a C 27.5 

 
   Northbound Left 145' 43 83 B 16.8  

60 103 B 19.6 

 
   Northbound Through/Right  

 148 211 C 24.0  
234 305 C 29.1 

 
Southbound Approach 

 n/a n/a C 24.0  
n/a n/a C 30.9 

 
   Southbound Left 165' 52 97 B 16.6  

116 #246 D 37.5 

     Southbound Through/Right    184 261 C 25.6   224 295 C 28.4 

4 East 8th St and N Commerce Avenue           

 
Overall Intersection (Unsignalized) 

 n/a n/a n/a n/a  
n/a n/a n/a n/a 

 
Eastbound Approach  

 n/a n/a D 33.6  
n/a n/a F Err 

 
   Eastbound Left/Through/Right 

 n/a 1 D 33.6  
n/a Err F Err 

 
Westbound Approach 

 n/a n/a F 167.6  
n/a n/a F Err 

 
   Westbound Left 140' n/a 326 F 466.7  

n/a Err F Err 

 
   Westbound Through/Right  

 n/a 53 B 13.7  
n/a 480 F 285.0 

 
Northbound Approach 

 n/a n/a 
 0.1  

n/a n/a 
 0.2 

 
   Northbound Left 150' n/a 1 A 8.8  

n/a 3 A 9.4 

 
Southbound Approach 

 n/a n/a 
 2.5  

n/a n/a 
 5.2 

 
   Southbound Left 165' n/a 20 A 9.9  

n/a 71 C 15.3 

4 East 8th St and N Commerce Avenue                     

  Mitigation: Add a traffic control signal and restripe the WB approach to shared thru/left and a right turn lane     

  Overall Intersection (Signalized)   n/a n/a C 20.2   n/a n/a C 25.7 

  Eastbound Approach    n/a n/a C 25.9   n/a n/a C 33.8 

     Eastbound Left/Through/Right   0 6 C 25.9   3 24 C 33.8 

  Westbound Approach   n/a n/a C 25.7   n/a n/a C 30.7 

     Westbound Through/Left 140' 84 148 C 33.9   89 156 D 49.0 

     Westbound Through   62 126 C 21.4   100 167 C 22.0 

  Northbound Approach   n/a n/a C 24.5   n/a n/a C 33.6 

     Northbound Left 150' 3 12 B 18.3   9 26 C 20.7 

     Northbound Through/Right    177 235 C 24.6   310 396 C 33.8 
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No
. 

Intersection (Movement) 
Storage 
Length 

AM Peak Hour   PM Peak Hour 

Queue       Queue     

50th 90th LOS 
Delay 

(sec/veh) 
  50th 90th LOS 

Delay 
(sec/veh) 

  Southbound Approach   n/a n/a B 13.2   n/a n/a B 16.1 

     Southbound Left   57 94 B 19.3   147 #268 C 33.7 

     Southbound Through/Right  165' 98 131 B 11.2   93 122 A 7.0 

5 
 N Commerce Avenue and N Royal 
Avenue 

          

 
Overall Intersection (Signalized) 

 n/a n/a F 81.2  
n/a n/a F 201.1 

 
Westbound Approach 

 n/a n/a F 119.4  
n/a n/a F 248.3 

 
   Westbound Left 

 4 21 E 78.4  
18 46 E 67.5 

 
   Westbound Right  

 ~805 #1102 F 119.7  
~1359 #1641 F 251.6 

 
Northbound Approach 

 n/a n/a C 27.8  
n/a n/a C 32.8 

 
   Northbound Through/Right  

 148 241 C 27.8  
270 344 C 32.8 

 
Southbound Approach 

 n/a n/a E 77.2  
n/a n/a F 239.7 

 
   Southbound Left 

 ~699 #1129 F 132.8  
~1526 #1833 F 373.2 

     Southbound Through   0 152 A 2.3   129 198 A 3.4 

6 
 W 14th Street and Shenandoah Avenue 
(1) 

          

 
Overall Intersection (Signalized) 

 n/a n/a E 67.6  
n/a n/a D 46.5 

 
Eastbound Approach 

 n/a n/a F 719.2  
n/a n/a F 189.1 

 
   Eastbound Left 

 ~230 #378 F 909.5  
~86 #192 F 303.8 

 
   Eastbound Through/Right 

 34 75 D 49.6  
48 97 D 52.8 

 
Westbound Approach 

 n/a n/a A 8.2  
n/a n/a C 23.1 

 
   Westbound Through/Left 

 43 88 E 65.2  
50 99 E 71.1 

 
   Westbound Right  

 0 0 A 5.6  
0 #245 C 21.0 

 
Northbound Approach 

 n/a n/a D 38.6  
n/a n/a E 79.6 

 
   Northbound Left 125' 3 14 E 61.8  

9 30 E 60.0 

 
   Northbound Through 

 121 196 D 38.5  
~321 #509 F 82.0 

 
   Northbound Right 

 0 0 C 32.6  
0 0 D 36.9 

 
Southbound Approach 

 n/a n/a C 30.7  
n/a n/a D 47.2 

 
   Southbound Left 288' 379 470 D 38.8  

~588 #760 E 57.9 

     Southbound Through/Right    183 368 B 13.8   188 389 B 14.8 

7 Leach Run Parkway and Happy Creek Road          

 
Overall Intersection (Signalized) 

 n/a n/a B 16.6  
n/a n/a B 18.2 

 
Eastbound Approach 

 n/a n/a B 17.9  
n/a n/a B 13.9 

 
   Eastbound Through 

 97 156 C 24.4  
122 188 B 19.2 

 
   Eastbound Right 250' 0 11 A 5.1  

0 12 A 4.7 

 
Westbound Approach 

 n/a n/a B 13.7  
n/a n/a B 12.6 

 
   Westbound Left 250' 126 m167 B 14.3  

79 m136 B 13.9 

 
   Westbound Through 

 129 m171 B 13.1  
78 m147 B 11.3 

 
Northbound Approach 

 n/a n/a C 20.7  
n/a n/a C 27.3 

 
   Northbound Left 250' 69 118 C 25.5  

109 178 C 34.0 
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No
. 

Intersection (Movement) 
Storage 
Length 

AM Peak Hour   PM Peak Hour 

Queue       Queue     

50th 90th LOS 
Delay 

(sec/veh) 
  50th 90th LOS 

Delay 
(sec/veh) 

     Northbound Right   0 34 B 17.1   0 53 C 23.4 

8 Shenandoah Shores Road and East West Connector          

 
Overall Intersection (Unsignalized) 

 n/a n/a n/a n/a  
n/a n/a n/a n/a 

 
Eastbound Approach 

 n/a n/a E 49.7  
n/a n/a F 130.0 

 
 Eastbound Left/Right 

 n/a 326 E 49.7  
n/a 426 F 130.0 

 
Northbound Approach 

 n/a n/a 
 6.6  

n/a n/a 
 7.7 

 
   Northbound Through/Left 

 n/a 24 A 6.6  
n/a 41 A 7.7 

8 Shenandoah Shores Road and East West Connector                   

  Mitigation: Add a traffic control signal; add a eastbound right turn lane; add a northbound left turn lane       

  Overall Intersection (Signalized)   n/a n/a C 20.9   n/a n/a B 19.9 

  Eastbound Approach   n/a n/a B 15.4   n/a n/a B 17.0 

     Eastbound Left   32 65 C 21.8   42 84 C 33.1 

     Eastbound Right 250' 0 40 B 14.4   0 35 B 13.3 

  Northbound Approach   n/a n/a C 24.1   n/a n/a B 17.2 

     Northbound Left 250' 147 233 C 25.9   136 244 C 21.1 

     Northbound Through   63 115 B 19.7   35 61 A 7.2 

  Southbound Approach   n/a n/a C 30.0   n/a n/a C 33.2 

     Southbound Through/Right    86 150 C 30.0   109 181 C 33.2 

 

Notes: (1): In order to get a result without any errors, the PM Peak westbound right turn volume at the intersection of N Shenandoah Avenue 
and W. 14th Street was changed from 1500 to 1400 vph in Synchro. 

 
According to the Town of Fort Royal, it is desirable to achieve a level of service C or better for each movement at an 

intersection.  The results show that the following intersections operate at unacceptable levels of service under the future 

with development conditions: 

• Happy Creek Road and Shenandoah Shores Road 

The southbound approach operates at level of service D during both the weekday morning and afternoon peak 
hours. 

