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MEETING AGENDA 
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1. Call to Order -- Chairman Steinmetz 
 

2. Approval of Agenda 
 

3. Approval of Minutes 
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4. Public Hearings 

 

  

Friant Enterprises #1, LLC; Friant Enterprises #2, LLC; Friant Enterprises #3, LLC 
(Friant Enterprises #1, LLC; Friant Enterprises #2, LLC; Friant Enterprises #3, LLC 
(Owners) (John Regan, Christopher Companies, Agent) are requesting a rezoning of 
an approximately 42.26 acres of an approximately 97.8 acre property identified as 14-
A-80 from OSR Open Space Residential; DR-1 Detached Residential-1; DR-2 Detached 
Residential-2; and BP Business Park to DR-4 Detached Residential-4 subject to the 
conditions proffered by the applicant. RZ01-25 
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Text amendments to the Subdivision Ordinance Articles I, II, III, IV, V, VI, VII, VIII, IX, 
and X, and related amendments to the Zoning Ordinance Articles I, II, III, IV, V, to 
comply with changes to the Code of Virginia that removes Planning Commission and 
Governing Body approval authority for the administrative review process for plats 
and plans and assigns such authority to designated agent; and administrative 
amendments to otherwise update the Subdivision Ordinance. 

126 
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8. Other 
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BERRYVILLE PLANNING COMMISSION     

Berryville-Clarke County Government Center 
Regular Meeting Minutes

April 28, 2026
  

A meeting of the Berryville Planning Commission was held on Tuesday, April 28, 2026 at 7:00 p.m. at 
the Berryville-Clarke County Government Center in Berryville.    

Attendance:  Members of the Planning Commission present: Michael Bell, William Gilpin, Patrick 
Irish, Dana Libby, Gwen Malone, Tim Sinclair and William Steinmetz

Absent: Tom Parker

Staff present: Terry Russell, Community Development Director

Press present: None

1. Call to Order – Chair Steinmetz
Chairman Steinmetz called the meeting to order at 7:00 p.m.

2. Approval of Agenda
Ms. Malone made the motion to approve the agenda as presented, seconded by Mr. Bell. The 
motion passed by voice vote.

3. Approval of Meeting Minutes – March 24, 2026
Mr. Libby noted a change on page three “care” should be “carry”.  Mr. Sinclair made the 
motion to approved the minutes as amended, seconded by Mr. Gilpin.  The motion passed by 
voice vote.

4. Public Hearings

Beach Carpenter Properties LLC, Jon K. Erickson, agent, is requesting a Special Use 
Permit in order to allow vehicle sales (Section 609.3(k) of the Town of Berryville 
Zoning Ordinance) on the property located at 29 Cattleman’s Lane, identified as Tax 
Map Parcel number 14A3-((A))-17A, zoned L-1 Industrial. SUP 02-26

Belfort Furniture, Inc., is requesting a Special Use Permit in order to allow a retail 
sales (Section 609.3(h) of the Town of Berryville Zoning Ordinance) on the property 
located at 351 Station Road, identified as Tax Map Parcel number 14A5-((7))-1, 14A5-
((7))-2, and 14A5-((A))-56 zoned L-1 Industrial. SUP 01-26
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A text amendment to ARTICLE V – ADMINISTRATION AND ENFORCEMENT SECTION 
509 -AMENDMENTS WITH PROFFERED CONDITIONS of the Berryville Zoning 
Ordinance to correct the reference to the Code of Virginia to Title 15.2-2298.

Community Development Director Terry Russell presented the Special Use Permit 
request for 29 Cattleman’s Lane.  Mr. Jon Erickson was available on behalf of the 
applicant.  He answered questions for the Commission.

Mr. Russell presented the Special Use Permit request for 351 Station Road, Belfort 
Furniture.  Mr. Matt Huber, the applicant, answered questions for the Commission.

Mr. Russell presented the Zoning Text Amendment.

Chairman Steinmetz opened the public hearing.

Mr. Omar Aburish spoke in favor of the Special Use Permit request for 29 Cattleman’s 
Lane.

There being no additional speakers the Chairman asked for a motion to close the 
public hearing.  

Mr. Libby made the motion to close the public hearing, seconded by Ms. Malone.  The 
motion passed by voice vote.

Discussion of the public hearings:

Mr. Sinclair made the motion that the Planning Commission recommend that the 
Town Council approve the Special Use Permit to allow vehicle sales for 29 Cattleman’s 
Lane with the condition that the entrance corner be clearly delineated.  Mr. Gilpin 
seconded the motion.  The motion carried by voice vote.

Mr. Gilpin made the motion that the Planning Commission recommend that the Town 
Council approve the Special Use Permit to allow retail sales for 351 Station Road, 
Belfort Furniture with hours of operation 8:00 am to 8:00 pm.  Mr. Bell seconded the 
motion.  The motion carried by voice vote.

Ms. Malone made the motion that the Planning Commission recommend that the 
Town Council approve the Zoning Text Amendment as presented, seconded by Mr. 
Bell.     The motion passed by voice vote.
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5. Citizens’ Forum

There were no speakers.

6. Planning Update

Mr. Russell stated that construction of the Mosby Boulevard and East Fairfax sidewalks will 
begin as soon as the construction company can mobilize one of their crews.  They have until 
June 2026 to substantially complete the projects.

Set Public Hearing

Text amendments to the Subdivision Ordinance and the Zoning Ordinance of the Town of 
Berryville to update these Ordinances to comply with changes made to the Code of Virginia 
Title 15.2 in the 2025 Legislative Session.

Ms. Malone made the motion that the Planning Commission set a public hearing for the 
proposed Subdivision Ordinance and Zoning Ordinance text amendments for the Planning 
Commission meeting to be held on May 26, 2026, seconded by Mr. Sinclair.  The motion 
passed by voice vote.

7. Other 
There was no other business.

8. Adjourn 
Ms. Bell made the motion to adjourn the meeting, seconded by Ms. Malone. The meeting was 
adjourned at 8:06 p.m.

___________________________________        _______________________________________
William Steinmetz, Chair          Terry Russell, Secretary
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Planning Commission Agenda Item Report Summary
May 26, 2026

Item Title
Rezoning

Prepared By
Terry Russell

Friant Enterprises #1, LLC; Friant Enterprises #2, LLC; Friant Enterprises #3, LLC 
(Owners) John Regan, Christopher Companies, (Agent) are requesting a rezoning of 
approximately 42.26 acres of an approximately 97.8 acre property identified as 14-A-
80  from OSR Open Space Residential; DR-1 Detached Residential-1; DR-2 Detached 
Residential-2; and BP Business Park to DR-4 Detached Residential-4 subject to the 
conditions proffered by the applicant. RZ 01-25

General information

Christopher Companies submitted a rezoning request to the Town of Berryville on September 
25, 2025 for the lot referred to as “the Friant property”.  Although the lot has a total area of 
approximately 100 acres, parts of which are zoned DR-1 Detached Residential-1 (one dwelling 
unit per acre) , DR-2 Detached Residential-2 (two dwelling units per acre), BP Business Park and 
OSR Open Space Residential (one dwelling unit per 10 acres), the applicant is proposing that 
approximately 42 acres be rezoned to DR-4 Detached Residential-4 (four dwelling units per 
acre). This density increase would allow for the construction of additional single-family homes. 

The area proposed to be rezoned is in the southwestern portion of the lot.  A large open space 
area (OSR) is located to the north and the Bel Voi estate (OSR) is located to the east of the area 
to be rezoned.  Christopher Companies is proposing to develop 24 units on the 24 acres located 
east of the Bel Voi estate.  No rezoning is requested for this area.  

This property is located within Annexation Area B as identified in the Berryville Area Plan (BAP), 
a component plan of the Town and County’s comprehensive plans. Sub-areas were identified 
on all parcels within Annexation Area B, with specific comment regarding transportation, 
historic resources, and environmental suitability. 

Property Information 
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The parcels included in this request are within Annexation Area B sub-areas 13, 14, and 15. 
Please note: sub-areas 16 and 17 are not part of this rezoning request and are under separate 
ownership.  The following is from the Berryville Area Plan.

- Sub-area 13 – Buckmarsh Run Conservation Area (32.4 acres)
Land use: environmental conservation 
Current zoning applied: OSR Open Space Residential
Sub-area 13 is adjacent to the Norfolk-Southern railroad tracks and is an 
environmentally sensitive area due to Buckmarsh Run and flood-prone characteristics.

- Sub-area 14 – Northeast Residential Transition Area (7.2 acres)
Land use: Medium - low density residential
Current zoning applied: BP Business Park
The land use originally applied to this sub-area was light industrial based on its location 
to the railroad tracks and existing businesses on Cattleman’s Lane. The 2015 update 
modified the land use from industrial to medium-low residential due to concerns about 
the lack of access as an industrial site and the nature of the adjacent residential land 
uses.

- Sub-area 15 – Northeastern Residential Growth Area (63.1 acres)
Land use: low density residential
Current zoning applied: DR-1 Detached Residential - 1, DR-2 Detached Residential - 2, 
OSR Open Space Residential
This sub-area surrounds the Bel Voi manor house (sub-area 16) which is under separate 
ownership. The BAP references sensitivity to land use proposals due to the nature of the 
historic residence. The primary access to the proposed development area is identified 
through the Audley property (sub-area 17). 

Descriptions in the BAP note the potential for a master planned-development on sub-areas 13, 
14, and 15 that would contain the following elements: 

· Transportation connectivity to adjacent sub-areas;
· Cluster design that would reduce infrastructure costs (e.g., roads, utilities) and 

adverse environmental impacts;
· Walkability elements;
· View shed protection;
· Master planning for public utilities and stormwater infrastructure; and
· Cash proffers to mitigate the impact of new development on Town and County 

capital needs. 

Proffers

To address impacts of the rezoning, the applicant has offered Proffers. (Please see attached for 
full text of proffers). 
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A proffer is a condition offered by the owners of property subject to a rezoning which may be 
accepted by the locality’s governing body in conjunction with its approval of the rezoning. 
Rezonings with proffers are considered conditional zoning per the Code of Virginia as follows:

It is the purpose of §§ 15.2-2296 through 15.2-2300 (attached) to provide a more 
flexible and adaptable zoning method to cope with situations found in such zones 
through conditional zoning, whereby a zoning reclassification may be allowed subject to 
certain conditions proffered by the zoning applicant for the protection of the 
community that are not generally applicable to land similarly zoned.

Proffers are permitted under Section 509 of the Town of Berryville Zoning Ordinance, providing 
that: 

(a) The conditions are voluntarily submitted by the applicant;
(b) Proposed proffered conditions are in writing and signed by all of the legal and 
equitable owners of the property which is the subject of the proposed amendment;
(c) The proposed conditions are in accordance with the Comprehensive Plan;
(d) The proposed conditions bear a reasonable relation to the rezoning;
(e) The proposed conditions are received by the Planning Commission and/or the Town 
Council prior to commencement of the public hearing of the Planning Commission 
and/or the Town Council at which the proposed rezoning amendment is to be 
considered; and
(f) The proposed conditions are in full accordance with the Code of Virginia.

Clarke County Planning Department comments with Town Responses

The Clarke County Planning Director sent two memos to the Town commenting on the subject 
rezoning application. Below is a summary of comments with responses.

Clark County Planning Director’s comment:

“While provision of an emergency access connection [Black Twig Street] helps to 
address public safety concerns, the absence of an uninterrupted public street 
connection to the proposed new street to be constructed to the east through Sub-Area 
17 makes the proposed development plan noncompliant with this master plan element.  
My previous concern about construction traffic having to use the existing street network 
for construction of the 110 lot portion of the project also remains.”

Berryville Community Development Director’s response:

The applicant has agreed to establish Black Twig as a street, rather than just an 
emergency entrance. This resolves the Clarke County Planning Director’s concern.  
Construction traffic concerns would exist for any development of the site, and thus are 
not a rezoning-related issue, though the applicant has been requested to pursue 
alternative access points for construction traffic. 

Page 8 of 227

http://law.lis.virginia.gov/vacode/15.2-2296/
http://law.lis.virginia.gov/vacode/15.2-2300/


4

Clark County Planning Director’s Comment:

“As noted in my previous memo, Town Staff will have to determine whether the 
proposed lot layout meets the Town’s cluster subdivision requirements.”

Berryville Community Developer’s response:

The proposed development plan lot layout meets the Town’s cluster subdivision 
requirements, resolving the Clarke County Planning Director’s concern. Cluster 
Subdivision requirements are provided in Article II, Section F, of the Subdivision 
Ordinance.

Clark County Planning Director’s Comment:

“The applicant has included proffers for the development of a “public trail system” and 
sidewalks.  Language should be added to clarify who will be responsible for ownership 
and maintenance of the public trail system.”

Berryville Community Development Director’s response:

This comment has been addressed.  The developer has included the referenced 
walkability components as part of the official proffers (see attached).  Ownership and 
maintenance has been identified as the HOA.

Clark County Planning Director’s Comment:

“The primary area for viewshed protection is along the shared boundary with the Bel 
Voi Property to the east, a property containing a house and grounds of historic and 
cultural significance. This property is designated as Sub-Area 16 (Bel Voi Preservation 
Area) and specifically states that adjoining development “shall provide appropriate 
mitigation measures (e.g., buffers, architectural features) to further protect the historic 
home.” Lots along public streets C and D will be in close proximity to the shared 
boundary with Bel Voi and the current plan shows a +/- 49-foot buffer to be provided.  
Neither this buffer nor plans to provide screening landscaping are currently proffered.”

Berryville Community Development Director’s response:

The developer has included the buffer and landscaping as a proffer (see attached), 
resolving this concern. 
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Clark County Planning Director’s Comment:

“The applicant has provided proffers pertaining to public water, public sewer, and 
stormwater management.  I will defer to Town Staff on whether the applicant has 
complied with this element.”

Berryville Community Development Director’s response:

The Town’s engineer has reviewed the elements of the proposed development 
regarding these systems. The proposed development, including the rezoning, satisfies 
Town requirements and meets established best management practices for public water, 
public sewer, and stormwater management.

Clark County Planning Director’s Comment:

“The applicant has provided cash proffers to address the development’s impacts on the 
school system and public park facilities… I will defer to the Town Staff as to whether the 
amount of cash proffers and methodology for calculating them is consistent with the 
BAP and Town policies.”

Berryville Community Development Director’s response:

The applicant consulted the Clarke County Schools and calculated the proffer based on 
the formula provided by the school system.  Likewise the cash proffer for Town parks 
has been calculated accurately.   

Clark County Planning Director’s Comment:

“Regarding Proffer #12, the applicant proffers to place open space within existing OSR 
zoning to be “provided with a Conservation Easement to be established with the 
subdivision record Plat.”  This language is vague as to the nature of the conservation 
easement to be provided specifically as to the term of the easement and the easement 
holder…If the land is intended to be a permanent conservation easement, the proffer 
should include language that it will be placed into easement with a duly-authorized 
easement holder.”

Berryville Community Development Director’s response:

The Town’s position is that the Master Plan for the subject lot, which includes property 
to be rezoned as well as property to remain in its existing zoning, can be protected from 
future change by covenants and HOA regulations that provide for maintenance and 
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preservation needs without placing the OSR zoned portion of the lot in a conservation 
easement.  This addresses any conservation easement-specific concerns.

Clark County Planning Director’s Comment:

“The applicant’s agent, David McElhaney, provided a memo dated February 19, 2026 
which offers a different interpretation of BAP Table 12.  Based on his analysis, the 
applicable sub-areas should be able to yield more dwelling units than those noted in 
Table 12 and therefore not require the use of unused dwelling units or compliance with 
the BAP’s master plan recommendations.

It is important to note that Table 12 is an integral and important part of the BAP.  In 
order to consider any numbers that are different from those in Table 12, the BAP would 
have to be amended to reflect those numbers.  This amendment process requires 
review and recommendation by the Berryville Area Development Authority (BADA), 
review and approval by Town Council and Board of Supervisors, and public hearing 
before all three bodies.  It should also be noted that “piecemeal” amendments to 
address specific issues or to accommodate a development project are strongly 
discouraged in the BAP (see page IV-1).”

Berryville Community Development Director’s response:

In his memorandum dated February 19, 2026 (attached), David T. McElhaney, PE, noted 
that the applicant prepared a detailed topographic and boundary survey.  According to 
BAP, Sub-area 15 has one-third of its area as slopes greater than 15 percent with a 
portion exceeding 25 percent.  The applicant conducted a slope analysis and found that 
only about 2.1acres of slope between 15 and 25 percent and .28 acres of slopes over 25 
percent.  His analysis proves that development yield based on the slopes criteria would 
yield 138 units rather than 112 units in Table 12 of the BAP.  The applicant is proposing 
only 134 units.

Clarke County Planning Director’s Comment:

(11/10/2025) “The application in its current form does not conform to the BAP and 
should be denied. It does not meet the master plan development criteria set forth in the 
BAP to warrant rezoning to DR-4 and designation of 25 additional units. In the event 
that the developer modifies the application to conform to the master plan development 
criteria, conditional zoning should be used so that recommended improvements and 
other elements may be provided as proffered conditions”. 
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(3/19/2026) “While the applicant has made progress in providing proffered conditions 
and changes to the development plan, the application does not conform to the BAP’s 
recommendations. For the reasons stated above [and summarized in this report], it does 
not meet the master plan development criteria set forth in the BAP to warrant rezoning 
to DR-4 and designation of 25 additional units.”

Berryville Community Development Director’s response:

The criteria listed in the BAP and reiterated by Clarke County’s Planning Director in the 
two memos, discussed above, have all been addressed by the applicant developer. The 
developer has included all elements requested, reflecting them on the plans and in the 
proffers. Furthermore the applicant’s analysis of slopes on the property proves that the 
criteria used to determine the number of units listed in Table 12 of the BAP was 
erroneous.  The applicant’s slope analysis demonstrates that Table 12 should have 
permitted 138 units rather than 112 units.  The applicant is proposing 134 units, 
therefore they are not requesting that any additional units be approved from the bank 
of units not developed in other Sub-areas.

Schedule

The Planning Commission held a Work Session with the applicant on December 18, 2025.  At its 
meeting on February 24, 2026 the Planning Commission set the public hearing for March 24, 
2026.  The Planning Commission held a pubic hearing on March 24, 2026.  The applicant 
requested a deferral to the Planning Commission meeting to be held on May 26, 2026.

Other Considerations

Application documents are available to view at the Town of Berryville Business Office and are 
posted online at the Town’s website https://www.berryvilleva.gov/2300/On-line-Documents.

Sample Motion

I move that the Planning Commission of the Town of Berryville recommend that the Town 
Council of Berryville, Virginia approve the rezoning, subject to the conditions proffered by the 
applicant.

OR

I move that the Planning Commission of the Town of Berryville recommend that the Town 
Council of Berryville, Virginia deny the rezoning request.
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Attachments:

1. Vicinity map
2. Map 4 - Berryville Area Plan Land Uses (2015)
3. Sub-area descriptions from the Berryville Area Plan (2015)
4. Future Land Use Table from the Berryville Area Plan (2015)
5. Section 604 Detached Residential-4 (DR-4) of the Berryville Zoning Ordinance
6. Public Notice
7. Correspondence
8. Rezoning Application
9. Master Development and Rezoning Plan
10. Battletown Run Design Guidelines
11. Battletown Run Proffers
12. Black Twig Street Study
13. Battletown Run Sewer Memo
14. Battletown Run Density Memo
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MAP 4 Berryville Area Plan Land Uses (2015) 
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2015 Berryville Area Plan 

Adopted by 
Berryville Town Council on May 10, 2016 

Adopted by 
Clarke County Board of Supervisors 

on May 17, 2016 
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SUB-AREA 13 

Name: BUCKMARSH RUN CONSERVATION AREA 
Acreage: 32.4 acres 
Land Use Designation: Environmental Conservation 
Annexed: No 

Sub-Area 13, containing approximately 32 acres, is bounded on the northwest by the railroad and 
on the northeast by Route 7 Bypass. Most of the southern boundary follows the floodplain of 
Buckmarsh Run, common with Sub-Areas I0, 11, and 12. The entire Sub-Area is located outside 
of Town limits and is currently undeveloped. 

Given the marshy, flood-prone characteristics of the area, it is classified as an environmentally 
sensitive area and is currently zoned Open Space Residential (OSR). The Open Space Residential 

District allows for by-right development of single-family dwellings on lots no smaller than ten 
(10) acres in size. 

Similar to Sub-Area 12A and Sub-Area 12B, this Sub-Area is seasonally wet and has poorly 
drained bottom land character. The environmental make-up of the sub-area renders it unsuitable 
for urban land uses, and as such, the land should be viewed as having the lowest comparative 
development potentials in the Berryville Area. No urban land uses should be permitted for this 
land unit Coordination of stormwater management plans with those of other Sub-Areas is critical 
to preserving the natural integrity of this Sub-Area; every step should be taken so that each Sub­
Area detains its nm-off on site. Alteration of the Buckmarsh Run stream channel is discouraged. 

