THE KING GEORGE COUNTY PLANNING COMMISION
April 12, 2022

The regular meeting of the King George County Planning Commission (KGCPC) was called to
order at 7:00 PM by Chairman Kristofer Parker in the Board Room of the Revercomb Building,
located at 10459 Courthouse Drive, King George County Virginia 22485.1
Staff Present:

Heather Hall, Director, Zoning Administrator
Louis Pancotti, Senior Planner
Richard Stuart, Planner
Chris Dines, IT Director
Jaci Fish, Recording Secretary

Members Present:

Chairman, Kristofer Parker
Vice Chairman, Walter Moss
Josh Colwell
Joseph DaCorta
Ross Devries
Joseph Gaborow
Gary Kendrick
Kevin Myers
Donald Watkins Jr.
Jason Williams

Quorum:
Chairman Parker called the meeting to order at 7:00 PM and noted there was a quorum.
Chairman Parker invoked the rules and procedures previously adopted by the KGCPC and the
King George County Board of Supervisors (KGCBOS) allowing for electronic participation by
some members, with a quorum physical present. Chairman Parker stated there were no KGCPC
Board Members remotely participating. Chairman Parker directed the Recording Secretary to
include this statement to be memorialized in the meeting minutes.
Following the pledge of allegiance, Mr. Williams led an invocation.
Public Comment: Chairman Parker opened the floor for the public forum. Chairman Parker
called for the public to comment and stated if anyone in the public wishes to address the
Commission please come forward and state your name. Please limit comments to three (3)
minutes to afford everyone an opportunity to speak.
• No public comment noted.
• Chairman Parker inquired if there were any participants online for Public Comment. Mr.
Chris Dines, IT Director, with King George County Department of Community Development
(KGCDCD) stated there were no participants online for Public Comment.
Chairman Parker closed the floor for Public Comment.
Approval of Minutes:
Approval of King George County Planning Commission meeting minutes included: March 08,
2022.
a. March 08, 2022:
1
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o Mr. Devries stated on Page 8, first paragraph, his vote was not recorded. Therefore, to amend
the minutes to include his vote.
o Chairman Parker stated on Page 3, first bullet, should include, receiving public and
KGCBOS feedback. Chairman Parker stated for the minutes to be amended to include
revisions.
▪ After review, Chairman Parker called for a motion. A motion from Mr. Devries to
approve the March 08, 2022 KGCPC meeting minutes, with amendments, was made,
seconded by Mr. Gaborow, and carried by a vote of 8-0-2. Each member voting as
follows: Chairman Parker, Aye; Vice Chairman Moss, Aye; Mr. Colwell, Abstain; Mr.
DaCorta, Abstain; Mr. Devries, Aye; Mr. Gaborow, Aye; Mr. Kendrick, Aye; Mr. Myers,
Aye; Mr. Watkins, Aye, and Mr. Williams, Aye.
Report of the Community Planning Liaison Officer (CPLO), Naval Support Activity South
Potomac, Dahlgren: No news to report.
Plan Review: None
Public Hearings: None
Old Business: Zoning and Subdivision Ordinance Discussion – Cluster Subdivisions
• Mr. Louis Pancotti, Senior Planner with KGCDCD presented on Cluster Subdivisions and
reviewed Figures 1 – 13 below.

Figure 1 Cluster Development
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Figure 2 Zoning and Subdivision Ordinance

Figure 3 Code of Virginia

The King George County Planning Commission Meeting Minutes
April 12, 2022
Page 3

THE KING GEORGE COUNTY PLANNING COMMISION
April 12, 2022

Figure 4 Unimproved Parcels by Zoning Type

Figure 5 Acreage of Parcels by Zoning Type
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Figure 6 Cluster Option Table 11.6.A

Figure 7 Chesapeake Bay Act
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Figure 8 Recommendations of the Comprehensive Plan

Figure 9 Proposed Division 9 of the Zoning Ordinance
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Figure 10 Other Localities

Figure 11 Hopyard Farm Overall
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Figure 12 Cluster Subdivision Open Space

