


































































































































































 

 
 
 

Department of Planning  
& Community Development 

Transmittal of Planning Commission Action 
 

Date:  February 11, 2026 
 
Item: Case # REZO-01-26-18468 
   
Prepared by: Tina H. Franklin, Planner II 
 
Date of Commission Action:       February 10, 2026 
 
 
OVERVIEW: 
 
The applicant is requesting to rezone property consisting of approximately 82.7 +/- acres to PCD, 
Planned Commercial Development District, with possible proffers and requesting three (3) 
deviations. The purpose of the rezone (zoning map amendment) is to amend the existing 
conceptual plan for Westlake Village Business Park South dated June 30, 2006. The property is 
currently zoned PCD, Planned Commercial Development District and identified as Parcel ID #’s 
0300000105 and 0300005228 in the Gills Creek Election District.  
 
BACKGROUND 
 
Along with the zoning map amendment, a request to amend the conceptual plan to allow for 
103+/- single-family detached dwellings as well as five (5) commercial pads designated for 
business purposes, there are two (2) special use permits for single-family detached dwellings and 
private roads.   
 
The unaddressed property is currently undeveloped, with the ingress/egress for the development 
to be located on and extending Apron Drive (private road) off of Booker T. Washington 
Highway (State Route 122) at the intersection with Parkcrest Drive. Willard Construction Smith 
Mountain Lake, LLC and Willard Investment Properties, LLC owns and maintains all of the 
private roads within the Towne Center and will own and maintain the extension of Apron Drive 
within the proposed development. This property is located beside the Westlake Towne Center 
and Booker T. Washington National Monument and is referred to as the Westlake Village 
Business Park South. This development will include the following: 
 

• Single-Family residential development on 45.2 acres consisting of 103 +/- total lots with 
a proposed density of 2.28 houses per acre. 

• Open space in the residential development for a park 
• Future potential pedestrian trail path  
• Open space to consist of +/- 24.5 acres 
• Five (5) commercial outparcels on +/- 13.0 acres consisting of three (3) proposed parcels 

along Booker T. Washington Highway, (Route 122), one (1) parcel along Apron Road 
(private road), and one (1) parcel along a future 30 foot right of way off of Apron Road. 
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The applicant/developer is requesting three (3) deviations.  
 

1. Section 25-282 - Area Regulations – (a) Minimum Lot Size – (1)(a) to allow for 
minimum lot area of 8,000 square feet within the residential portion of the development 
community.   

2. Section 25-282 – Area Regulations – (a) Minimum Lot Size – (2)(a) to allow for a 
minimum of 60-foot lot width for residential lots being served by both public water and 
sewer.  

3. Section 25-395 – Minimum Dimensions – (a) Front Setback to allow for a minimum of 
25-foot front setback from the proposed right-of-way of each private street within the 
residential portion of the development community.  

 
• Two (2) new entrances are proposed along Booker T. Washington Highway (Route 122). 

One (1) entrance is proposed at the intersection of Parkcrest Drive and Route 122 and 
One (1) entrance is between the commercial outparcels identified as Road “C” private r/w 
on the conceptual plan connection to Apron Road. These entrances will be 330 linear feet 
apart from centerline to centerline. 

• One (1) new private right of way identified as Road “A” private r/w. This r/w is access to 
single-family dwellings.  

 
The roads in the development will be private; however, the Westlake Towne Center has road 
maintenance agreements for all private roads in the Center. The proposed development indicates 
a future potential pedestrian trail path to connect to the Westlake Towne Center future trail and 
existing sidewalks.  
 
In addition, the development proposes a 200-foot natural buffer at the rear of the property along 
with a residential stormwater facility and a 50-foot buffer setback along the property line shared 
with Booker T. National Monument.   
 
The development will be served by public water and sewer by Western Virginia Water Authority 
(WVWA).  
 
COMMISSION’S RECOMMENDATION 
 
At the end of the staff’s presentation and applicant comments, there was a period for citizen 
comment. There were no citizens that wished to speak on this application. 
 
After the period of public comment, the Planning Commission then began their deliberations. 
 
The Planning Commission determined that the rezoning will not be a substantial detriment to 
adjacent properties, that the character of the zoning district will not be changed thereby, and that 
such rezone will be in harmony with the purpose and intent of the County Code, Comprehensive 
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Plan, and with the public health, safety, and general welfare to the community, and 
recommended APPROVAL with the following two (2) proffers and three (3) deviations: 
 

1. Developer shall develop the project in General Conformance with the conceptual plan 
entitled “Master Plan Exhibit Showing Westlake Village Business Park South” dated 
December 29, 2025, and revised January 5, 2026. 

2. Developer shall collaborate with the County to design and connect trails in generally 
similar locations as shown on the Master Plan Exhibit in coordination with the County’s 
grant-funded trail project and shall work with the County on any necessary easements to 
promote interconnectivity of the trail system within the greater Westlake Towne Center. 

 
Deviations: 
 

1. Section 25-282 - Area Regulations – (a) Minimum Lot Size – (1)(a) to allow for 
minimum lot area of 8,000 square feet within the residential portion of the development 
community.   

2. Section 25-282 – Area Regulations – (a) Minimum Lot Size – (2)(a) to allow for a 
minimum of 60-foot lot width for residential lots being served by both public water and 
sewer.  

3. Section 25-395 – Minimum Dimensions – (a) Front Setback to allow for a minimum of 
25-foot front setback from the proposed right-of-way of each private street within the 
residential portion of the development community.  

 
After deliberations, Planning Commissioner Mr. Ronald Jefferson made a motion to approve the 
request with the two (2) proffers and three (3) deviations. The motion was seconded by Planning 
Commissioner Mrs. Angie McGhee. The vote was 5-0-2-0.  
 
 
A Roll Call Vote was held with the following recorded vote.  
 
Motion to Approve:   Ronald Jefferson Seconded:  Angie McGhee 
 
AYES: Doss, Clements, McGhee, Jefferson, Evans 
NAYES: None 
ABSENT: Mitchell, Pendleton 
ABSTAIN: None 
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SUGGESTED MOTIONS: 
 
The following suggested motions are sample motions that may be used. They include language 
found in Section 15.2-2283, Purpose of zoning ordinances of the Code of Virginia of 1950, as 
amended. 
 
(APPROVE) I find that the rezoning will not be of substantial detriment to adjacent properties, 
that the character of the surrounding area will not be changed thereby, and that such rezoning 
will be in harmony with the purpose and intent of the County Code, Comprehensive Plan, and 
with the public health, safety, and general welfare to the community.  Therefore, I move to 
recommend approval of the applicant’s request for a zoning map amendment (rezone) to amend  
the conceptual plan with three (3) deviations and two (2) proffers to allow for a housing and 
commercial development as recommended by the planning commission. 
 

OR 
 
(DENY) I find that such rezoning will be of substantial detriment to adjacent property, that the 
character of the surrounding area will be changed thereby, and that such use will not be in 
harmony with the purpose and intent of the County Code, Comprehensive Plan, and with the 
public health, safety, and general welfare to the community. Therefore, I move to recommend 
denying the request for the zoning map amendment (rezone) to amend the conceptual plan with 
three (3) deviations and two (2) proffers to allow for a housing and commercial development. 
 

OR 
 

(DELAY ACTION) I find that the required information for the submitted petition is incomplete. 
Therefore, I move to delay action until all necessary materials are submitted to the Planning 
Commission. 



ORDINANCE # __________ 
 

APPLICATION for ZONING MAP AMENDMENT – Application of ABoone Development, 
Inc., Applicant, and Willard Investment Properties, LLC, and Willard Construction Smith 
Mountain Lake, LLC, Owners, requesting a zoning map amendment on an approximate 82.70 
acres of property zoned PCD, Planned Commercial Development District. These parcels are 
located at 12800 Booker T. Washington Highway in the Gills Creek Election District of Franklin 
County and further identified by real estate records as Tax Map/Parcel #0300000105 and 
0300005228. The purpose of this zoning map amendment request to amend the conceptual plan to 
allow for 103 +/- single family detached homes as well as five (5) commercial pads designated for 
business purposes. This property has a future land use designation of Residential Mixed Use and 
Village Mixed Use is part of the Westlake-Hales Ford Designated Growth Area (REZO-01-26-
18468). 
 
WHEREAS, ABoone Development, Inc., Applicant, and Willard Investment Properties, LLC, 
and Willard Construction Smith Mountain Lake, LLC, Owners, did file an application requesting 
a zoning map amendment (rezone) of 82.70 acres of property zoned PCD, Planned Commercial 
Development District and will remain PCD, Planned Commercial Development District, to amend 
the conceptual plan to one that depicts a 103+/- single-family detached homes as well as five (5) 
commercial pads designated for business purposes, and located in the Gills Creek Election District, 
and 
 
WHEREAS, after due legal notice as required by Section 15.2-2204/2205 of the Code of Virginia 
of 1950, as amended, the Planning Commission and Board of Supervisors did hold public hearings 
on February 10, 2026, and February 17, 2026, respectively, at which time all parties in interest 
were given an opportunity to be heard, and  
 
WHEREAS, after full consideration, the Franklin County Planning Commission recommended 
APPROVAL of the Rezone request, with the following two (2) proffers and three (3) deviations, 
and 

1. Developer shall develop the project in General Conformance with the conceptual plan 
entitled “Master Plan Exhibit Showing Westlake Village Business Park South” dated 
December 29, 2025, and revised January 5, 2026. 

2. Developer shall collaborate with the County to design and connect trails in generally 
similar locations as shown on the Master Plan Exhibit in coordination with the County’s 
grant-funded trail project and shall work with the County on any necessary easements to 
promote interconnectivity of the trail system within the greater Westlake Towne Center. 

 
Deviations: 

1. Section 25-282 - Area Regulations – (a) Minimum Lot Size – (1)(a) to allow for minimum 
lot area of 8,000 square feet within the residential portion of the development community.   



2. Section 25-282 – Area Regulations – (a) Minimum Lot Size – (2)(a) to allow for a 
minimum of 60-foot lot width for residential lots being served by both public water and 
sewer.  

3. Section 25-395 – Minimum Dimensions – (a) Front Setback to allow for a minimum of 25-
foot front setback from the proposed right-of-way of each private street within the 
residential portion of the development community.  

 
WHEREAS, after full consideration, the Franklin County Board of Supervisors determined that 
the request for a zoning map amendment (rezone) will not be of substantial detriment to adjacent 
properties, that the character of the zoning district will not be changed thereby, and that such 
rezoning will be in harmony with the purpose and intent of the County Code, Comprehensive 
Plan, and with the public health, safety and general welfare to the community, and APPROVED 
the Rezone to amend the conceptual plan to one that depicts a 103+- single-family detached homes 
as well as five (5) commercial pads designated for business purposes with the two (2) proffers and 
three (3) deviations as recommended by the Planning Commission. 
 

1. Developer shall develop the project in General Conformance with the conceptual plan 
entitled “Master Plan Exhibit Showing Westlake Village Business Park South” dated 
December 29, 2025, and revised January 5, 2026. 

2. Developer shall collaborate with the County to design and connect trails in generally 
similar locations as shown on the Master Plan Exhibit in coordination with the County’s 
grant-funded trail project and shall work with the County on any necessary easements to 
promote interconnectivity of the trail system within the greater Westlake Towne Center. 
 

Deviations: 
1. Section 25-282 - Area Regulations – (a) Minimum Lot Size – (1)(a) to allow for minimum 

lot area of 8,000 square feet within the residential portion of the development community.   
2. Section 25-282 – Area Regulations – (a) Minimum Lot Size – (2)(a) to allow for a 

minimum of 60-foot lot width for residential lots being served by both public water and 
sewer.  

3. Section 25-395 – Minimum Dimensions – (a) Front Setback to allow for a minimum of 25-
foot front setback from the proposed right-of-way of each private street within the 
residential portion of the development community.  

 
THEREFORE, BE IT ORDAINED, that a copy of this Ordinance be transmitted to the Clerk of 
the Planning Commission, the Franklin County Commissioner of Revenue and the Franklin 
County Zoning Administrator, and that the Clerk be directed to reflect this action to APPROVE 
the zoning map amendment (rezone) of 82.70 acres to amend the conceptual plan to one that 
depicts 103+- single-family detached homes as well as five (5) commercial pads designated for 
business purposes with two (2) proffers and three (3) deviations in the records of Franklin County. 

 
 
 



On the motion by ___________ to approve the requested Rezone, and seconded by _________, 
said motion was APPROVED by the following recorded vote: 
 
AYES: 
NAYES: 
ABSENT: 
ABSTAIN: 
 
 
 
__________________________ 
Amy Renick, Clerk 
Franklin County Board of Supervisors 
 
 
 
_________________________ 
Date 
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To: Franklin County Planning Commission 
From: Tina Franklin, Planner II 
Date: January 30, 2026 
Tax #s: 0300000105 and 0300005228 
District: Gills Creek Election District 
Applicant: A Boone Development, Inc. 

Owner: Willard Construction of Smith Mountain Lake, LLC and 
Willard Investment Properties, LLC 

STAFF REPORT 
Case # REZO-01-26-18468 

APPLICATION for ZONING MAP AMENDMENT – Application of ABoone 
Development, Inc., Applicant, and Willard Investment Properties, LLC, and Willard 
Construction Smith Mountain Lake, LLC, Owners, requesting a zoning map amendment 
on an approximate 82.70 acres of property zoned PCD, Planned Commercial 
Development District. These parcels are located at 12800 Booker T. Washington 
Highway in the Gills Creek Election District of Franklin County and further identified by 
real estate records as Tax Map/Parcel #0300000105 and 0300005228. The purpose of this 
zoning map amendment request to amend the conceptual plan to allow for 103 +/- single 
family detached homes as well as five (5) commercial pads designated for business 
purposes. This property has a future land use designation of Residential Mixed Use and 
Village Mixed Use and is part of the Westlake-Hales Ford Designated Growth Area 
(REZO-01-26-18468). 

RECOMMENDATION: 
Staff recommends that the Planning Commission recommend approval of the zoning map 
amendment with the following two (2) proffers: 

1. Developer shall develop the project in General Conformance with the conceptual
plan entitled “Master Plan Exhibit Showing Westlake Village Business Park
South” dated December 29, 2025, and revised January 5, 2026.

2. Developer shall collaborate with the County to design and connect trails in
generally similar locations as shown on the Master Plan Exhibit in coordination
with the County’s grant-funded trail project and shall work with the County on
any necessary easements to promote interconnectivity of the trail system within
the greater Westlake Towne Center.
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OVERVIEW: 
 
The applicant is requesting to rezone property consisting of approximately 82.7 +/- acres 
to PCD, Planned Commercial Development District, with possible proffers and 
requesting three (3) deviations. The purpose of the rezone is to amend the existing 
conceptual plan for Westlake Village Business Park South dated June 30, 2006. The 
property is currently zoned PCD, Planned Commercial Development District and 
identified as Parcel ID #’s 0300000105 and 0300005228 in the Gills Creek Election 
District.  
 
BACKGROUND 
 
Along with the zoning map amendment, a request to amend the conceptual plan to allow 
for 103+/- single-family detached dwellings as well as five (5) commercial pads 
designated for business purposes, there are two (2) special use permits for single-family 
detached dwellings and private roads.   
 
The existing conceptual plan approved by the Board of Supervisors in June 2006 shows 
the following mixed-use development consisting of residential and commercial uses as 
follows:   
 

• Residential 2-story town house apartments (120 units) 
• Residential 1-story town house apartments (41 units) 
• Office complex consisting of seven (7) 1-story buildings 
• Retail/Office complex consisting of seven (7) 1-story buildings for five (5) retail 

uses with one (1) for large retail or drugstore, drive thru pharmacy, one (1) 
restaurant use, and one (1) 2-story office 

 
These particular uses on the existing conceptual plan from 2006 would potentially impose 
a more significant amount of traffic and noise because of the higher density of residential 
and commercial and have an adverse effect on surrounding properties. The proposed 
residential with commercial pads is less dense. 
 
A portion of the original area was approved by the Board of Supervisors as a zoning map 
amendment in May of 2002 and this area will be added to the proposed master plan for 
tax parcel number 0300000105. This particular area on the proposed master plan will be 
open space. 
 
The unaddressed property is currently undeveloped, with the ingress/egress for the 
development to be located on and extending Apron Drive (private road) off of Booker T. 
Washington Highway (State Route 122) at the intersection with Parkcrest Drive. Willard 
Construction Smith Mountain Lake, LLC and Willard Investment Properties, LLC owns 
and maintains all of the private roads within the Towne Center and will own and maintain 
the extension of Apron Drive within the proposed development. This property is located 
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beside the Westlake Towne Center and Booker T. Washington National Monument and is 
referred to as the Westlake Village Business Park South. This development will include 
the following: 
 

• Single-Family residential development on 45.2 acres consisting of 103 +/- total 
lots with a proposed density of 2.28 houses per acre. 

• Open space in the residential development for a park 
• Future potential pedestrian trail path  
• Open space to consist of +/- 24.5 acres 
• Five (5) commercial outparcels on +/- 13.0 acres consisting of three (3) proposed 

parcels along Booker T. Washington Highway, (Route 122), one (1) parcel along 
Apron Road (private road), and one (1) parcel along a future 30 foot right of way 
off of Apron Road. 

 
The applicant/developer is requesting three (3) deviations.  
 

1. Section 25-282 - Area Regulations – (a) Minimum Lot Size – (1)(a) to allow for 
minimum lot area of 8,000 square feet within the residential portion of the 
development community.   

2. Section 25-282 – Area Regulations – (a) Minimum Lot Size – (2)(a) to allow for a 
minimum of 60-foot lot width for residential lots being served by both public 
water and sewer.  

3. Section 25-395 – Minimum Dimensions – (a) Front Setback to allow for a 
minimum of 25-foot front setback from the proposed right-of-way of each private 
street within the residential portion of the development community.  

 
The reason for the three (3) deviation requests is to allow for consistency and proposed 
density within the proposed residential portion of the development community.     
 

• Two (2) new entrances are proposed along Booker T. Washington Highway 
(Route 122). One (1) entrance is proposed at the intersection of Parkcrest Drive 
and a new private right of way identified as Road “A” private r/w.  

• One (1) entrance is between the commercial outparcels identified as Road “C” 
private r/w on the conceptual plan connection to Apron Road.  

 
These entrances will be 330 linear feet apart from centerline to centerline. The roads in 
the development will be private; however, the Westlake Towne Center has road 
maintenance agreements for all private roads in the Center. 
 
The proposed development indicates a future potential pedestrian trail path to connect to 
the Westlake Towne Center future trail and existing sidewalks.  
 
In addition, the development proposes a 200-foot natural buffer at the rear of the property 
along with a residential stormwater facility and a 50-foot buffer setback along the 
property line shared with Booker T. National Monument.   
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The development will be served by public water and sewer by Western Virginia Water 
Authority (WVWA).  
 
The applicant/developer stated in the letter of application that this current proposed 
community will complement the existing Westlake Towne Center commercial, office and 
residential uses, including the townhome and condominium community that is currently 
under construction within the Towne Center. He also stated the proposed development 
will help meet a critical housing shortage and office homeownership with high quality 
single and multi-story homes at relatively affordable price points. The applicant indicated 
that the proposed development would add valuable commercial opportunities along the 
Route 122 corridor to attract different commercial, retail and restaurant uses. He stated 
the residents of the proposed residential community will access their neighborhood from 
Route 122 at its intersection with Parkcrest Drive which is an intersection planned for 
access improvement as part of this overall development. 
 
The application was advertised, site posted, and notifications sent to all adjacent property 
owners. The Development Review Team (DRT) reviewed the application at its January 
2026 meeting.  As of the date of this report, staff has received two (2) phone calls 
inquiring about the application.  Additional comments and concerns may be raised as a 
result of the public hearings. 
 
