CITY OF WAYNESBORO PLANNING COMMISSION
Regular Meeting, Tuesday, August 18, 2020
7:00 pm
Virtual Meeting, Zoom


PLANNING
COMMISSIONERS
Shannon Boyle
Chair
Stephen Arey
Vice-chair

AGENDA
1. Call to order.
2. Adoption of agenda.

Michael Gibson
Noelle Owen

3. Review and approval of minutes of meeting held July 21, 2020.

Sarah Severs

4. Public comment period for items not on the agenda.

W. Lowrie Tucker
Council Rep: Bobby
Henderson


FUTURE SCHEDULED
MEETINGS:
City Council
Business Meeting

5. Public hearing on a rezoning for a property at 326 Ohio Street, Tax Map #45-3-A1,
from L-B Local Business to L-I Light Industrial.
6. Continuation of Basic City Land Use Plan discussion
7. Other Business/Commissioners’ Correspondence and Communication.
8. Adjournment.

Monday, August 24, 2020
7:00 pm

Planning Commission
Regular Meeting/
Public Hearing
Tuesday, September 22, 2020
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
July 2020, at 7:00 P.M., held on Zoom:
PRESENT:

Commission Members:

City Planner &
Clerk of the Commission:

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

1. Call to order. Pledge of allegiance:
Meeting was called to order by Chairwoman Boyle who asked to forego the pledge of allegiance as the
meeting was held through video-call.
2. Adoption of agenda:
Mr. Arey made the motion, Mr. Gibson seconded, all voted in favour.
3. Review and approval of minutes of work session held June 2, 2020:
Mr. Gibson moved to approve the minutes, Ms. Severs seconded, it was approved 7-0.
4. Public Hearing on a rezoning request by Riverbend Development, on behalf of Rosser
Avenue Development LLC, to rezone a property at 0 Tiffany Drive, Waynesboro,
Virginia, City tax map number 41-3-112, currently zoned RS-12 (Single-family
Residential) and H-B (Highway Business), to RG-5 (General Residential) and R-MF
(Multi-family Residential).
Mr. Juday gave a presentation on the application, concluding the proposal was consistent with the
comprehensive plan and recommended approval. See staff report attached to 7/21/2020 agenda for
details.
Mr. Arey clarified that the zoning is contingent upon their proffer of the design of their development,
and then asked whether if they go out of business or choose to sell it to someone else that the new
developer would have to stick with the proffers. Mr. Juday responded that the proffers become a part
of the zoning in that area, so anyone coming after will have to follow them.
Mr. Henderson asked about fire services and how it would affect the ISO rating. Staff was not sure
about the ISO ratings, but responded that the fire marshal has reviewed the plans and has approved
them.
Ashley Davies of Riverbend Development introduced herself and gave some brief remarks about the
development. Mr. Tucker asked about phasing of the project. Ms. Davies responded that it would start
at the Lew Dewitt side and bringing the road into Tiffany Drive. Platted lots will work back from Lew
Dewitt and probably be about 40 lots at a time, but that conversation hasn’t been in-depth yet. The
multi-family section would probably be one of the later sections developed.

