
I would like to thank the Planning Commission for this opportunity to speak. My name is Rich Costello and I 
live at 10020 Sycamore Landing Road in the Stonehouse District of ICC. I am also President of AES 
Consulting Engineers, a firm that principally practices Land Development in Central and Eastern Virginia with 
its largest office located in ICC. 

I will speak this evening to the Commercial and Mixed use Districts. Commercial properties pay for themselves, 
which means they pay more in taxes to the local government than services they receive, compared to almost all 
Residential development which costs local government more money than they take injPrincipally due to the 
education of school children. Due to this fact Commercial Development is usually desired by local government. 

Commercia! .Revelopment is not a static process, it is all about change with major innovations in how it Markets 
itselfGe;)f1r;;r(o ten years. You all have seen it, strip shopping centers evolving to enclosed shopping malls, 
then power centers, and now Lifestyle Centers and the latest being Town Centers which usually combine both 
retail and residential development. 

The County Commercial and Mixed Use Districts Ordinances are not in sync with current development trends. 
Our ordinances are generally out-of-date and unable to manage development without resorting to proffers and 
SUP's for almost all cases. And that is bad because it more often that not locks down the use and the 
architectural look of the building or buildings in a development. Many people would argue that's good, 
however I would argue that it is not. We are currently are seeing a lot of free standing drugstores, with the 2010 
look. Most ofthese sites have proffers or SUP's that specifically tie the site to that use and look. What if these 
drugstores end up like video stores and are all gone in 10 or 15 years. 

What do you do then - the short answer is come back to the Board of Supervisors and spend $30k to 50k to get 
another SUP that's good for another 5 or 10 years or do nothing and leave the site sit vacant or put any user in 
the building to maintain some cash flow. What if you want to just update the look of your building? Well, once 
they know the answer is go to the Board of Supervisors, what happens many times is no update occurs. The 
long term result of this process is neither good for the developer or the Community. 

The last Zoning District cre!ted was the Research and Technology District in 1998. To my knowledge it hasn't 
been used yet. Then 100kingjt'District that ~ misused or overused we have the Light Industrial District M-
1 which was generally intended for manufacturingjurrently being used for numerous shopping centers and 
many other commercial projects. 

My point is if the County wants to encourage more Commercial Development it needs to update and realign its 
Districts allowing more development by right. This means: 

• Revisit each Zoning District's uses and do not try to make each districts work for the entire County, but 
supplement them with Overlay Districts for portions ofthe County where more restrictive development 
controls are wanted. A good example of this is the Limited Business District that have stricter uses for 
areas that are designated Neighborhood Commercial. 

• On traffic tie SUP's not solely to traffic generation but also to the existing capacity and level of service 
of the roads that the site traffic flows unto. 

• Also if there needs to be architectural controls handle them by SUP with a 5 year expiration for most of 
the controls so architectural updates can occur without difficulty. 

Thanks for listening. 


