CITY OF WAYNESBORO PLANNING COMMISSION
Regular Meeting, Tuesday, April 18, 2017
7:00 pm
Council Chambers, Charles T. Yancey Municipal Building
503 West Main Street


PLANNING
COMMISSIONERS
Constance Paradiso
Chair
Stephen Arey
Vice-chair

AGENDA
1. Call to order at 7:00 p.m. Pledge of allegiance.
2. Review and approval of minutes of regular meeting held March 21, 2017.

Chris Darden
Patrick McNicholas
Shannon Boyle
Elzena Anderson,
Council Rep.


FUTURE SCHEDULED
MEETINGS:
City Council
Business Meeting
Monday, April 24, 2017
7:00 pm

Planning Commission
Work Session

3. Citizen comment period – limited to 4 minutes per speaker, for issues not listed as
an agenda item.
4. A conditional use permit request by Apex Towers, LLC to allow for a 164-foot
telecommunications tower and facilities at a parcel owned by Cherri o. Boitnott on
Reservoir Street behind the City Landfill, City Tax Map Parcel 47-1217A-9.
5. Update on the Subdivision Ordinance Revision.
6. Discussion on the Comprehensive Plan Update.
7. Other Business/Commissioners’ correspondence and communication.
8. Adjournment.

Tuesday, May 2, 2017
7:00 pm

City Council
Business Meeting
Monday, May 8, 2017
7:00 pm

Planning Commission
Regular Meeting/
Public Hearing
Tuesday, May 16, 2017
7:00 pm

Thank you for attending. Citizen comments are invited and welcomed during the meeting’s citizen comment period.
For those with special needs, please contact the Planning Department at 942-6604 for any accommodations required
at least 3 days prior to the meeting you wish to attend. Assistive listening devices available.

The Planning Commission of the City of Waynesboro, Virginia, held a regular meeting on the
21st day of March, 2017, at 7:00 P.M., in Council Chambers, Charles T. Yancey Municipal Building, 503
West Main Street, Waynesboro, Virginia:
PRESENT:

Commission Members

City Planner &
Clerk of the Commission:
Absent:

Constance Paradiso, Chair
Stephen Arey, Vice Chair
Shannon Boyle
Patrick McNicholas
Stewart Hall
Luke Juday
Sunny (Weixuan) Yang
Chris Darden (excused)
Elzena Anderson, Council Liaison

1.
CALL TO ORDER: Meeting was called to order by Chair Paradiso who asked Mr. Arey to lead
the pledge of allegiance to the flag.
2.
REVIEW AND APPROVAL OF MINUTES: Minutes of regular meeting held October 18, 2016,
were approved with a 5-0 vote (moved by Mr. Arey, seconded by Mr. Hall).
3.

CITIZEN COMMENTS NOT SUBJECT TO A PUBLIC HEARING: None

4.
DISCUSSION ON THE SUBDIVISION ORDINANCE REVISION: Mr. Juday gave a presentation on
the Subdivision Ordinance revision. He introduced the basic concepts of a Subdivision Ordinance and the
reasons why the current ordinance requires a revision. He then stated the goal and the methods for the revision.
He finally summarized the major revisions that would be made to the current ordinance. Such changes are
categorized into two groups as structural changes and substantive changes. He then explained each listed change
in detail.
The Planning Commissioners had questions and discussions on the listed changes, especially the major
substantive changes.
5.
DISCUSSION ON THE COMPREHENSIVE PLAN UPDATE: Mr. Juday provided a brief update on
the Comprehensive Plan Update Steering Committee meeting held on February 21, 2017, stating that the
consultant from CZB organized and guided the discussions in the meeting. Additional kitchen table
conversations were held by the City and by the individual steering committee members afterwards. Mr. Juday
announced that the next steering committee meeting would be held on March 28 in the City Council Chambers.
6.
OTHER BUSINESS/COMMISSIONERS’ CORRESPONDENCE AND COMMUNICATION:
Ms. Yang announced that there would be a regular Planning Commission meeting in April to review a
conditional use permit for a telecommunications tower proposed on a parcel behind the city landfill.
Meeting adjourned at 8:05 pm.
____________________________________
Luke Juday, clerk