• North Commerce Avenue and East 6th Street 

The westbound approaches operate at level of service D during both the morning and afternoon peak hours.  The 
eastbound approach and the overall LOS is at LOS D during the afternoon peak hour.   

• North Commerce Avenue and East 8th Street 

The eastbound and westbound approaches operate at level of service D or worse during both the morning and 
afternoon peak hours.   

• North Commerce Avenue and North Royal Avenue 

All the approaches operate at LOS D or worse during both the morning and the evening peak hours, except for the 
southbound approach during the afternoon peak hour. 

• W 14th Street and North Shenandoah Avenue 

Most of the movements operate at LOS D or worse during both the morning and the evening peak hours.   

• Shenandoah Shores Road and East West connector 
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The eastbound approach operates at LOS E and F during the morning and the evening peak hours respectively.   

The following improvements are recommended: 

• Happy Creek Road and Shenandoah Shores Road 

o Add a southbound right turn lane, and, 

o Adjust signal timings as necessary. 

• N. Commerce Avenue and E. 8th Street: 

o Restripe the westbound approach to a thru/left turn lane and a right turn lane, and, 

o Install a traffic control signal.   

• Shenandoah Shores Road and East/West Connector 

o Add a traffic control signal, 

o Add an eastbound right turn lane, and, 

o Add a northbound left turn lane.  

The Applicant’s Proffer Statement includes commitments to implement the improvement recommended above. 
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Figure 28: Future Conditions with Proposed Development Levels of Service (2034) (1 of 2) 
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Figure 29: Future Conditions with Proposed Development Levels of Service (2034) (1 of 2) 
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Figure 30: Future Conditions Lane Configuration and Traffic Control with Proposed Development (2034) (1 of 2) 
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Figure 31: Future Conditions Lane Configuration and Traffic Control with Proposed Development (2034) (2 of 2) 
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BUILD-OUT PLUS SIX YEARS (2040)  

As discussed previously, the proposed redevelopment is anticipated to be complete in 2034. The future year 2040 analysis is 

provided in accordance with VDOT guidelines and the terms of the scoping agreement.  

Future (2040) Development Traffic Volumes 

Traffic volumes were projected by increasing the Existing (2016) traffic volumes to the year 2040 using an inherent growth 

rate of one (1.0) percent, as per the terms of the scoping agreement. These volumes were added to the trips generated from 

the anticipated developments, the rerouted Mary’s Shady Lane traffic and the rerouted Leach Run Parkway traffic volumes 

to establish the Build-out plus six future traffic volumes.  The Build-out plus six years future volumes are shown in Figure 32 

and Figure 33. 
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Figure 32 : Build Out Plus Six Future Conditions Traffic Volumes (2040) (1 of 2) 
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Figure 33 : Build Out Plus Six Future Conditions Traffic Volumes (2040) (2 of 2) 
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Future (2040) Development Capacity Analysis 

Capacity analyses were performed at the study intersections during the weekday morning and afternoon peak hours under 

future 2034 conditions. Intersection capacity analyses were performed using Synchro version 8 based on Highway Capacity 

Manual (HCM 2000) data and methodology.  A peak hour factor of 0.90 was used for all movements under the future without 

development conditions. 

The results of the intersection capacity analyses for the future conditions with the proposed development (2040) are 

summarized in Table 11 and Figure 34 and Figure 35.  A description of the different LOS and delay and the detailed analysis 

worksheets for the future conditions with proposed development (2034) are included in Appendix C and F, respectively.  

Figure 36 and Figure 37 show the recommended lane geometry for each study intersection. 

Table 12: Future Conditions with Proposed Development (2040) Intersection Capacity Analysis 

No. Intersection (Movement) 
Storage 
Length 

AM Peak Hour   PM Peak Hour 

Queue       Queue     

50th 90th LOS 
Delay 

(sec/veh) 
  50th 90th LOS 

Delay 
(sec/veh) 

1 Happy Creek Rd and Dismal Hollow Rd           

 
Overall Intersection (Unsignalized) 

   
n/a n/a  

  
n/a n/a 

 
Westbound Approach 

 n/a n/a 
 1.3  

n/a n/a 
 0.5 

 
   Westbound Through/Left 

 n/a 3 A 1.3  
n/a 1 A 0.5 

 
Northbound Approach  

 n/a n/a C 15.5  
n/a n/a C 16.1 

     Northbound Left   n/a 14 C 15.5   n/a 40 C 16.1 

2 
Happy Creek Rd and Shenandoah 
Shores Rd 

          

 
Overall Intersection (Signalized) 

 n/a n/a C 20.8  
n/a n/a B 13.1 

 
Eastbound Approach 

 n/a n/a B 10.5  
n/a n/a A 9.3 

 
   Eastbound Left 250' 44 83 B 11.4  

67 128 B 10.2 

 
   Eastbound Through 

 21 46 A 8.5  
34 74 A 7.7 

 
Westbound Approach 

 n/a n/a C 20.6  
n/a n/a B 18.8 

 
   Westbound Through 

 129 224 C 31.8  
106 177 C 31.1 

 
   Westbound Right  250' 0 23 A 7.3  

0 26 A 9.0 

 
Southbound Approach 

 n/a n/a C 27.1  
n/a n/a B 12.6 

 
   Southbound Left 250' 146 226 C 27.7  

86 143 C 22.4 

     Southbound Right   53 75 C 26.6   0 0 A 6.8 

3 East 6th St and N Commerce Avenue           

 
Overall Intersection (Signalized) 

 n/a n/a C 31.1  
n/a n/a D 39.2 

 
Eastbound Approach 

 n/a n/a C 32.9  
n/a n/a D 43.8 

 
   Eastbound Left 

 30 59 C 29.3  
62 106 C 33.8 

 
   Eastbound Through/Right 

 82 147 C 34.2  
243 358 D 47.2 

 
Westbound Approach 

 n/a n/a D 51.2  
n/a n/a D 52.6 

 
   Westbound Left 

 34 65 C 27.9  
55 95 C 29.4 

 
   Westbound Through/Right  

 244 #399 E 55.5  
272 #440 E 58.7 

 
Northbound Approach 

 n/a n/a C 23.7  
n/a n/a C 29.3 

 
   Northbound Left 145' 48 88 B 17.5  

67 110 C 21.1 
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No. Intersection (Movement) 
Storage 
Length 

AM Peak Hour   PM Peak Hour 

Queue       Queue     

50th 90th LOS 
Delay 

(sec/veh) 
  50th 90th LOS 

Delay 
(sec/veh) 

 
   Northbound Through/Right  

 165 226 C 25.1  
261 330 C 30.9 

 
Southbound Approach 

 n/a n/a C 25.2  
n/a n/a D 39.0 

 
   Southbound Left 165' 57 102 B 17.4  

128 #290 E 62.6 

     Southbound Through/Right    205 277 C 26.9   248 315 C 30.3 

4 East 8th St and N Commerce Avenue           

 
Overall Intersection (Signalized) 

 n/a n/a C 20.5  
n/a n/a C 27.0 

 
Eastbound Approach  

 n/a n/a C 25.9  
n/a n/a C 33.8 

 
   Eastbound Left/Through/Right 

 0 6 C 25.9  
3 24 C 33.8 

 
Westbound Approach 

 n/a n/a C 25.8  
n/a n/a C 30.8 

 
   Westbound Thru/ Left 

 82 144 C 33.9  
89 156 D 49.0 

 
   Westbound Right  

 69 134 C 21.5  
105 172 C 22.2 

 
Northbound Approach 

 n/a n/a C 25.0  
n/a n/a D 36.1 

 
   Northbound Left 150' 3 12 B 18.3  

9 26 C 20.8 

 
   Northbound Through/Right  

 191 251 C 25.1  
335 #432 D 36.4 

 
Southbound Approach 

 n/a n/a B 13.6  
n/a n/a B 16.8 

 
   Southbound Left 

 57 94 C 20.5  
161 #303 D 36.7 

     Southbound Through/Right  165' 106 141 B 11.4  
101 131 A 7.1 

5 
 N Commerce Avenue and N Royal 
Avenue 

          