Ms. Boyle opened the public hearing. There were a couple written comments which are attached at the
end of the minutes. There were no further comments and the public hearing was closed.
Carl Hultgren, an engineer from Ramey Kemp Associates, gave a brief summary of the traffic study.
Mr. Tucker motioned to recommend the rezoning as per staff recommendations, and Mr. Gibson
seconded. The motion carried 7-0.
5. Update on SMART SCALE Applications for 2020
Mr. Juday shared the application that are being submitted for the current round of SMART SCALE.
This grant governs the disbursement of state grant funds for new transportation infrastructure.
Localities of Waynesboro’s size may submit up to four applications each cycle. The projects are scored
by six metrics: safety, congestion mitigation, accessibility, economic development, environmental
quality, and land use.
The applications being submitted this year are: 1) Rosser Avenue Corridor Improvements, which will
upgrade and synchronize signals, reconfigure intersections, add pedestrian accommodations, and
remove one unnecessary signal. 2) West Main STARS Study Recommendations, which will replace
center left-turn lane with planted median, allow U-turns, and add continuous sidewalk on one side. 3)
Broad Street Access Management, which will beauty, increase safety, and improve pedestrian
accessibility. 4) Crozet Tunnel Trail.
6. Presentation of Basic City Land Use Plan scenarios and request for direction from
Planning Commission
Mr. Juday began by presenting some recent developments, which include a change of ownership of
parcels on 300 block, CDBG funds being used to design 4th street sidewalk and Delphine crossing, and
landscaping equipment at 408 Commerce Ave.
Mr. Juday presented three strategies for moving forward. The first option is to stick with the status
quo, remaining Local Business zoning. This strategy would call for continuing to hold out for
reinvestment and in the meantime work on public infrastructure investments, such as by using CDBG
funds to improve sidewalk and lighting. The second option is the open up zoning towards industrial and
lower value uses. This would require creating a new zone that would allow for a larger array of lower
value uses with restrictions to make them compatible with housing. The strategy here would be to try
to generate activity to help the area recover without making it a truly industrial area. It would bring
current uses into conformance and allow more uses that are generally prohibited in L-B such as small
scale manufacturing, low-nuisance industrial, machine shops, auto repair, equipment yards, etc. This
zone could possibly be extended to Ohio Street, New Hope Road, Bayard Avenue, and 8 th and
Charlotte. The third option would be to tighten the zoning and push towards residential. This would
require slowly easing industrial uses out, along with most commercial uses. It would encourage
residential redevelopment at medium density. It would not threaten current businesses but instead
would focus on only supporting down-zonings in the future.
Mr. Tucker as about parking reductions, which could be applied to any of the three scenarios.

After some discussion about the options, doing a mix of the status quo and a new zoning seemed the
best option. The hope is for future uses to contribute to the surrounding area.
7. Other Business/Commissioners’ Correspondence and Communication:
No other business was discussed.
8. Adjournment:
Mr. Gibson moved, Mr. Tucker seconded, and the meeting was adjourned.
Meeting adjourned at 9:20 pm.
____________________________________
Luke J. Juday, Clerk

Written Comments regarding Carflo Farm rezoning:
---------------------------------------------------------------------------------------------------------------------------Dear Members of Waynesboro City Council,
My name is Mike Bailey and I live in the Walnut Grove Farm neighborhood. I have a couple of
concerns about the rezoning of 0 Tiffany Drive. My first concern is the traffic on Rosser
Avenue. As our small city grows, so does the traffic. I assume the developer will address the
traffic coming in and out of the sub-division, but what about the rest of Rosser? Unlike
Windigrove Drive, this portion of Rosser is only a two-lane road. There is already a lot of traffic
due to Walmart and Martins. What is the city going to do to make sure we do not have gridlock
with the increase in housing units?
My second concern is the waste water and sewer issue. The land they want to develop on is wet
and marshy. How will the developer deal with the run off with high density residential
units? How will they protect the existing eco-system and historic Pratts Run creek? I know
there is plenty of wildlife on this land as my family enjoys the sight of deer, foxes, rabbits, birds,
turtles, etc.in our backyard. It would be terrible if all the wildlife was displaced due to this
development. Our neighborhood is unique. I would describe it as "country living in the city." It
would be a tragedy for this special charm to be destroyed.
My last concern is the integration to the existing neighborhood. As of right now, the existing
surrounding neighborhoods are all zoned for RS-7 and RS-12 single family homes. With the
advent of multi-family high rises, it will take away the charm and character of the existing
neighborhoods. Many property owners including myself bought into this neighborhood based on
the walkability and bucolic like atmosphere. It is truly a family neighborhood as my wife grew
up on the very street we now live on. The neighborhoods next to 0 Tiffany drive are wellestablished, middle income areas of the city. If developed with multi-family units, the city may
be driving out the very people it is trying to attract. How will the developers and city protect the
existing neighborhoods?

