CITY OF WAYNESBORO PLANNING COMMISSION
Regular Meeting, Tuesday, April 19, 2022
7:00 pm
Council Chambers, 503 West Main Street, Waynesboro, Virginia 22980


PLANNING
COMMISSIONERS

AGENDA

Shannon Boyle
Chair
Stephen Arey
Vice-chair
Michael Gibson

1. Call to order. Pledge of allegiance.
2. Adoption of agenda.

W. Lowrie Tucker
Council Rep: Bobby
Henderson


FUTURE SCHEDULED
MEETINGS:
City Council
Business Meeting
Monday, April 25, 2022
7:00 pm

Planning Commission
Regular Meeting/
Public Hearing
Tuesday, May 17, 2022
7:00 pm

3. Review and approval of minutes of meeting held February 22, 2022.
4. Public comment period for items not on the agenda.
5. Public hearing for a request by Wells Enterprises Construction, agent for
Valley Covenant Church of God, owner, to rezone 0 Stonewall Drive,
Waynesboro, Virginia (Tax Map No. 42-12-8) from RS-12 (Single-Family
Residential - large lot) to RS-7 (Single-Family Residential - small lot).
6. Other Business/Commissioners’ Correspondence and Communication.
7. Adjournment.

**Members of the public who do not wish to appear in person should submit written
comments beforehand to be read during the public hearing. Citizens can also stream the
meeting live via the City’s YouTube channel and call 540.241.2375 once the hearing is
opened: https://www.youtube.com/c/WaynesboroVAcity/
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 540.942.6604 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 22th day of
February 2022, 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:
Associate Planner:
ABSENT:

Commission Members:

Shannon Boyle, Chair
Stephen Arey, Vice-Chair
Bobby Henderson, Council Liaison
Michael Gibson
Sarah Severs
Luke Juday
Alisande Tombarge
W. Lowrie Tucker
Noelle Owen

1. Call to order. Pledge of Allegiance.
Ms. Boyle called the meeting to order at 7:06 PM and asked Ms. Severs to lead the Pledge of
Allegiance.
2. Adoption of agenda.
Mr. Henderson made the motion to adopt the agenda; Mr. Gibson seconded. All voted in favor.
3. Review and approval of minutes of meeting held January 18, 2022.
Mr. Arey made the motion to approve the minutes for the January 18, 2022, meeting; Mr. Gibson
seconded. All voted in favor.
4. Public comment period for items not on the agenda.
None.
5. Public hearing for a request by Bottom Alley M, LLC, for a Certificate of Appropriateness
to demolish contributing structures in the Downtown Historic District. The structures are
the two-story commercial building and the one-story annex located at 304 and 320 West
Main Street, Waynesboro, Virginia.
Mr. Juday gave a presentation on the request by Bottom Alley M, LLC, for a Certificate of
Appropriateness (COA) to demolish the two structures located at 304 and 320 West Main Street. Staff
recommended approval of the COA. For details, see the staff report in the agenda packet for the February
22, 2022, Planning Commission meeting.
Ms. Boyle opened the public hearing.
No member of the public came forward to speak; staff confirmed no public comments were received via
phone or email.

Ms. Boyle closed the public hearing.
Mr. Gibson inquired about any plans the City had in place for the replacement of the collapsed
stormwater pipe underneath the building. Mr. Juday responded that the City would need to work with
the developer to address the pipe and that the City did not have any plans in place for its replacement.
Mr. Arey asked if stormwater was still actively running through the pipe and if the city could repair it
with the owner’s permission. Mr. Juday confirmed stormwater was still running through the pipe and
that more studies would likely need to be done to determine how to fix it.
Mr. Gauldin, applicant, described the current condition of the stormwater pipe, a collapsed tunnel of
brick. The pipe is very deep in the ground and the solution would probably be to abandon the pipe in
place and reroute the stormwater elsewhere.
Mr. Henderson made the motion to issue a COA for the two structures located at 304 and 320 West
Main Street. Mr. Gibson seconded. The vote was 4-0 in favor.
NOW, THEREFORE, BE IT RESOLVED by the Waynesboro Planning Commission, by a vote of 4-0, that the request of
Bottom Alley M, LLC, for a certificate of appropriateness to demolish contributing structures in the Downtown Historic
District at 304 and 320 West Main Street (Tax Map numbers 45-3-18A, 45-3-18B, 45-3-34A, and 45-3-35), be
approved, in accordance with the application (#21-003), and the staff report dated February 22, 2022. This certificate
is for the two-story commercial building located at 320 West Main Street and the connected annex building located at
304 West Main Street, constructed ca. 1963 and 1941, respectively.