CITY OF WAYNESBORO, VIRGINIA
CONDITIONAL USE PERMIT
STAFF REPORT
CUP 17-234
April 18, 2017
SUMMARY SHEET
Applicant:
Address/Legal
Description:
Total Acreage:
Tax Map Number:
Real Estate
Owner of Record:
Current Zoning:
Comprehensive Plan
Designation:
Attachments:

Flood Plain:
Enterprise Zone:
Action
Requested:
Authorizing
City Code
Section(s):
Summary
Recommendations:

Apex Towers, LLC
548 East Riverside Drive, Suite D
North Tazewell, VA 24530
Reservoir Street behind the City Landfill
0.958 acres
TM 47-1217A-9
Cherri O. Boinott
2700 Taylors Road
Boones Mill, VA 24065
RG-5 General Residential District
Medium Density Residential
1. Application
2. Letters from the Applicant
3. Conceptual Site Plan
4. Photo-simulation & Map
No
No
A conditional use permit request for a telecommunications tower and facilities
in the RG-5 (General Residential) District
Section 2.4 (Use Table) and Section 4.3.8 (Telecommunications Tower and
Facilities)
Staff recommends approval with the following conditions:
1. The existing heavy, mature and native vegetation surrounding the
compound outside the limits of the disturbance area as shown on the
attached site plan shall serve as a landscaping buffer and shall not be
disturbed either during or after the construction of the tower.

1. Nature of Request
Apex Towers, LLC has applied for a Conditional Use Permit for a 164-foot monopole
telecommunications tower and related facilities at a property located at the end of Reservoir Street. The
applicant will lease the site (100’ X 100’ lease area) from the property owner Cherri O. Boinott. The
applicant has provided a conceptual site plan (Attachment 3) and a structural analysis report from a
certified engineer.
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The proposed tower is a 160-foot monopole tower with a 4-foot lighting rod at the top of the facility for
an overall height of 164 feet above ground. As shown on the site plan, the tower will accommodate three
wireless carriers including Verizon, T-Mobile, and Shentel, which are currently collocated on the existing
tower on Parcel #47-2-45. The purpose of the new tower is to provide improved service to the citizens
and visitors of Waynesboro, especially those within the Reservoir Street/Downtown Area. With the
construction of the new tower, the only facility left on the existing tower on the landfill will be the City of
Waynesboro’s emergency communications equipment.

2. Background
The subject property is an undeveloped wooded land behind the city landfill and is zoned RG-5 (General
Residential) District, which accommodates traditional, small lot neighborhoods primarily characterized by
single-family detached dwellings and other specific, as well as compatible housing types. Adjacent
properties are zoned RG-5 (General Residential) District and L-I (Light Industrial) District.

RG-5
RG-5

Subject
Property

RG-5

City Landfill
L-I
Norfolk
Southern

RG-5

L-I

N

Surrounding Uses
North: Vacant wooded land across from Reservoir Street in the RG-5 (General Residential) District.
South: City Landfill & a telecommunications tower on a property owned by Norfolk Southern in the L-I
(Light Industrial) District.
East:

Vacant wooded land in the RG-5 (General Residential) District.

West: Single family residential units in the RG-5 (General Residential) District.
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3. Zoning Requirements
The Zoning Ordinance’s Section 4.3.8 governs Telecommunication Towers and Facilities and contains
the following standards used to determine whether the proposed placement, design, siting, and operation
of cellphone towers is in conformance with the City’s goals:

Section 4.3.8.A. Purpose
The purpose of this section is:
1. Encourage provision of adequate telecommunications facilities in nonresidential areas where the
adverse impact on the city is minimal.
While the proposed telecommunications tower is located in the RG-5 (General Residential)
District, the site is an isolated and undeveloped wooded property next to the City landfill and
surrounded by woodlands. It is most likely not an optimal site for residential development.
2. Encourage co-location and use of telecommunications sites and facilities, and minimize the total
number of telecommunications sites;
The proposed tower will allow for an additional co-location possibility, and the applicant has
expressed their willingness for co-location.
The tower has the capacity for five carriers. For now, only three will be constructed. The tower
will have capacity for an additional two carriers in the future as well as for any city colocation.
3. Minimize the adverse visual impact of such towers and facilities.
The applicant has provided photo simulations of the tower from multiple locations (Attachment
4). It is located at the top of the hill and is much higher than surrounding trees, buildings and
structures. For this reason, the proposed tower could be considered visually impactful.
It should be noted that one existing wireless tower is located at the top of the city landfill on
Parcel #47-2-45. The existing tower was constructed in 1998, is owned by Norfolk Southern, and
was managed until recently by American Tower Corporation. It is about 300 feet away from the
proposed tower and is visible from the east part of the city and the downtown area. The proposed
new tower will add visual obstruction in addition to the existing tower to the background of the
blue ridge mountain.
The applicant has indicated that a new tower is necessary because of: (A) the impossibility of
upgrading the existing tower on Parcel #47-2-25 for modern data needs; (B) the configuration
requirements of the technology that they wish to use; (C) the coverage area that they hope to
achieve; and, (D) the potential for additional co-location.
Unlike the existing tower on the city landfill, the visual impact of the proposed tower can be
mitigated by the surrounding mature tree cover. The Planning Commission and Council will need
to weigh the services that the proposed tower will provide and the Ordinance’s stated desire to
promote co-location opportunities on cell towers against the visual impacts resulting from this
tower’s prominent height.

Section 4.3.8. C. Location and Construction
1. New telecommunications facility site shall not be permitted unless the applicant demonstrates to
the reasonable satisfaction of the City that existing telecommunications facilities or alternative
telecommunications structures cannot accommodate the applicant’s proposed antenna.
The proposed tower is a new facility. The applicant has indicated (Attachment 2) that there is no
possibility of co-locating on a nearby existing tower or structure.
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As mentioned above, the site is located in close proximity to an existing wireless facility located
on the top of the city landfill. One of the occupants, Verizon, looked to upgrade the existing
facility. The request made in 2014 had encountered multiple issues and was significantly delayed
by ATC and Norfolk Southern. If this application is approved, the wireless carriers currently
collocated on the existing facility will relocate to the new facility, leaving only the City of
Waynesboro’s emergency communications equipment on the existing self-support tower.
The applicant also sought the opportunity to place the new tower on the city landfill. However,
the lease agreement required a broad statement: “The Landlord represents and warrants that
neither the Landlord nor, to the best of Landlord’s knowledge, any third party has used,
generated, stored, or disposed of any Hazardous Materials in, on or under the Landlord’s
Property.” Given the nature of the property, the City felt it could not reasonably accept liability
for the presence of hazardous substances. Thus, the applicant moved to the subject site, which
met the requirement in the lease agreement.
There are several other towers in the vicinity, including one at the First Aid property, one at
Waynesboro High School, and one at Fishburne. None of these has the co-location capacity to
serve as an alternative to the new tower. Additionally, their distance from the primary coverage
objective of the new tower eliminates those locations as viable option.
The applicant believes that a new tower is required at this height, configuration, and in this
general location to improve and sustain coverage in the area.
2. Telecommunications towers shall either maintain a galvanized steel finish or, subject to any
applicable standards of the Federal Aviation Administration (FAA), be painted so as to reduce
visual obtrusiveness. Dish antennas will be of a neutral, non-reflective color with no logos.
The applicant indicates that the proposed tower will be non-shiny/dull galvanized steel finish.
3. At the telecommunications facility, the design of the buildings and related structures used in
conjunction with telecommunications facilities shall, to the extent possible, use materials, colors,
textures, screening, and landscaping that will blend the telecommunications facilities with the
natural setting and the built environment.
Because the site is isolated and the tower is located in the woods, the proposed 164-foot tower
will be designed as a standard telecommunications tower. The applicant is prepared to guarantee
maintenance of the mature trees screening the base of the property from view.
4. If an antenna is installed on an alternative telecommunications structure, the antenna and
supporting electrical and mechanical equipment must be of a color that is identical to, or closely
compatible with, the color of the alternative telecommunications structure so as to make the
antenna and related equipment as visually unobtrusive as possible.
The applicant indicates that the antennas and array will appear similar to the proposed galvanized
steel light pole.
5. A telecommunications facility or telecommunications tower shall not be artificially lighted, unless
required by the FAA or other applicable authority. If lighting is required, the City may review the
available lighting alternatives and approve the design that would cause the least disturbance to
the surrounding views.
The applicant indicates that the top of the light will only be lighted only if required by FAA.
6. No advertising of any type may be placed on the telecommunications facility, or other structures
associated with the telecommunications facility, except that a sign shall be required displaying
the name, registration number and emergency contact number of the tower owner. The sign not
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exceed four square feet in size and shall be located on the security fence or other approved
location.
The applicant indicates that there will be no advertising of any type installed on the tower or
fenced compound.

