Enclosure 4

Charles W. Payne, Jr.
D: 540.604.2108
cpayne@hirschlerlaw.com

Hirschler Fleischer | hirschlerlaw.com
725 Jackson Street, Suite 200 | Fredericksburg, VA 22401
P: 540.604.2100 | F: 540.604.2101

January 23, 2026

Tom Egeland

Deputy Director, Planning & Zoning
1 Woolfolk Avenue, Suite 201
Louisa, VA 23093
tegeland@louisacounty.gov

RE: REZ2026-01, CUP2026-01 - FOURTH SUBMISSION
Tom,

I hope this letter finds you well. With regard to the above captioned land use application(s),
please find our responses below to the County’s email dated 1/5/26. We have also provided the
following documents enclosed herewith:

Application Form(s);

Proffer Statement, dated January 20, 2026 (revised and redlined);

Impact Narrative, dated January 20, 2026 (revised and redlined);

Master Plan (“Master Plan”), dated January 16, 2026 prepared by REEF

Land Use Amendment Application (revised)

PUD Checklist

Groundwater Availability Report, titled “The Proposed Wares Crossroads Development,
Groundwater Availability” dated January 13, 2026 prepared by Stantec

Proffer Justification Analysis, dated January 23, 2026 (revised)

Fiscal Impact Analysis, dated November 17, 2025

Boundary Plat

Phase | ESA, dated March 31, 2025, prepared by Meridian Environmental Group
Signage Package

Adjoining Property Owner List

Traffic Memorandum, titled “Wares Crossroads Development — Traffic Impacts” dated,
November 20, 2025, prepared by VHB

DRAFT Conditional Use Permit Conditions

e DRAFT Legal notice (revised and redlined)

e Comment Response letter to Mr. Chris Coon’s comments, dated January 26, 2026
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Please consider these responses as supplemental to the pending application referenced above. Feel
free to contact me with any questions.

General Application Comments & Questions:

1. The Proffer Justification Analysis and Fiscal Impact Analysis is being reviewed by the Assistant
County Administrator, Chris Coon.ccoon@louisacounty.gov. Please coordinate directly with Chris
Coon on his ongoing analysis and contacting General Services, Schools, Fire/Ems, Sheriff, on any
comments and concerns those departments may have about the application, if not done so already.

Applicant Response: The Applicant’s response to Mr. Coon’s comments are provided under
a separate cover, dated January 26, 2026.

2. Please confirm the proposed PUD will be using and sharing a water treatment and sewer treatment
plant at Cutalong (RD), once online. In the future, will either development be using the existing
Cutalong mass drain fields once the treatment facilities are online?

Applicant Response: CLA Environmental, LLC, the utility company serving Tributer Resort,
has designed its wastewater treatment facilities to accept and reliably treat the projected
wastewater flows generated by this Project, without exceeding permitted design limits or
adversely affecting treatment performance. Similarly, CLA Environmental, LLC, has
designed the water treatment facilities to supply potable water to meet the projected demands
of this Project. Please see Section I11. d of the Impact Narrative for further detail.

3. Please update the groundwater study site plan to match the current concept plan, and update the
study if necessary.

Applicant Response: Please see the Groundwater Availability Report, titled “The Proposed
Wares Crossroads Development, Groundwater Availability” dated January 13, 2026
prepared by Stantec, included with this submission.

4. Will owners be allowed to store boats and recreational vehicles at their property, or a central
location? Will the glamping allow for recreational vehicle parking?

Applicant Response: It is not the Applicant’s intent to allow property owners to store
recreational vehicles on the Property, as there is ample storage off-site near the Property,
being in close proximity to Lake Anna. Additionally, recreational vehicles are not permitted
within the Glamping area. However, there is a possibility the Applicant will use Airstreams
and/or structures (tents/yurts) for Glamping accommodations only.
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Wares Crossroads Development - Site Master Plan dated 11.20.2025 Comments:

1. What type of road network is proposed past the cul-de-sacs shown, or are these roundabouts?
Although a Private Road waiver is being requested, all roads must be constructed to VDOT
subdivision street standards.

Applicant Response: All roads internal to the Project are proposed to be private and will be
constructed to public road standards, pursuant to Sec. 86-567.4 of the County’s Code. Please
see notes #1-3 on sheet C3 of the Master Plan.

2. What are the internal road right-of-way widths? All roads are assumed to be 50 feet in width in
Louisa County.

Applicant Response: Please see sheet C3. All private roads will be encompassed by an ingress-
egress easement fifty feet (50°) in width.

3. Will an access easement be required for the southernmost proposed entrance on Route 522, due to
the surveyed location of the property line shown. Internal road R/W appears it may cross over onto
the adjoining property.

Applicant Response: Please see the revised Master Plan sheet C2. An access easement is not
necessary. The entrance will be located entirely within the subject parcel, in accordance with
the metes and bounds depicted in the Applicant’s boundary survey dated May 9, 2025.

4. Please provide an additional site plan page for a more detailed layout of the “The Farm Area” and
surrounding uses. As a proposed PUD project, how does it meet the intent of Sec. 86-310. -
Character of development? The project contains a mixture of housing types and amenities; but
appears to align more with a Resort Development rather than a PUD that provides a mixture of uses
(commercial and residential), neighborhood center, etc. Will all 22,000 sqft of indoor commercial
be for shooting activities, or several commercial uses for County citizens, general public, and PUD
residents and guests?

Applicant Response: Please see sheet C6 of the Master Plan. On balance, the Project meets
the PUD zoning district’s intent to “..to provide for a variety and flexibility in design
necessary to implement the varied goals of the county as set forth in the comprehensive plan.”
The Project aligns with the following goals of the Comp Plan:

e Foster positive economic impacts on the County

e Promote high-quality development within the County
e Ensure compatibility between surrounding land uses

e Maintain community characteristics

e Maximize the return on investment in public resources
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Please note that all uses enumerated on the Master Plan open for public events, including the
Indoor Shooting Range, will be subject to standards set by the Applicant, which may include:
reservations, membership-buy in, and space rentals.

For further detail, please see pages 8-9 of the Impact Narrative.

5. Garden cottages - sell (w/ lot); condominium, lease/rental units? (Are any of the cottages and
condos proposed to be open to the public, or for residents, their guests, and leased/rental persons)?

Applicant Response: The Garden Cottages will be sold as fee simple lots. An owner can elect
to rent the cottages as a short term rental, in accordance with VA State Code §15.2-983.

6. Large planned event capacity - parking and overflow parking areas not labeled? Only 100 spaces
for the clubhouse and large events?

Applicant Response: As discussed with the County on January 6, 2026, please see Condition
#6. As identified therein, the Applicant will submit a plan to the Zoning Administrator that
will include the locations of all parking areas, including overflow spaces if needed.

7. 522 proposed monument sign does not appear to be on the project parcel(s)?

Applicant Response: Please see the revised Master Plan sheet C2. The monument sign will be
located entirely within the subject parcel, in accordance with the metes and bounds depicted
in the Applicant’s boundary survey dated May 9, 2025.

8. The Site Plan lists the following: Non-Residential Structures: Will maintain a minimum setback of
10 ft from any adjacent property lines. A 50 ft setback shall be maintained along frontage of New
Bridge Road and Zachary Taylor Hwy Accessory Buildings: Will maintain a 5" minimum setback
from all property lines. The setback information listed on the concept site plan is too choppy,
instead please copy and paste over the narrative page 8 breakdown of setbacks and heights for easy
reference during the building permit phase. Please keep Sec. 86-116(b) (50 front) to 522 and 208.

Applicant Response: Please see sheet C3 of the Master Plan.

Permitted and CUP use(s) Comments:

1. Amendment to Cutalong Master Plan and proffers for use of shared private utilities; road system;
and golf course holes appear to overlap. Will you be adding to the application the following: (RP20
Cutalong Consolidated, LLC, Applicant/Owner requests review of a proffer (master plan)
amendment to REZ06-2005; REZ02-2015; REZ2024-06 and subsequent administrative master
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plan amendments. The modification would allow for Wares Crossroads LLC., proposed Planned
Unit Development to construct a large portion of Wares Crossroads golf course hole 5 and a
majority of golf course hole 8 on the existing Cutalong Resort Development. Additionally, the
applicant requests the proposed Planned Unit Development connect to the Resort Development
known as Cutalong Golf Course at Tributer Bay, to allow for shared use of the existing Route 208
Courthouse Road entrance.) If so, the application will need to be updated to add this request and an
additional fee for the proffer amendment will be required.

Applicant Response: Please see Page 10 of the Impact Narrative, for a description of the
Applicant’s amendment requests.

Please include a request for a private road waiver within the county application paperwork. Staff
acknowledges it has been added to the narrative.

Applicant Response: Please see the revised Land Use Amendment Application, pages 1-2.

. After review of the current list of proposed uses within the narrative, the following uses should also
be requested for the project: Commercial Indoor Sports and Recreation (axe throwing, rock wall,
escape room), Commercial indoor entertainment (concerts inside), Commercial Outdoor Sports and
Recreation (rock wall), Commercial Outdoor Entertainment (concerts outside), outdoor gathering
(fairs, carnivals, and large outside evets), special occasion facility (weddings and corporate events),
and Outdoor Shooting Range (air rifle). I assume Cutalong will also want to operate a Farmers
Market, Hotel, and Short-term rental of a dwelling, as well? Please confirm no winery operations
are being requested. A draft legal advertisement has been attached for your review and comment.

Applicant Response: The Applicant will not pursue an Escape Room, Farmer’s Market, Hotel
Winery, or Contractor’s Office and Shops with this Project. Please see the revised Narrative
for a complete list of all uses. The Applicant has also provided a redline of the DRAFT legal
notice.

Is it the applicant's intent to condition the use (outdoor shooting range) to be limited to air rifle
only?

Applicant Response: Please see Condition #3.

Staff suggests the applicant condition when the existing Wares CUP expires, as staff assumes there
will be a desire to allow the real estate office to continue leasing the property until a demolition or
renovation permit is submitted.

Applicant Response: Acknowledged. The Applicant requests the following condition:
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The conditional use permit, CUP2016-04, encumbering Tax Map Parcel 29-2 shall
immediately terminate upon the Applicant’s submission of its first site plan for the Project.

6. (Helicopter Pad) Please provide conditions for hours of operation (outside of an emergency service
use), and general flight area/cone for helicopter departure and arrival. Do you have information on
what is required for review by FAA or other agencies?

Applicant Response: Pursuant to 824VAC5-20-170 of the VA State Code, the Applicant will
register the helipad facility with the Virginia Department of Aviation and will provide all
appropriate documentation to the Virginia Department of Aviation.

7. Will carnivals, fairs, outdoor entertainment, etc., have conditions on hours of operation? Will you
hire event staff and sheriff deputies/Fire EMS for traffic on 522 and 208 for these events?

Applicant Response: As discussed with the County on January 6, 2026, please see Condition
#6. As described therein, the Zoning Administrator can impose reasonable conditions on any
event, open to the public, that is held on the Property. Note this condition only applies to any
events that are open to the public. Any gatherings held by residents and guests internal to
the Property, are not subject to these conditions.

8. As firearms are currently exempt from the noise ordinance, do you intend to conduct a noise study,
condition that firearms (air rifles) will comply with the noise ordinance, etc.? Proposed air rifle
course appears to be next to Route 208 and multiple other proposed activities. Please detail the
mitigation and safety measures planned.

Applicant Response: At this time, the Applicant has not performed a noise study. The
Applicant acknowledges and understands that the Project, including the air rifle course will
be subject to and must comply the County’s noise ordinance. Range rules will be established
for both the paintball and air rifle courses.

9. Do you plan to condition a maximum number of people for the project for an outdoor gathering,
for example?

Applicant Response: As discussed with the County on January 6, 2026, please see Condition
#6. As described therein, the Zoning Administrator can impose reasonable conditions on any
event, open to the public, that is held on the Property. Note this condition only applies to any
events that are open to the public. Any gatherings held by residents and guests internal to
the Property, are not subject to these conditions.