The southern boundary of this Sub-Area was developed using topographic maps and may include 
limited areas that are not considered critical environmental areas (e.g., floodplain or flood-prone). 
In the event that developable land is located along the southern boundary of this Sub-Area through 
site engineering and analysis, these areas may be considered developable as part of the adjacent 
Sub-Area. 

SUB-AREA 14 
Name: NORTHEAST RESIDENTIAL TRANSITION AREA 
Acreage: 7.2 acres 
Land Use Designation: Medium-Low Density Residential 
Annexed: No 

Sub-Area 14, containing approximately 7.2 acres, is located just to the southeast of the railroad 
right-of-way that also corresponds to the current boundary of the Town of Berryville. The Sub­
Area is bordered on the south and east by existing development that includes an established 
neighborhood of single-family detached homes. The Sub-Area is bonded on the east by a well­
defined natural swale, which drains into the lowlands of Sub-Area 13. The entire Sub-Area is 
currently located outside of Town limits. 

The Sub-Area is undeveloped and the physiography of the site with limited transportation access 
is not conducive to intensive land uses, particularly industrial uses. Mixed hardwood vegetation is 

2015 Berryville Area Plan 11-24 
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scattered throughout the planning unit, affording opportunities for visual buffers for the residential 
area to the south. Future land uses should be clustered so as to preserve the site's natural drainage 
way. 

Transportation planning for Sub-Area 14 shall provide for connections through the existing 
Battletown Subdivision as well as potential linkages into Sub-Area I5. Transportation planning 
should also consider the potential for any developer-funded local collector road options that could 
be identified to provide direct connectivity from this Sub-Area to East Main Street. 

The Sub-Area is currently zoned Business Park (BP) and is adjacent to the Norfolk Southern 
Railroad. Modifying this land use and its zoning should be considered due to its lack of vehicular 
access. .Access is currently from Cattleman's Lane which is owned by Norfolk Southern Railroad. 
This road is substandard in width and is not publicly maintained making it unsuitable for business 
access absent substantial investment in a new industrial collector road. 

This Sub-Area, previously designated as Sub-Area 14A, was originally recommended for light 
industrial uses due to its proximity to the Norfolk-Southern Railroad. In conjunction with the 
2015 Plan update, this Sub-Area is now recommended for development of medium-low density 
residential as a transition area between the railroad and the adjoining low-density residential uses 
recommended for Sub-Area 15. Given the challenges of developing safe and effective 
ingress/egress for industrial traffic, this Sub-Area would be better served by lower-capacity 
residential streets constructed as part of a phased development plan that could occur in the future 
in Sub-Area 15. 

Zoning requirements should encourage that residential development be planned in clusters. 
Cluster design for the residential neighborhood would provide the opportunity to reserve sensitive 
environmental areas and natural drainage ways, which would in turn, provide for more efficient 
use of the land. Clustering would also be an important tool by which land disturbance and grading 
activities could be confined. 

It should be noted that the majority of the land contained in the Sub-Areas 13, 14, and 15 are in 
common ownership as of the 2015 Berryville Area Plan update. This presents the potential 
opportunity of facilitating a master plan development for these Sub-Areas including, but not 
limited to, the following elements: 

■ Transportation connectivity and improvements (see discussion under Sub-Areas 15 and 17). 
• Cluster design to reduce infrastructure costs and adverse environmental impacts. 
• Walkability elements including sidewalks and walking trails. 
• View shed protection. 
■ Master planning for public water, public sewer, and stormwater infrastructure. 
• Cash proffers or other developer-funded improvements to mitigate the impact of new 

development on Town and County capital needs. 

If supported by a master plan of development that effectively addresses these and other elements, 
Sub-Area 14 supports medium-low density residential development at a density of 4 units per acre. 
The maximum potential yield for this Sub-Area is 28 units. The original Berryville Area Plan 
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identified Future Land Uses in Table V-1 and included planned yields for respective commercial 
and residential development. Of the residential development that has occurred in Annexation Area 
B through 2015, 195 residential units of the planned yield had not been constructed. Additional 
density that would allow for a portion of these units to be included in this Sub-Area wonld come 
from these unused residential units. 

SUB-AREA 15 
Name: NORTHEASTERN RESIDENTIAL GROWTH AREA 
Acreage: 63.1 acres 
Land Use Designation: Low Density Residential 
Annexed: No 

Sub-Area 15, containing approximately 63 acres, surrounds the large historic house, Bel Voi, and 
is bounded on its outer limits by the Route 7 Bypass and the lowlands of Sub-Area 13 to the north, 
a well-defined drainage way to the west and the Battletown Subdivision to the south. The land is 
currently zoned Detached Residential-1 (DR-1). The entire Sub-Area is located outside of Town 
limits. The boundaries of this Sub-Area were revised with the 2015 Plan update to incorporate 
previous Sub-Area 14B, which was recommended for medium-low density residential uses. The 
revised Sub-Area 15 is now recommended for low-density residential uses consistent with the DR-
1 zoning. 

Approximately one-third of the area bas slopes greater than fifteen percent, with a portion of the 
slopes exceeding twenty-five percent. The Sub-Area has minor, scattered tree cover and several 
defined drainage swales which must be addressed from both a site planing and storm.water 
management standpoint. 

The land is highly visible from the Route 7 Bypass. In this regard, future development must be 
carefully sited Further, land use proposals should respect the location and scale of the existing 
historic residence on adjoining Sub-Area 16. 

Transportation planning for the Sub-Area should emphasize sensitively located linkages to and 
through Battletown Subdivision and the other Sub-Areas that make up this quadrant. However, 
given the low capacity nature of Battletown's residential streets, additional access options to Sub­
Area 15 should be explored. A primary access to serve the entire Sub-Area shall be developed 
through Sub-Area 17 providing an uninterrupted, direct connection to Route 7 Business. Access 
to Route 7 Bypass is restricted. The internal street system within Sub-Area 15 should be aligned 
to provide secondary connections to Sub-Areas 14 and 17 and Battletown Subdivision in the town 
to the sou.th but only after the aforementioned primary access is accepted for public use. 

This Sub-Area, with substantial contiguous frontage to Route 7 Bypass, is designated for Low 
Density Residential uses. Based on preliminary planning analysis, the Sub-Area has an estimated 
land holding capacity for approximately 81 residential units. The clustering of housing should be 
a design objective for this Sub-Area. 
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As previously noted, the majority of Sub-Areas 13, 14, and 15 are in common ownership as of the 
2015 Berryville Area Plan update. This presents the potential opportunity of facilitating a master 

plan development for these Sub-Areas including, but not limited to, the following elements: 

• Transportation connectivity and improvements (see discussion under Sub-Area 15 and 17). 
• Cluster design to reduce infrastructure costs and adverse environmental impacts. 
• Walkability elements including sidewalks and walking trails. 
• Viewshed protection, 
• Master planning for public water, public sewer, and stormwater infrastructure. 
• Cash proffers or other developer-funded improvements to mitigate the impact of new 

development on Town and County capital needs. 

If supported by a master plan of development that effectively addresses these and other elements, 
Sub-Area 15 could support medium-low density residential development at a density of 4 units per 
acre. The original Berryville Area Plan identified Future Land Uses in Table V-1 and included 
planned yields for respective commercial and residential development. Of the residential 
development that has occurred in Annexation Area B through 2015, 195 residential units of the 
planned yield have not been constructed. Additional density that would allow for a portion of 
these units to be included in this Sub-Area should be considered. 

Transportation access to Sub-Area 15 is a challenging element due to the fact that the historic Bel 
Voi house is located on an 11.47 acre parcel that overlaps Sub-Areas 15 and 16 and extends 
northward to Buckmarsh Run and the planning boundary with Sub-Area 13. Connectivity 
between the west and east sides of Sub-Area 15 can only be achieved with future cooperation with 
the owner of the Bel Voi parcel. Absent this participation, the challenge will be to develop 
separate access plans that do not adversely impact existing transportation networks. 

SUB-AREA 16 
Name: BEL VOi PRESERVATION AREA 
Acreage: 8.9 acres 
Land Use Designation: Historical/Cultural Preservation 
Annexed: No 

Sub-Area 16, containing approximately 9 acres, partially encompasses the property immediately 
surrounding the existing historic residence, Bel Voi, contiguous to Battletown Subdivision. The 
land is zoned Open Space Residential (OSR). The planning unit is surrounded on the west, north 
and east by Sub-Area 15 and on the south by the existing residential subdivision. The Sub-Area 
has not been annexed by the Town. 

The Sub-Area is designated for planning purposes as historical and cultural preservation, 
recognizing the existing home and grounds, known as Bel Voi, for both its cultural and historical 
significance within the Berryville community (survey #21-142). The County's historic resources 
survey states that the north wing of the house was built circa 1825, with additions made in 1953 

and 1971. In addition to the brick vernacular residence, a brick smoke house, and a 4-bay brick 
slave's quarters (renovated as a guest house) are also on the property. The geographical limits of 
the Sub-Area are so defined as to create sufficient setbacks and buffer opportunities from any 
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:future development on the contiguous undeveloped property. Given its high visibility and unique 
architectural features, Bel Voi should be preserved and considered as a focal point around which 
any future land uses should be carefully sited. 

It should be noted that the historic Bel Voi home lies on an 11.47 acre parcel that is mostly within 
Sub-Area 16 but also partially extends into Sub-Area 15 to BuckmarshRun adjacent to the 
environmentally-sensitive Sub-Area 13. The boundaries of Sub-Area 15 were originally drawn 
not to capture the physical boundaries of this parcel, but to account for existing topography and 
viewsheds surrounding the historic home. As noted in the description for Sub-Area 15, the 
boundaries of the Bel Voi parcel present some challenges to the future master planning of 
development on adjacent Sub-Areas. Regardless of the participation of the owner of Bel Voi in a 
future development project, it is recommended that the boundaries and recommended development 
density of Sub Area 16 be retained and any adjoining development project shall provide 
appropriate mitigation measures (e.g., buffers, architectural features) to further protect the historic 
home. 

SUB-AREA 17 
Name: EASTERN GATEWAY 
Acreage: 15.1 acres 
Land Use Designation: Low Density Residential 
Annexed: No 

A residual portion of Audiey Farm when the Route 7 Bypass was constructed, Sub-Area 17, 
containing approximately 16.0 acres, is located immediately west of the Route 7 Bypass/Route 7 
Business intersection, at the easterly entrance into the Berryville Area. This land has its northern 
border defined by the Route 7 Bypass, southern and eastern borders defined by Route 7 Business, 
and Sub-Area 15 and Battletown Subdivision in the Town establishing its western limits. This 
Sub-Area is zoned Detached Residential-1 (DR-1) and has not been annexed by the Town. 

The land is highly visible from the Route 7 Bypass/Business intersection and is considered the 
eastern entrance to the Town of Berryville. Future development should be designed with frontage 
roads, significant landscape buffers, or other devices to present the most attractive face of a 
development toward this important entry corridor. 

Transportation planning for Sub-Area 17 should be analyzed for appropriate access. The priority 
in planning for the transportation element in this area (including Sub-Areas 13, 14, 15, 16, and 17) 
should be to explore an access point to Route 7 Business for a future local collector road system, 
in addition to the public rights-of-way through Battletown subdivision. This local collector road 
would serve as the primary means of ingress/egress for future development in the aforementioned 
Sub-Areas. The priority should be to develop a new access to Route 7 Business before accessing 
existing stub streets in the Battletown subdivision. 

As previously noted, the majority of Sub-Areas 13, 14, and 15, are in common ownership as of the 
2015 Berryville Area Plan update. This presents the potential opportunity of facilitating a master 
plan development for these Sub-Areas with the owner of Sub-Area 17 including, but not limited 
to, the following elements: 
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• Transportation comectivity and improvements (see discussion under Sub-Areas 15 and 17). 
• Cluster design to reduce infrastructure costs and adverse environmental impacts. 
• Walkability elements including sidewalks and walking trails. 
■ Viewshed protection. 
• Master planning for public water, public sewer, and stormwater infrastructure. 
• Cash proffers or other developer-funded improvements to mitigate the impact of new 

development on Town and County capital needs. 

If supported by a master plan of development that effectively addresses these and other elements, 
Sub-Area 17 could support medium-low density residential development at a. density of 4 units per 
acre. 

SUB-AREA 18 
Name: BERRYVILLE GLEN 
Acreage: 75.1 acres 
Land Use Designation: Low Density Residential 
Annexed: Yes 

Sub-Area 18, containing approximately 75 acres, is situated on the southern side of Town and 
comprises the southeast limits of Annexation Area B. This Sub-Area is bounded on the northeast 
and southeast by Springsbury Road and on the southwest by the boundary of Annexation Area B. 
The remaining border generally follows the ridge of a drainage divide that embraces the entire 
northwest edge of the Sub-Area. The Sub-Area is adjacent to a historic property zoned Open 
Space Residential and a 12.57-acre parcel zoned Business Park BP. The zoning is Detached 
Residential-1 (DR-1). At the time of this Plan update, the Sub-Area, known as Berryville Glen, 
had been subdivided into 71 single-family lots and new homes are currently under construction. 
This Sub-Area has been annexed by the Town. 

The· land is generally well drained overland and does not pose significant runoff problems. This 
Sub-Area is designated for Low Density Residential uses. This is most easily supported by the 
property's proximity to agricultural zoning and land uses on three sides. Development of this 
Sub-Area for comparatively denser residential uses is justified by its proximity to existing 
development in the town and to public services, especially water. Land use proposals should 
incorporate the development of appropriate neighborhood open spaces and a landscaped, passive 
park internal to the development. Landscaping, setbacks, and home siting should be sensitive to 
the historical/cultural preservation uses programmed for Sub-Area 19B. 

This Sub-Area was originally programmed for 116 single-family residential units. The overall 
development plan forBerryville Glen utilizes the entire Sub-Area for the development of the 
approved 71 lots, leaving 45 unused residential units from the original planned yield. Absent a 
future redevelopment plan of Berryville Glen, it would be appropriate to consider moving these 
unused residential units to another Sub-Area in order to maximize development potential. 
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Sub 
Area 

l 

2 

3°-

l 4 

5 

6 

6A 

7 

8 
9 

10 
11 

12A 
12B 
13 

14 

15 
16 
17 

19A 

19B 

20 

21 

TABLE 12 - FUTURE LAND USE TABLE AND PROJECTED DEVELOPMENT YIELDS 

Title Planned Land Use 

Western Gateway Institutional { 

fairgrounds Institutional } 

CCHS/Battlefield Estates South Low-Density Res. 
Battlefield Estates North Low-Density Res. 

Battlefield Estates East 
Med-Low Density 

Res. 
Battlefield Estates Business Business/Office 

Mosby Flexible Residential Area Med-Density OPR 

Northern Gateway/Mosby Highway Highway-Visitor 
Commercial Comm. 

Green Hill Cemetery (REMOVED) n/a 
Northern Residential Growth Area Low-Density Res. 

First Street Residential Arca Low-Density Res. 
Soldier's Rest Preservation Area Limited Residential 
First Street Conservation Area Limited Residential 

First Street Light Industrial Area Light Industrial 
Buckmarsh Run Conservation Arca Limited Residential 

Northeast Residential Transition Area 
Med-Low Density 

Res. 
Northeastern Residential Growth Area Low-Density Res. 

Bel Voi Preservation Area Limited Residential 
Eastern Gateway Low-Density Res. 
Berryville Glen Low-Density Res. 

Jack Enders Blvd. East Light Industrial 
Light Industrial 

Area 
Dandridge Acres Preservation Area Limited Residential 

Johnson-Williams Institutional Area Institutional ' 

Clarke County Business Park Light Ind./Research 

Residential 
Types 

SFD, SFA. 
MF/OPR 

SFD. SFA. 
ME/OPR 

SFD 
SFD 

SFD 

n/a 
SFD. SFA. 
MF/OPR 

n/a 

n/a 
SED 
SFD 
SFD 
SFD 
n/a 

SFD 

SED 

SFD 
SFD 
SFD 
SFD 

n/a 

SFD 

SFD, SFA, 
M F/OPR 

n/a 

Planned 
Density 

n/a ' 

n/a' 

2 RU/AC 
2 RU/AC 

4 RU/AC 

0.3 FAR 

n/a 

0.3 FAR 

n/a 
2 RU/AC 
2 RU/AC 

1 RU/ 1 0 AC 
l RU/10 AC 

0.3 FAR 
I RU/ 1 0 AC 

4 RU/AC 

2 RU/AC 
1 RU/10 AC 

2 RU/AC 
2 RU/AC 

0.3 FAR 

1 RU/ 10 AC 

n/a ' 

0.3 FAR 

Original Approx. Original Yield Revised Res. Units 

Area Area Yield Used 
(acres) (acres) (2015) (2015)° 

23 16.6 n/a' n/a ' 0 

55 58.9 n/a ' n/a ' 0 

87 84.4 143 same 73 
61 50.1 80 same 63 

22 30.8 62 same 58 

10 15.95 95,000 SF/G LA same n/a 

18 19.2 
300 (max 120 

see note# 3 
multi-family) 

22 23.1 
200.000 

n/a 
SF/GLA 

same 

n/a n/a n/a n/a n/a 
33 41.7 54 54 54 
36 9.5 51 6 0 
14 13.8 1 same 1 
22 26.3 2 0 0 
8 6.5 75,000 SF/G LA same n/a 

29 32 2 3 0 

8 7.2 n/a# 28 0 

52 63.1 81 same' 0 
13 8.9 I same 1 
16 15.1 25 same 0 
73 75.1 116 same 45 

12 12.57 1 10,000 SF/GLA same n/a 

12 1 0 l same 1 

10 10.3 n/a ' same 40 

73 73.6 668,000 SF/GLA same n/a 

Unbuilt 
Remaining Res. 
Res. Units° Units° 

n/a ' n/a' 

n/a ' n/a ' 

71 I 
18 7 

0 4 

n/a n/a 

n/a n/a 

n/a n/a 

n/a n/a 
0 54 
6 6 
0 0 
0 0 

n/a n/a 
3 3 

28 0 

81 0 
0 0 
25 
45 26 

n/a n/a 

0 0 

n/a ' n/a' 

n/a n/a 

A-9 
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TABLE 12 - FUTURE LAND USE TABLE AND PROJECTED DEVELOPMENT YIELDS 

Residential Planned Original Approx. Revised Res. Units 
Remaining Sub Title Planned Land Use Area Arca Original Yield Yield Used 

Area Types Density 
(acres) (acres) (2015) (2015)

° Res. Units
# 

22 South Church St. Residential Area 
Med-Low Density 

SFD 4 RU/AC 20 19 35 same 4 31 Res. 
23 Craig's Run Light Industrial Arca Light Industrial n/a 0.3 FAR 32 32.2 290,000 SF/GLA same n/a n/a 

I
Southgate/Northern Portion (REMOVED) 3 

Med-Low Density 
� � � � . � � � 

Southgate Residential Area Res. 
SFD 4 RU/AC 3 4.7 8 7 4 3 

26 Hermitage Blvd. Residential Area 
Med-Low Density SFD 4 RU/AC LI 38.6 25 38 38 0 Res. 

Hermitage Residential Growth Area Low-Density Res. SFD 2 RU/AC 57 34.4 91 same 0 55 

278 
Southern Gateway Residential Growth 

Area 
Low-Density Res. SFD 2 RU/AC 7 7 14 same 0 14 

1 The Institutional Planning Designation recommends housing for low to moderate income. elderly. and handicapped individuals. Density is driven by the zoning district 
classification assigned to the parcel. 

2 Density of Older Persons Residential is to be determined by site plan for specific projects. 
3 Existing Johnson-Williams Apartments contains 40 residential units 
* Sub-Area 14 was originally listed as Sub-Area 14A and recommended for Light Industrial Uses 
� Sub-Area 21 (Clarke County Business Park) is composed of original Sub-Areas 19A, 19D, 21A, and 21B. 
6 Residential units used refers to the number of units constructed and to be subtracted from the total yield. Accurate as of April 2016. 

Remaining residential units refers to units remaining from the total yield that have not been assigned to a future development via plat or plan approval. 

Unbuilt residential units refers to units that have been approved by the governing body via subdivision plat or site plan but have not been developed. 
* Sub-Area 15 may be a candidate for additional density at 4 units/acre with additional units taken from the total number of unused units in the Annexation Area. 

* Sub-Area 6A includes an alternate design option allowing a maximum of 50 units to be developed under the Attached Residential (AR) zoning district. 

SFD: Single-family detached residential 

SFA: Single-family attached residential (duplex, triplex, quadplex, townhouse) 
MF/OPR : Multi-family older persons residential (apartments, condominiums) 
RU: Residential unit 

AC: Acre 
■ Potential Sub-Areas with unused residential units that could be re-allocated to other Sub-Areas subject to Plan recommendations. 

