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AT A REGULAR MEETING OF THE GLOUCESTER COUNTY BOARD OF 
SUPERVISORS, HELD ON TUESDAY, ____________________, 2025, IN THE 
COLONIAL COURTHOUSE, 6504 MAIN STREET, GLOUCESTER, VIRGINIA: ON A 
MOTION DULY MADE BY ____________________, AND SECONDED BY 
____________________, THE FOLLOWING ORDINANCE WAS ADOPTED BY THE 
FOLLOWING VOTE: 
 

Phillip N. Bazzani, ___; 
Ashley C. Chriscoe, ___; 
Kenneth W. Gibson, ___; 
Christopher A. Hutson, ___; 
Michael A. Nicosia, ___; 
Robert J. Orth, ___; 
Kevin M Smith, ___; 

  
AN ORDINANCE TO AMEND THE GLOUCESTER COUNTY ZONING MAP 
TO RECLASSIFY 3.8 +/- ACRES OWNED BY CADELROCK IV, LLC, 
LOCATED IN THE GLOUCESTER POINT MAGISTERIAL DISTRICT, 
WITH 3.1 +/- ACRES TO BE RECLASSIFIED FROM B-1, GENERAL 
BUSINESS, TO MF-1, RESIDENTIAL MULTI-FAMILY (CONDITIONAL) 
AND 0.7 +/- ACRES TO BE RECLASSIFIED FROM B-1, GENERAL 
BUSINESS, TO SF-1, RESIDENTIAL SINGLE FAMILY, FOR THE 
PURPOSE OF DEVELOPING 34 CONDOMINIUM UNITS ON THE MF-1 
PARCEL AND 2 SINGLE FAMILY RESIDENTIAL LOTS ON THE SF-1 
PARCEL 

 
 WHEREAS, a rezoning application (Z-25-01) has been submitted by Marsh 

Hawk Villas, LLC (Jeff Ambrose, representative) to rezone the property known as Tax 
Map Parcel 51A(4)-A, identified as RPC No. 25644, from B-1, General Business, to MF-
1, Residential Multi-Family (Conditional), and to rezone the property known as Tax 
Map Parcel 51A(11)-E1, identified as RPC No. 18417, from B-1, General Business, to 
SF-1, Residential Single Family, and to thereby amend the Gloucester County Zoning 
Map; and 

  
 WHEREAS, the property requested to be rezoned is located within the 
Gloucester Point Magisterial District at the southern corner of the intersection of 
Route 17 South and Tyndall Drive (SR 1218); and 

 
WHEREAS, the applicant has submitted a proposed Proffer Statement in 

accompaniment with the rezoning application; and 
 
WHEREAS, the applicant has stated that the proposed proffer is voluntarily 

offered by the applicant and is not unreasonable, in accordance with § 15.2-2303.4 of 
the Code of Virginia; and 

 
WHEREAS, the Gloucester County Planning Commission, after holding a duly-

advertised Public Hearing at its June 5, 2025 meeting, recommended denial of Z-25-
01, 5-1, to the Board of Supervisors; and 
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WHEREAS, the Gloucester County Board of Supervisors has held a duly 
advertised public hearing; and 

 
 WHEREAS, the property is identified in the Comprehensive Plan’s Future Land 
Use Plan as the Village Scale Mixed Use and Mixed Density Residential designations 
and within the Development District; and 
 
 WHEREAS, the property is identified in the Gloucester Point/Hayes Village 
Development Area Plan as within the Transition Area designation; and 
 

WHEREAS, the proposed rezoning furthers the Village Scale Mixed Use 
designation’s aim that relatively high residential densities are appropriate when 
developed with pedestrian-oriented improvements; and 

 
WHEREAS, the application supports the Mixed Density Residential 

designation’s intention to provide a variety of housing types, including higher-density, 
village-scale neighborhood developments; and 
 

WHEREAS, the proposed rezoning promotes the Development District’s desire 
that this area be the County’s principal population center while minimizing impacts on 
local roads and be served by public water and sewer facilities; and 

 
WHEREAS, the application furthers the Comprehensive Plan’s Housing chapter 

goals to encourage housing of various types and promote the use of safe and livable 
neighborhood designs in new residential developments; and 

 
WHEREAS, the proposed rezoning supports the Comprehensive Plan’s 

Transportation chapter goals to ensure that development results in minimal negative 
impacts on road systems and traffic patterns and encourage the provision of adequate 
mobility for all segments of the community; and 

 
WHEREAS, the application promotes the Comprehensive Plan’s Natural 

Resources chapter objective to encourage development in areas where public water 
and sewer are provided and implementation strategy to allow and encourage 
pedestrian scale development in Village Areas; and 

 
WHEREAS, the Gloucester County Board of Supervisors finds that the rezoning 

application would have no additional adverse impact on the public health, safety, and 
welfare; 

 
NOW, THEREFORE BE IT ORDAINED AND ENACTED by the Gloucester 

County Board of Supervisors on this the ____________________ day of 
____________________, 2025 that Application Z-25-01 be, and it hereby is, approved to 
amend the Gloucester County Zoning Map to reclassify Tax Map Parcel 51A(4)-A, from 
B-1, General Business, to MF-1, Residential Multi-Family (Conditional), subject to and 
conditioned upon the Proffer Statement attached hereto and made a part hereof, and 
to reclassify Tax Map Parcel 51A(11)-E1, from B-1, General Business, to SF-1, 
Residential Single Family. 
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A Copy Teste: 
 
 
   

    ________________________________________    
    Carol E. Steele, County Administrator 
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AT A REGULAR MEETING OF THE GLOUCESTER COUNTY BOARD OF 
SUPERVISORS, HELD ON TUESDAY, ____________________, 2025, IN THE 
COLONIAL COURTHOUSE, 6504 MAIN STREET, GLOUCESTER, VIRGINIA: ON A 
MOTION DULY MADE BY ____________________, AND SECONDED BY 
____________________, THE FOLLOWING RESOLUTION WAS ADOPTED BY THE 
FOLLOWING VOTE: 
 

Phillip N. Bazzani, ___; 
Ashley C. Chriscoe, ___; 
Kenneth W. Gibson, ___; 
Christopher A. Hutson, ___; 
Michael A. Nicosia, ___; 
Robert J. Orth, ___; 
Kevin M Smith, ___; 

   
A RESOLUTION TO DENY REZONING APPLICATION Z-25-01, 
REQUESTING TO RECLASSIFY 3.8 +/- ACRES OWNED BY 
CADELROCK IV, LLC, LOCATED IN THE GLOUCESTER POINT 
MAGISTERIAL DISTRICT, WITH 3.1 +/- ACRES TO BE RECLASSIFIED 
FROM B-1, GENERAL BUSINESS, TO MF-1, RESIDENTIAL MULTI-
FAMILY (CONDITIONAL) AND 0.7 +/- ACRES TO BE RECLASSIFIED 
FROM B-1, GENERAL BUSINESS, TO SF-1, RESIDENTIAL SINGLE 
FAMILY, FOR THE PURPOSE OF DEVELOPING 34 CONDOMINIUM 
UNITS ON THE MF-1 PARCEL AND 2 SINGLE FAMILY RESIDENTIAL 
LOTS ON THE SF-1 PARCEL 

 
WHEREAS, a rezoning application (Z-25-01) has been submitted by Marsh 

Hawk Villas, LLC (Jeff Ambrose, representative) to rezone the property known as Tax 
Map Parcel 51A(4)-A, identified as RPC No. 25644, from B-1, General Business, to MF-
1, Residential Multi-Family (Conditional), and to rezone the property known as Tax 
Map Parcel 51A(11)-E1, identified as RPC No. 18417, from B-1, General Business, to 
SF-1, Residential Single Family, and to thereby amend the Gloucester County Zoning 
Map; and 

 
 WHEREAS, the property requested to be rezoned is located within the 
Gloucester Point Magisterial District at the southern corner of the intersection of 
Route 17 South and Tyndall Drive (SR 1218); and 

 
WHEREAS, the applicant has submitted a proposed Proffer Statement in 

accompaniment with the rezoning application; and 
 
WHEREAS, the applicant has stated that the proposed proffer is voluntarily 

offered by the applicant and is not unreasonable, in accordance with § 15.2-2303.4 of 
the Code of Virginia; and 

 
WHEREAS, the Gloucester County Planning Commission, after holding a duly-

advertised Public Hearing at its June 5, 2025 meeting, recommended denial of Z-25-
01, 5-1, to the Board of Supervisors; and 
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WHEREAS, the Gloucester County Board of Supervisors has held a duly 
advertised public hearing; and 

 
 WHEREAS, the property is identified in the Comprehensive Plan’s Future Land 
Use Plan as the Village Scale Mixed Use and Mixed Density Residential designations 
and within the Development District; and 
 
 WHEREAS, the property is identified in the Gloucester Point/Hayes Village 
Development Area Plan as within the Transition Area designation; and 

 
WHEREAS, the Board finds that the rezoning application does not support the 

Comprehensive Plan’s Future Land Use chapter purpose for the Mixed Density 
Residential designation to preserve neighborhood character by encouraging compatible 
building characteristics; and 

 
WHEREAS, the Board further finds that the rezoning application is inconsistent 

with the Comprehensive Plan’s Future Land Use chapter purpose for the Development 
District to allow for new population growth based upon infrastructure availability and 
current development patterns; and 

 
WHEREAS, the Board further finds that the proposed rezoning does not further 

the Comprehensive Plan’s Transportation chapter objective to minimize the use of 
private roads within the County, including limiting the use of private roads for new 
subdivisions; and 

 
WHEREAS, the Board finds that the rezoning application does not support the 

Comprehensive Plan’s Housing chapter goal to promote safe and livable neighborhood 
density designs in new residential developments; and 

 
NOW, THEREFORE BE IT RESOLVED by the Gloucester County Board of 

Supervisors on this the ____________________ day of ____________________, 2025 that 
Application Z-25-01 be, and it hereby is, denied. 
 