Thank you for your attention to this matter.
Mike Bailey
2500 Davis Road
Waynesboro, VA 22980
434-270-1490
mikeb8319@yahoo.com
---------------------------------------------------------------------------------------------------------------------------This is a comment with regards to the rezoning request by Riverbend Development, on behalf
of Rosser Avenue Development LLC, to rezone a property at 0 Tiffany Drive, Waynes- boro,
Virginia, City tax map number 41-3-112, currently zoned RS-12 (Single-family Residential) and
H-B (Highway Business), to RG-5 (General Residential) and R-MF (Multi-family Residential).

As a resident of Waynesboro, I am opposed to this rezoning request for the following reasons:
•

•
•

The proposed rezoning area of Waynesboro is already heavily congested with traffic,
rezoning this tract to multi-family residential will add many more cars to the situation
without additional road/intersection work.
The property values of the current single-family neighborhoods will drop if multi-family
housing is built adjacent to these neighborhoods.
Increasing the impervious surface from multi-family parking lots will increase the
stormwater runoff.

This rezoning is not good for Waynesboro or its residents, please reject this request and leave
the zoning as is.
Thank you,
W. Hugh Stiteler
Waynesboro, VA

CITY OF WAYNESBORO, VIRGINIA
Staff Report
Zoning Map Amendment (Rezoning)
ZMA 20-002
August 18, 2020

SUMMARY SHEET
Applicant:
Address/Legal
Description:
Total Acreage:
Tax Map Number:
Property
Owner of Record:

Virginia Panel Corporation
326 Ohio Street

Current Zoning:

.559 acres
45-3-A1
Robert Thomas Carty, Jr.
P.O. Box 4259
Plant City, FL 31973
L-B Local Business

Proposed Zoning:

L-I Light Industrial

Comprehensive Plan
Designation:
Attachments:

Downtown extended

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

1. Application
2. Applicant narrative
No
No
Rezone a .559 acre parcel from L-B (Local Business) to L-I (Light
Industrial)
City Zoning Ordinance Section 7.4
City staff recommend approval of the application for rezoning in
accordance with the attached staff report.

1. Nature of Request
Virginia Panel requests a rezoning of the property at 326 Ohio Street near the intersection of
Broad Street and Port Republic Road from L-B (Local Business) to L-I (Light Industrial).

2. Background
The applicant, Virginia Panel Corporation, has designed, manufactured, and marketed interface
connector products for the aerospace, automotive, commercial, defense, telecommunications, and
medical industries for over 60 years. VPC is a major employer in the City of Waynesboro, with
most of its 200 workers located at the facility on New Hope Road, near Kate Collins Middle
School. VPC has continued to grow during the COVID-19 pandemic and needs space to expand.
Staff Report – Ladd School ZMA #14-154 and CUP #15-162
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The company is still negotiating a contract to purchase the site, but rezoning approval is one of
the requirements for expansion to this site. The property owner supports the rezoning and City
staff are recommending approval even if Virginia Panel is not the ultimate purchaser, believing
that most desirable and viable uses of this building would require L-I zoning.
The subject site is located across from a former rail station, along with other warehouse buildings
that once handled cargo from rail cars. These properties are now largely vacant or underutilized.
In this sense, Ohio Street is comparable to Commerce Avenue in Basic City, though without the
same history of retail uses, and may be ideal for a future rezoning to an Industrial Revitalization
zone. However, Virginia Panel’s timeline for expansion does not allow for them to wait on this
possibility.
The subject site includes a 13,000 square foot industrial building built in 1940. The building has
3-phase wiring (used by heavier commercial and industrial buildings) and was recently in use as
a warehouse. The warehouse use was non-conforming (grandfathered) and not provided for in
the L-B zone.
Virginia Panel hopes to also acquire properties along Broad Street to expand the building in the
future, creating a new glass-fronted façade with more visibility from downtown. This may
require additional rezoning in the future if industrial operations extend onto these parcel.