6. Public hearing for a request by Hats Land Development, LLC, to rezone 0 Ivy Street,
Waynesboro, Virginia (Tax Map No. 4-1-28A) from RS-12 (Single-Family Residential large lot) to RS-7 (Single-Family Residential - small lot).
Mr. Juday gave the presentation on the proposed rezoning of Tax Map No. 4-1-28A from RS-12 (SingleFamily Residential – large lot) to RS-7 (Single-Family Residential – small lot). Staff recommended
approval. For details, see the staff report in the agenda packet for the February 22, 2022, Planning
Commission meeting.
Mr. Henderson confirmed the number of lots that would be allowed with the rezoning to RS-7.
Mr. Arey confirmed that if the developers built the subdivision by-right, they would not need to build any
additional traffic improvements, but with the rezoning would be required to build a right-turn taper. Mr.
Juday responded that the traffic study reviewed by VDOT’s local assistance division warranted a rightturn lane, and that the City would own the road and receive VDOT maintenance money for it.
Ms. Boyle opened the public hearing.
Ms. Boyle invited the applicant to come forward and speak on behalf of the application.
Peter Boutros, representative of the applicant, came forward and offered to answer questions. Mr. Arey
asked if the development would be limited to 107 lots, and if the plan shown during staff’s presentation
was proffered.

Mr. Boutros said the number of lots should stay around 107. Mr. Juday added that the conceptual site
plan was meant to represent the feasibility of fitting the lots and that once the plan is more fully realized,
with infrastructure needs, it is possible an additional lot or two may be added. The conceptual site plan
has not been proffered, but the zoning would put a functional limit on the number of lots possible.
Mr. Arey confirmed that VDOT recommended only a right turn lane for the development, no other
changes to the road. Mr. Juday confirmed this and commented that there has been a lot of focus on
ensuring interconnectivity between the subdivisions to try to reduce the amount of traffic reliant on Ivy
Street/254. Eventually, the speed limit may need to be reduced on Ivy as more development occurs.
Mr. Arey asked if the proposed plan included an outlet to the property to the east. Mr. Juday confirmed
that it did and added that the road would be stubbed out to make a future road connection there possible.
Ms. Severs asked if this application was for the rezoning only. Mr. Juday confirmed it was.
Bill Moore, Balzer & Associates, said that his company had prepared the exhibits shown in the
presentation and he could answer any questions about them.
Wayne Weeks, 7020 Ivy Street, Waynesboro, expressed concerns about traffic safety along Ivy Street
with the number of houses proposed under the rezoning and the number of houses coming in at the Ivy
Commons subdivision. He also expressed concerns about the capacity of the schools to handle the
additional students.
Mr. Arey inquired about the speed limit in front of Mr. Week’s house. The speed limit is 45-mph. Mr.
Arey asked if the City had the ability to lower the speed limit in that vicinity. Mr. Juday responded the
city could.
Ms. Severs asked if VDOT had a say in the final approval of the safety of the road. Mr. Juday responded
that though the City owns its roads, VDOT is asked to review traffic studies since the City lacks that
expertise. A traffic study was run recently on Ivy Street, and it was concluded that it was still safe at the
45-mph speed limit; however, once the average daily traffic went up, the speed limit would need to come
down to 35-mph.
Jason Dameron, 7010 Ivy Street, Waynesboro, expressed concerns about traffic safety, turn lane
placement, groundwater contamination, and the ability of the school system to absorb the children from
new families moving in.
Ellen O’Hanlon, 998 Northgate Avenue, Waynesboro, was concerned about the ability of the fire
department to provide adequate fire protection to the city and all the houses being constructed.
Karie Weeks, 7020 Ivy Street, Waynesboro, expressed concern about the density and design of the new
developments that have been built along Ivy Street. She was also concerned about traffic safety on Ivy
Street.
Mr. Juday said there was one emailed comment objecting to the rezoning and the other development
going on in the area.

