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Application No. UP-835-13, Kristen Paster: Request for a Special Use 
Permit, pursuant to Section 24.1-306 (Category 2, Number 8) of the York 
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(Rural Residential) and the Comprehensive Plan designates this area as 
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 COUNTY OF YORK 
 MEMORANDUM 
 
 
DATE: December 3, 2013 (PC Mtg. 12/11/13) 
 
TO:  York County Planning Commission 
 
FROM: Earl W. Anderson, AICP, Planner 
 
SUBJECT: Application No. UP-835-13, Kristen Paster 
 
ISSUE 
 
This application seeks a Special Use Permit, pursuant to Section 24.1-306 (Category 2, 
Number 8) of the York County Zoning Ordinance, to authorize a commercial stable on a 
9.1-acre parcel located at 201 Hansford Lane (Route 670), further identified as Assessor’s 
Parcel No. 26-9-A. 
 
DESCRIPTION 
 
• Property Owner:   Edward W. Gibbs Sr. Trustee;  Applicant is contract purchaser 
 
• Location: 201 Hansford Lane (Route 670) 
 
• Area: Approximately 9 acres 
 
• Frontage: Approximately 20 feet on ingress/egress easement off Hansford Lane 
 
• Utilities:  Public water and sewer available 
 
• Topography: Flat 
 
• 2035 Land Use Map Designation: Conservation 
 
• Zoning Classification: RR – Rural Residential 
 
• Existing Development: Gazebo, two sheds, and a fenced pasture area 
 
• Surrounding Development: 
 
 North: None 
 East: Single-family detached dwelling on Hansford Lane 
 South: None 
 West: None 
 
• Proposed Development:   Commercial stable operation with barn, riding ring, pasture 

area for a maximum of 16 horses, and accessory house. 
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BACKGROUND 
 
On June 19, 2012 Zoning and Code Enforcement staff performed an inspection at 236 
Hansford Lane and found that the applicant, Yorktown Stables (Kristen Paster), was 
operating an illegal commercial stable on the property. On July 23, 2012 the applicant 
applied for a Special Use Permit to authorize a commercial stable. The application was 
incomplete, though, and no public hearing on the application was ever scheduled because 
the property had many environmental issues that would not allow for the number of 
horses the applicant wanted.  
 
County zoning staff took the applicant to court on August 26, 2013 for operating a 
commercial stable without a Special Use Permit, for not having a Certificate of Zoning 
Compliance, and for not meeting the performance standards for horsekeeping. The judge 
fined the applicant and ordered the removal of the horses from the property at 236 
Hansford Lane.  
 
On October 7, 2013, zoning staff inspected the property at 201 Hansford Lane and found 
that Yorktown Stables had begun operation of a commercial stable on the property. The 
applicant withdrew her application for the property at 236 Hansford Lane and submitted 
this application for the property at 201 Hansford Lane on October 29, 2013. The applicant 
has been cited for operating a commercial stable without a Special Use Permit, for not 
having a Certificate of Zoning Compliance, and for not meeting the performance 
standards for horsekeeping at 201 Hansford Lane and has a summons to appear in court 
December 16, 2013 with regard to these zoning violations.  
 
CONSIDERATIONS/CONCLUSIONS 
 

1. The subject property is a 9-acre parcel of land located on the northwest side of 
Hansford Lane that is zoned RR (Rural Residential). The applicant is requesting a 
Special Use Permit to allow a commercial stable for giving riding lessons and 
teaching equine safety. No boarding of horses other than those owned by the 
applicant would occur on the property. Existing development consists of a gazebo, 
two sheds, and the foundation for a house that was never completed. The property 
is served by a dirt road extending from Hansford Lane. A small manmade pond 
exists in the northeast corner of the property. Additionally, the applicant has 
installed several fenced pasture areas, a small metal fenced riding ring, and a larger 
open riding ring without any site plan or land disturbing permits. 
  

2. Commercial stables are allowed in the RR district only by Special Use Permit. The 
prevailing land use pattern of this area is a mix of vacant land and small single-
family residential lots.  The 20-acre parcel to the south and west of the proposed 
property is zoned RR. The 67-acre parcel to the north is zoned RC and has 
substantial wetlands. The single-family detached dwelling to the east is owned by 
the same owner as the subject property and is zoned RR. 

 
3. The applicant submitted a sketch plan showing the various facilities to be used in 

connection with the proposed commercial stable. The plan shows a driveway 
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entrance from Hansford Lane with two areas labeled pasture on either side. It also 
shows that two structures are to be constructed on the property: a 50-foot by 26-
foot house and 100-foot by 40-foot barn both located in the northwest area of the 
property. The driveway would serve the house and the barn as well as a 70-foot by 
50-foot parking area along the eastern property line. Additionally, the sketch plan 
shows a 200-foot by 100-foot riding ring at the rear of the property, with a manure 
handling area in the northwest corner. 

