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I. CALL TO ORDER 

 

 

II. ROLL CALL – DETERMINATION OF QUORUM 

 

 

III. ADDITION/DELETION OF ITEMS FROM THE AGENDA 

[Items added will be placed as the last item under Business Items. Unanimous 

vote is required to add/delete] 

 

 

IV. APPROVAL OF MINUTES 

 

• October 18, 2023 – Regular Meeting 

 

 

V. CITIZEN COMMENTS 

 

 

VI. CONSENT AGENDA  

I move that the Planning Commission approve the Consent Agenda as presented. [Items 

removed for further discussion will be placed as the first item under Business Items. 

Unanimous vote is not required to move] 

 

• 2300695 – Warren Coalition. A request for a Special Use Permit for a lodging house 

located at 501 S. Royal Avenue, identified by Tax Map 20A7-8-1. The property is 

zoned C-1, Community Business District and is located in the Entrance Corridor. 

[Consent to advertise] 

 

• 2300700 – A Rezoning Application submitted by Skyline Realty Investments, LLC 

for a request to rezone 29 W. Duck Street, identified by tax map number 20A12-3-

25 & 28 from C-1, Community Business District to R-3, Residential District. 

[Consent to advertise] 

 

• 2300736 – A Rezoning Application submitted by Cook Realty, LLC for a request 

to rezone 1121, 1125 and 1135 John Marshall Highway, identified by tax map 

number 20A10-3-8, 8A and 9A from R-1, Residential District to C-1, Community 

Business District. [Consent to advertise] 

 

 

REGULAR PLANNING COMMISSION MEETING 

Wednesday, November 15, 2023 @ 7:00pm 

Warren County Government Center 
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VII. PUBLIC HEARINGS 

 

• 2300609 – An Ordinance text amendment request submitted by Magdalen Capital, 

LLLP to amend the current Zoning Ordinance Sections 175-37.3.C, 175-37.4.A & 

175-37.17.A regarding the minimum acreage requirement for the Planned 

Neighborhood Development District (PND) from the existing 20 and 50-acre 

minimum lot requirements to a 2-acre minimum lot requirement. 
 

• 2300537 – Rezoning Application submitted by Magdalen Capital, LLLP for a 

request to rezone 311 Leach Street, identified by tax map number 20A9-1-3, from 

R-S, Suburban Residential District to PND, Planned Neighborhood Development 

District and adjoining properties identified by tax map numbers 20A9-16-D1, 

20A9-16-D2 and 20A9-16-D3 from R-1, Residential District to PND, Planned 

Neighborhood Development District.  

 

 

VIII. COMMISSION MEMBER REPORTS 

 

IX. PLANNING DIRECTOR REPORT 

 

• October Monthly Report 

 

X. ADJOURNMENT 

 



 

 

MINUTES – REGULAR MEETING 

OCTOBER 18, 2023 
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P l a n n i n g  C o m m i s s i o n  O c t o b e r  1 8 ,   2 0 2 3  

 
The following minutes are a summary of items on the agenda. This meeting may be viewed in its entirety by 

accessing the video of the same date online via the Town’s website at www.frontroyalva.com for a limited 

time.  

 

The Planning Commission meeting of the Town of Front Royal, Virginia was held on October 18, 

2023, at 7:00 PM at the Warren County Government Center. 

 

 

CALL TO ORDER 

 

Chairman Wells called the meeting of the Planning Commission to order at 7:00 pm. 

 

 

ROLL CALL 

 

Present: Daniel Wells, Chairman 

 Connie Marshner, Vice Chairman 

 Glenn Wood, Commissioner 

 Michael Williams, Commissioner 

 Brian Matthiae, Commissioner 

 

Staff Present:  Lauren Kopishke, Planning Director/Zoning Administrator 

 George Sonnett, Assistant Town Attorney 

 Connie L. Potter, Executive Assistant, Clerk of the Planning Commission 

 

 

ADDITION/DELETION OF ITEMS FROM THE AGENDA 

 

There were no changes to the agenda. 

 

 

CITIZEN COMMENTS 

 

There were no citizen comments. 

 

 

APPROVAL OF MINUTES 

 

• July 19, 2023 – Regular Meeting 

 

Vice Chairman Marshner moved, seconded by Commissioner Wood to approve the meeting 

minutes as written. 

 

 

http://www.frontroyalva.com/
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VOTE: Yes – Wells, Marshner, Wood 

 No – N/A 

 Abstain – Matthiae, Williams 

 Absent – N/A  ROLL CALL 

 

 

• August 16, 2023 – Regular Meeting 

 

Commissioner Williams moved, seconded by Vice Chairman Marshner to approve the meeting 

minutes as written. 

 

VOTE: Yes – Marshner, Wells, Williams, Wood 

 No – N/A 

 Abstain – Matthiae 

 Absent – N/A  ROLL CALL 

 

 

CONSENT AGENDA 

 

• 2300609 – An Ordinance text amendment request submitted by Magdalen Capital, LLLP 

to amend the current zoning ordinances 175-37.3.C, 175-37.4.A & 175-37.17.A regarding 

the minimum acreage requirement for the Planned Neighborhood Development District 

(PND) from the existing 20 and 50-acre minimum lot requirements to a 2-acre minimum 

lot requirement. (Consent to Advertise) 

 

Commissioner Wood moved, seconded by Vice Chairman Marshner to go forward to the 

amendments as stated. 

 

 VOTE: Yes – Williams, Wood, Marshner, Matthiae, Wells 

 No – N/A 

 Abstain – N/A 

 Absent – N/A  ROLL CALL 

 

 

• 2300537 – Rezoning Application submitted by Magdalen Capital, LLLP for a request to 

rezone 311 Leach Street, identified by tax map number 20A9-1-3 and adjoining properties 

identified by tax map numbers 20A9-16-D1, 20A9-16-D2 and 20A9-16-D3 from R-S, 

Suburban Residential District and R-1, Residential District to PND, Planned Neighborhood 

Development District. (Consent to Advertise) 
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Vice Chairman Marshner moved, seconded by Commissioner Williams for consent to advertise. 

 

VOTE: Yes – Wells, Marshner, Matthiae, Williams, Wood 

 No – N/A 

 Abstain – N/A 

 Absent – N/A  ROLL CALL 

 

 

COMMISSION MEMBER REPORTS 

 

There were no comments from the Planning Commission members. 

 

 

PLANNING DIRECTOR REPORT 

 

Ms. Kopishke reviewed the September monthly report. 

 

Summit and staff are continuing to work on the Zoning Ordinance and Subdivision ordinance 

rewrite. Staff is hoping to present a draft of the document to the Planning Commission in 

December. 

 

The Planning & Zoning office has started tracking the number of walk-ins each week. In the month 

of September there were 241 walk-ins. 