Ms. Boyle closed the public hearing.
Mr. Henderson commented that he was in a meeting earlier that day in which Waynesboro citizens
discussed the lack of housing and the lack of affordable housing. The City has expensive housing and lowincome housing but few houses priced in the middle.
Ms. Severs said that safety seemed to be the primary concern, but that the City would not purposely
create an unsafe situation for citizens in the area, and she assumed that would be addressed as the
development occurs to ensure it stays safe.
Mr. Henderson said that there will be a new fire station constructed in the next 1-2 years on the west side
of the City. City Council has made constructing an additional fire station a priority.
Mr. Gibson commented that the proposed lot sizes would make “good-sized” lots. Mr. Juday confirmed
the lots would be a minimum of 7,000 square feet, which is about one-sixth of an acre and that the overall
density incorporates the needed roads, common areas, and other infrastructure.
Mr. Arey commiserated with the commenters and said that Waynesboro is growing and that the northern
part is growing the fastest. The turn lane into the subdivision should help with keeping traffic from getting
bogged down.
Discussion continued, with topics including the possible need to widen Ivy Street/254 in the future.
Ms. Boyle commented the City needed houses that are priced in between the high and low ends. She
advised those in attendance with concerns about the rezoning to come to the City Council meeting
Mr. Arey asked for clarification on the wording in the staff report regarding the staff recommendations
for the rezoning and traffic study results.
Mr. Arey made the motion to recommend the rezoning of Tax Map No. 4-1-28A from RS-12 (SingleFamily Residential – large lot) to RS-7 (Single-Family Residential – small lot) to City Council. Mr.
Gibson seconded. Vote was 4-0 in favor.
WHEREAS, upon a Zoning Map Amendment (rezoning) application by Santo LLC, the Waynesboro Planning
Commission finds that the request to rezone certain property consisting of one (1) lot containing 37.42 acres,
more or less, located at 0 Ivy Street, Tax Map Number 4-1-28A, from RS-12, Single-Family Residential, to
RS-7, Single-Family Residential, is consistent with good planning and zoning practice; is justified by the
public necessity, convenience, and general welfare; and is in accord with the comprehensive plan of this City;
NOW, THEREFORE, BE IT RESOLVED by the Waynesboro Planning Commission, by a vote of 4-0, that a
recommendation be forwarded to City Council that the request of Santo, LLC, be approved, in accordance with
the application and staff report dated February 22, 2022.

7. Other Business/Commissioners’ Correspondence and Communications.
Ms. Boyle announced that Ms. Severs had resigned from the Planning Commission as she has
moved outside the city limits. Ms. Severs thanked everyone and said that she had been honored to
serve on the Planning Commission.
8. Adjournment.
Mr. Henderson made a motion to adjourn the meeting. Mr. Gibson seconded. The vote was 4-0 in
favor.
The meeting was adjourned at 8:15 P.M.

CITY OF WAYNESBORO, VIRGINIA
STAFF REPORT
Zoning Map Amendment (Rezoning)
ZMA 22-017
April 19, 2022

SUMMARY SHEET
Applicant:
Address/Legal
Description:
Total Acreage:
Tax Map Number:
Real Estate
Owner of Record:
Current Zoning:
Proposed Zoning:
Comprehensive Plan
Designation:
Attachments:
Flood Plain:
Enterprise Zone:
Action
Requested:
Authorizing
City Code Section(s):
Summary
Recommendations:

Wells Enterprises Construction
0 Stonewall Drive
Waynesboro, VA 22980
18.536 acres
42-12-8
Valley Covenant Church of God
291 Hopeman Parkway
Waynesboro, VA 22939
RS-12, Single-Family Residential, large lot
RS-7, Single-Family Residential, small lot
Low Density Residential
1. Application
2. Potential subdivision layout under RS-7
No
No
Rezone the subject parcel from RS-12 (Single-Family Residential, large lot)
to RS-7 (Single-Family Residential, small lot)
City Zoning Ordinance Section 7.4.
City staff recommends approval of this rezoning.

1. Nature of Request
Wells Enterprises Construction, agent of owner Valley Covenant Church of God, is requesting a rezoning
of 0 Stonewall Drive (Tax Map No. 42-12-8) from RS-12 (Single-Family Residential, large lot) to RS-7
(Single-Family Residential, small lot). Both are classified as low-density residential districts, but RS-7
permits a smaller minimum lot size of 7,000 square feet, while RS-12 requires 12,000 square feet per lot.
No subdivision request currently
The applicant has not submitted a subdivision application nor given a date for beginning construction.
The application does not include a proffered site plan, thus all images and plans discussed with the
applicant should be considered to be conceptual. Once rezoned, the property may be developed as the
applicant sees fit so long as it meets the standards in City code for by-right development.
Rezoning is a discretionary action granting entitlements that will allow the applicant to bring a by-right
subdivision at a later date. Details of the development that are regulated by the subdivision and zoning
ordinances, such as internal street profiles, sidewalks and other infrastructure, and precise lot layouts, are
not addressed in the application materials. It is assumed that all infrastructure, including stormwater and
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drainage, will be built in accordance with the City and State ordinances that are in effect at the time of
construction. Aspects of the development that are not likely to be regulated by the City’s subdivision and
zoning ordinances should be discussed now.
2. Background
The subject parcel is located near Pratt’s Run, adjacent to the Silver Creek subdivision, and is surrounded
by a number of unfinished older subdivisions. Several streets dead end at the property, including
Summercrest Avenue, Carman Avenue, Robert E. Lee Avenue, and Stonewall Jackson Road. The
property is located behind homes on Belvue Road from Summercrest Avenue to Vedette Avenue, and
behind homes on Sumter Road from Robert E. Lee Avenue to Davis Road and then from Davis Road to
its dead end near Stonewall Jackson Road. The area surrounding the subject parcel is entirely single
family residential, with a small corner bordering the mixed use Creekwood Village subdivision.
Surrounding Land Use (see vicinity map)
• East: Single-family residences
• West: Silver Creek and Creekwood Village subdivisions
• North: Single-family residences
• South: Single-family residences