 
Overall Intersection (Signalized) 

 n/a n/a F 96.4  
n/a n/a F 222.5 

 
Westbound Approach 

 n/a n/a F 147.0  
n/a n/a F 285.3 

 
   Westbound Left 

 4 21 E 78.4  
19 48 E 68.0 

 
   Westbound Right  

 ~885 #1192 F 147.4  
~1481 #1767 F 289.2 

 
Northbound Approach 

 n/a n/a C 28.2  
n/a n/a C 33.6 

 
   Northbound Through/Right  

 159 256 C 28.2  
292 370 C 33.6 

 
Southbound Approach 

 n/a n/a F 90.6  
n/a n/a F 260.2 

 
   Southbound Left 

 ~763 #1207 F 156.9  
~1626 #1934 F 407.3 

     Southbound Through   0 166 A 2.4   143 219 A 3.6 

6  W 14th Street and Shenandoah Avenue           

 
Overall Intersection (Signalized) 

 n/a n/a E 72.9  
n/a n/a E 55.1 

 
Eastbound Approach 

 n/a n/a F 775.4  
n/a n/a F 206.5 

 
   Eastbound Left 

 ~248 #396 F 978.3  
~94 #203 F 335.2 

 
   Eastbound Through/Right 

 35 78 D 50.3  
50 100 D 53.1 

 
Westbound Approach 

 n/a n/a B 10.1  
n/a n/a C 23.5 

 
   Westbound Through/Left 

 45 91 E 68.4  
53 104 E 76.1 

 
   Westbound Right  

 0 0 A 7.4  
0 #245 C 21.0 

 
Northbound Approach 

 n/a n/a D 40.3  
n/a n/a F 92.4 

 
   Northbound Left 125' 3 14 E 62.3  

10 31 E 60.5 

 
   Northbound Through 

 130 207 D 40.3  
~355 #548 F 96.2 



Traffic Impact Study – Vazzana Property Development Gorove/Slade Associates 

 

September 29, 2017  59  

 

No. Intersection (Movement) 
Storage 
Length 

AM Peak Hour   PM Peak Hour 

Queue       Queue     

50th 90th LOS 
Delay 

(sec/veh) 
  50th 90th LOS 

Delay 
(sec/veh) 

 
   Northbound Right 

 0 0 C 33.5  
0 0 D 36.9 

 
Southbound Approach 

 n/a n/a C 32.6  
n/a n/a E 59.5 

 
   Southbound Left 288' 414 513 D 41.3  

~685 #821 E 76.2 

     Southbound Through/Right    200 400 B 14.3   205 426 B 15.4 

7 Leach Run Parkway and Happy Creek Road          

 
Overall Intersection (Signalized) 

 n/a n/a B 17.7  
n/a n/a B 19.4 

 
Eastbound Approach 

 n/a n/a B 18.6  
n/a n/a B 14.5 

 
   Eastbound Through 

 106 170 C 24.8  
135 205 B 19.7 

 
   Eastbound Right 250' 0 11 A 5.1  

0 12 A 4.7 

 
Westbound Approach 

 n/a n/a B 15.6  
n/a n/a B 15.8 

 
   Westbound Left 250' 89 193 B 17.0  

101 168 B 17.5 

 
   Westbound Through 

 100 204 B 14.4  
110 187 B 14.5 

 
Northbound Approach 

 n/a n/a C 20.7  
n/a n/a C 27.3 

 
   Northbound Left 250' 69 118 C 25.5  

109 178 C 34.0 

     Northbound Right   0 34 B 17.1   0 53 C 23.4 

8 Shenandoah Shores Road and East West Connector          

 
Overall Intersection (Signalized) 

 n/a n/a C 20.8  
n/a n/a B 19.9 

 
Eastbound Approach 

 n/a n/a B 15.4  
n/a n/a B 17.0 

 
   Eastbound Left 

 32 65 C 21.8  
42 84 C 33.1 

 
   Eastbound Right 250' 0 40 B 14.4  

0 35 B 13.3 

 
Northbound Approach 

 n/a n/a C 23.7  
n/a n/a B 17.2 

 
   Northbound Left 250' 147 233 C 25.6  

136 245 C 21.0 

 
   Northbound Through 

 63 115 B 19.3  
35 62 A 7.2 

 
Southbound Approach 

 n/a n/a C 30.0  
n/a n/a C 33.2 

     Southbound Through/Right    86 150 C 30.0   109 181 C 33.2 

Notes: (1): In order to get a result without any errors, the PM Peak westbound right turn volume at the intersection of N Shenandoah Avenue and W. 
14th Street was changed from 1584 to 1400 vph in Synchro. 

 
According to the Town of Fort Royal, it is desirable to achieve a level of service C or better for each movement at an 

intersection.  The results show that the following intersections operate with at least one movement at unacceptable levels 

of service under the future (2040) conditions: 

• North Commerce Avenue and East 6th Street 

• North Commerce Avenue and East 8th Street 

• North Commerce Avenue and North Royal Avenue 

• W 14th Street and North Shenandoah Avenue 
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Figure 34: Build-out Plus Six Conditions Levels of Service (2040) (1 of 2) 
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Figure 35: Build-out Plus Six Conditions Levels of Service (2040) (1 of 2) 
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Figure 36: Build-out Plus Six Conditions Lane Configuration and Traffic Control (2040) (1 of 2) 
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Figure 37: Build-out Plus Six Conditions Lane Configuration and Traffic Control (2040) (1 of 2) 
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ROADWAY IMPROVEMENT PHASING ANALYSIS 

A phasing analysis was performed to estimate the point at which various roadway improvements at the study intersection 

would be needed. It is anticipated that the majority of the residential portion of the property will be developed prior to the 

development of the non-residential portion.  Hence, the trips generated by only the residential portion of the site were used 

to estimate the traffic impacts on the roadway network.  The following methodology was used to carry out the roadway 

improvement phasing analysis: 

• The number of units that could be potentially built each year until the buildout year 2034 were calculated based on 

the average absorption rate of 66 dwelling units per year (320 by-right plus 870 proposed units divided across 18 

years).   

• Future traffic volumes were projected for the year to be investigated were determined by adding a regional growth 

of 1.00% per year and the trips generated by the residential units in that year to the existing traffic volumes.    

• Capacity analyses were performed at the study intersections for each of these years to estimate the impact of the 

trips generated by the residential units on the study intersections.  The results of the roadway improvement phasing 

analysis are shown in Table 13. 

Table 13: Phasing Analysis 

Intersection Improvements No. of units Year 
    

Mary's Shady Lane Closure Closure 225 DU 2020 

    
Shenandoah Shores Road/Happy 
Creek Road 

Southbound turn lane 
improvements  

700 DU 2027 

    

N. Commerce Avenue/E. 8th Street 3rd westbound lane 
Not required, even with full residential development 
(1190 DU) 

2034 

 
Table 13 shows that: 

• The access for Marys Shady Lane at Happy Creek Road will be removed as development occurs on the by-right 

portion of the Vazzana property.  This lane closure is anticipated to occur in the year 2020 with the development of 

approximately 225 DU.   

• The addition of a southbound left turn lane at the intersection of Shenandoah Shores Road and Happy Creek Road 

would be required in the year 2027 with the development of approximately 700 DU. 

• The addition of a 3rd westbound lane at the intersection of N. Commerce Avenue and E. 8th Street is not necessary 

with the buildout of the entire residential development (1,190 DU) in the year 2034.  This improvement would be 

needed with commercial development on the Vazzana property or future regional growth. 
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CONCLUSIONS 

The analysis presented in this report supports the following major conclusions: 

▪ Existing Conditions (2016) 

• All study intersections operate at acceptable levels of service (LOS) C or better overall, with the exception of the 

North Commerce Avenue/North Royal Avenue and West 14th Street/North Shenandoah Avenue intersections.  

No improvements are recommended at this time due to the available reserve capacity for the mainline 

approaches.  

▪ Future Conditions without Proposed Development (2034) 

• A 1.0% annual growth rate was applied to Happy Creek Road, Shenandoah Shores Road, North Commerce 

Avenue, and East 8th Street. 

• The anticipated traffic from the 450 residential units of the proposed HEPTAD development was added to the 

road network. The site is located south of Happy Creek Road along the future Leach Run Parkway.  