Unbuilt 
Res. 

Units# 

0 

n/a 

3 

0 

36 

0 

A-10 
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Section 604 Detached Residential-4 (DR-4) 

(4/92) SECTION 604 - DETACHED RESIDENTIAL-4 (DR-4) DISTRICT 

604.1 PURPOSE AND INTENT 
The Detached Residential-4 District is created to provide for single-family detached 
residences at higher densities than other single-family detached districts. A maximum of 
four (4.0) units per net developable acre establishes a. medium- to low-density district for 
detached residences. The application of this district shall be to undeveloped tracts lying 
within the Town of Berryville and within the precincts of the Berryville Plan, as well as to 
"infill" lots within the existing stable neighborhoods, with the intent of preserving existing 
natural features and vegetation, promoting excellence in site planning and landscape 
design, and encouraging housing of compatible scale and architectural character. Cluster 
residential development shall be encouraged and pennitted, by right, so that specific 
environmental preservation and land-use goals may be promoted. 

604.2 PERMITTED USES 
(a) Single-family detached dwellings, either a conventional "dispersed" layout or a 

clustered layout subdivision--a clustered subdivision requiring site plan approval. 
(b) Accessory uses, to include detached carports and garages, tool sheds, children's 

playhouses, doghouses, private swimming pools and Temporary Family Health 
Care Structures as established in Section 323. (11/10) 

(c) Municipal utilities. 

604.3 SPECIAL PERMIT USES 

604.4 

604.5 
(1/93) 

(a) Bed and breakfast lodging occupying more than 300 square feet of residence. 
(b) Cemeteries. 
(c) Churches and shrines. 
(d) Community buildings, public and private. 
(e) Day care centers and nursery schools. (10/94) 
(f) Fire stations. 
(g) Home occupations as defined in Section 315. (12/93) 
(h) Libraries, museums, and historic markers. 
(i)' Plant nurseries with no sale of nursery products permitted on premises. 
(j) Public utility uses (sub-stations, pump stations, storage tanks, etc.) and related 

easements, except for municipal utilities. 
(k) Recreational uses such as public swimming pools, tennis courts, and golf courses. 
(!) Public schools, parks, playgrounds and related uses. (3/09) 
(m) Short-term rentals (10/23) 

MAXIMUM DENSITY 
(a) Four (4.0) dwelling units per net developable acre. 
(b) A maximum floor area ratio of 0:15 shall apply to uses other than residential. 

LOT SIZE, YARD, AND BULK REQUIREMENTS FOR CONVENTIONAL LOTS 
(a) Lot area: Minimum-10,000 square feet; maximum - 30,000 square feet (7/04). 

(Refer to Section 614 regarding the impact of critical environmental areas on lot 
Size requirements. 

Town of Berryville 
Zoning Ordinance - 6-8 � July, 2025 
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(b) Minimum lot width 
(1) Interior lot: 
(2) Corner lot: 

(c) Minimum yard requirements 
(1) Front yard: 

(2) Side yard: 

Section 604 Detached Residential-4 (DR-4) 

75 feet 
90feet 

20 feet for primary structures; 
25 feet for garages, carports or other 
structures used to house vehicles (7/04) 
lOfeet 

(5/94) (3) Rear yard: 30 feet (residences) 

604.6 

604.7 

(5/94) 

604.8 

(4) Accessory structure: 
(d) Maximum building height: 

5 feet (rear and side setbacks) 
35 feet 

MINIMUM DISTRICT SIZE FOR CLUSTER SUBDMSIONS 
Minimum district size for cluster subdivision: two (2) acres. • 

LOT SIZE, YARD, AND BULK REQUIREMENTS FOR CLUSTERED LOTS 
(a) Minimum lot area: 7,500 square feet. 

Maximum lot area: 20,000 square feet (7/04) 
(Refer to Section 614 regarding the impact of critical environmental areas on lot size 
requirements.) 

(b) Minimum lot width 
(1) Interior lot: 
(2) Comer lot: 

(c) Minimum yard requirements 
(1) Front yard: 

60 feet 
7Sfeet 

15 feet for primary structures; 

(2) Side yard: 
(3) Rear yard: 

25 feet for garages, carports, or other 
structures used to house vehicles (7/04) 
10 feet 

(4) Accessory structure: 
(d) Maximum building height: 

25 feet (residences) 
5 feet (rear and side setback) 
35 feet 

OPEN SPACE REQUIREMENTS FOR DETACHED RESIDENTIAL SUBDIVISIONS 
(a) In subdivisions approved for cluster development, twenty (20) percent of the net site 

area which excludes I00-year floodplain, sinkholes, and slopes exceeding twenty­
five (25) percent and fifty (50) percent of land with slopes between fifteen (15) and 
twenty-five (25) percent shall be open space, dedicated to common usage and 
ownership. 

(b) In cluster subdivisions, at least one-fourth (1/4) of the required open space (five {5} 
percent of the net site area) shall be developed and designed for recreational and 
active community open space. 

Town of Berryville 
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Section 604 Detached Residential-4 (DR-4) 

604.9 ADDITIONAL REGULATIONS 
(a) Refer to Article ill for general regulations and other provisions which may 

supplement those cited herein. 
(b) Refer to Section 305 for off-street parking requirements. 
(c) Refer to specific Overlay Zoning Districts, where applicable. 
(d) Refer to Section 615 for special regulations relating to cluster subdivisions, critical 

environmental areas, and open space. 
(e) Refer to Section 317 Karst Features for additional requirements. (7/04) 
(f) The lot size, yard, and bulk requirements in effect at the time of subdivision plat 

approval prior to January 1, 2011 shall remain applicable to such subdivisions until 
July 1, 2017. The foregoing shall not be effective unless any unreleased performance 
bonds and agreements or other financial guarantees of completion of public 
improvements in or associated with the subdivision are continued in force. (12/14) 

Town of Berryville 

Zoning Ordinance -6-10- July, 2025 
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AFFIDAVIT 

Mailing of Public Hearing Notices to Adjacent and Affected Property Owners 

I, Terry Russell, Community Development Director and Zoning Administrator for Berryville, 
Virginia, hereby attest and certify that on May 11, 2026 I did cause to be mailed by First Class 
U.S. Mail, notices of a May 26, 2026 Planning Commission public hearing regarding: 

Friant Enterprises #1, LLC; Friant Enterprises #2, LLC; Friant Enterprises #3, LLC (Friant 
Enterprises #1, LLC; Friant Enterprises #2, LLC; Friant Enterprises #3, LLC (Owners) 
(John Regan, Christopher Companies, Agent) are requesting a rezoning of an 
approximately 42.26 acres of an approximately 97.8 acre property identified as 14-A-
80 from OSR Open Space Residential; DR-1 Detached Residential-1; DR-2 Detached 
Residential-2; and BP Business Park to DR-4 Detached Residential-4 subject to the 
conditions proffered by the applicant. RZ 01-25 

Sent to all adjacent and affected property owners, mailed to their last known address as shown 
on the real estate tax lists of Clarke County and/or the Town of Berryville. The notice and 
complete mailing list are attached to this document. 

STATE OF VIRGINIA- COUNTY OF CLARKE 
TOWN OF BERRYVILLE, to whit: 

I, the undersigned, a Notary Public in and for the aforesaid jurisdiction, do hereby certify 
that Terry Russell, whose name is signed to the foregoing instrument, bearing the date of � 

S/ ir ]pc@ has this day personally appeared before me and acknowledge 
the same in the Town of Berryville, Virginia. 

oven under myna ns_]]F 4ay or [ho\ 202, 

Notary Public_-'�=------a.---=-�-'hp;v....,._._�-------------

My Commission Expires _08[31]3008 

�� � 
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BERRYVILLE PLANNING COMMISSION 

PUBLIC HEARING NOTICE 

The Berryville Planning Commission will hold the following 
public hearing at 7:00 p.m., or as soon after as these matters 
may be heard, on Tuesday, May 26, 2026, in the Main Meeting 
Room, Second Floor, of the Berryville/Clarke County 
Government Center, 101 Chalmers Court, Berryville, Virginia to 
consider the following: 

Friant Enterprises #1, LLC; Friant Enterprises #2, LLC; 
Friant Enterprises #3, LLC (Owners) (John Regan, 
Christopher Companies, Agent) are requesting a 
rezoning of an approximafely 42.26 acres of an 
approximately 97.8 acre properly identified as 14-A-80 
from OSR Open Space Residential; DR-1 Detached 
Residential-1; DR-2' Detached Residential-2; and BP 
Business Park to DR-4 Detached Residential-4 subject 
to the conditions proffered by the applicant. RZ 01-25 

Text amendments to the Subdivision Ordinance Articles 
1, II, III, IV, V, VI, VII, VIII, IX, and X, and related 
amendments to the Zoning Ordinance Articles I, II, III, IV, 
and V, to comply with changes to the Code of Virginia 
that removes Planning Commission and Governing 
Body approval authority for the administrative review 
process for plats and pfans and assigns such authority 
to a designated agent; and administrative amendments 
to otherwise update the Subdivision Ordinance. 

I 

Copies of the applications, amendments, and maps may be 
examined at the Town Business Office, Berryville/Clarke County 
Government Center (101 Chalmers Court), First Floor, 
Berryville, Virginia during regular business hours. Additional 
information may be obtained by calling Community Development 
Director Terry Russell at 540 955-4081. Any person desiring to 
be heard on these matters should appear at the appointed time 
and place. 

The Town of Berryville does not discriminate against disabled 
persons in admission or access to its programs and activities. 
Accommodations will be made for disabled persons upon prior 
request. 

By order of the Berryville Planning Commission 
Terry. Russell, Community Development Director 
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AFFIDAVIT 

Posting of the Subject Site 

I, KEN DONDERO hereby attest and certify that on MAY 18, 2026 l did cause the public notice to 
be posted at the site of the proposed rezoning: 

Friant Enterprises #1, LLC; Friant Enterprises #2, LLC; Friant Enterprises #3, LLC (Friant 
Enterprises #1, LLC; Friant Enterprises #2, LLC; Friant Enterprises #3, LLC (Owners) 
(John Regan, Christopher Companies, Agent) are requesting a rezoning of an 
approximately 42.26 acres of an approximately 97.8 acre property identified as 14-A-
80 from OSR Open Space Residential; DR-1 Detached Residential-1; DR-2 Detached 
Residential-2; and BP Business Park to DR-4 Detached Residential-4 subject to the 
conditions proffered by the applicant. RZ 01-25 

Sign� 

pate:(52/72, 

I, the undersigned, a Notary Public do hereby certify that /yep) /Jo7d21'© , whose name 
is signed to the foregoing instrument, bearing the date of -.5-:e; , has this day 
personally appeared before me and acknowledge the same in ut( Ay.  ('0µ]74 

Given under my hand this / day of 72704{%. , 20,2.( 

NotaryPubiic �w 
My Commission Expires I2- 3 /- 2027 

DEANNA J WERT 
NOTARY PUBLIC 

REGISTRATION # 161213 
COMMONWEALTH OF VIRGINIA 

MY COMMISSION EXPIRES 
DECEMBER31,2027 
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TO: 

Clarke County Planning Department 
101 Chalmers Court, Suite B 
Berryville, Virginia 22611 
(540) 955-5132 
www.clarkecounty.gov 

FROM: 

Terry Russell 

Brandon Stidham 

RE: Friant Enterprises, LP/Christopher Companies rezoning application, 
second review 

DATE: March 19, 2026 

Thank you for the opportunity to review and comment on revisions to the aforementioned 
rezoning application. I offer the following comments: 

Berryville Area Plan Conformance 
In my previous memo, I explained that the Berryville Area Plan (BAP) recommends provision of 
a master plan development for the subject property containing elements specified in the BAP for 
the applicable sub-areas. This is because the development exceeds the programmed yield set 
forth in Table 12 (Future Land Use Table and Projected Development Yields) by 25 dwelling 
units. The BAP allows for additional dwelling units to be used from the pool of 195 unused 
dwelling units provided that recommended master plan elements are included in the applicant's 
development plan. My updated analysis is provided below. 

■ Transportation connectivity and improvements. The applicant has added new 
connectivity in the form of an emergency access road that would be constructed within 
the right-of-way for "Black Twig Street'' which is an existing stub street. Because this 
road would only be available for use during emergencies, it would not provide the 
transportation connectivity contemplated by the BAP. As described in the BAP for Sub­
Area 15 (page II-26), 

"Transportation planning for the Sub-Area should emphasize sensitively located linkages 
to and through Battletown Subdivision and the other Sub-Areas that make up this 
quadrant. However, given the low capacity nature of Battletown's residential streets, 
additional access options to Sub-Area 15 should be explored. A primary access to serve 
the entire Sub-Area shall be developed through Sub-Area 17 providing an uninterrupted, 
direct connection to Route 7 Business. Access to Route 7 Bypass is restricted. The 
internal street system within Sub-Area 15 should be aligned to provide secondary 
connections to Sub-Areas 14 and 17 and Battletown Subdivision in the town to the south 
but only after the aforementioned primary access is accepted for public use. 

While provision of an emergency access connection helps to address public safety 
concerns, the absence of an uninterrupted public street connection to the proposed new 
street to be constructed to the east through Sub-Area 17 makes the proposed development 
plan noncompliant with this master plan element. My previous concern about 
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construction traffic having to use the existing street network for construction of the 110 
lot portion of the project also remains. 

Cluster design to reduce infrastructure costs and adverse environmental impacts. As 
noted in my previous memo, Town Staff will have to determine whether the proposed lot 
layout meets the Town's cluster subdivision requirements. Proffer 1.3 does state that the 
subdivision will be developed in general conformance with the applicant's Master 
Development and Rezoning Plan (MDRP). This addresses my prior comment that a 
development plan has not been proffered. 

Walkability elements including sidewalks and walking trails. The applicant has included 
proffers for the development of a "public trail system" and sidewalks. Language should 
be added to clarify who will be responsible for ownership and maintenance of the public 
trail system. 

Viewshed protection. My previous comments regarding this element remain unchanged: 

The primary area for viewshed protection is along the shared boundary with the Bel Voi 
property to the east, a property containing a home and grounds of historic and cultural 
significance. This property is designated as Sub-Area 16 (Bel Voi Preservation Area) 
and specifically states that adjoining development "shall provide appropriate mitigation 
measures (e.g., buffers, architectural features) to further protect the historic home. " 

Lots along public streets C and D will be in close proximity to the shared boundary with 
Bel Voi and the current plan shows a +/-49 foot buffer to be provided. Neither this buffer 
nor plans to provide screening landscaping are currently proffered. 

• Master planning for public water, public sewer, and stormwater infrastructure. The 
applicant has provided proffers pertaining to public water, public sewer, and stormwater 
management. I will defer to Town Staff on whether the applicant has complied with this 
element. 

• Cash proffers or other developer-funded improvements to mitigate the impact of new 
development on Town and County capital needs. The applicant has provided cash 
proffers to address the development's impacts on the school system and public park 
facilities. I have a couple of comments regarding the wording of these proffers: 

o The title for Proffer #4 is "SCHOOL/FIRE & SAFETY/POLICE:" however 
Proffer 4.1 specifically references that this cash proffer is for the "excess of 
students" and Proffer 4.2 specifically references that this cash proffer is "to offset ,. 
the projects impact on public park facilities." These specific references call into 
question whether the cash proffer has taken into account or can be used for 
impacts to fire, rescue, and police. 

o Proffer 4.1 is for the "excess of students generated by the by-right development." 
It is my understanding that the 24-lot by-right subdivision is not part of the 
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rezoning application. I recommend consulting with the Town Attorney to 
determine whether a proffer can be accepted on land that is not part of the 
rezoning application. 

o I will defer to Town Staff as to whether the amount of cash proffers and the 
methodology for calculating them is consistent with the BAP and Town policies. 

Other Comments on Proffers 
Regarding Proffer#12, the applicant proffers to place open space within existing OSR zoning to 
be "provided with a Conservation Easement to be established with the subdivision Record Plat." 
This language is vague as to the nature of the conservation easement to be provided­
specifically as to the tenn of the easement and the easement holder. In absence of a specified 
term, the "Conservation Easement" could be recorded for a finite term, e.g., 25 years. If the land 
is intended to be a permanent conservation easement, the proffer should include language that it 
will be placed into easement with a duly-authorized easement holder. 

It is also my understanding that the OSR portion of the property is not part of the rezoning 
application. Town Staff should verify with the Town Attorney whether Proffer #12 can be 
validly accepted for lands that are not subject to the rezoning application. 

Applicant's Memo Regarding BAP Table 12 (Future Land Use Table and Projected 
Development Yields 
The applicant's agent, David McElhaney, provided a memo dated February 19, 2026 which 
offers a different interpretation ofBAP Table 12. Based on his analysis, the applicable sub-areas 
should be able to yield more dwelling units than those noted in Table 12 and therefore not 
require the use of unused dwelling'units or compliance with the BAP's master plan 
recommendations. 

It is important to note that Table 12 is an integral and important part of the BAP. In order to 
consider any numbers that are different from those in Table 12, the BAP would have to be 
amended to reflect those numbers. This amendment process requires review and 
recommendation by the Berryville Area Development Authority (BADA), review and approval 
by Town Council and Board of Supervisors, and public hearings before all three bodies. It 
should also be noted that "piecemeal" amendments to address specific issues or to accommodate 
a development project are strongly discouraged in the BAP (see page IV-1). 

Recommendation 
While the applicant has made progress in providing proffered conditions and changes to the 
development plan, the application does not conform to the Berryville Area Plan's 
recommendations. For the reasons stated above, it does not meet the master plan development 
criteria set forth in the Berryville Area Plan to warrant rezoning to DR-4 and designation of 25 
additional units. 

Please let me know if you have any questions. 
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TO: 

Clarke County Planning Department 
101 Chalmers Court, Suite B 
Berryville, Virginia 22611 
(540) 955-5132 
www.clarkecounty.gov 

FROM: 

Terry Russell 

Brandon Stidham 

RE: 

DATE: 

Friant Enterprises, LP/Christopher Companies rezoning application 

November 10, 2025 

Thank you for the opportunity to review and comment on the aforementioned rezoning 
application. Below are my initial comments: 

General Comments/Berryville Area Plan Conformance 
The application proposes the rezoning of only a 42.46 acre portion of the Friant Enterprises, LP 
property which contains areas zoned Business Park (BP), Detached Residential-I (DR-I) and 
Detached Residential-2 (DR-2). Other areas of the property that are not part of the rezoning are 
zoned Open Space Residential (OSR) and DR-1. It does not appear that any lots are proposed 
for the OSR portion of the property however trails are shown to be constructed in it. Per your 
correspondence, the eastern portion of the property zoned DR-1 that is outside of the area to be 
rezoned will be a separate by-right subdivision of 24 lots. The total number of lots proposed in 
the area to be rezoned is 1 10. Together with the 24 lots in the separate by-right subdivision, 
there would be a total of 134 lots developed on the subject property. 

This property is in three separate sub-areas: 

• 

• 

• 

Sub-Area 13 - Buckmarsh Run Conservation Area (Environmental Conservation) 

Sub-Area 14 - Northeast Residential Transition Area (Medium-Low Density Residential) 

Sub-Area 15 - Northeastern Residential Growth Area (Low Density Residential) 

The area to be rezoned only lies within Sub-Areas 14 and 15 as designated in the Berryville Area 
Plan (BAP). Per the descriptions of Sub-Areas 14 and 15 and the Future Land Use Table and 
Projected Development Yields (Table 12), Sub-Area l 3  is designated for a maximum of 28 
dwelling units and Sub-Area 14 is designated for a maximum of 81 dwelling units for a total of 
109 dwelling units. The rezoning currently proposes I dwelling unit more than this maximum 
yield and 25 total dwelling units more if you include the 24-lot by-right subdivision. 

As you are aware, the BAP encourages provision of a master plan development in these Sub­
Areas by allowing DR-4 zoning and additional dwelling units from the pool of 195 units that 
were programmed in the BAP but were not used in the residential sub-areas as development 
occurred. The BAP contains specific criteria as to what constitutes a "master plan development," 
and compliance with the criteria is essential to approval of DR-4 zoning and access to additional 
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dwelling units. These criteria and my initial comments are as follows: 

• 

• 

• 

• 

• 

• 

Transportation connectivity and improvements. The proposed layout does not comply 
with this criteria. The proposed subdivision street network for 110 lots would be stacked 
onto the existing Battletown Subdivision street network serving approximately 56 lots, 
resulting in 166 lots accessing East Main Street from a single entrance {Battletown 
Drive). There are no new street connections proposed to East Main Street that would 
help distribute traffic and no connectivity to the proposed 24-lot by-right subdivision that 
is proposed to have a new access road to East Main Street This would result in . 
construction traffic having to use the Battletown Subdivision street network throughout 
the construction process. It would also present safety concerns for first responders if 
Battletown Drive is ever blocked. The proposed layout would in no way enhance 
transportation connectivity. On the contrary, it would likely diminish level of service and 
traffic safety. 