Proffer Comments:
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1. A proffer or condition needs to be added to the application to allow for (phasing) flexibility as
requested in the narrative in concert with the County/Zoning Administrator.

Applicant Response: Please see revised Proffer 1V (a).

2. Please add to the proffer letter a signature and date line for the Chairman of the Board of
Supervisors.

Applicant Response: Please see page 10 of the revised Proffer Statement.

3. Community Development staff is currently reviewing two classroom trailers for both Thomas
Jefferson and Moss Nuckols Elementary school. Therefore Table I11-A.3 of the Proffer Justification
Analysis is incorrect.

Applicant Response: Please see the revised Proffer Justification Analysis, which has been
revised to reflect the new school enrollment figures presented at the Planning Commission’s
work session on January 8, 2026.

4. Pursuant to the Proffer I11(a), the Project’s maximum lot coverage will not exceed 1.0. Lot coverage
is a metric the County is not required to track unless you make it a condition, proffer, or part of the
concept plan. What does lot coverage will not exceed 1.0 mean if you intend to proffer it?

Applicant Response: Please see the revised Proffer Statement. This proffer has been removed.

General Staff Notes:

1. Please be aware the County is not responsible for enforcing the private Architectural Design
Guidelines at building permit review and approval.

Applicant Response: Acknowledged.

2. As you are aware the County recently hired an Agricultural and Land Conservation Coordinator.
Staff reports will now contain an analysis from the Agricultural and Land Conservation Coordinator
on land that is currently zoned agricultural, being rezoned to another use. Staff recommends you
add to your narrative in preparation for this.

Applicant Response: Please see Section VII of the Impact Narrative.

VDOT (Alice Chen at ving.chen@vdot.virginia.qgov ) — FORTHCOMING
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Applicant Response: Acknowledged. The Applicant’s representatives followed up with Mr.
Egeland on January 6. No comments have been received since the date of this letter. All
entrances to the Project will comply with all applicable VDOT and County standards at the
time of site plan.

If you have any questions regarding these responses, please contact me directly.

Respectfully,

Charles W. Payne, Jr.

24110451.1 049008.00008



Charles W. Payne, Jr.
D: 540.604.2108
cpayne@hirschlerlaw.com

Hirschler Fleischer | hirschlerlaw.com
725 Jackson Street, Suite 200 | Fredericksburg, VA 22401
P: 540.604.2100 | F: 540.604.2101

January 26, 2026

Chris Coon

Deputy County Administrator
1 Woolfolk Avenue, Suite 201
Louisa, VA 23093
ccoon@louisacounty.gov

RE: REZ2026-01, CUP2026-01 - FOURTH SUBMISSION
Mr. Coon,

I hope this letter finds you well. With regard to the above captioned land use application(s),
please find our responses below to your comments sent to the Applicant via email dated 1/22/26. We
have also provided the following documents enclosed herewith:

Application Form(s);

Proffer Statement, dated January 20, 2026 (revised and redlined);

Impact Narrative, dated January 20, 2026 (revised and redlined);

Master Plan (“Master Plan”), dated January 16, 2026 prepared by REEF

Land Use Amendment Application (revised)

PUD Checklist

Groundwater Availability Report, titled “The Proposed Wares Crossroads Development,
Groundwater Availability” dated January 13, 2026 prepared by Stantec

Proffer Justification Analysis, dated January 23, 2026 (revised)

Fiscal Impact Analysis, dated November 17, 2025

Boundary Plat

Phase | ESA, dated March 31, 2025, prepared by Meridian Environmental Group
Signage Package

Adjoining Property Owner List

Traffic Memorandum, titled “Wares Crossroads Development — Traffic Impacts” dated,
November 20, 2025, prepared by VHB

DRAFT Conditional Use Permit Conditions

e DRAFT Legal notice (revised and redlined)
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1. To support that review, staff recently updated our internal operations calculator, which estimates
an average annual public service cost of approximately $4,762.85 per dwelling unit. For
background purposes only, that estimate is currently allocated as follows: Public Schools
$2,625.00, Fire & EMS: $854.67, Sheriff’s Office: $714.83, General Administration: $293.00,
Parks and Recreation: $149.79 and Solid Waste: $125.56

Applicant Response: Please see revised Proffer V.

2. Given that the submitted fiscal analysis appears to rely on different operating cost assumptions
and/or service allocation methodologies, | would appreciate additional context on how those figures
were developed, including the underlying methodology and assumptions used to arrive at the
projected impacts.

Applicant Response: Within the fiscal impact analysis, Municap calculated costs in a two-step
process. First, Municap reviewed the county's budget expenditures to evaluate which line
items would likely be impacted by the project. This is shown on Schedule IX-A.

Municap then estimated expenditures on a per capita basis with the exact allocation method
depending on the nature of the expenditure. For example, Muicap allocated total fire & rescue
expenditures per capita based on service population, that is, total county residents plus
employees who work but do not live within the county. This is because fire & rescue services
are frequently used by both residents and businesses. In contrast, Municap impacted library
services on a per resident basis as it was assumed these services will be used almost entirely
by residents. Student expenditures are allocated on a per student basis for the same reason.

Once Municap determined the per capita dollar increase for each relevant budget item, we
multiplied it by the estimated increase in service population, residents, or students, as
appropriate, as a result of this development. See Schedule 1X-B.

3. From your review, how well does the project fit within current school and public safety capacity?

Applicant Response: Based on MuniCap’s student generation numbers of 0.1386, 0.0682 and
0.0887 students per SFD unit for elementary, middle school and high school respectively, the
Project’s 79 SFD dwelling units (exclusive of the 35 Member Villas and 20 Garden Cottages
which are intended to be short-term rentals and for vacationing purposes only) will generate
a net of 17 school-age children (8 elementary, 4 middle and 5 high school) above the by-right
units at full build out. Based on the student enrollment projections presented at the January
8 Planning Commission work session, the students generated by this Project will only present
a capacity impact to Thomas Jefferson Elementary. However, there are currently no
capacity-related, Capital Improvement Plan projects for Thomas Jefferson Elementary.
Therefore, a cash proffer is not required. However, the Applicant has provided a cash
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contribution of $2,625 per unit towards schools, to mitigate any potential impacts on public
schools. Please see Sec. V(a) of the Impact Narrative for further information.

Per the Comp Plan, the goal for response time for Fire/Rescue services within the county is
15 minutes. Currently, the average response time is 13 minutes and 49 seconds. Based on the
statistics provided by Louisa County Fire and Rescue (0.12 calls per person, 0.3 calls per
residence), the 140 projected residents above by-right will increase call volume by 17 calls.
Per the County’s Comp Plan, the current level of service for the sheriff’s department is 1.9
calls per resident and 0.9 calls per person. The 140 projected residents (above by-right) for
this Project are expected to increase the annual call volume by 127 calls. However, to mitigate
any potential impacts on Public Safety, the Applicant has proffered $854.67 per unit towards
Public Safety and $714.83 per unit towards the Sheriff’s Office. Note that a portion of this
Project (Member Villas and Garden Cottages) will be available for short-term rental only.
This was factored into the Fiscal and Proffer Analysis. Therefore, certain residents of the
Project are coming to visit for temporary stays only?, thereby further reducing the Project’s
potential impact on public facilities. Please see Sec V of the Impact Narrative for further
details.

4. How do the project’s layout, housing types, or timing help spread out service needs over time?

Applicant Response: A portion of this Project (Member Villas and Garden Cottages) will be
available for short-term rentals. This was factored into the Fiscal and Proffer Analysis.
Therefore, certain residents of the Project are coming to visit for temporary stays only, with
a peak season anticipated during the warmer months, thereby further reducing and/or
spreading the Project’s potential impact on public facilities. Please see Section V of the Impact
Narrative for further details.

5. Are there features of this development that might change service demand compared to a typical
neighborhood, and how did that affect your findings?

Applicant Response: Unlike most neighborhoods, only a portion of this Project (Member
Villas and Garden Cottages) will be available for short-term rentals. Accordingly, this was
factored into the Fiscal and Proffer Analysis. Therefore, certain residents of the Project are
expected to visit for temporary stays only, with a peak season anticipated during the warmer
months, thereby reducing and/or spreading the Project’s potential impact on public facilities.

! Rentals will be short-term, to not exceed 30 days in accordance with State Code of Virginia §15.2-983
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This Project also proposes an array of recreational uses available to residents and guests of
the Project. Accordingly, these offerings (i.e paintball course, pool, pickleball courts, etc.)
will reduce demand on the County’s public parks. Please see Section V of the Impact
Narrative for further details.

6. How does the project support the Comprehensive Plan’s goals for managing growth and keeping
service levels steady?

Applicant Response: As further described in the Applicant’s Proffer Justification Analysis,
this Project will generate approximately 17 school aged-children, which will present a
capacity need at Thomas Jefferson Elementary. Further, this Project will increase call
volumes for FREM and the Sheriff’s Department by 17 and 127 calls respectively. In
accordance with VA State Code Sec. 15.2-2298 and in support Chapter 4 of the County’s
Comprehensive Plan, the Applicant will provide a total of $4.762.85 per SFD unit to mitigate
the Project’s impacts on Public Facilities. In regards to Transportation, the Applicant
commits to construct transportation improvements along both Route 1 and Route 522 to
allow drives to safely enter the site and also proposes a shared access to the existing Cutalong
at Tributer development, all of which will alleviate vehicular pressure on Route 522 and 207.
Even though a right-turn taper on Route 207 was not warranted by the Applicant’s Traffic
Memorandum, the Applicant will construct this taper, to further enhance the safety of the
transportation network. The Applicant believes this Project is in support of the County’s
Comprehensive Plan’s vision for a mix of uses in this area and is confident all of the
aforementioned improvements will aide in mitigating any impacts to the Public Facilities,
attributable to this Project. The Applicant looks forward to continuing coordination with the
County throughout the site development phase. Please see the Applicant’s Impact Narrative
for further details.

7. Overall, what makes you confident that the analysis fully considers the project’s public service
impacts?

Applicant Response: As with all development projects, the Applicant acknowledges there will
always been some unforeseen impacts that cannot be foreseen. However, the Applicant is
confident the analyses described herein considers all potential public facility impacts by
taking into account the following factors: The County’s Comprehensive Plan (LOS
standards, and the Project’s alignment with goals envisioned in the Comp Plan), the
operational impacts of the Project (seasonal rentals and number of units), and input from
County Staff/Agencies.

If you have any questions regarding these responses, please contact me directly.
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Respectfully,

Charles W. Payne, Jr.



Reviewer: Case #
Fee Rev’d: Rept #
Date & Time Rev’d:

Pre-App Meeting:

LAND USE AMENDMENT APPLICATION

Board of Supervisors of Louisa County, Virginia

The following information shall be typed or printed and completed in full. Attach additional pages where necessary.

1. IDENTIFICATION OF REQUEST:
(A)  REZONING: From A-1&A-2 ( ) to_ PUD ()
CONDITIONAL USE: See next page.

C: TEMPORARY CONDITIONAL USE: N/A

D: VARIANCE: N/A

E: PROFFER AMENDMENT: N/A

F: COMP PLAN AMENDMENT: N/A

G: COMP PLAN REVIEW FOR CONFORMANCE: N/A

H: SPECIAL EXCEPTION: N/A

2! APPLICANT, PROPERTY OWNER. AGENT
A. NAME OF APPLICANT: Wares Crossroads Development, LLC

If a corporation, name of agent: Joe Walsh

B: MAILING ADDRESS: 978 New Bridge Road, Mineral, VA 23117

Telephone #
C: NAME OF PRESENT OWNER OF PROPERTY ON WHICH THIS REQUEST WILL OCCUR:
Dickinson Land & Properties, L.L.C., Ware Family, LLC and Dickinson Investment, LLC, V&C Development LLC, and

. ) L Cutalong Model LLC
D. MAILING ADDRESS: 446 New Bridge Road, Mineral, VA 23117 (Virginia Kay Watson o/b/c Ware Family)

~ Telephone #

A copy of pending contract or option agreement shall be attached hereto and made a part of this application.