• Currently, there are 320 residential units approved for development on the Vazzana Property. Anticipated traffic 

from this by-right development was added under background conditions. 

• With the development of the by-right Vazzana property, access to Happy Creek Road from Marys Shady Lane is 

expected to close. Traffic will be rerouted to Shenandoah Shores Road and may access Happy Creek Road from 

Shenandoah Shores Road. 

• The construction of Leach Run Parkway between John Marshall Highway and Happy Creek Road at Shenandoah 

Shores Road is expected to be complete by 2034. A portion of existing traffic was rerouted to use this new 

roadway. 

• The following intersections operate with at least one movement at an unacceptable LOS: 

▪ Happy Creek Road and Shenandoah Shores Road 

▪ North Commerce Avenue and East 6th Street 

▪ North Commerce Avenue and East 8th Street   

▪ North Commerce Avenue and North Royal Avenue 

▪ W 14th Street and North Shenandoah Avenue 

▪ Leach Run Parkway and Happy Creek Road 

• The following improvements are anticipated in association with the by-right Vazzana property and middle 

school: 

▪ Happy Creek Road and Shenandoah Shores Road 

- Eastbound left turn lane 

- Westbound right turn lane 

- New traffic signal 

▪ Happy Creek Road and Leach Run Parkway 

- Eastbound right turn lane 

- Westbound left turn lane 
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- Northbound left turn lane 

- New traffic signal 

• All other study intersections operate at acceptable levels of service C or better. 

▪ Future Conditions with Proposed Development (2034) 

• The proposed development program consists of approximately 870 residential units and 95,000 square feet of 

commercial space. The site will be accessed via the new East-West Connector road at Shenandoah Shores Road 

and East 8th Street. 

• The proposed development will generate approximately 796 trips during the weekday morning peak period, 

1,022 trips during the weekday afternoon peak period, and 9,654 trips during an entire weekday.  

• Similar to the future conditions without the rezoning, the following intersections operate with at least one 

movement at an unacceptable LOS: 

▪ Happy Creek Road and Shenandoah Shores Road 

▪ North Commerce Avenue and East 6th Street 

▪ North Commerce Avenue and East 8th Street   

▪ North Commerce Avenue and North Royal Avenue 

▪ W 14th Street and North Shenandoah Avenue 

▪ Leach Run Parkway and Happy Creek Road 

▪ Shenandoah Shores Road and East/West Connector 

• The following improvements are recommended with the proposed development: 

▪ Shenandoah Shores Road and East/West Connector (with closure of Marys Shady Lane) 

- Install a traffic control signal 

- Add an eastbound right turn lane 

- Add a northbound left turn lane 

▪ Happy Creek Road and Shenandoah Shores Road (700 DU) 

- Add a southbound right turn lane 

- Adjust signal timings as necessary 

▪ N. Commerce Avenue and E. 8th Street (with commercial development) 

- Restripe the westbound approach to a thru/left turn lane and a right turn lane 

- Install a traffic control signal 

• The Applicant’s Proffer Statement includes implementation of the improvements recommended above.  With 

these improvements, all movements at the intersections of Shenandoah Shores Road with Happy Creek Road 

and with the East/West Connector would operate at acceptable levels of service.  The intersection of East 8th 

Street and North Commerce Street would operate with acceptable levels of service for the overall intersection 

and each movement, with the exception of the westbound through/left movement during the PM peak hour. 
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TECHNICAL MEMORANDUM 
 

To: Dave Vazzana Front Royal Limited Partnership 

From: Kevin Sitzman, P.E. 

Steven Dauterman, E.I.T.  
Date: October 27, 2017 

Subject: Vazzana Property Development – Left-Turn Lane Warrant and 4-Hour Traffic Signal Evaluation 

 

This memorandum presents the results of a left-turn lane warrant analysis and a 4-hour traffic signal warrant evaluation in 

conjunction with the by-right Vazzana Property Development in the Town of Front Royal, Virginia. The need for, and the 

appropriateness of, a northbound left-turn lane and traffic signal at the intersection of Shenandoah Shores Road (Rte. 606) 

and the proposed East-West Connector were evaluated with the additional traffic associated with the future conditions of 

the roadway network. 

PROJECT DESCRIPTION 

The by-right Vazzana Property Development is planned to be comprised of 320 single-family residential homes. With the 

development, access to Happy Creek Road from Mary’s Shady Lane will be rerouted via Shenandoah Shores Road through 

the proposed East-West Connector. This change to the road network and other specifics regarding the development are 

discussed in a traffic impact study (TIS) performed by Gorove/Slade Associates, titled Traffic Impact Study – Vazzana Property 

Development and dated September 29, 2017. 

This memorandum was performed in response to the Town of Front Royal request for justification of a northbound left-turn 

lane and traffic signal at the subject intersection with the R1-A proffer amendment.  

An aerial of the site and the location of the study intersections are shown in Figure 1. It should be noted that the study 

intersection for this memo is labeled as “Intersection 8,” in the aforementioned TIS and in Figure 1. 
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Figure 1: Site Aerial 

 

2034 TRAFFIC CONDITIONS 

2034 traffic conditions are taken from the TIS’s “Future Conditions without the Proposed Development (2034)” section. The 

2034 traffic volumes are based traffic counts conducted on Thursday, March 17, 2016, from 6:00 AM to 9:00 AM and 4:00 

PM to 7:00 PM.  

To determine the 2034 traffic volumes, as mentioned in the TIS, the existing traffic volumes had an inherent growth rate 

applied to account for regional growth within the study area. As mentioned previously, along with the by-right Vazzana 

Property Development, access to Happy Creek Road will be rerouted from Mary’s Shady Lane to Shenandoah Shores Road 

via the proposed East-West Connector. 
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For the 2034 traffic volumes, other background developments and reroutes were also analyzed and discussed in the “Future 

Conditions without the Proposed Development (2034)” section of the 2017 TIS. An excerpt of this section for the TIS is 

provided in the Appendix A. 

Figure 2 illustrates the 2034 lane configuration and traffic volumes at the future intersection of Shenandoah Shores Road and 

the East-West Connector. 

 

 
Figure 2: Lane Configuration and Traffic Volumes 

 

TURN LANE WARRANTS ANALYSIS 

Left and right turn lane warrants are based off VDOT’s Road Design Manual (RDM), Appendix F. The future volumes with 

development, shown in Figure 2, were evaluated to determine the need for, and appropriateness of, a northbound left-turn 

lane at the intersection of Shenandoah Shores Road and the East-West Connector. 

Left Turn Lane Warrant 

The warrants for left-turn storage lanes for two-lane highways at unsignalized intersection are based on Figure 3-5 to Figure 

3-22 in Appendix F of VDOT’s RDM. Each figure varies based on the left-turn percentages and the design speed. These figures 

provide a graphical representation for determining the necessity of a left turn lane by comparing advancing volumes and the 

respective opposing volumes. Figure 3-10 shows the warrant for left-turn storage lanes with 40% or more left-turning 

movements and a design speed of 40 mph. This figure was used for left-turn warrant analysis for the northbound approach. 

Table 1 illustrates the respective advancing volumes, opposing volumes, and left-turn movements used in the analysis. Figure 

3 illustrates the left-turn analysis for the northbound approach at the intersection of Shenandoah Shores Road and the 

proposed East-West Connector with the use of RDM Appendix F Figure 3-10. 

It should be noted that the RDM does not contain figures for the design speed lower than 40 mph and higher left-turning 

movements of 40% for two-lane highways. 
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Table 2: Left Turn Lane Warrant Analysis 

    AM Peak   PM Peak   

Shenandoah Shores Road at East-West Connector 

      
Advancing Volume (vph)  372  468  
Opposing Volume (vph)  177  201  

      
Left Turn Movements (vph)  203  247  

% Left Turns   54.57%   52.78%   

 

 

 

 

Figure 3: Left-Turn Lane Analysis for the Northbound Approach for the Intersection of Shenandoah Shores Road and the 
East-West Connector (VDOT Road Design Manual, Appendix F, Figure 3-10) 
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As seen in Figure 3, the northbound left turning movements would warrant a separate left-turn lane. Per the RDM, the left-

turn lane would require a minimum storage length of 100-feet and a minimum taper length of 100-feet. 

RDM Appendix F, Figure 3-10 is provided in Appendix B. 