( 

Cluster design to reduce infrastructure costs and adverse environmental impacts. Town 
Staff will have to determine whether the proposed lot layout meets the Town's cluster 
subdivision requirements. A compliant lot layout should be proffered. 

Walkabilitv elements including sidewalks and walking trails. Sidewalks and trails are 
proposed but have not been proffered. 

Viewshed protection. The primary area for viewshed protection is along the shared 
boundary with the Bel Voi property to the east, a property containing a home and grounds 
of historic and cultural significance. This property is designated as Sub-Area 16 (Bel Voi 
Preservation Area) and specifically states that adjoining development "shall provide 
appropriate mitigation measures (e.g., buffers, architectural features) to further protect the 
historic home." 

Lots along public streets C and D will be in close proximity to the shared boundary with 
Bel Voi and the current plan shows a /-49 foot buffer to be provided. Neither this buffer 
nor plans to provide screening landscaping are currently proffered. 

Master planning for public water, public sewer, and stormwater infrastructure. 
Compliance with this criteria is unclear as technical information on the proposed 
infrastructure has not been provided. 

Cash proffers or other developer-funded improvements to mitigate the impact of new 
development on Town and County capital needs. The applicants are not currently 
offering any proffered conditions as this is a rezoning application and not a conditional 
zoning application. 

Recommendation 
Tie application in its current form does not conform to the Berryville Area Plan and should be 
denied. It does not meet the master plan development criteria set forth in the Berryville Area 
Plan to warrant rezoning to DR-4 and designation of 25 additional units. In the event that the 
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developer modifies the application to conform to the master plan development criteria, 
conditional zoning should be used so that recommended improvements and other elements may 
be provided as proffered conditions. 

One note of concern in your October 28 Staff Report is that you state a "comprehensive plan 
amendment (in this case, the Berryville Area Plan is the component plan to the Town's 
comprehensive plan)" is required to be approved by Town Council. Piecemeal amendments such 
as those designated for the benefit of a specific developer are strongly discouraged in the BAP 
(see Page I-I5, last paragraph). Furthermore, any changes proposed to the BAP are required to 
go through the Berryville Area Development Authority and also require action by the Board of 
Supervisors. � 

Please let me know if you have any questions. 

3 
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Terry Russell 

From: 

Sent: 

To: 

Subject: 

Mary Veilleux <mfveilleux@comcast.net> 
Thursday, February 26, 2026 3:35 PM 
Terry Russell 
Planning Commission Work Session 

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking links, 

especially from unknown senders. 

Dear Mr. Russell, 

Would you be so kind as to forward this email to the members of the Planning Commission? Thank you 
so much! 

Sincerely, 

Mary Veilleux 

Dear Planning Commission member, 

I attended the work session Tuesday evening and wanted to send you my impressions and 

observations. For those members who do not know me, I am MaryFriant Veilleux and am keenly 

interested in what happens to the Friant property as do all my neighbors and friends on Battletown and 

Bel Voi Drives. 

1 will format my email in "bullet.form" : 

1. I did not count the number of times the engineer repeated the phrase, "when we met with staff"- since 

it was obvious there have been many meetings and many behind the door type of gatherings. Noticeably 

missing are the ones most affected by the development. It was very evident that there have been 

discussions and encouragement to proceed. To remind you , there was only ONE meeting which Julie 

Abrera and I helped organize at Crums Church in May for locals to have their say. I felt that we were 

"used" to get some talking points in for the engineer- which were totally misrepresented last 

night. Whew. A big disappointment. 

2.The information from the developer has not been available online- so none of us attending could look 
beforehand to see what was going to be presented. The engineer gave us limited information , in that we 

couldn't read the screen; he didn't have the decency to correct a major error in the Development plan ( 

revealing Rt 7 in the ridiculous position - through the housing...). Are we that unobservant? 

3. From the engineer, I felt that his presentation was condescending and humiliating to our Town leaders­

especially as he referred to "sloping angles": our BADA Got it "all wrong". My own impression was as if 

he were saying the following: And yes the hyperbole is used to get my point across. 

1 
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"You country bumpkins! You morons ! You don't even know how to do basic math! Here! Let me 
enlighten*you with my wondrous ability to manipulate the numbers and show you that really many MORE 

houses can be built in this section- SEE? Please , do put your community's interest and your 
resident's interests aside as you listen to my marvelous calculations! ,Put aside common sense! Ignore 
the impact of 110 houses in a small rocky section near the railroad! Ignore that we are going to build 
unaffordable housing that no one in your community - teachers, police, firemen, etc. can afford! We.are 
going to make the town tons of money at resident's expense! As a matter of fact ,we are doing you a big 

favor- we could build over 138 homes! But we will have mercy on you little folks. Just listen to the 
experts!". 

4. I hope before the March 24 Public hearing, we will have plenty of time to look at the plan in all its detail­
online. 

I 

5. Finally, the Town has seen 5 major developments in the past 25-plus years. All have been separate 
parcels- none have had to include an already established neighborhood like ours. My encouragement to 
the Planning Commission is to consider all these details when making your recommendations. Let's 
learn from the past ! L'et's think of what do YOU /WE want for our town? Please, I urge you to resist what 
the developer's desires are- to rezone the acreage. I urge you to recognize the land , the people, the town 
would be best served by sticking to the plan and limit the amount of houses in the western section to 81 
or below. • 

6. I recognize that there will always be a conflict of interest for a small town in its desire to remain a tight, 
loving community- with a high dollar developer who makes its living on building high dollar homes. 

7. Let's get this one right! 

Thank you, 
Mary Veilleux 
100 Battletown Drive 
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Terry Russell 

From: 

Sent: 

To: 

Cc: 

Subject: 

Tim Sinclair <timsinclair85@gmail.com> 
Thursday, February 26,.2026 2:24 PM 
Terry Russell 
Michael Bell Jr; Wil liam Gilpin; Patrick Irish; Dana Libby; Gwen Malone; Tom Parker; 
William Steinmetz 
Re: Staff report for February 24 

CAUTION: This email  originated from outside your organization. Exercise caution when opening 
attachments or clicking l inks,  especially from unknown senders. 

Good Afternoon Everyone, 

I have spent some time contemplating the discussion from Tuesday night regarding the Christopher 
Companies. memo/presentation around the yield numbers for Sub-Area 1 3/1 4/1 5 (1 1 2  vs. 1 38). l was still 
trying to wrap my head around  what I should and could think about it. After having time to reflect further 
I'm sharing my thoughts on this because I think it's really important and welcome any d ialogue (if any) 
everyone would l ike to discuss. Feel free to take or  leave any of this as you so like, and Terry if there is any 
perspective you want to provide from the Town please feel free to chime in as well. 

While their data/presentation certainly provides convincing data, I think this is ultimately a challenge to 
policy, not just a technical discrepancy, and could impact future precedence for other developments 
and public perceptions. Since the Berryville Pla n is the policy we are working with, I think we need to look 
to the plan for how it might deal with this. 

The Berryville Area Plan is explicit that its land-use assumptions were established through a formal and 
joint Town-County p rocess. The language of the plan is that these a reas were identified, reviewed, and 
tliis number is not presented as a suggestion but as the adopted policy basis for evaluating development 

� a 

proposals. Equally important, the Plan warns against altering these assumptions in response to a s ingle 
application: "Any update of this Plan should be through a careful and deliberate process and any 
'piecemeal' Plan amendments offered in response to a specific development request or land use 
decision are d iscouraged." (Section 1-1) 

1 read this language as making it clear that if the developer believes the Plan's slope assumptions or 
environmental constraints are outdated or inaccurate then the appropriate remedy is a formal 
Comprehensive Plan amendment, not a reinterpretation during a rezoning. The Plan provides a defined 
amendment process involving both the Town and County, and it is the only legitimate mechanism for 
changing adopted policy. Based on the brief correspondence that Terry shared from Brandon Stidham 
with the County, the view from his perspective representing the County is that the plan is the policy. If 
they want more density it should be viewed through the density qualifiers already listed in the Sub-Area 
descriptions. 

My hesitancy with re i nterpreting the yield tables for this request is  that it would set a precedent allowing 
future applicants to challenge or reinterpret Plan assumptions to justify higher densities. Dana's closing 
comments were pertinent in that the plan governs long-term planning, as well as public trust, and 

1 
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making one-off reinterpretations such as this may undermine the trust i n  the process even if we find their 
reasoning compelling. 

For these reasons, I believe the most defensible and policy-consistent approach is to adhere to the 
Plan's stated yield of 1 1 2  homes, with full consideration for the density bonus outlined for these Sub­
Areas. Determination  should be on meeting those criteria unless and u nti l the Plan is formally amended . 
This preserves the integrity of our planning framework and ensures that any changes to core 
assumptions occur transparently and with full public process. 

Thank you for considering this perspective as we continue our review. I hope you all have a great rest of 
your week and weekend! 

-Tim Sinclair 
804-205-0808 

On Mon, Feb 23, 2026 at 1 :52 PM Terry Russell <planner@berryvilleva.gov> wrote: 

Commissioners, I realized that I did not include my staff report in the Agenda Packet I sent you on Friday. Please 
see attached. 

Terry Russell, CZA 

Community Development Director 

Zon ing Administrator 

Town of Berryville 

1 01 Chalmers Court, Suite A 

Berryville, VA 2261 1 

540-955-4081 

Thanks, 
-Tim Sinclair 
804-205-0808 
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March 4, 2026 

To: Planning Commission Members 

Subject: Friant rezoning request/Twig Road Extension 

I am writing with comments concerning the proposed project for 

development of a subdivision on the Friant property that is under 

consideration. 

First, let me give you a bit of my history on Battletown Drive. I 

built and moved into a house at 1 02 Battletown in June 1986. I 

lived there from 1986 until I sold the property after my husband 

passed away in June of 2012. I moved to Broadway, Virginia for 

four years. My children wanted me to move back to be closer to 

them, so my son purchased my current home at 201 Battletown 

Drive in 2016  for me to live in. In total, I have lived on 

Battletown Drive for 36 years ofmy life. 

I am one of two properties that will be affected by Twig Road 

extension: the other being the home of Lydia Russell at 1 19  

Battletown. 

Here are my concerns : 

• My home has had water in the basement twice since 2016. 

The last one resulted in having water remediation company 

punch holes in drywall to remove/dry out area and tear out 

flooring. Subsequently I had to replace/repair drywall; 

replace flooring; replace electrical baseboard heaters and 

install a new sump pump. I understand that previous 
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owners had similar problems with flooding. What will the 
building/paving of Twig Road do to the drainage issues? 
Will the water coming off the road cause more flooding 
problems in my basement? 

• Where will the current location of the light pole go when 
the road is built? Will it be located directly in front of my 
home? 

• The home I am living in was built by John Friant, Sr. for 
his mother or mother-in-law: When I moved in in 2016, I 
went to the Court House to see if I could get a copy of the 
plat to show the property lines . According to the clerk 
there, a survey of the property had not been done since it 
was originally built in 1962 although it has passed through 
several owners to the current time. During those 60 years, 
the Friant's did not stake claim to the right of way between 
the two properties . The homeowners took care of mowing, 
etc., over the right of way. It was not until the Sr. Mr. 
Friant passed away, and the family decided to sell the 
property, (around five years ago) they had the right of way 
surveyed and started mowing the strip of land between the 
two properties. I think there would be an argument that 
they had given up their right to retain the right of way 
because of 60 years of not claiming it. I know that would 
take a lot of money to hire a lawyer and take to court to 
fight their action of claiming now. 

• By opening Twig Road to Battletown Drive, traffic from 
the 24 homes proposed in this area would be coming to a 
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street which now is barely wide enough for two cars to 

pass . In addition, most of the homes along Battletown 

, Drive have several cars per family and are parked along the 

right of way areas of the street. No one on the street that I 

know of wants sidewalks installed along an already narrow 

street. Wouldn 't it make more sense to extend Battletown 

Drive to meet up with the street being built on the right of 

way through Audley Farm property? 

In conclusion, let me say that I know the Friant property will 

eventually become additional homes for the town and from 

everything I have seen so far, the proposed builder seems to be, 

better fitted for building quality houses . D. R. Horton has 

proved with the houses they have already built in the town that 

they are only here for the profit and their houses are poorly built. 

As far as to what is approved concerning Twig Road, Lydia's 

property and my property are the two that will be most directly 

affected by what is decided. I ask for your careful consideration 

of this matter. 

Sincerely, 

Mary Jane Pierce 

piercemaryjane@gmail.com 

20 1 Battletown Drive 
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Ter Russell 

From: Brande! Kelsey 
Sent: 

To: 
Thursday, March 5, 2026 1 2:27 PM 
Terry Russell 

Subject: Fw: Friant- Battletown Run rezoning request for Berryville, VA 

Willy sent this to me. 

Brandel Kelsey 
Town Clerk 
Town of Berryville 
10 1  Chalmers Ct 
Berryvi lle, VA 2261 1 
540-955-1 099 

From: William Steinmetz <wsteinmetz@berryvilleva.gov> 
Sent: Thursday, March 5, 2026 12:18 PM 
To: Brandel Kelsey <townclerk@berryvilleva.gov> 
Subject: Fw: Friant- Battletown Run rezoning request for Berryville, VA 

This is the only comment I have in writing 

Willy Steinmetz 
Berryville Town Council , Ward 1 

Please forgive any typos. Sent from my phone. 

From: Patricia Castelhano <patriciajcastelhano@gmai l.com> 
Sent: Wednesday, February 25, 2026 5:1 4:56 PM 
To: Paul Perez <pperez@berryvilleva.gov>; William Steinmetz <wsteinmetz@berryvi lleva.gov> 
Subject: Fwd: Friant- Battletown Run rezon ing request for Berryville, VA 

CAUTION: This email originated from outside your organization. Exercise caution when opening 
attachments or  clicking links, especially from unknown senders .  
Good afternoon gentlemen, 

I am writing you today because you are my Gouncil member and represent the Ward in question. I just 
finished looking through the Friant proposal and while i 'm sure they worked to make this into a "thing" we 
would feel good/better about as a town it just seems very McMansiony to me. Folks who come from afar 
and live in the McMansiony houses we a lready have tend to not really participate much in Berryville as a 
town - l 've encountered so many folks that just go back over the mountain for things so they may feed 
our property taxes but they don't feed our town businesses or banks or fire station etc. .  Maybe if there 
was a plan here to solve the housing issues we already have or help locals grow into new house - some 
way to add to the town instead of simply bringing in new folks I would understand the appeal. On top of 
that we already have water issues and resource issues - unless this brings enough money in to find new 
water and postal and power and etc. resources i don't see it as a net pos itive and would ask that you vote 

1 

Page 44 of 227

mailto:wsteinmetz@berryvilleva.gov
mailto:pperez@berryvilleva.gov
mailto:patriciajcastelhano@gmail.com
mailto:townclerk@berryvilleva.gov
mailto:wsteinmetz@berryvilleva.gov


no. I would happ ily hear any info you have to the contrary and will try and make it to the meeting in march 

AND i wanted to be sure you heard my voice if only so I can say I tried. 

Respectfully, 

Patricia Castelhano 

� View this in your browser 

This-complimentary message is being sent to opt-in subscribers who might be interested in its content. If you do not wish 
to continue receiving these messages, please accept our apologies, and unsubscribe by following the instructions at the 
bottom of this message. 
* *  * * * * *  

February 25, 2026 

Friant- Battletown Run rezoning request 
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March 13, 2026 

RE: Concerns and Recommendations for the Friant Property 

Development 

To the Members of the Planning Commission, 

I am writing to follow up on my letter dated March 4 regarding 
the proposed Friant property development. Today, I met with Mr. 
Ken Dondero of Tetra Corporation to discuss my specific 
concerns and questions. 

I found Mr. Dondero to be straightforward in his explanation of 
the proposed plans. He emphasized that his company has local 
ties and remains committed to the Berryville community both 
now and after the project' s completion. Based on our 
conversation, I encourage any interested residents to contact him 
directly for answers to their questions . 

My primary concern remains the impact on the properties at 20 I 
Battletown and 1 1 9 Battletown (owned by Lydia Russell), which 
are the two homes directly affected by decisions 
regarding "Black Twig Street" and its access to the new 
development. 

After discussing the matter with Mr. Dondero, I would like to 
formally state my preference. I believe the best option for Ms. 
Russell and myself is for Black Twig Street to be designated 

and built for "emergency use" only, secured with a gate and 
lock for emergency vehicle access . 
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Given that the proposal includes only 24 houses spread across 
large lots with cul-de-sacs and no connection to the proposed 
developed section on the other side of the manor house-the main 
access road over the Audley Farm property to Business 7 is more 

than adequate to serve as the entrance and exit for these 24 homes . 

Thank you for your time and for considering the impact of this 
development on our neighborhood and for the two properties 

bordering Black Twig Street. 

Sincerely, 
Mary Jane Pierce 
201 Battletown Drive 
piercemaryjane@gmail.com 
540 405-2570 (cell-Text) 

Cc: Terry Russell 
Cc: Ken Dondero 

/ 
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Terry Russell 

From: Terry Russell 
Sent: 

To: 

Sunday, March 22, 2026 3:01 PM 
Dana Libby 

Cc: 

Subject: 

William Steinmetz; Keith Dalton; Jean Petti; Brandon Stidham 
Re: Friant Public Hearing - Historic Access Corridor Question 

Gentlemen, I met with Clarke County Planning & Zoning staff to discuss Dana's email because it is the 
Clarke County Zoning Ordinance that is being cited. When the subject areas were annexed into the Town 
of Berryville, the Town Zoning Ordinance became the zoning code for this area. The Clarke County 
Zoning Ordinance has no authority over this area any longer, therefore, the Historic Access Corridor 
Overlay is no long in effect within  Town boundaries. Please let me know if you have any additional 
questions. Best Regards, Terry 

Terry Russell, CZA 
Community Development Director 

Town of Berryville, VA 
101 Chalmers Court, Ste. A 
Berryville, VA 22611 

540 955-4081 

From: Dana Libby <danaslibby@gmail.com> 
Sent: Thursday, March 19, 2026 4:20 PM 
To: Terry Russell <planner@berryvil leva.gov> 
Cc: William Steinmetz <wsteinmetz@berryvilleva.gov> 
Subject: Friant Public Hearing - Historic Access Corridor Question 

CAUTION: This email originated from outside your organization. Exercise caution when opening 
attachments or clicking links, especially from unknown senders. 

Dear Mr. Russell, 
I hope you are doing well. 
I n  advance of the upcoming public hearing on the Friant rezoning proposal, I wanted to follow up with a 
few questions related to the Historic Access Corridor Overlay, as described in the attached document. 
Given that a significant portion of the subject property appears to fall within this overlay area, I would 
appreciate any clarification you can provide on the following points: 

• What percentage or acreage of the site is subject to the Historic Access Corridor Overlay? 
• What specific development constraints apply within the overlay (e.g., setbacks, buffering, 

architectural standards, or layout requirements)? 
• Has the applicant provided, or has staff evaluated, a concept plan demonstrating that the 

proposed density can be accommodated while complying with these overlay requirements? 
• I n  staff's view, could compliance with the overlay materially affect the achievable layout or unit 

yield on the site? 
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• Are there any known instances where the overlay has effectively limited development intensity or 

required significant redesign in  similar cases? 

I understand that a detailed review under the overlay may occur at a later stage; however, since rezon ing 

establishes the allowable density, I believe it would help the Commission understand any practical 

constraints at this stage. 

Thank you for you r  time and assistance. I look forward to your guidance on these questions. 

Respectfully, 

Dana Libby 

Planning Commissioner 

cc: William Steinmetz, Planning Commission Chair 

2 
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"Historic Access Corridor" 201 5  Berryville Area Plan - Page 11-1 1 

TABLE 1 1  - CONSERVATION/PRESERVATION/INSTITUTIONAL LAND USES AND DENSITIES 

1 Environmental No urban uses permitted; other uses as per overlay 

Conservation zoning d istrict requirements 

2 Historic/Cultural Performance-based densities 

Preservation 

3 Institutional/Public Use Densities as per zoning d istrict requirements 

In addition, to these conventional land use controls, a Historic Access Corridor Overlay 

Zoning District has been established by the County to ensure high quality site design and 

architectural compatibility as permitted by State law. The purpose of the d istrict is to 

achieve architectura l control of the buildings, structures, places, and areas of new 

development along the arterial streets or highways which are s ignificant routes of tourist 

access to the County and surrounding areas. 

In the Berryville area, the Historic Access Corridor Overlay Zoning District has been applied 

to the following County properties along the Route 7 corridor: 

Within 300 feet of the rights of way of: 

• U.S 340 south of the Town corporate limits 

• Route 7 Business 

• Route 7 Bypass starting from a point 3,000 feet east of the western intersection of 

Route 7 Bypass and Route 7 Business to the intersection of Route 7 Bypass and U.S. 