  
   

A Copy Teste: 
 
 
   

    ________________________________________    
    Carol E. Steele, County Administrator 
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AT A REGULAR MEETING OF THE GLOUCESTER COUNTY BOARD OF 
SUPERVISORS, HELD ON TUESDAY, ____________________, 2025, IN THE 
COLONIAL COURTHOUSE, 6504 MAIN STREET, GLOUCESTER, VIRGINIA: 
ON A MOTION DULY MADE BY ____________________, AND SECONDED BY 
____________________, THE FOLLOWING RESOLUTION WAS ADOPTED BY THE 
FOLLOWING VOTE: 
 

Phillip N. Bazzani, ___; 
Ashley C. Chriscoe, ___; 
Kenneth W. Gibson, ___; 
Christopher A. Hutson, ___;  
Michael A. Nicosia, ___; 
Robert J. Orth, ___;  
Kevin M. Smith, ___; 

 
A RESOLUTION OF APPROVAL FOR A CONDITIONAL USE 
PERMIT (CUP-25-01) FOR AN INCREASED DENSITY FOR 
MULTIFAMILY DWELLINGS WITHIN THE MF-1 DISTRICT 

 
WHEREAS, a Conditional Use Permit application (CUP-25-01) has been 

submitted by Marsh Hawk Villas, LLC (Jeff Ambrose, representative) to permit a 
density of 10.97 units per acre on Tax Map Parcel 51A(4)-A, identified as RPC No. 
25644, proposed to be rezoned to the MF-1 Zoning District through concurrent 
Rezoning application Z-25-01; and 
 

WHEREAS, the Gloucester County Planning Commission held a public 
hearing on the application on June 5, 2025; and 

 
WHEREAS, at its Public Hearing, the Gloucester County Planning 

Commission determined that the CUP application did not meet the approval criteria 
outlined in Section 14-3(6) of the Zoning Ordinance; and 

 
WHEREAS, at its Public Hearing, the Gloucester County Planning 

Commission voted 6-0 to forward application CUP-25-01 to the Board of 
Supervisors with a recommendation of denial; and 

 
WHEREAS, the Gloucester County Board of Supervisors has held a duly 

advertised public hearing; and 
 
WHEREAS, the application in accompaniment with the following conditions 

of use furthers the Comprehensive Plan’s Future Land Use chapter purpose for the 
Village Scale Mixed Use and Mixed Density Residential designations that relatively 
high densities in a village-scale neighborhood development are encouraged; and 

 
WHEREAS, the proposed CUP in accompaniment with the following 

conditions of use supports the Comprehensive Plan’s Future Land Use chapter 
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purpose for the Development District to be the most suitable area for new 
population growth; and 

 
WHEREAS, the proposed CUP in accompaniment with the following 

conditions of use promotes the Comprehensive Plan’s Housing chapter 
implementation strategy to increase the allowable density within the multi-family 
zoning districts on public water and sewer; and 
 

WHEREAS, the application in accompaniment with the following conditions 
of use furthers the Comprehensive Plan’s Transportation chapter implementation 
strategy to encourage traditional neighborhood design; and 
 

WHEREAS, the proposed CUP in accompaniment with the following 
conditions of use supports the Comprehensive Plan’s Natural Resources chapter 
implementation strategies for increased density and development to be located in 
the Development District and Village Areas and development of projects that 
minimize impacts to local natural resources; and 

 
NOW, THEREFORE, BE IT RESOLVED by the Gloucester County Board 

of Supervisors that application CUP-25-01 is hereby approved with the following 
Conditions of Approval: 

1. The MF-1 parcel shall be developed generally in accordance with the 
Conceptual Plan (formally titled “Conceptual Plan Garage Option”) with 
only changes thereto that the Zoning Administrator reasonably 
determines do not alter the basic concept or character of the development 
of this parcel; provided, however, such development of this parcel shall 
be expressly subject to such changes in configuration, composition and 
location as required by all other governmental authorities having 
jurisdiction over such development. 

2. A sidewalk compliant with Sections 6A-4(2) and 6A-4(3) of the Zoning 
Ordinance shall be provided by the applicant within the public right-of-
way from the intersection with Tyndall Drive (SR 1218) to the intersection 
with Camp Okee Drive (SR 1240). Where it is not feasible to provide 
sidewalks compliant with the aforementioned sections within the public 
right-of-way, sidewalks outside of the public right-of-way, in 
accompaniment with a public access easement, may be approved. 

3. Internal sidewalks and continuous on-site pedestrian circulation in a 
safe and convenient manner shall be provided within the site. 

4. All units within the development shall be connected to public water and 
sewer. Public sewer shall be provided by the applicant either by an on-
site pump station connected to the HRSD public sewer line or a public 
sewer line extended to connect to Pump Station 28. If a sewer line is 
extended to Pump Station 28, the line shall be at least 10 ft. from all 
existing and proposed hardscape public surfaces, whether public 
roadways or sidewalks. The public sewer line shall be contained within 
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a public utility easement, inclusive of 10 ft. of easement area on each 
side of the line, except for portions of the easement area contained within 
the public right-of-way. 

5. The 50 ft. landscape buffer shown on Route 17 shall contain a 
continuous landscaped buffer consistent with Section 9C-3, 11-6(3), or 
11-6(5) of the Zoning Ordinance. This continuous buffer shall avoid 
utility lines, stormwater management features, and other elements 
which may cause a break in the continuous buffer except where it is not 
practically feasible to avoid such elements. 

6. Any lights used to illuminate the site shall be so arranged as to reflect 
light away from adjoining premises and shall not reflect light beyond the 
boundary of the property. 

7. (Other conditions to be determined, if deemed necessary by the Board of 
Supervisors) 
 

AND BE IT FURTHER RESOLVED that this use shall be established within 
two years of approval by the Board of Supervisors pursuant to Section 14-3(14)(a) 
of the Zoning Ordinance. 

 
AND BE IT FURTHER RESOLVED that the granting of a conditional use 

permit does not exempt the applicant/property owner from obtaining a Building 
Permit, a Certificate of Occupancy, or complying with all other requirements of the 
Zoning Ordinance or any applicable County, state, or federal law, as specified in 
Section 14-3(10) of the Zoning Ordinance. 

 
AND BE IT FURTHER RESOLVED that this Conditional Use Permit may be 

immediately revoked at any time pursuant to Section 14-3(15) of the Zoning 
Ordinance. 

 
AND BE IT FURTHER RESOLVED that amendments to this Conditional 

Use Permit shall occur in the manner specified in Section 14-3(16) of the Zoning 
Ordinance. 

   
A Copy Teste: 

 
     
 
    _____________________________________    
    Carol E. Steele, County Administrator 

 



AT A REGULAR MEETING OF THE GLOUCESTER COUNTY BOARD OF 
SUPERVISORS, HELD ON TUESDAY, ____________________, 2025, IN THE 
COLONIAL COURTHOUSE, 6504 MAIN STREET, GLOUCESTER, VIRGINIA: 
ON A MOTION DULY MADE BY ____________________, AND SECONDED BY 
____________________, THE FOLLOWING RESOLUTION WAS ADOPTED BY THE 
FOLLOWING VOTE: 
 

Phillip N. Bazzani, ___; 
Ashley C. Chriscoe, ___; 
Kenneth W. Gibson, ___; 
Christopher A. Hutson, ___;  
Michael A. Nicosia, ___; 
Robert J. Orth, ___;  
Kevin M. Smith, ___; 

 
A RESOLUTION FOR THE DENIAL OF A CONDITIONAL USE 

PERMIT (CUP-25-01) FOR AN INCREASED DENSITY FOR 
MULTIFAMILY DWELLINGS WITHIN THE MF-1 DISTRICT 

 
 
WHEREAS, a Conditional Use Permit application (CUP-25-01) has been 

submitted by Marsh Hawk Villas, LLC (Jeff Ambrose, representative) to permit a 
density of 10.97 units per acre on Tax Map Parcel 51A(4)-A, identified as RPC No. 
25644, proposed to be rezoned to the MF-1 Zoning District through concurrent 
Rezoning application Z-25-01; and 
 

WHEREAS, the Gloucester County Planning Commission held a public 
hearing on the application on June 5, 2025; and 

 
WHEREAS, at its Public Hearing, the Gloucester County Planning 

Commission determined that the CUP application did not meet the approval criteria 
outlined in Section 14-3(6) of the Zoning Ordinance; and 

 
WHEREAS, at its Public Hearing, the Gloucester County Planning 

Commission voted 6-0 to forward application CUP-25-01 to the Board of 
Supervisors with a recommendation of denial; and 

 
WHEREAS, the Gloucester County Board of Supervisors has held a duly 

advertised public hearing; and 
 
WHEREAS, the Gloucester County Board of Supervisors has reviewed the 

application for a CUP to determine whether it met the approval criteria outlined in 
Section 14-3(6) of the Zoning Ordinance; and 

 



WHEREAS, the Gloucester County Board of Supervisors finds that the 
proposed CUP will be injurious to the use and enjoyment of other property in the 
immediate vicinity for the purposes already permitted; and 

 
WHEREAS, the Gloucester County Board of Supervisors further finds that 

the proposed CUP proposes an exterior architectural appeal and function plan that 
will be at substantial variance with the exterior architectural appeal and functional 
plan of the structures already constructed in the immediate neighborhood and, 
therefore, does not enhance the quality of the neighborhood; and 

 
WHEREAS, the Gloucester County Board of Supervisors finds that the 

public interest and welfare supporting the proposed conditional use is not sufficient 
to outweigh the individual interests which are adversely affected by the 
establishment of the proposed use; and 

 
WHEREAS, the Gloucester County Board of Supervisors also finds that the 

proposed CUP does not satisfy the approval criteria outlined in Section 14-3(6) of 
the Zoning Ordinance; and 

 
WHEREAS, the Gloucester County Board of Supervisors finds that the 

proposed CUP does not support the Comprehensive Plan’s Housing chapter goal to 
promote context sensitive designs in new residential developments; and 

 
WHEREAS, the Gloucester County Board of Supervisors further finds that 

the proposed CUP is inconsistent with the Comprehensive Plan’s Transportation 
chapter goal to ensure that development results in minimal negative impact on road 
systems and traffic patterns within the County; and 

 
WHEREAS, the Gloucester County Board of Supervisors finds that the 

proposed CUP does not further the Comprehensive Plan’s Natural Resource chapter 
implementation strategy to design projects that minimize impacts to natural 
resources; and 

 
WHEREAS, the Gloucester County Board of Supervisors further finds that 

the proposed Conditions of Approval do not sufficiently mitigate the adverse impacts 
of the development. 

 
NOW, THEREFORE, BE IT RESOLVED by the Gloucester County Board of 

Supervisors that application CUP-25-01 is hereby denied. 
   

A Copy Teste: 
 

     
 
    _____________________________________    
    Carol E. Steele, County Administrator 





























































Z-25-01 & CUP-25-01- Marsh Hawk Villas Joint Application 
Board of Supervisors Public Hearing July 15, 2025 

 

Z-25-01 & CUP-25-01 Staff Report- Marsh Hawk Villas Rezoning & CUP Page 1 

Overview 
 
Owner and Applicant: Cadlerock IV, LLC (Property Owner) 
 Jeff Ambrose (Applicant) 
 
Location: Route 17 South, between the intersections with 

Tyndall Drive (SR 1218) and Camp Okee Drive (SR 
1240) 

 
Tax Map and Parcel #’s: 51A(4)-A & 51A(11)-E1 
 
RPC #’s: 18417 & 25644 
 
Acreage: 3.82 +/- 
 
Existing Zoning: B-1, General Business 
 
Existing Use: Vacant, undeveloped 
 
Requested Zoning: MF-1, Multi Family Residential (conditional), and SF-

1, Single Family Detached Residential 
 
Purpose: Reclassify the parcels for 34 condominium units (on 

the MF-1 parcel) and 2 single-family lots (on the SF-1 
parcel) through a rezoning and permit a density of 
10.86 units per net acre on the MF-1 parcel through 
the Conditional Use Permit process 

 
Proffers Submitted: Yes (for the MF-1 parcel) 
 
Surrounding Land Uses: East (across Route 17): Grubbs Garage Auto Repair 

Shop 
West: Residential (along Tyndall Drive) 
North: Residential (along Tyndall Drive) 
South: Residential (along Camp Okee Drive) 
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General Project Description 
 
The applicant is proposing to rezone TM 51A(4)-A (RPC 25644) from the B-1 (General 
Business) district to the MF-1 (Multi Family Residential) district (conditional) and TM 
51A(11)-E1 (RPC 18417) from the B-1 (General Business) district to the SF-1 (Single 
Family Detached Residential) district in order to develop 34 condominium units on the 
MF-1 parcel and create 2 single family lots from the SF-1 parcel. The applicant has 
submitted a proffer for the MF-1 parcel limiting the number of condominium units to no 
more than 34 units, a density of roughly 10.86 units per net acre. Under the MF-1 district, 
up to 8 units per net acre can be developed by right, whereas, between 8 and 12 units 
per net acre can be developed through the Conditional Use Permit (CUP) process (with 
no greater than 12 units per net acre permitted in any manner in this district). Therefore, 
for this development, a CUP application is required to permit the density of roughly 10.86 
units per net acre in accompaniment with the zoning reclassification. Furthermore, 
development of both the condominium units at this density and the single-family lots at 
the size proposed (less than 30,000 sf) would require all units/lots to be connected to 
public water and sewer. 
 
