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I. CALL TO ORDER

II. ROLL CALL – DETERMINATION OF QUORUM

III. PUBLIC HEARINGS

• Rezoning Application #2200468 – Submitted by Chris Holloway Construction,

LLC on behalf of Randolph Macon Academy requesting an amendment of the

Zoning Map of the Town of Front Royal to reclassify a portion of Tax Map

#20A5-14-4 from Residential District R-1 to Residential District R-3. The

identified property is an undeveloped 6.239-acre portion of the parcel located

adjacent to W. Main Street and north of S. Shenandoah Avenue, Garrison Street

and Viscose Avenue. The Ordinance identifies the R-1 District as a low-density

residential area with the R-3 District as being a medium-to-high density residential

area.

IV. ADJOURNMENT

PLANNING COMMISSION SPECIAL MEETING 

Wednesday, November 30, 2022 @ 7:00pm 

Town Hall, 102 East Main Street – 2nd Floor East Conference Room



Page 1 

TOWN OF FRONT ROYAL 
DEPARTMENT OF PLANNING & ZONING 

STAFF REPORT - REZONING APPLICATION #2200469 
PLANNING COMMISSION SPECIAL MEETING – NOVEMBER 30, 2022 

SUMMARY OF REQUEST: 
The application for review is requesting an amendment of the Zoning Map of the Town of 
Front Royal to reclassify a portion of Tax Map #20A5-14-4 from Residential District R-1 to 
Residential District R-3. The identified property is an undeveloped 6.2539-acre portion 
of the parcel located adjacent to W. Main Street and north of S. Shenandoah Avenue, 
Garrison Street and Viscose Avenue. The Ordinance identifies the R-1 District as a 
low-density residential area with the R-3 District as being a medium-to-high density 
residential area. The stated purpose of the rezoning request is to allow for the 
construction of multi-family structures to house faculty and students. No proffers were 
made by the applicant. 

GENERAL INFORMATION: 
Site Addresses N/A 
Property Owner(s) Church RMA 201 W Third St 
Existing Zoning R-1, Residential District
Proposed Zoning R-3, Residential District
Tax Identification 20A5 14 4 
Location The property abuts W. Main Street and is located north of S. 

Shenandoah Avenue, Garrison Street and Viscose Avenue. 

VACINITY MAP 

 APPLICATION #: 
2200468 

   APPLICANT:  
Chris Holloway on Behalf of Randolph 
Macon Academy 
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AERIAL MAP – ZONING DISTRICTS 

INFORMATION ON THE APPLICATION: 

Application 
Documents 

ATTACHMENT A:  APPLICATION 

• Application Form.  This is the standard application form used
to initiate rezoning applications in the Town. No proffers were
made by the applicant.

ATTACHMENT B:  PLAT 

• Plat. A survey plat of the property showing property lines and
proposed improvements thereon.

ATTACHMENT C: LETTER OF STATEMENT OF JUSTIFICATION 

• Statement of Justification.  The letter states: “Randolph Macon 
Academy would like to construct multi-family structures to 
house faculty and students on a 6.2539-acre portion of their 
property, which is currently zoned R-1. On behalf of the 
Trustees, we respectfully request that the property be rezoned 
to R-3."

ATTACHMENT D: LETTER OF AGENT AUTHORIZATION 

• Agent Authorization. Confirmation letter from Randolph
Macon Academy of agent authorization.
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Zoning 
Ordinance 

This rezoning application proposes to reclassify a portion of a parcel 
totaling approximately 6.2539-acres from R-1 Residential District to R-
3. 

The statements of intent of the two identified zoning districts as set 
forth in the Front Royal Zoning Ordinance are as follows: 

R-1 District, Zoning Ordinance Sec. 175-11.

“The R-1 District is composed of quiet, low-density residential areas, 
plus undeveloped areas where similar residential construction appears 
likely to occur. The standards set forth for this district are designed to 
stabilize and protect the essential character of the areas so delineated, 
to promote and encourage a suitable environment for family life where 
there are children, to provide areas for suitable expansion of the Town 
as facilities are provided and to prohibit all commercial activities. 
Development is, therefore, limited to relatively low concentration, and 
permitted uses are limited to single-unit dwellings, plus selected 
additional uses, such as schools, parks, churches, and certain public 
facilities that serve the residents of the district. Mobile homes or 
rooming houses are prohibited.” 