 

Commissioner Wood asked if anyone had contacted the Planning and Zoning office with 

questions/complaints regarding the proposed chicken ordinance amendments or if there were any 

problems when inspections are being conducted. 

 

Ms. Kopishke said there are 2-3 re-inspections that Mr. Ware will be conducting but there are no 

real issues that staff has been made aware of. 

 

Commissioner Wood noted that the Town Council moved the amended chicken ordinance back to 

a work session for discussion and asked Ms. Kopishke to describe what the issues where that led 

them to take it back to a work session. 

 

Ms. Kopishke stated she could not speak specifically to what Town Council’s issues were, 

however there seemed to be concerns that ‘free range” chickens would not be allowed in Town. In 

addition, there seemed to be concerns about the size requirements for the coop and run area. The 

size requirements written in the proposed ordinance are the metrics that the Virginia Cooperative 

Extension office uses. Existing Urban Agriculture permits that have already been issued have met 

the space requirements for their coops. The purpose of the proposed ordinance is to tighten it up 

and make sure that the language is in place so if there is a problem or complaints staff can address 

them. 
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Commissioner Wood mentioned that at the Town Council meeting they chose not to call Ms. 

Kopishke forward to answer questions. The Planning Commission with their review and 

recommendation felt the proposed ordinance met the requirements they were requested by Council 

to meet and yet they failed to discuss or pass it and proceeded to move it back to a work session. 

He suggested enforcing the ordinance by asking: 1) are the chickens causing a nuisance; and 2) 

are the chickens getting out, etc. 

 

Ms. Kopishke explained that staff is operating on a complaint basis only.  She stated that chickens 

are not allowed to run at large just as dogs cannot run at large in Town.  

 

Commissioner Wood asked if he had chickens in a fenced backyard and if they were not out 

making a nuisance would that be an issue the Planning and Zoning Department would be 

concerned about.  

 

Ms. Kopishke explained that the Planning and Zoning Department would only be concerned if a 

complaint was received. She noted that staff would not go into someone’s private property. 

 

There was some additional discussion regarding “free range” chickens. Ms. Kopishke explained 

that the proposed ordinance does not allow chickens to run around the yard even if it is fenced in. 

The chickens must remain in the run and coop area. 

 

Commissioner Williams spoke on record thanking the Planning Department for the professional 

manner in which they have handled the situation at hand given their resources. 

 

Commissioner Matthiae asked what the nature of the enforcement was for the month of September 

as noted in the monthly report. 

 

Ms. Kopishke said they could consist of inoperative vehicles, high grass, trash/debris and not 

obtaining zoning permits. 

 

Commissioner Matthiae asked if this number included dilapidated buildings. 

 

Ms. Kopishke explained that dilapidated buildings are addressed under property maintenance. 

Code enforcement is addressed in different areas of the Town Code. Property Maintenance is a 

separate portion of the Town Code and there is State Code that is also attached to it. It is enforced 

by the State Property Maintenance Code. The Code Enforcement Official is also the Property 

Maintenance Official, so she has to be aware of all the relevant sections of the Town Code as well 

as being educated in the State Code. 
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ADJOURNMENT 

 

Commissioner Williams moved, seconded by Commissioner Wood to adjourn the meeting. 

  

VOTE: Yes – Wells, Marshner, Matthiae, Williams, Wood 

 No – N/A 

 Abstain – N/A 

 Absent – N/A  ROLL CALL 

 

 

The meeting was adjourned at 7:14 p.m. 

 

 

 

 

 Approved by Planning Commission 

  Date:       

 

 

 

 



  

  

CONSENT AGENDA  

  

• 2300695 – Warren Coalition. A request for a Special Use Permit for a lodging house 

located at 501 S. Royal Avenue and identified by Tax Map 20A7-8-1. The property 

is zoned C-1, Community Business District and is located in the Entrance Corridor. 

[Consent to advertise]  

  

• 2300700 – A Rezoning Application submitted by Skyline Realty Investments, LLC 

for a request to rezone 29 W. Duck Street, identified by tax map number 20A12-

325 & 28 from C-1, Community Business District to R-3, Residential District. 

[Consent to advertise]  

 

• 2300736 – A Rezoning Application submitted by Cook Realty, LLC for a request to 

rezone 1121, 1125 and 1135 John Marshall Highway, identified by tax map numbers 

20A10, Section 3, Lots 8, 8A and 9A from R-1, Residential District to C-1, 

Commercial, Community Business District. [Consent to advertise] 

  























  

  

PUBLIC HEARING  

  

• 2300609 – An Ordinance text amendment request submitted by Magdalen Capital,  

LLLP to amend the current Zoning Ordinance Sections 175-37.3.C, 175-37.4.A & 

17537.17.A regarding the minimum acreage requirement for the Planned 

Neighborhood Development District (PND) from the existing 20 and 50-acre 

minimum lot requirements to a 2-acre minimum lot requirement.  
  



Town of Front Royal, Virginia 

Planning Commission Regular Meeting Agenda 

 

 

 

Agenda Item:  2300609 – Ordinance Amendment 
 
 
MEETING DATE:  November 15, 2023 
 
SUMMARY: 2300609 – An Ordinance text amendment request submitted by Magdalen Capital, LLLP to 
amend the current Zoning Ordinance sections 175-37.3.C, 175-37.4.A & 175-37.17.A regarding the 
minimum acreage requirement for the Planned Neighborhood Development District (PND) from the 
existing 20 and 50-acre minimum lot requirements to a 2-acre minimum lot requirement. 
 
STAFF RECOMMENDATION:  Town Staff recommends the minimum acreage be 5 acres to allow 
sufficient space for development. 
 
Town staff has no objections to the request and spoke with the Consultant who is currently revising the 
Zoning ordinance. The Consultant agrees that reducing the acreage requirements would permit 
flexibility and allow additional parcels within Town limits to apply for rezoning to PND districts. The 
PND district can support a wider variation of housing and potentially promote affordable housing 
projects. This is consistent with the goals and intent of the comp plan, especially the creation of new and 
more attainable housing options. 
 
DRAFT MOTION:  “I move that the Planning Commission forward a recommendation of approval to the 
Front Royal Town Council to amend the current Zoning Ordinance sections 175-37.3.C, 175-37.4.A & 
175-37.17.A regarding the minimum acreage requirement for the Planned Neighborhood Development 
District (PND) from the existing 20 and 50-acre minimum lot requirements to a 5-acre minimum lot 
requirement.” 
 
 
NOTE:  This is only a draft motion. Alternative motions are also welcome. 
 