SITE STATISTICS: 
 
Location: Booker T. Washington Highway (Route 122) and Apron 

Drive 
Size:    +/- 83 acres 
Existing Land Use: Vacant 
Adjoining Zoning: PCD, Planned Commercial Development District and A-1, 

Agricultural 
Adjoining Land Uses:  Commercial, Residential and Federal Park 
Adj Future Land Uses: Village Mixed Use and Residential Mixed Use 
 
COMPREHENSIVE PLAN: 
 
Future Land Use 

All Comprehensive Plans include a component referred to as “Future Land Use,” which 
includes both map designations and policies. In general, Future Land Use designations 
are both visionary and strategic – while also flexible to accommodate changes over time. 
Future Land Use designations and policies are intended to generally describe how a given 
area should look and feel in the future, and what type of development or use would be 
most appropriate.  
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The future land use map designates the property as “Village Mixed Use” and “Residential 
Mixed Use” as provided in the 2045 Comprehensive Plan adopted by the Board of 
Supervisors in July 2025 and the Westlake Hales Ford Area Plan, adopted by the Board 
of Supervisors in November 2016. The Westlake Hales Ford Area Plan is a part of the 
County’s Comprehensive Plan. 
 
Residential Mixed Use 
 
Residential Mixed-Use areas in Designated Growth Areas (DGA) are those that would 
typically flank, or anchor, the Village Mixed Use areas, as a buffer between the Village 
center and the remaining areas. These areas should provide compact, walkable, and 
diverse developments that offer a variety of housing sizes and types. Ideally, these areas 
would be served by public water and sewer if available - and if not, shared or community 
systems. Developers are encouraged to work with the County, and primarily the Western 
Virginia Water Authority to understand the potential to extend service to these areas, if 
none is available. 
 
Appropriate Land Use Types: 
 

• Single-family (detached or attached) 
• Townhomes 
• Duplexes, triplexes, and fourplexes 
• Senior and assisted living facilities 
• Multifamily complexes 
• Garden/patio homes 
• Accessory dwelling units (ADUs) 
• Small-scale, community-oriented commercial 
• Recreation 
• Civic 

 
Character/Development Guidelines: 

 
• Housing types should be mixed and dwellings per acre based on the site. 
• Small-scale, community-oriented commercial uses should be screened and/or 

buffered from residential uses. 
• Maintain low-speed, pedestrian- and bicycle-friendly streets. 
• Interconnected street network and defined open spaces should be provided. 
• Implement low-impact development (LID to the extent possible. 
• Strive for materials, scale, and character of new buildings to be compatible with 

existing neighborhoods. 
• Ensure materials, scale, and character of development is compatible within the 

neighborhood(s) 
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• Discourage the construction of private roads in new developments. If not feasible, 
new developments should include formal agreements for the maintenance for any 
roads not built, or eligible, for inclusion in the state highway system. 

 
Village Mixed Use 
 
Village Mixed Use areas in Designated Growth Areas (DGA) are those that are 
appropriate for traditional village development – which includes a variety of land use that 
is typically compact, walkable, and tailored to serve the residents of the immediate area. 
Village Mixed Use areas should include a variety of land uses to accommodate the needs 
of the residents – including small-scale housing options, grocery and pharmacy stores, 
medical offices, childcare facilities, post offices and other public services, personal 
services, as well as open space and recreation. 
 
To retain the central areas for non-residential development and services, if possible, 
housing should either be on the second floor within Village Mixed Use areas, or setback 
from primary corridors. Ideally, these areas would be served by public water and sewer if 
available – and if not, shared or community systems. Developers are encouraged to work 
with the County, and primarily the Western Virginia Water Authority to understand the 
potential to extend service to these areas, if none is available. Additionally, these areas 
should be a priority for broadband expansion and improvement, to ensure businesses and 
services have adequate bandwidth for internet access. 
 
Appropriate Land Use Types: 
 

• Commercial 
• Offices 
• Vertical and horizontal mixed use 
• Garden/patio homes 
• Duplexes, triplexes, and fourplexes 
• Senior and assisted living facilities 
• Tourism 
• Recreation 
• Civic 

 
Character/Development Guidelines: 
 

• Buffer new non-residential development when adjacent to residential uses. 
• Discourage the construction of private roads in new developments. If not feasible, 

new developments should include formal agreements for the maintenance for any 
roads not built, or eligible, for inclusion in the state highway system. 

• Encourage infill development and retrofitting of existing buildings. 
• Ensure materials, scale, and character of development is compatible within the 

DGA. 
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• Locate non-residential parking and service areas to the side/rear of buildings and 
screen to the extent possible. 

• Encourage traffic calming, particularly along primary routes. 
• Incorporate pedestrian infrastructure and safety enhancements, such as sidewalks, 

crosswalks, and/or multi-use paths. 
• Incorporate branding, plantings, and other amenities that contribute to the DGA’s 

identity. 
 
Chapter 12/Implementation 
 
Goal for Housing:  In 2045, Franklin County prioritizes a diverse housing stock that 
serves and attracts residents of all socioeconomic levels and life stages from youth and 
first-time buyers to the workforce, to retirees, and those aging in place.  
 
Objective 7.1: Ensure adequate and affordable housing options are available for residents 
Strategy 7.1.4: Evaluate current zoning regulations – particularly allowable densities and 
minimum lot sizes – and adjust where appropriate to accommodate neighborhoods with 
smaller-scale housing (smaller lots, more dense neighborhoods, etc.). 
 
Objective 7.3: Promote the creation of “livable” communities 
Strategy 7.3.1: Encourage development of housing within the County’s Designated 
Growth Areas, where amenities and public utilities are typically more available, or have 
the potential to be available in the future, to support a range of housing types and 
densities. 
 
Westlake Hales Ford Area Plan – Appendix B: Goals and Strategies 

The Westlake Hales Ford Area Plan provides Goals and Strategies to implement the Plan, 
the following Goal and Strategy bears significance to this application: 

• Goal 5: Create an inclusive, livable community that provides a balanced 
inventory of housing opportunities for all residents.  

• Strategy 5.1: Review and amend the Zoning Ordinance to allow a greater 
diversity of housing types that would accommodate a range of incomes, lifestyles, 
and stages of life – including affordable and workforce housing, and housing for 
those aging in place.  

 
By constructing a new type of housing, attached single family homes, more housing 
choices will be available within the Westlake Hales Ford Designated Growth Area, 
meeting the above-mentioned strategy and goal.  
 
Comprehensive Plan Summary 

The 2045 Franklin County Comprehensive Plan establishes and encourages different 
types of housing in the Residential Mixed Use and Village Mixed Use. Both mixed uses 
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are found in the County’s Designated Growth Areas like the Westlake-Hales Ford 
Designated Growth Area. DGAs in the County are intended to provide a clear distinction 
between the County’s more developed areas and rural areas. In addition, DGAs are ideal 
for development of both commercial and residential, the effect of sprawl is reduced, and 
the County’s rural character is protected.  

Residential Mixed Use in DGA’s would be walkable and diverse development that offers 
a variety of housing sizes and types. These developments would be served by public 
water and sewer. Residential mixed use would support small-scale commercial 
development in the village. Appropriate land use types in this designation would be 
single-family detached dwellings, recreation, and small-scale, community oriented 
commercial.  Development and Character Guidelines are housing types that should be 
mixed and dwellings per acre based on the site, maintain low-speed, pedestrian and 
bicycle friendly streets, discourage private roads in new developments; however, if new 
developments choose private roads formal agreements for maintenance are required.  

Village Mixed Use in DGA’s are usually traditional village development meaning a 
variety of land uses that are compact, walkable, and tailored to serve residents in the 
surrounding area or in the village itself. Water and sewer are public in most cases. 
Appropriate land use types would be commercial, office, recreation, garden/patio homes, 
duplexes, and townhomes. Development and Character Guidelines of the Comprehensive 
Plan suggest buffer for new non-residential development when adjacent to residential 
uses, ensure materials, scale, and character of the development is compatible within the 
DGA, and incorporate pedestrian infrastructure and safety enhancement, such as 
sidewalks, crosswalks, and/or multi-use paths. 

 The Westlake-Hales Ford Designated Growth Area continues to grow with a mixture of 
commercial and residential development. The proposed development of single-family 
detached dwellings and five (5) commercial parcel sites continue to meet the need of the 
County’s critical housing shortages. This proposed 103 homes will enhance the village 
and the newly approved townhome and condominium development in the Westlake 
Towne Center.  The five (5) commercial parcel sites will serve new commercial business 
and bring growth to the DGA. New commercial uses will serve both residential housing 
in the DGA and surrounding area. The new master plan for these two properties helps in 
the development of the DGA to have commercial development supportive of residential 
growth in the village and a more walkable community, which is the intention of DGAs. 
The proposed new master plan for these two parcels for single-family detached dwellings 
and commercial sites is supported of the 2045 Franklin County’s Comprehensive Plan 
and the Westlake -Hales Ford Area Plan.  

ZONING ORDINANCE: 

Sec. 25-2. Purpose and intent “(a) The Zoning Ordinance of Franklin County, Virginia is 
intended to promote the health, safety and general welfare of the public, and to 
implement the adopted comprehensive plan for the orderly and controlled development of 
the county. 
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(b) To these ends, such zoning ordinances shall be designed to give reasonable 
consideration to each of the following purposes, where applicable: 
1) To provide for adequate light, air convenience of access and safety from fire,         
flood and other dangers; 
2) To reduce or prevent congestion in public streets; 
3) To facilitate the creation of a convenient, attractive and harmonious community; 
4) To facilitate the provision of adequate police and fire protection, disaster 
evacuation, civil defense, transportation, water, sewerage, flood protection, schools, 
parks, forests, playgrounds, recreational facilities, airports and other public requirements; 
5) To protect against destruction of, or encroachment upon, historic areas; 
6) To protect against one (1) or more of the following: overcrowding of land; undue 
density of population in relation to the community facilities existing or available; 
obstruction of light and air; danger and congestion in travel and transportation; or loss of 
life, health or property from fire, flood and panic or other dangers; 
7) To encourage economic development activities that provide desirable 
employment and enlarge the tax base; 
8) To provide for the preservation of agricultural and forestal lands.” 
 
Sec. 25-3. Relation to the environment “This chapter is designed to treat lands which are 
similarly situated and environmentally similar in like manner, with reasonable 
consideration for the existing use and character of properties; the Comprehensive Plan; 
the suitability of property for various uses; the trends of growth and change; the current 
and future land and water use and sewerage treatment requirements of the community for 
various purposes as determined by county-sanctioned studies; the transportation 
requirements of the community; the requirements for housing, schools, parks, 
playgrounds, recreation areas and other public services; for the conservation of natural 
resources; preservation of flood-plains; for the conservation of properties and their 
values; and the encouragement of the most appropriate use of land throughout the 
county.” 

 
Sec. 25-4. Relation to the Comprehensive Plan “In drawing the Zoning Ordinance and 
districts with reasonable consideration of the Comprehensive Plan, it is a stated and 
express purpose of this Zoning Ordinance to create land use regulations which shall 
encourage the realization and implementation of the Comprehensive Plan. To this end, 
development is: to be encouraged to take place in clusters to promote efficient and cost 
effective use of land; to be situated as to make possible future economies in the provision 
of services by the private and/or public sector; and to be so located as to protect the 
watersheds and shoreland areas, protect surface and groundwater supplies, discourage 
development in floodplains, wetlands, and conservation areas and strips.” 
 
Sec. 25-733 of the Zoning Ordinance sets forth the County’s authority to accept voluntary 
proffers, in writing for the issuance of a zoning map amendment.  The ordinance states 
prior to any public hearing before the board of supervisors any applicant for rezoning 
may voluntarily proffer, in writing, reasonable conditions to be applied to such rezoning 
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as part thereof. Such conditions shall comply with the provisions of section 15.2-2297 of 
the Code of Virginia, provided that the proffering thereof by the applicant shall be 
deemed prima facie evidence of such compliance. 

Sec. 25-390 of the Zoning Ordinance sets forth the County’s purpose of the Planned 
Commercial Development District (PCD) 

(a) The purpose of this district is to promote the efficient use of commercial land by 
allowing a wide range of land uses of various densities and flexible application of 
development controls. The district encourages achievement of these goals while 
also protecting surrounding property, natural features and scenic beauty. 

(b) The PCD district recognizes that many commercial, office and residential 
establishments seek to develop within unified areas, usually under single 
ownership or control. Because these concentrations of retail, service, and office 
establishments are generally stable and offer unified internal arrangement and 
development, potentially detrimental design effects can be recognized and 
addressed during the review of the development. For these reasons, the PCD 
district allows flexibility through the adjustment of certain lot, setback and use 
restrictions. Districts should be proposed and planned for areas that provide for 
adequate development and expansion space, controlled access points, landscaped 
parking areas and public utilities. Development of a PCD district will take place 
in accord with an approved concept plan, which may allow for clustering of uses 
and densities in various areas of the site. 

(c) The PCD district should be a visual asset to the community. Building within the 
district is to be architecturally similar in style and the relationship among 
individual establishments should be harmonious.  

ANALYSIS 
 
The subject property is currently zoned Planned Commercial Development District 
(PCD). The applicant is requesting a zoning map amendment (rezone) for a residential 
development consisting of 103+/- single-family detached dwellings, five (5) commercial 
outparcels and two separate open spaces with one having a park. The applicant also is 
requesting three (3) deviations regarding minimum lot size, minimum lot width, and front 
setback from the proposed right-of-way within the residential portion of the development 
community. 

The proposed project meets the purpose and intent of the Zoning Ordinance and promotes 
the health, safety and general welfare of the public (community) by demonstrating the 
following: 
 

• This proposed development of approximately 103 single-family detached 
dwellings with five (5) commercial parcels will increase traffic in the DGA; 
however, the density of this proposed development of residential and commercial 
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use is deemed to be less than the approved existing conceptual plan with more 
housing and commercial uses approved by the Board of Supervisors in the early 
2000s. The developer, County staff and district VDOT employees have been 
working to reduce and improve congestion on Route 122.  

• The proposed project will expand residential and commercial uses of the Towne 
Center and DGA and will prove to be in character with the intent of this district 
and the County’s comprehensive plan. 

• The proposed natural buffers between the proposed development and Booker T.  
Washington National Monument will serve to protect this historical site from the 
proposed development.  

• The density of this proposed development is not intrusive to the surrounding area 
or placing a burden on infrastructure in the Towne Center. 

• The proposed commercial development is economic development activities the 
County allows in its DGAs and the residential aspect with support all commercial 
uses in the DGA.  

• The developer has proposed over 24 acres of open space preservation and a small 
lot in the residential area to be used as a park.  

 
The County’s Comprehensive Plan and Westlake-Hales Ford Village Plan would support 
this proposed development due to the following: 
 

• Housing developments such as the proposed 103 single-family detached 
dwellings are needed to meet the housing crisis of the County, the need for 
workforce housing, and to support the commercial businesses in the DGA. 

• The proposed development will allow for different types of housing in the DGA. 
Single-family dwellings will complement the existing housing either existing 
and/or developing for example the new townhome/condominium project under 
construction, existing apartments and patio homes. 

• Private roads are discouraged in this future land use designation; however, if there 
is a private road maintenance agreement for the maintenance of the private roads 
and private roads in the Towne Center are maintained by this type of formal 
agreement. 

• The five (5) commercial parcels will have uses that are compatible with the intent 
of the DGA and commercial uses are expected to be found in a village. 

• The Comprehensive plan goal for housing along with an objective to promote the 
creation of  “livable” communities with a strategy to encourage development of 
housing within DGAs where there are amenities and public utilities available-the 
Westlake Towne Center is where residential and commercial growth should be 
located. 

 
The proposed development of residential and commercial is consistent with the intent of 
the PCD District purpose of the Zoning Ordinance. The PCD District allows flexibility 
through the adjustment of setbacks, design guidelines, height, and use restrictions. The 
proposed project is requesting deviations for the following: 
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• Minimum lot size – to allow the minimum lot area of 8,000 square feet within the 
residential portion of the development. When public water and sewer are available 
smaller lots are common especially in a village and/or DGA  

• Minimum lot size – to allow for a minimum of 60-foot lot width. When public 
water and sewer are available smaller widths are allowed, especially in a village 
and/or DGA 

• Minimum dimensions - A minimum front yard setback to be 25 feet instead of 55 
feet from the center of the right of way is a reasonable request with the minimum 
lot sizes being smaller both in width and area. 

 
The three (3) deviations are a reasonable request and shall be in keeping with the purpose 
of the PCD District, the intent of the Zoning Ordinance, the Comprehensive Plan and the 
design guidelines of the PCD. When public water and sewer are available it is expected to 
see smaller width, lot area reductions, and setback reductions to cluster the single-family 
dwellings and have a more sense of community on smaller lots with shorter setbacks 
closer to the road. 
 
In addition, PCD district would encourage this type of development with commercial 
parcels proposed close to Route 122 and housing behind the proposed commercial 
development. The developer is preserving open space and protecting a national 
monument with natural buffers. proposed development complements the existing housing 
and commercial uses in the PCD zoning district and the DGA. This proposed 
development meets the intent and purpose of the district. 
 
Given the purpose and intent of the rezone to amend an existing conceptual plan that was 
a higher density of residential and commercial to a 103+/- single-family subdivision and 
five (5) proposed commercial parcels that is supported by both the Comprehensive Plan 
and Area Plan, and meets the intent and purpose of the zoning ordinance staff concludes 
that the rezone should be approved with the three (3) deviations requested.   
 
DEVELOPMENT REVIEW TEAM (DRT) COMMENTS: 
 
AEP: Elijah Meador had no comments or concerns due to the nature of the application.  
 
VDOT: Lisa Lewis provided the following comments: 
 

1. Please denote the spacing between the proposed entrances. 
2. Please provide a traffic study, to include left/right turn lane analysis, for the 

proposed land use(s). Lisa Lewis stated she understands that District staff have 
been involved in discussions with Franklin County and the Developer regarding 
the proposed traffic study. 

3. Please denote the intersection sight distance for the proposed entrances. 
 
VDH: Darrin Doss had no comments since the development would be serviced by 
WVWA with public water and sewer. 
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WVWA: Aaron Shearer stated he had no comments or concerns due to there already 
being water and sewer availability in this area. 
 
STORMWATER / E&S: Bill Raney, Development Review Manager stated that along 
with the Site Plan, Erosion and Sediment Control and Storm Water Management shall be 
included on the engineered plan for review. 
 
BUILDING: John Broughton, Building Official, stated the applicant and/or owner will 
be required to obtain all necessary building permits for the proposed development. 
 
FIRE & EMS: Our office has not received any comments or concerns from Andy 
Pendleton, Fire Marshal. 
 
GIS:  Eric Schmidt, GIS Manager stated the applicant and/or owner must contact the GIS 
Department for addresses for each single-family dwelling and commercial buildings. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

 REZO-01-26-18468 14 January 30, 2026 
 

Franklin County Planning Commission 

SUGGESTED MOTIONS: 
The following suggested motions are sample motions that may be used. They include 
language found in Section 15.2-2283, Purpose of zoning ordinances of the Code of 
Virginia of 1950, as amended. 
 
 
(APPROVE) I find that the rezoning will not be of substantial detriment to adjacent 
properties, that the character of the surrounding area will not be changed thereby, and 
that such rezoning will be in harmony with the purpose and intent of the County Code, 
Comprehensive Plan, and with the public health, safety, and general welfare to the 
community.  Therefore, I move to recommend approval of the applicant’s request for a 
zoning map amendment (rezone) to amend the conceptual plan with three (3) deviations 
requested to allow for a housing and commercial development with the two (2) proffers 
as recommended in the staff report.  

 
 

OR 
 

 
(DENY) I find that such rezoning will be of substantial detriment to adjacent property, 
that the character of the surrounding area will be changed thereby, and that such use will 
not be in harmony with the purpose and intent of the County Code, Comprehensive Plan, 
and with the public health, safety, and general welfare to the community. Therefore, I 
move to recommend denying the request for the zoning map amendment (rezone) to 
amend the conceptual plan with three (3) deviations to allow for a housing and 
commercial development. 