TRAFFFIC SIGNAL WARRANT ANAYSIS 

The signal warrant analysis is based off the Manual on Uniform Traffic Control Devices (MUTCD), 2009 Edition, Chapter 4C: 

Traffic Control Signal Needs Studies. Chapter 4C discusses 9 separate warrants, by which only one warrant needs to be 

satisfied to justify the installation of a traffic control signal. For the analysis of the intersection of Shenandoah Shores Road 

and East-West Connector, only the 4-hour traffic signal warrant was analyzed due to the available traffic count information. 

It should be noted that a signal justification report would be required to be conducted and approved by VDOT prior to the 

installation of a signal at this location.  Such a report would evaluate each of the 9 separate warrants, including the 8-hour 

warrant, and would require the collection of traffic count data for additional hours.  

4-Hour Vehicular Volume (MUTCD Chapter 4C Warrant 2) 

The 4-Hour Vehicular Volume Signal Warrant (Warrant 2) conditions are intended to be applied where the volume of 

intersecting traffic is the principle reason to consider installing a traffic signal. Warrant 2 is satisfied when the plotted points 

representing the vehicles per hour on the major-street (total of both approaches) and the corresponding vehicles per hour 

on the higher-volume minor-street approach (one direction only), for each of any four hours of an average day, all fall above 

either MUTCD Figure 4C-1 or Figure 4C-2 (depending on applicability) for the future combination of approach lanes. If the 

posted speed limit or the 85th-percentile speed on the major street exceeds 40 mph, or if the intersection lies within the built-

up area of an isolated community having a population of less than 10,000, Figure 4C-2 may be used in place of Figure 4C-1. 

As noted in MUTCD Chapter 4C Section 1, signal warrant analysis should consider the effect of right-turn vehicle from the 

minor-street approaches. Engineering judgment should be used to determine what, if any, portion of the right-turn traffic is 

subtracted from the minor-street traffic count when evaluating the count against the 9 signal warrants. Similarly, at an 

intersection with a high volume of left-turn traffic from the major street, the signal warrant analysis may be performed in a 

manner that considers the higher of the major-street left-turn volumes as the “minor-street” volume and the corresponding 

single direction of the opposing traffic on the major street as the “major-street” volume. For this analysis, the right-turns on 

the minor-street (the East-West Connector) were reduced by 100% due to the expected availability of gaps along the major 

street (Shenandoah Shores Road). Due to the high number of northbound left-turn movements, the northbound left-turn 

volume was treated as the “minor-street” volumes and the corresponding the southbound approach volumes were treated 

as the “major-street” volumes. Figure 4C-1 was used since the posted speed limit along the major road is 25 mph, and the 

intersection is not located in an isolated community. 

In order to determine the hourly traffic volumes for the 4-Hour Vehicular Volume Signal Warrant, the 2016 traffic counts at 

the intersection of Shenandoah Shores Road and Happy Creek Lane were used. Identifying the peak hours as 100% of the 

morning traffic and afternoon traffic, the “shoulder” hours were calculated as a percentage of either the 2034 AM peak hour 

volumes or the 2034 PM peak hour volumes depending on their time of day.  Table 3 illustrates the 2034 traffic volumes used 

in this analysis. The six 2034 hourly traffic volumes were plotted in Figure 4C-1, as shown in Figure 4. 
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Table 3: 2034 Hourly Volume 

Movements 

Morning   Afternoon 

6:00 AM 7:00 AM 8:00 AM   4:00 PM 5:00 PM 6:00 PM 

43% of AM 
Peak 

AM Peak 
82% of AM 

Peak 
 87% of PM 

Peak 
PM Peak 

63% of PM 
Peak 

EBL 8 19 16  7 8 5 

EBR 130 303 248  145 167 105 

EBR (reduction) 0 0 0   0 0 0 

NBL 87 203 166  215 247 156 

NBT 73 169 139  192 221 139 

SBT 66 154 126  168 193 122 

SBR 10 23 19   7 8 5 

Major Approach 76 177 145   175 201 127 

Minor Approach 87 203 166   215 247 156 
 

 

Figure 4: 4-Hour Vehicular Volume Analysis for the Intersection of Shenandoah Shores Road and the East-West 
Connector (MUTCD, Chapter 4-C, Section 3) 

 

As can be seen in Figure 4, none of the six hourly volumes meet the minimum threshold. Therefore, Warrant 2 is not satisfied. 

MUTCD, Chapter 4C, Section 1 and 3 are provided in Appendix C. 
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ROUNDABOUT 

VDOT policy requires that roundabouts be considered at any location where a signal warrant study is being conducted.  At 

the subject intersection, a single-lane roundabout would be an appropriate design solution.  The capacity of a single-lane 

roundabout is typically 15,000 vehicles per day, and the 2040 volume projection from the traffic study is approximately one-

half of that.  Interim traffic volumes would be lower, with an associated improvement in level of service.  Further, the two 

major-volume movements, the northbound left turn and eastbound right turn, would not conflict with each other within the 

circulating roadway.  Thus, it is anticipated that a roundabout at this location would operate efficiently, improve levels of 

service, and serve the traffic demands of existing and planned uses along both Shenandoah Shores Road and the East-West 

Connector.  This this would include current residential, institutional, and employment uses along Shenandoah Shores Road, 

as well as the by-right and recently-annexed portions of the proposed Vazzana development. 

RESULTS/CONCLUSIONS 

The northbound left-turn lane warrant analysis and 4-hour traffic signal warrant evaluation for the intersection of 

Shenandoah Shores Road and the proposed East-West Connector with the by-right Vazzana Property Development in the 

Town of Front Royal, Virginia indicate the following:  

• The analysis of the northbound left turn movement at the intersection indicated that a left-lane is required. Per the 

RDM, the left-turn bay should have at minimum 100-feet of storage and a 100-foot taper. 

• The 4-hour traffic signal study indicated that a traffic signal is not warranted with the 320-unit by-right development.  

However, this location should be monitored to determine if a signal is necessary in the future. 
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FUTURE CONDITIONS WITHOUT PROPOSED DEVELOPMENT (2034) 

Planned Roadway/Transportation Improvements 

The following planned or proposed roadway/transportation improvements in the vicinity of the site for the 2034 traffic 

conditions were considered in the traffic study: 

• Marys Shady Lane – The connection of Marys Shady Lane to Happy Creek Road will be replaced with a connection

to Shenandoah Shores Road with development of the by-right portion of the Vazzana Property.  Therefore, the

relocated access is assumed under all future conditions.

• Leach Run Parkway – Leach Run Parkway is currently under construction in conjunction with the middle school, and

will be in place for all future scenarios. Leach Run Parkway will be a four-lane, divided, limited-access highway

between John Marshall Highway (Route 55) to the south and Happy Creek Road to the north with a design speed of

50 mph.  The northern terminus of the Leach Run Parkway would be an at-grade intersection with Happy Creek

Road, approximately 450 feet west of Shenandoah Shores Road

Direction of Approach and Future Conditions without Proposed Development Traffic Volumes (2034) 

Traffic volumes were analyzed during the morning peak hour and the afternoon peak hour for the future year 2034.  In order 

to determine the weekday peak hour volumes, the following data was used:  

• Existing 2016 AM and PM peak period turning movement counts

• Annual growth rate of 1.00%

• Traffic volumes at the intersection of Happy Creek Road and Marys Shady Lane from 2009 Vazzana Property
Development Traffic Impact Study

• Previously approved Vazzana Property by-right development program

• Approved future HEPTAD development, located south of Happy Creek Road on Leach Run Parkway

• A fire station and an elementary school to be developed on the Vazzana property to be dedicated to Warren County.

Inherent Growth 

Future traffic volumes are projected by increasing existing traffic volumes to the build-out year using a growth rate.  It was 

agreed at the scoping meeting that, to be conservative, a regional growth rate of 1.00% would be used in this traffic study to 

account for background growth and development outside of the study area.  Figure 5 shows the existing 2016 volumes with 

the applied growth rate. 