Proffer Amendment: Applicant requests review of a proffer (master plan) amendment to
REZ06-2005; REZ02-2015; REZ2024-06 and subsequent administrative master plan
amendments. The modification would allow for Wares Crossroads LLC., proposed Planned Unit
Development to construct a large portion of Wares Crossroads golf course hole 5 and a majority
of golf course hole 8 on the existing Cutalong Resort Development. Additionally, the applicant
requests the proposed Planned Unit Development connect to the Resort Development known as
Cutalong Golf Course at Tributer Bay, to allow for shared use of the existing Route 208
Courthouse Road entrance and all utilities.

The properties are located 0.13 miles southeast of the intersection of Zachary Taylor Highway
(Route 522) and New Bridge Road (Route 208), and are further identified as tax map parcels 28-
97D, 29-3, 29-2, zoned Agricultural A-2 and 28-97E zoned Agricultural A-1, in the Mineral
Election District.

Private Road Waiver: Pursuant to Section 86-567 (10) b., of Chapter 86. Land Development
Regulations — the Applicant requests a private road waiver be granted to develop the Wares
Crossroads Development, LLC., Planned Unit Development with a new internal private road
network.

Rezoning: Rezoning from Agricultural (A-2 GAOD) Parcels 28-97D, 29-3, 28-97E, and
Agricultural (A-1 GAOD) Parcel 29-2 to Planned Unit Development (PUD), a combined acreage
of approximately 393.8417 acres.

Conditional Use Permit: Applicant requests permitted uses with a conditional use permit in
Planned Unit Development as follows: Agricultural Operation, Aviation Facility, Brewery
Limited, Brewery Major, Campground, Club, Commercial Indoor Sports and Recreation,
Commercial Indoor Entertainment, Commercial Outdoor Sports and Recreation, Commercial
Outdoor Entertainment, Dwelling/residence single family, Dwelling/residence two family, Golf
Course, Golf Course, Indoor Shooting Range, Multi-Family Dwelling, Outdoor Gathering,
Outdoor Shooting Range, Personal Improvement Services, Personal Services, Public Assembly,
Restaurant, Special Occasion Facility, Short-Term Rental of a Dwelling

Conditional Use Permit: To allow for the permittance of public events to be held on the
Property.

23423623.2 049008.00008



E. NAME OF PERSON TO BE NOTIFIED IN ADDITION TO THE APPLICANT AND/OR
PROPERTY OWNER: Charles W. Payne, Jr. as Attorney and Agent for the Applicant

F. ADDRESS: 725 Jackson Street, Suite 200, Fredericksburg, VA 22401

Telephone #: (540) 604-2108

3. LOCATION OF PROPERTY (Assistance will be given in obtaining the following information
upon request).
Al VOTING DISTRICT_Mineral B. TAX MAP # 28-97D, 29-3, 28-97E & 29-2
(S SUBDIVISION NAME N/A D.LOT/PARCEL# N/A
E. PROPERTY LOCATION South of New Bridge Road (Rt. 208) between Cutalong Way and Zachary
Taylor Highway (Rt. 522) o
F. IS PARCEL UNDER LAND USE TAXATION PROGRAM? x (29-2) YES X NO
4. EXPLAIN FULLY THE PROPOSED USE, TYPE OF DEVELOPMENT, OPERATION

PROGRAM, ETC., AND THE REASON OF THIS REQUEST:

Please see attached narrative.

(Attach applicable plans, renderings, elevations, photographs.)

5. STATE HOW THIS REQUEST WILL NOT BE MATERIALLY DETRIMENTAL TO
ADJACENT PROPERTY, THE SURROUNDING NEIGHBORHOOD OR THE COUNTY
IN GENERAL. INCLUDE, WHERE APPLICABLE, INFORMATION CONCERNING:
USE OF PUBLIC UTILITIES; EFFECT OF REQUEST ON PUBLIC SCHOOLS;
EFFECT ON TRAFFIC--INCLUDE MEANS OF ACCESS TO THE NEAREST PUBLIC
ROAD; EFFECT ON EXISTING AND FUTURE AREA DEVELOPMENT, ETC.

Please see attached narrative.

6. EXPLAIN ANY EXISTING USE PERMIT, SPECIAL EXCEPTION, (Prior) CONDITIONAL
USE PERMIT, TEMPORARY CONDITIONAL USE PERMIT OR VARIANCE
PREVIOUSLY GRANTED ON THE PARCEL IN QUESTION:

Please see attached narrative.




INDICATE THE FOLLOWING WITH RESPECT TO THE SUBJECT PARCEL.:
A. EXISTING LAND USE(S): Primarily wooded, pastured, and undeveloped land
EXISTING STRUCTURE(S): Barn/storage (primarily vacant)

EXISTING ZONING: Agricultural-1 and Agricultural-2 (A-1 & A-2)

ACREAGE OF REQUEST: 393.8417 acres

UTILITIES: Public water and sewer

m o 0w

(Intended use, example: public water and/or sewer; individual well and/or septic tank;
other source.)

F. IS THIS PROJECT IN OR NEAR A PINE PLANTATION? No
G. IS THIS PROJECT IN AN AG/FORESTAL DISTRICT? No

IF REQUESTING A VARIANCE, EXPLAIN THE UNIQUE PHYSICAL HARDSHIP OR
EXTRAORDINARY SITUATION THAT IS THE JUSTIFICATION FOR THE VARIANCE:

None.

GIVE COMPLETE NAMES AND ADDRESSES (INCLUDING ZIP CODES) OF ALL OWNERS
ADJACENT, ACROSS THE ROAD OR HIGHWAY FACING THE PROPERTY AND ACROSS
ANY RAILROAD RIGHT-OF-WAY, CREEK, OR RIVER FROM SUCH PROPERTY, EVEN IF
SUCH PROPERTY LIES IN ANOTHER COUNTY OR TOWN. (THIS INFORMATION MUST
BE OBTAINED BY THE APPLICANT).

PROPERTY OWNER'S NAME: *PLEASE SEE ATTACHED LIST OF ADJOINERS*
MAILING ADDRESS:

)  TAXMAP#

SUBDIVISIONNAME - LOT/PARCEL#
ACREAGE - ZONING
PROPERTY OWNER'S NAME: B
MAILING ADDRESS:

- TAX MAP # -
SUBDIVISION NAME: ~ LOT/PARCEL#
ACREAGE ZONING
PROPERTY OWNER'S NAME: ) - )
MAILING ADDRESS:
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10.

MADE PAYABLE TO TREASURER , COUNTY OF LOUISA.
A.
B.
C.

MAILING ADDRESS:

TAX MAP #

SUBDIVISION NAME: LOT/PARCEL#
ACREAGE B ZONING
PROPERTY OWNER'S NAME: B
MAILING ADDRESS: )

o TAX MAP # o
SUBDIVISION NAME: LOT/PARCEL#
ACREAGE ZONING

HEREWITH 1S DEPOSITED THE FEE REQUIRED. CHECKS OR MONEY ORDERS

REZONING
CONDITIONAL USE PERMIT
TEMPORARY CONDITIONAL USE PERMIT

Temporary Housing*
Extension or Amendment*
Other*

VARIANCE

E. PROFFER AMENDMENT

COMP PLAN AMENDMENT

Tiered System
Tiered System
$325.00*

$1,250.00*
$1,500.00*
$650.00%

*IN ADDITION TO THE STANDARD FEE, AN ADDITIONAL $75.00 WILL BE CHARGED FOR EACH

REQUEST AS A DEPOSIT ON A ZONING SIGN AND WILL BE REFUNDED UPON THE RETURN OF

THE SIGN BY THE APPLICANT ONCE THE REQUEST HAS BEEN ACTED UPON.

*THERE WILL BE A $25.00 FEE CHARGED PER ADJACENI/ADJOINING PROPERTY OWNER FOR

NOTIFICATION AND ADVERTISEMENT. THERE WILL ALSO BE A RE-ADVERTISEMENT FEE

EACH TIME AN APPLICATION IS DELAYED OR POSTPONED AT THE REQUEST OF THE

APPLICANT OR NECESSARY DUE TO SOME FAILURE TO ACT ON THE PART OF THE

APPLICANT, PLUS A $25.00 FEE CHARGED PER ADJACENT/ADJOINING PROPERTY OWNER

FOR RENOTIFICATION.

*THERE IS AN ADDITIONAL CHARGE FOR PUBLIC NOTICE ADVERTISEMENT.




11.

12.

13.

ENCLOSED WITH THIS APPLICATION IS A SITE PLAN OR TENTATIVE PLAN.

ENCLOSED WITH THIS APPLICATION IS THE APPROPRIATE COUNTY TAX MAP
WITH THE PROPERTY MARKED AND A SURVEYED PLAT OF THE ENTIRE
PARCEL.

sk sk sk o 3 ok sk ok 3k o %k ok K ok 3k ok ok ok vk ok ok ok ok >k sk ok ok ok ok ok ok ok

I'WE HEREBY CERTIFY THAT TO THE BEST OF MY/OUR KNOWLEDGE ALL OF
THE ABOVE STATEMENTS AND THE STATEMENTS CONTAINED IN ANY
EXHIBITS TRANSMITTED ARE TRUE AND THAT THE ADJACENT PROPERTY
OWNERS LIST HEREWITH ARE THE OWNERS OF RECORD AS OF THE DATE OF
APPLICATION.



NOTE: INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED. ANY REQUEST WHICH
REQUIRES PLANS MUST BE ACCOMPANIED BY THOSE PLANS AT THE TIME OF
SUBMISSION OF THE APPLICATION.

DATE: ﬁﬁ/[ /‘? ,20 2/,5/

_ attzSs (LosSHAHOS DF)cle AT,
W APPLICANT APPLICANT'S NAME e
ame as Used in Item 2-A, Page 1) (Typed or Printed)

SIGNATURE OF OWNER OWNER'S NAME
(Same Name as Used in Item 2-C, Page 1) (Typed or Printed)

Charles W. Payne, Jr. ]

-

[

SIGNATURE OF AGENT AGENT'S NAME
(Name of Person Other Than, but Acting for the {Typed or Printed)
Applicant, Responsible for this Application)

NOTICE TO TEMPORARY CONDITIONAL USE PERMIT APPLICANTS
In accordance with Section 86-91. of the Louisa County Zoning Ordinance, any Temporary Conditional

Use Permit granted shall be considered canceled if the applicant does not avail himself/herself of the
privilege within ninety (90) days from the date of issnance of the Temporary Conditional Use Permit.


kln
Stamp

EMH
Text Box
Charles W. Payne, Jr.



NOTE: INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED. ANY REQUEST WHICH
REQUIRES PLANS MUST BE ACCOMPANIED BY THOSE PLANS AT THE TIME OF
SUBMISSION OF THE APPLICATION.

DATE: Lo - /f .20/-%75_

SIGNATURE OF APPLICANT APPLICANT'S NAME
(Same Name as Used in Item 2-A, Page 1) (Typed or Printed)

7)[/&%«,&0‘/ %a@ Wolss \Neqiwie Kay Wetson)
SIGNATLGEF OF OW M'R OWNER'S NAME U)O,‘F& 404‘“1 xf 7 LLC
(Same Name as Used in ltem 2-C, Page 1) (Typed or Printed)

Charles W. Payne, Jr. \h "'--;"_// |
SIGNATURE OF AGENT AGENT'S NAME
(Name of Person Other Than, but Acting for the (Typed or Printed)

Applicant, Responsible for this Application)

NOTICE TO TEMPORARY CONDITIONAL USE PERMIT APPLICANTS

In accordance with Section 86-91. of the Louisa County Zoning Ordinance, any Temporary Conditional
Use Permit granted shall be considered canceled if the applicant does not avail himself'herself of the

privilege within ninety (90) days from the date of issuance of the Temporary Conditional Use Permit.


kln
Stamp

EMH
Text Box
Charles W. Payne, Jr.