The applicant’s Conceptual Plan also illustrates (on the MF-1 parcel) a 50 ft. landscape 
buffer along Route 17 South and a required 30 ft. perimeter buffer along the property lines 
adjacent to SF-1 zoning (all other property lines). In addition, the condominium units will 
be served by a private road owned and maintained by a private Homeowners Association 
whereas the SF-1 lots will directly access Tyndall Drive (SR 1218). Finally, stormwater 
produced from the MF-1 parcel will be routed to onsite stormwater management features, 
shown on the Conceptual Plan at the front of the parcel. 
 
In addition, the following two CUP conditions of use are proposed by staff to accompany 
the CUP component of the joint application. For further analysis of the purposes of the 
proposed conditions of use, see the Transportation Impact (for Conditions 2 and 3) and 
Other Impacts (for Conditions 4, 5, and 6) sections of this Staff Report. However, should 
the Board of Supervisors feel that additional or different conditions of use are necessary 
to offset any impacts from the CUP component (request for greater density) identified at 
their Public Hearing, they can be included during their review of the application. 
 

1. The MF-1 parcel shall be developed generally in accordance with the Conceptual 
Plan (formally titled “Conceptual Plan Garage Option”) with only changes thereto 
that the Zoning Administrator reasonably determines do not alter the basic concept 
or character of the development of this parcel; provided, however, such 
development of this parcel shall be expressly subject to such changes in 
configuration, composition and location as required by all other governmental 
authorities having jurisdiction over such development. 

2. A sidewalk compliant with Sections 6A-4(2) and 6A-4(3) of the Zoning Ordinance 
shall be provided by the applicant within the public right-of-way from the 
intersection with Tyndall Drive (SR 1218) to the intersection with Camp Okee Drive 
(SR 1240). Where it is not feasible to provide sidewalks compliant with the 
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aforementioned sections within the public right-of-way, sidewalks outside of the 
public right-of-way, in accompaniment with a public access easement, may be 
approved. 

3. Internal sidewalks and continuous on-site pedestrian circulation in a safe and 
convenient manner shall be provided within the site. 

4. All units within the development shall be connected to public water and sewer. 
Public sewer shall be provided by the applicant either by an on-site pump station 
connected to the HRSD public sewer line or a public sewer line extended to 
connect to Pump Station 28. If a sewer line is extended to Pump Station 28, the 
line shall be at least 10 ft. from all existing and proposed hardscape public 
surfaces, whether public roadways or sidewalks. The public sewer line shall be 
contained within a public utility easement, inclusive of 10 ft. of easement area on 
each side of the line, except for portions of the easement area contained within the 
public right-of-way. 

5. The 50 ft. landscape buffer shown on Route 17 shall contain a continuous 
landscaped buffer consistent with Section 9C-3, 11-6(3), or 11-6(5) of the Zoning 
Ordinance. This continuous buffer shall avoid utility lines, stormwater management 
features, and other elements which may cause a break in the continuous buffer 
except where it is not practically feasible to avoid such elements. 

6. Any lights used to illuminate the site shall be so arranged as to reflect light away 
from adjoining premises and shall not reflect light beyond the boundary of the 
property. 

 
In 2023, Rezoning Application Z-23-02 (Legacy Land, LLC) was submitted for review by 
the County. This application proposed to rezone the property to the RMX (Residential 
Mixed Use) district (now B-2 district under the 2024 Zoning Ordinance Update) to allow 
57 townhouse units to be developed on the property at a density of roughly 15 units per 
acre. The Planning Commission held a Public Hearing on this application (Z-23-02) and 
tabled their decision for a future meeting while requesting additional information (based 
on comments from the public and Commission discussion) regarding impacts from the 
development on local schools (children to be generated by the development), traffic 
impacts (on the intersection of Route 17 South and Camp Okee Drive), impacts to 
adjacent property real estate values, fire and rescue provision, buffering from adjacent 
properties zoned SF-1 that will be utilized, a Conceptual Plan, and elevations (side views) 
of the proposed units. Prior to further discussing this application, the applicant chose to 
withdraw the application, leaving the property to be zoned B-1, as it currently remains. It 
is to be noted prior to further evaluation of the joint application (Rezoning 
Application Z-25-02 and Conditional Use Permit Application CUP-25-01) that this 
application substantially differs from Rezoning Application Z-23-02 in numerous 
ways (most notably the zoning districts proposed as well as the number of units 
proposed and resulting density) and the current applicant is not the same as that 
for the 2023 application. Furthermore, as a result of multiple discussions with staff, 
the current applicant has taken various steps to address the issues raised during 
the Planning Commission’s review of Rezoning Application Z-23-02. Although this 
Staff Report will not provide a comparison between the two applications, staff is including 
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this history in the Staff Report to note the differences between the applications and that 
they have resulted from the current applicant’s efforts to address the Commission’s 
concerns with the previous application reviewed for this property. 
 

Existing Zoning 
 

 
 
Purple Outline: Applicant’s Parcels 
Red: B-1 (General Business) 
Tan: SF-1 (Single Family Detached Residential) 
Green: MF-1 (Multi Family Residential) 
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Conceptual Plan 
 

 



Z-25-01 & CUP-25-01- Marsh Hawk Villas Joint Application 
Board of Supervisors Public Hearing July 15, 2025 

 

Z-25-01 & CUP-25-01 Staff Report- Marsh Hawk Villas Rezoning & CUP Page 6 

Comprehensive Plan and Gloucester Point/Hayes Village Development Plan 
 
The Comprehensive Plan identifies this site as Village Scale Mixed Use (in the front) and 
Mixed Density Residential (in the rear). Furthermore, this site is also located within the 
County’s Development District, as designated on the Future Land Use Map. The 
Development District is intended to be the County’s primary population center, with utility, 
service, and employment provision while minimizing impacts on local roads. The Village 
Scale Mixed Use and Mixed Density Residential classifications aim to provide a variety 
of housing types, including higher-density, village-scale neighborhood development 
(containing sidewalks, street lighting, landscaping, and open space encouraged) served 
by public water and sewer. 
 
The Comprehensive Plan states that “the guidance provided within the Gloucester 
Point/Hayes Village Development Area Plan and Gloucester Court House Village Sub-
Area Plan should be referenced when considering applications within these VDA’s.” This 
project is located within the Gloucester Point/Hayes Village Development Area Plan, 
which identifies the site as within the Transitional Area. This area is intended to be 
primarily residential, but can include more intensive residential uses, such as apartments, 
condominiums, and townhomes, than areas outside of the Gloucester Point/Hayes Village 
Development Area Plan’s Core and Transitional Area designations. Furthermore, 
developments would contain houses closer to each other (as a result of smaller lots) than 
typical suburban developments with walkability incorporated. 
 
The joint application proposes higher density development (roughly 10.86 units per net 
acre) on the parcel proposed to be rezoned to the MF-1 district within the County’s 
Gloucester Point/Hayes Village Development Area and Development District. Though the 
MF-1 district allows for a density of 8 units per net acre by right, necessitating the CUP 
component of the joint application for the increased density, by right density would permit 
25 condominium units, whereas the applicant is proposing 34 units, an increase of 9 units 
(36 percent). However, the applicant’s Conceptual Plan illustrates internal sidewalks, 
which would directly connect to sidewalks along Route 17 (proposed to be replaced by 
VDOT compliant sidewalks as a CUP condition of use), allowing residents to access 
various points of interest in near proximity through the existing sidewalk network along 
Route 17. In addition, the project includes the required 30 ft. buffer from all properties 
zoned SF-1 and a 50 ft. buffer from Route 17. Finally, the property will be connected to 
public water and sewer. The combination of these features, open space (buffers), and 
utility provision at the density proposed by the applicant supports the designations of both 
the Comprehensive Plan and Gloucester Point/Hayes Village Development Area Plan. 
 
The joint application also proposes a parcel to be rezoned to the SF-1 district. Since this 
parcel is proposed to be subdivided into lots less than 30,000 sf in size, they would also 
need to be connected to public water and sewer. In addition, though they will increase the 
number of curb cuts along Tyndall Drive (SR 1218), this prevents curb cuts from being 
added to Route 17 South (beyond that required for the MF-1 parcel), reducing the 
potential traffic impact of this component of the development. Finally, the proposed zoning 
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(SF-1) would be similar to that of adjacent properties, more closely aligning the zoning for 
this property with that of the surrounding properties than its current zoning (B-1) does. 
 

Comprehensive Plan Designation 
 

 
 
Red: Village Scale Mixed Use 
Brown: Mixed Density Residential 
Yellow: Suburban High Density 
  



Z-25-01 & CUP-25-01- Marsh Hawk Villas Joint Application 
Board of Supervisors Public Hearing July 15, 2025 

 

Z-25-01 & CUP-25-01 Staff Report- Marsh Hawk Villas Rezoning & CUP Page 8 

Gloucester Point/Hayes Village Development Plan Designation 
 

 
 
Red: Gloucester Point/Hayes Core Area 
Yellow: Gloucester Point/Hayes Transition Area 
Tan: Outside of the Gloucester Point/Hayes Village Development Area Plan’s 

Future Land Use Plan 
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Transportation Impact 
 
This property is directly adjacent to both Route 17 South and Tyndall Drive (State Route 
1218), which are categorized as a “principal arterial” and “local” road, respectively, under 
the Virginia Department of Transportation’s (VDOT) functional classification system. This 
section of Route 17 experiences roughly 30,000 average daily trips with roughly 33,000 
average weekday trips. Tyndall Drive is an unsignalized intersection with Route 17 South, 
with only a “right in, right out” design and no ability to make left turning movements onto 
or out of this roadway. The nearest signalized intersection is Camp Okee Drive (SR 1240), 
to the south of the site, which would require a ”U-Turn” movement for those leaving the 
site to travel northward. 
 
The proposed rezoning would generate a cumulative of 216 trips per day and roughly 20 
peak hour trips between the condominium and single family uses. This would be the 
maximum trips possible due to the proffered maximum number of 34 condominium units 
offered by the applicant and lot characteristics of the proposed SF-1 parcel, which limits 
it to a maximum subdivision potential of 2 lots. Comparatively, the B-1 district (the 
property’s current zoning) permits a number of other uses, ranging from retail/sales, 
offices, and restaurants to a hotel, warehouse (or mini-warehouse), or funeral home, 
which may produce as many trips, if not more, than those estimated to be generated from 
the proposed MF-1 and SF-1 districts. 
 
In order to assist the Board of Supervisors in evaluating the traffic (vehicular) impacts of 
the joint application (including the increased density), staff has provided the following 
table, which contains the application’s anticipated traffic impacts as well as those supplied 
for comparable developments in the County (based upon data provided on the approved 
site plans for the developments). 
 

