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ATTACHMENT A 

LAND USE AMENDMENT APPLICATION for Lake Anna PUD 

 

4.  EXPLAIN FULLY THE PROPOSED USE, TYPE OF DEVELOPMENT, OPERATION PROGRAM, 
ETC., AND THE REASON OF THIS REQUEST:  

The Lake Anna Planned Unit Development includes residential condominium, hotel, and restaurant/retail 
uses.   

This request is for the increase of the development’s residential density.  The approved PUD allows a 
maximum of 96 residential units.  This request includes increasing the number of allowable residential 
units from a maximum of 96 units to a maximum of 114 units. The purpose of this request is to provide 
flexibility and improved space utilization by changing the unit mix of the building to better meet (1) market 
demand and (2) lender requirements while maintaining a sellable unit gross square footage area needed 
to support the development's economic feasibility.  This increase is needed to reduce overall 
development risk in a challenging construction environment, which includes higher financing costs, 
higher inflation, longer lead times for materials and equipment, increased regulatory fees, and tariƯs.   

Exhibit 1 is Sheet 5 (Overall Development Plan) of the approved Site Plan.  It shows the condominium 
building’s footplate massing, orientation, overall building length, and parking layout.   

Exhibit 2 illustrates our current 96-unit, six-story design configuration with a gross floor area of 
approximately 276,107 square feet.  Approximately 191,262 square feet of this amount is sellable unit 
square footage.  The amount of sellable unit square footage is necessary to support the development’s 
economic feasibility by defraying fixed development costs for site work, the water treatment facility, the 
sewer pumping station, financial commitments to the County to upgrade its wastewater treatment plant, 
and elevated amenities.   

Of the 96 units shown in Exhibit 2, twelve (12) are 5-bedroom units.  They are included in two “stacks” of 
six units each.  Our research indicates the larger 5-bedroom units are unlikely to sell at the necessary 
absorption rate.  Furthermore, our research reveals that additional 1-bedroom units are needed to 
support a particular portion of the market segment.  The research also indicates that additional 2-
bedroom, 3-bedroom, or 4-bedroom units are better positioned for market absorption than 5-bedroom 
units. 

One suggested option is to swap out 5-bedroom units with smaller 1-bedroom, 2-bedroom, 3-bedroom, 
and 4-room units at a one-for-one rate to keep the unit count at 96.  However, the total sellable unit 
square footage would be significantly reduced if this option were employed.  For example, if the twelve 
(12) 5-bedroom units were changed to twelve (12) 4-bedroom units (the 2nd largest unit type), the 
developments over total sellable unit square footage would decrease by approximately 11,000 square 
feet.  Alternatively, if the twelve (12) 5-bedroom units were exchanged for (12) 1-bedroom units (the 
smallest unit type), the total sellable unit square footage would decrease by approximately 26,000 square 
feet.  As a result, this is not a viable option. 



2 
 

Exhibit 3 is an alternative layout showing a 114-unit configuration.  It diƯers from the 96-unit Exhibit 2 
configuration by deleting the twelve (12) 5-bedroom units and adding twelve (12) 1-bedroom units and 
twelve (12) 4-bedroom units.  It also shows a more eƯicient “knuckle” segment associated with public 
areas by redesigning ineƯicient unit layouts and better space utilization.  The net result is an additional 18 
units in total with no change in the building size or configuration.  A revised site plan is unnecessary, and 
importantly, the building configuration continues to support the necessary amount of sellable unit floor 
area for economic feasibility.   

Exhibit 4 shows a side-by-side comparison of the 96-unit building and the 114-unit (Alt. 1) building. 