340 

Within 1 ,000 feet of the rights of way of: 

• U.S. 340 north of the Town corporate limits 

• Route 7 Bypass from its western intersection with Route 7 Business to a point 

3,000 feet east of this intersection 

• Route 7 Bypass from its intersection with U.S. 340 to its eastern intersection with 

Route 7 Business. 

The Historic Access Corridor Overlay District provisions can be found in §3-E-4 of 

the Clarke County Zoning Ordinance. 
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ARTICLE I - ZONING ORDINANCE 

2025 EDITION 

4.2.5 Historic Access Corridor Overlay District [HAC 

Purpose: 
The intent of this Section is to promote and protect the health, safety, comfort, and general 
welfare of the community through establishing high quality design criteria. The purpose of the 
quality design criteria is to achieve architectural control of the buildings, structures, places, 
and areas of new development along the arterial streets or highways which are significant 
routes of tourist access to the County, municipalities in the County, to designated historic 
landmarks, buildings, structures or district therein, or in a contiguous county or municipality. 
The purpose of architectural control is to preserve and enhance areas of special historical, 
cultural, architectural or archaeological significance. The protection of these vital corridors 
will help stabilize and improve property values, protect and enhance the designated area's 
attraction to tourists and visitors, and will support and stimulate complimentary development 
appropriate to the prominence afforded properties contiguous to significant arterial routes. 
Benefits attributable to the promotion of superior design and appearance of structures 
constructed and altered along arterial highways will ultimately promote the public health, 
safety, and general welfare of the citizens of Clarke County. 

A. 

I .  

Creation of Historic Access Corridor Overlay District 

A special zoning overlay designation is hereby created for lots contiguous to arterial 
streets or highways which are significant routes of tourist access under authority of Va. 
Code §15.2-2306. Location and boundaries of Historic Access Corridor Districts shall be 
delineated by the Board of Supervisors and shall be incorporated into the Official Zoning 
Map as special overlay districts designated as Historic Access Corridor District (HAC). 

2. Criteria for Designation of Districts. The Board of Supervisors may designate one or 
more Historic Access Corridor Districts. Any such District shall encompass lots 
contiguous to arterial streets or highways which are significant routes of tourist access to 
the County, municipalities in the County, to designated historic landmarks, buildings, 
structures or district therein, or in a contiguous county or municipality and shall conform 
to the definition of such corridors set forth in Va. Code 615.2-2201. 

B. Certificates of Appropriateness 

No structure or building to which the HAC District applies shall be erected, reconstructed, 
altered, or restored unless a Certificate of Appropriateness is approved. The requirements for the 
application, review, and approval of certificates of appropriateness are set forth in Section 6.2.5 
(Certificate of Appropriateness). 

C. Penalties for Noncompliance 

Any violation of this section shall be subject to the provisions for violations and penalties set 
forth in Section 10 (Enforcement) of this Ordinance. 

D. Special Overlay District Regulations - Uses 

Wireless communication facilities (WCFs) maybe permitted as allowed by the regulations of the 
underlying zoning district and subject to compliance with the requirements of this section. 
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5. Criteria for Approval of Certificate of Appropriateness. In reviewing a request, the HPC 
shall not approve a certificate of appropriateness unless the applicant's proposals are 
architecturally compatible with the motif and character of the H District. The HPC shall 
base its decision on whether the proposed action conforms to the criteria set forth by the 
Secretarv of the Interior's Standards for Rehabilitation. The HPC shall also consider 
the following factors: 

a. The extent to which the project will affect the overall character, visual fabric, 
rhythm, and continuity of the District. 

b. Whether the height, proportion, openings, spacing, roofs, walls, fences, 
landscaping, ground cover, scale, and directionality of the proposed work are 
visually compatible with the surrounding community. 

SECTION 6 - PERMITS AND REVIEW PROCESSES 6-14 

1--------------,--------------------------.:I 
I 

1--------------------------------------11{ 

C. 

d. 

ARTICLE I - ZONING ORDINANCE 
2025 EDITION 

Whether the materials, textures, and colors planned for use are compatible with 
the District's character. � � 
In the case of a building to be razed, demolished, or moved, the extent to which 
the loss of said building will detract from the Historic District and the purposes of 
this Section. 

� 
3 
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March 13, 2026 

RE: Concerns and Recommendations for the Friant Property 

Development 

To the Members of the Planning Commission, 

I am writing to follow up on my letter dated March 4 regarding 

the proposed Friant property development. Today, I met with Mr. 

Ken Dondero of Tetra Corporation to discuss my specific 
concerns and questions . 

I found Mr. Dondero to be straightforward in his explanation of 
the proposed plans. He emphasized that his company has local 
ties and remains committed to the Berryville community both 
now and after the project' s completion. Based on our 
conversation, I encourage any interested residents to contact him 
directly for answers to their questions . 

My primary concern remains the impact on the properties at 201 

Battletown and 1 19 Battletown (owned by Lydia Russell), which 
are the two homes directly affected by decisions 
regarding "Black Twig Street" and its access to the new 
development. 

After discussing the matter with Mr. Dondero, I would like to 
formally state my preference. I believe the best option for Ms. 

Russell and myself is for Black Twig Street to be designated 

and built for "emergency use" only, secured with a gate and 

lock for emergency vehicle access .  
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Given that the proposal includes only 24 houses spread across 
large lots with cul-de-sacs and no connection to the proposed 
developed section on the other side of the manor house-the main 
access road over the Audley Fann property to Business 7 is more 

than adequate to serve as the entrance and exit for these 24 homes. 

Thank you for your time and for considering the impact of this 

development on our neighborhood and for the two properties 

bordering Black Twig Street. 

Sincerely, 
Mary Jane Pierce 
201 Battletown Drive 
piercemaryjane@gmail.com 
540 405-2570 (cell-Text) 

Cc: Terry Russell 
Cc: Ken Dondero 
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Terry Russell 

From: Brandel Kelsey 
Sent: 

To: 

Thursday, March 5, 2026 1 2:27 PM 
Terry Russell 

Subject: Fw: Friant- Battletown Run rezoning request for Berryville, VA 

Willy sent this to me. 

Brandel Kelsey 

Town Clerk 
Town of Berryville 

1 01 Chalmers Ct 
Berryville, VA 2261 1 

540-955-1 099 

From: William Steinmetz <wsteinmetz@berryvilleva.gov> 

Sent: Thursday, March 5, 2026 12:18 PM 

To: Brandel Kelsey <townclerk@berryvil leva.gov> 
Subject: Fw: Friant- Battletown Run rezoning request for Berryville, VA 

This is the only comment I have in writing 

Willy Steinmetz 

Berryville Town Council, Ward 1 

Please forgive any typos. Sent from my phone. 

From: Patricia Castelhano <patriciajcastelhano@gmail.com> 
Sent: Wednesday, February 25, 2026 5:1 4:56 PM 
To: Paul Perez <pperez@berryvilleva.gov>; William Steinmetz <wsteinmetz@berryvilleva.gov> 

Subject: Fwd: Friant- Battletown Run rezoning request for Berryville, VA 

CAUTION: This email originated from outside your organization. Exercise caution when opening 

attachments or clicking links, especially from unknown senders. 

Good afternoon gentlemen, 

I am writing you today because you are my Council member and represent the Ward in question. I just 

finished looking through the Friant proposal and while i'm sure they worked to make this into a "thing" we 

would feel good/better about as a town it just seems very McMansiony to me. Folks who come from afar 

and live in the McMansiony houses we already have tend to not really participate much in  Berryville as a 

town - l 've encountered so many folks that just go back over the mountain for things so they may feed 

our property taxes but they don't feed our town businesses or banks or fire station etc .. Maybe if there 

was a plan here to solve the housing issues we already have or help locals grow into new house - some 

way to add to the town instead of simply bringing in new folks I would understand the appeal. On top of 

that we already have water issues and resource issues - unless this brings enough money in to find new 

water and postal and power and etc. resources i don't see it as a net positive and would ask that you vote 
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no. I would happily hear any info you have to the contrary and will try and make it to the meeting in march 

AND i wanted to be sure you heard my voice if only so I can say I tried. 

Respectfully, 

Patricia Castelhano 

View.this in your browser 

This complimentary message is being sent to opt-in subscribers who might be interested in its content. If you do not wish 
to continue receiving these messages, please accept our apologies, and unsubscribe by following the instructions at the 
bottom of this message. 
* * * * * * � 

February 25, 2026 

Friant- Battletown Run rezoning request 
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Terry Russell 

From: 

Sent: 

To: 

Subject: 

Mary Veilleux < mfveilleux@comcast.net> 
Thursday, February 26, 2026 3:35 PM 
Terry Russell 

Planning Commission Work Session 

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking links, 

especially from unknown senders. 

Dear Mr. Russell, 

Wou ld you be so kind as to forward this email to the members of the Planning Commission? Thank you 

so much! 

Sincerely, 

Mary Veilleux 

Dear Planning Commission member, 

I attended the work session Tuesday evening and wanted to send you my impressions and 

observations. For those members who do not know me, I am Mary Friant Veilleux and am keenly 

interested in what happens to the Friant property as do all my neighbors and friends on Battletown and 

Bel Voi Drives. 

I will format my email in "bullet form" : 

1 .  I did not count the number of times the engineer repeated the phrase, "when we met with staff"- since 

it was obvious there have been many meetings and many behind the door type of gatherings. Noticeably 

missing are the ones most affected by the development. It was very evident that there have been 

discussions and encouragement to proceed. To remind you , there was only ONE meeting which Julie 

Abrera and I helped organize at Crums Church in  May for locals to have their say. I felt that we were 

"used" to get some talking points in for the engineer- which were totally misrepresented last 

night. Whew. A big disappointment. 

2.The information from the developer has not been avai lable online- so none of us attending could look 

beforehand to see what was going to be presented . The engineer gave us limited information , in  that we 

couldn't read the screen; he didn't have the decency to correct a major error in  the Development plan ( 

revealing Rt 7 in the ridiculous position - through the housing...). Are we that u nobservant? 

3. From the engineer, I felt that his presentation was condescending and humiliating to our Town leaders­

especially as he referred to "sloping angles": our BADA Got it "all wrong". My own impression was as if 

he were saying the following: And yes the hyperbole is used to get my point across. 
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"You country bumpkins! You morons ! You don't even know how to do basic math! Here! Let me 
enlighten you with my wondrous ability to manipulate the numbers and show you that really many MORE 

houses can be built in this section- SEE? Please , do put you r  community's interest and your 
resident's interests aside as you listen to my marvelous calculations! Put aside common sense! Ignore 
the impact of 1 1 0  houses in a small rocky section near the railroad! Ignore that we are going to build 
unaffordable housing that no one in your community - teachers, police, firemen, etc. can afford ! We are 
going to make the town tons of money at resident's expense! As a matter of fact ,we a re doing you a big 
favor- we could bui ld over 1 38 homes! But we will have mercy on you little folks. Just listen to the 
experts!".  

4. I hope before the March 24 Public hearing, we will have ple nty of time to look at the plan in  all its detail­
online. 

5. Finally, the Town has seen 5 major developments in the past 25-plus years. All have been separate 
parcels- none have had to include an already established neighborhood like ours .  My encouragement to 
the Planning Commission is to consider all these detai ls when making your recommendations. Let's 
learn from the past ! Let's think of what do YOU /WE want for our town? Please, I u rge you to resist what 
the developer's desires are- to rezone the acreage. I urge you to recognize the land , the people, the town 
would be best served by sticking to the plan and limit the amount of houses in the western section to 81 
or below. 

6. l recognize that there will always be a conflict of interest for a small town in its desire to remain a tight, 
loving community- with a high dollar developer who makes its living on building high dollar homes. 

7. Let's get this one right! 

Thank you, 
Mary Veilleux 
1 00 Battletown Drive 
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March 4, 2026 

To: Planning Commission Members 

Subject: Friant rezoning request/Twig Road Extension 

I am writing with comments concerning the proposed proj ect for 

development of a subdivision on the Friant property that is under 

consideration. 

First, let me give you a bit of my history on Battletown Drive. I 

built and moved into a house at 1 02 Battletown in June 1 986. I 

lived there from 1986 until I sold the property after my husband 

passed away in June of 2012. I moved to Broadway, Virginia for 

four years. My children wanted me to move back to be closer to 

them, so my son purchased my current home at 201 Battletown 

Drive in 20 1 6  for me to live in. In total, I have lived on 

Battletown Drive for 36 years ofmy life. 

I am one of two properties that will be affected by Twig Road 

extension: the other being the home of Lydia Russell at 1 1 9  

Battletown. 

Here are my concerns: 

• My home has had water in the basement twice since 201 6. 

The last one resulted in having water remediation company 

punch holes in drywall to remove/dry out area and tear out 

flooring. Subsequently I had to replace/repair drywall; 

replace flooring; replace electrical baseboard heaters and 

install a new sump pump. I understand that previous 
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owners had similar problems with flooding. What will the 

building/paving of Twig Road do to the drainage issues? 

Will the water coming off the road cause more flooding 

problems in my basement? 

• Where will the current location of the light pole go when 

the road is built? Will it be located directly in front of my 

home? 

• The home I am living in was built by John Friant, Sr. for 

his mother or mother-in-law. When I moved in in 2016, I 

went to the Court House to see if I could get a copy of the 

plat to show the property lines. According to the clerk 

there, a survey of the property had not been done since it 

was originally built in 1962 although it has passed through 

several owners to the current time. During those 60 years, 

the Friant's did not stake claim to the right of way between 

the two properties. The homeowners took care of mowing, 

etc., over the right of way. It was not until the Sr. Mr. 

Friant passed away, and the family decided to sell the 

property, (around five years ago) they had the right of way 

surveyed and started mowing the strip of land between the 

two properties. I think there would be an argument that 

they had given up their right to retain the right of way 

because of 60 years of not claiming it. I know that would 

take a lot of money to hire a lawyer and take to court to 

fight their action of claiming now. 

• By opening Twig Road to Battletown Drive, traffic from 

the 24 homes proposed in this area would be coming to a 
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street which now is barely wide enough for two cars to 

pass. In addition, most of the homes along Battletown 

Drive have several cars per family and are parked along the 

right of way areas of the street. No one on the street that I 

know of wants sidewalks installed along an already narrow 

street. Wouldn 't it make more sense to extend Battletown 

Drive to meet up with the street being built on the right of 

way through Audley Farm property? 

In conclusion, let me say that I know the Friant property will 

eventually become additional homes for the town and from 

everything I have seen so far, the proposed builder seems to be 

better fitted for building quality houses. D. R. Horton has 

proved with the houses they have already built in the town that 

they are only here for the profit and their houses are poorly built. 

As far as to what is approved concerning Twig Road, Lydia's 

property and my property are the two that will be most directly 

affected by what is decided. I ask for your careful consideration 

of this matter. 

Sincerely, 

Mary Jane Pierce 

piercemaryjane@gmail.com 

201 Battletown Drive 
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Terr Russell 

From: 

Sent: 

To: 

Cc: 

Subject: 

Tim Sinclair <timsinclair85@gmail.com> 
Thursday, February 26, 2026 2:24 PM 
Terry Russell 
Michael Bell Jr; William Gilpin; Patrick Irish; Dana Libby; Gwen Malone; Tom Parker; 
William Steinmetz 
Re: Staff report for February 24 

CAUTION: This email originated from outside you r organization. Exercise caution when opening 

attachments or clicking links, especially from unknown senders. 

Good Afternoon Everyone, 

I have spent some time contemplating the discussion from Tuesday night regarding the Christopher 

Companies memo/presentation around the yield numbers for Sub-Area 1 3/1 4/1 5 (1 1 2  vs. 1 38). I was still 

trying to wrap my head around what I should and could think about it. After having time to reflect further 

l 'm sharing my thoughts on this because I think it's really important and welcome any dialogue (if any) 

everyone would like to d iscuss. Feel free to take or leave any of this as you so like, and Terry if there is any 

perspective you want to provide from the Town please feel free to chime in as well. 

While their data/presentation certainly provides convincing data, I think this is ultimately a challenge to 

policy, not just a technical discrepancy, and could impact future precedence for other developments 

and public perceptions. Since the Berryville Plan is the policy we are working with, I think we need to look 

to the plan for how it might deal with this. 

The Berryville Area Plan is explicit that its land-use assumptions were established through a formal and 

joint Town-County process. The language of the plan is that these areas were identified, reviewed, and 

this number is not presented as a suggestion but as the adopted policy basis for evaluating development 

proposals. Equally important, the Plan warns against altering these assumptions in response to a single 

application: "Any update of this Plan should be through a careful and deliberate process and any 

'piecemeal' Plan amendments offered in response to a specific development request or land use 

decision are discouraged." (Section 1 -1 ) 

I read this language as making it clear that if the developer believes the Plan's slope assumptions or 

environmental constrai nts are outdated or inaccurate then the appropriate remedy is a formal 

Comprehensive Plan amendment, not a reinterpretation during a rezoning. The Plan provides a defined 

amendment process involving both the Town and County, and it is the only legitimate mechanism for 

changing adopted policy. Based on the brief correspondence that Terry shared from Brandon Stidham 

with the County, the view from his perspective representing the County is that the plan is the policy. If 

they want more density it should be viewed through the density qualifiers already listed in the Sub-Area 

descriptions. 

My hesitancy with reinterpreting the yield tables for this request is that it would set a precedent allowing 

future applicants to challenge or reinterpret Plan assumptions to justify higher densities. Dana's closing 

comments were pertinent in that the plan governs long-term planning, as well as public trust, and 
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making one-off reinterpretations such as this may undermine the trust in the process even if we find their 

reasoning compelling. 

For these reasons, I believe the most defensible and policy-consistent approach is to adhere to the 

Plan's stated yield of 1 1 2  homes, with full consideration for the density bonus outlined for these Sub­

Areas. Determination should be on meeting those criteria unless and until the Plan is formally amended. 

This preserves the i ntegrity of our planning framework and ensures that any changes to core 

assumptions occur transparently and with full public process. 

Thank you for considering this perspective as we continue our review. I hope you all have a great rest of 

your week and weekend! 

-Tim Sinclair 

804-205-0808 

On Mon, Feb 23, 2026 at 1 :52 PM Terry Russell <planner@berryvilleva.gov> wrote: 

Commissioners, I realized that I d id not include my staff report in the Agenda Packet I sent you on Friday. Please 

see attached. 

Terry Russell, CZA 

Community Development Director 

Zoning Administrator 

Town of Berryville 

1 01 Chalmers Court, Suite A 

Berryville, VA 2261 1 

540-955-4081 

Thanks, 

-Tim Sinclair  

804-205-0808 
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Good Even ing. 

I am Sa ra Stern, and  I l ive on Tay lor  Street i n  Berryvi l l e .  My 

fam i ly have been i n  Berryvi l l e  for wel l -over 100 yea rs, a nd fo r 

the m ost pa rt, I have l ived here as wel l .  I worked for the 

R ichmond Virgi n ia Home Bu i lder's  Associat io n  for 11  yea rs, and 

after that, co-owned a homebu i ld ing compa ny for 2 1  yea rs, so I 

a m  fam i l ia r  with the cha l lenges .  

At the r isk of repeating some  of the concerns that have a l ready 

been made with respect to The Ch ristopher Com pa ny's  request 

for u p-zon ing the  Fria nt Land to DR-4 i n  order to bu i ld  134 

homes us ing Batt letown Drive as the on ly means  of i ngress a nd 

egress a nd to bu i l d  24 homes on the eastern edge of the 

property with a road that comes out across from Clermont 

Fa rm very near  the entra nce onto the Rt . 7 by-pass, I wou ld ask 

you to cons ider the traffic and congestion that wi l l  be created, 

a nd w i l l  great ly impact the  res idents of Batt letown Estates as 

wel l  as anyone that uses the roads on the east end of town for 

da i ly  act ivit ies a nd comm ut ing .  

Any add it iona l  res ident i a l  construct ion to the Town of 

Berryvi l l e, shou ld  be  designed such that it ca n tru ly become 

pa rt of the town, with s idewa l ks a nd more tha n  one way in  and 

out for traffic .  

I rea l i ze that Berryv i l le  w i l l  not on ly continue to grow, but 

needs to grow. However, the east end of town is not the p lace 

to do it. I n  the near  future, the state may degrade our  ab i l ity to 
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make our  own decisions about what we want our future zoning 

and growth to look l ike. 

We need to p lan ahead to add to the western part of town 

where any additiona l  residentia l construction  can truly be 

incorporated into the existing neighborhoods, and is with in 

walking distance to the downtown, schools, and park. With a 

l ittle foresight, proper p lann ing, and community input before 

and not after a project is proposed . 

I m ight even suggest that the town invest in hir ing an urban 

p lanner that has worked with smal l  towns to help  enhance the 

culture, entice new businesses, help with ideas to take 

advantage of some of the bui ld ings that a lready exist for 

add itional more affordable housing and encourage any new 

construction to match the style and feel ing of some of our older 

bu ild ings and smal l  homes, so that we don't end u p  with 

projects that a l l  look a l ike - the sa me grey, tan, or  b lue 5-4 and 

a door houses with a row of front-load garages and white vinyl 

fences. 

