RUSH RIVER COMMON SPECIAL USE PERMIT NARRATIVE

Rush River Commons
A place of Common Ground for the residents of the Town of
Washington and Rappahannock County, Virginia

Submitted: April 23, 2021 by Black Kettle, LLC
Prepared by:

Page 1 of 19

RUSH RIVER COMMON SPECIAL USE PERMIT NARRATIVE

Introduction
This Special Use Permit Narrative provides background and information in support of a Request
by Black Kettle, LLC, (hereinafter BK) for the development of the Rush River Commons project
(hereinafter RRC) in the Town of Washington, Virginia.
RRC will consist of both a commercial and residential area with vehicular access provided by
Leggett Lane. BK is applying under the Town’s Planned Unit Development (PUD) Ordinance
which will allow a creative design that is responsive to the existing site conditions and the
innovative proposal presented in this application.
Development Character and Vision
As stated in the Town’s Comprehensive Plan; “Today, the Town of Washington is a village with a
unique blend of village/agricultural character and historic significance: it is truly a real place
with deep roots.”
Washington’s economy is predominantly service based and is an international tourist destination.
It also serves at the County seat and is a community and cultural center for its residents and the
surrounding County.
The Town is however, challenged by a decreasing population and the need to provide community
services to its residents and space for public services. New development that meets current and
future needs should encourage the retention, and modest growth of, a diverse population.
To achieve this, the Town benefits from having public water and sewer, high-speed internet, and
a scale and a community fabric that allows residents and visitors to easily walk around Town. It
also possesses a diversity of architectural styles and a character that is protected by the Historic
District Ordinance and the oversight of the Architectural Review Board and a vigilant Town
Planning Commission and Town Council.
With these observations in mind, the Rush River Commons project vision is to honor the character
of the community and “To create a place of Common Ground for the residents of the Town of
Washington and Rappahannock County, Virginia.”
Rush River Commons is intended to make a positive and lasting contribution to the community.
The project’s design respects the natural environment, and its potential impact on its neighbors.
New structures will add to the historic character of a place that has existed for centuries and that
has become the Washington that exists today.
There are two principal areas in the Town portion of the project. Its commercial component will
provide space for much needed community services and is planned first to include a new location
for the Rappahannock Food Pantry. There will also be office space for non-profit organizations,
health providers and service agencies. The residential area will provide attractive and affordable
housing options for the community that can help reverse the decline in Town population and add
life to the project itself. The project will also add customers to the water and sewer system and
provide resources for the Towns significant investment in this community infrastructure.
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Property Location and Adjacent Uses

The location of the property is shown above in the yellow highlighted area. It is at one of the
primary entrances to the Town and has frontage on Route 211, Warren Avenue, Leggett Lane, and
Route 522.
It is adjacent to the Town wastewater treatment plant on the south and Avon Hall on its west. The
new U.S. Post office is adjacent to the property at the intersection of Warren Avenue and Leggett
Lane. Across Warren Avenue is the Fire and Rescue Company and a private residence.
Parcel Information
The property owned by BK is comprised of two parcels, one that is about 3.3 acres in size and the
other about 5.8 acres, a total of about 9.1 acres. The 3.3-acre parcel is located entirely within
Town limits. The larger parcel resides both in the Town and County, and the portion of this parcel
that is within the Town is about 1.8 acres.
The total area owned by BK within the Town limits, and that is the subject of this Special Use
Permit application is about 5.1 acres.
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Property Characteristics

The portion of the property within the
Town is a mixture of open field and
wooded areas.
The predominant
features of the site include the ruins of
the former motel and an existing
unnamed stream that runs roughly
from north to south.

The unnamed stream is fed by a culvert
running under Warren Avenue at its
north end and exiting the site through a
large diameter culvert under Route
522. There is existing, identified,
wetland areas adjacent to the stream
and there is another channel of the
stream that runs to the west and is fed
by the outfall from the existing pond
on the Avon Hall property.