Exhibit 5 is a second alternative layout showing a 114-unit configuration.  It also diƯers from the 96-unit 
Exhibit 2 configuration by deleting the twelve (12) 5-bedroom units; however, in lieu of replacing the 5-
bedroom units with one- and four-bedroom units as shown in Exhibit 3, twelve (12) 2-bedroom units and 
twelve (12) 3-bedroom units are introduced.  Exhibit 5 likewise shows a more eƯicient “knuckle” segment 
associated with the public areas by redesigning ineƯicient unit layouts and better space utilization.  As 
with the Exhibit 3 alternative, Exhibit 5 also results in 18 additional units with no building size or 
configuration change.  A revised site plan is unnecessary, and importantly, the building configuration 
continues to support the necessary amount of sellable unit floor area for economic feasibility.   

Exhibit 6 shows a side-by-side comparison of the 96-unit building and the 114-unit (Alt. 2) building. 

 

Parking Analysis:  The approved Site Plan includes 236 residential condominium parking spaces.  Per 
the ordinance, 236 parking spaces support 118 residential units at two parking spaces per unit.  
Therefore, a site plan revision requesting additional parking would not be required to accommodate an 
increase in residential units to a maximum of 114 units.   

 

PUD Ordinance:  The Lake Anna PUD includes 15.227 acres. This request increases the number of 
residential units from 96 to 114, well within the ordinance’s maximum allowable amount of ten dwelling 
units per acre or 152 units (15.2 X 10 units). 

 

In summary, the approval of this request would provide needed flexibility to meet market demand and 
lender requirements in an increasingly challenging environment, as well as better space utilization.  It is 
important to note that once pre-selling activities commence, if we determine that 5-bedroom units are 
viable, we can easily reincorporate one or both of the 5-bedroom stacks, as the building’s size and 
configuration will not change. We do not believe this will be the case.  However, approval of this request 
would provide the flexibility to pivot in this direction if the opportunity presented itself.  All things being 
equal, fewer units to sell is more desirable.  Fewer units would mean lower costs associated with 
providing fewer boat slips and kitchens and lower administration costs associated with sales, marketing, 
and administration costs.  It would also mean reduced risk, as selling 96 units is less challenging than 
selling 114 units.   
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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. 

 Site plan revisions will not be required to implement the proposed change.  Additional parking is 
not needed to support the proposed change. 

 No additional impacts to viewsheds as the building width or height will not change due to this 
proposed change. 

 TraƯic impact:  Per our traƯic consultant's February 2, 2025 memo (Exhibit 7), “There is an overall 
increase in traƯic, but the increase is relatively small:  3% in the AM and PM peak hours, and 5% 
daily.  This increase does not change results in the July 7, 2022 traƯic study:  a left turn lane and a 
right turn lane were warranted in the July 7, 2022 traƯic study, and the 2025 development plan 
increase does not change that result.“  Due to the full implementation of the increased number of 
units from 96 to 114, the study suggests the overall traƯic count would increase by 119 daily trips. 

 There is no expected impact on public schools.  Unit purchasers are unlikely to be primary home 
purchasers with school-aged children.  The unit purchasers are expected to be active adult (over 
55) primary home purchasers, 2nd home purchasers, and vacation home investment purchasers. 

 Fire & EMS: The 18-unit increase is expected to have a small impact on fire and EMS. The revised 
proƯer conditions address this impact. 

 The Lake Anna PUD residential condominium supports the 2040 Comprehensive Plan vision by 
supporting the Lake Anna Growth Area’s Route 208 corridor’s desire to encourage “high-quality 
residential and commercial development with a density higher than in other parts of this growth 
area.”  Part of this support comes by providing a $1,000,000 contribution for the wastewater 
treatment plant upgrades for additional capacity and the PUD’s ongoing usage fees/revenue 
associated with utilizing a significant portion of the plant’s capacity.  The additional WWTP 
capacity would allow the County to attract other desirable high-quality development partners in 
the corridor, further contributing to the support of the 2040 Comprehensive Plan. 
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2319 Latham Place   phone 804-794-7312 
Midlothian, VA 23113   

 

DRW Consultants, LLC

Traffic Impact Studies
Development Access

Condemnation Damages 

 

 

 

TO: LA Resort, LLC, c/o Mike Grossman 

FROM: Dexter R. Williams, P. E. 