Section 4.3.8. D. Structural
1. Prior to the use or extension of a telecommunications tower, the owner shall have obtained
approval of the structural integrity by a qualified engineer and a copy of such report shall be
filed with the Zoning Administrator.
A report prepared and stamped by a qualified tower engineer was submitted and reviewed by the
City engineer. No adverse comments were received regarding the report.
2. To ensure the structural integrity of a telecommunications facility or telecommunications tower,
the owner or operator of a telecommunications facility or telecommunications tower shall ensure
that it is maintained in compliance with standards contained in applicable Federal, State and
local Building Codes and regulations.
The applicant has demonstrated in the analysis report that the structure meets all regulations. A
building permit, if this conditional use permit is approved, will be required by Building and
Zoning Department before construction to assure that the proposed structural modification meets
all applicable ordinances and regulations.

Section 4.3.8. E. Required Yards (Setbacks) and Separation
1. Telecommunications towers shall be setback a minimum of 110 percent of the height of the
telecommunications tower from any off-site structures used for human habitation, provided this
provision shall not apply to monopole towers certified by a structural engineer. Such monopole
towers shall comply with the setbacks of the underlying zoning district for principal structures.
The proposed tower will be 164 feet high. The closest residential structure is a vacant house
located about 200 feet away. As a result, the tower exceeds the minimum setback requirement set
in the ordinance (110% of the tower height is 180 feet) and will not increase hazards to the
neighboring properties.
2. Security fencing, equipment and accessory facilities must comply with setback requirements
applicable to primary structures.
As shown on the conceptual site plan, all structures and facilities meet the setback requirements
in the RG-5 District.

Section 4.3.8. F. Security
Telecommunications towers and facilities shall be enclosed by security fencing not less than six feet
in height and equipped with an appropriate anti-climbing device, unless otherwise approved by the
City.
The telecommunications tower and the facilities are enclosed in a 7-foot high chain-link fence.

Section 4.3.8. G. Perimeter Buffer
A Class A buffer shall be provided around the perimeter of telecommunications towers and facilities
in accordance with Section 5.4.5.A.2 (a), unless otherwise approved by the City.
Minimum standards for Class A buffer are 10-foot-wide strip containing 2 canopy trees, 2 understory
tree, and 12 shrubs plants per every 100 linear feet. The applicant has requested to waive the buffer
requirement as existing heavy, mature, and native vegetation surrounds the proposed compound and
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lease area. Staff believes that the existing vegetation is sufficient and meets the Ordinance’s screening
requirements. As a result, staff recommends a condition that the existing heavy, mature and native
vegetation shall serve as a landscaping buffer and shall not be disturbed either during or after the
construction of the tower. The applicant has indicated their willingness to maintain the tree buffer in
the future.

Section 4.3.8. I. Local Government Access
Owners of towers shall provide the city with co-location opportunities as a community benefit to
improve radio communication for City departments and emergency services provided it does not
conflict with the co-location requirements of this Chapter.
The applicant indicates that the new tower will provide the City with co-location opportunities as
required.