Site topography is flat to gently sloped
and there are a several larger trees on
the site that have been identified in the
site survey, shown on the following
page.
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Recently completed site topographic survey.
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Development Plan Description
The Development Plan required by the PUD Ordinance is shown below and is comprised of two
general areas, a commercial “community cluster” at the intersection of Warren Avenue and
Leggett Lane, and a “residential cluster” to the south and along Leggett Lane. The existing north
to south stream will be protected and enhanced and left in permanent open space. Many of the
large existing trees, as is practical, will be saved and protected.

In the commercial cluster, two structures are shown, one whose long axis fronts Warren Avenue
and the other more internal to the site. The former structure is intended as commercial office space
with a small retail component. It would be two stories in height with a small plaza area on its west
end. The second structure is currently planned as the new location for the Rappahannock Food
Pantry, which is familiar with the proposal.
The two commercial buildings will have vehicular access from an upgraded Leggett Lane. There
are two connection points, one that aligns with the new U.S. Post Office driveway and the other
further to the south. Parking for the two buildings will be shared and an appropriate number of
handicap parking spaces will be provided. The Food Pantry will have a pad area to the south of
its building that will serve as an area for loading, trash, and recycling containers.
In the residential cluster, three structures are planned around a central green park space. The
building closest to Leggett Lane will be a townhome style structure with units that are two to three
stories in height. The other two buildings will be stacked flats that are two stories in height.
Parking is provided at both ends of the residential cluster and the northern parking area shares an
access point with the commercial area off Leggett Lane. The southern parking area has its own
access point on Leggett Lane. The two clusters are linked by a paved pathway that is planned to
connect to the Town’s pedestrian trail system.
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The above is a conceptual aerial view of the overall planned development. Leggett Lane is at the
bottom of the drawing and Warren Avenue is to the left. The uses and structures shown on the far
side of the stream are not included in this Special Use Permit application and will be addressed at
a future date.

The above is a conceptual rendering of the community cluster with the commercial office building
on the left and the Food Pantry building on the right.
Page 8 of 19

RUSH RIVER COMMON SPECIAL USE PERMIT NARRATIVE

The Special Use Permit
BK is requesting a Special Use Permit (SUP) under the Town PUD Ordinance for the development
of the project. This purposely flexible Ordinance allows the Applicant to be creative and
responsive to actual and challenging site conditions. To this end, the Applicant has prepared a set
of draft Condition of a Special Use Permit for the Town’s consideration.

Site Conditions and Characteristics

Historic and Cultural Resources:
The potential for the presence of archeological sites, architectural resources, and historic districts
on or in the vicinity of the property was evaluated using the Virginia Department of Historic
Resources (DHR) Virginia Cultural Resource Information System (V-CRIS) which is an extensive
state database of previously recorded sites, resources, and districts.
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V-CRIS identified one archeological resource, one historic district, and individual historic district
resource within the property, and one archeological site located just off the property as follows:

Threatened and Endangered Species:
Property specific information was obtained from the U.S. Fish and Wildlife Service, the Virginia
Department of Conservation and Recreation, and Virginia Department of Wildlife Resources. The
information was then evaluated to determine the likelihood of identified listed species to occur on,
or near the RRC property. Potential federally listed species identified included the northern long
eared bat and the yellow lance (mussel).
There is not suitable winter habitat (caves and mines) for the bat on or near the property. Summer
habitat is typically found in cavities/cervices in larger live or dead trees. There are no known roost
trees in Rappahannock County and thus no likelihood of bats occurring on the property.
The yellow lance habitat is freshwater streams and rivers with stable stream beds and oxygenated
water that is free of pollutants. The database indicated no suitable yellow lance habitat on or within
two miles of the property.
Potential state listed species include the loggerhead shrike (bird). Their habitat is typically open
pastures and grasslands with abundant perching sites. This species was confirmed within two
miles of the property to the northwest of the Town in an area with large tracts of open fields. Given
the site vegetative conditions and its proximity to buildings and major roads, the shrike is unlikely
to occur on the RRC property.
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Floodplain and Stormwater Management
The image shown is a portion of the January 5, 2007, Federal Emergency Management Agency
(FEMA) Flood Insurance Rate Map (FIRM) for Rappahannock County, map #51157C0110D.