NOTE: INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED. ANY REQUEST WHICH

REQUIRES PLANS MUST BE ACCOMPANIED BY THOSE PLANS AT THE TIME OF

SUBMISSION OF THE APPLICATION.

DATE:
SIGNATURE OF APPLICANT APPLICANT'S NAME
(Same Name as Used in Item 2-A, Page 1) (Typed or Printed)

Dickinson Land & Properties, L.L.C. &
Dickinson Investments, L.L.C.

SIGNATURE OF OWNER
(Same Name as Used in Item 2-C, Page 1)

LA

OWNER'S NAME

(Typed or Printed)

Michael C. Kildoo, Agent & Aurhorized Signatory
for Dickinson Investments, L.L.C. & Dickinson Land
Properties, L.L.C.

SIGNATURE O( AGENT
(Name of Person Other Than, but Acting for the
Applicant, Responsible for this Application)

AGENT'S NAME
(Typed or Printed)

NOTICE TO TEMPORARY CONDITIONAL USE PERMIT APPLICANTS

In accordance with Section 86-91. of the Louisa County Zoning Ordinance, any Temporary Conditional

Use Permit granted shall be considered canceled if the applicant does not avail himself/herself of the

privilege within ninety (90) days from the date of issuance of the Temporary Conditional Use Permit.




Docusign Envelope |D: 5E0794B4-69C8-4382-B854-972DF669E876

NOTE: INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED. ANY REQUEST WHICH
REQUIRES PLANS MUST BE ACCOMPANIED BY THOSE PLANS AT THE TIME OF
SUBMISSION OF THE APPLICATION.

February 13th
DATE: ,20 26

SIGNATURE OF APPLICANT APPLICANT'S NAME
(Same Name as Used in Item 2-A, Page 1) (Typed or Printed)
SRt V&C Development Company LLC
o walsle By: Joe Walsh, Manager
SIGNATURE OF OWNER OWNER'S NAME
(Same Name as Used in Item 2-C, Page 1) (Typed or Printed)
SIGNATURE OF AGENT AGENT'S NAME
(Name of Person Other Than, but Acting for the (Typed or Printed)

Applicant, Responsible for this Application)

NOTICE TO TEMPORARY CONDITIONAL USE PERMIT APPLICANTS

In accordance with Section 86-22. of the Louisa County Zoning Ordinance, any Temporary Conditional Use

Permit granted shall be considered canceled if the applicant does not avail himself/herself of the privilege

within ninety (90) days from the date of issuance of the Temporary Conditional Use Permit.



KLN
Text Box
V&C Development Company LLC
By: Joe Walsh, Manager



Docusign Envelope |D: 8DDBB706-4588-461C-8630-9476DDF04931

NOTE: INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED. ANY REQUEST WHICH
REQUIRES PLANS MUST BE ACCOMPANIED BY THOSE PLANS AT THE TIME OF
SUBMISSION OF THE APPLICATION.

February 13th

DATE: ,20°°
SIGNATURE OF APPLICANT APPLICANT'S NAME
(Same Name as Used in Item 2-A, Page 1) (Typed or Printed)

Signed by: Cutalong Model LLC

. . BY: Stillwater Equity Partners, LLC, Manager
jMS{'lIA, Bllinean By: Justin Belliveau, Manager

SIGNATURE OF OWNER OWNER'S NAME
(Same Name as Used in Item 2-C, Page 1) (Typed or Printed)
SIGNATURE OF AGENT AGENT'S NAME
(Name of Person Other Than, but Acting for the (Typed or Printed)

Applicant, Responsible for this Application)

NOTICE TO TEMPORARY CONDITIONAL USE PERMIT APPLICANTS

In accordance with Section 86-22. of the Louisa County Zoning Ordinance, any Temporary Conditional Use
Permit granted shall be considered canceled if the applicant does not avail himself/herself of the privilege

within ninety (90) days from the date of issuance of the Temporary Conditional Use Permit.



KLN
Text Box
Cutalong Model LLC
BY: Stillwater Equity Partners, LLC, Manager
By: Justin Belliveau, Manager



NOTE: INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED. ANY REQUEST WHICH
REQUIRES PLANS MUST BE ACCOMPANIED BY THOSE PLANS AT THE TIME OF
SUBMISSION OF THE APPLICATION.

e

TN L I -
DATE: . )LV LU ) 208D
SIGNATURE OF APPLICANT APPLICANT'S NAME
(Same Name as Used in Item 2-A, Page 1) (Typed or Printed)
SIGNATURE OF OWNER OWNER'S NAME
(Same Name as Used in Item 2-C, Page 1) (Typed or Printed)
Charles W. Payne, Jr. W
— “'h-..._______ —_—— e —_—
SIGNATURE OF AGENT AGENT'S NAME . . i .
(Name of Person Other Than, but Acting for the (Typed or Printed) C 8'6\ \CS \N < ?C\\WW \“g\(:
Applicant, Responsible for this Application) HawvSehle v

NOTICE TO TEMPORARY CONDITIONAL USE PERMIT APPLICANTS

In accordance with Section 86-91. of the Louisa County Zoning Ordinance, any Temporary Conditional
Use Permit granted shall be considered canceled if the applicant does not avail himself/herself of the

privilege within ninety (90) days from the date of issuance of the Temporary Conditional Use Permit.


EMH
Text Box
Charles W. Payne, Jr.



SPECIAL POWER OF ATTORNEY AFFIDAVIT

COMMONWEALTH OF VIRGINIA
COUNTY OF LOUISA

This 4?77"4 day of June , 2025 , |,

Joe Walsh, /Vlan I~ . of Wares Crossroads Development, LLC the contract purchaser  of
28-97D, 29-3, 28-97E & ¥9-2 (describe land by tax map number) make,
constitute, and appoint_Charles W. Payne, Jr., , my
true and lawful attorney-in-fact, and in my name, place and stead giving unto said
Charles W. Payne, Jr. full power and autharity to do and perform
all acts and make all representation necessary, without any limitation whatsoever, to
make Application for said Rezoning or Conditional Use Permit Application. This includes the
authority to execute and amend proffers or conditions.

The right, powers, and authority of said attorney-in-fact herein granted shall commence and be
in full force and effect on J/N&f’ /@ﬂ-}— ,2025 , and shall remain in full force
and effect thereafter until actual notice, by certified mail, return receipt requested is received by
the Community Development Department of Louisa County stating that the terms of this
power have been revoked or modified.

/ -
Given under our hands this /Wf 7z L 20 2.5

E Mo
OwnerfCWFﬁ'cha uthorized Agent [pircle One)

COMMONWEALTH OF__\/i'"9inic
CITY/COUNTY OF Lo visa

The forggbing instry o[<]; r
P — , the Owner of

z Za -
said property, this /97" dayof _Jupne 202

My commission expires:
2/ 2//2% Notary Public
0035’6‘85’532 Registration Number

OFFICE USE ONLY

File/Case Number : Date Accepted:




SPECIAL POWER OF ATTORNEY AFFIDAVIT

COMMONWEALTH OF VIRGINIA
COUNTY OF LOUISA

This Zﬁ— day of T.ne . 20K4%S ., ),
V) Yqinip Koy \Watsew, [loce (0 the owner of
Tax Map Parcel 29-2 7 (describe land by tax map number) make,
constitute, and appoint_Charles W. Payne, Jr.. and Wares Crossroads Development, LLC , my
true and lawful attorney-in-fact, and in my name, place and stead giving unto said
Charles W. Payne, Jr., and Wares Crossroads Development, LLC full power and authority to do and perform
all acts and make all representation necessary, without any limitation whatsoever, to
make Application for said Rezoning or Conditional Use Permit Application. This includes the
authority to execute and amend proffers or conditions.

The right, powers, and authority of said attorney-m -fact herein granted shall commence and be
in full force and effect on Nupe | o , 20 LS | and shall remain in full force
and effect thereafter until actual notice, by certified mall return recelpt requested is received by
the Community Development Department of Louisa County stating that the terms of this
power have been revoked or modified.

Given under our hands this Z& dayof _ Y en&E 20X &

Voo Laey st/

@HCoﬁtrad PurchaserfAufhorized Agent (Circle One)

-

CITY/COUNTY OF

COMMONWEALTH %}M

NN , to wit:

TIT? If?kq{??]l? W wlas azjg(wlfsdged before me by -

said property, this __ |3’ dayof _JUsNE 20255

\\"lll“u

My commissio xp:res |l/ 3 ’202@ N LEY D4 *
a)hJ(/\/\j XM Notary Pu/bhc "\-" .'4

Y " Registration Number
S0l )lp

OFFICE USE ONLY

File/Case Number : Date Accepted:




COUNTY OF LOUISA
A COMMUNITY DEVELOPMENT

4 1 WOOLFOLK AVENUE, STE 201 ¢+ LOUISA, VIRGINIA ¢ 23093 + www.louisacounty.gov * (540) 967-3430

Conditional Use & Rezoning Fee Worksheet

Property Address

446 New Bridge Road; Not Assigned

Tax Map 1D

28-97D, 29-3, 28-97E and 29-2

The effects of proposed conditional use permit or rezoning applications —whether
related to land size, building space, use type, or operational factors —can increase the
time and effort required by staff to review and evaluate the project. Larger properties,
more complex building designs, higher customer volumes, and greater numbers of
employees all require additional staff time to review and process the project
application. To account for the totality of the application review, a tiered fee structure
has been created, which adjusts the base fee using specific characteristics of the
proposed application according to the following factors.

Use this worksheet to calculate applicable project fees.

Conditional Use & Rezoning Fees

Description Fee ApI.)hcable Fee to
Project

Base Fee API.)heS tolptl $750

projects.

Total Site Acres

0 - 2.5 total acres No additional fee

2.6 - 10 total acres +$50

10.1 - 25 total acres +$100

25+ total acres +$250 $250.00

Disturbed Acres

<1 acre No additional fee

1.1 -2.5acres +$50

2.6-10 acres +%$100

10+ acres +$250 $250.00




5

\ .

COMMUNITY DEVELOPMENT

Total Building Square Footage

0 - 5,000 sq. ft. No additional fee
5,001 - 10,000 sq. ft +$50
10,001 - 20,000 sq. ft. +$100
20,001+ sq. ft. +$250 $250.00
Finished Square Footage
0 - 2,500 sq. ft. No additional fee
2,501 - 5,000 sq. ft. +$50
5,001 - 10,000 sq. ft. +$100
10,001+ sq. ft. +$250 $250.00
Residential
Personal Use Only -$1,000
Residential Development +$1,000 $1.000.00
Commercial, Business Size
Fe'wer thar} 50 customers/ No additional fee
clients onsite per day
59-200 cus’fomers / +$100
clients onsite per day
More than '200 customers/ +$250 $250.00
clients onsite per day
Commercial, Number of Employees
0 - 10 employees No additional fee
11 - 50 employees +550
51 - 100 employees +$100 $100.00
101+ employees +$250
Total Fees | $3,100.00

$6,200 ($3,100 x 2 (Rezoning and CUP fee))
$150 (875 (sign fee) x 2)
$300 ($25 (notification fee) x 12)

TOTAL: $6,650




Louisa County Community Development Department staff provides a Public Facilities
evaluation in staff reports as a result of the Board of Supervisors adoption on February 20, 2024
of a Public Facilities Appendix added to the 2040 Comprehensive Plan. Please review the Public
Facilities Appendix located on the Comprehensive Plan webpage and update your application as
needed to address anticipated impacts to Public Facilities as listed below. If an impact is
expected, you need to provide mitigation in your application. Contact information for the
organizations responsible for these public facilities is included in the list below. Please contact
Chris Coon Deputy County Administrator at (540) 967-3409, if you have any questions.

