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TO:      Long Range Planning Committee of the Planning Commission 

FROM: Kellie Brown, Comp Planning  DATE: October 25, 2017 

SUBJECT: GLUP Amendment and Rezoning for Temporary Fire Station No. 8 Location 

 

The purpose of the upcoming Tuesday, November 1 LRPC meeting is to review a proposed 
General Land Use Plan (GLUP) amendment and rezoning to facilitate the public use of parcels 
recently acquired by the County Board in the vicinity of N. Culpeper Street and Lee Highway.   
 
Summary  
Beginning in 2019, the County plans to rebuild the existing Fire Station No. 8 at its current 
location at 4845 Lee Highway. During construction, a temporary location for the fire station is 
needed and proposed on three parcels located directly north of the existing station along N. 
Culpepper Street, surrounded by an access lane for emergency vehicles. The parcels are currently 
designated “Low” Residential on the GLUP, zoned R-6, and occupied by three single-family 
homes. Government facility uses, which include fire stations, are not consistent with the current 
GLUP designation or permitted in the R-6 zoning district. Therefore, a GLUP amendment is 
proposed to change the designation to “Government and Community Facilities,” and the parcels 
are proposed to be rezoned to S-3A in order to permit government facility uses on this site. The 
immediate use is intended to be a temporary fire station and specific long-term uses are 
unknown at this time. The long-term use on the portions of the site not used for the permanent 
station will be recommended by the County Manager at a later time, prior to construction 
completion of the permanent station. 
 
Background 
In September 2015, the County Board appointed the Fire Station No. 8 task force and charged the 
group with reviewing siting options for a replacement station. The task force held several 
meetings and ultimately recommended building a new four-bay station in the location of the 
existing station at 4845 Lee Highway. At its meeting on July 19, 2016, as part of the adoption of 
the Fiscal Year 2017-2026 Capital Improvement Plan, the County Board accepted the task force 
recommendation and voted to build a new Fire Station No. 8 at its current location. The County 
Board also asked staff to explore options for a temporary location to be used during construction.  
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In December 2016 and January 2017, the County Manager recommended and the County Board 
approved the acquisition of three parcels for the purpose of using them as the temporary 
location for Fire Station No. 8. The parcels, located at 2211, 2215, and 2217 N. Culpeper Street 
are immediately adjacent to the existing station, thus keeping the station in the same general 
area and affording minimal disruption in fire operations. Further, combining the acquired parcels 
with the existing fire station site will offer efficiencies and cost savings in construction of the 
temporary and permanent station. The temporary location is expected to include two temporary 
bay structures, living quarters and a fueling station.   
 
In September 2017, the County Board held a public work session to discuss options to co-locate 
additional uses on the fire station site, consistent with the Community Facilities Study.  A number 
of uses were identified by the Fire Department as well as through the JFAC Needs List as 
potentially suitable for co-location with a fire station, including OEM/OEC, HQ Operation from 
CHP, and Fire Safety Offices from Hudson Street.  However, through staff analysis significant 
construction costs were identified by adding the one or more floors needed to accommodate any 
of these uses.  In addition, acquisition of additional property for parking would be needed to 
accommodate additional uses.  Also the structural massing of added floors is comparable with 
Langston Community Center yet inconsistent with building heights of adjacent commercial and 
residential areas.  A rezoning (i.e. to P-S) could also be necessary to accommodate co-located 
uses and their requirements.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
As a result of these findings, the County Board directed staff to proceed with design and 
construction of the fire station only.  The County Manager will provide guidance for repurposing 

Aerial photograph of the location of the existing Fire Station No. 8 and 

the proposed temporary station 
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the portions of the site not used for the permanent station prior to completion of the permanent 
station. The County will engage the community prior to and during the design process for the 
permanent station at key check-in points which may include the Public Facilities Review 
Committee, Commission meetings, and/or other community meetings. 
 
Proposed Amendments 
 
General Land Use Plan Amendment 
The area proposed to be amended is within the block bounded by N. Culpeper Street to the west, 
N. Columbus Street to the east, Lee Highway to the south, and 25th Road N. to the north. This 
area is currently designated as “Low” Residential on the GLUP (see map below). The “Low” 
Residential designation provides for residential uses at a density of 1-10 units per acre.  

The area is surrounded to the north, west, and south by areas designated “Government and 
Community Facilities” and occupied by the existing Fire Station No. 8. The area across N. 
Culpepper Street is designated “Service Commercial” and is occupied by a fast food restaurant. 
The “Low Residential” designation extends north into the adjacent neighborhood of single-family 
homes.  

To facilitate the intended public use, the designation is proposed to be changed to “Government 
and Community Facilities.” This designation provides for County, state, and federal administration 
and service facilities (police, fire, property yard, etc.); hospitals, nursing homes, and institutional 
housing; utilities, military reservations, airports, etc. Staff proposes this designation is appropriate 
given the intended public use and its adjacency to the existing “Government and Community 
Facilities” designation, thus creating consistency for the entire site planned for fire station uses.   

 

Rezoning 
Staff also proposes to rezone the three residential parcels from R-6 to S-3A (see map below). R-6 
is a one-family detached residential district, with limited other uses allowed.  Government 
facilities, including fire stations, are not permitted in the R-6 zoning district.  

Proposed GLUP Amendments 
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The existing site of Fire Station No. 8 is zoned S-3A, as is the Langston Brown Community Center 
across Lee Highway to the south. The area across N. Culpeper Street is zoned C-1 and C-2, which 
generally allow for retail, service and low-scale office uses. As with the “Low” Residential GLUP 
designation, the R-6 zoning district extends north into the residential neighborhoods. 

Staff considers the rezoning from R-6 to S-3A to be appropriate as this district is consistent with 
the proposed “Government and Community Facilities” GLUP designation and allows for the 
intended fire station use in the short/long-term and other public uses in the long-term. The S-3A 
district allows for a variety of public uses by-right without any special approvals by the County 
Board, including fire stations. Height would be limited to 45 feet by-right in S-3A (modification is 
only permitted by special exception for schools). 

 

 

2232 Determination 

It should also be noted that prior to final County Board consideration of the GLUP Amendment 
and Rezoning, staff will recommend the Planning Commission make a formal determination per 
Virginia Code §15.2-2232 that the fire station is consistent with the County’s adopted 
Comprehensive Plan.  Per Virginia Code §15.2-2232, public facilities shall not be constructed 
unless they are already shown on the adopted comprehensive plan or are otherwise found by the 
Planning Commission to be consistent with the adopted comprehensive plan. Currently, Fire 
Station No. 8 is designated as “Government and Community Facilities,” but is not specifically 
featured on the GLUP. Staff proposes to add cross-hatch to the full extent of the Fire Station No. 
8 property (see Attachment A). Additional measures to further enhance the way existing or future 
public facilities are shown on the Comprehensive Plan are being considered as part of the 
upcoming GLUP reprint process.  

 

Aerial photograph with proposed rezoning shown 
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Next Steps and Preliminary Timeline 

 
Following discussion at LRPC, staff intends to bring the proposed GLUP amendment and rezoning 
to the County Board for a request to advertise public hearings at its November meeting. This 
would be followed by final consideration of the GLUP amendment, rezoning, and 2232 
determination by the Planning Commission and of the GLUP amendment and rezoning by the 
County Board at their December meetings. 

Anticipated Schedule for GLUP Amendment and Rezoning 
November 2017  County Board Request to Advertise for Public Hearings 
December 2017 Planning Commission (including the 2232 determination) and 

County Board Final Consideration  

 
 