The Zone A areas labeled on the image indicate areas that have a 1% annual chance flood (aka the
100-year flood). The project has no designated flood areas.

Public Service Issues
Fire and Rescue:
To be provided by the Washington Volunteer Fire Department. Since it is located directly across
Warren Avenue; response time will be minimal. Discussions with the Fire Chief indicate they
have adequate equipment and resources to provide protection for this project.
Police Protection:
Provided by Rappahannock County. Proximity to the County Complex should provide good
response time.
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Schools:
Provided by Rappahannock County. The limited scope of the residential portion of the project
will generate minimal school age children.
Library:
Provided by Rappahannock County, located in the Town.
Recreation:
The County has an excellent facility on the east side of Route 211/522 that includes a range of play
facilities, trails, and river access.
Passive recreation amenities are planned for the PUD project.

Town Comprehensive Plan Compliance Review
The following is the Applicants review of its compliance with Town Comprehensive Plan:

III Vision for the Town of Washington
A) Town Guiding Principles
1. Maintain the Unique Character of the Town:
RRC would contribute to the fabric of Town with a compatible scale of development, that is
walkable and would serve a wide cross section of Town and County residents.
2. Ensure the Human Vitality of the Town:
New housing units at RRC will help increase and retain Town population. The affordable nature
of the homes will create housing opportunities for a challenged segment of the market.
3. Celebrate diversity in Architectural Style and Scale:
The design of all structures at RRC will be subject to the Town Historic District Ordinance and
Architectural Review Board process. The buildings at RRC will be designed to maintain the
integrity and character of the Town’s diverse architectural heritage.
4. Retain a Sense of Totality for the Various Town Parts:
Connectivity and integration with the Town fabric are part of the design and essential to the success
of RRC. Residents in the housing section of the project will need walkable access to the core of
the Town, its businesses and to County services. RRC will solidify the eastern edge of the Town
in an integrated manner.
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5. Incorporate County Planning into the Process:
RRC recognizes and incorporates County Planning goals in the provision of residential
opportunities within Town limits. The commercial buildings will provide needed services that
benefit residents of both the Town and the County.
6. Appreciate the Impact of the Inn at Little Washington:
Like the Inn, RRC will provide a positive impact for the Town by providing much needed housing
and community services. The new construction will use Town water and sewer services and
provide new customers for the utility.
7. Recognize the Town of Washington as a “Brand”:
RRC will be complementary and collaborative to the image and historic nature of the Town. Its
philanthropic theme and uses will reflect the values and character of its residents.
B) Vision
Both town and county residents helped formulate the Town vision as “…a good place to live, a
welcoming community of diverse interests and backgrounds, with a common center in the historic
Town of Washington.”
The vision of RRC is to create a place of common ground for the residents of the Town of
Washington and Rappahannock County. Our mutual visions are intrinsically aligned.
The proposed development will improve Town infrastructure, walkability and add essential
services and amenities. Project architecture will be respectful of the historic context of the Town
and will be well designed and maintained. Town water and sewer services would be utilized, and
affordable housing will be provided in a clustered setting with green space, and preservation of the
stream corridor on the site.
The Town’s Comprehensive Plan states: “A community is wealthier if it has a population with
different viewpoints, different means, and different backgrounds.”
The proposed uses and services to be provided by RRC will certainly enrich the Town.
IV Components of the Town
A) Population
The Town’s population has been in steady decline since the 1980’s. This had resulted from a
number of factors that include aging out of children in the home, conversion of housing stock to
alternative uses, and limited infill opportunities for new housing.
The new housing proposed by BK will help reverse that decline. Assuming an average of 2.5
residents per unit, the project could add about 50 persons to the Town’s population. The new
housing would not be for sale but will be for rental. Rents will be controlled and will address a
need in the Town and County for modern and high-quality housing that is well designed,
affordable, and healthy.
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B) Business and Governmental Agencies
As the County Seat, governmental activities bring many people to Town on a frequent basis for
services and employment. Town merchants provide a variety of goods and services for the local
community and the tourist trade. The Inn at Little Washington provides significant employment
opportunities and Town revenue.