 

PLANNING COMMISSION ACTION: 
 
Moved ________________ Seconded ________________ 
 
Wells  __________ Matthiae __________ Wood __________ Marshner __________ Williams __________ 

 
 

             
 

           
 







PLANNED NEIGHBORHOOD DEVELOPMENT DISTRICT (PND) 1 
(Adopted 4-11-05) 2 

175-37.1  STATEMENT OF INTENT (PND) 3 

Pursuant to Sections 15.2-2201 and 15.2-2286 of the Code of Virginia, the Town Council of the 4 
Town of Front Royal establishes the Planned Neighborhood Development (PND) zoning 5 
ordinance to allow planned neighborhood development on large tracts of land characterized by 6 
unified site design for a variety of housing types and densities, clustering of buildings, common 7 

open space, and a mix of building types and land uses in which project planning (as permitted 8 
herein) and density calculation are performed for the entire development rather than on an 9 
individual basis.  The purposes of the ordinance are to provide an alternative form of development 10 
that: 11 

 12 
A.  Eliminates standard dimensional requirements while reserving sufficient natural open space 13 

for common use, conservation or recreational purposes, and providing adequate buffering between 14 
structures and adjacent properties; 15 

 16 
B.  Enhances the physical appearance of the Town by preserving the Town's natural assets and 17 
distinctive character; 18 

 19 
C.  Promotes more efficient use of land and provision of public facilities, utilities, streets, and 20 

services; 21 
 22 
D.  Provides the opportunity for innovative combinations of integrated housing, recreation, 23 

neighborhood-oriented commercial, professional uses, and increased public amenities within a 24 

single development; 25 

 26 
E.  Conserves natural and environmental resources and the integrity of natural systems; 27 

 28 
F.  Encourages innovative residential development so that housing demands are met by a greater 29 
variety of types, designs, and layouts of residential structures; 30 

 31 
G.  Encourages creative and site-sensitive developments by allowing increased overall density in 32 
exchange for planned neighborhood development pursuant to this chapter. 33 

H. Promotes the design of a walkable environment for pedestrians within the neighborhood which 34 

provides a circulation system for various transportation modes.  35 

I.  Satisfies the general purposes of zoning regulations to promote health, safety, morals and 36 
general welfare of the community. 37 

175-37.2  EVALUATION CRITERIA (PND) 38 

Application for rezoning to a Planned Neighborhood Development District shall specifically 39 
demonstrate achievement of the following objectives. Each proposed Planned Neighborhood 40 
Development will be evaluated on the extent to which these objectives are achieved: 41 



A.  Provides a variety of housing types and designs at a range of densities and costs in an orderly 42 

relationship to one another. 43 

 44 
B.  Employs architectural, landscape and/or other design features to provide compatibility between 45 
different uses. 46 
 47 
C.  Includes a network of circulation systems for various transportation modes that connect to the 48 

surrounding area. 49 
 50 
D.  Conserves a minimum of 25% open space, incorporating a system of parks, open spaces, 51 
recreational facilities, and public amenities within the development which enhance the total plan 52 
of development. 53 

 54 

E.  Efficiently utilizes land to protect and preserve natural features such as trees, streams, and 55 
topographic features.  56 

 57 

F.  Provides a mechanism to relate the type, design and layout of proposed development to the 58 
specific characteristics of the particular parcel. 59 
 60 

G.  Exhibits consistency with the Town’s Comprehensive Plan and provides overall benefits to the 61 
Town. 62 

 63 
H.  Demonstrates adequate capacity of public facilities and utilities to serve the development. 64 
 65 

I.  Minimizes traffic impacts upon the surrounding traffic network. 66 

175-37.3  PERMITTED USES (PND) 67 

A.  All planned neighborhood developments shall permit the following residential and accessory 68 

uses: 69 
 70 

1.  Detached single-family dwellings; 71 
2.  Two-family dwellings; 72 
3.  Multi-family dwellings; 73 
4.  Townhouses with a maximum of eight units per structure; 74 
5.  Accessory buildings or uses as defined in Town Code Section 175-3; 75 

6.  Recreation or park facilities; 76 
7.  Retirement living facilities (handicapped accessible) 77 

8.  Municipal buildings or uses; 78 
9.  Public utilities: poles, lines, booster and relay stations, distribution transformers, pipes, 79 

meters and other facilities necessary for the provision and maintenance of public utilities, 80 
including water and sewerage systems.  Such utilities shall be buried or otherwise screened 81 
in accordance with design standards of the development;  82 

10.  Home Occupations as set forth in Section 175-108; 83 
11.  Public libraries; 84 
12.  Schools; and 85 



13.  Churches. 86 

14.  Special childcare services. 87 

15.  Open space and conservation areas. 88 
16. Such other uses as determined similar to one or more enumerated uses by the Zoning 89 

Administrator. 90 
 91 

(Added “14-16” 6-22-15-Effective Upon Passage) 92 
 93 

B.  Planned neighborhood developments shall permit the following community and institutional 94 
uses under the terms set forth in Section 175-37.9, Density Bonus: 95 

 96 
1.  Day care centers; and 97 
2.  Community Halls 98 

 99 
C.  Planned neighborhood developments comprising 50 acres  two (2)  acres or more may contain 100 
the uses permitted in subsections A and B as well as the following commercial uses: 101 

 102 
1.  Neighborhood–oriented commercial businesses; 103 
2.  Personal services; 104 

3.  Business or professional offices; and 105 
4.  Neighborhood restaurants; and 106 

5.  Banks, branch banks and financial institutions. 107 
 108 
D.  Planned neighborhood developments may include the following uses provided such uses are 109 

either specifically approved as part of the original development plan or approved by special use 110 
permit in accordance with Section 175-136 if proposed subsequent to approval of the Master Land 111 

Use Plan. 112 
 113 

1.  Bed and Breakfast home 114 
2.  Assisted Living Facility or other nursing home as permitted in the R-3 District. 115 

3. Automotive fuel facilities in conjunction with neighborhood retail stores, provided adequate 116 
demonstration is made that the facility can be supported by the neighborhood in which it 117 
is located without attracting additional traffic into the neighborhood.  Such facilities shall 118 
not include the storage or sale of automobiles, automotive mechanical or body repair work, 119 
painting, welding or other activities not normally associated with the dispensing of 120 
gasoline. 121 

4.  Art galleries and museums. 122 
 123 
(Added “4” 6-22-15-Effective Upon Passage) 124 

 125 
E.  Except as otherwise specified for PND’s, proposed uses within a PND shall be subject to the 126 
provisions set forth for such use in the Zoning Ordinance (Chapter 175 of the Town Code). 127 
 128 
F.  Prohibited Uses 129 

 130 



Junkyards, off-site signage, used automobiles and truck/trailer sales, manufactured and mobile 131 

homes, outdoor storage yards, and industrial uses are prohibited in a Planned Neighborhood 132 