OR 
 
(DELAY ACTION) I find that the required information for the submitted petition is 
incomplete. Therefore, I move to delay action until all necessary materials are submitted 
to the Planning Commission. 
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SITE TABULATION & SUMMARY:
TOTAL ACREAGE: ±82.7 ACRE
     (INCLUDES TAX No. 0300000105 & 0300005228)

COMMERCIAL ACREAGE: ±13.0 ACRE

RESIDENTIAL ACREAGE: ±45.2 ACRE
   60' WIDTH SFR LOTS: 103 TOTAL LOTS
   PROPOSED DENSITY: 2.28 HOUSES PER ACRE

OPEN SPACE ACREAGE: ±24.5 ACRE

Conceptual Design Intent :
The intent of this conceptual layout is to provide a reasonable approximation
of proposed design based on the information available.  During final planning
and detailed design, changes may be required in order to meet certain aspects
of locality and/or governmental code requirements.

SINGLE FAMILY
RESIDENTIAL
DEVELOPMENT

RESIDENTIAL
STORMWATER
FACILITY LOT

COMMERCIAL
OUTPARCEL

4.23 Ac.

Parkcrest D
rive

Statement of deviations, as required by Section 25-399:
1. Deviation to Section 25-282 - Area Regulations - (a) Minimum Lot Size - (1) a. To allow for minimum lot area of

8,000 sf within the residential portion of the development community.
Reason - To allow for consistency and proposed density within the proposed residential portion of
the development community.

2. Deviation to Section 25-282 - Area Regulations - (a) Minimum Lot Size - (2) a. To allow for a minimum of 60 foot lot
width for residential lots being served by both public water and sewer.
Reason - To allow for consistency and proposed density within the proposed residential portion of
the development community.

3. Deviation to Section 25-395 - Minimum Dimensions - (a) Front Setback.  To allow for a minimum of 25 foot front
setback from the proposed right-of-way of each private street within the residential portion of the
development community.
Reason - To allow for consistency and proposed density within the proposed residential portion of
the development community.
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The following is a Metes and Bounds Description of Tract 5C (26.1496 Acres), located in 

Gills Creek Magisterial District, as created in the plat recorded in the Clerks O�ice of 

Franklin County, Virginia in Instrument # 250000972. 

 

Beginning at a point being the Southwesterly property corner of Franklin County, Virginia 

Tax Parcel # 0300005211, Tract 11-A1-A1-A1 of Westlake Towne Center, the property of 

RUNK & PRATT OF SML, LLC as acquired in Deed Book 907, Page 1757 and being the 

common corner to the southeasterly property corner with the herein described Tract 5C 

and lying on the northerly property line of Tax Parcel # 0300005301, Parcel No. 2 of Deed 

Book 1208. Page 761, the property of OUT TO PASTURE, LLC as acquired in Deed Book 

1168, Page 1129 of the aforesaid Clerks O�ice for the POINT OF BEGINNING. 

Thence leaving the property of RUNK & PRATT OF SML, LLC and with the northerly property 

line of OUT TO PASTURE, LLC, S 89° 12’ 34” W, a distance of 669.84 feet to a point; 

Thence continuing with the northerly property line of Tax Parcel # 0300005301 the property 

of OUT TO PASTURE, LLC, S 89° 32’ 43” W, a distance of 34.00 feet to a point being the 

northwesterly property corner of Tax Parcel # 0300005301 and the northeasterly common 

property corner with Tax Parcel # 0300005300 the property of MICHAEL RAY NEAMO, MOSE 

KREATON NEAMO and ROBIN JANICE NEAMO as acquired in Deed Book 361, Page 1873 

and Deed Book 544, Page 1211; 

Thence leaving Tax Parcel # 0300005301 and with the northerly property line of Tax Parcel # 

0300005300 for the following four (4) courses: 

S 88° 05’ 42” W, a distance of 18.81 feet to a point; 

Thence S 80° 34’ 09” W, a distance of 345.07 feet to a point: 

Thence S 59° 48’ 26” W, a distance of 445.87 feet to a point; 

Thence N 25° 30’ 02” W, a distance of 83.48 feet to a point at the southeasterly property 

corner of Tax Parcel # 0300000105 the property of WILLARD INVESTMENT PROPERTIES, 

LLC as acquired in Deed Book 1166, Page 1629 of the said Clerks O�ice. 

Thence leaving Tax Parcel # 0300005300 and with the easterly property line of Tax Parcel # 

0300000105, N 33° 58’ 02” E, a distance of 2014.99 feet to a point being the common 

property corner of the herein described Tract 5C and Tract 5B both shown and created in 

Instrument # 250000972. 

Thence leaving Tax Parcel # 0300000105 and with the common property lines of Tracts 5C 

and 5B for the following four (4) courses: 



S 51° 47’ 44” E, a distance of 237.85 feet to a point; 

Thence N 58° 42’ 44” E, a distance of 239.52 feet to a point; 

Thence S 52° 37’ 53” E, a distance of 78.70 feet to a point; 

Thence S 01° 46’ 14” E, a distance of 264.51 feet to a point lying on the northerly property 

line of the said Tax Parcel # 0300005211 the property of RUNK & PRATT OF SML, LLC; 

Thence leaving Tract 5B and with the property of RUNK & PRATT OF SML, LLC for the 

following seven (7) courses: 

S 88° 13’ 46” W, a distance of 247.65 feet to a point; 

Thence S 29° 06’ 54” W, a distance of 210.83 feet to a point; 

Thence S 32° 37’ 03” E, a distance of 48.80 feet to a point; 

Thence S 02° 47’ 08” W, a distance of 267.13 feet to a point; 

Thence S 16° 47’ 46” E, a distance of 300.11 feet to a point; 

Thence S 42° 03’ 52” E, a distance of 182.28 feet to a point; 

Thence S 06° 56’ 13” E, a distance of 199.80 feet to the POINT OF BEGINNING and 

containing 26.1496 Acres, 1,139,078 Square Feet more or less. 
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The following is a Metes and Bounds Description of Tract 6A-1 (56.31033 Acres), located in 

Gills Creek Magisterial District, as created in the plat recorded in the Clerks O�ice of 

Franklin County, Virginia in Deed Book 1204, Pages 568-569. 

Beginning at a point lying on the southerly right-of-way line of U. S. Route # 122, Booker T. 

Washington Highway (variable width right-of-way) and being the northeasterly property 

corner of Franklin County, Virginia Tax Parcel # 0300000105, Tract 6A-1, the herein 

described tract of land and being the property of WILLARD INVESTMENT PROPERTIES, LLC 

as acquired in Deed Book 1166, Page 1629 of the said Clerks O�ice and being the common 

corner to the northwesterly property corner with Tax Parcel # 0300005207B, Tract 19A-1B1 

also created in Deed Book 1204, Pages 568-569 being the property of KROGER LIMITED 

PARTNERSHIP I, as acquired in Deed Book 1209, Page 1949 of the said Clerks O�ice for the 

POINT OF BEGINNING. 

Thence leaving the southerly right-of-way line of U. S. Route # 122 and with the common 

property line between Parcels 6A-1 and 19A-1B1 for the following two (2) courses: 

S 10° 19’ 20” W, a distance of 236.90 feet to a point; 

Thence S 79° 33’ 29” E, a distance of 112.97 feet to a point being the northwesterly corner 

to Tax Parcel # 0300005226 and the 40’ wide private road designated Apron Road; 

Thence leaving Tax Parcel # 0300005207B, Tract 19A-1B1 and partially with the westerly 

property line of Tax Parcel # 0300005200 the property of WILLARD CONSTRUCTION OF 

SMITH MOUNTAIN LAKE, LLC as acquired in Deed Book 667, Page 367 and Deed Book 689, 

Page 160, S 35° 44’ 16” W, passing along the westerly property line of Tax Parcel # 

0300005225 the property of LAKESIDE IMPORTS & DISTRIBUTING, LLC as acquired in Deed 

Book 1018, Page 1759, and passing along the westerly property line of Tax Parcel # 

0300005227 the property of ABOONE DEVELOPMENT, INC. as acquired in Deed Book 1225, 

Page 546 and with the westerly property line of Tax Parcel # 0300005228 the property of 

WILLARD CONSTRUCTION OF SMITH MOUNTAIN LAKE, LLC as acquired in Deed Book 667, 

Page 367, all of the said Clerks O�ice for a total distance of 3,081.16 feet to a point at the 

southwesterly property corner of Tax Parcel # 0300005228 and lying on the northerly 

property line of Tax Parcel # 0300005300 the property of MICHAEL RAY NEAMO, MOSE 

KREATON NEAMO and ROBIN JANICE NEAMO as acquired in Deed Book 361, Page 1873 

and Deed Book 544, Page 1211; 

Thence leaving Tax Parcel # 0300005228 and with Tax Parcel # 0300005300 for the following 

two (2) courses: 

N 23° 43’ 56” W, a distance of 210.39 feet to a point; 



Thence S 78° 23’ 33” W, a distance of 53.49 feet to a point on the northerly property line of 

Tax Parcel # 0300005300, said point being the common property corner with Tax Parcel # 

0290002400 the property of the BOOKER T. WASHINGTON NATIONAL MONUMENT 

FOUNDATION as acquired in Deed Book 148, Page 427; 

Thence leaving Tax Parcel # 0300005300 and with Tax Parcel # 0290002400 for the following 

thirteen (13) courses: 

N 00° 58’ 09” W, a distance of 44.49 feet to a point; 

Thence N 20° 04’ 57” W, a distance of 43.46 feet to a point; 

Thence N 27° 44’ 17” W, a distance of 69.92 feet to a point; 

Thence N 20° 02’ 39” W, a distance of 95.64 feet to a point; 

Thence N 08° 11’ 27” W, a distance of 84.63 feet to a point; 

Thence N 49° 20’ 52” W, a distance of 38.81 feet to a point; 

Thence N 21° 32’ 38” W, a distance of 182.86 feet to a point; 

Thence N 11° 45’ 17” W, a distance of 55.52 feet to a point; 

Thence N 36° 22’ 59” W, a distance of 38.19 feet to a point; 

Thence N 18° 01’ 13” W, a distance of 184.72 feet to a point; 

Thence N 20° 54’ 11” W, a distance of 204.38 feet to a point; 

Thence N 78° 40’ 10” E, a distance of 612.36 feet to a point; 

Thence N 18° 24’ 28” E, a distance of 752.04 feet to a point at the southeasterly property 

corner of Tax Parcel # 0300000106 the property of The UNITED STATES OF AMERICA as 

acquired in Deed Book 803, Page 1427; 

Thence leaving Tax Parcel # 0290002400 and with Tax Parcel # 0300000106, N 33° 07’ 44” E, 

a distance of 1093.07 feet to a point lying on the southerly right-of-way line of U. S. Route 

122, Booker T. Washington Highway; 

Thence leaving Tax Parcel # 0300000106 and with the southerly right-of-way line of U. S. 

Route 122, S 79° 35’ 34” E, a distance of 799.59 feet to the POINT OF BEGINNING and 

containing 56.31033 Acres, 2,452,878 Square Feet more or less. 
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WESTLAKE TOWN CENTER 
TRIP GENERATION ANALYSIS 
 

To: Lisa Cooper Franklin County 

Cc: Court Rosen ABoone Real Estate, Inc. 

 Alexander Boone ABoone Real Estate, Inc. 

From: Carl Hultgren, P.E., PTOE 
 

Gorove Slade 

Date: December 31, 2025 

Subject: Westlake Town Center – Trip Generation Analysis 

 

ABoone Real Estate, Inc. is proposing a mixed-use development on the south side of Route 122 (Booker T. Washington 
Highway) across from Parkcrest Drive.  The proposed access plan includes one full-movement driveway on Route 122 aligned 
with Parkcrest Drive, one right-in / right-out driveway on Route 122, and connection to Apron Road to the east. 

The subject parcels are part of the overall Westlake Town Center mixed-use project, which is partially built-out.  The approved 
TIA for Westlake Town Center was submitted on November 21, 2014, which assumed the following land uses on the subject 
parcels: 

 54 single-family lots 
 140 multi-family units 
 Approximately 30,000 square feet (s.f.) of specialty retail space  (on the two 1.7 acre outparcels shown in Appendix A) 
 One 10,000 s.f. quality restaurant 
 One 4,000 s.f. fast-food restaurant with drive-through window 

 

ABoone Real Estate’s preliminary development plan includes the following assumed land uses: 

 103 single-family lots 
 12,500 s.f. of retail space 
 One 14,000 s.f. pharmacy with drive-through window 
 One 4,000 s.f. fast-food restaurant with drive-through window 

 

The proposed development plan requires a zoning map amendment and Special Use Permit (SUP), and the end users on the 
commercial outparcels are unknown at this time.  The end users listed above are for planning purposes only. 
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Table 1 shows the trip estimate from the November 2014 TIA based on the 9th edition of the Trip Generation Manual, which was 
current at the time, and the trip potential of the preliminary development plan based on the 11th edition of the Trip Generation 
Manual. 

Table 1:  ITE Trip Generation – Typical Weekday 

Land Use 
(ITE Land Use Code) Size 

Average Daily 
Traffic 
(vpd) 

AM Peak Hour 
(vph) 

PM Peak Hour 
(vph) 

Enter Exit Enter Exit Enter Exit 

November 2014 TIA  (9th Edition of ITE Trip Generation Manual) 

Single-Family Detached Housing 
(210) 54 lots 298 298 12 36 38 22 

Apartment 
(220) 

140 
apartments 486 486 15 58 62 33 

Specialty Retail Center 
(826) 30,000 s.f. 665 665 5 5 41 52 

Quality Restaurant 
(931) 10,000 s.f. 450 450 4 4 50 25 

Fast-Food Restaurant with 
Drive-Through Window 

(934) 
4,000 s.f. 992 992 93 89 69 63 

Subtotal 2,891 2,891 129 192 260 195 

Preliminary Development Plan  (11th Edition of ITE Trip Generation Manual) 

Single-Family Detached Housing 
(210) 103 lots 519 519 19 58 64 38 

Strip Retail Plaza  (< 40 ksf) 
(822) 12,500 s.f. 379 379 20 13 46 45 

Pharmacy / Drugstore with 
Drive-Through Window 

(881) 
14,000 s.f. 759 759 27 25 72 72 

Fast-Food Restaurant with 
Drive-Through Window 

(934) 
4,000 s.f. 935 935 91 87 69 63 

Subtotal 2,592 2,592 157 183 251 218 

% Difference Compared to November 2014 TIA -10% +6% +3% 

 
 
ITE did not publish AM peak hour trip rates for specialty retail centers in the 9th edition of the Trip Generation Manual, so those 
trips are estimated based on engineering judgement. 
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The November 2014 TIA assumed that Phase 1 of the Westlake Town Center project would include 20,000 s.f. of specialty retail 
space, the 10,000 s.f. quality restaurant, and the 4,000 s.f. fast-food restaurant with drive-through window.  The following 
roadway improvements were recommended in the November 2014 TIA for the intersection of Route 122 at Parkcrest Drive with 
Phase 1 of the project: 

 Construct an eastbound right-turn lane on Route 122 with at least 100 feet of storage and a 100-foot taper 

 Construct a westbound left-turn lane on Route 122 with at least 300 feet of storage and a 100-foot taper 

 Construct an eastbound left-turn lane on Route 122 with 100 feet of storage and a 100-foot taper 

 Install a traffic signal, which will be coordinated with the existing traffic signal on Route 122 at Scruggs Road 

 

Conclusions 
The preliminary development plan generates approximately 10% fewer daily trips, 6% more AM peak hour trips, and 3% more 
PM peak hour trips as the development plan that was assumed in the November 2014 TIA. 

The traffic capacity analysis in the November 2014 TIA was based on the AM and PM peak hour traffic volumes, therefore, the 
conclusions and recommendations in the November 2014 TIA listed above are still valid with the proposed development plan. 
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Department of Planning  
& Community Development 

Transmittal of Planning Commission Action 
 

Date:  February 11, 2026 
 
Item: Case # SPEC-01-26-18469 
   
Prepared by: Tina H. Franklin, Planner II 
 
Date of Commission Action:       February 10, 2026 
 
OVERVIEW: 
 
The applicant is requesting a special use permit with possible conditions for +/- 103 single-
family detached dwellings. The proposed project consisting of approximately 82.7 +/- acres 
zoned to PCD, Planned Commercial Development District, and requesting three (3) deviations. 
The property is identified as Parcel ID #’s 0300000105 and 0300005228 in the Gills Creek 
Election District.  
 
BACKGROUND: 
 
Along with the special use permit for the single-family detached dwellings, the proposed project 
also is requesting a zoning map amendment (rezone) to amend the existing conceptual plan to 
allow for 103+/- single-family detached dwellings as well as five (5) commercial pads 
designated for business purposes and a special use permit for private roads.  
 
This development will include the following: 
 

• Single-Family residential development on 45.2 acres consisting of 103 +/- total lots with 
a proposed density of 2.28 houses per acre. 

• Open space in the residential development for a park 
• Future potential pedestrian trail path  
• Open space to consist of +/- 24.5 acres 
• Five (5) commercial outparcels on +/- 13.0 acres consisting of three (3) proposed parcels 

along Booker T. Washington Highway, (Route 122), one (1) parcel along Apron Road 
(private road), and one (1) parcel along a future 30 foot right of way off of Apron Road. 

 
The development will be served by public water and sewer by Western Virginia Water Authority 
(WVWA).  
 
The application was advertised, site posted, and notifications sent to all adjacent property 
owners.  As of the date of this report, staff has received two (2) phone calls inquiring about the 
application.  Additional comments and concerns may be raised as a result of the public hearings. 
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At the end of the staff’s presentation and applicant comments, there was a period for citizen 
comment. There were no citizens who wished to speak. 
 
 
COMMISSION’S RECOMMENDATION 
 
The Planning Commission determined that it will not be a substantial detriment to adjacent 
properties, that the character of the zoning district will not be changed thereby, and that such 
special use permit will be in harmony with the purpose and intent of the County Code, the uses 
permitted by right in the zoning district, and with the public health, safety, and general welfare to 
the community, and recommended APPROVAL with the following eight (8) conditions: 
 

1. Developer shall develop the project in General Conformance with the conceptual plan 
entitled “Master Plan Exhibit Showing Westlake Village Business Park South” dated 
December 29, 2025, and revised January 5, 2026. 

2. Developer shall collaborate with the County to design and connect trails in generally 
similar locations as shown on the Master Plan Exhibit in coordination with the County’s 
grant-funded trail project and shall work with the County on any necessary easements to 
promote interconnectivity of the trail system within the greater Westlake Towne Center. 

3. A subdivision plat shall be submitted to the Planning office for review and approval and 
recorded in the Clerk of Circuit Court office prior to site plan approval. 

4. As a part of site plan approval, the applicant shall obtain all necessary approvals from the 
Western Virginia Water Authority (WVWA). 

5. As a part of site plan approval, the applicant must adhere to all VDOT regulations for the 
two (2) entrances along Booker T. Washington Highway (SR 122).  

6. The applicant/developer shall obtain addressing from the GIS Department for the 
residential development. 

7. The applicant/developer shall obtain all necessary approvals and permits for erosion and 
sediment control, stormwater management, and building. 

8. The applicant/developer shall adhere to the 200’ buffer requirement between the subject 
property and Booker T. Washington National Monument, tax id and parcel numbers 
0290002400 and 0300000106. 

 
After deliberations, Planning Commissioner Mr. Ronald Jefferson made a motion to approve the 
request with the eight (8) conditions. The motion was seconded by Planning Commissioner Mrs. 
Angie McGhee. The vote was 5-0-2-0.  
 
A Roll Call Vote was held with the following recorded vote. 
  
Motion to Approve:   Ronald Jefferson Seconded:  Angie McGhee 
 
AYES: Doss, Clements, McGhee, Jefferson, Evans 
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NAYES: None 
ABSENT: Mitchell, Pendleton 
ABSTAIN: None 
 
 
SUGGESTED MOTIONS: 
 
(APPROVE) I find that the use will not be of substantial detriment to adjacent properties, that 
the character of the zoning district will not be changed thereby, and that such use will be in 
harmony with the uses permitted by-right in the zoning district, and with the public health, 
safety, and general welfare to the community. Therefore, I move to recommend approval of the 
applicants’ request for a special use permit to allow for 103 +/- dwellings, single family detached 
with the eight (8) conditions recommended by the Planning Commission. 
 

