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Santo LLC

0 Ivy Street
Waynesboro, VA 22980
37.42 acres
4-1-28A
Santo LLC
9348 Cornwell Farm Drive
Great Falls, VA 22066
RS-12, Single-Family Residential
RS-7, Single-Family Residential
Low Density Residential
1. Application
2. Potential subdivision layout under RS-12
3. Potential subdivision layout under RS-7
No
No
Rezone the subject parcel from RS-12 (Single-Family Residential) to RS-7
(Single-Family Residential)
City Zoning Ordinance Section 7.4.
City staff recommends approval of this rezoning.

1. Nature of Request
Santo LLC, owner of 0 Ivy Street (Tax Map No. 4-1-28A), is requesting a rezoning of the property from
RS-12 (Single-Family Residential, large lot), which allows for low-density residential development, to
RS-7 (Single-Family Residential, small lot). The RS-7 district is still a low-density residential district, but
permits a smaller lot size of 7,000 square feet rather than 12,000 square feet.
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
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not addressed in the application materials. It is assumed that all infrastructure will be built in accordance
with the City 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 on Ivy Street north of the Quesenbery subdivision (Ivy Commons) near the
City’s boundary with Augusta County. The Ana Marie Estates subdivision is located to the southwest,
and single-family homes on large lots are located across Ivy Street on the western side. The property’s
northern boundary borders a large parcel with a single-family house, and the Keith and Sharon Smith
property borders it on the eastern site.
Surrounding Land Use (see vicinity map)
• East: Keith and Sharon Smith property
• West: Single-family residences; Ana Marie Estates
• North: Single-family residences
• South: Ivy Commons subdivision (Quesenbery); Ana Marie Estates

Figure 1. Surrounding land uses.

3. Zoning Requirements
The subject parcel is 37.42 acres, undeveloped, and zoned RS-12 (Single-Family Residential, large lot).
Under the current zoning, the parcel could be developed at a maximum density of 3.5 units per acre. Per
the applicant, when taking into account needed infrastructure such as roads, sidewalks, and stormwater
facilities, the parcel could reasonably be subdivided into 66 lots.
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.
Rezoning to RS-7 would permit a maximum density of 6 units per acre (minimum lot square footage of
7,000 square feet). Per the applicant’s potential subdivision layout (again, not proffered), the parcel could
be developed into 107 lots for single-family, detached residences, and provide a road connection to the
Ivy Commons subdivision to the south and future road connections to the adjacent parcels.
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Figure 2. Current zoning.

4. Review with Respect to the Comprehensive Plan
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. Though this rezoning would allow a density of up to 6 dwelling
units per acre, the RS-7 District is still classified as low-density residential. The proposed rezoning is
consistent with the Comprehensive Plan.

Figure 3. 2008 Comprehensive Plan Land Use Map designation
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5. Infrastructure, City Services, and Traffic
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 in this area. The school system has also seen decreasing enrollment in
recent years and has sufficient capacity to allow for new residential growth.
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. Allowing for smaller lot sizes will
make the development more affordable to Waynesboro home buyers and keep more development in the
City, without significantly altering the housing types in the subdivision.
Of chief concern to the City are the traffic impacts this potential development will generate. With the
development of the Ivy Commons subdivision directly to the south of this parcel and the continued
development of Ana Marie Estates, the amount of traffic on U.S. Route 254 (Ivy Street) will continue to
increase. Staff recommends continuing to require interparcel connections to develop alternative routes
and an interconnected network to distribute traffic away from Route 254. The proposed rezoning meets
this goal. Staff do not anticipate any need for a widening of Ivy Street in the next two decades based on
current population projections and hope to avoid any widenings in the future. Ivy Street currently moves
approximately 6,100 vehicles per day, less than 30% of its maximum capacity. The proposed rezoning
will add an estimated 1,011 trips per day. Once all platted subdivisions in this area are built out, traffic
volumes may require a reduction in the speed limit along the length of the corridor. However, a speed
study conducted by the City this year did not call for a reduction of the speed limit.
The applicant has submitted an abbreviated traffic analysis, including a turn lane warrant that has been
reviewed by VDOT’s Local Assistance division and revised based on their recommendations. The
development will require a right turn taper, which can be required at the site plan stage. No left turn lane
was warranted.
6. Conclusion and Recommendations
Staff recommends approval of this rezoning. Planning Commission voted 4-0 to recommend approval
as well.

cc:

Santo LLC, 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-12 zoning
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Attachment 3 – Potential subdivision layout under RS-7 zoning
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