The following are the public facilities that impacts must be addressed in an application

* Fire & EMS

* Law Enforcement

* Parks and Recreation
* Schools

* Solid Waste

* Administration



2025-2026

*Due to Holiday
Pre-app: Second Friday

APPLICATION SCHEDULE
LOUISA COUNTY PLANNING COMMISSION

Filing deadline: Third Friday
N. Mtg: Second Wednesday
! PC Mtg: Second Thursday

Preapplication Date

Filing Deadline Neighborhood Revisions Deadline Ad to Paper Richmond Times Planning Commission
Meeting Date Dispatch Ad Dates Meeting Date
December 13, December 20, January 8 January 15 January 24 January 30 February 13, 2025
2024 2024 February 6 | |
January 10, 2025 January 17 February 12 February 19 February 21 February 27 | March 13,2025 |
March 6
February 14, February 21 March 12 March 19 March 21 March 27 April 10, 2025
2025 April 3
March 14, 2025 March 21 April 9 April 16 April 18 April 24 May 8, 2025
May 1
April 11, 2025 April 18 May 14 May 21 May 23 May 29 June 12, 2025
June 5
May 9, 2025 May 16 June 11 June 18 June 20 June 26 July 10, 2025
July 3
June 13, 2025 June 20 July 9 July 16 July 25 July 31 August 14, 2025
August 7
July 11, 2025 July 18 August 13 August 20 August 22 August 28 September 11, 2025 |
September 4 |
August 8, 2025 August 15 September 10 September 17 September 20 September 25 | October 9,2025 |
October 2
September 12, September 19 October 8 October 15 Qctober 24 October 30 November 13, 2025

2025

November 6

October 10, 2025

October 17

November 12

November 19

November 21

*November 26
December 4

December 11, 2025

November 14,

November 21

December 10

December 17

December 19

December 24

January 8, 2026

2025 *December 31
December 12, December 19 January 14 January 21 January 23, 2026 January 29, 2026 February 12, 2026
2025

February 5. 2026

A scheduled meeting is required before submitting an application.



Planned Unit Development District
Checklist

I. Project Information

Project Name: Waien (rU ) ur@&t’j’ ) O’-’ velo ;/,’ en b

Project Address: LIL" G N Civ ey dgé’ Reack

Current Zoning: A-| - A=? Tax Map Number:_ &~ G10. 29-3 } 2941 £ Y,
’f rd

e

Name and Address of Owner: D cXinnon  Laad &‘ p{’L.l’)(".’l“llf")f LLC./
W{'i (e ECm, Ly (LC » Oicxinsan  Investment L C
Name and Address of Developer (if different): W area  (Crpan —oocd

Devels ponent, LLC
The Planned Unit Development is located in the | ke An atoN growth area

The information contained in this checklist reflects the contents of the County Code
(chapter 86, Division 8A4) as of December 5, 2005. The applicant is responsible for
ensuring that no revisions to the Ordinance have occurred since the preparation of this
document.

I1. Process Overview [Sec. 86-189]
1. The applicant contacts Louisa County’s Community Development department for
a pre-application meeting [suggested by Community Development Department]
2. The Planning Commission reviews the preliminary master plan
3. The Commission considers the Planned Unit Development at a scheduled public
hearing and forwards recommendations to the Board of Supervisors
4. The Board holds a public hearing, after giving proper public notice
The plan approved by the Board constitutes the final master plan
6. After approval of the final master plan, all accepted conditions and elements of
the plan represent proffers, enforceable by the Zoning Administrator
7. The Zoning Administrator approves or disapproves the final site development
plan within sixty (60) days of receiving the plan
8. The County Attorney shall review any property-owner’s or other association’s
charter and regulations prior to final site plan approval
9. The submitted plan must meet all applicable federal, state, and county regulations
and must contain information required under section 86-411 of the County Code

W

Louisa County Community Development
Page 1 of 5



ITI. Checklist
( ¥ = Present & adequate, N/A = Not applicable)

(it?cral

he Planned Unit Development is a minimum area of (10) acres [Sec. 86-192]

SZ The development is unified with an interconnected system of internal roads,
sidewalks, and paths as well as manageable access points along existing roads

V' The mixture of uses are based on the comprehensive plan /Sec. 86-191.1]

___ The district has a variety of housing types and non-residential uses /Sec. 86-191.1]

-\C}e k all that apply-
_/gingle-family residential V_/Two-falnily residential _ Multi-family
V' Commercial _ Retail _ Office __ Industrial

Opetyspace [Sec. 86-192.1]
;])Z At least thirty percent (30%) of total acreage must be open space

__If fifty percent (50%) or more of total acreage is open, then a thirty percent (30%)
increase in density shall be permitted
__If seventy-five percent (75%) or more of total acreage is open, then a fifty percent
(50%) increase in density shall be permitted
A minimum usable area of five thousand square feet every ten (10) acres shall be
rovided for active or passive recreational activities
;/Oi)(&ﬂ space shall be dedicated in a logical relationship with the site and in
\/conformance with any guidance in the comprehensive plan
Improvements shall be configured to accommodate permitted, accessory and
conditional uses in an orderly relationship with one another, with the greatest
amount of open area and with the least disturbance to natural features

Character of development
An application is not required to possess every characteristic to be approved. The size of
the proposed district, its integration with surrounding districts, or other similar factors
may prevent the application from possessing every characteristic.

-Check all that apply-

_/ Pedestrian orientation

_VNeighborhood friendly streets and paths

_\_/nterconnected streets and transportation networks

‘_/%rks and open space as amenities
_)Ieighborhood centers
\_}ﬁildings and spaces of appropriate scale

_‘/R/elegated parking
_/ Mixture of uses and use types
h_\)dixturc of housing types and affordability

jnvironmentally sensitive design
Clear boundaries with any surrounding rural area

Louisa County Community Development
Page 2 of 5



Application for rezoning /Sec. 86-189]

Narrafive

v Genergl statement of objectives to be achieved by the planned district
_ VY Character of the proposed development

\/ _\./lﬁarket for which the development is oriented

\_/ist of all adjacent property owners
Sil)cjﬂelopmem standards

ensity

Betbacks
\}/Iaximum heights
/ \/ Lot coverage
tility requirements and implementation plan

: Phased implementation plan
mprehensive sign plan
_\/'Statement pertaining to any architectural and community design guidelines submitted

in sufficient detail to provide information on building design, orientations, styles,
lighting plans, etc.

Existing Conditions Map
_1/ Topography, including steep slopes (>15%)
_25

ater features
adways
ctures

: ¢e lines
: {d jor utilities
_‘%ﬁ ficant environmental features
_ VExisting and proposed ownership of the site along with all adjacent property owners
Preliminary Master Plan

fficient clarity and scale
roposgd layout of the Planned Unit Development District

~}Seneml location of uses
Types of uses

/ ensities of uses
Methods of access from existing state-maintained roads to proposed areas of

/deveIOpmenl
i eral road alignments
\AC%wferaI alignments of sidewalks, bicycle and pedestrian facilities

A general water layout plan indicating the intended size and location of primary
/1165, and the general location of fire hydrants
A general sanitary sewer layout indicating the size and location of primary lines, and

\/he location of pump stations
_\A general plan showing the location and acreage of the active and passive recreation
spaces, parks and other public open areas

Louisa County Community Development
Page 3 of 5



Addi,fﬁmal parts to application package
VA environmental impact study
_~AA traffic study

Review and approval of plan
Densiti€s [Sec. 8§6-192.2]
ross and net residential densities shall be shown on the final master plan by area
d for the development as a whole in dwelling units per acre
\ﬁgmity shall not exceed ten (10) dwelling units per acre
Non-residential density shall be expressed in total square footage by area and for the
development as a whole

Setbaek regulations [86-192.3]
v/ Areas between buildings used as service yards, storage of trash, or other utility
hoses shall be designed so as to be compatible with adjoining buildings
_\~Building spacing and design shall incorporate privacy for outdoor activity areas
patios, decks, etc.) associated with individual dwelling units whenever feasible
\/ Yards located at the perimeter of the planned unit development district shall conform
to setback requirements of the adjoining district, or to the setback requirements of
\/,he planned district, whichever is greater
\L~"Setbacks shall not interfere with public safety issues such as sight lines and utilities,
including other public infrastructure such as sidewalks, open space, etc.

Height of buildings /86-192.4]
___ All prefosed buildings must meet height regulations
V" Single-family residences: 40 feet maximum
____ Banks, office buildings and hotels: 80 feet maximum
\_Apartment, shopping centers, and other permitted buildings: 60 feet maximum
___ Conditional use permits to exceed the maximums
____All accessory buildings shall generally be less than the main building in height
Parking/Sec. 86-192.5]
_"Parking regulations based on a parking needs study or equivalent data
___ Parking regulations reflect the intent of the comprehensive plan to decrease
impervious cover by reducing parking requirements, considering alternative
transportation modes and using pervious surfaces for spillover parking areas

Utilities /Sec. 86-192.6]
" All new utility lines, electric, telephone, cable television lines, etc., shall be placed
underground

Waivers and Modifications [Sec. 86-193]

___If the Planned Unit Development conflicts with the Zoning or Subdivision
Ordinance, then the applicant must provide a clear explanation as to why certain
regulations are in conflict with the final master plan, demonstrate that the public’s
health, safety and welfare will not be compromised

Louisa County Community Development
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If the applicant feels that a point on this checklist does not apply to the
specific Planned Unit Deveopment that is under review, then the applicant
should submit a letter to Louisa County’s Community Development
Department. This letter should make a clear argument that refers to the
disputed point on the checklist.

Address:
Community Development
P.O. Box 160
1 Woolfolk Ave.
Louisa, VA 23093

IV. Read and Sign

In representing the above referenced firm submitting this Planned Unit Development, 1
hereby state that, to the best of my knowledge, the attached documents contain all
information required by this checklist.

Signatuge of person completing checklist Date
/ y Gy 17/ 2085
Printed i\ame Daytime Phone number
Elizcheth | mvel SHO-Lod-2i019
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LOUISA COUNTY, VIRGINIA

LAND USE AMENDMENT - RECLASSIFICATION

APPLICANT:

OWNER:

REPRESENTATIVE:

PROPERTY:

MASTER PLAN:

REQUESTS:

AND

CONDITIONAL USE PERMIT NARRATIVE

Wares Crossroads Development, LLC (the “Applicant”)

Dickinson Land & Properties, L.L.C.; Ware Family, LLC;
Dickinson Investment LLC; (collectively, the “Owner”)

Charles W. Payne, Jr.

Hirschler

725 Jackson Street, Suite 200
Fredericksburg, VA 22401

540-604-2108 | cpayne@hirschlerlaw.com

Louisa County, Virginia (“County”) Tax Map Parcels 28-97D, 29-
3, 28-97E, 29-2, consisting of approximately 393.8417 acres
(collectively, the “Property™)

Master plan titled “Reef Wares Crossroads Development — Site
Master Plan”, prepared by Reef, dated January 16, 2026 and
attached hereto as Exhibit A (the “Master Plan”)

1) Conditional rezoning of the Property from Agricultural-1
(“*A-1") and Agricultural-2 (“A-2") to Planned Unit Development
(“PUD”) to allow for the development of fifty (50) Estate Units,!
twenty-nine (29) Executive Units?, thirty-five (35) Member Villas®
and twenty (20) Garden Cottages,* and all other uses as enumerated
in the Master Plan.

(2) Conditional use permit to allow for the development of
certain uses not otherwise defined in the County’s Code (defined
below).

1 pursuant to Sec. 86-13 of the Louisa County Zoning Ordinance, Estate Units can include: Dwelling/residence, single-family

detached

2 Pursuant to Sec. 86-13 of the Louisa County Zoning Ordinance, Executive Units can include: Dwelling/residence, single-family

detached

3 Pursuant to Sec. 86-13 of the Louisa County Zoning Ordinance, Member Villas can include: Dwelling/residence, single-family

detached

4 pursuant to Sec. 86-13 of the Louisa County Zoning Ordinance, Garden Cottages can include: Dwelling/residence, multi-
family, Dwelling/residence, single-family attached, Dwelling/residence, two-family

1



(3) Conditional use permit to allow for certain public events to
be held on or within all non-residential use areas located on the

Property.
DATE: January 20, 2026
FILE NO.: REZ2026-01
CUP2026-01

l. Request Overview.