Development Trip Generation 
Name Zoning Use(s) Acres 

(Disturbed) 
Vehicles 
Per Day 

Peak Hour 
Vehicles 

Marsh Hawk 
Villas (proposed) 

MF-1 
(conditional)/SF-1 

34 Condominium 
Units and 2 Single 
Family Dwellings 

3.82 216 19.6 

Daffodil Gardens 
(Phase 2) MF-1 (conditional) 

40 Apartment 
Units (Age-
Restricted) 

3.99 79 20 

Dunkin Donuts B-1 Drive Through 
Restaurant 0.55 1,700 102.5 

Langley Federal 
Credit Union B-1 (conditional) Bank with Drive 

Through Service 0.85 697 Not 
provided 

Valvoline B-1 (conditional) Drive Through Oil 
Change Service 1.00 120 14 

York River 
Crossing MF-1 (conditional) 50 Condominium 

Units 9.35 290 27 
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The Virginia Department of Transportation has reviewed the rezoning application and 
stated that the access location(s) (site entrances) onto state highways will be designed in 
accordance with VDOT standards. Though VDOT does not typically review the 
engineered design of rezoning and CUP applications, they will perform cursory reviews 
of these applications and provide initial comments. Since a Site Plan (referred to as a 
Development Plan for residential projects) will be required for this project, the 
development will have to comply with all applicable VDOT requirements, which will be 
reviewed by this agency at the time of Development Plan submittal should the joint 
application be approved.  
 
As shown on the applicant’s Conceptual Plan, a private internal road will need be provided 
to serve the condominium units, which will directly access Route 17 South. Since two 
curb cuts currently exist along Route 17 South for this parcel, this development will 
consolidate these curb cuts into one and all internal entrances onto the internal road. 
These specific location of the internal road’s connection to Route 17 South will need to 
either meet VDOT’s spacing (distance) standards to the nearest intersection(s) or be 
granted a waiver by VDOT if it does not meet the spacing standards, which would occur 
at the time of Development Plan review. The SF-1 parcel, proposed to be subdivided into 
two parcels, will create curb cuts on Tyndall Drive for each parcel, which is typical for 
single-family residential parcels directly adjacent to public roadways and not within major 
subdivisions. 
 
As part of the implementation of the Gloucester Point/Hayes Village Development Plan, 
the County has been working with VDOT to create the pedestrian and multimodal 
environment to support higher densities and encourage residents to walk to nearby 
amenities. This project fronts along a portion of Route 17 that was retrofitted with a 
sidewalk that does not fully comply with VDOT’s Manual on Uniform Traffic Control 
Devices for Streets and Highways (MUTCD) standards for sidewalks since there is no 
buffer (verge) between the sidewalk and the street. As part of the development of this 
project, a CUP condition of use has been proposed to require VDOT compliant sidewalks 
to be installed along the Route 17 frontage (within the public right-of-way where possible 
or, where not possible, within a public access easement) between the intersection with 
Tyndall Drive and the intersection with Camp Okee Drive. Furthermore, the applicant 
shows sidewalks along the internal road that would connect to the sidewalks along Route 
17 and make this development a pedestrian friendly environment where residents will be 
able to walk to many of the nearby places of interest rather than needing to utilize 
automobiles, as envisioned in the Village Plan. 
 

Fiscal Impact 
 
The proposed 34 condominium units and 2 single family lots are anticipated to increase 
the assessed value of the land (and, therefore, the tax revenue generated) since the land 
will be improved from wooded, undeveloped land to land developed with both multifamily 
and single-family units. In 2023, when a previous rezoning was proposed for this site, 
questions about the impacts to the assessed values of adjacent properties were raised 
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from both citizens and the Planning Commission. In addition to stating that this appears 
to be a “good and logical use for the site”, the County Assessor also provided input on 
how this current joint application may impact adjacent properties. Although it is hard to 
estimate at this stage the full impacts (if any), the Assessor generally stated that both 
multifamily and single-family uses are considered “residential” uses for the purposes of 
property assessment and, when determining impacts, residential adjacent to residential 
typically has the lowest impact (if any) on assessments for adjacent properties. Therefore, 
if there were to be any impact to the assessed values of adjacent properties, the current 
zoning of B-1, a business zoning district, which could permit uses ranging from 
retail/sales, offices, and restaurants to a hotel, warehouse (or mini-warehouse), or funeral 
home, would likely have a greater impact than that of the proposed MF-1 and SF-1 
zoning districts, even with the increased density requested on the MF-1 parcel. 
 
In addition to direct revenues from increased assessed land values, the County may also 
receive additional indirect revenue temporarily from jobs created during project 
construction and potentially more permanently from residents relocating to this 
development from outside of the County. As local businesses receive additional revenue 
from residents of this development, the County will receive indirect revenue through taxes 
collected from these businesses. The applicant has stated in the CUP component’s 
Community Impact Statement the desire to use as many local contractors as possible 
during site buildout. 
 
Previously, the County has used a New Construction Calculator from Housing Forward 
Virginia to calculate more specifically the anticipated short- and long-term economic 
impact, including the jobs created (short term) and supported (long term) as well as the 
fiscal revenues and local economic growth (both evaluated in the short- and long-term 
periods). However, the data utilized to produce these estimates are from 2012-2014 
sources and staff has determined that, since this data may be outdated, this calculator is 
not applicable for residential projects unless the data is updated in the future. 
 
However, more recently, in partnership with the Gloucester County Public Schools, 
departmental staff has developed a preliminary Subdivision Schools Calculator that can 
provide preliminary estimates on the number of school children to be expected from 
proposed developments based upon existing developments in the County. These 
estimates are based upon the proposed zoning district, type of housing use, and 
combination of these two factors. Although limited sample sizes exist for both the MF-1 
district and condominium uses, the estimate provided from this calculator can begin to 
help the Planning Commission and Board of Supervisors understand the anticipated 
impact to local schools from proposals they are reviewing. 
 
Furthermore, in the comments they have provided, the Gloucester County Public Schools 
(GCPS) have provided an estimated number of students (low and high estimate) to expect 
from this development based upon the data they use to determine school bus distribution 
and routing. Finally, in the Community Impact Statement provided by the applicant for the 
CUP component of the joint application, they have provided an estimate for the number 
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of school children to be expected from their development based on a study of Anne 
Arundel County (Maryland) performed in April 2024. The table below provides estimates 
from the applicant, GCPS, and departmental staff. 
 

Estimator Estimate School Breakdown 
Low High Average Elementary Middle High 

Applicant 13 7 3 3 
Gloucester County Public Schools 7 16 12 Not analyzed 

Gloucester County 
Planning Division 

Housing Type 9 3 3 3 
Zoning Type 14 6 4 4 
Housing & 
Zoning Type 9 3 3 3 

 
Although staff has not received comments from the Abingdon Volunteer Fire & Rescue 
Service, all buildings will need to be constructed to the applicable building code, which 
includes appropriate fire control and/or resistance measures. Therefore, based upon the 
input provided by the County’s Assessor and GCPS, staff’s estimator for school children, 
and building code requirements for this development, substantial fiscal impacts as well 
as impacts to the local schools and fire and rescue force are not anticipated. 
 

Environmental Impact 
 
No environmental features of significant concern appear to exist on the property and 
sensitive environmental features, including Resource Protection Areas (RPA) features, 
such as wetlands and connected waterways, have not been identified by the applicant on 
their Conceptual Plan or Environmental Programs during their review of the application. 
Since a Development Plan will be required for this project, the development will have to 
comply with the County’s environmental regulations, including the Erosion and Sediment 
Control, Stormwater, and Chesapeake Bay Preservation Ordinances. Environmental 
impacts on this property resulting from the development (including the requested increase 
in density to 10.86 units per net acre, if approved) will be addressed through 
Environmental Program’s review of the Development Plan (if the joint application is 
approved). 
 

Other Impacts 
 
This project will be required to be served by public water and sewer. Although a public 
water line (6 in. diameter) currently runs along the property’s frontage, the water demand 
generated by this development may exceed the capabilities of this water line. If so, the 
applicant will need to either increase the size of this water line or connect a public water 
line (8 in. diameter) to the public water line (8 in. diameter) on the opposite (north) side of 
Route 17. 
 
In addition, the applicant will have multiple options for connecting to public sewer. The 
most direct manner of connection can be through construction of a pump station (to be 
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dedicated to Gloucester County) on the site, which will be sized to serve the development 
as well as additional properties in the vicinity. Alternatively, the applicant can connect to 
Pump Station 28, located adjacent to the York River Villas development, roughly 1,000 ft. 
from the property. The applicant has stated that this is their preferred method of 
connecting to public sewer. However, if this option is chosen, they will need to ensure 
that the sewer line is at least 10 ft. from all public hardscape surfaces (paved public roads 
and sidewalks) and contained in a 20 ft. wide public utility easement. 
 
Staff has proposed a CUP condition of use (Condition 2) to ensure that, if the development 
will connect to Pump Station 28, the connection will occur in the manner required by the 
Gloucester County Department of Public Utilities. This condition of use reinforces the 
Zoning Ordinance requirement that the development be connected to both public water 
and sewer. In all circumstances, the applicant will be required to perform a water and 
sewer study for this project, which will need to be submitted to the Gloucester County 
Department of Public Utilities and confirmed as appropriate. 
 
The Conceptual Plan illustrates a 50 ft. landscape buffer from Route 17. A CUP condition 
of use (Condition 5) has been proposed to specify options to be used for this landscaping 
buffer based upon buffering used in the Zoning Ordinance. In addition, the proposed 
condition of use requires the landscaped buffer to be continuous and avoid all features 
that may prevent it from continuing unless avoiding these features are infeasible (such as 
the internal roadway’s connection to Route 17). 
 
Staff has also proposed a CUP condition of use (Condition 6) to ensure that all site lighting 
for the MF-1 property will reflect away from adjoining properties and no lighting will reflect 
beyond the property’s boundaries. This proposed condition of use was included as a 
result of concerns raised by citizens and the Planning Commission during their review of 
the Legacy Land Rezoning Application (Z-23-01). 
 
Although a private well or drainfield will not be required for this development, any existing 
wells or drainfields on this property will need to be properly abandoned in accordance 
with the Health Department’s regulations. In addition, the development will need to meet 
the applicable setbacks from existing septic systems and private wells on adjacent 
properties, including setbacks from a pump station (if constructed on the site), which 
should be assisted by the 30 ft. perimeter buffer illustrated on the Conceptual Plan and 
required by the Zoning Ordinance. 
 
The applicant has also stated that other utilities, including electricity, cable TV, telephone, 
and internet, would be extended to the development at no cost to the developer when 
positive revenue is identified, as is required by policy of the service providers. 
Furthermore, as required by the Zoning Ordinance, lines for these utilities shall be placed 
underground. Finally, the MF-1 portion of the development will be served by a private 
solid waste collection and disposal service, paid for as part of the Condominium 
Association fees. This servicer will collect both trash and recyclable material. 
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Approval Criteria 
 
The project requires Conditional Use Permit (CUP) approval for the requested density of 
roughly 10.86 units per net acre in the MF-1 district. The purpose of the CUP is as follows: 
 

The purpose of this section is to provide for certain uses which, because of 
their unique characteristics or potential impacts on adjacent land uses, are 
not generally permitted in certain zoning districts as a matter of right, but 
which may, under the right set of circumstances and conditions, be 
acceptable in certain specific locations. These uses are permitted only 
through the issuance of a conditional use permit by the Board of 
Supervisors after ensuring that the use can be appropriately 
accommodated on the specific property, will be in conformance with the 
Comprehensive Plan, can be constructed and operated in a manner which 
is compatible with the surrounding land uses and overall character of the 
community, and that the public interest, safety, and general welfare of the 
citizens of the County will be protected. 
 