OR 

(DENY) I find that such use will be of substantial detriment to adjacent properties, that the 
character of the zoning district will be changed thereby, and that such use will not be in harmony 
with the purpose and intent of the uses permitted by right in the zoning district, and with the 
public health, safety, and general welfare to the community. Therefore, I move to recommend 
denial of applicants’ request for 103 +/- dwellings, single family detached). 
 
 
 

OR 
(DELAY ACTION) I find that the required information for the submitted petition is incomplete.  
Therefore, I move to delay action until all necessary materials are submitted to the Board of 
Supervisors. 
  
 



 

RESOLUTION # __________ 
 

APPLICATION for SPECIAL USE PERMIT – Application of ABoone Development, Inc., 
Applicant, and Willard Investment Properties, LLC, and Willard Construction Smith Mountain 
Lake, LLC, Owners, requesting a special use permit on an approximate 82.70 acres of property 
zoned PCD, Planned Commercial Development District. These parcels are located at 12800 
Booker T. Washington Highway in the Gills Creek Election District of Franklin County and further 
identified by real estate records as Tax Map/Parcel #0300000105 and 0300005228. The purpose 
of this special use permit request is to allow for 103 +/- dwellings, single family detached. This 
property has a future land use designation of Residential Mixed Use and Village Mixed Use and 
is part of the Westlake-Hales Ford Designated Growth Area (SPEC-01-26-18469). 
 
WHEREAS, ABoone Real Estate, Inc., Applicants, and Willard Investment Properties, LLC, and 
Willard Construction of Smith Mountain Lake, LLC, Owners, did file an application requesting a 
special use permit to allow for 103 +/- dwellings, single family detached, and located in the Gills 
Creek Election District, zoned PCD, Planned Commercial District, and 
 
WHEREAS, after due legal notice as required by Section 15.2-2204/2205 of the Code of Virginia 
of 1950, as amended, the Planning Commission and Board of Supervisors did hold public hearings 
on February 10, 2026, and February 17, 2026, respectively, at which time all parties in interest 
were given an opportunity to be heard, and  
 
WHEREAS, after full consideration, the Franklin County Planning Commission recommended 
APPROVAL of the Special Use Permit request, with eight (8) conditions, and 
 

1. Developer shall develop the project in General Conformance with the conceptual plan 
entitled “Master Plan Exhibit Showing Westlake Village Business Park South” dated 
December 29, 2025, and revised January 5, 2026. 

2. Developer shall collaborate with the County to design and connect trails in generally 
similar locations as shown on the Master Plan Exhibit in coordination with the County’s 
grant-funded trail project and shall work with the County on any necessary easements to 
promote interconnectivity of the trail system within the greater Westlake Towne Center. 

3. A subdivision plat shall be submitted to the Planning office for review and approval and 
recorded in the Clerk of Circuit Court office prior to site plan approval. 

4. As a part of site plan approval, the applicant shall obtain all necessary approvals from the 
Western Virginia Water Authority (WVWA). 

5. As a part of site plan approval, the applicant must adhere to all VDOT regulations for the 
two (2) entrances along Booker T. Washington Highway (SR 122).  

6. The applicant/developer shall obtain addressing from the GIS Department for the 
residential development. 

7. The applicant/developer shall obtain all necessary approvals and permits for erosion and 
sediment control, stormwater management, and building. 



 

8. The applicant/developer shall adhere to the 200’ buffer requirement between the subject 
property and Booker T. Washington National Monument, tax id and parcel numbers 
0290002400 and 0300000106. 

 
WHEREAS, after full consideration, the Franklin County Board of Supervisors determined that 
the request will not be of substantial detriment to adjacent properties, that the character of the 
zoning district will not be changed thereby, and that such use will be in harmony with the purpose 
and intent of the County Code, the uses permitted by right in the zoning district, and with the 
public health, safety and general welfare to the community, and APPROVED the Special Use 
Permit to allow for 103 +/- dwellings, single family detached with the eight (8) conditions 
recommended by the Planning Commission. 
 
THEREFORE, BE IT RESOLVED, that a copy of this Resolution be transmitted to the Clerk 
of the Planning Commission, the Franklin County Commissioner of Revenue and the Franklin 
County Zoning Administrator, and that the Clerk be directed to reflect this action to APPROVE 
the Special Use Permit in the records of Franklin County. 

 
On the motion by ___________ to approve the requested Special Use Permit, and seconded by 
_________, said motion was APPROVED by the following recorded vote: 
 
AYES: 
NAYES: 
ABSENT: 
ABSTAIN: 
 
__________________________ 
Amy Renick, Clerk 
Franklin County Board of Supervisors 
 
 
 
_________________________ 
Date 
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OVERVIEW: 
 

  To: Franklin County Planning Commission 
From: Tina Franklin, Planner II 
Date: January 30, 2026 
Tax #s: 0300000105 and 0300005228 
District: Gills Creek Election District 
Applicant: A Boone Real Estate, Inc. 

Owner: Willard Construction of Smith Mountain Lake, LLC and 
Willard Investment Properties, LLC 

  

STAFF REPORT 
Case # SPEC-01-26-18469 

APPLICATION for SPECIAL USE PERMIT – Application of ABoone Development, 
Inc., Applicant, and Willard Investment Properties, LLC, and Willard Construction Smith 
Mountain Lake, LLC, Owners, requesting a special use permit on an approximate 82.70 
acres of property zoned PCD, Planned Commercial Development District. These parcels 
are located at 12800 Booker T. Washington Highway in the Gills Creek Election District 
of Franklin County and further identified by real estate records as Tax Map/Parcel 
#0300000105 and 0300005228. The purpose of this special use permit request is to allow 
for 103 +/- dwellings, single family detached. This property has a future land use 
designation of Residential Mixed Use and Village Mixed Use and is part of the Westlake-
Hales Ford Designated Growth Area (SPEC-01-26-18469). 
 

RECOMMENDATION: 
Staff recommends that the Planning Commission recommend approval of the special use 
permit with the following eight (8) conditions: 
 

1. Developer shall develop the project in General Conformance with the conceptual 
plan entitled “Master Plan Exhibit Showing Westlake Village Business Park 
South” dated December 29, 2025, and revised January 5, 2026. 

2. Developer shall collaborate with the County to design and connect trails in 
generally similar locations as shown on the Master Plan Exhibit in coordination 
with the County’s grant-funded trail project and shall work with the County on 
any necessary easements to promote interconnectivity of the trail system within 
the greater Westlake Towne Center. 

3. A subdivision plat shall be submitted to the Planning office for review and 
approval and recorded in the Clerk of Circuit Court office prior to site plan 
approval. 

4. As a part of site plan approval, the applicant shall obtain all necessary approvals 
from the Western Virginia Water Authority (WVWA). 

5. As a part of site plan approval, the applicant must adhere to all VDOT regulations 
for the two (2) entrances along Booker T. Washington Highway (SR 122).  
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OVERVIEW: 
 
The applicant is requesting a special use permit with possible conditions for +/- 103 
single-family detached dwellings. The proposed project consisting of approximately 82.7 
+/- acres zoned to PCD, Planned Commercial Development District, and requesting three 
(3) deviations. The property is identified as Parcel ID #’s 0300000105 and 0300005228 
in the Gills Creek Election District.  
 
BACKGROUND: 
 
Along with the special use permit for the single-family detached dwellings, the proposed 
project also is requesting a zoning map amendment (rezone) to amend the existing 
conceptual plan to allow for 103+/- single-family detached dwellings as well as five (5) 
commercial pads designated for business purposes and a special use permit for private 
roads.  
 
This development will include the following: 
 

• Single-Family residential development on 45.2 acres consisting of 103 +/- total 
lots with a proposed density of 2.28 houses per acre. 

• Open space in the residential development for a park 
• Future potential pedestrian trail path  
• Open space to consist of +/- 24.5 acres 
• Five (5) commercial outparcels on +/- 13.0 acres consisting of three (3) proposed 

parcels along Booker T. Washington Highway, (Route 122), one (1) parcel along 
Apron Road (private road), and one (1) parcel along a future 30 foot right of way 
off of Apron Road. 

The applicant/developer is requesting three (3) deviations.  
 

1. Section 25-282 - Area Regulations – (a) Minimum Lot Size – (1)(a) to allow for 
minimum lot area of 8,000 square feet within the residential portion of the 
development community.   

6. The applicant/developer shall obtain addressing from the GIS Department for the 
residential development. 

7. The applicant/developer shall obtain all necessary approvals and permits for 
erosion and sediment control, stormwater management, and building. 

8. The applicant/developer shall adhere to the 200’ buffer requirement between the 
subject property and Booker T. Washington National Monument, tax id and 
parcel numbers 0290002400 and 0300000106. 
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2. Section 25-282 – Area Regulations – (a) Minimum Lot Size – (2)(a) to allow for a 
minimum of 60-foot lot width for residential lots being served by both public 
water and sewer.  

3. Section 25-395 – Minimum Dimensions – (a) Front Setback to allow for a 
minimum of 25-foot front setback from the proposed right-of-way of each private 
street within the residential portion of the development community.  

 
The reason for the three (3) deviation requests is to allow for consistency and proposed 
density within the proposed residential portion of the development community.   
 
The proposed residential development shall have ingress/egress from the following: 

• Two (2) new entrances are proposed along Booker T. Washington Highway 
(Route 122).  

o One (1) entrance is proposed at the intersection of Parkcrest Drive and a 
new private right of way identified as Road “A” private r/w. The 
applicant/developer stated in the letter of application that the residential 
development will use this entrance. 

o One (1) entrance is between the commercial outparcels identified as Road 
“C” private r/w on the conceptual plan connection to Apron Road.  

 
The proposed residential development will have road frontage on Apron Road (private 
road) that will be extended and circle around the development and connect to a new road 
named Road “B” (private road) that will be a cul de sac. (See “Master Plan Exhibit 
showing Westlake Business Park South”) 
 
The proposed development indicates a future potential pedestrian trail path to connect to 
the Westlake Towne Center future trail and existing sidewalks.  The development 
proposes a park for the residential development.  
 
In addition, the development proposes a 200-foot natural buffer at the rear of the property 
along with a residential stormwater facility and a 50-foot buffer setback along the 
property line shared with Booker T. National Monument. 
 
 
The applicant/developer stated in the letter of application that this proposed development 
would complement the existing Westlake Towne Center commercial, office, and 
residential uses, including the townhome and condominium community that the 
developer is currently developing within the Towne Center. He further stated that the 
proposed development will help meet a critical housing shortage with high quality single-
family homes at relatively affordable price points.    
 
The development will be served by public water and sewer by Western Virginia Water 
Authority (WVWA).  
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The application was advertised, site posted, and notifications sent to all adjacent property 
owners. The Development Review Team (DRT) reviewed the application at its January 
2026 meeting.  As of the date of this report, staff has received two (2) phone calls 
inquiring about the application.  Additional comments and concerns may be raised as a 
result of the public hearings. 
 
SITE STATISTICS: 
 
Location: Booker T. Washington Highway (Route 122) and Apron 

Drive 
Size:    +/- 83 acres 
Existing Land Use: Vacant 
Adjoining Zoning: PCD, Planned Commercial Development District  
Adjoining Land Uses:  Commercial, Residential and Federal Park 
Adj Future Land Uses: Village Mixed Use and Residential Mixed Use 
 
COMPREHENSIVE PLAN: 
 
Future Land Use 

All Comprehensive Plans include a component referred to as “Future Land Use,” which 
includes both map designations and policies. In general, Future Land Use designations 
are both visionary and strategic – while also flexible to accommodate changes over time. 
Future Land Use designations and policies are intended to generally describe how a given 
area should look and feel in the future, and what type of development or use would be 
most appropriate.  
 
The future land use map designates the property as “Village Mixed Use” and “Residential 
Mixed Use” as provided in the 2045 Comprehensive Plan adopted by the Board of 
Supervisors in July 2025 and the Westlake Hales Ford Area Plan, adopted by the Board 
of Supervisors in November 2016. The Westlake Hales Ford Area Plan is a part of the 
County’s Comprehensive Plan. 
 
Residential Mixed Use 
 
Residential Mixed-Use areas in Designated Growth Areas (DGA) are those that would 
typically flank, or anchor, the Village Mixed Use areas, as a buffer between the Village 
center and the remaining areas. These areas should provide compact, walkable, and 
diverse developments that offer a variety of housing sizes and types. Ideally, these areas 
would be served by public water and sewer if available - and if not, shared or community 
systems. Developers are encouraged to work with the County, and primarily the Western 
Virginia Water Authority to understand the potential to extend service to these areas, if 
none is available. 
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Appropriate Land Use Types: 
 

• Single-family (detached or attached) 
• Townhomes 
• Duplexes, triplexes, and fourplexes 
• Senior and assisted living facilities 
• Multifamily complexes 
• Garden/patio homes 
• Accessory dwelling units (ADUs) 
• Small-scale, community-oriented commercial 
• Recreation 
• Civic 

 
Character/Development Guidelines: 

 
• Housing types should be mixed and dwellings per acre based on the site. 
• Small-scale, community-oriented commercial uses should be screened and/or 

buffered from residential uses. 
• Maintain low-speed, pedestrian- and bicycle-friendly streets. 
• Interconnected street network and defined open spaces should be provided. 
• Implement low-impact development (LID to the extent possible. 
• Strive for materials, scale, and character of new buildings to be compatible with 

existing neighborhoods. 
• Ensure materials, scale, and character of development is compatible within the 

neighborhood(s) 
• Discourage the construction of private roads in new developments. If not feasible, 

new developments should include formal agreements for the maintenance for any 
roads not built, or eligible, for inclusion in the state highway system. 

 
Village Mixed Use 
 
Village Mixed Use areas in Designated Growth Areas (DGA) are those that are 
appropriate for traditional village development – which includes a variety of land use that 
is typically compact, walkable, and tailored to serve the residents of the immediate area. 
Village Mixed Use areas should include a variety of land uses to accommodate the needs 
of the residents – including small-scale housing options, grocery and pharmacy stores, 
medical offices, childcare facilities, post offices and other public services, personal 
services, as well as open space and recreation. 
 
To retain the central areas for non-residential development and services, if possible, 
housing should either be on the second floor within Village Mixed Use areas, or setback 
from primary corridors. Ideally, these areas would be served by public water and sewer if 
available – and if not, shared or community systems. Developers are encouraged to work 
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with the County, and primarily the Western Virginia Water Authority to understand the 
potential to extend service to these areas, if none is available. Additionally, these areas 
should be a priority for broadband expansion and improvement, to ensure businesses and 
services have adequate bandwidth for internet access. 
 
Appropriate Land Use Types: 
 

• Commercial 
• Offices 
• Vertical and horizontal mixed use 
• Garden/patio homes 
• Duplexes, triplexes, and fourplexes 
• Senior and assisted living facilities 
• Tourism 
• Recreation 
• Civic 

 
Character/Development Guidelines: 
 

• Buffer new non-residential development when adjacent to residential uses. 
• Discourage the construction of private roads in new developments. If not feasible, 

new developments should include formal agreements for the maintenance for any 
roads not built, or eligible, for inclusion in the state highway system. 

• Encourage infill development and retrofitting of existing buildings. 
• Ensure materials, scale, and character of development is compatible within the 

DGA. 
• Locate non-residential parking and service areas to the side/rear of buildings and 

screen to the extent possible. 
• Encourage traffic calming, particularly along primary routes. 
• Incorporate pedestrian infrastructure and safety enhancements, such as sidewalks, 

crosswalks, and/or multi-use paths. 
• Incorporate branding, plantings, and other amenities that contribute to the DGA’s 

identity. 
 
Chapter 12/Implementation  
 
Goal for Housing:  In 2045, Franklin County prioritizes a diverse housing stock that 
serves and attracts residents of all socioeconomic levels and life stages from youth and 
first-time buyers to the workforce, to retirees, and those aging in place.  
 
Objective 7.1: Ensure adequate and affordable housing options are available for residents 
Strategy 7.1.4: Evaluate current zoning regulations – particularly allowable densities and 
minimum lot sizes – and adjust where appropriate to accommodate neighborhoods with 
smaller-scale housing (smaller lots, more dense neighborhoods, etc.). 
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Objective 7.3: Promote the creation of “livable” communities 
Strategy 7.3.1: Encourage development of housing within the County’s Designated 
Growth Areas, where amenities and public utilities are typically more available, or have 
the potential to be available in the future, to support a range of housing types and 
densities. 
 
Westlake Hales Ford Area Plan – Appendix B: Goals and Strategies 

The Westlake Hales Ford Area Plan provides Goals and Strategies to implement the Plan; 
the following Goal and Strategy bears significance to this application: 

• Goal 5: Create an inclusive, livable community that provides a balanced 
inventory of housing opportunities for all residents.  

• Strategy 5.1: Review and amend the Zoning Ordinance to allow a greater 
diversity of housing types that would accommodate a range of incomes, lifestyles, 
and stages of life – including affordable and workforce housing, and housing for 
those aging in place.  

 
By constructing a new type of housing, attached single family homes, more housing 
choices will be available within the Westlake Hales Ford Designated Growth Area, 
meeting the above-mentioned strategy and goal.  
 
Comprehensive Plan Summary 

The 2045 Franklin County Comprehensive Plan establishes and encourages different 
types of housing in the Residential Mixed Use and Village Mixed Use. Both mix uses are 
found in the County’s Designated Growth Areas like the Westlake-Hales Ford 
Designated Growth Area. DGAs in the County are intended to provide a clear distinction 
between the County’s more developed areas and rural areas. In addition, DGAs are ideal 
for development of both commercial and residential, the effect of sprawl is reduced, and 
the County’s rural character is protected.  

Residential Mixed Use in DGA’s would be walkable and diverse development that offers 
a variety of housing sizes and types. These developments would be served by public 
water and sewer. Residential mixed use would support small-scale commercial 
development in the village. Appropriate land use types in this designation would be 
single-family detached dwellings, recreation, and small-scale, community oriented 
commercial.  Development and Character Guidelines are housing types that should be 
mixed and dwellings per acre based on the site, maintain low-speed, pedestrian and 
bicycle friendly streets, discourage private roads in new developments; however, if new 
developments choose private roads formal agreements for maintenance are required.  

Village Mixed Use in DGA’s are usually traditional village development meaning a 
variety of land uses that are compact, walkable, and tailored to serve residents in the 
surrounding area or in the village itself. Water and sewer are public in most cases. 
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Appropriate land use types would be commercial, office, recreation, garden/patio homes, 
duplexes, townhomes. Development and Character Guidelines of the Comprehensive 
Plan suggest buffer for new non-residential development when adjacent to residential 
uses, ensure materials, scale, and character of the development is compatible within the 
DGA, and incorporate pedestrian infrastructure and safety enhancement, such as 
sidewalks, crosswalks, and/or multi-use paths. 

 The Westlake-Hales Ford Designated Growth Area continues to grow with a mixture of 
commercial and residential development. The proposed development of single-family 
detached dwellings and five (5) commercial parcel sites continue to meet the need of the 
County’s critical housing shortages. This proposed 103 homes will enhance the village 
and the newly approved townhome and condominium development in the Westlake 
Towne Center.  The five (5) commercial parcel sites will serve new commercial business 
and bring growth to the DGA. New commercial uses will serve both residential housing 
in the DGA and surrounding area. The new master plan for these two properties helps in 
the development of the DGA to have commercial development supportive of residential 
growth in the village and a more walkable community, which is the intention of DGAs. 
The proposed new master plan for these two parcels for single-family detached dwellings 
and commercial site is supported of the 2045 Franklin County’s Comprehensive Plan and 
the Westlake -Hales Ford Area Plan.  

ZONING ORDINANCE: 

Special uses for the PCD district are set forth in Section 25-392 of the Zoning Ordinance. 
The requested use is referenced as a townhome development.   

Sec. 25-638 of the Zoning Ordinance sets forth the County’s authority to issue special use 
permits for certain uses. In order to issue a special use permit, the Board of Supervisors 
must find that such use will not be a substantial detriment to adjacent properties, that the 
character of the zoning district will not be changed thereby, and that such use will be in 
harmony with the uses permitted by-right in the zoning district, and with the public 
health, safety, and general welfare to the community. 
 