3. Zoning Analysis
The site is separated from the Downtown Core area by Broad Street and from residences in the
Florence Avenue and Port Republic neighborhoods by Ohio Street, the Buckingham Branch
railway, and a stretch of railroad-owned woods. This separation helps to reduce its impact on
residential and retail uses. The property has excellent road and rail access, as well as all utilities.
It has been used for storage in the recent past.
While the proposed Virginia Panel facility is an industrial use, it is a low-impact type of
manufacturing that will not produce significant negative externalities for nearby residences or
businesses. It will bring additional jobs and activity to the downtown area, however.
If Virginia Panel is unable to complete purchase of the building, it would be available for other
similar tenants. Light Industrial prohibits the most noxious uses. While it is not ideal for a
property adjacent to residences, the separation from residences provided by the railroad tracks
and woods makes this an acceptable location. The building is in good enough shape and has
enough value that it is unlikely the site would be reused for a storage yard use or a completely
different type of building. This rezoning will also help create consistency in zoning across the
Ohio Street buildings, providing predictability for owners and buyers.
Current entitlement
Currently, the building is zoned L-B (Local Business). This zone is meant to integrate
neighborhood commercial uses with residential uses. It allows a wide range of housing types,
including single-family homes and attached homes. It also allows most light commercial uses
that would contribute to a residential neighborhood.
Proposed entitlements
The applicant wishes to rezone the property to L-I (Light Industrial). This zone allows industrial
uses that do not involve resource- or pollution-heavy processes. It also allows most commercial
uses. The only residential use allowed is upper-story residential by Conditional Use Permit.
Staff Report – Ladd School ZMA #14-154 and CUP #15-162
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Surrounding Land Use (see vicinity map)
•

North: CSX Buckingham Branch Railroad tracks and property owned by the Railroad
zoned L-B or L-I.

•

West: similar underutilized industrial property zoned L-I

•

East: Warehouse and machine shop uses zoned L-I

•

South: Commercial properties fronting on Broad Street zoned L-B.

Because the property is surrounded on two sides by L-I zoning, staff feels this is an appropriate
action and not an instance of spot zoning.

4. Comprehensive Plan
This location is designated on the land use map as part of the “downtown extended” area,
including parts of East Main Street, West Main and Broad near Rosser Avenue, and other
properties north of Broad Street. Downtown is a place for intensive activity that brings workers,
Staff Report – Ladd School ZMA #14-154 and CUP #15-162
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shoppers, and residents together in an urban environment. The Downtown Core, which is located
south of Broad Street, is intended for walkable, mixed-use development favoring heavy
pedestrian traffic. The Downtown extended area around it is open to a wider range of uses that
still create intensive activity and employment, but are not exclusively pedestrian-oriented.
This use would not be ideal in the Downtown Core area, but it fits well into the extended
Downtown area, bringing jobs and activity to a major redevelopment site.

5. Recommendation
The location is appropriately shielded from residences and will benefit from redevelopment.
Virginia Panel is a major city employer with a positive track record of investment in the
community. The property has excellent utility and road access. Allowing light industrial use in
this area will help spur redevelopment and bring more jobs and activity to the Broad Street
corridor and extended downtown area.

Staff Report – Ladd School ZMA #14-154 and CUP #15-162
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Business Development &
Expansion Plan

Virginia Panel Corporation

326 Ohio Street
Waynesboro, VA

VPC and Waynesboro
Virginia Panel Corporation (VPC) has been a part of the Waynesboro community for over 60
years. Beginning as a division of IBM with the production of patch panels for computers, it was
soon purchased by the Stowers family who maintains ownership today. Located at 1400 New
Hope Rd., their manufacturing facilities have grown extensively to accommodate sales and
corresponding production needs that have seen a steady increase year over year.
VPC has a staff of almost 200 employees with a majority located in the local Waynesboro
community. Recently, a student program was introduced that gives employment opportunities
to high school students with an interest in engineering or manufacturing based pursuits
following graduation. Students are given part-time employment, but also mentorship and are
cross-trained in multiple areas of manufacturing, providing a versatile skill set upon graduation.
Employment is continued past high school should the student pursue local post-graduate
education or wish to become a full-time employee at VPC. This program has been a tremendous
asset to the local student population both for training and employment.

Strong Through Covid-19
Despite the economic repercussions of Covid-19, VPC has continued to thrive and contribute to
Waynesboro’s economy and has kept its citizens employed. The nature of VPC’s product and its
customer base make it significantly unsusceptible to downturns in the economy. During the
current economic climate, VPC is considered “mission critical” by the government, has
remained open and operational throughout the virus outbreak and has seen increasing sales. In
fact, during the month of May, a record number of shipments were made.

