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A general rezoning of parcels across several neighborhoods to the newly
created MX-B zone
City Zoning Ordinance Section 7.4.
City staff recommends approval of this rezoning.

1. Nature of Request
The Planning Commission of the City of Waynesboro is proposing a general rezoning of parcels in the
Basic City/Commerce Avenue, Ohio Street, and 8th Street extended areas. This rezoning would largely
affect parcels that are currently zoned L-B Local Business or L-I Light Industrial in these zones.

2. Background
In January of 2019, the Planning Commission held an input meeting in the Basic City area that dealt
primarily with city services and property maintenance. In summer of 2019, the Planning Department sent
a survey to property owners in the Commerce/Delphine corridor asking for opinions on zoning. The
Planning Commission reviewed the results of this survey and held a focus group with property owners in
the corridor to discuss the best way forward. After discussion at several subsequent planning commission
meetings, the Commission recommended and Council approved a Zoning Text Amendment creating the
MX-B (Mixed Business) zone, which would allow more flexibility in mixed industrial/residential areas
that did not front on a major corridor.
Existing Land Use in the Basic City area:
Staff Report – ZMA 21-004 MX-B Rezoning

1

Existing Zoning:
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Problems with the existing condition
The current zoning of these areas is failing to solve a number of problems:
a. Residential compatibility. On nearly every block in lower Basic City, low density residential
units coexist with industrial uses that would generally be considered incompatible with
residences. Residents and the market have adjusted to this situation, but light industrial zoning
scattered throughout the area could allow for uses in the future that have a significant negative
effect on nearby residences.
b. Inability to convert industrial zoned land to residences. When a building zoned light industrial
falls vacant or is demolished, converting it to a residential use would be a positive step for other
houses on the block, but property owners are prohibited from doing this is the L-I zone.
c. Inconsistency of zoning rules. The scattered nature of the zoning in the area defeats the purpose
of zoning, which is to create consistent rules across a coherent geographic area. In the current
situation, a builder may wish to construct a house on a lot bordered entirely by other houses, but
is prevented from doing so because the property is zoned industrial. Likewise, a business may be
unable to locate in a property surrounded by other businesses because the property is zoned
residential or for the wrong kind of business.
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d. Changing conditions on Commerce Avenue. Commerce Avenue became the historic main
street of Basic City when the railroad station was generating pedestrian traffic and Delphine
Avenue was not a major road. The area is still largely zoned L-B Local Business, allowing for
shops and retail similar to what existed in the past. However, with Delphine Avenue widened and
access to Commerce cut off from the north, traffic on Commerce Avenue hovers around one tenth
the level of traffic on Delphine Avenue or East Main Street. It is unrealistic to expect small retail
to return to Commerce Avenue at any time in the future. There is limited demand for
neighborhood commercial uses in the City and Waynesboro already struggles to attract these uses
to East Main Street and downtown, both significantly better locations from a market perspective.
The few uses that have been successful on Commerce Avenue have been either residential or
businesses that border on being industrial or which do not require drive-by customers. With more
buildings falling vacant, Commerce Avenue property owners need a wider variety of allowable
uses to be able to launch a realistic comeback in the area.
e. Ohio Street. A similar condition exists on Ohio Street north of downtown, where warehouses and
commercial buildings face the former site of a train station. Recently, a major clean
manufacturing user expressed interest in a vacant building on Ohio Street, but was hindered by
zoning rules that do not reflect a realistic vision for Ohio Street.
f.

Difficulty of providing parking. The areas being rezoned all follow a traditional urban
subdivision pattern, with gridded streets, alleys, and buildings with no setback. This is an
excellent pattern for pedestrian accessibility and results in abundant shared on-street parking.
However, it is very difficult for businesses attempting to reuse old buildings in these areas to
meet the parking requirements of the City’s zoning ordinance. In some cases, including the
former Basic City Luncheonette, neighboring buildings had to be torn down to meet the parking
ordinance. The City’s requirements are designed for areas like Exit 94, where all customers are
traveling by car and there is no shared public parking for businesses to draw from. In the
downtown area, which also follows this historic subdivision pattern, businesses are not required
to provide parking at all.

3. The MX-B Zone
The MX-B zoning district is a new addition to the City’s zoning ordinance. It resolves these problems by
allowing for a wide range of uses, reflecting the existing mix present in the area, while limiting the most
noxious industrial uses and setting limits on noise and pollution that could directly affect neighboring
houses. The MX-B district also carries a reduced parking requirement, allowing for half the parking
mandated in other districts outside the downtown.
Parcels throughout the area that are currently zoned L-I and L-B will be rezoned to MX-B, along with a
few residentially zoned properties that would be landlocked by the new zone. This will have several
impacts for property owners:
a. Properties previously zoned L-I will have the most noxious uses limited, allowing for a more
appropriate set of activities close to residences. Owners of L-I property will also have access to
more commercial and residential uses should they wish to convert their properties in the future.
b. Properties previously zoned L-B will have access to more clean industrial uses and other
businesses that are not retail oriented, allowing them more options for reuse.
c. All property owners will have a lower parking requirement, reducing costs and barriers to reuse
of older buildings that have abundant street parking nearby.
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Proposed Rezoning:

4. Review with respect to the Comprehensive Plan
This rezoning is not called for by the Comprehensive Plan, but it is not opposed to the Comprehensive
Plan. Much of the area being rezoned falls in “Mixed Use D” on the Comprehensive Plan land use map.
Most of the parcels being downzoned from Light Industrial lie in areas designated for “medium density
residential.” The Ohio Street corridor is in the extended downtown area on the Land Use Map. Staff
believe this rezoning will move all parcels somewhat closer to their desired use on the Comprehensive
Plan Land Use Map.
5. Analysis
Impacts to Adjacent Properties
This rezoning will have no immediate impacts since there are no applicants wishing to submit site plans
or relocate based on the rezoning. In the future, this could result in different uses replacing existing uses
than what is currently allowed. However, the existing mix of land uses in the area suggests that there is
already a market expectation of varying uses priced into properties in this area.
Access and Traffic
There will not be a significant increase in traffic because there is no proposed change of use or new
project. In the future, there will hopefully be some increase in traffic as new businesses and residents are
able to locate in the area. However, the traffic effects of changes of use may cancel out across the entire
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area. Additionally, the gridded subdivision pattern is meant to accommodate more traffic and parking than
a suburban subdivision pattern. All streets are currently operating at a fraction of their capacity.
Utilities
All necessary utilities are present in this location.
6. Conclusion and Recommendations
Staff has concluded that the rezoning moves the City toward resolution of many of the zoning-related
problems in the affected areas, will not adversely affect surrounding properties, and is consistent with the
economic and historic character of the area. Staff recommends approval.

cc:

Shannon Boyle, Chair of the Planning Commission
D. James Shaw II, Deputy City Manager
Todd Wood, City Engineer
Laura Martin, Zoning Administrator
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