SUBJECT: 2025 Development Plan Trip Generation & July 7, 2022 Traffic Study 

DATE: February 2, 2025 

 

The 2025 development plan for LA Resort, LLC has an increase from 96 condo/townhouse units 

in the July 7, 2022 traffic study to 114 condo/townhouse units in the 2025 development plan.  The 

130-unit hotel and 150-seat restaurant are the same for July 7, 2022 traffic study and the 2025 

development plan.   

 

Enclosed Exhibit A shows trip generation for LA resort, LLC as follows: 

• Table 1 show equations and rate trip generation values for LA Resort, LLC 2025 

development plan.  Trip Generation Manual, 11th Edition (TGM11) is the current source 

for trip generation values.  Condo/townhouses are included in the TGM11 definition for 

Multifamily Low Rise. 

• Table 2 shows trip generation for the LA Resort, LLC 2025 development plan using the 

values selected on VDOT statistical protocols. 

• Table 3 shows trip generation from the July 7, 2022 traffic study using Trip Generation 

Manual, 10th Edition (TGM10) that was the valid source at the time. 

• Table 4 shows the change in trip generation from the July 7, 2022 traffic study to the 2025 

development plan for LA Resort, LLC. 

 

There is an overall increase in traffic, but the increase is relatively small:  3% in the AM and PM 

peak hours, and 5% daily.  This increase does not change results in the July 7, 2022 traffic study:  

a left turn lane and a right turn lane were warranted in the July 7, 2022 traffic study and the 2025 

development plan increase does not change that result. 
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LAND                    WEEKDAY TRIP GENERATION 

USE   SQ.FT., AM PEAK HOUR PM PEAK HOUR

VALUE LAND USE CODE OTHER UNITS Enter Exit Total Enter Exit Total DAILY

TABLE 1: 2025 PLAN, TRIP GENERATION MANUAL 11TH EDITION (TGM11) - VARIOUS VALUES

eq.-adj. st. Multifamily Low Rise 220 114 units 14 44 58 44 26 70 806

rate-adj. st. Multifamily Low Rise 220 114 units 11 35 46 37 21 58 768

eq.-adj. st. Hotel 310 130 occ.room 32 26 58 35 33 68 986

rate-adj. st. Hotel 310 130 occ.room 34 26 60 39 38 77 1039

eq.-adj. st. High Turnover Rest. 932 150 seat 33 31 64

rate-adj. st. High Turnover Rest. 932 150 seat 35 33 68 34 25 59 656

TABLE 2:  2025 PLAN, TRIP GENERATION MANUAL 11TH EDITION (TGM11) - SELECTED VALUES

Multifamily Low Rise 220 114 units 14 44 58 44 26 70 806

Hotel 310 130 occ.room 32 26 58 35 33 68 1039

High Turnover Rest. 932 150 seat 35 33 68 34 25 59 656

81 103 184 113 84 197 2501

TABLE 3:  JULY 7, 2022 TRAFFIC STUDY, TRIP GENERATION MANUAL 10TH EDITION (TGM10)

eq.-adj. st. Multifamily Low Rise 220 96 units 11 35 46 36 21 57 685

eq.-adj. st. Hotel 310 130 room 35 25 60 36 35 71 1041

rate-adj. st. High Turnover Rest. 932 150 seat 37 35 72 36 27 63 656

SITE TOTAL: 83 95 178 108 83 191 2382

TABLE 4:  CHANGE IN TRIP GENERATION 2022 TO 2025 PLAN

CHANGE -2 8 6 5 1 6 119

% CHANGE -2% 8% 3% 5% 1% 3% 5%

Trip generation values selected based on VDOT trip generation protocols.

LA RESORT, LLC TRIP GENERATION

2025 DEVELOPMENT PLAN - TGM11 VS.

JULY 7, 2022 MEMO - TGM 10

Trip generation rates from Trip Generation Manual, 11th Edition (TGM11) by the Institute of Transportation Engineers (ITE)

Exhibit A
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