No inherent right exists to receive a conditional use permit; such permits 
are a special privilege granted by the Board of Supervisors under a specific 
set of circumstances and conditions, and each application and situation is 
unique. Consequently, mere compliance with the generally applicable 
requirements may not be sufficient, and additional measures, occasionally 
substantial, may be necessary to mitigate the impact of the proposed use. 
In some situations, no set of conditions would be sufficient to approve an 
application, even though the same request in another location would be 
approved. 

 
Although the property is currently zoned B-1, the applicant is requesting the parcel 
containing condominium units to be zoned MF-1 with a CUP request for density greater 
than 8 units per net acre (but not more than 12 units per net acre) in the MF-1 district. 
Therefore, evaluation of the CUP component of the joint application will be relative to the 
proposed MF-1 zoning for the condominium parcel, not the current B-1 zoning, as well as 
the surrounding SF-1 zoning of the neighboring properties (including the adjacent parcel 
proposed to be zoned SF-1 by the applicant). The intent of the MF-1 district is as follows: 
 

The intent of the MF-1 district is to provide for a variety of housing 
accommodations, in suitable areas within the Development District, at 
moderate and high densities allowing for efficient delivery of utility services 
including public and semi-public facilities to serve the residents. 
Development in this district is intended to be served by public water and 
sewer. 

 
The CUP requires applicants to meet specific criteria in order for the Board of Supervisors 
to grant approval. As specified in Section 14-3(6) of the Zoning Ordinance, the applicant 
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must demonstrate that the proposed development will satisfy the following1 criteria. 
Should further measures be necessary to satisfy these criteria, additional conditions may 
be imposed by the Board of Supervisors, as specified in Section 14-3(8)(b) of the Zoning 
Ordinance. 

1. The proposed conditional use is in compliance with all regulations of the 
applicable zoning district, the provisions of this section, and all applicable 
provisions of the Zoning Ordinance. 

The applicant has submitted a completed application in accordance with Section 
14-3(3) of the Zoning Ordinance. Staff has discussed all proposed conditions of 
use with the applicant and County Attorney and no objections or concerns have 
been raised. The Board can modify, add, or remove any proposed condition of use 
at this Public Hearing in accompaniment with a vote to approve the CUP 
component of the joint application. 

2. The establishment, maintenance, or operation of the proposed use is not 
detrimental to, and will not endanger, the public health, safety, morals, 
comfort, or general welfare. 

The applicant proposes 34 units developed at a density of 10.86 units per net acre. 
As a result of the density proposed, the development is required to be connected 
to public water and sewer. A CUP condition of use is proposed reinforcing this 
requirement and stating that the connection shall be done through an onsite pump 
station or extension of a public sewer line to Pump Station 28. The proposed 
condition of use also reinforces the need for this line to be outside of paved public 
surfaces (roads and sidewalks) and within a public utility easement, supporting the 
Utility Department’s maintenance needs while reducing the impact to Route 17 
(lane closures) when maintenance will occur (if a line is extended). Furthermore, 
another CUP condition of use is proposed requiring the existing sidewalks along 
Route 17, which are not compliant with VDOT’s current sidewalk standards, to be 
replaced with sidewalks compliant with these standards. The condition of use 
proposes for the replacement to occur along the Route 17 frontage within the 
public right-of-way between the intersection with Tyndall Drive and the intersection 
with Camp Okee Drive. Finally, the development will be served by an internal 
roadway, reducing the number of access points along Route 17 from two (existing) 
to one (proposed). These improvements will support, or even enhance, the public 
health, safety, morals, comfort, and general welfare as a result of the development. 
However, should the Board of Supervisors feel that additional or different 
conditions of use are necessary to offset any impacts from the application 
(request for greater density) identified at their Public Hearing, conditions of 
use can added, modified, or removed during their review of the application. 

 
1 In addition to meeting the approval criteria detailed in Section 14-3(6), the applicant must satisfy and maintain 
compliance with any other applicable requirements of the Zoning Ordinance.  
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3. The conditional use will not be injurious to the use and enjoyment of other 
property in the immediate vicinity for the purposes already permitted, nor 
substantially impair the use of other property within the immediate 
proximity. 

The property is in proximity to the SF-1 district and the adjacent area generally 
contains properties developed for residential use. Furthermore, the property’s 
frontage is along Route 17, the County’s primary thoroughfare. The Conceptual 
Plan illustrates a 30 ft. perimeter buffer along property lines adjacent to SF-1 
zoning and a 50 ft. landscaped buffer along Route 17. Although the buffer from 
adjacent SF-1 properties is required by Section 9B-9.30(2) of the Zoning 
Ordinance, the buffer along Route 17 is not required for this development (although 
a 50 ft. setback is required by the HCDD) and is proposed as a CUP condition of 
use by staff based upon the Conceptual Plan provided by the applicant. 
 
Since a 30 ft. setback is the required rear yard setback for the SF-1 district (with 
no accompanying landscaping requirement), these buffers are greater than what 
would be required for a development in the SF-1 district. Since these buffers meet 
or exceed the zoning requirements for a single family development, the property 
in the immediate vicinity should experience minimal impacts, if any. Furthermore, 
the increased density (10.86 units per net acre) is shown on the Conceptual Plan 
without any impact to either the perimeter buffer (to properties zoned SF-1) or the 
landscaped buffer (to Route 17). Finally, the Noise Ordinance (Chapter 11 of the 
County Code) will apply to this development, so any activities within this 
development will also need to be in compliance with these requirements, which is 
regulated by the Sherriff’s Office. Therefore, it is not expected that the CUP 
(increase in density) will be injurious to the use and enjoyment or impair the use of 
properties in the immediate vicinity. However, should the Board of Supervisors 
feel that additional or different conditions of use are necessary to offset any 
impacts from the application (request for greater density) identified at their 
Public Hearing, conditions of use can added, modified, or removed during 
their review of the application. 

4. The proposed conditional use conforms to the character of the 
neighborhood within the same zoning district in which it is located. The 
proposal as submitted or modified shall have no more adverse effects on 
health, safety or comfort of persons living or working in or driving through 
the neighborhood, and shall be no more injurious to property or 
improvements in the neighborhood, than would any other use generally 
permitted in the same district. In making such a determination, consideration 
shall be given to the location, type, size, and height of buildings or 
structures, type and extent of landscaping and screening on the site, and 
whether the proposed use is consistent with any theme, action, policy or 
map of the Comprehensive Plan. 



Z-25-01 & CUP-25-01- Marsh Hawk Villas Joint Application 
Board of Supervisors Public Hearing July 15, 2025 

 

Z-25-01 & CUP-25-01 Staff Report- Marsh Hawk Villas Rezoning & CUP Page 17 

The MF-1 district permits condominiums (under the “Dwelling, multifamily” use) at 
a density of 8 units per net acre by right when connected to public water and sewer. 
However, as previously stated, when granted through a CUP and connected to 
public water and sewer, this use may be developed in the MF-1 district at a density 
of up to 12 units per net acre. Under the by right density of 8 units per net acre, 
the property (3.13 acres) would be permitted 25 units. However, the application is 
requesting a CUP be granted to develop 34 units at a density of 10.86 units per 
net acre. Therefore, if issued, the CUP would allow for 9 additional units beyond 
that permitted by right in the MF-1 district for this property, an increase of 36%. 
 
As previously stated in the MF-1 district intent, this district desires for housing 
variety in suitable areas within the Development District at moderate and high 
densities served by public water and sewer. Compared to the impact of 25 units in 
the MF-1 district, both densities would necessitate similar improvements as a result 
of their impacts. Both densities would require connection to public water and 
sewer, site entrance improvements (per VDOT standards), onsite stormwater 
management, and a buffer from adjacent properties zoned SF-1. Furthermore, the 
MF-1 district does not permit greater location, size, or height standards for 
developments with densities permitted by CUP than those permitted by right. 
 
A number of other uses are also permitted in the MF-1 district, whether by right, by 
Special Exception, or by CUP. In many of these cases, the uses could produce 
similar or greater impacts than the 34 units proposed by the applicant. Churches 
and other places of worship, and public elementary or secondary schools are both 
permitted by right and would likely produce significantly more trips during the 
highest usage times of the day or week. Similarly, a major commercial wireless 
communication facility is permitted by Special Exception, which could produce 
greater impacts to neighboring properties due to its height and proximity to Route 
17. Finally, a residential group home for 9 or more individuals or multifamily 
dwelling of a different type (apartment, townhouse, etc.) or density (greater than 
34 units, but not more than 37 units), both permitted by CUP, could potentially 
produce greater impacts to the local roadways and school system than that 
proposed by the applicant. 
 
Therefore, though the CUP would allow for an additional 9 units at a density of 
10.86 units per net acre (a 36% increase when compared to that permitted at 8 
units per net acre), the zoning requirements for the development are comparable 
at both densities. Furthermore, other uses permitted in the MF-1 district, whether 
by right, by Special Exception, or by CUP may produce greater impacts than 9 
additional (34 total) condominium units. As a result, the development produces by 
a density of 10.86 units per net acre on this parcel conforms to the character of 
this zoning district, has no more adverse impacts on health, safety, or comfort, and 
is no more injurious to property or improvements in the neighborhood than would 
any other use permitted in the MF-1 district. However, should the Board of 
Supervisors feel that additional or different conditions of use are necessary 
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to offset any impacts from the application (request for greater density) 
identified at their Public Hearing, conditions of use can added, modified, or 
removed during their review of the application. 

5. The exterior architectural appeal and function plan of any proposed 
structure will not be at substantial variance with either the exterior 
architectural appeal and functional plan of the structures already 
constructed or in the course of construction in the immediate neighborhood, 
or the character of the applicable zoning district, and shall enhance the 
quality of the neighborhood. 

The applicant has provided both a Conceptual Plan as well as draft elevations of 
the condominium units. The Conceptual Plan illustrates the condominium units 
being served by an internal private road with one access point on Route 17 
whereas the property, though undeveloped, currently has two access points along 
Route 17. Furthermore, the elevations provided illustrate both 2-story and 3-story 
models. Although the Conceptual Plan does not specify which units will be 2 or 3-
story, all units are shown to be buffered by a 30 ft. perimeter buffer from adjacent 
properties zoned SF-1. Finally, sidewalks are shown along the internal roadway, 
which will connect to sidewalks along Route 17. Though the sidewalks along Route 
17 exist and were previously installed by VDOT, they are not compliant with 
VDOT’s current sidewalk standards and a CUP condition of use is proposed to 
require sidewalks compliant with these standards to be constructed along the 
Route 17 frontage within the public right-of-way between the intersection with 
Tyndall Drive and the intersection with Camp Okee Drive. 
 
The property is currently an undeveloped wooded parcel and, therefore, any 
development will change the character of the property. However, the internal 
roadway will consolidate all driveways onto this road and will reduce the access 
points onto Route 17 from two to one. Furthermore, the sidewalk provisions will 
allow for alternative transportation options to the residents while providing VDOT 
compliant sidewalks along the Route 17 frontage between the two nearest 
intersections, improving pedestrian safety along this roadway. Finally, the 
perimeter buffer illustrated on the Conceptual Plan and required by Section 9B-
9.30(2) of the Zoning Ordinance, will ensure that the 34 units (and increased 
density) will be appropriately screened from the immediate neighborhood, 
including the adjacent properties zoned SF-1. However, should the Board of 
Supervisors feel that additional or different conditions of use are necessary 
to offset any impacts from the application (request for greater density) 
identified at their Public Hearing, conditions of use can added, modified, or 
removed during their review of the application. 