RRC will be complementary to current Town business and government uses. The commercial
uses at the project will provide space for public services and agencies that benefit residents. New
housing opportunities will provide potential employees, walkable to job opportunities, and as
customers for Town merchants.
C) Visitor and/or Resident User Friendliness
The Town wishes to maintain and enhance a safe, user-friendly environment for residents and
visitors alike. Improvements are needed to Town infrastructure such as signage, walks and
lighting.
RRC will address “friendliness” by providing infrastructure for the project that is well designed,
safe, and environmentally sensitive. Exterior lighting will respect “dark sky” guidelines. Signage
and landscaping will be tasteful and understated. RRC’s goal is to be a seamless extension of the
Town grid, respecting its scale and historic character.
D) Environment of Town & Surrounding Region
The Town is in a rural county dominated by forestry and agriculture. The Town has experienced
gradual, continuous change. There is pressure for some growth in population to sustain resident
services. Little development has occurred at the edges of Town and land use in these areas will
have a significant impact on the visual character of the Town.
BK fully understands and respects the Town’s location and position as a gateway to the
Shenandoah National Park and Skyline Drive. The RRC project location on the eastern border of
the Town and its visibility and frontage along Warren Avenue makes it part of the first impression
for visitors to the Town and the region. The architecture of the commercial buildings close to
Warren Avenue will be designed to preserve the character of the Town’s Historic District.
E) Economy and Employment
The Town Comprehensive Plan states that the local economy is based on three key elements: its
role at County Seat, the tourist industry, and as the cultural and entertainment center of the
County. There is limited diversity in terms of employment and revenue generation in the Town,
and the tourist industry is subject to changes in the national economy.
The uses proposed at RRC will improve diversity by providing commercial space for much needed
service providers, which also brings employment opportunities. Providing residential space,
complements and balances the addition of commercial space. An added benefit is that the
residential space will provide much needed reasonably priced housing within the Town.
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F) Finance
The Town has a challenging financial structure. Per the Comprehensive Plan, more than 90% of
its operating budget comes from the local meals and lodging tax. The major expense of the Town
is its maintenance of the water and wastewater systems.
The RRC project will add new and permanent customers to the water and wastewater utility base.
Connection fees for the new buildings will provide immediate, significant contributions to the
Town budget. New construction will add to the County tax base for real property and personal
property. Although not a direct benefit to the Town, this tax base will help support County services
and facilities located in the Town.
G) Natural Features
The Town has tremendous vistas of the surrounding Blue Ridge Mountains and its foothills. These
are an attraction for both residents and visitors to the Town. Per the Comprehensive Plan: “These
viewsheds are evident from many points within the Town and along five of the six entryways.
Warren Avenue is the one entryway that does not have these view, due to its lower elevations and
surroundings.”
The RRC project location is along an entryway to the Town and must be sensitive to its natural
features. RRC intends to preserve the stream corridor that runs north to south through the center
of the site and to preserve many of the significant existing trees on the site.
The project will use Town water and wastewater services and will not rely on well or septic
systems. Stormwater management devices will be provided to address water quality and water
quantity concerns, and these will be designed in accordance with State Department of
Environmental Quality standards.
H) Land Use
Most land in the Town is in agriculture or open space, this is not typical of most modern towns.
Virtually all residents acknowledge the need for an increase in resident population in the Town.
The County has taken steps in its ordinances to limit dense residential development in areas
adjacent to villages and encourages development within the villages. With new development, the
creation of rational geographic/visual boundaries is needed so that a clear sense of the Town as
place is maintained.
The RRC project site is currently in open space and a portion of the site was the former location
of a motel. The proposed project is located on the eastern edge of Town and is adjacent to the new
U.S. Post Office, Avon Hall, and Town owned land which includes the wastewater treatment plant.
Proposed commercial uses are located close to Warren Avenue and are appropriate along the
entryway to the Town core. The proposed residential use is located away from Warren Avenue
and closer to Avon Hall and the Town owned land. The residential use is supported by the County
Comprehensive plan, which calls for this use to be in one of the six villages of the County including
Washington.