The Applicant is affiliated with REEF Investments — having a common goal of raising standards
within the development community with integrity, excellence, teamwork, and accountability. The
Applicant is dedicated to creating long-term value for its stakeholders and communities through
diverse real estate investments while also delivering social and environmental returns. Currently,
the Applicant and REEF Investments manage over $2 billion in development projects in locations
such as Deer Valley, Park City, Desert Resort, Lake Anna, Hawaii and Telluride. The Applicant
looks forward to this opportunity to work with the County to develop a unique, high-quality
community designed to last for generations.

Pursuant to County Zoning Ordinance (“Code”) Sections 86-53, et al., and 86-43, the Applicant
respectfully requests a reclassification of the Property from the A-1 and A-2 zoning districts to the
Planned Unit Development (“PUD”) zoning district and a conditional use permit (“CUP”) to allow
for the development of a resort-style residential community consisting of no more than fifty (50)
Estate Units, twenty-nine (29) Executive Units, thirty-five (35) Member Villas and twenty (20)
Garden Cottages, and all other uses as enumerated in the Master Plan.

Executive lots will range in size from 0.25 to 1.5 acres, Estate lots will range in size from 0.5 to
2.0 acres, and Member Villas will range in size from 0.25 to 1.0 acres (“Member Villas”). The
Applicant also proposes twenty (20) garden cottage units (“Garden Cottages”) the lots of which
will range in size from 0.1 to 0.5 acres. The Applicant also proposes related uses, as enumerated
on the Master Plan (collectively, the “Project”). The total acreage for this reclassification request
is 393.8417 acres.

More specifically, the Applicant requests not only the reclassification, but also the CUP for the
development of certain undefined uses within the County’s Code, all as enumerated on the Master
Plan, to include without limitation: 20 Garden Cottages, a golf course, clubhouse, helicopter
landing pad, amphitheater/music venues, brewery, distillery, family activity barn, restaurants, club
facilities, public assembly facilities, brewery (major), distillery, campground (major), and event
pavilion. For all non-residential uses, the Applicant also requests a CUP to allow for public events
to be held on the Property from time to time.

The Applicant’s proposal conforms to the policies established by the County’s 2040
Comprehensive Plan, Adopted by the Board of Supervisors in August of 2019 (the “Comp Plan”).



Further, the Project will address its anticipated impacts on public facilities and services, including
roads, schools, safety, and parks. In this regard, the Applicant has also submitted a voluntary
proffer statement (“Proffer Statement”). The Proffer Statement, in relevant part, addresses any
impacts generated by the Project, and limits the Property’s developable uses. Also note that the
Applicant included a proffer analysis with this application prepared by MuniCap, Inc., titled
“Wares Crossroads Development Louisa County, VA Proffer Justification Analysis”, dated
January 23, 2026, attached hereto as Exhibit B (“Proffer Analysis”). Overall, the Proffer Analysis
concludes that cash proffers are not required to be collected as a result of the Project. However,
the Applicant has voluntarily proffered be $4,762.85 per SFD Unit (or a total of $376,265.15) to
mitigate the Project’s impacts on public facilities, as provided in the Proffer Statement.

In support of this request, the Applicant also submitted a traffic memorandum relating to this
application, which was prepared by VHB, dated November 20, 2025, titled “Wares Crossroads
Development — Traffic Impacts”, and attached hereto as Exhibit C (the “Traffic Memorandum?).
The Traffic Memorandum estimates that the Project will generate 143 total trips (58 in and 85 out)
during the morning peak hour, 199 total trips (106 in and 93 out) during the evening peak hour,
and 2,234 total trips (1,117 in and 1,117 out) during an average weekday.

Lastly, the Applicant retained MuniCap, Inc. to perform a fiscal impact analysis of the Project.
The analysis, dated November 17, 2025, and titled “Wares Crossroads Development Louisa
County, Virginia Fiscal Impact Analysis” (the “FIA”) is attached hereto as Exhibit D. In summary,
the FIA estimated that during construction, the Project will create 720 direct as well as 215 indirect
and induced jobs within the County, which will result in approximately $55,230,239 in total annual
incomes. Upon full build- out, the Project is expected to create 35 direct as well as 23 indirect and
induced careers, and it is also anticipated to generate a positive $988,713.00 in gross, new tax
revenues to the County. Upon full build-out, Project will generate annually a net revenue surplus
(onsite and offsite) after full build-out of approximately $459,001.00 in current dollars and a
surplus of $18,840,932.00 through fiscal year ending June 30, 2057.

1. Background.
The Property consists of approximately 393.8417 acres, which is primarily wooded, pastured and
undeveloped land, currently zoned A-1 and A-2, and located east of Zachary Taylor Highway,
south of New Bridge Road, and immediately west of the existing Cutalong at Lake Anna private
resort community. The Project will be accessed via two entrances off of Zachary Taylor Highway
with a secondary access off New Bridge Road, one gated access to the existing Cutalong at Lake
Anna community.

I11.  Land Use Amendment Application Narrative - Reclassification.
Pursuant to the County’s PUD Checklist, the following items must be addressed by the Applicant:

a. General statement of objectives to be achieved by the planned district

The Property will be developed for no more than fifty (50) Estate Units, twenty-nine (29)
Executive Units, thirty-five (35) Member Villas, and twenty (20) Garden Cottages, and all



other uses as enumerated in the Master Plan. The Property is intended to develop as a
private, gated, resort-style community. As depicted on the master plan, the Property will
be developed for the following uses that are permitted via a CUP in the PUD district:®

1.) Executive Units (Dwelling/residence, single-family detached)

2.) Estate Units (Dwelling/residence, single-family detached)

3.) Member Villas (Dwelling/residence, single-family, Short-Term
Rental of a Dwelling)

4.) Garden Cottages (Multi-family, Dwelling/residence,
Dwelling/residence, two-family, Short-Term Rental of a Dwelling)

5.) Golf Course® (Golf Course)

6.) Clubhouse (Golf Course)

7.) Helicopter Landing Pad (Aviation Facility)

8.) Pools (Club)

9.) Spa (Personal improvement services & Personal service)

10.) Restaurants (Restaurant)

11.) Amphitheater/Music ~ Venues  (Club, Public  Assembly,
Commercial Outdoor Entertainment, Commercial Indoor
Entertainment, Outdoor Gathering)

12.) Guard Shacks (Club)

13.) Brewery (Brewery, Limited and Brewery, Major)

14.) Distillery (Distillery, Major)

15.) Family Event Space (Club, Agricultural Operation, Special
Occasion Facility)

16.) Glamping (Campground & Club)

17.) Paintball (Club, Public Assembly, Outdoor Shooting Range, Indoor
Shooting Range)

18.) Air Rifle Course (Club, Public Assembly, Outdoor Shooting Range,
Indoor Shooting Range)

19.) Archery Course (Club, Commercial Outdoor Sports and
Recreation, Commercial Indoor Sports and Recreation and Public
Assembly)

20.) Axe Throwing (Club, Public Assembly, Commercial Outdoor
Sports and Recreation, Commercial Indoor Sports and Recreation)

21.) Indoor Shooting Range (Indoor Shooting Range)

22.) Sports Activity Complex (racquet/pickleball courts, bocci ball,
horseshoe pits, basketball, playground, baseball, softball, soccer
field) (Club, Commercial Outdoor Sports and Recreation,
Commercial Indoor Sports and Recreation & Public Assembly)

23.) 18-Hole Putting Green (Golf Course)

24.) Multi-use Trails (Commercial Outdoor Sports and Recreation)

5 Useas depicted on the Master Plan (use as defined in the County’s Zoning Ordinance)

® Comfort Stations, will be accessory to the golf course use and are intended to serve as refueling (to serve small
snacks, beverages, etc.) areas for golfers. A golf course maintenance facility will also be accessory to the principal
golf course use.



25.) Adventure rope course/climbing wall (Commercial Outdoor Sports
and Recreation, Commercial Indoor Sports and Recreation)

26.) Event Lawn, Event Terrace (Club, Public Assembly, Special
Occasion Facility, Outdoor Gathering)

27.) Vineyard and Chef’s Garden (Agricultural Operation)

As mentioned previously, the Applicant is requesting a CUP to allow for all of the above uses on
the Property to hold public events. These events can include, without limitation: weddings, live
entertainment, fundraising events, and/or golf tournaments. Please note that any use above, that
will be open for public events will be subject to standards set by the Applicant, which may include:
reservations, membership buy-in and space rentals.

The Executive, Estate Units, Member Villas and Garden Cottages’ will all be located on
fee-simple lots. However, the thirty-five (35) Member Villas and twenty (20) Garden
Cottages will be available for short-term rentals only.® In summary, the community is
intended to be a golf-course resort-style neighborhood, marketed to residents looking for a
second or third home, within close proximity to Lake Anna. All proposed roads will be
privately owned and maintained. Sidewalks, approximately 8 feet in width, will be
constructed along Roads A, B, C and D in order to provide pedestrian connectivity between
residential land bays and non-residential land bays.

The Farm. As depicted on sheet C6, the Project will provide an area of neighborhood uses
contained within a 6.5 acre area identified as the “Farm”. The uses, as enumerated on the
plan, are intended to create a community node, which is complementary to the PUD’s intent
which simply encourages a variety of housing types and uses.

b. List of all adjacent property owners
Please refer to Exhibit E for a comprehensive list of all adjacent property owners.

c. Site development standards (Density, setbacks, max heights, lot coverage)

Density.
Executive Units: 1.4 unit/per acre °

Estate Units: 0.8 unit/per acre®
Member Villas: 2 units/per acre!
Garden Cottages: 7 units/acre!?

" The Applicant requests flexibility from Subdivision Agent at the time of plat review, to allow Garden Cottages to
be condo platted.

8 Rentals will be short-term, to not exceed 30 days in accordance with State Code of Virginia §15.2-983

929/51=1.38
10 50/65=0.76

11 35/18=1.94
12.90/3= 6.66



Square footage for a non-residential buildings: As depicted on the Master Plan, the
Project proposes a Farm Event Space (3,500 square feet), a Clubhouse (+/-9,000s sf), an
Indoor Shooting Range (+/- 20,000 sf) and an Indoor Pickleball Facility (+/- 35,000 sf).
The maximum gross, residential density will not exceed 0.34 units per acre®. The
Applicant also proffers that the Project will not exceed fifty (50) Estate Units, twenty-nine
(29) Executive Units, thirty-five (35) Member Villas and twenty (20) Garden Cottages,
Setbacks.'* The Master Plan proposes the following setbacks:

Estate Units: Front: 25 feet, Side: 25 feet, Rear: 25 feet

Executive Units, Member Villas, Garden Cottages: Front: 25 feet, Side: 10 feet ,
Rear: 10 feet

Non-residential.

Accessory Buildings: Front: 57, Side: 57, Rear: 5’
Non-Residential Structures: 10’ front, 10’ side and 10’ rear

Building Heights. For all residential uses, the building height will not exceed 40 feet. For
all non-residential uses, the building height will not exceed 60 feet.

Open Space. As depicted on sheet C-5 of the Master Plan, the Applicant will provide
approximately 273 acres of open space, or approximately 70% of the Property. The Project
will provide a mix of Active and Passive open space, to include the Spa Village, shared-
use paths, the glamping area, dog parks, the golf course and accessory uses (including but
not limited to driving range, cart path, and comfort stations).

d. Utility requirements and implementation plan

CLA Environmental, LLC, the utility company serving Tributer Resort, has designed its
wastewater treatment facilities to accept and reliably treat the projected wastewater flows
generated by this Project. Facility planning and engineering analyses evaluated anticipated
average daily flows, peak conditions, and constituent loadings associated with the
development to ensure adequate treatment capacity and operational flexibility. Based on
these analyses, the facilities are appropriately sized and configured to serve the Project
without exceeding permitted design limits or adversely affecting treatment performance.