Development. 133 
 134 
(Amended “F” by adding “manufactured” 7-23-12-Effective Upon Passage) 135 

175-37.4  STANDARDS (PND) 136 

A.  Planned neighborhood developments shall contain not less than 20 two (2) contiguous acres.  137 
 138 
B.  The project area must be held in single ownership or all property owners within the proposed 139 

district must participate in the application. 140 
 141 
C.  Planned neighborhood developments shall be served by municipal water and sewer service and 142 

municipal electric service if located within the Town’s electric service area. 143 
 144 
D.  Allowable base residential density.  Overall residential density shall not exceed the overall 145 
allowable residential density of the parcel or parcels involved prior to the re-zoning, dedicated to 146 

uses other than the commercial uses set forth in Sections 175-37.3 B and C.  This base residential 147 
density may be increased at the Town Council’s discretion up to a maximum of 6.0 dwelling units 148 

per acre. 149 
 150 
E.  Conservation lands.  Lands with the following characteristics shall not be developed and shall 151 

not be platted as part of a residential, community, institutional or commercial lot within a planned 152 
neighborhood development: land within the 100-year flood plain; land with a natural slope in 153 

excess of 40 percent, and as determined by standard slope computation methods. These lands shall 154 

be designated on the plat for conservation purposes.  Conservation lands may be used in computing 155 

the allowable base residential density.  Nontidal wetlands may be platted, but shall be protected 156 
by preservation easements.   157 

 158 
F.  Management and ownership of common open space and facilities.  All common spaces, 159 
properties, and facilities not deeded to the Town or other public entity shall be preserved for their 160 

intended purpose as specified on the approved plan.  The developer shall provide for the 161 
establishment of a property owner’s association conforming to the Virginia Property Owners’ 162 
Association Act, Code of Virginia (1950) as amended, to ensure the maintenance of all common 163 

areas.   164 

175-37.5  REVIEW AND CREATION OF THE PLANNED NEIGHBORHOOD 165 
DEVELOPMENT DISTRICT (PND) 166 

Whenever a tract of land meets the minimum requirements for classification as a PND district as 167 
stipulated herein, the owner may file an application with the Director of Planning, requesting 168 

rezoning to this classification.  A preliminary conference with staff prior to such filing is required.   169 
  170 
 171 
 172 
 173 



A.    Concept Plan: 174 

 175 

1.  Procedure: The owner may present and file with the Director of Planning a Concept Plan 176 
for the project, along with the fee established in the schedule of fees, showing the rough 177 
layout of major roads within the project, and such areas within the project as may be 178 
planned for particular uses or mixtures of uses, as outlined below. Upon receipt, the 179 
Director of Planning shall forward the Concept Plan to the Planning Commission for 180 

review and comment.  The Planning Commission may recommend to the Town Council 181 
approval, denial or modifications to the Concept Plan.   182 

 183 
Upon review and recommendation by the Planning Commission the Director of Planning 184 
shall forward the Concept Plan to the Town Council for review and comment. The Town 185 

Council may approve, deny or approve conditionally with stated modifications.  Approval 186 

of a Concept Plan is only an expression of apparent favor to be used in preparation of the 187 
PND Master Land Use Plan and does not authorize construction of improvements.  188 

 189 

2.  Submittal Requirements: The Concept Plan shall be prepared by a Virginia registered 190 
architect, landscape architect, land surveyor or engineer with seal and signature affixed to 191 
the plan. The plan shall be approximately to scale and clearly show the following: 192 

 193 
(Amended “2” by adding “land surveyor” 9-26-05-Effective Upon Passage) 194 

 195 
a. Location map showing existing zoning and ownership of property and adjacent land; 196 
 197 

b. Identification of principal natural features and/or unique site design features; 198 
 199 

c. Relationship of the proposal with surrounding utilities and public facilities to serve the 200 
tract at the ultimate proposed densities; 201 

 202 
d. The location and size of the components of the PND, including the general layout of 203 

the road system within the project, location of use areas within the project planned for 204 
particular uses or mixtures of uses and their acreage, residential densities, and the 205 
interior open space system and preservation areas; 206 

 207 
e. Written description of the use areas; 208 

 209 
f.  A statement demonstrating consistency with the Town of Front Royal Comprehensive 210 

Plan, suitability of the tract for the type and intensity of the activities proposed, the 211 
anticipated availability of adequate road networks, and the objectives stated in Section 212 

175-37.1. 213 
 214 

B.    Master Land Use Plan: Within six months of the Town Council’s approval or approval 215 
conditioned upon modifications of the Concept Plan, the developer/owner may prepare and file an 216 
application for an amendment to the official zoning map to a Planned Neighborhood Development 217 
(PND) District, as set forth in this chapter, together with the established in the schedule of fees for 218 
rezoning and an engineered Master Land Use Plan for development presenting a unified and 219 
organized arrangement of buildings, service areas, parking, landscaped areas, recreation areas, 220 



open space and community facilities.  All information submitted for consideration as a Master 221 

Land Use Plan shall be of sufficient clarity and scale to accurately identify the location, nature, 222 

and character of the proposed district. At a minimum the information contained on a Master Land 223 
Use Plan shall include:  224 
 225 

1.  A map of the boundaries of the proposed development site, showing bearings, dimensions    226 
at a scale not greater than one (1) inch to six hundred (600) feet; 227 

 228 
2.  A statement of existing property owner(s) and the proposed developer; 229 

 230 
3.  Names and addresses of adjacent property owners; 231 

 232 

4.  A vicinity map drawn at a scale of between one (1) inch equals two hundred 2,000 feet and 233 

showing the relation of the property.  234 
 235 

5.  Topographic map with contour lines at vertical intervals of not greater than five (5) feet at 236 

a minimum scale of one inch to 200 feet;  237 
 238 

6.  A site analysis map of existing conditions, including but not limited to the location and 239 

delineation of sensitive environmental features, any 100-year floodplain, watercourse, non-240 
tidal wetlands, areas greater than 15-percent slope, and significant geologic formations or 241 

man-made features, existing structures and public facilities, historic landmarks, existing 242 
zoning on-site and surrounding areas;  243 

 244 

7.  The overall scheme of development including general layout of proposed land uses at a 245 
scale of one (1) inch equals two hundred (200) feet; 246 

 247 
8.  The location and acreage of recreation areas, open space and conservation areas, parks 248 

within the development; 249 
 250 

9.  The location, acreage and type of nonresidential areas and uses, and community/ public 251 
uses.  252 

 253 

10.  For each residential area shown, the total number of units in each by type and density;  254 
 255 

11.  An access and circulation plan showing the general location of all existing and proposed 256 

streets and easements of right-of-way, bridges, culverts, railroads, and utility 257 
transmission lines; 258 