There a re many examples of communities with winding roads 

to cut down on speed ing, sma l l  homes with front porches, 

sidewa lks a nd green spaces. Some even util ize sma l l  a l leys for 

service veh icles and trash pick-up. 

We a re being squeezed by Loudoun and Frederick count ies, 

both of which are develop ing with abandon. 
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I would urge The Town of Berryvi l le  to invest in p lann ing for the 
future of what the citizens of the town and county want their 
county seat to look and feel l ike. 

Many leading citizens that came before us have fought hard for 
us to have the kind of zon ing that a l lows Clarke to stay mainly 
rura l .  We should be wi l l ing to put in the money a nd effort to 
keep it that way. 

4 t 
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Town of Berryvi l l e, V i rgin ia  - P la nn i ng Com miss ion 

Pub l i c  Hea r ing March 24, 2026 - RZ 0 1-25 ( Fr ia nt) 

Dana Libby, Commissioner, Town of Berryville Planning Commission 

I want to focus on a few core issues that I believe a re centra l  to whether this rezon ing should be 

recommended for approva l .  

F irst, there has been repeated rel ia nce on what a re described as 'un used' or  'unbu i lt' 

development un its from the Berryvi l le  Area Plan .  I th ink  we need to be very carefu l here. The 

com prehensive p lan recogn izes that some p lanned un its have not been constructed, but it does 

not estab l ish a system that a l lows those un its to be sh ifted a round to increase density without 

fu rther review. I n  fact, the p lan ties those densities to specific sub-areas, with conditions such 

as  environmental constra ints, transportation access, and  compatib i l ity with surrounding uses. 

Treating those u n used un its as a movable pool risks bypassing the very p lann ing framework we 

are obl igated to fol low.  

Second, th is  gets to the broader issue of  consistency with the comprehensive p lan a nd 

avoidance of spot zon ing. The Berryvi l le  Area P lan  is not just a suggestion-it is a long-standing 

pol icy document adopted by both the Town and the County to guide growth i n  a coordinated 

way. P roperty owners a nd res idents reasonably rely on it. When we consider a rezoning that 

increases density in a particu lar  location, we need to ask :  Is th is  advancing the plan, or is it 

creating a n  exception that pr imari ly benefits a s ingle a ppl icant? 

Third, u nder Virgin ia law and our ord inance, a rezoning must serve the publ ic welfare- not just 

enable addit ional  development. Proffers can he lp address impacts, but they a re intended to 

mitigate effects on the commun ity, not to justify a rezoning that is otherwise inconsistent with 

the p lan  or  c reates new burdens.  So the question for me is :  what is the clear pu blic benefit here 

in  terms of health, safety, infrastructure, or long-term commu n ity p lann ing? 

F ina l ly, I remain concerned a bout the h istoric and  environmental context. Portions of this 

property were previous ly subject to a h istoric corridor overlay at the County leve l .  Whi le 

annexation may have changed the app l icable regu latory framework, the underlying h istoric and  

environmental considerations do not d isappear. The Area P lan  itself emphasizes the protection 

of sensitive a reas, viewsheds, a nd h istoric resou rces i n  these s ub-areas. We should be cautious 

about moving forward without a c lear understanding of how those va lues are being preserved.  

I n  summary, I bel ieve the key issue is not s imply whether development shou ld  occur here, but 

whether th is  specific rezoning approach is  consistent with the adopted p lan, treats s imi larly 

situated properties fa irly, and  provides a demonstrable publ ic  benefit. 

Those a re the points I wi l l  be weigh ing as I consider whether to recommend a pprova l . "  
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Terry Russel l  

From: 

Sent: 

To: 

Cc: 

Subject: 

Attachments: 

Dave McElhaney < DMcElhaney@urban-ltd .com> 
Friday, March 20, 2026 2: 1 8  PM 
Terry Russel l  
Ken Dondero; John Regan (j ohnr@christophercompanies.com) 
Battletown Drive sidewa lk  extension - cost estimate 
Memo.pdf; Bond Est.pdf 

CAUTION :  This emai l  originated from outside your organ ization. Exercise caution when o p ening attachments or cl icking l i nks , 
esp ecia lly from unknown senders. 

Hi Terry, 

Please f ind attached our  est imate for the cost of the s idewa lk extension from our  s ite to Ma in  Street. As 

you recal l, we ou r  p roffer ing to escrow the estimated construction cost and wanted to pass th is along to 

you fo r you r  review and  cons ideration .  We will i ncorporate th is  amount ($54, 776) into ou r  p roffers . 

Please let me know if you have any questions or comments . 

Thanks 

David T. McElhaney, P.E. 
Principal 

_ rb  iur aan. 

Urban, Ltd. 
771 2  Little River Turnpike 
Annandale , VA 22003 
Tel :  703.642.8080 
Fax: 703.642 .8251 
Email: dmcelhaney@urban- ltd . com 
Web: www. urban-ltd .com 

1 
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MEMORANDUM 

TO: 
FROM : 

Town of Berryvi l le 
Matthew McElhaney, PE 

SUBJECT: 
DATE :  

Battletown Run Sidewalk Extension Cost Estimate 
03/1 8/2026 

An est imate of the construction cost for the extens ion of a 5' concrete sidewalk from the 

term inus  of the project to South Ma in  Street a long Battletown Drive. The estimated cost 

came out  to $54,776 .00 fo r approximately 550 ft of s idewa lk. Un its prices were mostly 

taken from the Loudoun Cou nty construction p lan and profi le  bond estimate form . The cost 

estimate does not include any uti l ity re location, addit ional  right of way acquisit ion, or 

perm itting costs that may be req u ired. 

If you have a ny quest ions, comments, or concerns. 

m mcel ha ney@urban-ltd.com or 703-642-8080. 

can be reached at 

PLANNERS 

ENGINEERS 

LANDSCAPE 

ARCHITECTS 

LAN D  

SURVEYORS 

Urban, Ltd. 77 1 2  Little River Turnpike Annandale, Virg inia 22003 PH 703.642.8080 FX 703.642.8251 www.urban-ltd.com 

Annandale, VA Chantilly, VA Winchester, VA 
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/ 

Project Name: Battletown Run 
Prepared By: MM Finn: Urban, LTD Date:03/18/2026 

ESTIMATE OF CONSTRUCTION COST OF BATTLETOWN DRIVE SIDEWALK EXTENSION 
Quantity Unit Price Cost 

1 LS Mobillzatlon $ 5,500.00 $ 5,500.00 
Unsuitable Material, 

100 CY Load and Haul, Dump, $ 50.00 $ 5,000.00 
Charge 

1452 SY Site Grading $ 1.25 $ 1,815.00 
0.30 AC Clear and Grub $ 13,600.00 S 4,080.00 

Seeding, fertilizing, soil 
1452 SY treatment and $ 3.00 $ 4,356.00 

watering 

305 SY 
Sidewalk-Concrete 4°, 

$ 55.00 $ 16,775.00 
No Base 

3 EA 
Curb Cut, CG-12 

$ 1,300.00 $ 3,900.00 
Detectable Surface 

222 SY 
Standard Driveway, No 

$ 75.00 $ 16,650,00 
Curb 

550 LF SILT FENCE (SF) $ 4.00 $ , 2,200.00 
$ 

SUB-TOTAL $ 54,776.00 

TOTAL= $ 54,776.00 
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William Steinmetz, Chairman 
Berryville Planning Commission 
10 1  Chalmers Court, Suite A 
Berryville, VA 226 1 1 

cu ssionHeR 
; c o M P A N I E S  
1 - � . - - � � - - - . 

Q U A L I T Y  B Y  D E S I G N  

March 24, 2026 

RE: Fraint Property (Battletown Run) rezoning 

Dear Chairman Steinmetz: 

The Christopher Companies Team held a meeting with Town Staff today. I thought it was very 
productive and informative. At this meeting we learned that there is a very technical issue that needs to be 
resolved regarding the Berryville Zoning Ordinance Section 509. 

In light of this, we request a delay in the action of the Planning Commission until its meeting on May 
26, 2026. We suggest that tonight's public hearing be held as scheduled and that our case be deferred to the 
May 26, 2026 meeting. We acknowledge this request will extend the legal requirement for public hearings 
contained in Section 508.8 of the Berryville Zoning Ordinance. 

Thank you for your consideration. 

Sincerely, 
Christopher Land, LLC 
�-y

�

i '.Ghi;(�topher Management, Inc. ,  Manager 

. 
E. egai )r. 
President 

10461 White Gran ite Drive, Oakton, Virg in ia 22124 I (703) 352-5950 I Chr istopherCompanies.com 
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Terr Russell 

From: 

Sent: 

To: 

Subject: 

Audra Wallace < audraw71 6@gmail.com> 
Sunday, March 22, 2026 8:28 PM 
Terry Russell 
Concerns Regarding Proposed Zoning Change - Fryant property 

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or  clicking 
links, especially from unknown senders. 

Dear Planning Commission, 

I am writing to express serious concern regarding the proposed zoning change that would al low for the construction of 
over 100 new homes with primary (and only) access via Battletown Drive. 

This proposal raises significant safety and infrastructure issues that absolutely cannot be overlooked. Battletown Drive 
currently lacks basic features such as sidewalks and curbs, making it ill-equipped to handle a substantial increase in 
traffic, especially from a development of this scale. Introducing over 100 additional households through a single point of 
entry and exit is not only impractical, but irresponsible. It poses clear risks for residents, emergency response access, and 
overall traffic flow. 

A development of this size demands carefu l planning and infrastructure improvements that a lign with the realities on the 
ground. As it stands, forcing this volume of traffic onto a road not designed to support it feels both unreasonable and 
unsafe. The absence of multiple access points further compounds concerns about congestion, evacuation in 
emergencies, and daily commuter strain. 

I urge the Town to reconsider this zoning change or, at the very least, require substantial infrastructure upgrades and 
alternative access solutions before moving forward. Put in curb, gutter, and sidewalks for the entire length of Battletown 
and Bel Voi, and sidewalks from Battletown to train tracks. Find another access point. Don't do the same thing the Town 
did for Shenandoah Crossing - forcing people to drive through small older neighborhood with no sidewalks, putting those 
longtime residents at risk. 

Bottom line. Growth should be managed responsibly, with the safety and quality of life of current residents as a top 
priority. 

Thank you for your time and consideration. 

Sincerely, 

Audra J. Reed 
105 Battletown Dr. 
703-999-5813 

1 
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Terry Russell 

From: 

Sent: 

To: 

Cc: 

Subject: 

Jim Craig <jim.craig@craigsundecks.com> 
Wednesday, March 25, 2026 5:41 PM 
Terry Russell 

bsnyder01 @earthlink.net 

Fwd: Fwd: Battletown Drive (rough draft) 

CAUTION: This email  originated from outside your  organization. Exercise caution when opening 
attachments or clicking links, especially from unknown senders. 

Terry Russell 
Planning Director 
Town of Berryville 

Mr. Russell, 

I attended the p lanning meeting last night. After hearing all the compelling  testimonies from Berryville's 

citizens, I would like to add a few concluding comments. I live at 1 Battletown Dr. and therefore have an 

intimate understanding of how traffic impacts the intersection of Battletown Dr. and E. Main Street. One 

very common theme I heard last n ight was the concern over added traffic from Christopher Companies' 

proposed plan  to build greater than "by-right" density. For this reason a lone, this current proposal needs 
to be denied. Even adding the maximum dwelling units currently allowed by-right would burden this 
small subdivision and the intersection at E. Main. Adding the traffic from the proposed 1 34 dwelling 

units to the small street of Battletown Dr. and this intersection, would overburden and make u nsafe the 

ingress/egress for all citizens of the neighborhood as well as services and visiting guests. Traffic flows 
rapidly into and out of town on E. Main St. and drivers do not respect the 25 mph speed limit at this 

intersection.  I worry for the safety of my friends, family, and neighbors if this proposal were ever 

allowed. 

Christopher Companies should provide another means for access to their proposed subdivision. I heard 

them mention an emergency access via Black Twig. I suggest this road address the unsafe traffic flow 

created by the proposed subdivision and be installed permanently, not just for emergencies. I also 

understand that there may be a problem with Christopher's proposal to escrow money for future curb, 

gutter, and sidewalks due to VDOT guidelines that require much more distance to install than what is 

currently avai lable in the right of way. Should n 't Christopher already know these VDOT requirements? If 

so, they also knew this escrowed money would come right back to them as the additional safety 

measures necessary to protect the neighborhood would never get installed. 

I do respect the comprehensive planning of our forefathers on the Berrville Area Development 

Authority and feel much more comfortable with the by-right zoning of this land. I do not feel compelled 
� 

to allow any builder to push for a change to the current plan based on their financial evaluations. Thank 

you for considering my input. 

J im Craig 
cell) 703-926-6400 

1 

I - -·-·· - -- --- -

Page 74 of 227

mailto:bsnyder01@earthlink.net
mailto:jim.craig@craigsundecks.com


Dear Members of the Planning Commission, 

1 am a property owner i n  the Town who is not available to attend the upcoming public 
hearings in  person.  I am sending this letter in  the hope that my voice is heard, just like the 
people who are physically able to be there. 

We watched as DR Horton tried to steamroll the town once again when  they tried to pack 
houses into this Friant property. Than kfully, they were stopped. 
Builders are just going to keep coming after this property. 
The current layout seems a lot better than any other option I have seen. 
Using a local builder to partner with seems like a much better plan. 
Having DR' Horton or a similar  national builder has not been i n  the town's best interest. 

Everyone says there is a housing shortage, which contributes to the ridiculously high prices 
we're seeing. 

The town has an opportunity to shut the door on national builders coming here and 
creating havoc (ask anyone who lives i n  Hermitage). Work with the local builder so we don't 
have to keep  going through this rezoning year after year. 

Thank you for your time and consideration in this matter. 

Russell Gilkison 

301 Pickett Ct, Berryville, VA 
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A 

GENERAL NOTES 
1. THE SUBJECT PROPERTY IS LOCATED ON TAX AP 14-4.80 ANO 14-A-112. ALL REFERENCES 

HEREIN TO PROPERTY PARCB. OR SITE SHALL REFER TO TE SUBJECT PROPERTY 

2. THE PROPERTY I5 LOCATED N TOWN LAND USE AREAS LOW.MEO DENSITY RESIDENTIAL(4 
DUA) AND LOW DENSITY RESIDENTIAL (2 DUA) 

3 THE PROPERTY IS CURRENTLY ZONED BP DR·2. DR.1 ANDOSR A PORTION OF THE 
PROPERTY IS TO BE REZONED TO DR-4 

4 THE PROPERTY I& OVIED BY FRIANT ENTERPRISES #1 LLC FRIANT ENTERPRISES 2 LLC 
AND FRIANT ENTERPRISES #3 LC 

5. PROPERTY INES SHOWN HEREON ARE BASED ON A URBAN, LTD FIELD-RUN BOUNDARY 

SSE'E5SSE:EX3REE80EC7EE7R 
FEBRUARY 25.2025. ON NORTH AMERICAN DATUMOF 1983 (NAD 83). TOPOGRAPHY S»CWN 
HEREON IS BASED ON PHOTOGRAMMETRIC METHODS FROM AERIAL PHOTOGRAPHY 
DATED JUNE 30, 2021, COMPILED BY QUANTUM SPATIAL ON NORTH AMERICAN VERTICAL 
DATUM OF 1908 INAVD6sj 

6. THERE ARE NO KNOWN GRAVE OR BURIAL SITES ON TIS PROPERTY, 

. THE PROJECT MAY TO BE DEVELOPED IN PHASES. 

• TNT ENVIRONMENTAL HAS PERFORMED A WETLAND PWVESTIGATION IN SEPTEMBER 2025 
AIU THEIR FIPWDINGS ARE 5HON HEREIN. 

9. PUBLIC WATER AND SEWER SHALL BE PROVIDED BY CONNECTING TO ED0STING SERVICE 
ON OR ADJACENT TO THE PROPERTY 

1Q. LANDSCAPING ILL BE PROVIDED IN ACCORDANCE WITH THE APPUCABLE PROVISIONS OF 
THE ZOMNG ORDINANCE AND THE DESIGN GUIDELINES 

11. SYWWBMPIS CONCEPTUAL AND SUBJECT TO CHANGE WITH FINAL. ENGINEERING 

12. SPECIAL AMENITIES WILL INCLUDE POCKET PARKS. GREENS WITH PATHWAYS. BENCHES 
LANOSAPPIG AND A POSSIBLE AMEITY/ PLAY AREA. LANDSCAPING WILL SERVE TO 
DEFINE THE STREETSCAPE, SOFTEN THE BUILT ENVIRONMENT AND BUFFER VIEWS TG 
AD.ACENT PROPERTIES. SEE THE DESIGN GUIDELINES 

B C 

DR-1 CLUSTER DEVELOPMENT STANDARDS 

MAX. DENSITY, RESIDENTIAL USES 
SFD MIN. LOT SIZE: 
SFD MAXIMUM LOT SIZE: 
SFD MINIMUM LOT WIDTH : 
SFD MINIMUM SIDE YARD 
SFD MINIMUM REAR YARD FOR PRIMARY STRUCTURE 
SFD MINIMUM SIDE AND REAR YARD FOR ACCESSORY STRUCTURES 
SFD MINIMUM FRONT YARD FOR PRIMARY STRUCTURE: 
MAXIMUM BUILDING HEIGHT: 
OPEN SPACE REQUIRED: 

1 DU/AC 
20,000 SF 
45.000 SF 
100 FT, (120' CORNER LOT) 
15 FT 
45 FT 

SFT 
3SFT 
35 FT 
15% NET AREA (EXCLUDES I00-YR 
FLOODPLAIN, SINKHOLES, SLOPES 
EXCEED 25% AND 50% OF LAND WITH 
SLOPES BETWEEN 15% AND 25%.) 

DEVELOPMENT SUMMARY AND TABULATIONS - DR-1 

DR-1 EAST LAND BAY AREA: 
EXISTING ZONE: 
PROPOSED ZONE 
LOTS PROPOSED 
PROPOSED DENSITY 
100-YR FLOODPLAIN AREA, SINKHOLES, SLOPES EXCEEDING 25% 
AND 50% OF LAND WITH SLOPES BETWEEN I5% AND 25% 
NET SITE AREA: 
OPEN SPACE REQUIRED (15% NET AREA): 
OPEN SPACE PROVIDED 

TYPICAL LOT IN DR-1 ZONING (CLUSTER) 
(SETBACKS FOR PRIMARY STRUCTURE) 

11 
I 
I 
I 

� 
� ±esrnu � 

� 
I I 
I I 
I I 

zi is 
�� � � □ � 

I I 

I I 

I I 

L J 
18 FRONT HRI 

24.22 AC 
DR-1 (DETACHED RESIDENTIAL-1) 
NIA 
24 DU 
24 DU / 24.22 AC = 0.99 DU/AC 

2.43 AC 
24.22 AC - 2.43 AC = 21.79 AC 
3.27 AC 
8.90 AC - 3.27 AC = 5.62 AC** (5.62 / 21.79 = 25.8%) 

TYPICAL LOT IN DR-4 ZONING 
(SETBACKS FOR PRIMARY STRUCTURE) 

6el 

GUTT1FAN 

D E 

DR-4 CLUSTER DEVELOPMENT STANDARDS - REZONED PORTION OF THE 

PROPERTY 

MAX .  DENSITY, RESIDENTIAL USES 
SFD MIN. LOT SIZE 
SFD MAXIMUM LOT SZE. 
SFD MINIMUM LOT WIDTH 
SFD MINIMUM SIDE YARD 
SFD MINIMUM REAR YARD FOR PRIMARY STRUCTURE: 
SFD MINIMUM SIDE AND REAR YARD FOR ACCESSORY STRUCTURES: 
SFD MINIMUM FRONT YARD FOR PRIMARY STRUCTURE: 

4 DU/AC 
7,500 SF 
20.000 SF 
60 FT, (75 CORNER LOT) 
10 FT 
25 FT 
SFT 
15 FT 

SFD MINIMUM FRONT YARD FOR GARAGES, CARPORTS, OR OTHER STRUCTURES FOR VEHICLES: 25 FT 
MAXIMUM BUILDING HEIGHT: 35 FT 
OPEN SPACE REQUIRED 20% NET AREA (EXCLUDES 

100-YR FLOODPLAIN, 
SINKHOLES, SLOPES EXCEED 
25% AND 50% OF LAND WITH 
SLOPES BETWEEN 15% AND 
25%.) 