The treatment systems incorporate proven processes and infrastructure capable of
accommodating the additional flows while maintaining compliance with all applicable
federal, state, and local regulatory requirements. Capacity has been reserved within the
overall system to serve the Project, and operational considerations, including redundancy,

13 Density Calculation (134 units/393 acres)

14 For buildings located along Zachary Taylor Highway and New Bridge Road, a 50" minimum setback will be
maintained in accordance with Sec. 86-116(b).



have been addressed as part of the design approach. As a result, the facilities can accept
the proposed wastewater contributions while continuing to meet effluent quality standards.

Suitable wastewater collection and conveyance connections will be designed specifically
to serve the Project. These connections will be engineered in accordance with applicable
design standards and will be reviewed, approved, and permitted by the appropriate
regulatory agencies prior to construction. Upon completion and permitting, the connections
will provide a reliable and compliant means of conveying wastewater from the Project to
the CLA Environmental, LLC treatment facilities for treatment and disposal.

Similarly, CLA Environmental, LLC has designed its water treatment facilities to supply
potable water to meet the projected demands of the Project. Engineering analyses evaluated
anticipated average and peak water demands to confirm that the treatment facilities have
sufficient capacity, reliability, and operational flexibility to serve the development while
maintaining compliance with all applicable federal, state, and local drinking water
regulations. Appropriate water system connections will be engineered, permitted, and
constructed in accordance with regulatory requirements to provide a safe, reliable, and
compliant water supply to this Project.

e. Phased implementation plan

The Applicant intends to phase the development of the Project, as depicted on sheet C-4 of
the Master Plan. The Applicant requests the Zoning Administrator allow the Applicant the
flexibility to amend the phasing plan, at the time of site plan.

f. Comprehensive sign plan

As depicted on the GDP, the Project will include three potential monument signs, located
at each of the Project’s entrances. The Project will also include wayfinding signs
throughout the development. The Applicant has also provided a signage package, attached
hereto as Exhibit F. The signage renderings provided are illustrative only, and depict a
general type and design of the proposed signage.
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g. Statement pertaining to any architectural and community design guidelines
submitted in sufficient detail to provide information on building design,
orientations, styles, lighting plans, etc.

Pursuant to Proffer 1V.a, the Applicant will record architectural covenants. Please note that any
architectural standards established will be in addition to any Growth Area Overlay standards and
any subsequent code requirements. The Applicant has submitted Architectural Guidelines dated
May 1, 2025 and attached hereto as Exhibit G. Please note these guidelines are illustrative only
and speak to the general type and design of the units.

PRIVATE ROAD REQUEST

Pursuant to Sec. 86-567(10)(b) of the County’s Zoning Ordinance, the Applicant requests to
construct a private, gated road network. All private roads will be maintained by the property owner
or HOA and will be constructed to VDOT public road standards pursuant to Sec. 86-567.4 of the
County’s Code.

ZONING ORDINANCE COMPLIANCE

As noted previously, the Applicant intends to rezone the Property to PUD to allow for a resort-
style community, containing a variety of uses and housing types. Section 86-308 of the County
Code states that PUDs:

....provide for a variety and flexibility in design necessary to implement the varied goals of the
county as set forth in the comprehensive plan.

As further defined below, the Project aligns with the County’s comprehensive plan goals
including, without limitation:



e Fostering positive economic impacts on the County. The Project is expected to generate
$988,713 in gross, annual tax revenue and approximately 935 jobs during the
construction phase.

e Promoting high-quality development within the County. The Project will record
architectural covenants that ensure a high-quality design throughout the Project.

e Ensuring compatibility between surrounding land uses, by continuing the development of
a resort-style, mixed use neighborhood in conjunction with the nearby Cutalong, Tributer
Resort project.

e Maintaining community characteristics, by supporting and fulfilling the comprehensive
plan’s vision for this area, which envisions a mixed-use node.

e Maximizes the return on investment in public resources by not only generating significant
tax revenues, but contributing $1,199.00 per unit for Schools, $1,581.50 per unit for
Public Safety and $1,581.50 per unit for Parks & Recreation).

The PUD district also emphasized “A variety of housing types and non-residential uses are
strongly encouraged.” In this regard, the Applicant requests flexibility from the Zoning
Administrator at the time of site plan, in order to accommodate the Applicant’s development
program which proposes a resort-style neighborhood, consisting of a mix of multi-family, two
family and detached units, complemented by a variety of neighborhood uses enumerated in Sec.
I11.a of this narrative. Additionally, the intent of the PUD also states:

... planned unit development districts be established along major corridors and in growth areas
as designated in the comprehensive plan. Planned district master plans should demonstrate a
unified development with an interconnected system of internal roads, sidewalks, and paths as

well as manage access points along existing roads in order to maximize safety and the efficiency
of existing roads. Pavement widths of internal and external roads shall minimize paving
requirements as described in the comprehensive plan while accommodating projected traffic
generated from the district.

In support of the PUD, and as depicted on the Master Plan, this Project proposes an
interconnected system of private streets (with sidewalks), walking paths, and fifty-foot (50”)
roadway widths to allow for the safe movement of vehicles and pedestrians throughout the
Project. Further, this Project proposes two (2) new entrances along Route 522 and one (1) new
entrance along 207, both of which will be constructed and permitted through VDOT. The
Applicant has also proffered to construct a westbound left turn lane on 207, and southbound left
turn lanes into both entrances on Route 522. Further, while the Applicant’s Traffic Memorandum
found an eastbound right turn taper was not warranted along Route 207, the Applicant commits
to provide this improvement. With all of the aforementioned improvements, the Applicant
believes the Project will mitigate any impacts to the transportation network.



REZ06-2005; REZ02-2015; REZ2024-06 PROPOSED AMENDMENTS

The Applicant requests a revision to the Cutalong at Lake Anna Master Plan (Amendment) last
dated August 26, 2024 and adopted January 6, 2025 to allow this Project to construct a large
portion of the Project’s golf course hole #5 and a majority of golf course hole #8 on the existing
Cutalong Resort Development. Additionally, the Applicant requests this proposed Planned Unit
Development connect to the Resort Development known as Cutalong Golf Course at Tributer
Bay, to allow for the shared use of the existing Route 208 Courthouse Road entrance and all

utilities, all as depicted on the Applicant’s Master Plan enclosed herewith as Exhibit A and
shown below in Figure 1.

Figure 1
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CODE SECTION 86-321 WAIVERS/MODIFCATIONS

In accordance with Code Section. 86-321, the Applicant respectfully requests a waiver from Sec.
86-587 of the Subdivision Ordinance, to allow the Garden Cottages to be accessed from the
private road via a twenty foot (20’) access easement, as depicted on C2 of the revised Master
Plan. Access via this access easement will decrease dependency on parking lots throughout the
project and encourage walkability and further the intent of a walkable, mixed-use neighborhood.
Accordingly, all private roads within the Project will be constructed to state standards.

IV.  Comp Plan Analysis.

The Project is located within the county’s Lake Anna Growth Area as established in the County’s
2040 Comprehensive Plan, Adopted by the Board of Supervisors in August of 2019 (the “Comp
Plan”). This area is envisioned as a gateway to the County, to include a Mixed-Use area, Low-
Density residential areas adjacent to the lake and industrial uses near the lake. More specifically,
the Comp Plan states that Mixed-Use areas contain “[a] combination of land use types that include
medium and high density residential, neighborhood scale commercial development, public
services such as schools, and civic uses such as churches, etc. Excluded land uses include heavy
and medium industrial activities.” The Comp Plan also states that PUD districts are most
appropriate in Mixed-Use areas and tracts of land containing more than 10 acres. Accordingly, this
Project is located on approximately 393 acres and proposes a variety of uses intended to embody
a truly mixed-use, resort-style community.
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The Project also aligns with the County’s goals as defined in the strategic initiatives and the Comp
Plan. More specifically, the Project:

a. Bolsters the economic well-being of the County & provides funding for the
future (Strategic Initiatives);

This Project is expected to generate significant economic benefits for the County. The
Applicant has provided a fiscal impact analysis (“FIA”) titled “Wares Crossroads
Development Louisa County, VA” dated November 17, 2025 and prepared by Municap
attached hereto as Exhibit D. The FIA includes an analysis for permanent employment
impacts, one-time construction impacts and recurring revenues. The total revenue
generated from the Project was then compared with expected County costs to provide
services to the residents of the Project. The FIA also provides an analysis of additional
tax revenues and expenses the county will potentially incur or receive as a result of the
proposed Project and contrasts the projects revenues with costs.

For the 79 SFD units located on the Executive and Estate lots, approximately 8,000
square foot clubhouse, and 55 short-term rental units, the total real property tax
resulting from the Project is conservatively estimated to be $703,435 annually in
current dollars. In addition, the personal property tax resulting from the Project is
estimated to be approximately $127,568 annually in current dollars. Combined with
utility tax revenues, recordation fees, sales, and other tax revenues, the Project is
expected to generate gross tax revenues totaling $988,713 annually.
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During the construction phase, the Project is anticipated to generate approximately 935
jobs (direct and induced), resulting in about $55,230,239 in employment and income
earnings. Once fully built-out, the Project is expected to generate approximately 58
jobs (direct and induced), resulting in $4,377,759 in employment income.

The FIA projects an estimated 2.60 persons per unit®® for a total of 140 residents, which
said total includes 17 school-aged children, above by-right. The total annual tax-
supported cost to the County of the Project is estimated to be approximately $529,712
each year in current dollars. And after considering the tax revenues generated by the
Project and the costs to the County resulting from the Project, it is anticipated that this
Project will generate annually a net revenue surplus (onsite and offsite) after full build-
out of approximately $459,001 in current dollars and a surplus of $18,840,932.00
through fiscal year ending June 30, 2057.

b. Includes high quality development (Comp Plan Goal);

This Project is located in the Lake Anna Growth Area Overlay District. In summary,
the Growth Area Overlay Standards include enhanced architectural features, building
materials, landscaping, screening, and buffering. As discussed previously, the
Applicant will record architectural covenants, in order to maintain a high sense of
quality development, throughout the Project. The Project also provides a 50 foot wide
buffer along Zachary Taylor Highway and at the time of site plan, will provide
supplemental vegetation throughout the Project. The Project will also comply with all
Growth Area Overlay standards, at the time of site plan.

c. Ensures compatibility between land uses (Comp Plan Goal);

The Project is located directly west of the Cutalong at Lake Anna development, zoned
Resort Development (“RD”). The Cutalong at Lake Anna development and all
immediately adjacent parcels, are located within the Lake Anna Growth Area and
designated for Mixed-use and Low-Density residential in the County’s Comp Plan.
This Project proposes a mix of residential and commercial uses (on a neighborhood
scale), which will complement the surrounding Mixed-Use designation.

d. Maximizes return on the investment of public resources (Comp Plan Goal); and
As discussed previously, the Project is expected to generate significant tax revenue and
high-paying wages. To mitigate the Project’s impacts on Public Facilities, the
Applicant has proffered a total of $4,362 per unit towards Public Facilities ($1,199.00
for Schools and $1,581.50 for Public Safety and $1,581.50 for Parks & Recreation).

e. Maintains community characteristics (Comp Plan Goal).

15 Exclusive of Member Villas and Garden Cottages
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The Project will comply with all Growth Area Overlay standards and complement the
existing resort development/mixed-use development pattern that has already been
established by Cutalong at Lake Anna.

V. Public Facilities Impacts. In accordance with §15.2-2298 of the State Code of
Virginia, the County Board of Supervisors voted on January 16, 2007 to establish a
voluntary cash proffer policy. The policy establishes a maximum per unit cash proffer
contribution of $4,362 per SFD unit.

a. Public Schools

The Project is located within the Thomas Jefferson Elementary, Louisa County Middle
School and Louisa County High School districts.