6. The public interest and welfare supporting the proposed conditional use is 
sufficient to outweigh the individual interests which are adversely affected 
by the establishment of the proposed use. 
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The proposed development provides for a housing type lacking in the County and 
in an area (Gloucester Point) in proximity to the Peninsula, where a significant 
portion of Gloucester’s population is employed. Furthermore, the aforementioned 
sidewalk improvements proposed by a CUP condition of use will be available to 
both the residents of the development as well as the general population. Finally, 
depending on whether a pump station is constructed on the site or a public sewer 
line is extended to Pump Station 28, additional properties may be able to connect 
to this pump station or line. However, this benefit would be determined at the time 
of Development Plan approval and may be limited depending on the viability of 
connecting to Pump Station 28. 
 
Though the adjacent properties may be affected by the loss of vacant wooded 
property, the applicant is proposing a perimeter buffer between the units and these 
properties. Although this is required by the Zoning Ordinance, the applicant also 
took this step in order to address issues identified when an application was 
previously proposed for this property. In addition, the applicant illustrates a 
landscaped buffer between the development and Route 17 (reinforced by a CUP 
condition of use), which is not required by the Zoning Ordinance. As a result, the 
applicant has taken numerous steps to provide benefits to the public interest and 
welfare while mitigating effects to those adversely affected. However, should the 
Board of Supervisors feel that additional or different conditions of use are 
necessary to offset any impacts from the application (request for greater 
density) identified at their Public Hearing, conditions of use can added, 
modified, or removed during their review of the application. 

7. The proposed use will not result in the destruction, loss or damage of any 
feature determined to be of significant ecological, scenic, archeological, or 
historic importance. 

The property is not listed on a local, state, or national register for its historic or 
archaeological significance. Furthermore, there are no known areas of ecological 
or scenic significance within the proximity of this site. Therefore, the application is 
not expected to produce any impact resulting in destruction, loss, or damage to 
areas of ecological, scenic, archaeological, or historic importance. 
 

Staff Comments 
 
No significant concerns have been raised during staff’s review of the joint application 
(Rezoning Application Z-25-01 and Conditional Use Permit Application CUP-25-01). If 
approved, a Development Plan will need to be submitted for the MF-1 parcel, which will 
be reviewed by the County and VDOT staff to confirm that the condominium development 
meets all applicable requirements prior to land disturbance and construction. 
 
As previously stated, although the applicant is requesting a density of 10.86 units per net 
acre on the MF-1 parcel, an increase of 9 units beyond the by right allowance of 34 units 
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(an increase of 36%), when comparing the impact of 25 units (permitted by right if 
rezoned) and 34 units (requested by the applicant), it appears that the impacts, if any, 
have been addressed through the design of the Conceptual Plan, proffered limitation of 
no more than 34 units, and CUP conditions of use proposed by departmental staff. As a 
result, any remaining impacts resulting from the increased density are negligible. 
 

Staff Recommendation 
 
Staff recommended that the Planning Commission forward the joint application (Rezoning 
Application Z-25-01 and Conditional Use Permit Application CUP-25-01) to the Board of 
Supervisors with a recommendation of approval for the following reasons: 
 

1. The proposed joint application furthers the Village Scale Mixed Use designation’s 
aim that relatively high residential densities are appropriate when developed with 
pedestrian-oriented improvements. 

2. The joint application supports the Mixed Density Residential designation’s 
intention to provide a variety of housing types, including higher-density, village-
scale neighborhood developments. 

3. The joint application promotes the Development District’s desire that this area be 
the County’s principal population center and most suitable area for new population 
growth while impacts on local roads is minimized and developments are served by 
public water and sewer facilities. 

4. The joint application furthers the Comprehensive Plan’s Housing chapter goals to 
encourage housing of various types and promote the use of safe and livable 
neighborhood designs in new residential developments as well as its 
implementation strategy to increase the allowable density within the multi-family 
zoning districts on public water and sewer. 

5. The joint application supports the Comprehensive Plan’s Transportation chapter 
goals to ensure that development results in minimal negative impacts on road 
systems and traffic patterns and encourage the provision of adequate mobility for 
all segments of the community as well as its implementation strategy to encourage 
traditional neighborhood design. 

6. The joint application promotes the Comprehensive Plan’s Natural Resources 
chapter objective to encourage development in areas where public water and 
sewer are provided as well as its implementation strategies to allow for increased 
density and development to be located in the Development District and encourage 
pedestrian scale development in Village Areas. 

 
Furthermore, staff recommended that the Planning Commission forward the following 
conditions of use with the CUP component (CUP Application CUP-25-01 for the MF-1 
parcel) of the joint application to the Board of Supervisors: 
 

1. The MF-1 parcel shall be developed generally in accordance with the Conceptual 
Plan (formally titled “Conceptual Plan Garage Option”) with only changes thereto 
that the Zoning Administrator reasonably determines do not alter the basic concept 
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or character of the development of this parcel; provided, however, such 
development of this parcel shall be expressly subject to such changes in 
configuration, composition and location as required by all other governmental 
authorities having jurisdiction over such development. 

2. A sidewalk compliant with Sections 6A-4(2) and 6A-4(3) of the Zoning Ordinance 
shall be provided by the applicant within the public right-of-way from the 
intersection with Tyndall Drive (SR 1218) to the intersection with Camp Okee Drive 
(SR 1240). Where it is not feasible to provide sidewalks compliant with the 
aforementioned sections within the public right-of-way, sidewalks outside of the 
public right-of-way, in accompaniment with a public access easement, may be 
approved. 

3. Internal sidewalks and continuous on-site pedestrian circulation in a safe and 
convenient manner shall be provided within the site. 

4. All units within the development shall be connected to public water and sewer. 
Public sewer shall be provided by the applicant either by an on-site pump station 
connected to the HRSD public sewer line or a public sewer line extended to 
connect to Pump Station 28. If a sewer line is extended to Pump Station 28, the 
line shall be at least 10 ft. from all existing and proposed hardscape public 
surfaces, whether public roadways or sidewalks. The public sewer line shall be 
contained within a public utility easement, inclusive of 10 ft. of easement area on 
each side of the line, except for portions of the easement area contained within the 
public right-of-way. 

5. The 50 ft. landscape buffer shown on Route 17 shall contain a continuous 
landscaped buffer consistent with Section 9C-3, 11-6(3), or 11-6(5) of the Zoning 
Ordinance. This continuous buffer shall avoid utility lines, stormwater management 
features, and other elements which may cause a break in the continuous buffer 
except where it is not practically feasible to avoid such elements. 

6. Any lights used to illuminate the site shall be so arranged as to reflect light away 
from adjoining premises and shall not reflect light beyond the boundary of the 
property. 

 
Planning Commission Recommendation 

 
The Planning Commission held a Joint Public Hearing on the joint application (Rezoning 
Application Z-25-01 and CUP Application CUP-25-01) at their June 5, 2025 meeting. 
Comments were received by four citizens, all submitted electronically prior to the meeting. 
One comment was in favor of the joint application, believing that it fulfilled a type of 
housing need in demand but low in inventory within the County while meeting the 
Comprehensive Plan goals and producing minimal impacts. Conversely, three comments 
were opposed to the proposal due to impacts to the community’s character and quality of 
life (for the adjacent neighborhood located along Tyndall and Camp Okee Drive) along 
with traffic, noise, and maintenance impacts. 
 
During the ensuing Planning Commission discussion, numerous views on the joint 
application were expressed. One Planning Commissioner stated that, since some 
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planning guidance describes this area as mixed-use, if the Commission is to approve an 
application for these parcels, the development should reflect a mixed-use development 
with a combination of commercial and residential uses at a reasonable density. However, 
the prevailing opinion amongst the Commissioners was to consider the existing B-1 
zoning compared to the proposed MF-1 (conditional) and SF-1 zoning. When evaluating 
each of these circumstances, the Planning Commission generally believed that the 
proposed MF-1 (conditional) and SF-1 zoning and resulting development would be of no 
greater benefit to the County than what could be possible under the existing B-1 zoning 
(even if not developed immediately) and, as a result, the current zoning was the more 
appropriate zoning for these parcels. In response to comments from the Commissioners 
reflecting this opinion, the Board liaison expressed his concern regarding the various uses 
permitted by right under the existing B-1 zoning, their likely impacts (compared to the 
mitigating measures required by the Zoning Ordinance and conditions of use proposed 
by staff), and resulting lack of opportunity for the public to contribute to the review and 
approval process should a by right use be developed under the current zoning. 
 
As advised by the staff, including the County Attorney, the Planning Commission decided 
to forward recommendations on each component of the joint application (Rezoning 
Application Z-25-01 and CUP Application CUP-25-01) by individual actions. This was 
recommended to clearly and separately express the Planning Commission’s 
recommendations on the change in zoning district proposed by the rezoning application 
(component) and increase in density for the parcel proposed to be zoned MF-1, as 
requested by the CUP application (component). 
 
When a recommendation was requested for the rezoning component, no Commissioner 
initially provided a motion on the application. Following concern from Mr. Gray that the 
Planning Commission’s role is to advise the Board on these applications and forwarding 
the application with no recommendation from the Planning Commission was not fulfilling 
this role, a recommendation to deny the rezoning component (Rezoning Application Z-
25-01) was forwarded to the Board of Supervisors by the following vote: 
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Commissioner Yes No Abstain Absent 
James Gray, Jr. X    

Douglas Johnson X    

Natalie Johnson  X   

John Meyer, Jr. X    

Christopher Poulson X    

Kenneth Richardson X    

Louis Serio    X 

Chris Hutson Non-voting BOS Liaison 
*Note: Since the Planning Commission’s motion was a 
recommendation of denial for the rezoning component, a vote 
of “Yes” voted in favor for the recommendation of denial while 
a vote of “No” voted against the recommendation of denial. 

 
Following the Planning Commission’s vote on the rezoning component, for procedural 
reasons, a motion was requested for the CUP component (CUP Application CUP-25-01). 
Similarly, this component was forwarded to the Board of Supervisors with a 
recommendation of denial by the following vote. Please note that, since a 
recommendation of denial was forwarded, no discussion on the proposed conditions of 
use for the CUP component occurred. 
 

Commissioner Yes No Abstain Absent 
James Gray, Jr. X    

Douglas Johnson X    

Natalie Johnson X    

John Meyer, Jr. X    

Christopher Poulson X    

Kenneth Richardson X    

Louis Serio    X 

Chris Hutson Non-voting BOS Liaison 
*Note: Since the Planning Commission’s motion was a 
recommendation of denial for the CUP component, a vote of 
“Yes” voted in favor for the recommendation of denial while a 
vote of “No” voted against the recommendation of denial.
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Site Aerial 
 

 



Marsh Hawk Villas Joint Application
(Rezoning Application Z-25-01 and 
Conditional Use Permit Application 

CUP-25-01)

Gloucester County Board of Supervisors

July 15, 2025 Public Hearing



EXISTING CONDITIONS



ZONING AND SURROUNDING AREA



PROPOSED PROJECT



PROPOSED CONDITIONS
Conditions proposed by Staff (discussed with the applicant and 

reviewed by the County Attorney)
• Developed in accordance with the Conceptual Plan (included in the application)
• Construction of a VDOT-compliant sidewalk along Route 17 South frontage from 

the intersection with Tyndall Drive to the intersection with Camp Okee Drive
• Continuous on-site pedestrian circulation through internal sidewalks
• Connection to public water and sewer. Public sewer connection provided through a 

new on-site pump station or connection to Pump Station 28 (located at York River 
Villas development)

• Continuous 50 ft. landscaped buffer along Route 17
• Site lighting reflecting away from adjacent properties and not extending beyond 

the boundary of the property



STAFF ANALYSIS



COMPREHENSIVE PLAN GUIDANCE



GLOUCESTER POINT/HAYES VILLAGE 
DEVELOPMENT AREA PLAN GUIDANCE



COMPREHENSIVE & GLOUCESTER 
POINT/HAYES PLAN ANALYSIS

• Transitional Area The Transitional Area is meant to divide the active 
and highly commercial Core Area from quieter residential areas. It is 
as a bridge between the activity and high density of the core, and 
quieter, less dense residential areas. The Transitional Area will be 
primarily residential, but made up of  more intensive residential uses such 
as apartments, condominiums, and town homes. The Transitional Area 
will also include a mix of commercial uses, but at a lower commercial 
density than in the Core Area. It serves as the ideal location for small 
shops, restaurants, or offices that primarily serve the residences 
around them. Development parameters for the Transitional Area should 
seek to bridge those used in Core and residential areas, including 
minimums and maximums established for building height, front and side 
yards, and other parameters



TRANSITIONAL AREA



TRANSPORTATION IMPACT

ROUTE 17S INTERSECTION WITH 
TYNDALL DRIVE

ROUTE 17S INTERSECTION WITH 
CAMP OKEE DRIVE



TRANSPORTATION IMPACT (CONT.)