Section 4.3.8.J. Federal Requirements
All telecommunications towers and antennas must comply with or exceed current standards and
regulations of the FAA, the FCC and any other agency of the Federal government with the authority
to regulate such facilities. If such standards and regulations are changed, the owners of
telecommunications towers and antennas governed by this Chapter shall bring such towers and
antennas into compliance with such revised standards as required. Failure to bring
telecommunications towers and antennas into compliance with such revised standards and
regulations shall constitute grounds for the removal of the telecommunications towers and antennas
at the owners’ expense.
The applicant indicates that the proposed telecommunications facility will comply with or exceed
current standards and regulations of the FAA, the FCC and any other agency of the Federal
government with the authority to regulate such facilities.

Section 4.3.8.L. Supplemental Information
The following supplemental information shall be required before the City will consider an application for
a Conditional Use Permit for a telecommunications facility, telecommunications tower or for siting an
antenna on an alternative telecommunications structure:
1. Inventory of Applicant’s Existing Sites
Each applicant for a telecommunications facility, telecommunications tower or antenna shall
provide the Zoning Administrator with an inventory of its existing facilities that are within the
city or within five miles of the border thereof, including specific information about the location,
height and design of each tower. The City may share such information with other applicants
apply for approvals or Conditional Use Permits under this Chapter or other organizations
seeking to locate antennas within the city, provided however, that the City is not, by sharing such
information, in any way representing or warranting that such sites are available or suitable.
The applicant provided a map showing other telecommunications towers in the area. The
applicant did not provide a detailed inventory of the height and design of each tower. This
additional information was deemed unnecessary at this time.
2. Site Plan
A scaled site plan including site topography and topography within a 400-foot radius of the
proposed tower, a scaled elevation view and other supporting drawings, calculations, and other
documentation, signed and sealed by appropriate licensed professionals, showing the location
and dimension of all improvements including radio frequency coverage, tower height, setbacks,
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parking, security fencing, landscaping, proposed ingress and egress, adjacent uses including
proximity to residential uses and residential district boundaries.
The applicant submitted a conceptual plan for the general parcel, the tower site, the tower
structure and the proposed supporting facilities. Staff finds the site plans as submitted are
sufficient for the conditional use permit application review. (Attachment 3)
3. Co-Location
The applicant shall encourage co-location by providing the following information: an
engineering report, certifying that the proposed telecommunications tower is compatible for a
minimum of three similar users including the primary user; information demonstrating that
antennas, telecommunications towers, and telecommunications facilities for possible co-locator
antennas are no higher in elevation than necessary; co-location policy which outlines policy
regarding company’s willingness to co-locate on other company’s telecommunications towers
and company’s willingness to accept other users on its telecommunications towers.
The applicant indicates that the tower is compatible for five similar users including the primary
user and additional capacity for City request.
4. Design Standards
(a) Applicant shall indicate design of the telecommunications facility and telecommunications
tower, with particular reference to design characteristics that have the effect of reducing or
eliminating visual obtrusion.
The applicant has proposed a 164-foot monopole with a standard design. The proposed tower
sits at the top of the hill and will be taller than the surrounded woods. The Planning
Commission and Council will need to weigh the proposed tower’s visual obtrusiveness
against the benefits of granting the CUP.
(b) Applicant shall provide actual photographs from the site showing adjoining properties and
other relevant views and stimulated photographic images of the proposed
telecommunications tower from the perspective of adjoining properties.
The applicant does provide photographic images of the proposed tower taken at various
locations (Attachment 4). According to the rendering, the tower can be clearly seen at various
surrounding locations, especially as seen from areas around Main Street and Broad Street.

4. Review with Respect to the Comprehensive Plan
The City’s 2008 Comprehensive Land Use Plan designates the subject property for medium density
residential use. The site is undeveloped and is relatively isolated. The proposed use does not appear to
conflict with the goals of the Comprehensive Plan.