Sec. 25-640 of the Zoning Ordinance sets forth the County’s authority to impose 
conditions for the issuance of special use permits.  The ordinance states that the Board of 
Supervisors “may impose upon any such permit such conditions relating to the use for 
which such permit is granted as it may deem necessary in the public interest…”  
Conditions associated with a special use permit must be related to the particular land use 
which required the permit and must be related to some impact generated by or associated 
with such land use. 
 
Sec. 25-641 of the Zoning Ordinance states that a special use permit shall expire eighteen 
(18) months from the date of issuance if “no commencement of use, structure or activity 
has taken place.”  The ordinance states that “commencement” shall consist of “extensive 
obligations or substantial expenditures in relation to the project,” including engineering, 
architectural design, land clearing, and/or construction. 
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ANALYSIS 
 
In accordance with Section 25-638, the proposed special use permit is evaluated to 
determine if it will be a substantial detriment to adjacent properties, change the character 
of the zoning district, and be in harmony with the uses permitted by-right in the zoning 
district, and the public health, safety, and general welfare to the community. 
 
The proposed residential development is consistent with the intent of the PCD District 
purpose of the Zoning Ordinance. The PCD District allows flexibility through the 
adjustment of setbacks, design guidelines, height, and use restrictions. The proposed 
project is requesting deviations for the following: 
 

• Minimum lot size – to allow the minimum lot area of 8,000 square feet within the 
residential portion of the development. When public water and sewer are available 
smaller lots are common especially in a village and/or DGA  

• Minimum lot size – to allow for a minimum of 60-foot lot width. When public 
water and sewer are available smaller widths are allowed, especially in a village 
and/or DGA 

• Minimum dimensions - A minimum front yard setback to be 25 feet instead of 55 
feet from the center of the right of way is a reasonable request with the minimum 
lot sizes being smaller both in width and area. 

 
The three (3) deviations are a reasonable request shall be in keeping with the purpose of 
the PCD District, the intent of the Zoning Ordinance, the Comprehensive Plan and the 
design guidelines of the PCD. When public water and sewer are available it is expected to 
see smaller width, lot area reductions, and setback reductions to cluster the single-family 
dwellings and have a more sense of community on smaller lots with shorter setbacks 
closer to the road. 

• The proposed residential development of approximately 103 single-family 
detached dwellings with five (5) commercial parcels will increase traffic in the 
DGA; however, the density of this proposed development of residential and 
commercial uses is deemed to be less than the approved existing conceptual plan 
with more housing and commercial uses approved by the Board of Supervisors in 
the early 2000s. The developer, County staff and district VDOT employees have 
been working to reduce and improve congestion on Route 122. The applicant has 
supplied a copy of the Trip Generation Analysis for the Westlake Towne Center 
dated December 31, 2025. 

• The residential development will increase noise in the Towne Center due to the 
fact that there will be an additional 103 single-family detached dwellings. 
However, in a DGA the expectations are there would be more residential housing 
to support the commercial uses in the DGA and the anticipation of more noise 
similar to what you expect in a traditional subdivision. 

• The proposed residential development could have an impact on Dudley 
Elementary school. At the end of the 2023-2024 school year, Burnt Chimney 
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Elementary school closed. The students in the area where the residential 
development is proposed were enrolled the following year to Dudley Elementary. 
Statistics show the increase in population went from 204 enrolled in 2023-2024 to 
317 enrolled in 2024-2025. An increase in housing could cause a demand for this 
elementary school and boundaries between Dudley Elementary School and Windy 
Gap Elementary School may need to be discussed in the future.   

• The proposed project will expand residential and commercial uses of the Towne 
Center and DGA and will prove to be in character with the intent of this district 
and the County’s comprehensive plan. 

• The proposed natural buffers between the proposed development and Booker T.  
Washington National Monument will serve to protect this historical site from the 
proposed development.  

• The density of this proposed development is not intrusive to the surrounding area 
or placing a burden on infrastructure in the Towne Center. 

• The proposed commercial development is economic development activities the 
County allows in its DGAs and the residential aspect with support all commercial 
uses in the DGA.  

• The developer has proposed over 24 acres of open space preservation and a small 
lot in the residential area to be used as a park.  

 
The County’s Comprehensive Plan and Westlake-Hales Ford Village Plan would support 
this proposed development due to the following: 
 

• Housing developments such as the proposed 103 single-family detached 
dwellings are needed to meet the housing crisis of the County, the need for 
workforce housing, and to support the commercial businesses in the DGA. 

• The proposed development will allow for different types of housing in the DGA. 
Single-family detached dwellings will complement the existing housing, for 
example the new townhome/condominium project under construction, existing 
apartments and patio homes. 

• Private roads are discouraged in this future land use designation; however, if there 
is a private road maintenance agreement for the maintenance of the private roads 
and private roads in the Towne Center are maintained by this type of formal 
agreement. 

• The Comprehensive plan goal for housing along with an objective to promote the 
creation of a “liveable” communities with a strategy to encourage development of 
housing within DGAs where there are amenities and public utilities are available-
the Westlake Towne Center is where residential and commercial growth should 
be located. 

 
In addition, PCD district would encourage this type of development with commercial 
parcels proposed close to Route 122 and housing behind the proposed commercial 
development. The developer is preserving open space and protecting a national 
monument with natural buffers. proposed development complements the existing housing 
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and commercial uses in the PCD zoning district and the DGA. This proposed 
development meets the intent and purpose of the district. 
 
These particular uses could potentially have a more significant amount of traffic 
accessing the development than the new proposed residential use, which would be 
consistent with the PCD purpose, along with the comprehensive plan and village plan for 
the area. However, the residential development of single-family dwellings would also be 
consistent with the purpose of the PCD district, comprehensive plan and village plan for 
the area. In the PCD district there is a mixture of commercial uses; however, there is a 
need for residential uses to support the planned development.  
 
Given the purpose and intent of the special use permit to allow +/-103 dwellings, single-
family detached that is supported by both the Comprehensive Plan and Area Plan.  Staff 
concluded that the special use permit would not be a substantial detriment to adjacent 
properties, that the character of the zoning district will not be changed thereby such use 
would be in harmony with the uses permitted by-right in the zoning district, and with the 
public health, safety, and general welfare to the community. 
 
DEVELOPMENT REVIEW TEAM (DRT) COMMENTS: 
 
AEP: Elijah Meador had no comments or concerns due to the nature of the application.  
 
VDOT: Lisa Lewis provided the following comments: 
 

1. Please denote the spacing between the proposed entrances. 
2. Please provide a traffic study, to include left/right turn lane analysis, for the 

proposed land use(s). Lisa Lewis stated she understands that District staff has 
been involved in discussions with Franklin County and the Developer regarding 
the proposed traffic study. 

3. Please denote the intersection sight distance for the proposed entrances. 
 
VDH: Darrin Doss had no comments due to being served by public water and sewer 
(WVWA). 
 
WVWA: Aaron Shearer stated he had no comments or concerns due to there already 
being water and sewer availability in this area. 
 
STORMWATER / E&S: Bill Raney, Development Review Manager stated that along 
with the Site Plan, Erosion and Sediment Control and Storm Water Management shall be 
included on the engineered plan for review. 
 
BUILDING: John Broughton, Building Official, stated the applicant and/or owner will 
be required to obtain all necessary building permits for the proposed single-family 
dwelling and commercial development. 
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FIRE & EMS: Our office has not received any comments or concerns from Andy 
Pendleton, Fire Marshal. 
 
GIS:  Eric Schmidt, GIS Manager stated the applicant and/or owner must contact the GIS 
Department for addresses for each single-family dwelling and commercial building. 
 
 
SUGGESTED MOTIONS: 
 
The following suggested motions are sample motions that may be used. They include 
language found in Section 15.2-2283, Purpose of zoning ordinances of the Code of 
Virginia of 1950, as amended. 
 
(APPROVE) I find that such use will not be of substantial detriment to adjacent 
property, that the character of the zoning district will not be changed thereby, and that 
such use will be in harmony with the purpose and intent of the County Code with the uses 
permitted by right in the zoning district, and with the public health, safety, and general 
welfare to the community. Therefore, I move to recommend approval of the applicant’s 
request for a Special Use Permit to allow +/-103 dwellings, single-family detached in 
accordance with Section 25-392 of the Zoning Ordinance, with the eight (8) conditions as 
recommended in the staff report. 
 

OR 
 
(DENY) I find that such use will be of substantial detriment to adjacent property, that the 
character of the zoning district will be changed thereby, and that such use will not be in 
harmony with the purpose and intent of the County Code with the uses permitted by right 
in the zoning district, and with the public health, safety, and general welfare to the 
community. Therefore, I move to recommend denying the request for the Special Use 
Permit for +/-103 dwellings, single-family detached. 
 

OR 
 
(DELAY ACTION) I find that the required information for the submitted petition is 
incomplete. Therefore, I move to delay action until all necessary materials are submitted 
to the Planning Commission. 
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Department of Planning  
& Community Development 

Transmittal of Planning Commission Action 
 

Date:  February 11, 2026 
 
Item: Case # SPEC-1-26-18470 
   
Prepared by: Tina H. Franklin, Planner II 
 
Date of Commission Action:       February 10, 2026 
 
OVERVIEW: 
 
The applicant is requesting a special use permit with possible conditions for private roads. The 
proposed project consisting of approximately 82.7 +/- acres zoned to PCD, Planned Commercial 
Development District, and requesting three (3) deviations. The property is identified as Parcel ID 
#’s 0300000105 and 0300005228 in the Gills Creek Election District.  
 
BACKGROUND: 
 
The applicant is requesting a special use permit to allow private street(s) or road(s) within the 
proposed development to consist of +/-103 dwellings, single-family detached and five (5) 
commercial pads designated for business purposes. This application is concurrent with a 
rezoning (zoning map amendment) to amend the existing conceptual plan from multi-family uses 
and commercial to single-family dwelling lots and commercial pad sites and a special use permit 
for single-family detached dwellings.  
 
The proposed development will have the following private roads based on the “Master Plan 
Exhibit showing Westlake Village Business Park South”: 
 

• Road “A” (private right-of-way) is a new private road to be located at the intersection of 
Parkcrest Drive and Route 122 and Road “A”. Road “A” is in between two (2) 
commercial pads and connects an existing private road called Apron Road. The 
applicant/developer stated in the letter of application that the residential development will 
use this entrance. 

 
• Road “B” (private right-of-way) is a new private road in the residential development that 

will be constructed off the new extension of Apron Road to the cul de sac. 
 

• Road “C” (private right-of-way) is a new private road that is proposed to be a new 
entrance off of Route 122 between two (2) commercial pads connecting to the existing 
Apron Road. 

 
• The existing Apron Road will be extended from the Kroger Fuel Center behind 

commercial pads into the proposed residential development connecting to new Road “B”. 

16
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Franklin County’s zoning ordinance, Section 25-396 (b) states that all private streets may be 
permitted by special use permit in the PCD district, however, unless specifically approved by the 
Board of Supervisors as a special use permit the arrangement, character, extent, width, grade, 
and location of all streets shall be designed and constructed in accordance with specifications 
acceptable to the Virginia Department of Transportation (VDOT) for inclusion in the state 
highway system for maintenance. A road maintenance agreement will be required prior to 
subdivision approval. All roads in the Westlake Towne Center are private and maintained by 
Willard Investment Properties, LLC. 
 
The application was advertised, site posted, and notifications sent to all adjacent property 
owners.  As of the date of this report, staff has received two (2) phone calls inquiring about the 
application.  Additional comments and concerns may be raised as a result of the public hearings. 
 
At the end of the staff’s presentation and applicant comments, there was a period for citizen 
comment. There were no citizens who wished to speak. 
 
 
COMMISSION’S RECOMMENDATION 
 
The Planning Commission determined that it will not be a substantial detriment to adjacent 
properties, that the character of the zoning district will not be changed thereby, and that such 
special use permit will be in harmony with the purpose and intent of the County Code, the uses 
permitted by right in the zoning district, and with the public health, safety, and general welfare to 
the community, and recommended APPROVAL with the following three (3) conditions: 
 

1. Developer shall develop the project in General Conformance with the conceptual plan 
entitled “Master Plan Exhibit Showing Westlake Village Business Park South” dated 
December 29, 2025, and revised January 5, 2026. 

2. The applicant/developer shall record any road maintenance agreement document in the 
land records of the Clerk of the Circuit Court simultaneously with the first subdivision 
plat approved pursuant to the rezoning request. 

3. Surety shall be posted with Franklin County for the construction of the private road and 
shall not be released until the County has received a certification from an individual 
licensed by the Commonwealth of Virginia to provide such service stating that the 
construction of the road meets grade and pavement construction requirements consistent 
with VDOT Subdivision Street Requirements. 

 
After deliberations, Planning Commissioner Mr. Ronald Jefferson made a motion to approve the 
request with the three (3) conditions. The motion was seconded by Planning Commissioner Mrs. 
Angie McGhee. The vote was 5-0-2-0. 
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A Roll Call Vote was held with the following recorded vote. 
  
Motion to Approve:   Jefferson Seconded:  McGhee 
 
AYES: Doss, Clements, McGhee, Jefferson, Evans 
NAYES: None 
ABSENT: Mitchell, Pendleton 
ABSTAIN: None 
 
SUGGESTED MOTIONS: 
 
(APPROVE) I find that the use will not be of substantial detriment to adjacent properties, that 
the character of the zoning district will not be changed thereby, and that such use will be in 
harmony with the uses permitted by-right in the zoning district, and with the public health, 
safety, and general welfare to the community. Therefore, I move to recommend approval of the 
applicants’ request for a special use permit to allow for private street(s) or road(s) with the three 
(3) conditions recommended by the Planning Commission. 
 

OR 

(DENY) I find that such use will be of substantial detriment to adjacent properties, that the 
character of the zoning district will be changed thereby, and that such use will not be in harmony 
with the purpose and intent of the uses permitted by right in the zoning district, and with the 
public health, safety, and general welfare to the community. Therefore, I move to recommend 
denial of applicants’ request for private street(s) or road(s). 
 
 
 

OR 
(DELAY ACTION) I find that the required information for the submitted petition is incomplete.  
Therefore, I move to delay action until all necessary materials are submitted to the Board of 
Supervisors. 
  
 



 

RESOLUTION # __________ 
 

APPLICATION for SPECIAL USE PERMIT – Application of ABoone Development, Inc., 
Applicant, and Willard Investment Properties, LLC, and Willard Construction Smith Mountain 
Lake, LLC, Owners, requesting a special use permit on an approximate 82.70 acres of property 
zoned PCD, Planned Commercial Development District. These parcels are located at 12800 
Booker T. Washington Highway in the Gills Creek Election District of Franklin County and further 
identified by real estate records as Tax Map/Parcel #0300000105 and 0300005228. The purpose 
of this special use permit request is to allow for private street(s) or road(s). This property has a 
future land use designation of Residential Mixed Use and Village Mixed Use and is part of the 
Westlake-Hales Ford Designated Growth Area (SPEC-01-26-18470). 

WHEREAS, ABoone Real Estate, Inc., Applicants, and Willard Investment Properties, LLC, and 
Willard Construction of Smith Mountain Lake, LLC, Owners, did file an application requesting a 
special use permit to allow for private street(s) or road(s), and located in the Gills Creek Election 
District, zoned PCD, Planned Commercial District, and 
 
WHEREAS, after due legal notice as required by Section 15.2-2204/2205 of the Code of Virginia 
of 1950, as amended, the Planning Commission and Board of Supervisors did hold public hearings 
on February 10, 2026, and February 17, 2026, respectively, at which time all parties in interest 
were given an opportunity to be heard, and  
 
WHEREAS, after full consideration, the Franklin County Planning Commission recommended 
APPROVAL of the Special Use Permit request, with three (3) conditions, and 
 

1. Developer shall develop the project in General Conformance with the conceptual plan 
entitled “Master Plan Exhibit Showing Westlake Village Business Park South” dated 
December 29, 2025, and revised January 5, 2026. 

2. The applicant/developer shall record any road maintenance agreement document in the 
land records of the Clerk of the Circuit Court simultaneously with the first subdivision plat 
approved pursuant to the rezoning request. 

3. Surety shall be posted with Franklin County for the construction of the private road and 
shall not be released until the County has received a certification from an individual 
licensed by the Commonwealth of Virginia to provide such service stating that the 
construction of the road meets grade and pavement construction requirements consistent 
with VDOT Subdivision Street Requirements. 

 
WHEREAS, after full consideration, the Franklin County Board of Supervisors determined that 
the request will not be of substantial detriment to adjacent properties, that the character of the 
zoning district will not be changed thereby, and that such use will be in harmony with the purpose 
and intent of the County Code, the uses permitted by right in the zoning district, and with the 
public health, safety and general welfare to the community, and APPROVED the Special Use 



 

Permit to allow for private street(s) or road(s) with the three (3) conditions recommended by the 
Planning Commission. 
 
THEREFORE, BE IT RESOLVED, that a copy of this Resolution be transmitted to the Clerk 
of the Planning Commission, the Franklin County Commissioner of Revenue and the Franklin 
County Zoning Administrator, and that the Clerk be directed to reflect this action to APPROVE 
the Special Use Permit in the records of Franklin County. 

 
On the motion by ___________ to approve the requested Special Use Permit, and seconded by 
_________, said motion was APPROVED by the following recorded vote: 
 
AYES: 
NAYES: 
ABSENT: 
ABSTAIN: 
 
__________________________ 
Amy Renick, Clerk 
Franklin County Board of Supervisors 
 
 
 
_________________________ 
Date 
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  To: Franklin County Planning Commission 
From: Tina Franklin, Planner II 
Date: January 30, 2026 
Tax #s: 0300000105 and 0300005228 
District: Gills Creek Election District 
Applicant: A Boone Real Estate, Inc. 

Owner: Willard Construction of Smith Mountain Lake, LLC and 
Willard Investment Properties, LLC 

  

STAFF REPORT 
Case # SPEC-01-26-18470 

APPLICATION for SPECIAL USE PERMIT – Application of ABoone Development, 
Inc., Applicant, and Willard Investment Properties, LLC, and Willard Construction Smith 
Mountain Lake, LLC, Owners, requesting a special use permit on an approximate 82.70 
acres of property zoned PCD, Planned Commercial Development District. These parcels 
are located at 12800 Booker T. Washington Highway in the Gills Creek Election District 
of Franklin County and further identified by real estate records as Tax Map/Parcel 
#0300000105 and 0300005228. The purpose of this special use permit request is to allow 
for private street(s) or road(s). This property has a future land use designation of 
Residential Mixed Use and Village Mixed Use and is part of the Westlake-Hales Ford 
Designated Growth Area (SPEC-01-26-18470). 
 

RECOMMENDATION: 
Staff recommends that the Planning Commission recommend approval of the special use 
permit with the following three (3) conditions: 
 

1. Developer shall develop the project in General Conformance with the conceptual 
plan entitled “Master Plan Exhibit Showing Westlake Village Business Park 
South” dated December 29, 2025, and revised January 5, 2026. 

2. The applicant/developer shall record any road maintenance agreement document 
in the land records of the Clerk of the Circuit Court simultaneously with the first 
subdivision plat approved pursuant to the rezoning request. 

3. Surety shall be posted with Franklin County for the construction of the private 
road and shall not be released until the County has received a certification from an 
individual licensed by the Commonwealth of Virginia to provide such service 
stating that the construction of the road meets grade and pavement construction 
requirements consistent with VDOT Subdivision Street Requirements. 
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OVERVIEW: 
 
The applicant is requesting a special use permit with possible conditions for private 
roads. The proposed project consisting of approximately 82.7 +/- acres zoned to PCD, 
Planned Commercial Development District, and requesting three (3) deviations. The 
property is identified as Parcel ID #’s 0300000105 and 0300005228 in the Gills Creek 
Election District.  
 
BACKGROUND: 
 
The applicant is requesting a special use permit to allow private street(s) or road(s) within 
the proposed development to consist of +/-103 dwellings, single-family detached and five 
(5) commercial pads designated for business purposes. This application is concurrent 
with a rezoning (zoning map amendment) to amend the existing conceptual plan from 
multi-family uses and commercial to single-family dwelling lots and commercial pad 
sites and a special use permit for single-family detached dwellings.  
 