Marys Shady Lane Rerouting 

The access for Marys Shady Lane at Happy Creek Road will be removed as development occurs on the Vazzana property.  The 

vehicles currently using Marys Shady Lane will be rerouted to Shenandoah Shores Road. The directional split along Happy 

Creek Road for the vehicles currently using Marys Shady Lane was replicated at the intersection of Shenandoah Shores Road 

and Happy Creek Road when they were relocated.  Traffic volumes were not recounted at the intersection of Happy Creek 

Road and Marys Shady Lane; instead, the same traffic volumes from the 2009 Vazzana Property Development Traffic Impact 

Study were used in this analysis.  Since the road is a dead end, the volumes should be similar. The rerouted volumes are 

shown in Figure 6 and Figure 7. 
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Leach Run Parkway Rerouting 

Leach Run Parkway is expected to be constructed by the year 2034.  It will extend approximately two (2) miles from Happy 

Creek Road near Shenandoah Shores Road south to John Marshall Highway.  A portion of the vehicles currently using Dismal 

Hollow Road will be rerouted to Leach Run Parkway.  The rerouted volumes are shown in Figure 8 and Figure 9. 
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Figure 5: Existing 2016 Volumes + 1.00% Annual Growth 
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Figure 6: Marys Shady Lane Rerouting (1 of 2)  
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Figure 7: Marys Shady Lane Rerouting (2 of 2) 
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Figure 8 : Leach Run Parkway Rerouting (1 of 2) 
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Figure 9 : Leach Run Parkway Rerouting (2 of 2) 
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Approved Vazzana Property By-right Development Traffic Volumes 

The Vazzana Property development is currently approved for 320 single-family residential units. These homes are included 

under future background conditions without the proposed rezoning. To calculate the trips generated by the approved 

development, ITE’s Trip Generation Manual, 9th Edition was used to determine the trips for the weekday morning and 

afternoon peak hours. The trip generation for the approved Vazzana Property development is shown in Table 2. 

Table 2: 2034 Future without Proposed Development (Future Background) Trip Generation: Vazzana Property 

Land Use 
ITE 

Code 
Size 

------      W e e k d a y      ------  

AM Peak Hour   PM Peak Hour   Daily 

In Out Total   In Out Total   Total 

Vazzana Property (By-Right, Within Town)           
Residential             
Single-Family Detached Housing 210 320 DU 59 175 234  188 111 299  3,062 

Total Background By-Right External Trips       59 175 234   188 111 299   3,062 

 

As shown in Table 2, the approved Vazzana Property development will generate 234 weekday morning peak hour trips and 

299 weekday afternoon peak hour trips under future conditions without proposed development. 

In order to route the projected traffic through the study area, a direction of approach was established based on previous 

traffic studies, existing travel patterns, and general engineering judgment. The direction of approach assumptions for traffic 

generated by the approved development are shown in Table 3 and Figure 10 and Figure 11. The inbound and outbound trips 

calculated for the weekday morning and weekday afternoon commuter peak hours were routed based on these distributions. 

Table 3: Direction of Approach 

APPROVED VAZZANA PROPERTY DEVELOPMENT Residential 

To and from the north along North Shenandoah Avenue 25% 

To and from the south along Dismal Hollow Road 15% 

To and from the south along (Future) Leach Run Parkway 30% 

To and from the south along North Royal Avenue 5% 

To and from the south along North Commerce Avenue 5% 

To and from the east along Happy Creek Road 15% 

To and from the west along West 6th Street  5% 

 Total 100% 

 
Figure 10 and Figure 11 also illustrate the site traffic assignment for both peak hours.  
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Figure 10: Approved Vazzana Property Development Traffic Volumes (2034) (1 of 2) 
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Figure 11: Approved Vazzana Property Development Traffic Volumes (2034) (2 of 2) 
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Approved Future Heptad Development Traffic Volumes 

The HEPTAD development is currently approved for 450 residential units. This development is included under future 

background conditions without the proposed development. To calculate the trips generated by the approved development, 

ITE’s Trip Generation Manual, 9th Edition was used to determine the trips for the weekday morning and afternoon peak hours. 

The trip generation for the approved HEPTAD development is shown in Table 4. 

Table 4: 2034 Future without Proposed Development (Future Background) Trip Generation: Heptad Development 

Land Use 
ITE 

Code 
Size 

  

AM Peak Hour   PM Peak Hour   Daily 

In Out Total   In Out Total   Total 

Heptad Development             
Residential             

Single-Family Detached Housing 210 54 DU 12 36 48  39 22 61  596 

Single-Family Attached Housing 230 100 DU 9 43 52  41 20 61  644 

Multifamily Housing 220 296 DU 30 119 149  118 63 181  1,918 

Total Residential External Trips       51 198 249   198 105 303   3,158 

As shown in Table 4, the approved HEPTAD development will generate 249 weekday morning peak hour trips and 303 

weekday afternoon peak hour trips under future conditions without proposed development. The location of the HEPTAD 

development is shown in Figure 12.  

In order to route the projected traffic through the study area, a direction of approach was established based on previous 

traffic studies, existing travel patterns, and general engineering judgment. The direction of approach assumptions for traffic 

generated by the approved development are shown in Table 5 and Figure 12 and Figure 13. The inbound and outbound trips 

calculated for the weekday morning and weekday afternoon commuter peak hours were routed based on these distributions. 

Table 5: Direction of Approach 

APPROVED HEPTAD DEVELOPMENT Residential 

To and from the north along North Shenandoah Avenue 25% 

To and from the east along John Marshall Highway 55 45% 

To and from the southwest along North Royal Avenue 5% 

To and from the southwest along North Commerce Avenue 5% 

To and from the east along Happy Creek Road 15% 

To and from the west along West 6th Street  5% 

 Total 100% 

 
Figure 12 and Figure 13 also illustrate the site traffic assignment for both peak hours. 
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Figure 12: Heptad Development Traffic Volumes (2034) (1 of 2) 
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Figure 13: Heptad Development Traffic Volumes (2034) (2 of 2) 
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Elementary School and Fire Station Traffic Volumes 

It is possible that a portion of the Vazzana property will be dedicated to Warren County to develop a fire station and up to 

±700 student Elementary School.  Per discussion at the scoping meeting, these developments were also considered as 

background developments.  To calculate the trips generated by the elementary school, ITE’s Trip Generation Manual, 9th 

Edition was used to determine the trips for the weekday morning and afternoon peak hours.  Based on traffic engineering 

judgment, the fire station was estimated to generate 10 trips each during the morning and afternoon peak hours.  The trip 

generation for this background development is shown in Table 6. 

Table 6: Future Background Trip Generation: Fire Station and Elementary School 

Land Use 

ITE 

Size 

------      W e e k d a y      ------  

Code AM Peak Hour   PM Peak Hour   Daily 

  In Out Total   In Out Total   Total 
             

Elementary School 520 700 Students 174 141 315  52 53 105  903 

School Internal Trips Reduction: 13%1  13%  -23 -18 -41  -7 -7 -14  -117 

Fire Station    5 5 10  5 5 10  100 
             

Total Elementary School and Fire Station 
Trips 

      156 128 284  50 51 101  886 

Note:  1 – The elementary school internal reduction rate was developed using data for Warren County’s population based on age and number of households.  
13% = [0.181 students per DU x 515 DU) / 700 students, or in other words approximately 13% of the school’s students will live in the proposed development. 

As shown in Table 6, the background development will generate 284 weekday morning peak hour trips and 101 weekday 

afternoon peak hour trips under future conditions without proposed development.  In order to route the projected traffic 

into the Vazzana Property development, a direction of approach was established based on previous traffic studies, existing 

travel patterns, location of employment within the region, approved developments, and general engineering judgment. The 

direction of approach assumptions for traffic generated by the elementary school and fire station development and are shown 

in Table 7 and Figure 14 and Figure 15. The inbound and outbound trips calculated for the weekday morning and weekday 

afternoon commuter peak hours were routed based on these distributions. 