Figure 13 Cluster Subdivision
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o Mr. Pancotti reviewed Subdivisions Requirements: Cluster developments are regulated
through Article 11 of the King George County Zoning Ordinance (KGZO) and Article 5
of the King George County Subdivision Ordinance (KGSO). Case#02-10-T04 created
Article 11: Residential Cluster Subdivision Ordinance in 2002. This section has been
amended over time; with the last revision in 2007.
o Code of Virginia §15.2-2286.1, Provisions for clustering of single-family dwellings so
as to preserve open space, mandates that certain localities provide provisions for cluster
development, §15.2-2286.1. A states the provisions of this section shall apply to any
county or city that had a population growth rate of 10% or more from the next-to-latest
decennial census year, based on a population reported by the United States Bureau of
Census. According to the Census Bureau, King George County’s population percent
change from 2010 to 2020 is +13.3%. This requires King George County to provide in its
zoning or subdivision ordinances a minimum of 40% of the unimproved land contained
in residential and agricultural zoning district classifications, standards, conditions, and
criteria for the clustering of single-family dwellings and preservation of open space
developments per §15.2-2286.1. B of the Code of Virginia. A locality cannot impose
more stringent land use requirements for cluster developments. Density can be increased
for cluster divisions in accordance with sub section C but it shall not be decreased.
Cluster developments are permitted by right in the A-2 and A-3 Agricultural Zoning
Districts with a requirement of 55% open space. Cluster is also permitted in the R-1, R-2
and R-3 Residential Zoning Districts with 45% open space. Section 11.6 of the KGZO
provides a table with the reduced lot size, setbacks and density. Cluster developments are
encouraged throughout the King George County Comprehensive Plan (2019). The
Chesapeake Bay Act (Article 8 of the KGZO) requires the minimization of land
disturbance, preservation of indigenous vegetation, minimization of impervious cover
and protection of water quality; cluster development supports these requirements. Cluster
developments encourage development in a manner that lessens the footprint of the
subdivision while preserving large tracks of open space that would likely be otherwise
cleared of the forested areas. This type of development is a reduced cost to the developer
as the infrastructure has a smaller footprint (Roads, public utilities, stormwater etc.) and
therefore a reduced cost to develop without an increase in density. For example, in an
subdivision zoned A-2 where the minimum lot size is 2 acres and the overall density is 1
dwelling per 2 acres of land, a homeowner could clear all of the 2 acres of their lot (by
right) either during or after development. If that same subdivision is a cluster
development the lot size is reduced to 40,000 square feet (just under an acre), this is the
only area a homeowner could disturb. The area of potential preservation in the open
space is a net increase of 47,120 per lot. The density is still 1 dwelling per 2 acres of
land; just the remainder of the acreage in the lot becomes shared open space. Open space
is not completely forested as it does house the stormwater management facilities, parks
etc. The open space can also be dedicated to the County as a public site for example a
school, park etc.
o Comprehensive Plan: Below are a few highlights of the Comprehensive plan that
encourages Clustered Development: Implement land use development regulations to
protect critical environmental systems, including: setbacks and buffers from water bodies,
clustering of rural residential development, use of best management practices, and
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concentrating most new development into settlement areas, away from most sensitive and
pristine natural systems. Encourage new residential development occurs only at very low
densities, with large blocks of agricultural and forestlands permanently preserved in
conjunction with the clustered development. Concentrate development in clustered
settlement patterns with pedestrian-friendly streets and coordinated access onto major
roads. Create zoning districts and develop methods to influence the pattern and
characteristics of growth while encouraging open space conservation and pedestrianfriendly developments (e.g., planned unit developments, clustering, and neighborhoods
and villages featuring mixed- uses). Create zoning districts and develop methods to
influence the pattern and characteristics of growth while encouraging open space
conservation and pedestrian-friendly developments (e.g., planned unit developments,
clustering, and neighborhoods and villages featuring mixed- uses). Promote design of
new development and infrastructure so as to be sensitive to the protection of existing
drainage systems, critical wildlife habitats and other important existing natural features,
through techniques such as, but not limited to, compact, clustered development designs,
minimal cut and fill for new roadways, and adequate on- site storm water management
provisions.
o Proposed Division 9 of the Zoning Ordinance: At the March 29, 2022, Planning
Commission Work Session, the Berkley Group presented revised cluster provisions as
part of the proposed Article 4 of the overhauled Zoning Ordinance. The density and lot
size requirements remained the same for all zoning districts. Below are the changes that
were presented: • Streamlined and reduced text. • A requirement for a minimum setback
for the boundary lines of the development, to ensure the development is set back from
roads and adjoining properties to allow for open space.
Chairman Parker opened the floor for KGCPC Discussion.
• Mr. DaCorta inquired if the three cluster subdivisions, within the presentation, are the only
three in the county.
o Mr. Pancotti stated he will research the exact amount, however, KGC has closer to ten
subdivisions but less than twenty.
o Mr. DaCorta inquired what problems were identified with those subdivisions?
▪ Mr. Pancotti stated in reference to the KGC Ordinance (as discussed at the
workshops/sessions) a lot of KGC land is considered wetlands, and according to
state code we cannot make them identify or exclude that from open space. What is
being preserved is already preserved. This could be seen as allowing the
development to yield more lots than it would if it was developed not as a cluster
development. Even though the density requirement stays essentially the same.
• Mr. Myers inquired if the only way to regulate a cluster development, is through percentages,
minimum lot size, and setbacks, etc...
o Mr. Pancotti stated yes, but cluster subdivisions cannot be more restrictive.
o APA Virginia • While the following are not the only approaches to cluster
developments, APA VA defines three techniques for cluster developments: Percent of
Land Developed. Specifies a maximum percentage of the parent parcel or tract that can
be converted to non-agricultural or non-open space uses. Lot Size Averaging. Specifies
the average minimum lot size for a rural subdivision but permits the developer to achieve
that average by creating some lots that are larger and some smaller. Maximum Size of
Building Lots. Sets a maximum, rather than minimum, lot size for rural subdivisions,
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•

thereby forcing a clustered layout. The percentage of open space remaining will be
determined by the actual maximum lot size required in relation to the maximum overall
site density required
Chairman Parker inquired about other localities setbacks.
o Mr. Myers referenced Figure 14 &15.
o Mr. Pancotti reviewed: Cluster Development in other localities, Lot Size, Open Space
Considerations, Buffer, Setbacks, etc.…. in comparison to KGC as seen in Figures 14
&15 for the KGCPC.
▪ Mr. Pancotti stated other localities have tighter setbacks.