The proposed development will have the following private roads based on the “Master 
Plan Exhibit showing Westlake Village Business Park South”: 
 

• Road “A” (private right-of-way) is a new private road to be located at the 
intersection of Parkcrest Drive and Route 122 and Road “A”. Road “A” is in 
between two (2) commercial pads and connects an existing private road called 
Apron Road. The applicant/developer stated in the letter of application that the 
residential development will use this entrance. 

 
• Road “B” (private right-of-way) is a new private road in the residential 

development that will be constructed off the new extension of Apron Road to the 
cul de sac. 

 
• Road “C” (private right-of-way) is a new private road that is proposed to be a new 

entrance off of Route 122 between two (2) commercial pads connecting to the 
existing Apron Road. 

 
• The existing Apron Road will be extended from the Kroger Fuel Center behind 

commercial pads into the proposed residential development connecting to new 
Road “B”. 

 
Franklin County’s zoning ordinance, Section 25-396 (b) states that all private streets may 
be permitted by special use permit in the PCD district, however, unless specifically 
approved by the board of supervisors as a special use permit the arrangement, character, 
extent, width, grade, and location of all streets shall be designed and constructed in 
accordance with specifications acceptable to the Virginia Department of Transportation 
(VDOT) for inclusion in the state highway system for maintenance. A road maintenance 
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agreement will be required prior to subdivision approval. All roads in the Westlake 
Towne Center are private and maintained by Willard Investment Properties, LLC. 
 
The application was advertised, site posted, and notifications sent to all adjacent property 
owners. The Development Review Team (DRT) reviewed the application at its January 
2026 meeting.  As of the date of this report, staff has received two (2) phone calls 
inquiring about the application.  Additional comments and concerns may be raised as a 
result of the public hearings. 
 
SITE STATISTICS: 
 
Location: Booker T. Washington Highway (Route 122) and Apron 

Drive 
Size:    +/- 83 acres 
Existing Land Use: Vacant 
Adjoining Zoning: PCD, Planned Commercial Development District  
Adjoining Land Uses:  Commercial, Residential and Federal Park 
Adj Future Land Uses: Village Mixed Use and Residential Mixed Use 
 
COMPREHENSIVE PLAN: 
 
Future Land Use 

All Comprehensive Plans include a component referred to as “Future Land Use,” which 
includes both map designations and policies. In general, Future Land Use designations 
are both visionary and strategic – while also flexible to accommodate changes over time. 
Future Land Use designations and policies are intended to generally describe how a given 
area should look and feel in the future, and what type of development or use would be 
most appropriate.  
 
The future land use map designates the property as “Village Mixed Use” and “Residential 
Mixed Use” as provided in the 2045 Comprehensive Plan adopted by the Board of 
Supervisors in July 2025 and the Westlake Hales Ford Area Plan, adopted by the Board 
of Supervisors in November 2016. The Westlake Hales Ford Area Plan is a part of the 
County’s Comprehensive Plan. 
 
Residential Mixed Use 
 
Residential Mixed-Use areas in Designated Growth Areas (DGA) are those that would 
typically flank, or anchor, the Village Mixed Use areas, as a buffer between the Village 
center and the remaining areas. These areas should provide compact, walkable, and 
diverse developments that offer a variety of housing sizes and types. Ideally, these areas 
would be served by public water and sewer if available - and if not, shared or community 
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systems. Developers are encouraged to work with the County, and primarily the Western 
Virginia Water Authority to understand the potential to extend service to these areas, if 
none is available. 
 
Appropriate Land Use Types: 
 

• Single-family (detached or attached) 
• Townhomes 
• Duplexes, triplexes, and fourplexes 
• Senior and assisted living facilities 
• Multifamily complexes 
• Garden/patio homes 
• Accessory dwelling units (ADUs) 
• Small-scale, community-oriented commercial 
• Recreation 
• Civic 

 
Character/Development Guidelines: 

 
• Housing types should be mixed and dwellings per acre based on the site. 
• Small-scale, community-oriented commercial uses should be screened and/or 

buffered from residential uses. 
• Maintain low-speed, pedestrian- and bicycle-friendly streets. 
• Interconnected street network and defined open spaces should be provided. 
• Implement low-impact development (LID to the extent possible. 
• Strive for materials, scale, and character of new buildings to be compatible with 

existing neighborhoods. 
• Ensure materials, scale, and character of development is compatible within the 

neighborhood(s) 
• Discourage the construction of private roads in new developments. If not feasible, 

new developments should include formal agreements for the maintenance for any 
roads not built, or eligible, for inclusion in the state highway system. 

 
Village Mixed Use 
 
Village Mixed Use areas in Designated Growth Areas (DGA) are those that are 
appropriate for traditional village development – which includes a variety of land use that 
is typically compact, walkable, and tailored to serve the residents of the immediate area. 
Village Mixed Use areas should include a variety of land uses to accommodate the needs 
of the residents – including small-scale housing options, grocery and pharmacy stores, 
medical offices, childcare facilities, post offices and other public services, personal 
services, as well as open space and recreation. 
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To retain the central areas for non-residential development and services, if possible, 
housing should either be on the second floor within Village Mixed Use areas, or setback 
from primary corridors. Ideally, these areas would be served by public water and sewer if 
available – and if not, shared or community systems. Developers are encouraged to work 
with the County, and primarily the Western Virginia Water Authority to understand the 
potential to extend service to these areas, if none is available. Additionally, these areas 
should be a priority for broadband expansion and improvement, to ensure businesses and 
services have adequate bandwidth for internet access. 
 
Appropriate Land Use Types: 
 

• Commercial 
• Offices 
• Vertical and horizontal mixed use 
• Garden/patio homes 
• Duplexes, triplexes, and fourplexes 
• Senior and assisted living facilities 
• Tourism 
• Recreation 
• Civic 

 
Character/Development Guidelines: 
 

• Buffer new non-residential development when adjacent to residential uses. 
• Discourage the construction of private roads in new developments. If not feasible, 

new developments should include formal agreements for the maintenance for any 
roads not built, or eligible, for inclusion in the state highway system. 

• Encourage infill development and retrofitting of existing buildings. 
• Ensure materials, scale, and character of development is compatible within the 

DGA. 
• Locate non-residential parking and service areas to the side/rear of buildings and 

screen to the extent possible. 
• Encourage traffic calming, particularly along primary routes. 
• Incorporate pedestrian infrastructure and safety enhancements, such as sidewalks, 

crosswalks, and/or multi-use paths. 
• Incorporate branding, plantings, and other amenities that contribute to the DGA’s 

identity. 
 
Chapter 12/Implementation  
 
Goal for Housing:  In 2045, Franklin County prioritizes a diverse housing stock that 
serves and attracts residents of all socioeconomic levels and life stages from youth and 
first-time buyers to the workforce, to retirees, and those aging in place.  
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Objective 7.1: Ensure adequate and affordable housing options are available for residents 
Strategy 7.1.4: Evaluate current zoning regulations – particularly allowable densities and 
minimum lot sizes – and adjust where appropriate to accommodate neighborhoods with 
smaller-scale housing (smaller lots, more dense neighborhoods, etc.). 
 
Objective 7.3: Promote the creation of “livable” communities 
Strategy 7.3.1: Encourage development of housing within the County’s Designated 
Growth Areas, where amenities and public utilities are typically more available, or have 
the potential to be available in the future, to support a range of housing types and 
densities. 
 
Westlake Hales Ford Area Plan – Appendix B: Goals and Strategies 

The Westlake Hales Ford Area Plan provides Goals and Strategies to implement the Plan; 
the following Goal and Strategy bears significance to this application: 

• Goal 5: Create an inclusive, livable community that provides a balanced 
inventory of housing opportunities for all residents.  

• Strategy 5.1: Review and amend the Zoning Ordinance to allow a greater 
diversity of housing types that would accommodate a range of incomes, lifestyles, 
and stages of life – including affordable and workforce housing, and housing for 
those aging in place.  

 
By constructing a new type of housing, attached single family homes, more housing 
choices will be available within the Westlake Hales Ford Designated Growth Area, 
meeting the above-mentioned strategy and goal.  
 
Comprehensive Plan Summary 

The 2045 Franklin County Comprehensive Plan establishes and encourages different 
types of housing in the Residential Mixed Use and Village Mixed Use. Both mixed uses 
are found in the County’s Designated Growth Areas like the Westlake-Hales Ford 
Designated Growth Area. DGAs in the County are intended to provide a clear distinction 
between the County’s more developed areas and rural areas. In addition, DGAs are ideal 
for development of both commercial and residential, the effect of sprawl is reduced, and 
the County’s rural character is protected.  

• Residential Mixed Use in DGA’s would be walkable and diverse development 
that offers a variety of housing sizes and types. These developments would be 
served by public water and sewer. Residential mixed use would support small-
scale commercial development in the village. Appropriate land use types in this 
designation would be single-family detached dwellings, recreation, and small-
scale, community oriented commercial.  Development and Character Guidelines 
are housing types that should be mixed and dwellings per acre based on the site, 
maintain low-speed, pedestrian and bicycle friendly streets, discourage private 
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roads in new developments; however, if new developments choose private roads 
formal agreements for maintenance are required.  

 

Village Mixed Use in DGA’s are usually traditional village development meaning a 
variety of land uses that are compact, walkable, and tailored to serve residents in the 
surrounding area or in the village itself. Water and sewer are public in most cases. 
Appropriate land use types would be commercial, office, recreation, garden/patio homes, 
duplexes, townhomes. Development and Character Guidelines of the Comprehensive 
Plan suggest buffer for new non-residential development when adjacent to residential 
uses, ensure materials, scale, and character of the development is compatible within the 
DGA, and incorporate pedestrian infrastructure and safety enhancement, such as 
sidewalks, crosswalks, and/or multi-use paths. 

 The Westlake-Hales Ford Designated Growth Area continues to grow with a mixture of 
commercial and residential development. The proposed development of single-family 
detached dwellings and five (5) commercial parcel sites continue to meet the need of the 
County’s critical housing shortages. This proposed 103+/- homes will enhance the village 
and the newly approved townhome and condominium development in the Westlake 
Towne Center.  The five (5) commercial parcel sites will serve new commercial business 
and bring growth to the DGA. New commercial uses will serve both residential housing 
in the DGA and surrounding area. The new master plan for these two properties helps in 
the development of the DGA to have commercial development supportive of residential 
growth in the village and a more walkable community, which is the intention of DGAs. 
The proposed new master plan for these two parcels for single-family detached dwellings 
and commercial site is supported of the 2045 Franklin County’s Comprehensive Plan and 
the Westlake -Hales Ford Area Plan.  

ZONING ORDINANCE: 

Special uses for the PCD district are set forth in Section 25-392 of the Zoning Ordinance. 
The requested use is referenced as private street(s) or road(s).   

Sec. 25-638 of the Zoning Ordinance sets forth the County’s authority to issue special use 
permits for certain uses. In order to issue a special use permit, the Board of Supervisors 
must find that such use will not be a substantial detriment to adjacent properties, that the 
character of the zoning district will not be changed thereby, and that such use will be in 
harmony with the uses permitted by-right in the zoning district, and with the public 
health, safety, and general welfare to the community. 
 
Sec. 25-640 of the Zoning Ordinance sets forth the County’s authority to impose 
conditions for the issuance of special use permits.  The ordinance states that the Board of 
Supervisors “may impose upon any such permit such conditions relating to the use for 
which such permit is granted as it may deem necessary in the public interest…”  
Conditions associated with a special use permit must be related to the particular land use 
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which required the permit and must be related to some impact generated by or associated 
with such land use. 
 
Sec. 25-641 of the Zoning Ordinance states that a special use permit shall expire eighteen 
(18) months from the date of issuance if “no commencement of use, structure or activity 
has taken place.”  The ordinance states that “commencement” shall consist of “extensive 
obligations or substantial expenditures in relation to the project,” including engineering, 
architectural design, land clearing, and/or construction. 
 
ANALYSIS 
 
In accordance with Section 25-638, the proposed special use permit is evaluated to 
determine if it will be a substantial detriment to adjacent properties, change the character 
of the zoning district, and be in harmony with the uses permitted by-right in the zoning 
district, and the public health, safety, and general welfare to the community. 
 
The subject property is currently zoned Planned Commercial Development District 
(PCD). The applicant is requesting a special use permit to allow private street(s) or 
road(s) that will allow access from Booker T. Washington Highway (SR 122) to the 
proposed residential and commercial development. 

The Comprehensive Plan discourages privates roads in this future land use designation of 
Residential Mixed Use and Village Mixed Use; however, if there are private roads a 
maintenance agreement and/or formal agreement for the maintenance of the private roads 
could be an alternative. Private roads in the Westlake Towne Center are maintained by 
this type of formal agreement, and furthermore the center has a network of private roads 
throughout its development. 
 
In DGAs it is not uncommon to find developments both residential and commercial that 
would prefer private roads but built to state standards. Some developments want to place 
accents in the right of way where VDOT maintained roads would not allow. 
 
The private road network in the Towne Center has connectivity both vehicular traffic and 
pedestrians to walk safely. 
 
Given the purpose and intent of the special use permit to allow private street(s) or road(s) 
for ingress/egress to the +/-103 dwellings, single-family detached as well as the 
commercial pad sites proposed would be supported by both the Comprehensive Plan and 
Area Plan. Staff concluded that the special use permit would not be a substantial 
detriment to adjacent properties, that the character of the zoning district will not be 
changed, thereby such use would be in harmony with the uses permitted by-right in the 
zoning district, and with the public health, safety, and general welfare to the community. 
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DEVELOPMENT REVIEW TEAM (DRT) COMMENTS: 
 
AEP: Elijah Meador had no comments or concerns due to the nature of the application.  
 
VDOT:  Lisa Lewis provided the following comments: 
 

1. Please denote the spacing between the proposed entrances. 
2. Please provide a traffic study, to include left/right turn lane analysis, for the 

proposed land use(s). Lisa Lewis stated she understands that District staff has 
been involved in discussions with Franklin County and the Developer regarding 
the proposed traffic study. 

3. Please denote the intersection sight distance for the proposed entrances. 
 
VDH: Darrin Doss had no comments due to being served by public water and sewer 
(WVWA). 
 
WVWA: Aaron Shearer he had no comments or concerns due to there already being 
water and sewer availability in this area. 
 
STORMWATER / E&S: Bill Raney, Development Review Manager stated that along 
with the Site Plan, Erosion and Sediment Control and Storm Water Management shall be 
included on the engineered plan for review. 
 
BUILDING: John Broughton, Building Official, stated the applicant and/or owner will 
be required to obtain all necessary building permits for the proposed single-family 
dwelling and commercial development. 
 
FIRE & EMS: Our office has not received any comments or concerns from Andy 
Pendleton, Fire Marshal. 
 
GIS:  Eric Schmidt, GIS Manager stated the applicant and/or owner must contact the GIS 
Department for addresses for each single-family dwelling and commercial building. 
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SUGGESTED MOTIONS: 
 
The following suggested motions are sample motions that may be used. They include 
language found in Section 15.2-2283, Purpose of zoning ordinances of the Code of 
Virginia of 1950, as amended. 
 
(APPROVE) I find that such use will not be of substantial detriment to adjacent 
property, that the character of the zoning district will not be changed thereby, and that 
such use will be in harmony with the purpose and intent of the County Code with the uses 
permitted by right in the zoning district, and with the public health, safety, and general 
welfare to the community. Therefore, I move to recommend approval of the applicant’s 
request for a Special Use Permit to allow for private street(s) or road(s) in accordance 
with Section 25-392 of the Zoning Ordinance, with the three (3) conditions as 
recommended in the staff report. 
 

OR 
 
(DENY) I find that such use will be of substantial detriment to adjacent property, that the 
character of the zoning district will be changed thereby, and that such use will not be in 
harmony with the purpose and intent of the County Code with the uses permitted by right 
in the zoning district, and with the public health, safety, and general welfare to the 
community. Therefore, I move to recommend denying the request for the Special Use 
Permit to allow for private street(s) or road(s). 
 

OR 
 
(DELAY ACTION) I find that the required information for the submitted petition is 
incomplete. Therefore, I move to delay action until all necessary materials are submitted 
to the Planning Commission. 
 







Subject Property Location

0 3 6 9 121.5
Miles Date: 1/13/2026

The data layers provided herein were compiled from various sources
within a geographic information system (GIS) for the primary use of
Franklin County. The data provided herein are believed to be accurate
but are provided for reference purposes only. These GIS data are in no
way meant as a replacement for a legal survey, legal description, or
standard due diligence. No guarantee, expressed or implied, is made
regarding their accuracy, currency, adequacy, usefulness, or reliability.
These data are provided “as is” and neither Franklin County nor its
employees shall be held responsible for their inappropriate use.

Tax Map # 0300000105 & 0300005228
SPEC-01-26-18470

ABoone Development, Inc.



0300005223

0300001200

0300001200

0300001200

0290002400

0300000105

0300005205
0300005207B

0300005208
0300005208

0300005208

0290002600
0290002602

0290003200

0300000103E

0300000103F
0300000103F

0300000103F
0300000103F

0300000103F0290002800
0300001201

0300005918

0300005228

0300005919

0300005211W

0300005213

0300005212A

0300005215
0300005215

0300005208

0300005211T

0300000106

0300005211A

0300005211B

0300005211D

0300005211R

0300001400

0300001201A

0300000103A

0300000103C

0300000103C

0300000103C

0300000103C

0300000103C

0300001302

0290002500

0300005221

0300005901A

0300005211L

0300005216

0300005300 0300005900

0300005901

0300005918A

0300005214

0300005903
0300005903

0300005212
0300005212

0300000103A

0300005212

0300005918C

0300005226

0300005905

0300005209

0300005217

0300005901C

0300005901C

0300005901C
0300005901C

0300005211

0300005218

0300005902A

0300005915

0300005211X

0300005225

0300005301

0290002100
0290002100

0300005301A

0300005913

0300005918B

0300005902

0290002700
0290002700

0300001100

0300005203

0300005203

0300005203

0300005203

0300000102 0300000103I

0300000103I
0300000103I

0300001000

0300005201
0300005201

0300005201

0300001302
0300000103J

0300005204

0300000103BB

0301000102B

0300005201

0300005201

0300005201

0300005211V

0300005904

W

EST
LA

K
E

R
D

(P
ri

va
te

)

BOOKER T WASHINGTON HWY (SR 122)

PROFESSIONAL DR (Private)

P
A

R
K

C
R

E
S

T
D

R

S
H

O
P

P ERS PRIDE DR (Private)

B
R

E
W

E
R

Y
D

R
(P

ri
va

te
)

M
E

D
IC

A
L

 C
T

 (
P

ri
va

te
)

V
IL

L
A

G
E

 S
P

R
IN

G
S

 D
R

 (
P

ri
va

te
)

RETIREMENT DR
(P

riv
at

e)

ROANOKE ST (Private)

WESTWIND RD (Private)

APRON RD (Private)

M
O

R
E

W
O

O
D

 R
D

 (S
R

 616)

2024 Eagleview Imagery

0 750 1,500375
Ft

Tax Map # 0300000105 & 0300005228
SPEC-01-26-18470

ABoone Development, Inc.

Legend

Tax Parcels

Road Centerlines

Subject Parcel 0300005228

Subject Parcel 0300000105
Date: 1/13/2026

The data layers provided herein were compiled from various sources
within a geographic information system (GIS) for the primary use of
Franklin County. The data provided herein are believed to be accurate
but are provided for reference purposes only. These GIS data are in no
way meant as a replacement for a legal survey, legal description, or
standard due diligence. No guarantee, expressed or implied, is made
regarding their accuracy, currency, adequacy, usefulness, or reliability.
These data are provided “as is” and neither Franklin County nor its
employees shall be held responsible for their inappropriate use.