 259 
12.  A traffic analysis and description of the base existing conditions and traffic volumes for 260 

the connecting external road network serving the site, projected average daily traffic for 261 
all new streets within the subdivision based on the proposed land uses and the traffic 262 
growth on adjacent highways, trip generation rates for peak hours by development and 263 

phase, and internal/external trip distribution and intersection and capacity analysis, 264 
identifying off-site access and traffic control improvements generated by the traffic 265 
demands of the proposed project at full development; 266 



 267 

13.  The proposed general location of all building areas and other improvements, except 268 

single-family and two-family dwellings and accessory buildings;  269 
 270 
14.  Notations showing the total gross development acreage, the net development acreage, 271 

acreage devoted to each land use category, the number of dwelling units and overall 272 
development density of the project; 273 

 274 
15.  General intent and schematic plans for water, sanitary sewer, storm water management, 275 

electrical services, and other utilities; 276 
 277 
16.  An approximate development schedule/phasing plan; 278 

 279 

17.  A general description of proposed agreements, provisions, or covenants that govern the 280 
use, maintenance, and continued protection of property to be held in common ownership.  281 

 282 

18.  Municipal boundaries through the property. 283 
 284 
 285 

19.   A narrative statement demonstrating consistency with the Town of Front Royal 286 
Comprehensive Plan, suitability of the tract for the type and intensity of the activities 287 

proposed, and the planning purposes to be achieved by the proposed PND as stated in 288 
Section 175-37.1, the design theme and major elements, principal site features, and 289 
environmental components integrated into the plan. 290 

 291 
20.   An impact assessment on the environment and on community facilities, services and 292 

taxes. 293 
 294 

21.   Demographic profile of proposed development (population, housing, school children and 295 
employment). 296 

 297 
22.  Other relevant data which may be used to evaluate the project. 298 

 299 

23.  A set of design guidelines describing the design principles for the site arrangement, 300 
standards for development including proposed yards, building heights, building 301 
architecture, open space characteristics, landscaping, hardscape, and buffering, and 302 

streetscapes related to scale, proportions, and massing at the edge of the district. 303 
 304 

The design guidelines will establish the appearance standards to be used as the basis for 305 
the appearance review occurring concurrent with the site development review.  The 306 
purpose of the appearance standards shall be: 307 

 308 
a. To encourage development that enhances the character of the Town; 309 

b. To enhance and protect property values by encouraging excellent design; 310 
c. To encourage architectural freedom, imagination and variety, and to encourage 311 

creative design solutions that will enhance the Town's visual appearance. 312 



d. To promote harmonious unified development within a planned neighborhood. 313 

 314 

C.    Demonstration of Purposes: The purposes shall be demonstrated in each of the components 315 
as follows: 316 

 317 
1.   Relationship of Building Site: 318 

 319 

a. The proposed non-residential development shall be designed and sited to accomplish 320 
a desirable view as observed from adjacent streets. 321 

 322 
b.  Parking areas shall be enhanced with decorative elements, building wall extensions, 323 

plantings, berms, or other appropriate means to screen parking areas from view from 324 

the streets and adjacent properties. 325 

 326 
2.   Relationship to Adjoining Areas: 327 

 328 

a.  Adjacent buildings of different architectural styles shall be made compatible by use of 329 
screens, sight breaks, materials and other methods. 330 

 331 

b.  Landscaping shall provide a transition to adjoining property and screening between 332 
residential and commercial uses, and for off-street commercial parking and loading 333 

areas from public view. 334 
 335 

c.   Texture, building lines and mass shall be harmonious with adjoining 336 

property.  Monotonous texture, lines and mass shall be avoided. 337 
 338 

3.   Building Design and Landscaping: The applicant shall provide a narrative for all building 339 
types describing compliance with the following, including dimensional and qualitative 340 

specifications. 341 
 342 

a.  Quality of design and landscaping, and compatibility with surrounding uses for 343 
proposed nonresidential development. Architectural style is not restricted.   344 

 345 

b.  Materials and finishes of good, sound architectural quality that are harmonious with 346 
adjoining buildings. 347 

 348 

c.  Suitable materials for the type and design of the building.  Materials that are 349 
architecturally harmonious shall be used for all exterior building walls and other 350 

exterior building components. 351 

d.  Building components, such as windows, doors, eaves, and parapets with appropriate 352 
proportion and relationships to one another. 353 

e.  Use of harmonious colors and compatible accents. 354 



f.   Mechanical equipment or other utility hardware on roof, ground, or buildings 355 

screened from view with materials harmonious with the building. 356 

 357 
g.   Non-Monotonous design with visual interest provided by variation in detail, form, 358 

and siting. 359 
 360 
h.   Exterior lighting used as part of the architectural concept.  Fixtures, standards, and 361 

all exposed accessories harmonious with the building design. 362 
 363 
i.   Landscaping treatment creating unity of design, enhance architectural features, 364 

strengthen vistas, and provide shade. 365 
 366 

j.   Plant materials selected for interest in its structure, texture, and color and for its 367 

ultimate growth using indigenous plants and those that are hardy, harmonious to the 368 
design and of good appearance. 369 

 370 

k.  Protection of plant materials by appropriate curbs, tree guards, or other devices in 371 
locations which are susceptible to injury by pedestrian or vehicular traffic.     372 

      373 

 374 
4.    Signs:  375 

 376 
a.  Signs shall conform to the provisions of Section 175-106 for residential districts and 377 

this section, except that signs erected on poles shall not be permitted.   378 

 379 
b.  Every sign shall be of appropriate scale and proportion in relation to the surrounding 380 

buildings. 381 
 382 

c.  Every sign shall be designed as an integral architectural element of the building and 383 
site to which it relates.   384 

 385 
d.  The colors, materials, and lighting of every sign shall be harmonious with the 386 

building and site to which it relates. 387 

 388 
e.  The number of graphic elements on a sign shall be held to the minimum needed to 389 

convey the sign's principal message and shall be in proportion to the area of the sign. 390 

 391 
f.  Each sign shall be compatible with signs on adjoining plots or buildings. 392 

 393 
g.  Logos shall conform to the criteria for all other signs. 394 
 395 
h.  A coordinated, unified sign plan shall be utilized for direction and information within 396 

the PND. 397 

 398 



5.   Miscellaneous Structures: Miscellaneous structures and hardware shall be part of the 399 

architectural concept of the project. Materials, scale and colors shall be compatible with 400 

the building and surrounding uses. 401 
 402 
D.  The Planning Commission shall proceed in general as for any other rezoning application as 403 
required in the ordinance, and recommend to the Town Council to approve, conditionally approve 404 
or disapprove the application.   405 

 406 
E.  The Town Council shall proceed in general as for any other rezoning application as required in 407 
the ordinance. Subsequent to the public hearing and a recommendation from the Planning 408 
Commission, the Town Council shall approve, conditionally approve or disapprove the application 409 
for a Master Land Use Plan. 410 