Table 7: Direction of Approach 

APPROVED VAZZANA PROPERTY DEVELOPMENT 
Elementary 

School/Fire Station 

To and from the north along North Shenandoah Avenue 0% 

To and from the north along Shenandoah Shores Road 15% 

To and from the south along Happy Ridge Drive 10% 

To and from the south along Dismal Hollow Road 5% 

To and from the south along (Future) Leach Run Parkway 10% 

To and from the south along North Royal Avenue 0% 

To and from the south along North Commerce Avenue 0% 

To and from the east along Happy Creek Road 60% 

To and from the west along West 6th Street  5% 

 Total 100% 

Figure 14 and Figure 15 show the site traffic assignment for both peak hours for the elementary school and fire station. 
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Figure 14: Elementary School and Fire Station Traffic Volumes (2034) (1 of 2) 
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Figure 15: Elementary School and Fire Station Traffic Volumes (2034) (2 of 2) 
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The trips from the anticipated developments (Figures 10 thru 15) were added to the existing volumes with growth (2034) 

(Figure 5), the rerouted Marys Shady Lane traffic (Figures 6 and 7) and the rerouted Leach Run Parkway traffic (Figures 8 and 

9) to establish the future without proposed development (2034) traffic volumes, as shown in Figure 16 and Figure 17. 
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Figure 16: Future Conditions without Proposed Development Traffic Volumes (2034) (1 of 2) 
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Table 4C-1.  Warrant 1, Eight-Hour Vehicular Volume
Condition A—Minimum Vehicular Volume

Number of lanes for moving 
traffic on each approach

Vehicles per hour on major street 
(total of both approaches)

Vehicles per hour on higher-volume 
minor-street approach (one direction only) 

Major Street Minor Street 100%a 80%b 70%c 56%d 100%a 80%b 70%c 56%d

1 1 500 400 350 280 150 120 105 84

2 or more 1 600 480 420 336 150 120 105 84

2 or more 2 or more 600 480 420 336 200 160 140 112

1 2 or more 500 400 350 280 200 160 140 112

Condition B—Interruption of Continuous Traffic

Number of lanes for moving 
traffic on each approach

Vehicles per hour on major street 
(total of both approaches)

Vehicles per hour on higher-volume 
minor-street approach (one direction only) 

Major Street Minor Street 100%a 80%b 70%c 56%d 100%a 80%b 70%c 56%d

1 1 750 600 525 420 75 60 53 42

2 or more 1 900 720 630 504 75 60 53 42

2 or more 2 or more 900 720 630 504 100 80 70 56

1 2 or more 750 600 525 420 100 80 70 56

a Basic minimum hourly volume
b Used for combination of Conditions A and B after adequate trial of other remedial measures
c  May be used when the major-street speed exceeds 40 mph or in an isolated community with a population of less 

than 10,000
d  May be used for combination of Conditions A and B after adequate trial of other remedial measures when the 

major-street speed exceeds 40 mph or in an isolated community with a population of less than 10,000
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Figure 4C-2.  Warrant 2, Four-Hour Vehicular Volume (70% Factor)

(COMMUNITY LESS THAN 10,000 POPULATION OR ABOVE 40 MPH ON MAJOR STREET)

MINOR 
STREET
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VOLUME 

APPROACH - 
VPH

MAJOR STREET—TOTAL OF BOTH APPROACHES—
VEHICLES PER HOUR (VPH)

*Note: 80 vph applies as the lower threshold volume for a minor-street
approach with two or more lanes and 60 vph applies as the lower

threshold volume for a minor-street approach with one lane.
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Figure 4C-1.  Warrant 2, Four-Hour Vehicular Volume
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Meeting Agenda Item No. 3
Town of Front Royal, Virginia 
Work Session Agenda Form 

Date:  December 4, 2017 

Agenda Item: Agreement between the Town and County for collection and remittance of fees paid 
online through EnerGov software.  Director of Planning & Zoning 

Summary: 

In 2014, the Town and County individually signed agreements to purchase permitting and land 
management software known as EnerGov.  The system went live in 2016, and is currently used by the 
Town and the County to process permits, inspections and other land use applications.  However, for the 
full utilization of the software, integration of the Citizen Self Service (CSS) component is needed.  CSS 
will establish an online portal for EnerGov, where applicants can apply online and check the status of 
their permits, inspections and/or application review.  This includes payment of application fees online. 

CSS does not allow both the County and the Town to process payments.  The system is only able to 
remit payments to one entity, either the Town of the County.  The Town and County have discussed 
setting-up an agreement where the County would collect payments to the Town and reimburse those on 
a quarterly basis.  This would be at no charge to the Town, and would be accompanied by an itemized 
report.  Credit card processing fees would be paid online by a vendor and not require collection by the 
Town or County. 

Attached with this cover page is the DRAFT Memorandum of Agreement between the Town and the 
County that is necessary to establish the terms outlined above for the collection of fees paid online.  The 
agreement has been approved by the Warren County Board of Supervisors at this time. 

Council Discussion:   This agenda item is scheduled for a work session review on 12/04/17. 

Staff Evaluation:  Staff recommends that Town Council schedule the agreement for a future meeting 
for approval. 

Budget/Funding:   None. 

Legal Evaluation:   The Town Attorney will be available at the work session for questions.  The Town 
Attorney helped draft the attached MOA with the County Attorney, with assistance from the Town 
Director of Finance and Director of Planning & Zoning. 

Town Manager:  The Town Manager will be available at the work session for questions. 

Council Recommendation:    

□ Additional Work Session □ Regular Meeting □ No Action
Consensus Poll on Action: ___(Aye) ___(Nay) 
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Meeting Agenda Item No. 4 
Town of Front Royal, Virginia 
Work Session Agenda Form 

 
 

Date:  December 4, 2017 
         
Agenda Item: Continued Discussion of IT Federal/Royal Phoenix/W. Main Street Ext. 
 Director of Planning & Zoning / Town Manager 
 
Summary:  
 

• IT Federal:  Based on Town Council’s direction at the Work Session on November 20, 2017, 
Town Staff has directed Pennoni Associates to begin design work of the pump station.  The work 
is being in initiated through the EDA with the understanding that the Town will pay for the cost.   
Based on Pennoni Associate’s cost estimate, the design will cost $9,200.  Staff has also requested 
a time schedule for design and construction. A decision still needs to be made regarding who is 
paying for the pump station construction. 
 
To recap from the November 20th Work Session, the pump station will be designed as a 10HP 
Smith and Loveless system that will accommodate 80,000 GPD, or the equivalence of 4,200 
employees at 15 GPD.  The pump station will discharge to the north of the site, and a second 
pump station would be needed in the future for the southern portion of the development. 

 
• Royal Phoenix:  The concept plan and traffic study is scheduled for review by the Planning 

Commission during a work session on December 20, 2017.  As identified in the traffic study 
addendum, there are approximately 12 million dollars in off-site improvements that are 
recommended to accommodate the traffic that the entire development would generate.  The 
addendum includes a phasing analysis that points out the thresholds of when the various off-site 
improvements will be warranted.  The concept plan and traffic study will be forwarded to Town 
Council following review by the Planning Commission with their recommendations. 

 
• W. Main Street Extension:  Bohler Engineering submitted a revised cost estimate for the 

construction of West Main Street (Attached).  The original estimate was adjusted to reflect the 
pump station being a public facility.  The total estimated cost is approximately $1.4 million dollars. 
 

 
Council Discussion:   This agenda item is scheduled for a work session review on 12/04/17. 
Staff Evaluation:  Staff will be available for questions at the work session. 
Budget/Funding:   TBD. 
Legal Evaluation:   The Town Attorney will be available at the work session for questions. 
Town Manager:  The Town Manager will be available at the work session for questions. 
Council Recommendation:    
 
 
 

□ Additional Work Session □ Regular Meeting □ No Action 
Consensus Poll on Action: ___(Aye) ___(Nay) 



PREPARED BY: BOHLER ENGINEERING

PLAN TITLE: ROYAL PHOENIX, LOT 6 SITE PLAN - PHASE 2A

ITEM QUANTITY UNIT UNIT COST TOTAL COST

WATER
8" WATERLINE DIP 1820 LF 70.00$            127,400.00$      

8" 45⁰ FITTING 1 EA 500.00$          500.00$             
8" 11.25⁰ FITTING 2 EA 500.00$          1,000.00$          

CHLORINATION, FLUSHING AND TESTING 1 EA 2,000.00$      2,000.00$          
8" GATE VALVE 10 EA 1,300.00$      13,000.00$        
6" GATE VALVE 2 EA 1,300.00$      2,600.00$          

8" X 8" TEE 1 EA 600.00$          600.00$             
8" X 8" CROSS 1 EA 700.00$          700.00$             
8" X 6" CROSS 1 EA 500.00$          500.00$             