0300005223

0300001200

0290002400

0300000105

0300005205

03000052060300005207B

0300005208

0300001201

0300005917

0300005918

0300005228

0300005919

0290002800

0301000101A0300005211W

0300005213

0300005212A

0300005215

0290002600

0290002602

0290003200

0300000103E

0300000103F

0300000103G0300000103H

0300000103A

0300005221

0300005901A

0290002500

0300000103C

0300001302

0300005211T

0300000106

0300005211A 0300005211R

0300001400

0300001201A

0300005212

0300005918C

0300005202

0300005211C

0300005219

0300005226

0300005209

0300005211P

0300005211S
0300005211U

0300005217

0300005901C

0300005914

0300005916

0300005211

0300005211M

0300005218

0300005902A

0300005915

0300005211X

0300005225

0300005301

0300005301A

0300005913

0300005918B

0300005902

0290002700

0300000900

0300001100

0300005203

0290002100

0300000103B

0300000102 0300000103I

0300001301

0300001000

0300001404

0300000103J

0300005204

0300000103BB 0300001405B

0300005216

0300005300 0300005900

0300005901

0300005918A

0300005214

0300005222

0300005903

0300005211V

W
E

S
T

L
A

K
E

R
D

(P
ri

va
te

)

BOOKER T WASHINGTON HWY (SR 122)

PROFESSIONAL DR (Private)

P
A

R
K

C
R

E
S

T
D

R

S
H

O
P

P
E

R S PRIDE DR (Private)

B
R

E
W

E
R

Y
 D

R
 (

P
ri

va
te

)

B
U

IL
D

E
R

S
P

R
ID

E
D

R
(P

ri
va

te
)

S
C

R
U

G
G

S
R

D
(S

R
61

6)

M
E

D
IC

A
L

 C
T

 (
P

ri
va

te
)

V
IL

L
A

G
E

 S
P

R
IN

G
S

 D
R

 (
P

ri
va

te
)

RETIREMENT DR (P
riv

at
e)

WESTWIND RD (Private)

M
O

R
E

W
O

O
D

 R
D

 (S
R

 616)

Tax Parcels

Rivers

A1 - Agricultural

B2 - General Business District

M1 - Light Industry

PCD - Planned Commercial District

RMF - Residential Muli-Family

Subject Parcel 0300000105

Subject Parcel 0300005228

0 380 760 1,140 1,520190
Ft Date: 1/13/2026

The data layers provided herein were compiled from various sources
within a geographic information system (GIS) for the primary use of
Franklin County. The data provided herein are believed to be accurate
but are provided for reference purposes only. These GIS data are in no
way meant as a replacement for a legal survey, legal description, or
standard due diligence. No guarantee, expressed or implied, is made
regarding their accuracy, currency, adequacy, usefulness, or reliability.
These data are provided “as is” and neither Franklin County nor its
employees shall be held responsible for their inappropriate use.

Tax Map # 0300000105 & 0300005228
SPEC-01-26-18470

ABoone Development, Inc.



0300005223

0300001200

0290002400

0300000105

030000520503000052060300005207B

0300005208

0300001201

0300005207A

0300005917

0300005918

0300005228

0300005919

0300005211G0300005211J
0300005211W

0300005213

0300005212A

0300005215

0301000101A
0301000103C0301000115B

0301000101B

0290002800

0290002500

0300000103A

0300005211T

0300000106

0300005211A

0300005211B0300005211D

0300005211R

0300001400

0300001201A

0300001402

0300005220

0300005221

0300005901A

0300005211L

0300005216

0300005300 0300005900

0300005901

0300005918A

0300005214
0300005222

0300005903

0300005211E

0300005212

0301000102D

0300000103C

0300001302

0300005224

0300005918C

0300005202

0300005211C

0300005211N

0300005219

0300005226

0300005905

0300005209

0300005211P

0300005211S

0300005211U

0300005217

0300005901C

0300001404

0301000116A

0300000103J

0301000102A

0300005204

0300000103BB

0300001405B

0301000102B
0301000102C

0300005201

0300005211

0300005211K

0300005211M

0300005218

0300005211F

0300005902A

0300005915

0300005211X

0300005225

0300005301

0300005301A

0300005913

0300005918B

0300005902

0290002700

0300000103D

0300000900

0300001100

0300005203

0300005914

0300005916

0290002100

0300000103B

0300000102 0300000103I

0300001301

0300001000

0301000101D
0301000103B0301000115A

0301000103D

02900026000290002602

0290003200

0300000103E0300000103F

0300000103G

0300000103H

0300005211H0300005211V

0300005904

0301000103A0301000116B
0301000101C

RETIREMENT DR (Private)

PROFESSIONAL DR (Private)

P
A

R
K

C
R

E
S

T
D

R

B
R

E
W

E
R

Y
D

R
(P

ri
va

te
)

M
E

D
IC

A
L

 C
T

 (
P

ri
va

te
)

V
IL

L
A

G
E

 S
P

R
IN

G
S

 D
R

 (
P

ri
va

te
)

ROANOKE ST (Private)

C
A

R
E

F
R

E
E

 C
T

 (
P

ri
va

te
)

W
E

S
T

L
A

K
E

R
D

(P
ri

va
te

)

WESTWIND RD (Private)

B
U

IL
D

E
R

S
 P

R
ID

E
 D

R
 (

P
ri

va
te

)

APRON RD (Private)

M
O

R
E

W
O

O
D

 R
D

 (S
R

 616)

S
H

O
P

PERS PRIDE DR (Private)

BOOKER T WASHINGTON HWY (SR 122)

Date: 1/13/2026

0 750 1,500375
Ft

Tax Parcels

Road Centerlines

Designated Growth Areas

Village Mixed Use

Residential Mixed Use

Medium Density Residential

Rural Areas

Conservation Area

Conservation Areas - County

Low Density Residential - County

Rural Area - County

The data layers provided herein were compiled from various sources
within a geographic information system (GIS) for the primary use of
Franklin County. The data provided herein are believed to be accurate
but are provided for reference purposes only. These GIS data are in no
way meant as a replacement for a legal survey, legal description, or
standard due diligence. No guarantee, expressed or implied, is made
regarding their accuracy, currency, adequacy, usefulness, or reliability.
These data are provided “as is” and neither Franklin County nor its
employees shall be held responsible for their inappropriate use.

Tax Map # 0300000105 & 0300005228
SPEC-01-26-18470

ABoone Development, Inc.



 

 
 
 

Department of Planning  
& Community Development 

Transmittal of Planning Commission Action 
 

Date:  February 11, 2026 
 
Item: Case # A-01-26-001 
   
Prepared by: Lisa Cooper, Planning Director 
 
Date of Commission Action:       February 10, 2026 
 
SUMMARY OF REQUEST: 
 
Application of the Franklin County Board of Supervisors to amend the 2045 Franklin County 
Comprehensive Plan Chapter 9: Utilities Chapter to reflect changes to an existing map entitled 
“Map #9.5: Power Transmission Lines” for a proposed electrical substation and electrical 
transmission line extension.   
 
On January 5, 2026, the Board of Supervisors in their regular monthly afternoon session voted to 
initiate a Comprehensive Plan amendment associated with the proposed electrical substation and 
related electrical transmission lines. The proposed amendment involves an amendment to the 
existing map #9.5: Power Transmission Lines as shown on the attached exhibit to include a 
proposed substation and associated transmission lines within Summit View Business Park.  This 
amendment is necessary to address critical electrical infrastructure needs and to support planned 
economic development within the County. 
 
Section 15.2-2223 of the Code of Virginia, as amended, outlines the scope and purpose of the 
County’s Comprehensive Plan. The Plan is for the physical development of territory (County) 
within its jurisdiction.   
 
Chapter 9 is the Utilities Chapter for the 2045 Comprehensive Plan. It discusses infrastructure 
such as but not limited to, water and wastewater services, solid waste management, broadband, 
national gas, and energy generation. 
 
The Implementation Chapter (Chapter 12) for Public Utilities of the 2045 Comprehensive Plan 
states the following:   
 
Objective 8.2: Continue working towards the complete vision of Summit View Business Park. 
Strategy 8.2.1 - Continue working with industry partners to market and promote Summit View 
Business Park to appropriate clientele. Seek addition partnerships and marketing opportunities, 
when available, to supplement current efforts.  
 
Strategy 8.2.2 - Continue pursuing all available mechanisms to invest in Summit View Business 
Park to ensure the Park offers adequate infrastructure for large employers – such as water, 
wastewater, roads, utilities, etc. 

17
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Objective 8.3: Leverage the County’s assets and seek initiatives that create a business-friendly 
environment that is attractive to investors and strengthen the County’s workforce. 
Strategy 8.3.1 - Partner with the necessary entities to make strategic investments in essential 
infrastructure needed to boost the County’s economy.   
 
COMMISSION’S RECOMMENDATION 
 
The Planning Commission determined that it will not be a substantial detriment to adjacent 
properties, that the character of the zoning district will not be changed thereby, and that such 
map amendment to the Comprehensive Plan will be in harmony with the purpose and intent of 
the County Code, the uses permitted by right in the zoning district, and with the public health, 
safety, and general welfare to the community, and recommended APPROVAL. 
 
After deliberations, Planning Commissioner Mrs. Angie McGhee, made a motion to approve the 
request. The motion was seconded by Planning Commissioner Mr. David Clements. The vote 
was 5-0-2-0.  
 
A Roll Call Vote was held with the following recorded vote. 
  
Motion to Approve:   Angie McGhee Seconded:  David Clements 
 
AYES: Doss, Clements, McGhee, Jefferson, Evans 
NAYES: None 
ABSENT: Mitchell, Pendleton 
ABSTAIN: None 
 
 
SUGGESTED MOTIONS: 
 

(1) (RECOMMEND) Pursuant to the requirements of Section 15.2-2223 of the Code of 
Virginia I recommend, that the revision to “Map #9.5: Power Transmission Lines” be adopted 
and incorporated into the County’s Comprehensive Plan as an amendment. 
 

(2) (DENY) I find that the “Map #9.5: Power Transmission Lines” for Franklin County 
does not satisfy the requirements of Section 15.2-2223.  Therefore, I move to recommend denial 
of the revision to “Map #9.5: Power Transmission Lines” as an amendment to the County’s 
Comprehensive Plan.     
 
 (3) (DELAY ACTION) I find that the required information presented is incomplete.  
Therefore, I move to delay action until additional information can be provided to the Planning 
Commission.  



RESOLUTION # __________ 
 

APPLICATION for COMPREHENSIVE PLAN AMENDMENT – Application of Franklin 
County Board of Supervisors to amend the 2045 Franklin County Comprehensive Plan Chapter 
9: Utilities to reflect changes to the map entitled “Map #9.5: Power Transmission Lines” in order 
to address critical electrical infrastructure needs and to support planned economic development 
within the County (A-01-26-001). 
 
WHEREAS, County of Franklin, Board of Supervisors, did file an application requesting to 
amend the 2045 Comprehensive Plan Chapter 9: Utilities to reflect changes to the map entitled 
“Map #9.5: Power Transmission Lines”, and  
 
WHEREAS, to address critical electrical infrastructure needs and to support planned economic 
development within the County, and 
 
WHEREAS, after due legal notice as required by Section 15.2-2204/2205 of the Code of 
Virginia of 1950, as amended, the Planning Commission and Board of Supervisors did hold 
public hearings on February 10, 2026, and February 17, 2026, respectively, at which time all 
parties in interest were given an opportunity to be heard, and  
 
WHEREAS, after full consideration, the Franklin County Planning Commission recommended 
APPROVAL of the amend to the 2045 Comprehensive Plan Chapter 9: Utilities to reflect 
changes to the map entitled “Map #9.5: Power Transmission Lines”, and 
 
BE IT FURTHER RESOLVED, the Board of Supervisors hereby amends the Franklin County 
2045 Comprehensive Plan Chapter 9: Utilities to reflect changes to the map entitled “Map #9.5: 
Power Transmission Lines”, for public necessity, convenience, general welfare, and good zoning 
practice. 
 
THEREFORE, BE IT RESOLVED, that a copy of this Resolution be transmitted to the Clerk 
of the Planning Commission, the Franklin County Commissioner of Revenue and the Franklin 
County Zoning Administrator, and that the Clerk be directed to reflect this action to APPROVE 
the amendment to the 2045 Comprehensive Plan in the records of Franklin County. 

 
On the motion by ___________ to approve the requested to amend the 2045 Comprehensive 
Plan, and seconded by _________, said motion was APPROVED by the following recorded 
vote: 
 
AYES: 
NAYES: 
ABSENT: 



ABSTAIN: 
 
__________________________ 
Amy Renick, Clerk 
Franklin County Board of Supervisors 
 
________________________ 
Date 
 
 
 
 
        
        



 
 
 
 
 

 
 

 
 

 
 

 
 
 

 
 

To: Franklin County Planning Commission 
From: Lisa Cooper, Planning Director  
Date: January 30, 2026 
RE: Amendment to the 2045 Franklin County Comprehensive Plan 

Chapter 9, 2045 Franklin County Comprehensive Plan: Utilities Chapter to reflect 
changes to an existing map entitled “Map #9.5: Power Transmission Lines” for a 
proposed electrical substation and electrical transmission line extension.   
 
 
 

 

BACKGROUND AND DISCUSSION 
Franklin County Board of Supervisors adopted the 2045 Franklin County Comprehensive Plan in 
July of 2025.  

On January 5, 2026, the Board of Supervisors in their regular monthly afternoon session voted to 
initiate a Comprehensive Plan amendment associated with the proposed electrical substation and 
related electrical transmission lines. The proposed amendment involves an amendment to the 
existing map #9.5: Power Transmission Lines as shown on the attached exhibit to include a 
proposed substation and associated transmission lines within Summit View Business Park.  This 
amendment is necessary to address critical electrical infrastructure needs and to support planned 
economic development within the County. 

Section 15.2-2223 of the Code of Virginia, as amended, outlines the scope and purpose of the 
County’s Comprehensive Plan. The Plan is for the physical development of territory (County) 
within its jurisdiction.   

Chapter 9 is the Utilities Chapter for the 2045 Comprehensive Plan, discusses infrastructure such 
as but not limited to, water and wastewater services, solid waste management, broadband, national 
gas, and energy generation. 

The Implementation Chapter (Chapter 12) for Public Utilities, of the 2045 Comprehensive Plan 
states the following:   

Objective 8.2: Continue working towards the complete vision of Summit View Business Park. 
Strategy 8.2.1 - Continue working with industry partners to market and promote Summit View 
Business Park to appropriate clientele. Seek addition partnerships and marketing opportunities, 
when available, to supplement current efforts.  

Strategy 8.2.2 - Continue pursuing all available mechanisms to invest in Summit View Business 
Park to ensure the Park offers adequate infrastructure for large employers – such as water, 
wastewater, roads, utilities, etc. 

MEMORANDUM 
Case # A-11-19-001 
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Objective 8.3: Leverage the County’s assets and seek initiatives that create a business-friendly 
environment that is attractive to investors and strengthen the County’s workforce. 
Strategy 8.3.1 - Partner with the necessary entities to make strategic investments in essential 
infrastructure needed to boost the County’s economy.   
 
RECOMMENDATION: 
Staff recommends that the Planning Commission consider and approve the following: 
 
Staff recommends that the Planning Commission adopt the amendment to the existing map entitled 
“Map #9.5: Power Transmission Lines” and incorporate the map as part of the County’s 
Comprehensive Plan.  
 
SUGGESTED MOTIONS: 
 

(1) (RECOMMEND) Pursuant to the requirements of Section 15.2-2223 of the Code of 
Virginia I recommend, that the revision to “Map #9.5: Power Transmission Lines” be adopted and 
incorporated into the County’s Comprehensive Plan as an amendment. 
 

(2) (DENY) I find that the “Map #9.5: Power Transmission Lines” for Franklin County 
does not satisfy the requirements of Section 15.2-2223.  Therefore, I move to recommend denial of 
the revision to “Map #9.5: Power Transmission Lines” as an amendment to the County’s 
Comprehensive Plan.     
 
 (3) (DELAY ACTION) I find that the required information presented is incomplete.  
Therefore, I move to delay action until additional information can be provided to the Planning 
Commission.  
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Franklin County Planning Commission
Attn: Ms. Lisa Cooper, Planning Director
1255 Franklin Street, Suite 103

Rocky Mount, VA24l5l

Re: Comprehensive Plan Amendment - Proposed Substation and Electrical Transmission Map

Dear Members of the Planning Commission:

At its January 5,2026, meeting, the Franklin County Board of Supervisors voted to initiate a

Comprehensive Plan amendment associated with the proposed electrical substation and related

electrical transmission lines. The proposed amendment would involve an amendment to the

existing map #9.5 as shown on the attached exhibit.

By this action, the Board of Supervisors is directing the Planning Commission to commence
review ofthe proposed Comprehensive Plan amendment and to fast-track the amendment process

in accordance with applicable state law and County procedures by scheduling a public hearing on

February 10,2026. The Board has determined that timely consideration of this amendment is

necessary to address critical electrical infrastructure needs and to support planned economic

development within the County.

This letter serves as formal notice of the Board's directive. County staffwill provide the Planning

Commission with supporting materials, and assistance as needed to facilitate an expedited review
and recommendation to the Board of Supervisors.

The Board of Supervisors appreciates the Planning Commission's prompt attention to this matter

and looks forward to receiving the Commission's recommendation.

Please contact my office should additional information be required.

Coutrv Aovlirtstt,uon
1255 Frulixr,rll Srnrrr. Strrrr: ll2

Rocxv Mourr, Vlr<;rrrr 24151
(540) 483-3030

administrationadfranklincountyva.gov
$"n"w.franklincountyva. goY

Christopher L. Whitlow
County Administrator
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Department of Planning  
& Community Development 

Transmittal of Planning Commission Action 
 

Date:  February 11, 2026 
 
Item: Case # SPEC-01-26-18471 
   
Prepared by: Tina H. Franklin, Planner II 
 
Date of Commission Action:       February 10, 2026 
 
OVERVIEW: 
 
The applicant is requesting a special use permit on approximately +/-481.29 acres of property is 
zoned REP, Regional Enterprise Park District, to allow for Utility Services, Major electric 
substation and associated facilities and transmission lines to be located on a parcel within the 
Summit View Business Park. Approximately 8 acres of the 481.29 acres will be used for this 
project. The project is also located in the 220-North Designated Growth Area. 
 
BACKGROUND: 
 
The County has provided information describing the current system design stating that the 
development of a new substation is necessary to continue to provide reliable electrical service to 
support existing and future businesses located in the business park. 
 
This proposed use involves the construction and operation of an electrical substation and 
associated transmission line(s) intended to support existing and future commercial and industrial 
development within Summit View Business Park and the surrounding U.S. Route 220 corridor. 
The proposed facility will provide critical infrastructure necessary to ensure reliable electrical 
service and accommodate anticipated growth.  
 
The proposed electrical substation has been approved for the Electric Infrastructure Program. 
The Virginia Economic Development Partnership does certify that the site meets the eligibility 
requirement as described in Sections 56-576 and 56-585.1:10 of the Code of Virginia.   
 
As of the date of this report, staff has received nine (9) phone calls and one (1) walk-in to the 
office inquiring about the application.  Additional comments and concerns may be raised as a 
result of the public hearings. 
 
 
At the end of the staff’s presentation and applicant comments, there was a period for citizen 
comment. There were three (3) citizens who spoke. 
 

18
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Ms. Judy Sink spoke about her concerns that the proposed development will negatively impact 
the health of those living and going to church near the area. She stated that she would like to see 
the rural character of the area maintained. 
 
Mr. Kai Buemmes stated that he is concerned about how the proposed development will affect 
the water tables. He is also concerned about humming noises and potential impacts to property 
values in the area. 
 
Mr. Roger McBride asked how AEP was planning on getting the power lines from distribution to 
the transformer. He also asked about the size of the proposed power lines. 
 
COMMISSION’S RECOMMENDATION 
 
The Planning Commission determined that it will not be a substantial detriment to adjacent 
properties, that the character of the zoning district will not be changed thereby, and that such 
special use permit will be in harmony with the purpose and intent of the County Code, the uses 
permitted by right in the zoning district, and with the public health, safety, and general welfare to 
the community, and recommended APPROVAL with the following six (6) conditions: 
 

1. Applicant/owner shall develop the project in General Conformance with the conceptual 
plan entitled “APCO Brick Church, Alternate Site B - Eagle” dated January 16, 2026. 