 411 

F.   Upon approval of a Master Land Use Plan for development the official zoning map shall be 412 
amended to indicate the property as “PND - Planned Neighborhood Development”.  Once the 413 

Town Council has approved the Master Land Use Plan, all accepted proffers shall constitute 414 

conditions, enforceable by the Zoning Administrator.  415 

175-37.6  OPEN SPACE STANDARDS (PND) 416 

A.  Planned neighborhood developments shall reserve a minimum of 25 percent of the acreage of 417 
the parcel as dedicated natural open space. 418 

 419 
B.  Up to 25 percent of this requirement may be satisfied with land covered by water or by 420 
stormwater detention or retention basins (dry ponds shall not be permitted as open space), if the 421 

Town Council determines that such a water body or basin is suitable for the purposes set forth in 422 

Section 175-37.1.  The dedicated open space shall not be included in subdivision lots.  Dedicated 423 
open space shall include the land necessary to provide access to the open space. 424 
 425 

C.  Land characterized as conservation lands in Section 175-37.4.E. of this ordinance may be used 426 
to fulfill the minimum open space requirement up to a maximum of 20 percent of the total 427 

dedicated natural open space within a planned neighborhood development. 428 
 429 
D.  Dedicated open space shall have shape, dimension, character, location, and topography to 430 
accomplish the open space purposes specified in Section 175-37.1 and to ensure appropriate public 431 
access. 432 

 433 
E.  Dedicated open space land shall be shown on the planned neighborhood development Concept 434 

Plan and Master Land Use Plan and shall be labeled to specify that the land has been dedicated to 435 
open space purposes.  The plans and final plat shall specify that the open space land shall not be 436 
further subdivided or developed and is permanently reserved for natural open space purposes. 437 
 438 
F.  The open space shall be conveyed by the applicant as a condition of plat approval and may be 439 

conveyed by any of the following means as determined by the Town Council: 440 
 441 



1.  Deeded in perpetuity to the Town of Front Royal or other governmental agency for the 442 

purposes herein. 443 

 444 
2.  Reserved for common use or ownership of all property owners within the development by 445 

covenants in the deeds approved by the Town Attorney.  A copy of the proposed deed 446 
covenants shall be submitted with the application. 447 

 448 

3.  Deeded in perpetuity to a private, non-profit, tax-exempt organization legally constituted 449 
for conservation purposes under terms and conditions that ensure the perpetual protection 450 
and management of the property for conservation purposes.  A copy of the proposed deeds 451 
and relevant corporate documents of the land trust shall be submitted with the application. 452 

 453 

4.  Deeded to a property owner's association within the development upon terms and conditions 454 

approved by the Town Attorney that will ensure the continued use and management of the 455 
land for the intended purposes. The formation and incorporation by the applicant of one or 456 

more appropriate property owners' associations shall be required prior to plat approval.  A 457 

copy of the proposed property owner's deed and the by-laws and other relevant documents 458 
of the property owner's association shall be submitted with the application.  The following 459 
shall be required if open space is to be dedicated to a property owner's association: 460 

 461 
a. Covenants providing for mandatory membership in the association and setting forth the 462 

owner's rights, interests, and privileges in the association and the common land, must 463 
be included in the deed for each lot or unit; 464 

 465 

b. The property owners' association shall have the responsibility of maintaining the open 466 
space and operating and maintaining recreational facilities; 467 

 468 
c. The association shall have the authority to levy charges against all property owners to 469 

defray the expenses connected with the maintenance of open space and recreational 470 
facilities; and 471 

 472 
d. The applicant shall maintain control of dedicated open space and be responsible for its 473 

maintenance until 75% of occupancy permits for residential units have been issued and 474 

development is sufficient to support the association. 475 
 476 

G.  The owner/developer shall convey or restrict the open space land by a deed instrument 477 

reviewed and approved by the Front Royal Town Attorney to ensure that the land will be held and 478 
managed in perpetuity for open space purposes and shall not be further developed. 479 

 480 
H.  If the planned neighborhood development is developed in phases, the provision of dedicated 481 
natural open space shall be phased with the construction of dwelling units and other improvements 482 
to ensure that a proportionate share of the total dedicated open space is preserved with each phase. 483 
 484 

I.  Streets and other impervious surfaces shall be excluded from the calculation of the minimum 485 
dedicated open space requirement; however, lands occupied by bike paths, landscaped grounds, or 486 
similar common recreational development (excluding tennis courts, golf courses, and buildings) 487 



may be counted as dedicated open space, provided that impervious surfaces constitute no more 488 

than 5 percent of the total required open space. 489 

 490 
J.  Open space shall be permanently dedicated for one of more of the following uses:  natural 491 
resource conservation, recreational facilities, wetland and water course preservation, selective 492 
forestry, wildlife habitat, undeveloped parklands or scenic preservation. 493 

175-37.7  OFF-STREET PARKING (PND) 494 

A. The number, design, location and construction of parking lots, bays, spaces and drives shall 495 
conform to the applicable requirements of Sections 175-104 and 175-105 Zoning Ordinance and 496 

Section 148-48 of the Subdivision and Land Development Ordinance.  Parking for commercial 497 
land uses shall also comply with Section 175-45 of the Front Royal Town Code. 498 

 499 

1. Parking areas shall be planted with trees a minimum of two inches in caliper measured six 500 
inches above ground level, so that there is at least one tree per ten parking spaces within 501 
the parking lot.  Such trees must be protected by curbing or other means against damage 502 

by vehicles.  A minimum planting area, equivalent to 162 square feet per tree, shall be 503 
provided. 504 

 505 

2.  Parking areas shall have a landscaped island at each end of each row of vehicle spaces. No 506 
more than 15 spaces shall be laid out without an intermediate landscape island. Such 507 

planting islands shall be not less than nine feet wide in the direction parallel to the row and 508 
not less than 18 feet long in the direction perpendicular to the row.  Each such island shall 509 
have a suitable poured-in-place concrete curb, or approved equal, and shall be planted with 510 

grass or ground cover.  All hydrants shall be located in such islands. 511 

175-37.8  LANDSCAPING AND SCREENING (PND) 512 

A.  Screening of Uses:  Commercial, institutional, and community uses shall be screened from 513 

residential uses within and abutting the planned neighborhood development by a buffer yard 20 514 
feet in width containing a minimum of three canopy trees, six understory trees, and nine shrubs 515 
per 100 feet of length (or an amount creating an equivalent effect and approved with the landscape 516 
plan) along the perimeter of the lot line abutting a residential use. 517 