Figure 14 Other Localities Cluster Development Setback
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Figure 15 Other Localities Cluster Development Setbacks

•

Chairman Parker inquired, in reference to Hopyard Farm subdivision setbacks, can KGC
potential subdivisions have setbacks like Hopyard where the development is off of the road
(Port Conway, as seen in Figure 11). Chairman Parker stated throughout KGCPC meetings,
there is an overall comment, which is, subdivisions are being placed on county roads making
the subdivision and roads tight.
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•

•

•

•

o Mr. Kendrick stated the Berkley Gorup has already proposed a 300 feet setback; Mr.
Kendrick stated the 300 feet setback will make the subdivision overall attractive, and the
tightness of the subdivision not as noticeable.
o Mr. Pancotti stated the Berkley Group had proposed a 100 feet setback for any parcel that
is not part of the subdivision.
▪ If the parcel is facing a public road, the setback is 300 feet.
• The way the ordinance is written, it does not have to be open space; but if it is a
house lot, then the house would have to meet the setback. For a cluster
subdivision, however, the (house) lots are typically not 300 feet deep, so it would
be a setback from an open space parcel.
o Referencing Figure 11, Mrs. Hall stated in regards to Hopyard Farm, the setback would
be located off of Port Conway not Route 3. Route 3 has a commercial lot – C2.
Mr. Myers inquired if 100 feet setback is enough (on the side).
o Mr. Kendrick stated it would be. It is more visual, showing a cluster is not disturbing an
open area.
o Mr. DaCorta stated he liked it as well; however, for smaller cluster developments that
have 10-12 houses, that may restrict developing those sites especially lots with irregular
terrain.
▪ Mr. Kendrick stated, in that instance, it would not preclude developers coming to the
KGCPC and asking for a variance.
Mrs. Hall stated in regards to what is being determined tonight for updating the ordinance,
across the board, it would have to be implemented for all subdivisions, i.e., lighting,
sidewalks, landscape buffer, etc.…knowing that the KGCDCD cannot be more restrictive on
a cluster subdivision just because the development is cluster.
Mr. Kendrick stated cluster subdivisions are well received withing the county.
o With cluster subdivisions, as people are pushed close together, pedestrian safety should
be considered, i.e., sidewalks should be included, there should be allocation for good
drainage, e.g., curbs with gutters. Interior lightning with curbs and gutters is something
he would like to see implemented.
Chairman Parker inquired what is the KGCPC determining this evening for cluster
subdivision setbacks.
o Mrs. Hall stated the KGCDCD and the Berkley Group had discussions about cluster
subdivisions and setbacks; if the KGCPC thinks what the Berkley Group proposed is
acceptable then that would be brought back to the Berkley Group as acceptable.
▪ 100-feet setback from any property line and 300-feet setback from any property line
that has a public road is acceptable.

It was the consensus of the KGCPC that the cluster subdivision setbacks proposed by the
Berkley Group is acceptable; 100-feet setback from any property line and 300-feet setback
from any property line that has a public road is acceptable.
New Business: None
Director’s Report: Ms. Heather Hall, Director, Zoning Administrator with KGCDCD reviewed
the KGCDCD April 2022 Directors Report with the KGCPC Board Members as seen in Fig 16.
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Figure 16 April 2022 Directors Report

Other Business: None
Adjournment:
Having completed their agenda, Chairman Parker called for a motion to adjourn. Mr. DaCorta
motioned to adjourn, seconded by Mr. Gaborow, and carried by a unanimous vote of 10-0-0.
Each member voting as follows: Chairman Parker, Aye; Vice Chairman Moss, Aye; Mr.
Colwell, Aye; Mr. DaCorta, Aye; Mr. Devries, Aye; Mr. Gaborow, Aye; Mr. Kendrick, Aye; Mr.
Myers, Aye; Mr. Watkins, Aye, and Mr. Williams, Aye. The King George County Planning
Commission adjourned their meeting at 7:35 PM.
Chairman Parker stated the April 12, 2022 KGCPC meeting is hereby adjourned to the next
regularly scheduled meeting on May 10, 2022 at 7:00 PM. That meeting may be held by
electronic means and remote participation only and may be closed to the public being physically
present. All Citizens are encouraged to participate in advance or during the meeting by electronic
means as provided by the county.

The King George County Planning Commission Meeting Minutes
April 12, 2022
Page 15