Page 15 of 19

RUSH RIVER COMMON SPECIAL USE PERMIT NARRATIVE

I) Zoning
Like other Towns in the Commonwealth, Washington has a Zoning and Subdivision Ordinance to
provide a framework for development within the Town. To preserve the historic fabric of the Town,
the entire Town is a state designated Historic District with an ordinance that include guidelines
and a review process for new construction and changes to existing structures. The Town
recognizes that achievement of its goals is not accomplished by static development and zoning
standards. It encourages creative uses and reuses by responsible adjustments to its ordinances
that are consistent with and further the historic character and fabric of the Town.
The RRC project site is in the Town RR (Rural Residential) zoning district. More than half of the
Town has this zoning district designation. This district is primarily residential but allows for a
wide range of agricultural activities. Per the Comprehensive Plan, the Town regulations; “…are
Euclidean zoning standards and do not necessarily match the actual existing development patterns
of the historic streets and structures in terms of setbacks, lot sizes and uses.”
To allow for greater flexibility, creativity, responsiveness to site conditions, and the mixed-use
nature of the development, the RRC project requests the use of the recently enacted Town “Planned
Unit Development” ordinance (PUD).
J) Housing
The Town Comprehensive Plan goal for housing is to: “Create a Town with a strong sense of
community built on diverse housing costs, mixed income levels and a welcoming resident
population.” Specific recommendations include encouraging a greater diversity of housing
options, for different age groups.
The RRC project would provide housing for a much needed and underserved segment of the
market. Combined with the services provided in the commercial area of the project, it would create
a unique and welcoming environment for project residents.
K) Transportation Services
A goal of the Town is to improve transportation options for Town residents. The Town is
committed to be pedestrian friendly and to develop “…intelligent, rational parking policies” and
to “Consider designated parking spaces or increased public parking”.
The RRC project is designed to be walkable, pedestrian friendly and connected to Town. A shared
parking program is proposed for the development. This will allow sufficient parking for the mix
of uses on the project and will avoid the creation of an excessive amount of parking spaces that
can consume open space and add to the amount of impervious surface for the project.
L) Community Facilities and Services
The Town has an overall goal to: “Assure that community facilities and services are adequate,
timely and responsive.” The Town’s major services provided are production and distribution of
water and collection and treatment of wastewater.
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The County provides solid waste disposal stations and recycling programs, public education, and
public safety. Fire and rescue are provided by volunteer companies. The Town has no recreation
facilities but is served by the close by County Park just east of Route 211.
Specific Town goals that are addressed by the RRC project include creation of recreational
opportunities, use of public trails, placing existing overhead wiring underground and efficient and
dark sky sensitive street lighting. The RRC project will include open space and recreational
equipment in the residential portion of the project. The central stream corridor will be preserved
and enhanced with plantings and a trail system.