R-3 District, Zoning Ordinance Sec. 175-28.

“The R-3 Residential District is composed of medium-to-high density 
concentrations of residential uses. The standards for this district are 
designed to stabilize and protect the essential character of the area so 
designated and to promote and encourage, insofar as compatible with 
the intensity of land use, a suitable environment for families desiring 
the amenities of apartment living and the convenience of being closest 
to shopping, employment centers and other community facilities. 
Development is, therefore, limited to medium- to high-density 
concentration, and permitted uses are limited to single-family, two-
family, and multifamily dwellings, plus selected additional uses, such as 
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Zoning and 
Surrounding 
Land Uses 

Town Comp. 
Plan 

schools, parks, churches, and certain public facilities. Home 
occupations, as defined by this chapter, are permitted. Mobile homes 
are prohibited.” 

Differences between R-1 and R-3 Zoning Districts 

The main distinction of the R-3 district from the R-1 districts is the 
provision of multi-family units to include duplexes and 
townhomes. Where the R-1 district is limited solely to single family 
residential uses, the R-3 district encourages increased residential 
density.  

The existing Comprehensive Plan designates the RMA Planning area as 
institutional. The proposed Comprehensive Plan makes the same 
recommendation. Our current Zoning Ordinance does not include 
provisions for an institutional zone. Staff will incorporate this zone into 
the new Ordinance. 
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Randolph Macon: 
 
      As the name implies, this area consists largely of the building and 
grounds of Randolph Macon Academy, plus some adjacent residential 
blocks. This land use area is important visually and provides a major 
green-space/institutional buffer for surrounding land uses. The main 
building of the Academy can be viewed from the Village Commons area 
on E. Main Street. In 1995, Randolph Macon Academy opened a three-
building middle school complex on its property, with an entrance from 
Kendrick Lane. The residential properties adjoining Randolph Macon 
Academy are generally developed as single-family homes, with a few 
apartment buildings along Virginia Avenue.  
 
Assets/Opportunities 
 The campus of Randolph Macon Academy and Sonner Hall are 

visually important as both a vista from other areas of town and an 
open space view. 

 
Liabilities/Challenges 
 Maintaining the character and single-family density of the 3rd 

Street/Virginia/Villa Avenue as infill development takes place. 
 
Action Strategies 
-- Locate road connection from Kendrick Lane to Kerfoot Avenue/West 
Main Street along the boundary between Avtex Fibers and RMA on the 
west side of the planning area. 
-- Encourage and maintain single-family land uses along Villa Avenue 
from 3rd Street to 6th Street, at a medium density, and down along 3rd 
Street. 
-- Consider extending the R-1 zoning in these areas. 
 
 

 
Findings and Analysis 
 
The proposed rezoning is to classify an undeveloped 6.2539-acre parcel in the Residential 
District R-1 to the Residential District R-3. By design, the R-1 District is limited to relatively 
low concentration, and permitted uses are limited to single-family dwellings, plus selected 
additional uses, such as schools, parks, churches, and certain public facilities that serve the 
residents of the district. The R-3 District is limited to medium to high density 
concentration, and permitted uses are limited to single-family, two-family, duplexes and 
multifamily dwellings, plus selected additional uses, such as schools, parks, churches, and 
certain public facilities.  
 
The proposed rezoning (R-3) is consistent with the zoning pattern found in the 
surrounding areas, with R-2 District across the street in the 400-500 Block of W. Main 
Street and the R-3 District further west of the subject parcel in the 600 Block of W. Main 
Street.   
A major consideration in this application request to rezone to the R-3 District is that 
Randolph Macon Academy needs additional housing for faculty and students and this 
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rezoning district would provide such a need. Access to this area would be provided by 
existing Campus Streets and an upgrade to the existing gravel road in front of the proposed 
townhouses.  
 

Staff Recommendation 
 
Based upon the above findings, staff recommends the adoption of the zoning map 
reclassification of the 6.2539-acre parcel from Residential District R-1  to Residential 
District R-3 as requested in the application.  
 
 
Attachments:  A. Application 

 B. Plat 
 C. Letter of Statement of Justification 
 D. Letter from Randolph Macon Academy 
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