 518 
B.  Screening along Public Roadways:   Uses within a planned neighborhood development which 519 
abut an arterial street as defined in Section 148-26(C)(3) shall be screened by a buffer yard of 20 520 
feet in width containing a minimum of three canopy trees, six understory trees and nine shrubs per 521 

100 feet of frontage (or an amount creating an equivalent effect and approved with the landscape 522 
plan).  Canopy trees shall be deciduous shade trees planted with a minimum of two and one-half 523 
inches in caliper at six inches above the ground with a mature height of at least 35 feet.  Understory 524 

trees shall be deciduous shade or fruit trees planted at minimum one and ½ inch in caliper at six 525 
inches above the ground with a mature height of at least 12 feet. 526 
 527 
C.  Existing Vegetation:  Notwithstanding any other provisions of this ordinance, existing 528 
vegetation shall be retained and maintained to the extent feasible in order to permit existing 529 



vegetation to fulfill or contribute to buffer and screening requirements.  In lieu of strict compliance 530 

with the above buffer yard requirements, a developer may submit a detailed landscaping plan that 531 

will afford a degree of buffering and screening comparable to that provided by these regulations 532 
in making use of existing and new vegetation.  For developments utilizing more than 10 percent 533 
existing vegetation as a density bonus credit, a Certified Arborist shall provide a detailed 534 
description of the existing vegetation with notation of specimen trees, to certify compliance.  The 535 
Arborist report shall be accompanied by the proposed measures for ensuring preservation during 536 

and after construction in accordance with the preservation criteria stated in the Town of Front 537 
Royal Landscape Preservation and Planting Guide.  538 
 539 
D. Screening of Refuse Collection Facilities:  Uses, except single-family homes within a planned 540 
neighborhood development shall provide secure, safe, and sanitary facilities for the storage and 541 

pickup of refuse.  Such facilities shall be convenient to collection and shall be appropriate to the 542 

type and size of use being served.  All refuse storage facilities shall be screened on three sides by 543 
a solid wooden fence or masonry wall and a tight evergreen hedge.  The fourth side shall be angled 544 

to minimize the view of the refuse collection facility or shall be screened by an opaque gate made 545 

of durable materials.  The screening shall be of sufficient height and design to effectively screen 546 
the facility from the view from nearby residential uses, streets, adjacent properties, and recreational 547 
facilities. 548 

175-37.9  DENSITY BONUSES (PND) 549 

Residential density bonuses up to a density of 6.0 dwelling units per acre dedicated to uses other 550 
than the commercial uses set forth in Sections 175-37.3(B) and (C) may be approved and granted 551 
at the discretion of the Town Council upon a finding that a proposed density bonus promotes the 552 

purposes of the Planned Neighborhood Development and provides additional public benefit. Each 553 

of the following amenities and any other amenities or proffered conditions will be evaluated by 554 
the Town Council and used in negotiations with the applicant:  555 
 556 

A residential density up to 6.0 dwelling units per acre acceptable to both the applicant and the 557 
Town Council. 558 

 559 
A. Dedicated Open Space: In exchange for increasing the dedicated natural open space beyond the 560 
required 25 percent, the project may qualify for a density bonus, provided the natural open space 561 
is increased by a minimum of 5 percent of the developable acreage. A bonus shall not be permitted 562 
for preservation areas or without sufficient justification of demonstrated benefit to the Town. 563 

Priority shall be given to protecting existing stands of mature trees.  564 

B. Bikeways/Greenways: A system of bike paths and pedestrian greenways may qualify for a 565 
density bonus. In order to qualify, the bike paths or greenways shall form an integrated system of 566 
access within the development to principal off-site destinations, and be integrated with other 567 

planned or existing systems (i.e., Happy Creek Trail, Conservancy Park Trail, etc.). 568 

C. Walk-Up Housing: A dwelling unit located above the ground floor of a structure that contains 569 
a non-residential use on the ground floor may be applied toward the allowable base density as one-570 
half of a dwelling unit.   571 



D. Community and Institutional Uses:     572 

 573 

Day Care Center: In a PND with 75 or more residential units, a parcel may be designated, 574 
dedicated and developed for use as a day care center.  This lot shall have a minimum of 100 575 
square feet per residential unit within the PND, and be developed in accordance with the 576 
requirements of Town Code Section 175-107.1.   577 
 578 

Community Hall: In a PND with 100 or more residential lots or units, a community hall may be 579 
constructed, with an enclosed area of no less than 25 square feet for each residential unit or lot.   580 

E. Developed Recreational Facilities: Such facilities may include, but shall not be limited to, tot 581 
lots and pocket parks, ball fields, courts or other athletic facilities, swimming pools, public 582 

pedestrian plazas or arcades with benches, water fountains and reflecting pools, terraces, 583 

sculptures, public art, involving unique design features and amenities.  To be considered for a 584 

density bonus, such recreational facilities shall be developed at a minimum ratio of three acres per 585 
100 units, in addition to the minimum requirement in Section 15. 586 

F. Enhanced streetscapes: Streets s developed with widened sidewalk area, substantial landscaping 587 
above the required minimum, approved traffic calming measures, pedestrian-oriented features, and 588 
bicycle parking facilities may be considered for a density bonus. 589 

G. Other: Additional density bonuses may be granted based upon such other innovative factors as 590 

may be proposed by the applicant and accepted by the Town Council in its sole discretion. 591 

175-37.10  TRAFFIC IMPROVEMENTS (PND) 592 

Where a proposed planned neighborhood development borders on an existing street whose right-593 

of-way, traffic carrying capacity, or sight lines are inadequate to safely and efficiently 594 
accommodate the traffic generated by the proposed development, the Town Council shall require 595 

the applicant to dedicate land for needed realignment or widening, and to undertake or fund the 596 
needed street improvements. 597 

175-37.11  DIMENSIONAL STANDARDS (PND) 598 

A.  Building Separation:  No structure under 30 feet in height shall be located within 15 feet of 599 
any other structure.  Buildings higher than 30 feet shall be separated by a distance equivalent to 600 
50 percent of the height of the tallest building. 601 

 602 

B.  Height Limits:  The height limits within a planned neighborhood development shall be the 603 

same as the height limits set forth in Section 175-36 for structures in the R-3 residential district. 604 

C. Except as otherwise specifically required by Sections 175-37.01 through 175-37.19, 605 
modifications to the following design standards may be authorized by the Town as part of the 606 
rezoning or conditional rezoning application process, provided they are specifically approved, with 607 
the modified design standards taking precedence over the design standards of Chapter 148 and 608 
Chapter 175 of the Town Code. 609 