 
4. Pursuant to the performance standards for horse keeping and commercial stables 

set forth in Section 24.1-414 of the Zoning Ordinance, the maximum number of 
horses permitted for commercial stables is two (2) per usable acre of land.  The 
table below denotes the usable acres for the subject nine-acre (396,968 square feet) 
parcel: 
 
EXCLUDED 
AREAS 

SIZE TOTAL 

Proposed Residence 50’ x 26’ 1,300 sq.ft. 
Front Yard   50’ x 493’ 24,650 sq.ft. 
Western Side Yard   20’ x 778’ 15,560 sq.ft. 
Eastern Side Yard   20’ x 741’ 14,820 sq.ft. 
TOTAL EXCLUDED  56,330 sq.ft. 

 
Usable Acreage 396,968 sq.ft. – 56,330 sq.ft. 340,638 sq.ft. or 7.8 acres 

 
Per the usable acreage of 7.8 acres, the applicant can be permitted to have no more 
than 16 horses on the property.  
 

5. The performance standards require a 100-foot setback for any stables or housing 
for horses, where the adjacent property is under different ownership. In this 
situation, the applicant has a contract to purchase the property and if the Special 
Use Permit is approved, all the surrounding property would be owned by other 
persons and the proposed barn would need to be 100 feet from the property lines. 
This requirement would require the barn to be relocated further into the property 
than is shown on the sketch plan. 
 

6. The performance standards also require that “stables, pastures, or animal yards 
shall not be utilized for the keeping of horses in any manner that is detrimental to 
the use of adjacent property or that, because of odor, noise or attraction of flies or 
other pests, reduces or otherwise unreasonable restricts the rights of adjacent 
property owners to enjoy the use of their property.”  The Zoning Ordinance does 
not require buffers for commercial stables; however, staff has proposed a condition 
to require a 25-foot buffer between the pastures and parking areas and adjacent 
properties to offer some protection and buffering to the current and any future 
adjacent property owners.  
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7. The performance standards have additional standards requiring that horses not be 
stabled, pastured, or otherwise kept within 1,000 feet of drinking water reservoirs 
or within 100 feet of any active wells. The applicant has not identified any active 
wells on the sketch plan and there is no drinking water reservoir within the area. 
During the site plan process the applicant will need to identify any active wells in 
the area and show that they will keep horses from coming within 100 feet (or such 
other distances as may be required by the Virginia Administrative Code provisions 
if they become the applicable regulation as is proposed to be the case under a text 
amendment being considered). 
 

8. Manure or animal waste are also regulated in the standards and are not allowed to 
be stored, stockpiled, or permitted to accumulate in a way that attracts flies or 
pests. The applicant has located the manure handling area in the northwest corner 
of the property. No enclosure is noted in the application for the manure handling 
area, so a condition has been proposed to locate this area no less than 25 feet from 
the property and to require landscaping to be planted around the area. Additionally, 
manure is not to contaminate or pollute any stream, well, watercourse, or 
drainageway, natural or manmade. The manure handling area is located away from 
such areas. 
 

9. The applicant has provided a soil conservation and management plan that 
addresses many environmental conditions on the property including soil types, 
texture, slopes, environmentally sensitive areas, and other soil fertility and 
management capabilities. The plan describes the methods for removal of horse 
manure and sets out standards of care for the pasture areas.  

 
10. For commercial stables, the Zoning Ordinance requires at least one parking space 

for every five stalls. No boarding of horses is proposed to occur on the property 
and much of the parking will be needed for those attending riding or safety classes. 
The applicant stated that a maximum of six to eight persons will be on the property 
for such lessons; therefore, a proposed condition has been included to require a 
minimum of ten parking spaces (eight for students and two for instructors), or  the 
number as set out in the Zoning Ordinance, whichever is greater.  
 

11. VDOT has reviewed the application, stating that the existing roadways are 
adequate to handle the trips from the stable operation. The only stipulations VDOT 
requires would be that the existing stop sign at Hansford Lane and Seaford Road 
remain in place and that there be adequate sight distance at this intersection. 

 
RECOMMENDATION 
 
The proposed commercial stable is a low-intensity use and a horsekeeping operation in a 
low-density residential setting such as the subject area should not have any adverse 
impacts on its surroundings. Staff is of the opinion that the proposed commercial use will 
not alter the residential character of the area as long as the operation conforms to the 
recommended conditions and Zoning Ordinance performance standards. Therefore, based 
on the considerations and conclusions outlined above, staff recommends that the 
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Commission forward this application to the Board of Supervisors with a recommendation 
of approval, subject to the conditions set forth in proposed Resolution No. PC13-28. 
 