Consistent and Growing
Manufacturing businesses in a small city such as Waynesboro are a crucial part of the economy
as contributors to the tax base and the employment rate. VPC has managed to be a consistent
contributor to the local economy because of its continual revenue stream and growth for over
60 years.
Inevitably, as VPC’s level of business and production has grown it has reached the level where
expansion is necessary. A substantial effort has been made over the last several years to invest
in the latest manufacturing technology in order to increase production accuracy and efficiency.
This new technology has also allowed VPC to design and offer a highly desirable product line in
he industry known as “high speed digital.” This product line has boosted VPC’s sales
exponentially and attracted new customers with a very large volume demand. This new
demand has created two significant needs. One, the urgent need for more manufacturing and
storage space and two, the need to bring production of certain components of this product line
in-house to reduce overhead and decrease lead times.

326 Ohio Street
The immediacy of the need for space and expansion has lead VPC to seek the purchase of an
existing property and structure. They have located the currently vacant building at 326 Ohio
Street. This building was previously used as a manufacturing facility which makes it ideal for
VPC’s needs.
The current condition of this property will allow VPC to make minimal upgrades and
improvements so that current orders that require a large amount of space to complete, can be
handled there immediately. It will also allow for materials from VPC’s warehouse storage
building, which is no longer usable, to be moved there immediately. Plans are to conduct
renovations to the property in stages while the building is occupied.
From an operational standpoint this building has had several internal upgrades which make its
purchase desirable including an upgraded electrical system, new lighting and new tile in office
areas. However, as with much of the surrounding area, having been vacant for some time, it has
developed a somewhat outdated and run down appearance externally. Along with the purchase
of this property, VPC plans to make significant improvements to the exterior. The current
entrance onto Ohio Street is planned to be moved to be facing Broad Street.
The structures at 323 W Broad St. and 511 W Broad St. are also planned to be purchased and
cleared to create more space for an expanded glass-fronted entranceway (see included
rendering and floor plan).

New Job Opportunities
Of most importance, the expansion of VPC will create multiple new job opportunities. New
employees will be needed immediately to accommodate the recent increase in business and
order volume.
Renovations will employ local contractors and laborers, as well as the require purchase of
building materials.
Following the move of all high speed digital material production in-house, there will be a
significant number of new employees needed to accommodate the expanded manufacturing
operation.

A Win for Waynesboro
VPC has been a significant part of Waynesboro’s commerce and community for over 60 years.
VPC’s expansion plans include renovation and beautification to a property that has been vacant
and unused for years. Located in Area 1 of Waynesboro’s Enterprise Zone which was created to

encourage new business development and expansion, 326 Ohio Street is the perfect
opportunity for VPC to do exactly what this program hopes to accomplish. VPC has an
investment in the local community and looks forward to helping to revitalize it economically.
VPC’s investment and expansion is a win for Waynesboro, the community and its citizens.

Appendix

RAMP

CONFERNCE
ROOM

CONFERNCE
ROOM

APPROXIMATE PROPERTY LINE

182.0

300.0

LAWN

SIDEWALK
LANDSCAPED AREA

MENS
RESTROOM

LIGHT MANUFACTURING

STORAGE

EMPLOYEE
BREAK/LUNCH
ROOM

WOMENS
RESTROOM

BROAD STREET

LIGHT MANUFACTURING

MENS
RESTROOM

WOMENS
RESTROOM

EXISTING
OFFICES

PARKING

81.8

AP
PR

OX

IM

AT
E

PR

APPROXIMATE PROPERTY LINE

APPROXIMATE PROPERTY LINE

LAWN

SIDEWALK

OFFICE

OFFICE

LANDSCAPED AREA

CONFERENCE ROOM

RAW
MATERIAL
STORAGE

STORAGE

LIGHT MANUFACTURING

LOADING DOCK

415.0

OHIO STREET

OP
ER

TY

LIN
E

APPROXIMATE PROPERTY LINE

44.0

40.0

PARKING

28.0

New Proposed Floor Plan

205.0

APPROXIMATE PROPERTY LINE

87.3