DEVELOPMENT SUMMARY AND TABULATIONS - REZONED PORTION OF THE PROPERTY 

AREA TO BE REZONED 
EXISTING ZONE 

PROPOSED ZONE: 
LOTS PROPOSED 
PROPOSED GROSS DENSITY 
100-YR FLOODPLAIN AREA, SINKHOLES. SLOPES EXCEEDING 25% 
AND 50% OF LAND WITH SLOPES BETWEEN 15% AND 25% 
NET SITE AREA: 
OPEN SPACE REQUIRED (20% NET AREA) 
OPEN SPACE PROVIDED: 

42.46 AC 
OSR (OPEN SPACE RESIDENTIAL), BP 
(BUSINESS PARK), DR-2 (DETACHED RESIDENTIAL-2), 
DR-1 (DETACHED RESIDENTIAL-1) 
DR-4 (DETACHED RESIDENTIAL-4) 
110 DU 
110 DU / 42.46 AC = 2.59 DU/AC 

2.06 AC 
42.46 AC - 2.06 AC = 40.4 AC 
8.08 AC 
13.78AC - 2.06 AC = 11.72 AC** (11.72 / 40.4 = 29.0%) 

DEVELOPMENT SUMMARY AND TABULATIONS - MASTER DEVELOPMENT PLAN AREA 

TOTAL SITE AREA 
TOTAL LOTS PROPOSED 
PROPOSED OVERALL GROSS DENSITY: 
TOTAL GROSS* OPEN SPACE: 

* INCLUSIVE OF FLOODPLAIN AND STEEP SLOPE AREAS 
"* SUBJECT TO CHANGE WITH FINAL ENGINEERING 

100.04 AC 
I34 
1,34 DUWAC 
±57.9 AC (±57.8%)** 

SEE SHEET 13 FOR COMPREHENSIVE PLAN DENSITY COMPUTATIONS 
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OVERVIEW 

PROJECT LOCATION 

Battletown Run is a thoughtfully planned 

single-family residential community proposed 
in the northeastern-most portion of the Town 

of Berryville in Clarke County, Virginia. The 

community will provide 134 residential lots 
while preserving more than 29% of the 

rezoned property as open space. Over 50% 

of the overall development will be open space 

which will support both conservation goals 
and a high quality of life for future residents. 

Strategically located with easy access to 

Route 7 and only minutes from downtown 
Berryville, Battletown Run offers convenient 

proximity to essential amenities, services, and 

public schools within 2 to 3 miles. This location 

strengthens the connection between new 

housing opportunities and the Town's existing 
infrastructure and community assets. 
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BASIS OF DESIGN 
Enhanced Transportation 
and Connectivity - The 
community design incorporates 
roadway and access improvements 
that strengthen connectivity to the 
Town's transportation network, 
ensuring safe and efficient circulation 
for residents and emergency services. 

Cluster Development 
Approach - Homes are arranged 
in a clustered pattern to minimize 
infrastructure demands, reduce 
long-term public service costs, and 
preserve significant open space, 
thereby aligning with smart growth & 
environmental stewardship objectives. 

Pedestrian-Friendly Design -

A comprehensive system of sidewalks 
and trails is proposed to promote 
walkability, encourage healthier 
lifestyles, and provide safe, accessible 
routes that connect residents to open 
spaces and community amenities. 

Viewshed and Scenic 
Resource Protection- The 
plan preserves key visual corridors 
and natural features, protecting the 
community's rural character and 
maintaining the scenic quality valued 
by Clarke County residents & visitors. 
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IMAP 4 -- Berryville Area Plan Land Uses (2015)] 

A 
*45' 

5 

0 1,000 2,000 Feet 

L□ 
A-4 

The Town of Berryville is uniquely positioned to provide 

urban-level services as Clarke County's primary designated 
growth area for both residential & business uses. With the support 

Sub-areas 14 and 15 are designated for medium­
low (2-4 units/ac.) and low-density (1-2 units/ac.) 
residential development, respectively. However, the 
Plan clearly acknowledges that both areas may support 
medium-low density (up to 4 units/ac) residential 
development under a cohesive master plan that 
integrates Sub-areas 13, 14, and 15. The Plan further 
emphasizes that unused residential density from other 
growth areas should be considered for application within 
Sub-area 15, making Battletown Run an ideal location to 
absorb this capacity in a planned, responsible manner. 

Sub-area 16, portion under separate ownership, is 
designated for historical and cultural preservation. The 
Plan recognizes that connectivity between the east and 
west sides of Sub-area 15 is a known challenge, which 
can be resolved with the future development of the Bel 
Voi parcel by others. 

of a comprehensive master plan that addresses all relevant planning elements, In summary, Battletown Run delivers a 

the proposed residential area can appropriately accommodate medium-low cohesive master plan that directly advances 

density development at a target of 4 units/ac. Pedestrian connection between the the Berryville Area Plan's objectives by: 

west & east sides of the community can be provided through the existing parcels. • Preserving sensitive environmental areas. 

The Battletown Run development plan has been carefully 

crafted to reflect and implement the guiding principles of the 

Berryville Area Plan (the Plan). This Plan, jointly developed by Clarke 
County and the Town of Berryville, was established to balance the protection of 
natural resources, historic landscapes, and agricultural lands with the Town's 
role as the County's designated growth center. Within this framework, the Plan 
provides specific recommendations for sub-areas. The Battletown Run property 
encompasses Sub-areas 13, 14, 15, and a part of 16: 

Sub-area 13 is identified for environmental conservation, which has been 
incorporated directly into the Battletown Run plan through preserved open spaces 
and resource protection. 

MAY 2026 
4 

Establishing a compact, walkable, and connected 
neighborhood form. 
Supporting efficient provision of urban services within 
the Town's primary growth boundary. 
Responsibly accommodating planned residential 
density consistent with the County's adopted growth 
policies. 

This coordinated approach not only meets the intent 
of the Plan but also strengthens Berryville's role as the 
County's focal point for growth while ensuring long-term 
protection of surrounding rural and agricultural lands. 
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BATTLETOWN RUN I DESIGN 

PROJECT SUMMARY 

The Battle Town Run community has been 

designed using a clustered development 

approach that minimizes infrastructure demands 

while preserving significant environmental 

resources. This design strategy allows development to be 
concentrated in appropriate areas, while maintaining large 
portions of the property as permanent open space, consistent 
with Town planning objectives. 

A walkable community framework has been 

prioritized. All residential streets will be built with 
sidewalks, ensuring safe pedestrian movement throughout the 
neighborhood. Beyond the streetscape, a public trail system 
will weave through the preserved open space areas, creating 
opportunities for recreation, connectivity, and access to natural 
resources. 

Open space preservation is a defining feature of 

the plan. The majority of the site, when including both the 
rezoning and by-right plans, will remain open space, with select 
areas thoughtfully programmed for active and passive recreation 
to serve residents of all ages. 

Modern infrastructure will be provided. Each home 
will be served by public water and sanitary sewer, while on-site 
stormwater management systems will be implemented to meet 
regulatory requirements and protect downstream resources. 
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ACHIEVED DESIGN ELEMENTS 
GOALS; 
1. TRANSPORTATION & CONNECTIVITY 

Battletown Run is designed to strengthen the Town's 
transportation network by providing a new access 
point. The primary entrance will extend from Battletown 
Drive and incorporate road improvements, ensuring 
safe and efficient traffic flow. This new entrance will 
improve circulation within the Town and maintaining the 
secondary street network envisioned in the Berryville 
Area Plan. Battletown Drive will also be connected to 
the Eastern Landbay via the construction of Black Twig 
Street. The Eastern Landbay will also be connected to 
East Main Street. 
Plan Alignment: The Berryville Area Plan (Chapter 2, 
Section C) emphasizes the need for linkages to and 
through Battletown Subdivision and adjacent sub­
areas, while also calling for additional access options 
to Sub-area 15. Battletown Run plan directly fulfills this 
requirement. 

2. CLUSTER DESIGN TO REDUCE INFRASTRUCTURE 
COSTS & ADVERSE ENVIRONMENTAL IMPACTS 

The Battletown Run neighborhood is designed as a 
clustered community, reducing infrastructure demands 
while preserving sensitive natural resources and 
drainage ways. The proposed density of 1.34 DU/AU 
reflects the Plan's call for medium-low density residential 
development at 4 units per acre, consistent with Sub­
area 15's potential. 
Plan Alignment: The Berryville Area Plan (Chapter 2, 
Section C) encourages cluster development to protect 
environmental areas, increase land efficiency, and 
reduce infrastructure costs. The Plan further notes 
that unbuilt residential density from Annexation Area 
B should be considered for Sub-area 15-supporting 
Battletown Run's proposed density. 

� � rb a urban 

BATTLETOWN RUN I DESIGN GUIDELINES 

3. WALKABILITY & TRAILS 
All residential streets in Battletown Run will 
include sidewalks, providing approximately 2.79 
miles of safe pedestrian pathways. In addition, 
a trail system approximately 1 mile will extend 
through the preserved open space, creating a 
comprehensive pedestrian circulation network 
that enhances recreation and accessibility. 
Plan Alignment: The Berryville Area Plan 
(Chapter 1, Section D) highlights the importance 
of walkable communities, noting benefits 
such as healthier and more active residents, 
reduced transportation costs, improved air 
quality, and increased economic activity. 
Battletown Run fully embraces this vision by 
delivering an interconnected, pedestrian-friendly 
neighborhood. 

4. VIEWSHED PROTECTION 
Battletown Run has been carefully designed to 
protect the highly visible landscape along Route 
7. The majority of development is located more 
than a quarter-mile from the corridor. In areas 
where homes are closer, the property's natural 
topography and additional evergreen screening 
will preserve scenic views and mitigate visual 
impacts. 
Pf an Alignment: The Berryville Area Plan 
(Chapter 2, Section C) specifically identifies 
the Route 7 Bypass viewshed as requiring 
careful siting. Battletown Run addresses this 
requirement by combining natural terrain with 
landscape screening to preserve the County's 
scenic character. 

MAY 2026 
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5. MASTER PLANNING FOR UTILITIES & STORMWATER 
Battletown Run will be fully served by public water and 
sanitary sewer, consistent with the Town's role as the 
primary growth area. On-site stormwater management 
will be achieved through strategically located ponds, 
ensuring regulatory compliance and long-term protection 
of downstream resources. 

6. PROFFERS & MITIGATION OF DEVELOPMENT 
IMPACTS 

As outlined in the proffer statement, Battletown Run 
includes cash proffers to help address Town needs, 
ensuring that the costs of new growth are responsibly 
offset by developer contributions. 

In summary, the Battletown Run master plan 
directly implements the Berryville Area Plan 

by : 
Expanding safe and efficient transportation linkages. 
Preserving environmental resources through clustered 
design. 
Establishing a robust walkability and public trail 
system. 
Protecting key scenic viewsheds. 
Delivering urban-level services in the designated 
growth area. 
Mitigating impacts through proffers. 

Battletown Run reflects the balanced growth strategy 
envisioned jointly by The Town of Berryville-strengthening 
the Town as the growth center while safeguarding the 
rural and historic character that defines the surrounding 
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VEHICULAR 

TRANSPORTATION 
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The Battletown Run community shall be 
designed with a well-connected internal 
street network that supports safe and 

efficient two-way vehicular circulation while 

accommodating on-street parking to enhance 

neighborhood character and convenience. 
To ensure strong integration with the Town's 

overall transportation system, the development 

shall include an entrance point connecting 

the community to the rest of the existing 
surrounding neighborhood along Battletown 
Drive. 
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PEDESTRIAN 

WALKABILITY 

The internal residential streets of Battletown Run 

shall be designed with sidewalks on both sides, 

ensuring safe and continuous pedestrian access 

throughout the community. In addition, sidewalks, 

trails , and similar pedestrian connections shall 

link residential areas to community amenities and 

recreational features located within designated 
open spaces. The open space network shall be 

further enhanced by a system of interconnected 

internal trails, providing multiple routes and access 

points that encourage public use, strengthen 

connectivity, and promote an active, walkable 

neighborhood environment. 
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• • • • • • • PROPOSED PUBLIC TRAIL 
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BATTLETOWN RUN I DESIGN GUI DELINES 

STREET AND TRAIL DETAILS 

RESIDENTIAL STREETS All internal residential streets shall be designed as 50-foot public rights-of-way, incorporating sidewalks to ensure safe, convenient, and accessible 
pedestrian circulation throughout the community. Sidewalks shall connect to open space areas, trails, and adjoining neighborhoods to promote walkability and support a cohesive, 
interconnected community fabric . 

MIN.15'-0" 
FRONTBRL 

29'-0" 
ROAD 

50'-0" 
R.O.W 

MIN.15'-0" 
FRONT BRL 

*Note: Black Twig Street proposed 24 foot width, see 
Rezoning Plan. 

TRAILS A system of public trails shall supplement the sidewalk network to expand recreational opportunities and provide public access connections to designated open space 
areas. Trails shall be a minimum of 5 feet in width and may utilize a range of high-quality surface materials-including natural stone dust, asphalt, mulch, concrete, pavers, or similar 
materials-selected to balance durability, accessibility, and the desired character of the trail environment. 

STONE DUST 

A/' 
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ASPHALT NATURAL 
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BATTLETOWN RUN I DESIGN GUI DELINES 

OPEN SPACE AREA 

To uphold the cluster design principles established in the Master Plan, the majority of the Battletown Run community shall be preserved and enhanced as open space. These areas 
shall serve as both conservation and community functions, protecting natural resources while offering residents meaningful opportunities for recreation. Select portions of the open 
space shall be thoughtfully programmed with amenities that support a balance of active and passive recreational uses for all ages. Public access to these amenities shall be provided 
through a connected trail system that links seamlessly to the intemal public street network, ensuring accessibility, walkability, and integration with the overall neighborhood design. 
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OPEN SPACE PLAN 
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BATTLETOWN RUN I D ESIGN GUID ELINES 

OPTIONAL OPEN SPACE AMENITIES - WESTERN LAND BAY 

© Passive Park: Has space for users to have picnics, 
birdwatch, and enjoy nature. 

�- - � •• , 
��� � ...:� 

� - urban 
Sa m 

@) Playground: The Playground acts as a central hub for children to explore their 
surroundings in a healthy and safe environment. The playground equipment shall be 
intentionally selected to promote creativity and physical fitness for ages 5-12. The 
materials selected shall be complimentary to the surrounding architecture. 

������ � � �� ���� �
�
�
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its & Pavilion: Fire Pits will be p 
ded buffer, allowing users to enjo 
d the fire. 
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@ Dog Park: The enclosed Dog Park includes seating and 
open space for users. 

E) Exercise Equipment: Exercise equipment will be proposed 
along the trail for users to enjoy cardio and strength training 
outdoors. 
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BATTLETOWN RUN I DESIGN GUIDELINES 

OPTIONAL OPEN SPACE AMENITIES - EASTERN LANDBAY 

�� irban aa ur 

Fire Pits & Seating: Fire Pits are suggested within an open space area central to Eastern 
Land bay area homes allowing users to enjoy a quiet evening or afternoon with friends 
around the fire as well as physical activites such as yoga. 
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BATTLETOWN RUN I DESIGN G U I D ELINES 

LANDSCAPE STANDARDS 

1. PLANTING DESIGN GUIDELINES AND GENERAL REQUIREMENTS 

A. Landscape material selections shall respond to the surrounding 
architecture and shall reinforce and define the public open space 
within the site. In general, street tree species shall correspond to 
the specific street type they are located on. This will help define 
the overall hierarchy of street connections and create clear 
pedestrian and vehicular zones. Overall, landscape selections 
will be based on year round interest, the ecology of the site, the 
need to define spaces, and the theme of the design. 

B. Plants shall be selected based on their ultimate height, width, 
and growth habit in relation to the space where they will be 
planted. When planted adjacent to buildings, plantings should not 
obscure the building's architectural features. 

C. To the extent possible, regional indigenous species are to be 
integrated into the planting designs. 

D. Plant materials shall be resistant to disease and damage by deer 
and other fauna of the area. 

E. There shall be a diverse mix of plant species to avoid 
monoculture and ensure seasonal interest. No more than 33% of 
plantings shall be of any one species. 

F. Non-native species may be used in high visibility areas (e.g. 
entrance features, adjacent to buildings), however invasive and 
aggressively spreading species are not permitted. 

G. All plant beds shall be fully prepared as per the plan 
specifications. 

H. Minimum Plant Size: 
Street/Shade Trees: 2" cal. 
Ornamental Trees: 1.5" cal. 
Evergreen Trees: 6' height 
Shrubs: 18" - 24" 

� - urban an 

2. EXISTING VEGETATION 

A. General Guidelines: Existing stands of vegetation shall be 
preserved whenever possible. 

B. Buffer Credits: Existing vegetation may be used to meet 
landscape buffer requirements. To be credited, existing 
vegetation stands must meet the buffer width requirement and 
be in good health. Existing buffer areas shall be supplemented 
where necessary with planted trees and shrubs to achieve the 
minimum number of trees and shrubs required. 

3. STREET TREES 

A. General Requirements: Shade trees shall be planted as street 
trees along all rights-of-way within the project area. 

B. Spacing: Shade trees shall be planted at a minimum, one tree 
approximately every 50 feet with the centerline of the roadway 
as the basis of measurement. 

4. RESIDENTIAL LANDSCAPING 

Landscape plantings for individual homes should consist of 
a limited variety of trees, shrubs, and groundcovers to create 
an attractive well organized cohesive landscape. Shrubs and 
groundcovers should be planted in masses of a single species or 
cultivar in sufficient numbers to create beds or drifts of plants. 

MAY 2026 
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BATTLETOWN RUN I DESIGN G U I DELINES 

RESIDENTIAL LANDSCAPE AND HARDSCAPE GUIDELINES 

LANDSCAPING 

Lot landscaping and screening can add a lot of value and 
create an aesthetically pleasing streetscape throughout 
the community. The following guidelines shall be used: 

• Foundation plantings must be included on every 
house prior to occupancy. 

• Lots with walk-out basements or exposed foundations 
shall include some landscaping to break up large 
architecture planes. 

• Columnar or taller evergreens shall be used to 
"soften" the architecture. 

I 

� - urban Sa m 
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FENCES 

Fences will be permitted within the Battletown Run 
community but must follow the guidelines below: 

• Fence material shall be treated wood, vinyl, wrought 
iron or aluminum. 

• Vertical vinyl covered black picket fencing is 
permitted. 

• Maximum fence height shall be six (6) feet, not 
including lattice. 

• Side yard fencing shall be a minimum of four (4) feet 
behind the front plane of the house. 

• Corner lot fencing layout shall not extend beyond the 
front plane of the house on the perpendicular street. 

• No front yard fencing shall be allowed. 

MAY 2026 
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HVAC EQUIPMENT & GENERATORS 

• HVAC & generators shall be placed in the rear yard 
whenever possible. 
HVAC & generators shall be screened from view of 
the street or adjacent lots with a fence or opaque 
landscape screen. 

• No equipment shall be placed on the side of the 
house that abuts two public streets. 
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Tu '.I.�A QuAiirY BY DESIGN 

Page 107 of 227



SCREENING PLAN 

BATTLETOWN RUN I DESI GN GUIDELINES 
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DECIDUOUS TREES 

SCIENTIFIC NAME I COMMON NAME 
Quercus falcata Southern Red Oak 

Quercus phellos Willow Oak 

Nyssa sylvatica 

Acer saccharum 

Blackgum 

Sugar Maple 

EVERGREEN TREES 
SCIENTIFIC NAME I COMMON NAME 
/lex opaca American Holly 

Juniperus virginiana Eastern Redcedar 

Pinus strobus Eastern White Pine 

Thuja occidentalis Arborvitae 

ORNAMENTAL TREES 
SCIENTIFIC NAME I COMMON NAME 
Cercis canadensis Redbud 

Crataegus Washington 
phaenopyrum Hawthorn 

Ma/us angustifolia Southern Crabapple 

SHRUBS 

SCIENTIFIC NAME I COMMON NAME 
Aquilegia canadensis Red Columbine 

Osmanthus Devilwood 
americanus 

/lex glabra lnkberry 

Prunus /aurocerasus Otto Luyken 
var. 'Otto Luyken' Cherrylaurel 

� - urban an 

BATTLETOWN RUN I DESIGN GUI DELINES 

AMERICAN 
HOLLY 

RED COLUMBINE 

EASTERN RED 
CEDAR 

DEVILWOOD 

SOUTHERN 
RED OAK 

WASHINGTON 
HAWTHORN 

WILLOW OAK 

REDBUD 

NOTE: The species shown are representative of the desired characteristics of the trees that will be within the 
Battletown Run community and are not intended to be the entire list of species. Additional species may be 
added at time of final design. 

MAY 2026 
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BATTLETOWN RUN I DESIGN GUIDELINES 

OVERALL SITE AMENITIES 

Outdoor furniture within active and passive amenity spaces shall 

be selected and designed to employ a unified and consistent 

aesthetic throughout the development. Matching benches, tables, 

chairs, bike racks, exercise equipment, playground equipment, 

trash receptacles, etc. are encouraged. 