5. Analysis
The Conditional Use Permit allows for a case-by-case review of uses which may be, but are not always,
compatible with neighboring uses. In order to approve the Conditional Use Permit, the City Council must
find that the proposed use is consistent with good zoning practice and will have no more adverse effect on
the health, safety or comfort of persons living or working in the area and will be no more detrimental,
economically or otherwise, to property or improvements in the surrounding area than would any use
generally permitted in the district. Council may attach conditions to the permit to ensure compatibility.
Development of Wireless Service: The City Zoning Ordinance does encourage provision of adequate
telecommunications facilities in the nonresidential areas with minimum adverse impact. The applicant has
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demonstrated that the proposed location and height of the tower are important and necessary in the design
of the wireless network as it will provide coverage and connecting services to existing adjoining sites.
The applicant states that requested height of 164 feet is necessary due to foliage, structures, topography
and the distance between adjacent sites.
Impact on Community Facilities: The tower is proposed on a property located at the end of Reservoir
Street. The street is improved with a 10-foot wide strip of pavement and terminates near the subject
property line. The construction of the tower will extend the existing Reservoir Street with a 10-foot gravel
pavement to the tower compound. The unpaved gravel access will be used primarily for tower
maintenance. The city engineer and the city fire chief find that the proposed access road is acceptable.
The proposed tower and facilities have no impacts on public utilities or the local transportation system. A
tower in this location should enhance local telecommunications service.
Impact on Surrounding Properties: The primary impact of this facility is a visual one. The proposed
tower will be 164 feet tall and will sit on the top of a hill. The applicant conducted photo simulations at
various locations to show the visibility of the tower. Photos were taken at 12 locations in the vicinity of
the proposed site, the tower can be seen at 9 of the 12 locations, primarily along West Main Street and
Broad Street, and in the residential neighborhood close to the site.
The proposed new tower will add visual obstruction to the background of the blue ridge mountain.
Depending on geography and location, two towers will be visible by most of the city’s neighborhoods. In
most areas of the city, the proposed tower may be less visible than the existing Norfolk-Southern tower
because of its narrower profile, its similar height, and its buffer of mature trees.
Environmental Considerations: questions regarding the effects of radio frequency waves are sometimes
raised during discussion of telecommunications facilities. However, the sole jurisdiction for regulating
radio frequency emissions lies with the Federal Communications Commission. Section 704(B) of the
Federal Telecommunications Act of 1996 stipulates that “No State or local government or instrumentality
thereof may regulate the placement, construction, and modification of personal wireless service facilities
on the basis of the environmental effects of radio frequency emissions to the extent that such facilities
comply with the (FCC’s) regulations concerning such emissions.”

6. Conclusion and Recommendations
The applicant has provided all of the information required by the Ordinance and demonstrated the need
for a tower in this location which will provide for multiple co-location options. As part of the applicant’s
information packet, a series of photo simulations have been provided which show the tower to be visible
from several surrounding locations. The potential visual impacts must be weighed against the
demonstrated need for the tower, the fact that there is an existing tower in the vicinity, and its other
benefits as part of the Planning Commission’s and Council’s consideration. Because the applicant has met
the requirement of the Ordinance and demonstrated a need for the tower, staff recommends approval with
the following condition:
1. The existing heavy, mature and native vegetation surrounding the compound outside the limits
of the disturbance area as shown on the attached site plan shall serve as a landscaping buffer
and shall not be disturbed either during or after the construction of the tower.
cc:

Craig Clifton, Apex Towers
D. James Shaw II, Deputy City Manager
Todd Wood, City Engineer
Joe Honbarrier, Zoning Administrator
File
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Attachment 3
General Site Plan
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E&S Plan

Elevation Plan
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Attachment 3

Attachment 4

Waynesboro Public School

N Delphine Ave/B St
N Bayard Ave

N Commerce Ave/5th St

Ivanhoe Ave
5th St N
5th St E
N Winchester Ave
Site
May Ave

th

10 St/Charlotte Ave
13th/Walnut Ave
Landfill Rd

Visible
Invisible
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Attachment 4

May Avenue View

5th Street E. View
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Waynesboro Public School

13th St./Walnut Ave. View

Attachment 4

5th Street N. View

10th St./Charlotte Ave. View

Ivanhoe Avenue View

N. Commerce Ave/5th St. View
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Attachment 4

N. Bayard Avenue View

N. Delphine/B St. View
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N. Winchester Avenue View

Landfill Road View