2. All site lighting shall be of a downward directed design LED lights and full cut-off. No 
site lighting shall exceed 0.5-foot candles at any property line. 

3. As part of site plan approval, the applicant/owner shall obtain all necessary approvals 
from the Department of Transportation (VDOT). 

4. A site plan, erosion and sediment control and storm water management plan must be 
submitted to the Planning office and approved prior to commencement of construction. 

5. Applicant/owner shall obtain all necessary building permits required prior to 
commencement of construction. 

6. The applicant/owner shall obtain addressing from the GIS Department for the residential 
development. 

 
After deliberations Planning Commissioner Ms. Angie McGhee made a motion to approve the 
request with the six (6) conditions. The motion was seconded by Planning Commissioner Mr. 
Ronald Jefferson. The vote was 5-0-2-0.  
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A Roll Call Vote was held with the following recorded vote. 
  
Motion to Approve:   Angie McGhee Seconded:  Ronald Jefferson 
 
AYES: Doss, Clements, McGhee, Jefferson, Evans 
NAYES: None 
ABSENT: Mitchell, Pendleton 
ABSTAIN: None 
 
 
 
 
 
 
SUGGESTED MOTIONS: 
 
(APPROVE) I find that the use will not be of substantial detriment to adjacent properties, that 
the character of the zoning district will not be changed thereby, and that such use will be in 
harmony with the uses permitted by-right in the zoning district, and with the public health, 
safety, and general welfare to the community. Therefore, I move to recommend approval of the 
applicants’ request for a special use permit to allow for Utility Services, Major electric substation 
and associated facilities and transmission lines with the six (6) conditions recommended by the 
Planning Commission. 
 

OR 

(DENY) I find that such use will be of substantial detriment to adjacent properties, that the 
character of the zoning district will be changed thereby, and that such use will not be in harmony 
with the purpose and intent of the uses permitted by right in the zoning district, and with the 
public health, safety, and general welfare to the community. Therefore, I move to recommend 
denial of applicants’ request for Utility Services, Major electric substation and associated 
facilities and transmission lines. 
 
 
 

OR 
(DELAY ACTION) I find that the required information for the submitted petition is incomplete.  
Therefore, I move to delay action until all necessary materials are submitted to the Board of 
Supervisors. 
  
 



 

RESOLUTION # __________ 
 

APPLICATION for SPECIAL USE PERMIT – Application of County of Franklin, Applicants 
and Owners, requesting a special use permit on an approximate 481.29 acres of property zoned 
REP, Regional Enterprise Park District. These parcels are located in the Boone and Blackwater 
Election Districts of Franklin County and further identified by real estate records as Tax 
Map/Parcel #0370005400, 0360020400, 0360020500, and 0440000500. The purpose of this 
special use permit request is to allow for Utility Services, Major electric substation and associated 
facilities and transmission lines. This property has a future land use designation of Industrial Mixed 
Use and is part of the 220-North Corridor Designated Growth Area (SPEC-01-26-18471). 
 
WHEREAS, County of Franklin, Applicants and Owners, did file an application requesting a 
special use permit to allow for Utility Services, Major electric substation and associated facilities 
and transmission lines, and located in the Boone and Blackwater Election District, zoned REP, 
Regional Enterprise Park District, and 
 
WHEREAS, after due legal notice as required by Section 15.2-2204/2205 of the Code of Virginia 
of 1950, as amended, the Planning Commission and Board of Supervisors did hold public hearings 
on February 10, 2026, and February 17, 2026, respectively, at which time all parties in interest 
were given an opportunity to be heard, and  
 
WHEREAS, after full consideration, the Franklin County Planning Commission recommended 
APPROVAL of the Special Use Permit request, with six (6) conditions, and 
 

1. Applicant/owner shall develop the project in General Conformance with the conceptual 
plan entitled “APCO Brick Church, Alternate Site B - Eagle” dated January 16, 2026. 

2. All site lighting shall be of a downward directed design LED lights and full cut-off. No site 
lighting shall exceed 0.5-foot candles at any property line. 

3. As part of site plan approval, the applicant/owner shall obtain all necessary approvals from 
the Department of Transportation (VDOT). 

4. A site plan, erosion and sediment control and storm water management plan must be 
submitted to the Planning office and approved prior to commencement of construction. 

5. Applicant/owner shall obtain all necessary building permits required prior to 
commencement of construction. 

6. The applicant/owner shall obtain addressing from the GIS Department for the residential 
development. 

 
WHEREAS, after full consideration, the Franklin County Board of Supervisors determined that 
the request will not be of substantial detriment to adjacent properties, that the character of the 
zoning district will not be changed thereby, and that such use will be in harmony with the purpose 
and intent of the County Code, the uses permitted by right in the zoning district, and with the 
public health, safety and general welfare to the community, and APPROVED the Special Use 



 

Permit to allow for Utility Services, Major electric substation and associated facilities and 
transmission lines with the six (6) conditions recommended by the Planning Commission. 
 
THEREFORE, BE IT RESOLVED, that a copy of this Resolution be transmitted to the Clerk 
of the Planning Commission, the Franklin County Commissioner of Revenue and the Franklin 
County Zoning Administrator, and that the Clerk be directed to reflect this action to APPROVE 
the Special Use Permit in the records of Franklin County. 

 
On the motion by ___________ to approve the requested Special Use Permit, and seconded by 
_________, said motion was APPROVED by the following recorded vote: 
 
AYES: 
NAYES: 
ABSENT: 
ABSTAIN: 
 
__________________________ 
Amy Renick, Clerk 
Franklin County Board of Supervisors 
 
 
 
_________________________ 
Date 
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  To: Franklin County Planning Commission 
From: Tina Franklin, Planner II 
Date: January 30, 2026 
Tax #s: 0370005400, 0360020400, 0360020500, and 044000500 
District: Boone and Blackwater Election Districts 
Applicant: County of Franklin 
Owner: County of Franklin 

  

STAFF REPORT 
Case # SPEC-01-26-18471 

APPLICATION for SPECIAL USE PERMIT – Application of County of Franklin, 
Applicants and Owners, requesting a special use permit on an approximate 481.29 acres 
of property zoned REP, Regional Enterprise Park District. These parcels are located in the 
Boone and Blackwater Election Districts of Franklin County and further identified by real 
estate records as Tax Map/Parcel #0370005400, 0360020400, 0360020500, and 
0440000500. The purpose of this special use permit request is to allow for Utility 
Services, Major electric substation and associated facilities and transmission lines. This 
property has a future land use designation of Industrial Mixed Use and is part of the 220-
North Corridor Designated Growth Area (SPEC-01-26-18471). 

RECOMMENDATION: 
Staff recommends that the Planning Commission recommend approval of the special use 
permit with the following six (6) conditions: 
 

1. Applicant/owner shall develop the project in General Conformance with the 
conceptual plan entitled “APCO Brick Church, Alternate Site B - Eagle” dated 
January 16, 2026. 

2. All site lighting shall be of a downward directed design LED lights and full cut-
off. No site lighting shall exceed 0.5-foot candles at any property line. 

3. As part of site plan approval, the applicant/owner shall obtain all necessary 
approvals from the Department of Transportation (VDOT). 

4. A site plan, erosion and sediment control and storm water management plan must 
be submitted to the Planning office and approved prior to commencement of 
construction. 

5. Applicant/owner shall obtain all necessary building permits required prior to 
commencement of construction. 

6. The applicant/owner shall obtain addressing from the GIS Department for the 
residential development. 
 

 



 
 

 SPEC-01-26-18471 2 January 30, 2026 
 

Franklin County Planning Commission 

OVERVIEW: 
 
The applicant is requesting a special use permit on approximately +/-481.29 acres of 
property is zoned REP, Regional Enterprise Park District, to allow for Utility Services, 
Major electric substation and associated facilities and transmission lines to be located on 
a parcel within the Summit View Business Park. Approximately 8 acres of the 481.29 
acres will be used for this project. The project is also located in the 220-North Designated 
Growth Area. 
 
BACKGROUND: 
 
The County has provided information describing the current system design stating that 
the development of a new substation is necessary to continue to provide reliable electrical 
service to support existing and future businesses located in the business park. 
 
This proposed use involves the construction and operation of an electrical substation and 
associated transmission line(s) intended to support existing and future commercial and 
industrial development within Summit View Business Park and the surrounding U.S. 
Route 220 corridor. The proposed facility will provide critical infrastructure necessary to 
ensure reliable electrical service and accommodate anticipated growth.  
 
The proposed electrical substation is consistent with the 2045 Franklin County 
Comprehensive Plan, which identifies the U.S. Route 220 corridor as the County’s 
primary growth and economic development corridor. The Plan recognizes the importance 
of expanding and upgrading utility infrastructure in designated growth areas to support 
industrial and commercial development. Also stated was that the electrical transmission 
facilities and supporting infrastructure are anticipated and mapped components of the 
County’s long-range planning framework, and the proposed substation represents a 
necessary and appropriate investment to ensure reliable electric service for existing and 
future development within this strategic industrial area. 
 
The proposed electrical substation has been approved for the Electric Infrastructure 
Program. The Virginia Economic Development Partnership does certify that the site 
meets the eligibility requirement as described in Sections 56-576 and 56-585.1:10 of the 
Code of Virginia.   
 
The application was advertised, site posted, and notifications sent to all adjacent property 
owners. The Development Review Team (DRT) reviewed the application at its January 
2026 meeting.  As of the date of this report, staff has received nine (9) phone calls and 
one (1) walk-in to the office inquiring about the application.  Additional comments and 
concerns may be raised as a result of the public hearings. 
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SITE STATISTICS: 
 
Location: Summit View Business Park 
Size:    +/- 8 acre portion of +/-481.29 acres 
Existing Land Use: Vacant 
Adjoining Zoning: REP, Regional Enterprise Park District  
Adjoining Land Uses:  Commercial, Industrial and Residential 
Adj Future Land Uses: Industrial Mixed Use and 220 North Corridor Designated 

Growth Area 
 
COMPREHENSIVE PLAN: 
 
Future Land Use 

All Comprehensive Plans include a component referred to as “Future Land Use,” which 
includes both map designations and policies. In general, Future Land Use designations 
are both visionary and strategic – while also flexible to accommodate changes over time. 
Future Land Use designations and policies are intended to generally describe how a given 
area should look and feel in the future, and what type of development or use would be 
most appropriate.  
 
The future land use map designates the property as “Industrial Mixed Use” and “220 
North Corridor Designated Growth Area” as provided in the 2045 Comprehensive Plan 
adopted by the Board of Supervisors in July 2025.  
 
Industrial Mixed Use  
 
Industrial Mixed-Use areas in Designated Growth Areas (DGA) are those slated for 
industrial, business, and technology development. A primary example of this 
type of area is Summit View Business Park. These areas are primarily intended for 
more-intense development and residential uses are not appropriate. These areas 
rely heavily on adequate infrastructure-including water and sewer capacity, 
strong telecommunications service, and convenient locations to primary 
transportation routes, such as Route 220. While various areas of industrial 
development have occurred overtime, it is the County's priority to encourage new 
industrial development to Summit View Business Park. 
 
Appropriate Land Use Types: 

• Manufacturing 
• Major utilities 
• Logistics, warehousing and distribution 
• Offices 
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• Heavy commercial 
• Mining and extraction 

 
Character/Development Guidelines: 

• Buffer new development when adjacent to residential uses. 
• Discourage the construction of private roads in new developments. If not 

feasible, new developments should include formal agreements for the 
maintenance for any roads not built, or eligible for inclusion in the state highway 
system. 

 
Chapter 12, Implementation Chapter of the Comprehensive Plan, which includes the 
following objectives and strategies: 
 
Objective 8.2: Continue working towards the complete vision of Summit View Business Park. 
Strategy 8.2.1 - Continue working with industry partners to market and promote Summit View 
Business Park to appropriate clientele. Seek addition partnerships and marketing opportunities, 
when available, to supplement current efforts.  
 
Strategy 8.2.2 - Continue pursuing all available mechanisms to invest in Summit View Business 
Park to ensure the Park offers adequate infrastructure for large employers – such as water, 
wastewater, roads, utilities, etc. 
 
Objective 8.3: Leverage the County’s assets and seek initiatives that create a business-friendly 
environment that is attractive to investors and strengthen the County’s workforce. 
Strategy 8.3.1 - Partner with the necessary entities to make strategic investments in 
essential infrastructure needed to boost the County’s economy.   
 
Comprehensive Plan Summary 

The 2045 Franklin County Comprehensive Plan establishes U.S. Route 220 as the 
County’s primary north-south transportation and economic development corridor and 
identifies it as a Corridor of Statewide Significance. The Plan places Route 220 at the 
center of the Blue Ridge Innovation Corridor, a regional initiative focused on advanced 
manufacturing, industrial development, and large-scale employment centers. 
 
Summit View Business Park is specifically identified in the Comprehensive Plan as a 
strategic, building-ready industrial site comprising approximately 550 acres. The Plan 
anticipates continued industrial and commercial growth within this corridor and 
recognizes that such development requires robust and reliable utility infrastructure. 
 
Chapter 9 of the Comprehensive Plan emphasizes the need to expand and upgrade 
infrastructure in key commercial and industrial areas and encourages coordination with 
utility providers and development partners to support economic growth. Electrical 
transmission facilities and supporting infrastructure are mapped and discussed as 
anticipated components of the County’s long-range utility framework. 
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The Plan further acknowledges increasing regional and statewide energy demand 
associated with industrial growth and advanced manufacturing. Proactive investment in 
electrical infrastructure is identified as essential to maintaining reliability, supporting 
economic competitiveness, and protecting public health, safety, and welfare. 
 
The proposed electrical substation within Summit View Business park is consistent with 
the 2045 Comprehensive Plan’s goals, objectives, and strategies and represents a 
necessary infrastructure investment to support existing and future development along the 
U.S. Route 220 Corridor. 
 
ZONING ORDINANCE: 

Special uses for the REP district are set forth in Section 25-412 of the Zoning Ordinance. 
The requested use is referenced as Utility services, major.   

Sec. 25-638 of the Zoning Ordinance sets forth the County’s authority to issue special use 
permits for certain uses. In order to issue a special use permit, the Board of Supervisors 
must find that such use will not be a substantial detriment to adjacent properties, that the 
character of the zoning district will not be changed thereby, and that such use will be in 
harmony with the uses permitted by-right in the zoning district, and with the public 
health, safety, and general welfare to the community. 
 
Sec. 25-640 of the Zoning Ordinance sets forth the County’s authority to impose 
conditions for the issuance of special use permits.  The ordinance states that the Board of 
Supervisors “may impose upon any such permit such conditions relating to the use for 
which such permit is granted as it may deem necessary in the public interest…”  
Conditions associated with a special use permit must be related to the particular land use 
which required the permit and must be related to some impact generated by or associated 
with such land use. 
 
Sec. 25-641 of the Zoning Ordinance states that a special use permit shall expire eighteen 
(18) months from the date of issuance if “no commencement of use, structure or activity 
has taken place.”  The ordinance states that “commencement” shall consist of “extensive 
obligations or substantial expenditures in relation to the project,” including engineering, 
architectural design, land clearing, and/or construction. 
 
 
 
 
ANALYSIS 
 
In accordance with Section 25-638, the proposed special use permit is evaluated to 
determine if it will be a substantial detriment to adjacent properties, change the character 
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of the zoning district, and be in harmony with the uses permitted by-right in the zoning 
district, and the public health, safety, and general welfare to the community. 
 
The subject property is currently zoned Regional Enterprise Park District, REP. The 
applicant is requesting a special use permit to allow for Utility Services, Major electric 
substation and associated facilities and transmission lines. 

The proposed electrical substation will be designed and located to minimize impacts on 
adjacent property and the surrounding area. The use is not expected to generate 
significant traffic, noise, or other adverse impacts and will operate largely unattended 
once constructed. The proposed use is compatible with the existing zoning district and 
aligns with the purpose and intent of the Franklin County Zoning Ordinance. The 
proposed project supports the public health, safety, and welfare by strengthening 
electrical infrastructure and ensuring dependable service capacity necessary for continued 
growth within the County. 

The Comprehensive Plan states the Route 220 Corridor as Franklin County’s primary 
north-south transportation and economic development corridor. U.S. Route 220 is 
identified as a Corridor of Statewide Significance by VDOT and the Commonwealth 
Transportation Board (CTB) in their long-range transportation plan, VTRans. One of the 
objectives for the Comprehensive Plan is to continue working towards the complete vision of 
Summit View Business Park with a strategy to continue pursuing all available mechanisms to 
invest in Summit View Business Park to ensure the Park offers adequate infrastructure for large 
employers – such as water, wastewater, roads, utilities, etc. 
 
Given the purpose and intent of the special use permit to allow for Utility Services, Major 
electric substation and associated facilities and transmission lines that is supported by 
both the Comprehensive Plan and 220 North Corridor Designated Growth Area, staff 
concludes that the special use permit should be approved and is in harmony with the 
existing uses permitted by right in the zoning district, and with the public health, safety, 
and general welfare to the community.   
 
DEVELOPMENT REVIEW TEAM (DRT) COMMENTS: 
 
AEP: Elijah Meador had no comments or concerns due to the nature of the application.  
 
VDOT: Lisa Lewis provided the following comments: 
 

1. Please provide a traffic study, to include left/right turn lane analysis, for the 
proposed lane use. 

2. Denote the intersection/stopping sight distance for the proposed entrance. 
3. This entrance will ultimately be permitted as a private entrance. If sight distance 

cannot be met, “Trucks Entering Highway” signage will need to be installed 
during construction of the substation/facilities. 
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VDH: Darrin Doss had no comments due to being served by public water and sewer 
(WVWA). 
 
WVWA: Our office has not received any comments or concerns from Aaron Shearer, 
WVWA 
 
STORMWATER / E&S: Bill Raney, Development Review Manager stated that along 
with the Site Plan, Erosion and Sediment Control and Storm Water Management shall be 
included on the engineered plan for review. 
 
BUILDING: John Broughton, Building Official, stated the applicant and/or owner will 
be required to obtain all necessary building permits for the proposed substation facility. 
 
FIRE & EMS: Our office has not received any comments or concerns from Andy 
Pendleton, Fire Marshal. 
 
GIS: Eric Schmidt, GIS Manager stated the applicant and/or owner must contact the GIS 
Department for addresses for the site.
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SUGGESTED MOTIONS: 
 
The following suggested motions are sample motions that may be used. They include 
language found in Section 15.2-2283, Purpose of zoning ordinances of the Code of 
Virginia of 1950, as amended. 
 
(APPROVE) I find that such use will not be of substantial detriment to adjacent 
property, that the character of the zoning district will not be changed thereby, and that 
such use will be in harmony with the purpose and intent of the County Code with the uses 
permitted by right in the zoning district, and with the public health, safety, and general 
welfare to the community. Therefore, I move to recommend approval of the applicant’s 
request for a Special Use Permit to allow for Utility Services, Major electric substation 
and associated facilities and transmission lines in accordance with Section 25-412 of the 
Zoning Ordinance, with the six (6) conditions as recommended in the staff report. 
 

OR 
 
(DENY) I find that such use will be of substantial detriment to adjacent property, that the 
character of the zoning district will be changed thereby, and that such use will not be in 
harmony with the purpose and intent of the County Code with the uses permitted by right 
in the zoning district, and with the public health, safety, and general welfare to the 
community. Therefore, I move to recommend denying the request for the Special Use 
Permit to allow for Utility Services, Major electric substation and associated facilities and 
transmission lines. 
 

OR 
 
(DELAY ACTION) I find that the required information for the submitted petition is 
incomplete. Therefore, I move to delay action until all necessary materials are submitted 
to the Planning Commission. 
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The data layers provided herein were compiled from various sources
within a geographic information system (GIS) for the primary use of
Franklin County. The data provided herein are believed to be accurate
but are provided for reference purposes only. These GIS data are in no
way meant as a replacement for a legal survey, legal description, or
standard due diligence. No guarantee, expressed or implied, is made
regarding their accuracy, currency, adequacy, usefulness, or reliability.
These data are provided “as is” and neither Franklin County nor its
employees shall be held responsible for their inappropriate use.
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