Figure 1. Surrounding land uses.

3. Zoning Requirements
The subject parcel is 18.536 acres, undeveloped, and zoned RS-12 (Single-Family Residential, large lot).
In theory, under current zoning the parcel could be developed at a maximum density of 3.5 units per acre
or 65 units. In practice, topography, lot shapes, and infrastructure needs would likely reduce this to
around 40 units. Under the proposed RS-7 zoning, the parcel could be developed at a maximum density of
6 units per acre or 111 lots. In practice, with topography and infrastructure, the number of possible lots is
much lower. The applicant’s concept plan shows 61 lots by arranging them about as tightly as possible.
This rezoning is likely to increase the number of lots in the subdivision from approximately 40 to
approximately 60.
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Figure 2. Current zoning.

Both the RS-12 and RS-7 (Single-Family Residential, small lot) Districts were established to
accommodate single-family, detached residential neighborhoods on individual lots, with the differences
being primarily the minimum lot sizes and setback requirements.
The applicant’s concept plan does not show a buffer around the edge of the property. The City’s Zoning
Ordinance requires a Class A buffer around the edge of the property when RS-7 districts abut an RS-12
zone. A Class A buffer is a 10-foot vegetated buffer with 2 canopy trees, 2 understory trees, and 12 shrubs
per 100 feet. This requirement will be enforced at the subdivision stage.
4. Review with Respect to the Comprehensive Plan

Figure 3. 2008 Comprehensive Plan Land Use Map designation
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The City’s 2008 Comprehensive Plan’s Land Use Map designates this property as “Low Density
Residential.” The Comprehensive Plan specifies that “Low Density Residential” is meant to
accommodate 3-4 dwelling units per acre. The RS-7 District is classified as low-density residential and
the submitted concept plan shows approximately 3.1 units per acre. The proposed rezoning is consistent
with the Comprehensive Plan.
5. Infrastructure, City Services, and Traffic
Utilities
All underground utilities and stormwater infrastructure will be approved with the preliminary plat once a
subdivision application is submitted. The City has adequate water and sewer capacity overall to allow for
additional residential development.
The property is in a low-lying area and the applicant will have to follow state guidelines for stormwater
management, including handling all excess quantity and nutrient load generated by developing the site.
Because the applicant has not begun designing a subdivision for construction, there is no detailed
information on the size of the stormwater infrastructure needed to comply with state regulations.
However, the concept plan shows areas reserved for stormwater management based on generic
calculations for a subdivision of this size.
City Services
The school system has also seen decreasing enrollment in recent years and has sufficient capacity to allow
for new residential growth.
Access and Traffic
The applicant submitted a traffic analysis as part of the application package for a denser development than
what the applicant is now asking for. The analysis was submitted to VDOT’s Local Assistance division
for review and input. VDOT and staff determined that the traffic generated by this development would
have minimal impact on the surrounding neighborhood. With the anticipated connection of Robert E. Lee
Drive with Carman Avenue and Stonewall Jackson Drive, the neighborhood increases the existing
connectivity of this neighborhood and provides drivers different routing options depending on destination.
6. Conclusion and Recommendations
From the City’s perspective, additional growth and lots without growth in infrastructure liabilities is a
good thing. Additionally, Council and Planning Commissioners have emphasized the need to keep
housing affordable to young families. A conventional development under the RS-12 district would
involve approximately the same amount of infrastructure for the City to maintain, but with fewer lots to
pay for it and higher per-lot prices. Demand is currently highest in the city for mid-market housing on
small lots. Allowing for smaller lot sizes will make the development more affordable to Waynesboro
home buyers and future taxpayers.
Staff recommends approval of this rezoning.

cc:

Wells Enterprises Construction, applicant
Todd Wood, Assistant City Manager, Operations
Scott Kesecker, City Engineer
Laura Martin, Zoning Administrator
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Attachment 1 – Zoning Map Amendment Application
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Attachment 2 – Potential subdivision layout under RS-7 zoning
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