The Applicant has provided a proffer analysis titled “Wares Crossroads Development
Proffer Analysis Louisa County, VA” dated November 23, 2026 prepared by Municap
attached hereto as Exhibit B. Based on MuniCap’s estimates of 0.1447, 0.0667 and
0.0857% students per SFD unit for elementary, middle school and high school
respectively, the Project’s 79 dwelling units (exclusive of the 35 Member Villas and 20
Garden Cottages which are intended to be short-term rentals and for vacationing
purposes only) will generate a net of 17 school-age children (8 elementary, 4 middle
and 5 high school) above the by-right units at full build out. With this Project, Thomas
Jefferson ElementarySchool will be over capacity. However, the County’s FY2025
Capital Improvement Plan (“CIP”") does not include improvements to increase capacity
at this elementary school. Therefore, a proffer is not required. However, The Applicant
has voluntarily proffered $2,625 per SFD Unit to mitigate the Project’s impacts on
public schools, as more particularly provided in the Proffer Statement.

The Applicant also intends to work with the Louisa County High School (“LCHS”)
Career and Technical Education (“CTE”) program. The Applicant will enroll students
in the turf and landscaping program which includes classes in horticulture, turf grass
establishment and management, and advanced turf grass applications classes. Students
graduating from this program and employed by the Project have the opportunity to
enter a 10 week STEM program with Virginia Tech, sponsored by the Applicant.
Completing the STEM program allows students to sit for the Virginia Tech Certified
Turfgrass Professional exams. LCHS CTE also offers classes in accounting and
culinary arts. The Applicant looks forward to teaming with both of these programs to
create opportunities for exposure to real-world experiences, industry insights, and
career pathways within our community.

b. Parks & Recreation

The Project proposes private, recreational facilities onsite that will be utilized by
residents and guests of the resort, and occasionally, by members of the public.

16 Generation rates are based on dividing the current enrollment figures for each school in the Louisa County School
system, by the number of occupied dwelling units in the county.
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Therefore, this Project is not expected to impact the County’s parks and recreation
facilities. While there are no identifiable projects in the County’s CIP that address
capacity for parks and recreation, the Applicant has voluntarily proffered $149.79 per
SFD unit to support the County’s parks and recreational facilities.

c. Transportation

The Project will be served by four gated access points. One will be located off of New
Bridge Road, two will be located off of Zachary Taylor Highway, and the third will be
provided via an inter-parcel connection to the existing Cutalong at Lake Anna
community.

The Applicant prepared a Traffic Memorandum, attached hereto as Exhibit C. The
Project is expected to generate 143 AM peak hour trips and 199 PM peak hour trips,
with a total vehicle per day count of 2,234 trips.

This Project is adjacent to the Cutalong at Lake Anna development. Therefore, the
future traffic volumes for this Project were generated by combining counts from the
Cutalong at Lake Anna TIA and the traffic counts for this Project’s driveways. The
traffic volumes were subsequently analyzed to assess turn lane warrants. Based upon
the combined traffic volumes, the following phased transportation improvements are
recommended with this Project:

1. Driveway 1 — New Bridge Road
a. Construct westbound left-turn lane (200 feet of storage, 200 foot taper)

b. Construct eastbound right-turn lane

2. Driveway 2 — Zachary Taylor Highway
a. Construct southbound left-turn lane (200 feet of storage, 200 foot taper)

3. Driveway 3 — Zachary Taylor Highway
a. Construct a southbound left-turn lane (200 feet of storage, 200 foot taper)

Pursuant to the Applicant’s Traffic Memorandum, an eastbound right-turn lane on New
Bridge road is not warranted. However, in an effort to enhance the safety of the existing
transportation corridor, the Applicant has elected to construct this improvement.
Accordingly, the Applicant has proffered the aforementioned improvements in the
Proffer Statement.

d. Public Safety

Fire and Rescue: The Project is located approximately 1.4 miles from Fire Station #8.
This station recently opened in 2023. Per the Comp Plan, the goal for response time
within the county is 15 minutes. Currently, the average response time is 13 minutes and
49 seconds. Based on the Comp Plan’s level of service standards for the Sheriff’s
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Department (0.12 calls per person, 0.3 calls per residence), the 140 projected residents
above by-right will increase call volume by 17 calls.

Law Enforcement: Per the County’s Comp Plan, the current level of service for the

sheriff’s department is 1.9 calls per resident and 0.9 calls per person. The 140 projected
residents (above by-right) for this Project are expected to increase the annual call
volume by 127 calls.

While there are no identifiable projects in the County’s CIP that address capacity for
public safety facilities, the Applicant has voluntarily proffered $854.67 per SFD for
Public Safety and $714.83 towards the Sheriff’s Office unit to support the County’s
public safety facilities.

e. Other Impacts

Solid Waste

During construction, the Project is expected to impact County landfills. The
Applicant will collaborate with County staff to most appropriately address
potential impacts to the County’s solid waste infrastructure. At full buildout,
the Project will utilize private haulers for solid waste collection. The
Applicant has voluntary proffered $125.56 per unit to mitigate impacts to
Solid Waste.

County Administration

The Project is expected to impact County Administration. The Project will
undergo development review with County Planning & Zoning staff and in the
future, might require inspections by County staff. The Applicant does not
anticipate any other impacts to County Administration, outside of the
permitting process. Please note the Applicant has voluntarily proffered $293
per unit towards General Administration.

Groundwater

With this application, the Applicant submitted a hydrology report prepared by
Stantec, titled “The Proposed Wares Crossroads Development; Groundwater
Availability” dated January 13, 2026 and attached hereto as Exhibit H. The
Project is expected to yield a groundwater demand of 400 gallons per minute
(“gpm”) during the irrigation season and 56 gpm during the non-growing
season, with an average groundwater demand of 258 gpm. Based upon the
hydrology report, the Project rests upon a Chopawamsic Foundation, which
contains rocks that typically produce greater than average yielding wells. An
analysis of adjacent well data indicates the depth to bedrock is approximately
71 feet, indicating there is a shallow, but high-yielding aquifer atop the
bedrock. Based upon all available data, the report concludes:
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e There appears to be adequate groundwater supply to support the
Project.

e The potential of obtaining desired groundwater supply is good.

e The report also indicates a very conservative estimate of
groundwater recharge indicates the estimated annual groundwater
withdrawals are insignificant compared to the estimated recharge of
the watershed.

iv. Environmental

The Applicant provided a Phase 1 Environmental Study, titled “Phase 1
Environmental Site Assessment Report” prepared Dby Meridian
Environmental Company dated March 31, 2025, and attached hereto as
Exhibit 1. The report identified one recognized environmental condition
(“REC”) on site, which included an underground storage tank. The report
notes this tank requires further investigation. The report also identified other
conditions that are not RECs. These included: A 55-gallon drum of “Purple
Power” cleaning solution (not identified as RECs but needs to be disposed
of), two man made ponds, debris scatters (not identified as RECs but should
be disposed of), four (4) wells (which are not RECs but should be abandoned
if not to be utilized by the Project), an existing septic system (which is not an
RECs but should be abandoned if not to be utilized by the Project).

The Applicant would like to emphasize that a portion of this Project (Member Villas and
Garden Cottages) will be available for short-term rental only. As mentioned previously,
this was factored into the Fiscal and Proffer Analysis. Therefore, certain residents of the
Project are coming to visit for temporary stays only, thereby reducing the Project’s
potential impact on public facilities.

V1.  CUP Requirements.

Pursuant to Section 86-43 of the County’s Code, the County should consider implementing
conditions, as may be reasonably necessary, to:

a. Abate or restrict noise, smoke, dust, or other elements that may affect surrounding
properties.

The Project, upon full build-out, is not expected to generate noise beyond the level
customary for residential and agricultural uses pursuant to Chapter 51 of the Code
and will ultimately comply with all code requirements.

Further, the Project will provide a 50 foot landscape buffer along Zachary Taylor

Highway and supplemental plantings at the time of site plan, to mitigate any noise
impacts that may affect surrounding properties.
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b. Establish setback, side, and front yard requirements necessary for orderly
development and to prevent traffic congestion.

As discussed previously, the Master Plan has established setbacks in order to ensure
proper distance from adjacent property lines and ensure privacy for outdoor
activities, including but not limited to decks and patios. Given the conditional use
permit to allow for public events within the Project, the established setbacks will
aide in reducing noise impacts to adjacent properties.

c. Provide for adequate parking and ingress and egress to public streets or roads.

The Project will be accessed via four entrance points: two off of Zachary Taylor
Highway (Rt. 522), and one off of New Bridge Road (Rt. 208). A third connection
will be provided via a gated entrance to the Cutalong at Lake Anna Project.
Throughout the Project, all internal roads will be privately owned and maintained.

Between 120-200 parking spaces will be provided for all non-residential uses. Since
the Applicant is requesting a conditional use permit for all non-residential uses to
allow for public events, the Applicant will coordinate with the County to ensure all
parking impacts are properly mitigated.

d. Provide adjoining property with a buffer to shield from view the proposed use if
such use is considered detrimental to adjoining property.

As mentioned previously, the Applicant is providing a 50" landscape buffer along
Zachary Taylor Highway and supplemental plantings throughout the Project at the
time of site plan, to mitigate any visual impacts that may affect surrounding
properties. Landscaping is not proposed along the Project’s property lines adjacent
to Cutalong. This Project’s similar, resort-like use is not expected to adversely
affect the adjacent Cutalong at Lake Anna development.

e. Tend to prevent such use from changing the character and established development
of the community.

The Project is not anticipated to materially impact the character or established
pattern of development of the surrounding community. The Project will
complement the existing development pattern of the nearby Cutalong at Lake Anna
project. Per the submitted groundwater report attached hereto as Exhibit H, the
Project is not expected to negatively impact the groundwater to the surrounding
areas.

VII. Agricultural Land Conservation Analysis

This Project seeks to rezone the Property from A-1 and A-2 to develop a PUD. The Agricultural
zoning districts are intended for cultivation of crops and livestock purposes, as well as low
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density residential uses/neighborhood uses. However, pursuant to the County’s Comp Plan,
this area is envisioned as a gateway to the County and includes Mixed-Use areas, Low-Density
residential areas adjacent to the lake and industrial uses near the lake. This Project is located
within the Mixed-Use designation, which are encouraged to contain “[a] combination of land
use types that include medium and high density residential, neighborhood scale commercial
development, public services such as schools, and civic uses such as churches, etc. Excluded
land uses include heavy and medium industrial activities.” However, the Project still seeks to
preserve the intent of the Agricultural zoning district, by incorporating the following elements:

e The Project includes approximately 70% of the Property as open space area, which will
be designed to encourage active and passive recreation. The open space areas will
include, without limitation: walking paths, dog parks, a golf course and a pool

e The Project proposes a low residential density, of 0.34 units/acre

e The Project is expected to provide adequate buffering along roads and setbacks as
appropriate and as shown on the Master Plan.

e The Project is intended to maintain the rural character of this area.

Exhibits:

Master Plan

Proffer Analysis

Traffic Memorandum

FIA

Adjacent Property Owner List

Signage Packet

Architectural Guidelines

Groundwater Availability Report

Phase 1 Environmental Site Assessment Study
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EXHIBITA

Master Plan
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EXHIBITB

Proffer Analysis
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EXHIBIT C

Traffic Memorandum
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EXHIBITD

FIA
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EXHIBITE

Adjacent Property Owner List
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EXHIBITF

Signage Package
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EXHIBITG

Architectural Guidelines
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EXHIBIT H

Groundwater Availability Report
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EXHIBITI

Phase 1 Environmental Site Assessment Study
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Development Standards: Development Standards: cont

Total Area: 394.8417 Acres Proposed Building Areas shown on plan LEGEND:
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Summary of Units: ) _ Max Building Heights:

Total Units Residential Areas: 107.0000 Acres Residential = 40’ TOTAL AREA: 393.8417 Acres
Gross Percentage Residential 27%

Estate Units 50 Nonresidential = 60' RE: Residential Lots (Estate and Executive): 107.0000 Acres

Executive Units 29 Residential Relative Densities Non-Res Total Parking Estimate: 150-200 Stalls RA Resort and Resort Amenltles 13841 7 Acres
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Phasing Notes: The phasing plan, as depicted on sheet C4 of the Master Plan, may be adjusted for
purposes of final engineering of site or subdivision plans (via multiple phases) subject to the review
and approval of the County's Zoning Administrator, and in no event will approval of said adjustments
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