TRANSPORTATION IMPACT (CONT.)

Development Trip Generation

Name Zoning Use(s)
Acres 

(Disturbed)
Vehicles 
Per Day

Peak Hour 
Vehicles

Marsh Hawk Villas 
(proposed)

MF-1 
(conditional)

/SF-1

34 Condominium Units 
and 2 Single Family 

Dwellings
3.82 216 19.6

Daffodil Gardens 
(Phase 2)

MF-1 
(conditional)

40 Apartment Units 
(Age-Restricted)

3.99 79 20

Dunkin Donuts B-1
Drive Through 

Restaurant
0.55 1,700 102.5

Langley Federal 
Credit Union

B-1 
(conditional)

Bank with Drive 
Through Service

0.85 697
Not 

provided

Valvoline
B-1 

(conditional)
Drive Through Oil 
Change Service

1.00 120 14

York River 
Crossing

MF-1 
(conditional)

50 Condominium Units 9.35 290 27



TRANSPORTATION IMPACT (CONT.)



FISCAL IMPACT

ADJACENT PROPERTIES ALONG 
TYNDALL DRIVE

ADJACENT PROPERTIES ALONG 
CAMP OKEE DRIVE



FISCAL IMPACT (CONT.)

• Additional potential revenues to be received by the County:
• Indirect temporary revenue from jobs created during project construction

• Indirect revenue from any residents relocating to the development from outside 
of the County

• Other resources used to anticipate fiscal impacts:
• New Construction Calculator from Housing Forward Virginia (previously used)

• Subdivision Schools Calculator (currently used)

• Applicant’s Community Impact Statement

• Gloucester County Public Schools Analysis (if available)



FISCAL IMPACT (CONT.)

Estimator
Estimate School Breakdown

Low High Average Elementary Middle High

Applicant 13 7 3 3

Gloucester County Public Schools 7 16 12 Not analyzed

Gloucester 
County Planning 
Division

Housing Type 9 3 3 3

Zoning Type 14 6 4 4

Housing & 
Zoning Type

9 3 3 3



FISCAL IMPACT (CONT.)

• Staff does not anticipate significant fiscal impacts:
• Anticipated increase in direct and indirect tax revenues

• Limited (if any) impacts to adjacent property assessments

• Limited impact to public schools

• Buildings would need to be constructed to applicable building code (including 
appropriate fire control and/or resistance measures)

• Fiscal Impact would be different if the site was developed commercial, 
but until such development occurs, it is assessed as vacant commercial 
land.



ENVIRONMENTAL IMPACT



OTHER IMPACTS

• Project will be served by public water and sewer
• Both MF-1 and SF-1 parcels will need to be connected

• Public water options:
• Increase the size of the current water line along the property’s frontage

• Connect to the larger water line along the opposite (north) side of Route 17

• Public sewer options:
• Construct a pump station (dedicated to the County) on the site

• Connect to Pump Station 28 within York River Villas (roughly 1,000 ft. to the 
north)

• Applicant will need to perform a water and sewer study for the 
project and confirm the study with the Department of Public Utilities

• No existing wells or drainfields known on the property



OTHER IMPACTS (CONT.)

• Landscaped buffers proposed for the development
• 50 ft. landscaped buffer along Route 17

• 30 ft. landscaped buffer from adjacent properties

• CUP condition of use proposed for all site lighting for the MF-1 
property:

• Reflects away from adjoining properties

• No lighting reflects beyond the property’s boundaries

• Other utilities (electricity, cable, telephone, etc.) will be extended to 
the development and placed underground

• MF-1 property served by private waste collection and disposal service 
paid for by HOA fees



CUP APPROVAL 
CRITERIA



CUP PURPOSE
• Section 14-3- Conditional Use Permits

• The purpose of this section is to provide for certain uses which…are not generally 

permitted…but which may…be acceptable in certain specific locations

• These uses are permitted…after:

• Ensuring that the use can be appropriately accommodated on the specific property

• Will be in conformance with the Comprehensive Plan

• Can be constructed and operated in a manner which is compatible with the surrounding land 

uses and overall character of the community

• The public interest, safety, and general welfare of the citizens of the County will be 
protected

• Such permits are a special privilege…and each application and situation is unique. 
Consequently…additional measures…may be necessary to mitigate the impact of the 
proposed use

• In some situations, no set of conditions would be sufficient to approve an 

application, even though the same request in another location would be approved



MF-1 ZONING DISTRICT INTENT

• “The intent of the MF-1 district is to provide for a variety of 
housing accommodations, in suitable areas within the Development 
District, at moderate and high densities allowing for efficient 
delivery of utility services including public and semi-public facilities 
to serve the residents. Development in this district is intended to be 
served by public water and sewer.”



COMPLIANCE WITH APPROVAL CRITERIA
CUP Approval Criteria

1. Compliance with Zoning Ordinance (Secs. 14-23 and 9-28) 

2. Not detrimental to, and will not endanger, the public health, safety, morals, 
comfort, and general welfare 

3. Not be injurious to the use and enjoyment of other property in the 
immediate vicinity or substantially impair the use of other property within 
the immediate proximity



4. Conforms to the character of the neighborhood within the same zoning 
district in which it is located 

5. The exterior architectural appeal and function plan of any proposed 
structure consistent with the character 

6. The public interest and welfare supporting the proposed conditional use is 
sufficient to outweigh the individual interests which are adversely affected 

7. Not result in the destruction, loss or damage of any feature determined to 
be of significant ecological, scenic, archeological, or historic importance 



STAFF COMMENTS, STAFF 
RECOMMENDATION, AND 
PC RECOMMENDATION



STAFF COMMENTS

• No significant concerns raised during staff’s review of the Joint 
Application

• Applicant is requesting an increase in MF density to roughly 10.86 units per net 
acre (increase from 25 to 34 units)

• Any impacts have been addressed through the design of the Conceptual Plan, 
proffered limit of 34 condominium units, and CUP conditions of use

• If approved, a Development Plan (Site Plan) will need to be submitted 
for the MF-1 parcel and reviewed by state and local agencies for 
conformance prior to land disturbance and construction



STAFF RECOMMENDATION
• Staff recommended the PC forward the Joint Application (Z-25-02 and CUP-25-01) to the 

Board of Supervisors with a recommendation of approval for the following reasons:

1. The proposed joint application furthers the Village Scale Mixed Use designation’s aim 
that relatively high residential densities are appropriate when developed with 
pedestrian-oriented improvements.

2. The joint application supports the Mixed Density Residential designation’s intention to 
provide a variety of housing types, including higher-density, village-scale neighborhood 
developments.

3. The joint application promotes the Development District’s desire that this area be the 
County’s principal population center and most suitable area for new population growth 
while impacts on local roads is minimized and developments are served by public water 
and sewer facilities.

4. The joint application furthers the Comprehensive Plan’s Housing chapter goals to 
encourage housing of various types and promote the use of safe and livable 
neighborhood designs in new residential developments as well as its implementation 
strategy to increase the allowable density within the multi-family zoning districts on public 
water and sewer.



STAFF RECOMMENDATION
• Staff recommended the PC forward the Joint Application (Z-25-02 and CUP-25-01) to the 

Board of Supervisors with a recommendation of approval for the following reasons:

5. The joint application supports the Comprehensive Plan’s Transportation chapter goals to 
ensure that development results in minimal negative impacts on road systems and traffic 
patterns and encourage the provision of adequate mobility for all segments of the 
community as well as its implementation strategy to encourage traditional neighborhood 
design.

6. The joint application promotes the Comprehensive Plan’s Natural Resources chapter 
objective to encourage development in areas where public water and sewer are 
provided as well as its implementation strategies to allow for increased density and 
development to be located in the Development District and encourage pedestrian scale 
development in Village Areas.



RECOMMENDED CONDITIONS
• Staff recommended the PC include the following conditions of use with the CUP component 

(CUP-25-01) of the Joint Application:

1. The MF-1 parcel shall be developed generally in accordance with the Conceptual Plan 
(formally titled “Conceptual Plan Garage Option”) with only changes thereto that the 
Zoning Administrator reasonably determines do not alter the basic concept or character 
of the development of this parcel; provided, however, such development of this parcel 
shall be expressly subject to such changes in configuration, composition and location as 
required by all other governmental authorities having jurisdiction over such development.

2. A sidewalk compliant with Sections 6A-4(2) and 6A-4(3) of the Zoning Ordinance shall be 
provided by the applicant within the public right-of-way from the intersection with Tyndall 
Drive (SR 1218) to the intersection with Camp Okee Drive (SR 1240). Where it is not 
feasible to provide sidewalks compliant with the aforementioned sections within the public 
right-of-way, sidewalks outside of the public right-of-way, in accompaniment with a public 
access easement, may be approved.

3. Internal sidewalks and continuous on-site pedestrian circulation in a safe and convenient 
manner shall be provided within the site.



RECOMMENDED CONDITIONS
• Staff recommended the PC include the following conditions of use with the CUP component 

(CUP-25-01) of the Joint Application:

4. All units within the development shall be connected to public water and sewer. Public 
sewer shall be provided by the applicant either by an on-site pump station connected to 
the HRSD public sewer line or a public sewer line extended to connect to Pump Station 
28. If a sewer line is extended to Pump Station 28, the line shall be at least 10 ft. from 
all existing and proposed hardscape public surfaces, whether public roadways or 
sidewalks. The public sewer line shall be contained within a public utility easement, 
inclusive of 10 ft. of easement area on each side of the line, except for portions of the 
easement area contained within the public right-of-way.

5. The 50 ft. landscape buffer shown on Route 17 shall contain a continuous landscaped 
buffer consistent with Section 9C-3, 11-6(3), or 11-6(5) of the Zoning Ordinance. This 
continuous buffer shall avoid utility lines, stormwater management features, and other 
elements which may cause a break in the continuous buffer except where it is not 
practically feasible to avoid such elements.

6. Any lights used to illuminate the site shall be so arranged as to reflect light away from 
adjoining premises and shall not reflect light beyond the boundary of the property.