PUD Ordinance Compliance
The Town PUD Ordinance has ten minimum standards for its application. The following is the
Applicant’s review of its compliance with the minimum standards as follows:

1. The entire parcel is within the Sewer Service District and is served by Town sewer and otherwise
in accord with the Town’s sewer ordinance.
The RRC project is in the Town’s Secondary Service area. As part of this Application BK requests
that the project area be included in the Current Sewer Service Area.
2. The minimum parcel size is two acres.
The RRC project area is 5.14 acres.
3. The requirements of Article 5. General Provisions are waived in any one or more particulars
excepting Article 5-3, Additional Height Regulations, as all these Additional Standards and other
provisions of the Ordinance are met and furthered, except as otherwise further explicitly waived,
so as to create additional housing and residential options which may be combined with
appropriate mixed uses, consisting of limited commercial, office and similar low intensity uses,
mixed with such residential use, notwithstanding that such uses are not permitted, except by these
PUD provisions, within the zoning district in which the PUD is located.
The Development Plan for the RRC project includes a listing of General Provisions in a similar
manner as presented in Article 5 of the Zoning Ordinance.
It is acknowledged that there will be no change to Article 5-3 Additional Height Regulations per
the PUD minimum standards. Maximum building height, by right will be 35 feet. Height is not
formally defined in the Town Zoning Ordinance. The RRC General Provisions will define height
as the measurement of distance from the finish first floor elevation of a structure to the midpoint
of its roof, if the roof is sloping in nature, or if the roof is flat, height will be measured from the
finish first floor elevation to the top of the highest parapet of the roof structure.
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4. Notwithstanding the fact such PUD many contain only residential uses, it shall nevertheless
conform to the provision of Article 2, as if a non-residential use, by submitting the required
information and Development Plan and other provisions as set forth in Article 2. Such
Development Plan’s approval as set forth in Article 2-1-4c shall be subject not only to the approval
of the Zoning Administrator but shall be further submitted to the Planning Commission for review
and recommendation to be made within 90 days after the Zoning Administrator certifying to the
Planning Commission approval of the Development Plan, and by Town Council
contemporaneously with or within 120 days after receiving the recommendation of the Planning
Commission.
The Development Plan for the project as well as this Rezoning Narrative and the proposed SUP
Conditions provide the information requested in Article 2 of the Town Zoning Ordinance.
5. The PUD consists of single detached, semi-detached, attached, or clustered structures or
combinations thereof which are part of a Development Plan which harmonizes with the
surrounding areas.
A portion of the proposed project will include attached housing units that are organized into a
cluster around a community green space.
6. The PUD is set forth within a Development Plan as set forth in Article 2, which has been
proffered and is legally binding upon the development of the area set forth herein.
A Development Plan is part of the submission package for the rezoning request.
7. All new structures meet the design standards with the most recent addition of the Architectural
Review Board’s “Guidelines for new Construction’.
It is acknowledged that all new structures will meet Town design standards. At this time however,
only conceptual plans for the structures are included in the Application. The time and expense of
preparing final architectural designs and building plans for the commercial and residential
structures is not justifiable at the Special Use Permit stage of entitlements. As part of the final site
plan process, detailed plans will be submitted to the Architectural Review Board for approval.
8. The Zoning Administrator has certified all necessary information requested by the Zoning
Administrator has been submitted so as to allow mature consideration by the Planning
Commission and Town Council.
It is acknowledged that the review and certification of the completeness of the submission package
for the Application shall be by the Town Zoning Administrator.
9. The PUD is integrated in the surrounding areas as well as the overall layout of the Town, while
recognizing that certain developments may have limited entrance and public and private street
frontage when sound planning does not require adherence to the strict grid of the streets of the
Town as they are presently constituted.
The RRC project is planned to be an extension of the Town’s layout and will use existing Leggett
Lane as its means of vehicular access.
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10. If there is common area, open space, shared facilities, private streets, or other common shared
facilities or amenities, ongoing provisions have been made for their ownership, establishment,
management, maintenance, repair, and replacement, on the ongoing financial resources to
accomplish the same.
The RRC project will have areas of open space, shared facilities, and private streets. Such areas
are designated on the Development Plan. Provisions will be made for their ownership and
maintenance and this will be documented as part of the final site plan process.
__________________________________________________
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