EWA 
 
Attachments: 
• Zoning Map 
• Sketch Plan - Existing 
• Sketch Plan – Proposed 
• Nutrient Management Plan excerpt 
• Proposed Resolution No. PC13-28 

























































































PC13-28 
 
 PLANNING COMMISSION 
 COUNTY OF YORK 
 YORKTOWN, VIRGINIA 
 
 Resolution 
 
 At a regular meeting of the York County Planning Commission held in the Board 
Room, York Hall, Yorktown, Virginia, on the ____ day of _____, 2013: 
_______________________________________________________________________ 
 
Present          Vote 
 
Mark B. Suiter, Chair  
Melissa S. Magowan, Vice Chair 
Glenn A. Brazelton 
Timothy D. McCulloch 
Todd H. Mathes 
Richard M. Myer, Jr.        
_______________________________________________________________________ 
      

On motion of ________, which carried ___, the following resolution was 
adopted: 

 
A RESOLUTION TO RECOMMEND APPROVAL OF A SPECIAL USE 
PERMIT TO AUTHORIZE A COMMERCIAL STABLE ON PROPERTY 
LOCATED AT 201 HANSFORD LANE (ROUTE 670) 
 
WHEREAS, Kristen Paster has submitted Application No. UP-835-13 to request 

a Special Use Permit, pursuant to Section 24.1-306 (Category 2, Number 8) of the York 
County Zoning Ordinance, to authorize a commercial stable on a 9.1-acre parcel of land 
located at 201 Hansford Lane (Route 670), further identified as Assessor’s Parcel No. 
26-9-A (GPIN V09d-1597-0316); ); and 

 
WHEREAS, said application has been referred to the York County Planning 

Commission in accordance with applicable procedure; and 
 
WHEREAS, the Planning Commission has conducted a duly advertised public 

hearing on this application; and  
 
WHEREAS, the Commission has carefully considered the public comments with 

respect to this application; 
 
NOW, THEREFORE, BE IT RESOLVED by the York County Planning 

Commission this the ___ day of _____, 2013, that Application No. UP-835-13 be, and it 
is hereby, transmitted to the York County Board of Supervisors with a recommendation 
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of approval to authorize a Special Use Permit, , pursuant to Section 24.1-306 (Category 
2, Number 8) of the York County Zoning Ordinance, to authorize a commercial stable 
on a 9.1-acre parcel located at 201 Hansford Lane (Route 670), further identified as 
Assessor’s Parcel No. 26-9-A (GPIN V09d-1597-0316), subject to the following 
conditions: 
 
1. This Special Use Permit shall authorize a commercial stable on a 9.1-acre parcel 

located at 201 Hansford Lane (Route 670) approximately 650 feet north of its 
intersection with Seaford Road (Route 622) and further identified as Assessor’s 
Parcel No. 26-9-A (GPIN V09d-1597-0316). 

 
2. A site plan prepared in accordance with the provisions of Article V of the York 

County Zoning Ordinance shall be submitted to and approved by the County prior to 
commencement of any land clearing or construction activity on the subject property. 
Except as modified herein, said plan shall be substantially in conformance with the 
sketch plan submitted by the applicant titled “Proposed Yorktown Stables, Kristen 
Paster, Operator”. 

 
3. All activities shall comply with Section 24.1-414, Standards for horsekeeping and 

commercial stables, of the York County Zoning Ordinance and Chapter 4, Article II, 
Livestock, of the York County Code. 

 
4. A maximum of sixteen (16) horses shall be allowed on the property. 

 
5. Restroom facilities shall be constructed on the property prior to the commencement 

of the operation of the commercial stable.  
 
6. A minimum of ten (10) all-weather surface off-street parking spaces, or the 

minimum number of spaces required by the Zoning Ordinance, whichever is greater, 
shall be required in conjunction with the commercial stable operation. 

 
7. Pasture fence lines and any areas to be utilized for the horses shall be a minimum of 

25 feet from any property boundary. 
 

8. Parking areas and the manure handling area shall be located at least 25 feet from any 
property boundary and landscape screening shall be installed to buffer views from 
adjoining properties. A mix of evergreen trees and shrubs shall be planted with a 
maximum of 10-foot spacing along the outside perimeter of the areas.  

 
9. Operation of the stable shall be in compliance with all the stipulations set forth in the 

soil conservation and management plan prepared Alton L. Dews, Jr. on 9/15/2013, a 
copy of which shall be kept in the office of the Planning Division.  

 
10. In accordance with Section 24.1-115(b)(6) of the York County Zoning Ordinance, 

prior to site plan approval a certified copy of this resolution shall be recorded at the 
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expense of the applicant in the name of the property owner as grantor in the office of 
the Clerk of the Circuit Court. 

 
BE IT FURTHER RESOLVED that this Special Use Permit is not severable, and 

invalidation of any word, phrase, clause, sentence, or paragraph shall invalidate the 
remainder. 
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