PLANNING COMMISSION PUBLIC HEARING

• Planning Commission Joint Public held on June 5

• One comments submitted in favor of the joint application
• Fulfilled a type of housing in demand but low in inventory

• Met Comprehensive Plan goals and produced minimal impacts

• Three comments submitted opposed to the joint application
• Impacts to the community’s character and quality of life for the adjacent 

neighborhood (behind the property along Tyndall and Camp Okee Drive)

• Traffic, Noise, and Maintenance Impacts



PLANNING COMMISSION PUBLIC HEARING

• Multiple views expressed from the Planning Commission
• Most Commissioners felt that the existing B-1 zoning (even if not developed 

immediately) was more appropriate for these parcels than the benefits provided 
from the proposed MF-1 (conditional) and SF-1 zoning and proposed 
development

• One Commissioner felt that, since planning guidance describes area as mixed-
use, the development should reflect a mixed-use development with commercial 
and residential at a reasonable density

• The Board Liaison expressed concern about the potential uses permitted by right 
in the B-1 district, their impacts, and the public’s lack of opportunity to contribute 
to the review and approval process for these uses

• As advised by staff, the PC voted on each component separately



PC RECOMMENDATION- RZ COMPONENT

Commissioner Yes No Abstain Absent

James Gray, Jr. X

Douglas Johnson X

Natalie Johnson X

John Meyer, Jr. X

Christopher Poulson X

Kenneth Richardson X

Louis Serio X

Chris Hutson Non-voting BOS Liaison

*Note: Since the Planning Commission’s motion was a 
recommendation of denial for the rezoning component, a vote 
of “Yes” voted in favor for the recommendation of denial while 
a vote of “No” voted against the recommendation of denial.



PC RECOMMENDATION- CUP COMPONENT

Commissioner Yes No Abstain Absent

James Gray, Jr. X

Douglas Johnson X

Natalie Johnson X

John Meyer, Jr. X

Christopher Poulson X

Kenneth Richardson X

Louis Serio X

Chris Hutson Non-voting BOS Liaison

*Note: Since the Planning Commission’s motion was a 
recommendation of denial for the CUP component, a vote of 
“Yes” voted in favor for the recommendation of denial while a 
vote of “No” voted against the recommendation of denial.



END OF STAFF’S PRESENTATION

Next Steps:

• Applicant’s Presentation

• Questions and Public Comments
• Joint Public Hearing for Z-25-01 & CUP-25-01

• Additional Discussion by the BOS

• BOS Vote on Joint Application
• Individual motions and votes for each component of the 

application (Z-25-01 and CUP-25-01)



CONCEPTUAL PLAN



CONCEPTUAL PLAN (ILLUSTRATED)



SITE AERIAL



Property Summary
• Current B-1 zoning
• Request for MF-1 with CUP and SF-1 zoning – 34 townhome 

condominium units and 2 single family lots
• MF zoning is consistent with current Comprehensive Plan which 

recommends higher density
• Buffer surrounding the entire property to help with transition to 

Route 17 and adjacent homes.
• Provides much needed diversity in housing types and price points 

as discussed in the Comprehensive Plan.



Why this Property? 
• Property has been for sale for several years and is under utilized –

commercial is not the best use for this property.
• This property allows for infill development versus suburban 

sprawl.  
• Infill development like this has limited impact on the environment 

and allows for connection to already existing public utilities.
• This development helps provide additional rooftops and 

customers for the already existing businesses along Route 17.



Alignment with Comprehensive Plan
• Excerpt from the Gloucester Planning Division website.  “The 

Comprehensive Plan acts as a general, long-range guide 
concerning the overall growth and development of the county for 
local decision makers.”

• Staff discussed in their report why this project aligns well with the 
comprehensive plan.

• Comprehensive plan discusses in the Housing Chapter the need 
for more diverse housing and specifically states – “..future growth 
will require new, creative housing techniques that increase 
housing affordability and density where appropriate.”



Commercial Zoning - is this really the best 
zoning for these properties?
• Allowed uses under current zoning – convenience store, restaurant/drive thru, automobile service 

facility, motel/hotel, church and daycare.
• Property has been zoned B-1 since the 1990’s with no development.
• Property has been for sale since at least 2022 with no interest for commercial users.  Only other 

interest was from a different multi-family developer that was looking to do double the density of my 
project.  

• The property is not ideally suited from commercial development due to the following challenges:  
• Lack of good access – this property is a right in and out only – most commercial users require 

better access.
• Size and configuration of the parcels makes it difficult for commercial development
• Property is adjacent to residential zoning which limits compatibility for high traffic business 

operations.
• Current statistics for Gloucester County as of June 30, 2025:

• 19 commercial buildings for sale or lease in Gloucester totaling approximately 130,000 square feet 
of space for immediate occupancy.

• Total of 1600 acres of vacant land that is currently zoned B-1 (165 different parcels).



Gloucester Housing Market
• Gloucester County comprehensive plan outlines the need for more diversity 

in housing.
• Only 13 homes currently on the market in the County below $300K and zero 

new construction below $300K.
• Those 13 homes currently on the market are an average age of 42 years old.
• First time buyers are left with little to choose from and older homes will all 

need additional upgrades.
• Goal of this property is to provide housing for LOCAL first-time buyers.  The 

buyers of these properties will most likely come from local residents that 
already live in the county and are currently renting (police officers, fire 
fighters, nurses, county staff, etc.).

• This will not be subsidized housing - the expected starting price points will be 
in the $275K range. 



Two Story Sample Product

Approximately 1,200 square feet
2-3 bedrooms
2-2.5 bathrooms



Three Story Sample Product

Approximately 1,500 square feet
2-3 bedrooms
2-2.5 bathrooms
1 car garage







 

 

PUBLIC HEARING NOTICE 
GLOUCESTER COUNTY BOARD OF SUPERVISORS 

 
The Gloucester County Board of Supervisors will conduct a Public Hearing on 
Tuesday, July 15, 2025, beginning at 6:00 p.m. in the Colonial Courthouse, 6504 
Main Street, Gloucester, Virginia to consider the following: 
 

JOINT APPLICATION: REZONING Z-25-01 AND CONDITIONAL USE PERMIT 
CUP-25-01 

 
A joint application by Marsh Hawk Villas, LLC (Jeff Ambrose, representative) to 
amend the Gloucester County Zoning Map to reclassify 3.1 +/- acres (TM 51A(4)-A, 
RPC #25644) from B-1, General Business, to MF-1, Residential Multi-Family 
(Conditional), and 0.7 +/- acres (TM 51A(11)-E1, RPC #18417) from B-1, General 
Business to SF-1, Residential Single Family. Furthermore, the joint application 
seeks to allow a density of 10.86 dwelling units per net acre on the parcel proposed 
to be rezoned to the MF-1 district (TM 51A(4)-A, RPC #25644) through a Conditional 
Use Permit (CUP). The property is located in the Gloucester Point Magisterial District 
with the MF-1 parcel adjacent to Route 17 South and the SF-1 parcel at the 
intersection of Route 17 South and Tyndall Drive (SR 1218). 
 
The CUP is intended to provide for uses which, due to their unique characteristics or 
potential impact on adjacent land uses, are not permitted in certain zoning districts 
by-right but may be acceptable under certain circumstances and with specific 
conditions to offset potential impacts. In the MF-1 district, a maximum density of 8 
dwelling units per net acre is permitted by right for multifamily dwellings. However, 
when approved through the CUP application process, a maximum density of up to 
12 units per net acre may be permitted in the MF-1 district. 
 
The purpose of this joint application is to permit the construction of 34 
condominium units on the parcel proposed to be rezoned to the MF-1 district (TM 
51A(4)-A, RPC #25644) at a density of 10.86 dwelling units per net acre. The 
applicant has voluntarily proffered a limitation on the number of units to be 
developed on this parcel (and the resulting density), proposed to be not more than 
34 units. In addition, the Conceptual Plan illustrates (for the MF-1 parcel) an 
internal private road, a 50 ft. landscape buffer along Route 17, and a 30 ft. perimeter 
buffer along all other property lines. The parcel proposed to be rezoned to the SF-1 
district (TM 51A(11)-E1, RPC #18417) is shown on the Conceptual Plan as being 
subdivided into two lots of at least 10,000 sf in size. As required by the density 
proposed in the MF-1 and SF-1 districts, all units and lots proposed by this 
development will be required to connect to public water and sewer. 
 
A number of conditions of use have been recommended by the Planning Commission 
for the Board of Supervisors to consider, including a VDOT-compliant sidewalk along 
the property’s Route 17 frontage, a sidewalk network along the internal road, 
connection to public sewer compliant to the Department of Public Utilities 



 

 

standards, continuous landscaping within the 50 ft. landscape buffer along Route 
17, internal site lighting standards, and consistency with the application’s 
Conceptual Plan. The Board of Supervisors may require additional conditions as 
they deem necessary based on their review of the application and input from the 
public. 
 
The Comprehensive Plan’s Future Land Use Plan identifies this area as Village Scale 
Mixed Use (on the front of the parcels) and Mixed Density Residential (on the rear of 
the parcels) within the Development District. Furthermore, the Gloucester 
Point/Hayes Village Development Area Plan identifies this area as within the 
Transition Area. These designations are the County’s principal population centers 
that can support residential development in a village-scale environment. Relatively 
high residential densities with housing variety, such as condominiums, townhomes, 
and apartments, and containing pedestrian-oriented improvements are appropriate. 
Finally, these areas should be served by public water and sewer, and developments 
should minimize impacts on local roads. 
 
The preceding is a summary, not the full text, of the application. It is not intended 
to be a comprehensive representation of the full application and does not substitute 
for the full text of the application, which is available for review on the web at 
www.gloucesterva.gov, and in the County Administrator’s Office at 6489 Main 
Street, Gloucester, Virginia.   
 
The meeting will be broadcast live through the County website meeting portal at: 
https://www.gloucesterva.gov/640/Meeting-Portal and on Cox channel 48. 
 
All interested parties are invited to express their views on this matter. Public 
comments may be submitted prior to the public hearing by three different methods:   

• To submit comments online, complete the Public Comment Submission form 
(www.gloucesterva.gov/publiccomment). Please follow the instructions on the 
form to indicate the public hearing on which you want to comment.   

• Comments may also be submitted by calling and leaving a message at 804-
824-2760.  Follow the prompts to leave comments for this specific public 
hearing, and clearly indicate your name (including spelling if needed) and 
your magisterial district.   

• Finally, comments may be submitted by US Mail to County Administration, 
ATTN: PUBLIC HEARING, 6489 Main Street, Gloucester, VA 23061.  Any 
mailed comments must include your name, your magisterial district, and the 
title of this public hearing clearly printed at the top, and all such comments 
must be received by the scheduled date of this hearing.  Please type or print 
all comments legibly. 

 
Comments submitted through these methods must be received by 4:30 PM on July 
15, 2025, and will be read or played during the public hearing. 

http://www.gloucesterva./
https://www.gloucesterva.gov/640/Meeting-Portal
https://airtable.com/app14UQb0ajzUMWY8/shrBgBaA4FAEkwlM6
https://airtable.com/app14UQb0ajzUMWY8/shrBgBaA4FAEkwlM6


 

 

 
“Form letters,” consisting of communications which are verbatim duplicates (other 
than the identifying information of the author/submitter) of one or more other 
communications received by the County pertaining to the matter to be considered at 
the public hearing or public comment period, shall be read only once per letter, 
along with the list of persons submitting the same comments pursuant to such 
“form letter.” 
 
Persons requiring assistance to submit comments for the meeting should contact 
the Gloucester County Administrator’s office at (804) 693-4042. 
 
 

Carol E. Steele, County Administrator 
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