FIRE HYDRANT ASSEMBLY 2 EA 4,000.00$      8,000.00$          
8" STUB OUT 5 EA 2,500.00$      12,500.00$        

SANITARY
8" SAN PVC SDR 35 1658 LF 35.00$            58,030.00$        

4" HDPE FORCE MAIN 1311 LF 38.00$            49,818.00$        
SAN. MAN HOLE 9 EA 3,500.00$      31,500.00$        

CORROSION RESISTANT MH LINING 1 EA 1,500.00$      1,500.00$          
4" 45⁰ FITTING 7 EA 200.00$          1,400.00$          

PUMP STATION WITH WET WELL 1 EA 300,000.00$  300,000.00$      
50 KW GENERATOR W/ AUTO TRANSFER SWITCH 1 EA 50,000.00$    50,000.00$        

PRECAST BUILDING 1 EA 50,000.00$    50,000.00$        
STORM
6" HDPE 149 LF 16.00$            2,384.00$          

15" CLIII RCP 104 LF 45.00$            4,680.00$          
36" CLIII RCP 119 LF 70.00$            8,330.00$          

15" HDPE END SECTION 1 EA 600.00$          600.00$             
EW-1 1 EA 2,000.00$      2,000.00$          
DI-3C 2 EA 4,000.00$      8,000.00$          

STM. MAN HOLE 1 EA 3,200.00$      3,200.00$          
20' SPILLWAY W/ CL I RIPRAP 300 SF 3.00$              900.00$             
LEVEL 2 BIORETENTION (D) 1 EA 30,000.00$    30,000.00$        

6" CONDUIT ELEC 543 LF 14.00$            7,602.00$          
4" CONDUIT TELE 96 LF 10.00$            960.00$             

4" CONDUIT CABLE 96 LF 10.00$            960.00$             

PAVEMENT (FULL SECTION) 4370 SY 30.00$            131,100.00$      
PAVEMENT (BASE COURSE) 890 SY 20.00$            17,800.00$        

GRAVEL ACCESS ROAD 10550 SY 4.00$              42,200.00$        

WEST MAIN STREET EXTENSION ENGINEERING 
OPINION OF PROBABLE COST

WET UTILITIES

PREPARER: CPH DATE: 11/29/17

PLAN #: V172037 PLAN DATE: 08/22/17

DRY UTILITIES

ROADWAY



CONCRETE CURB CG-6 1610 LF 15.00$            24,150.00$        
RAMP CG-12A 6 EA 1,350.00$      8,100.00$          

CONC. SIDE WALK 910 SY 30.00$            27,300.00$        
STREET LIGHTS 11 EA 5,000.00$      55,000.00$        

STOP SIGN 2 EA 200.00$          400.00$             
6" WHITE BIKE LINE 1510 LF 1.25$              1,887.50$          

24" CROSS WALK LINE 260 LF 3.00$              780.00$             
4" WHITE MINI-SKIPS 80 LF 1.25$              100.00$             

24" SOLID YELLOW 120 LF 3.00$              360.00$             
4" SOLID YELLOW 1060 LF 1.25$              1,325.00$          

4" SOLID DOUBLE YELLOW 190 LF 1.25$              237.50$             
4" YELLOW MINI-SKIPS 100 LF 1.25$              125.00$             

24" STOP BAR 5 EA 100.00$          500.00$             
BIKE LANE SYMBOL 10 EA 100.00$          1,000.00$          

TURN ARROW 12 EA 100.00$          1,200.00$          

TREE 39 EA 400.00$          15,600.00$        
SHRUB 30 EA 150.00$          4,500.00$          

TEMPORARY STONE CONSTRUCTION ENTRANCE 1 EA 2,000.00$      2,000.00$          
WASH RACK 1 EA 2,000.00$      2,000.00$          
SILT FENCE 230 LF 8.00$              1,840.00$          

SUPER SILT FENCE 2500 LF 20.00$            50,000.00$        
STORM DRAIN INLET PROTECTION 2 EA 175.00$          350.00$             

CULVERT INLET PROTECTION 3 EA 300.00$          900.00$             
TEMPORARY DIVERSION DIKE 300 LF 6.00$              1,800.00$          

OUTLET PROTECTION 2 EA 50.00$            100.00$             
ROCK CHECK DAMS 7 EA 175.00$          1,225.00$          

SITE CLEARANCE 5 AC 6,500.00$      32,500.00$        
SEEDING 4840 SY 0.80$              3,872.00$          

TYPICAL SOIL CUT-TO-FILL 7500 CY 5.00$              37,500.00$        

15% CONTINGENCY (CONTRACTOR OH&P, CA'S, ETC.) 187,262.40$      
TOTAL: 1,435,678.40$  

OTHER

GRADING

EROSION AND SEDIMENT CONTROL

LANDSCAPING
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Item No. __5____ 
 

Town of Front Royal, Virginia 
Work Session Agenda Form 

 
                                                        Date:  December 4, 2017 
         
 
Agenda Item:  Criser Road Bridge Project  
  
Summary:   On August 10, 2017, the Town only received one bid for the construction of the bridge 
for $1,377,980 which was double the construction estimate. The Town re-advertised the RFP and on 
September 15, 2017, the Town received two bids but still double the construction estimate.  We have 
had discussions with both contractors and will update Council at the meeting. 
 
 
Council Discussion:   Discussion on the next steps for the construction of Criser Road Bridge 
Project. 
 
 
Staff Evaluation:  Staff will be available 
 
 
Budget/Funding:  N/A 
 
 
 
Legal Evaluation:   Town Attorney will be available 
 
 
Staff Recommendations:  Staff will be available 
 
 
Town Manager Recommendation:  Town Manager will be available 
 
Council Recommendation:    

□ Additional Work Session □ Regular Meeting □ No Action 
Consensus Poll on Action: ___(Aye) ___(Nay) 
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Item No. __6____ 
 

Town of Front Royal, Virginia 
Work Session Agenda Form 

 
                                                        Date:  December 4, 2017 
         
 
Agenda Item:  Audit/Finance Committee Terms Expire 
 
  
 
Summary:  Councilman Jacob L. Meza and Vice Mayor Eugene R. Tewalt terms on the Audit and 
Finance Committee expire December 31, 2017. This is a one year term. 
 
 
Council Discussion:   Council takes desired action for appointments at the December 11, 2017 
meeting 
 
 
Staff Evaluation:   N/A 
 
 
Budget/Funding:   N/A 
 
 
Legal Evaluation:   N/A 
 
 
Staff Recommendations:  N/A 
 
 
 
Town Manager Recommendation:  N/A 
 
 
 
 
 
 
 
 
 
 
 
 
Council Recommendation:    

□ Additional Work Session □ Regular Meeting □ No Action 
Consensus Poll on Action: ___(Aye) ___(Nay) 
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Item No. __7____ 
 

Town of Front Royal, Virginia 
Work Session Agenda Form 

 
                                                        Date:  December 4, 2017 
         
 
Agenda Item:  Joint Tourism Advisory Committee Recommendations 
 
  
 
Summary:  Council approved the Front Royal-Warren County Joint Tourism Advisory Committee 
Memorandum of Agreement (MOA) on November 13, 2017. The MOA states the Committee shall 
consist of (9) nine members, each appointed to a 4-year term. Three members shall be 1) the Front 
Royal Director of Community Development & Tourism; 2) the Warren County Planning Director and 
3) the President of the Front Royal-Warren County Chamber of Commerce. The remaining (6) six 
members shall be appointed by the Town Council (3 members) and Board of Supervisors (3). One 
member from each the Town and County must be a representative from a lodging property. Council is 
requested to consider the recommendations from the Director of Community Development & 
Tourism and approve the (3) three appointments at a regular meeting. 
 
 
Council Discussion:   Council takes desired action  
 
 
Staff Evaluation:   Staff will be in attendance 
 
 
Budget/Funding:   N/A 
 
 
Legal Evaluation:  Town Attorney will be in attendance 
 
 
Staff Recommendations:  Staff will be in attendance 
 
 
 
Town Manager Recommendation:  Town Manager will be in attendance 
 
 
 
 
 
 
 
 
Council Recommendation:    

□ Additional Work Session □ Regular Meeting □ No Action 
Consensus Poll on Action: ___(Aye) ___(Nay) 
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