PEDESTRIAN LIGHTING 

A 
/l 

WASTE RECEPTACLES 

BIKE RACK 

PET WASTE DISPOSAL 

SEATING 

FINAL BENCH CHOICE MAY BE 

CONSTRUCTED OF METAL OR WOOD 

Note: All images shown on this page are conceptual and are subject to change in the final design. 

E- urban an 
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BATTLETOWN RUN I DESIGN GUIDELINES 

RES IDENTIAL ARCH ITECTURE DESIGN GU IDELINES - WESTERN LANDBAY 

Building design guidelines seek to create 4. Emphasize main entries of each K 
a distinct yet coherent architecture that home regardless of elevation. The 4x* 

will foster a unique identity for Battletown main entrance to each home should be � 
Run and form the backdrop to a rich street easily identifiable through the use of 
level experience. These guidelines will help materials and forms. 
distinguish the community, help define its 
character, and eventually raise its value in the 5. Complimentary. Within the 
marketplace. The following set of principles will parameters of the principles as 
be applied to each of the buildings, irrespective described herein, in addition to 
of its use or location. modern building practices and current 

market feasibility and projections, the 
1. Build in the tradition of simple yet elegant architecture shall be complimentary, to 
designs. Building architecture and elevations the extent practical, to the architecture 
promote a more contemporary nature through as typically found in the Town of 
the use of simple unifying roof and window Berryville. 
lines and careful selection of materials. The 
building aesthetic should emerge from elevation Building walls shall be of the following 
components and building details rather than from materials: 
mere ornamentation. Brick: A variety of trad itional brick 

colors and modules and bonding 
2. Use traditional, h igh quality and durable variations are encouraged. 
materials throughout the community: When Stone: Stone veneers are permitted 
walls are constructed of more than one material ,  and shall be laid predominantly 
changes in material shall be permitted along a rectilinear stones in a horizontal 

� 
horizontal or vertical line and should reinforce a pattern . Cast stone shall be 
base, middle and top for the building . permitted as sills, headers and 

accents. A 

3. Variety. No more than three of nine continuous Siding: H igh quality vinyl or its 
lots can be the same elevation. In addition, lots equivalent is the prescribed siding 
next to, across or across the street from each material where brick or stone is 
other cannot be the same elevation and color not utilized. Aluminum siding is not 
scheme. No identical color schemes for houses permitted. A variance in color and 
shall be repeated within three continuous lots. texture is encouraged . 

I 
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BATTLETOWN RUN I DESIGN GUIDEL INES 

RES IDENTIAL ARCH ITECTURE DESIGN GUIDELINES - EASTERN LANDBAY 

Building design guidelines seek to create 
a distinct yet coherent architecture that 
will foster a unique identity for Battletown 
Run and form the backdrop to a rich street 
level experience. These guidelines will help 
distinguish the community, help define its 
character, and eventually raise its value in the 
marketplace. The following set of principles will 
be applied to each of the buildings, irrespective 
of its use or location. 

1. Build in the tradition of simple yet elegant 
designs. Building architecture and elevations 
promote a more contemporary nature through 
the use of simple unifying roof and window 
lines and careful selection of materials. The 
building aesthetic should emerge from elevation 
components and building details rather than from 
mere ornamentation. 

2. Use traditional, high quality and durable 
materials throughout the community: When 
walls are constructed of more than one material, 
changes in material shall be permitted along a 
horizontal or vertical line and should reinforce a 
base, middle and top for the building. 

� 

3. Variety. No more than three of nine continuous 
lots can be the same elevation. In addition, lots 
next to, across or across the street from each 
other cannot be the same elevation and color 
scheme. No identical color schemes for houses 
shall be repeated within three continuous lots. 

I 

� - urban am 
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4. Emphasize main entries of each 
home regardless of elevation. The 
main entrance to each home should be 
easily identifiable through the use of 
materials and forms. 

5. Complimentary. Within the 
parameters of the principles as 
described herein, in addition to 
modern building practices and current 
market feasibility and projections, the 
architecture shall be complimentary, to 
the extent practical, to the architecture 
as typically found in the Town of 
Berryville. 

Build ing walls shall be of the following 
materials: 

Brick: A variety of traditional brick 
colors and modules and bonding 
variations are encouraged . 
Stone: Stone veneers are permitted 
and shall be laid predominantly 
rectilinear stones in a horizontal 
pattern. Cast stone shall be 
permitted as sills, headers and 
accents. 
Siding : High quality vinyl or its 
equivalent is the prescribed siding 
material where brick or stone is 
not utilized. Aluminum siding is not 
permitted. A variance in color and 
texture is encouraged . 
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BATTLETOWN RUN I DESIGN GUIDELINES 

RES IDENTIAL ARCH ITECTURE DESIGN GU IDELINES 

ELEVATIONS& MATERIALS 

Creating a unique and diverse streetscape throughout Battletown Run is a 
high priority. Therefore, l imitations are placed on the frequency and location of 
elevations that can be used on adjacent lots. 

The following guidelines shall be followed: 
Building elevations will be reviewed and approved by the developer prior to 
construction to ensure a cohesive theme throughout the community. 
No more than three out of every nine continuous lots can be the same 
elevation. 
Lots next to or across the street from each other cannot be the same 
elevation. 
No identical color schemes for houses shall be repeated within three 
consecutive lots. 

• Accent materials shall be varied to create more d ifferentiation between lots. 
Single level models shall add architectural features to the road facing roof to 
break up vast roof planes. 
Garage dominate elevations should utilize varying front yard setbacks and a 
mix of models and elevations to keep variety in the streetscape. 

• Accessory structures exterior color must match the main color of the primary 
structure. 

• All lead walks shall be broom finished concrete. Traditional, high-quality, and 
durable building materials shall be used throughout the community. Building 
materials shall meet all current Local, State, and Federal building codes and 
regulations. 

� � urban 

WALK OUT BASEMENTS, EXPOSED FOUNDATIONS, & SLAB 
TREATMENT 

Lots with walk out basements or exposed foundations, including front porch or 
stoops, shall be finished with an architectural CMU or stone material. 

Approved finishes include: 
Patterned form-liner; must also be painted to compliment architecture color 
scheme 
Stone or brick; must match the material being used as water table treatment 
Spl it-faced CMU block; color of block must compliment architecture color 
scheme. 

PARKING 

All lots are to provide a minimum of two off-street parking spaces on a driveway 
with a minimum width and depth of 1 8  feet. 

MAY 2026 
21  

I & CH R ISTOPH ER# 
EI, A□ c o m e. i t s  
Tu.I.A  Q u  A i i r Y  B Y  D E S I  G N 

Page 113 of 227



BATTLETOWN RUN I DESIGN GUIDELI NES 

LOT DETAILS - WESTERN LANDBAY 

DR-4 CLUSTER DEVELOPMENT STANDARDS - REZONED PROPERTY 

MAXIMUM DENSITY, RESIDENTIAL USES: 

SFD MIN IMUM LOT SIZE: 

SFD MAXIMUM LOT SIZE: 

SFD MIN IMUM LOT WIDTH : 

SFD M IN IMUM SIDE YARD: 

4 DU/AC 

7,500 SF 

20,000 SF 

60 FT, (75 FT CORNER LOT} 

1 0  FT 

SFD M IN IMUM REAR YARD FOR PRIMARY STRUCTURE: 25 FT 

I 

SFD MIN IMUM SIDE AND REAR YARD FOR ACCESSORY STRUCTURES: 5 FT 

SFD MIN IMUM FRONT YARD FOR PRIMARY STRUCTURE: 15 FT 

SFD MINIMUM FRONT YARD FOR GARAGES, CARPORTS, OR OTHER 

STRUCTURES FOR VEHICLES: 

MAXIMUM BUILDING HEIGHT: 

25 FT 

35 FT 

� � irb a ur ban MAY 2026 

I 

TYPICAL LOT 

25' REAR BRL 

...I 

c 
� 

Lu 
a 
c5 
� 

1 

I 

SINGLE-FAMILY DETACHED UNIT 

LEGEND 

0 LARGE DECIDUOUS STREET TREES 
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BATTLETOWN RUN I DESIGN GUIDELINES 

LOT DETAI LS - EASTERN LANDBAY 

DR-1 CLUSTER DEVELOPMENT STANDARDS 

MAXIMUM DENS ITY, RESIDENTIAL USES: 

SFD M IN IMUM LOT SIZE: 

SFD MAXIMUM LOT S IZE: 

SFD MIN IMUM LOT WIDTH : 

SFD MIN IMUM SIDE YARD: 

SFD MIN IMUM REAR YARD FOR PRIMARY STRUCTURE: 

1 DU/AC 

20,000 SF 

45,000 SF 

1 00 FT, ( 1 20 FT CORNER LOT) 

1 5  FT 

45 FT 

SFD M IN IMUM SIDE AND REAR YARD FOR ACCESSORY STRUCTURES: 5 FT 

SFD MIN IMUM FRONT YARD FOR PRIMARY STRUCTURE: 

MAXIMUM BU ILDING HEIGHT: 

E- urban 
3a 

35 FT 

35 FT 

MAY 2026 
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TYPICAL LOT 

45' REAR BRL 

35' FRONT BRL 

PUBLIC ROAD 

SINGLE-FAMILY DETACHED UNIT 

LEGEND 

0 LARGE DECIDUOUS STREET TREES 
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MEMORANDUM 

TO: 
FROM: 
SUBJECT: 
DATE: 

Town of Berryville 
Matthew McElhaney, PE 
Battletown Run Sanitary Sewer Study 
02/17/2026 

A sanitary sewer capacity study was completed for the proposed Battletown Run 

development to evaluate available capacity in the existing sanitary sewer system tributary 

to the 18-inch trunk sewer located south of Main Street. The study was developed in 

accordance with the applicable sanitary sewer evaluation criteria in the Town of Berryville 

Construction Standards and Specifications Manual (2025) and is based on field-run as-built 

information collected for the existing upstream system. 

Using the proposed development layout and the verified as-built system configuration, 

projected wastewater flows from Battletown Run were calculated and compared to the 

capacity of the downstream collection system leading to the 18-inch trunk line. The analysis 

indicates that the additional flow generated by the proposed development will not create 

any adverse impacts to the existing sanitary sewer system under the conditions evaluated, 

and that the downstream system has adequate capacity to convey the proposed flows to 

the trunk sewer connection point. 

To facilitate review, the supporting study documentation and exhibit are provided herewith 

and summarize the assumptions, as-built information utilized, flow projections, and capacity 

findings. 

Please let me know if you need anything further to move this sanitary sewer capacity study 

to approval or if you have any questions, comments, or concerns. I can be reached at 

mmcelhaney@urban-ltd.com or 703-642-8080. 

PLANNERS 

ENGINEERS 

LANDSCAPE 

ARCHITECTS 

LANO 

SURVEYORS 

Urban, Ltd. 7712 little River Turnpike Annandale, Virginia 22003 PH 703.642.8080 FX 703.642.8251 www.urban-ltd.com 

Annandale, VA Chantilly, VA Winchester, VA 
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MEMORANDUM 

TO: 
FROM: 
SUBJECT: 

DATE: 

Town of Berryville 
David T. McElhaney, PE 
Battletown Run Proposed Development - Comprehensive Plan 
Development Yield 
02/19/2026 

As requested by Keith Dalton, t'm providing this memorandum that provides some 

additional information related to the comprehensive plan density for the subject residential 

development that is currently being processed through the Town. There has been some 

questions relating to what the 2015 Berryville Area Plan (hereafter "Plan") recommends as a 

development yield. The proposed development comprises SUB-AREAS 13,14, and 15 per 

MAP 4 from the Plan. See screenshot below: 

Per page 11-24, SUB-AREA 13 only allows single family dwellings on lots no smaller than 10 

acres in size. SUB-AREA 14 is recommended for medium-low density residential 

development at a density of 4 units per acre as identifed on page 11-25 of the Plan. SUB­

AREA 15 is recommended for residential development of 2 units per acre or 4 units per acre 

depending on whether certain elements have been provided per page 11-26 & 27 of the plan. 

According to the Plan, SUB-AREA 15 has one-third of it's area as slopes greater than fifteen 

percent with a portion exceeding 25 percent. The Plan includes a Table 12 which 

summarizes this information as shown below. 

PLANNERS 

ENGINEERS 

LANDSCAPE 

ARCHITECTS 

LAND 

SURVEYORS 

Urban, Ltd. 7712 little River Turnpike Annandale, Virginia 22003 PH 703.642.8080 FX 703.642.8251 www.urban-ltd.com 

Annandale, VA Chantilly, VA Winchester, VA 
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/TIC1mm1 Approx. Original Yield Revised 4es. VDT 4no0ur 

Sub Residential Planned Area Area Yield Used Remaining Res, 

Area Title Planned Land l'se Types Density (acres) (acres) (2015) (2015,* Res. Units* Units# 

I Western Gateway Institutional ' 
SFD. SEA, 

n'a ' 23 1 66 n'a' n'a n 'a n 'a# 
ME«OPR 0 

2 Fairgrounds Institutional' 
SFD, SFA, 

n'a 55 $8 9 I n'a
' 0 n/a n'a' 

MFOPR na 

3 CCHSBattlefield Estates South Low-Density Res. sFD 2 RU/AC 87 $4.4 143 sane 73 7l 1 
4 Battlefield Estates North Low-Density Res SD 2 RU/AC 6 l 50. 1 60 s3TK' 63 18 7 

5 Battlefield Estates East Med-Low Density SFD 4 RU/AC 22 308 62 same S8 0 4 
Res 

6 Battlefield Estates Business Business.'Office n' a 0.3 FAR 10 I5.95 95,000 SF/GLA sac na na n'a 

6A Mosby Flexible Residential Arca Med- Density OPR SED, SFA, 
'a I8 19.2 

300 (max 1 20 
see note" 3 n'a n'a MEOPR multi-family) 

7 Nothem GatewayMosby Highway Highway-Visitor 
na 0.3FAR 22 23.1 200,000 

var1k' na na n'a Commercial Comm SFGLA 
8 Green Hill C'emctery (REMOVED) n'a n'a na n'a n'a n/a n'a n'a na n'a 
9 Northern Residential Growth Arca Low-Density Res. SFO 2 RU/AC 33 41.7 4 54 54 0 54 
10 First Street Residential Arca Low-Density Res. SFO 2 RU/AC 36 9.5 5l 6 0 6 ◊ 

14 Soldier's Rest Preservation Arca Limited Residential SED I RU10 AC 14 13.8 I same I 0 0 
12A First Street Conservation Arca Limited Residential SD I RU/I0 AC 22 26.3 2 0 0 0 0 

12B First Street L ight Industrial Arca Light Industrial na 0.3 FAR a 6.5 75,000 SF-GLA same n a n' a na 

I3 Buckmarah Run Conservation Arca Limited Residential sFD I RU10 AC 29 32 2 3 0 3 3 

14 Northeast Residential Transition Arca Med-Low Density 
SFO 4 RU AC 8 7.2 n'a 28 0 2% 0 

Res 
15 Northeastern Residential Growth Arca Low-Density Res. SFD 2 RU/AC 52 63.1 8I same" 0 8 l 0 
i oa t.: s...-s. � � 7.e.1 p a-.4.1 ctn 1 b i :in � r 1 1 9 e o ...ea i A n 

•. . � - . . . a 
� Sub-Arca 15 may be a candidate for additional density at 4 units/acre with additional units taken from the total number of unused units in the Annexat i on Arca. 

Based on this chart, the yield for the three sub areas equates to 112 (3 +28 +81). This 

assumes only 2 units per acre for SUB-AREA 15. It is noted that the chart identifies SUB­

AREA 13 as approximately 32 acres, SUB-AREA 14 as approximately 7.2 acres, and SUB-AREA 

15 as approximately 63.1 acres. 

As part of our legislative application, a detailed topographic and boundary survey was 

prepared. Obviously, this information is more accurate than the preliminary land area and 

slope information identified in the Plan. Using this survey, we found the SUB-AREA 14 is 7.7 

acres and SUB-AREA 15 is 58.5 acres. We also conducted a slope analysis and found that 

there was only about 2.1 acres of slopes between 15 and 25 percent and .28 acres of slopes 

over 25 percent. The slope areas above represent areas outside the floodplain. It is also 

noted that we found 3.4 acres of floodplain in the low density residential areas. When using 

the Town's procedures for taking density reductions for floodplain areas and steeps slopes, 

my computed comprehensive plan development yield is 138 units which is well above the 

Table 12 yield of 112 units. It appears that the Plan chart assumed a very high steep slope 

value which resulted in a significant reduction in the potential development yield. Below is 

my computations for the potential development yield which is based on the detailed 

surveys referenced earlier. 
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PROJECTED COMPREHENSIVE PLAN DEVELOPMENT YIELD COMPUTATION 

MASTER DEVELOPMENT PLAN AREA 
AREA WITHIN MED-LOW DENSITY RESIDENTIAL: 
AREA WITHIN LOW DENSITY RESIDENTIAL: 
AREA WITHIN HISTORICAL/CULTURAL PRESERVATION: 

25% SLOPE OR GREATER SLOPE LAND WITHIN MED-LOW DENSITY: 
15% TO 25% SLOPE WITHIN MED-LOW DENSITY: 
25% SLOPE OR GREATER SLOPE LAND WITHIN LOW DENSITY: 
15% TO 25% SLOPE WITHIN LOW DENSITY: 
LAND WITHIN FLOODPLAIN WITHIN LOW DENSITY: 

I00.04AC 
±7.77 AC 
±58.50 AC 
±6.01 AC 

0.00 AC 
±0.06 AC 
±0.20 AC 
±2.04 AC 
±3.40 AC 

POTENTIAL COMPREHENSIVE PLAN YIELD BASED ON 
LOW DENSITY RESIDENTIAL @ 2 DU/AC 

LOW DENSITY: (58.50-3.40-2.04-.20)2+2.04i) = 107.76 
MED-LOW DENSITY: (7.77-0.06)4+0.064) = 30.96 
POTENTIAL YIELD = 138.72 OR 138 UNITS 

Please note that the above was taken directly from sheet 13 of the Master Development 

and Rezoning Plan and it includes more detail including the floodplain and steep slope 

locations. 

Based on the foregoing, I would submit that we do not exceed the actual number of units 

permitted by the Plan when using more accurate topographic information. Battletown Run 

proposes a total of 134 units which is below the potential comprehensive plan yield 

computed on updated topograhic information which is 138 units. 

I'm happy to have furthur discussions on this matter and answer any questions. 
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Planning Commission Agenda Item Report Summary
May 26, 2026

Item Title
Subdivision Ordinance and Zoning Ordinance Text Amendments

Prepared By
Terry Russell

Background/History/General Information

Senate Bill 974 was approved by the General Assembly and signed into law by the Governor as 
part of the 2025 General Assembly Session. The changes to the Code of Virginia became 
effective July 1, 2025.  The legislation removes planning commission and governing body 
approval authority for the administrative review process for plats and plans and assigns 
authority solely to a designated agent, defined in the bill.  However, the bill provides that the 
local planning commission may serve as the designated agent of any locality with a population 
of 5000 or less.  The bill also expedites the review process by shortening the timeframe for 
forwarding plats and plans to state agencies for review.  Senate Bill 974 is attached to this 
report.

Discussion

The Town Staff briefed the Town Council on the changes to the Code of Virginia at its meeting 
on June 10, 2025.  The Planning Commission voted to sponsor review of the Subdivision 
Ordinance July 2, 2025.  The staff has completed its review of the Subdivision Ordinance and 
the Zoning Ordinance and is ready for the Planning Commission to move forward with its 
consideration of proposed amendments.  Clarke County has amended its ordinances.  Although 
the Town may have a population less than 5000 at this time, it is likely to exceed this threshold 
in the near future.  A google search produced estimates of Berryville’s population at 4,782 in 
2023, and an estimate of 4,911 in 2025.  If these are even approximately accurate, the plat of 
Hillson Grove subdivision for 20 lots currently under construction may produce enough new 
residents to take the population over the threshold.   Development of the Friant property on 
Battlefield Drive would surely exceed the threshold at the densities proposed by the current 
potential developer.  Draft Subdivision Ordinance and Zoning Ordinance text amendments are 
attached to this report.

Recommendation

Recommend that the Town Council approve the proposed amendments to the Subdivision Ordinance 
and the Zoning Ordinance as presented. 
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Sample Motion

I move that the Planning Commission recommend that the Town Council approve the proposed text 
amendments to the Subdivision Ordinance and the Zoning Ordinance as presented 

Attachments:

- Draft Subdivision Ordinance and Zoning Ordinance Text Amendments
- Senate Bill 974 (2025)

Page 127 of 227



All documents may not be fully ADA Compliant due to redlines and things of that nature. The 
final documents, once approved will be ADA Compliant in their final form. If you have any 
questions or need any help with a specific document, please reach out to the Town Clerk at 
townclerk@berryvilleva.gov.
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