1. Lot Area 610 

2. Lot Width 611 

3. Setbacks and Yard Area 612 
4. Building Height 613 
5. Building Separation 614 
 615 

(Added “C” 12-12-11-Effective Upon Passage) 616 

175-37.12  PERIMETER BOUNDARY (PND) 617 

A. No portion of a building, structure, or parking area, shall be located within 55  feet of abutting 618 
property that is not part of the proposed planned neighborhood, unless the zoning of the adjacent 619 
property permits uses similar to the proposed Planned Neighborhood District use to be located 620 

abutting the common boundary.  Where proposed PND uses are similar to uses permitted on the 621 
adjacent property, the minimum separation shall be that same as required for the zoning district on 622 

the adjacent property.   623 
B. No portion of a non-residential use, multi-family residential use, community use, institutional 624 

use or active recreational use shall be located within 100 feet of abutting property that is not part 625 
of the proposed planned neighborhood, unless the abutting property is developed as a Planned 626 
Neighborhood District, whereas the separation shall be equal to the existing yard requirement on 627 

the abutting Planned Neighborhood District property. 628 
 629 

C. The minimum front yard requirement of the R-l zoning district shall apply for a minimum of 630 
200 feet from the border of a planned neighborhood development and adjoining property that share 631 
frontage on the same side of a street. 632 

175-37.13  MULTI-FAMILY RESIDENTIAL DEVELOPMENT STANDARDS (PND) 633 

Multi-family housing. Such housing shall be either townhouses, multiplexes or Retirement Living 634 
Facilities. 635 

 636 
A.  Townhouses: The maximum number of dwelling units permitted within a townhouse structure 637 

shall be eight. Townhouse structures shall be developed in compliance with the following 638 
requirements: 639 
 640 

1. There shall be a minimum of two and one-half parking spaces for each townhouse unit.       641 
The shared use of such overflow parking with other uses and activities is encouraged. 642 

 643 

2. Walkways of four feet in width, constructed of concrete, stone, brick or similar masonry 644 

material, (not including asphalt), shall be installed from parking areas to townhouse units 645 
served by such parking areas. 646 

 647 
3. The facades of townhouse units shall have variation in materials, setbacks, and design so 648 

that abutting units will not have the same or essentially the same architectural treatment of 649 

facades and rooflines.   650 
 651 



B.  Multiplex Structures: The maximum number of dwelling units permitted within a multiplex 652 

structure shall be thirty (30).  Multiplex structures shall be developed in compliance with the 653 

following requirements: 654 
 655 
(Amended # of Units to 30 12-12-11-Effective Upon Passage) 656 
 657 

1.  There shall be a minimum of two and one-half parking spaces for each unit. The shared 658 
use of such overflow parking with other uses and activities is encouraged. 659 

2.  Walkways of four feet in width, constructed of concrete, stone brick or similar masonry 660 
material, (not including asphalt), shall be installed from parking areas to multiplex units 661 
served by such parking areas. 662 

3.  The minimum size of each individual unit shall be no less than 600 net square feet. 663 

C.  Retirement Living Facilities: The structures shall be developed in compliance with the 664 
following requirements: 665 

 666 
1. The facilities shall be developed as either condominium or cooperative units. 667 

 668 
2. There shall be no less than two parking spaces for each unit. The shared use of such 669 

overflow parking with other uses and activities is encouraged. 670 

 671 
3. Walkways of four feet in width, constructed of concrete, stone, brick or similar masonry 672 

material (not including asphalt), shall be installed from parking areas to the retirement units 673 

served by such parking areas. 674 

 675 
D.  Accessory buildings shall be limited to one enclosed storage building not exceeding seven feet 676 
in height nor exceeding ten feet in length by ten feet in width. 677 

175-37.14  UTILITIES (PND) 678 

Utilities, such as electric transmission cable television lines, and telephone lines, serving the 679 

planned neighborhood subdivision shall be installed underground. 680 

175-37.15  ACCESSORY STRUCTURES (PND) 681 

Accessory structures shall not be located within any front yard or within five feet of any other 682 

structure and shall comply with the requirements of Town Code Section 175-26D. 683 

175-37.16  NEIGHBORHOOD RECREATIONAL USES (PND) 684 

A minimum of 335 square feet for each residential unit shall be dedicated and developed for 685 

neighborhood recreational use to serve the recreational demands generated by the planned 686 
neighborhood development.  Recreational facilities shall be specifically included in the 687 
development schedule and be constructed and fully improved by the developer at an equivalent or 688 

greater rate than the construction of residential structures. 689 



175-37.17  COMMERCIAL USES DEVELOPMENT STANDARDS (PND) 690 

A. The total acreage of commercial users in Planned Neighborhood Development Districts shall 691 
comply with the following requirements. 692 

Acreage of PND Total Acreage of Commercial Uses 

20 2 Acres – 50 Acres No Minimum 5% Maximum 

51 Acres – 100 Acres 5% Minimum 10% Maximum 

101 Acres – Plus 5% Minimum 15% Maximum 

 693 

The developer/owner shall provide specific justification of commercial areas proposed in excess 694 
of 5% of the total acreage, identifying specific impacts of the commercial development and 695 
demonstrating adequate mitigation of such impacts. 696 
(Amended “A” and Added Table 12-12-11-Effective Upon Passage) 697 
B. Commercial uses shall be designed with the intention of serving the immediate needs and 698 

convenience of residents within and immediately surrounding the Planned Neighborhood 699 
Development. 700 
 701 

C. Commercial uses shall not receive a certificate of occupancy until building permits have been 702 
issued for fifty percent of the residential units within the Planned Neighborhood Development. 703 
 704 

D. Commercial structures shall comply with the height requirements in Code Section 175-50. 705 
 706 

E. Commercial uses shall comply with the Performance Standards stated in Code Sect. 175-52. 707 
 708 
F. Parking for commercial uses shall be in accordance with Town Code Section 175-104. 709 

175-37.18  DEVELOPMENT REVIEW (PND) 710 

Within one year of approval of a Master Land Use Plan for development of a Planned 711 
Neighborhood, prior to the approval of building permits, the applicant shall prepare and submit for 712 

review and approval an engineered Development Plan, along with the fee as established in the 713 
approved schedule of fees.  The applicant may petition the Town Council for an extension of time 714 
for submission of a development plan, provided such extension is requested at least 20 days prior 715 
to the expiration of the one-year period.  The Town Council may grant an extension upon 716 

demonstration of good cause for up to one year. 717 
 718 
A.  Development Plan: A Development Plan shall be submitted for all proposed commercial, 719 
residential, community facility, institutional, or multi-family residential development within a 720 

Planned Neighborhood Development. The Development Plan shall be drawn to scale and shall be 721 
accompanied by a narrative, as appropriate.  The Development Plan shall comply with the 722 
provisions of Sections 175-111 through 175 – 122 and Section 148-20 of the Code of Front Royal, 723 

Virginia, unless otherwise provided for herein, and the following: 724 
 725 
 726 
 727 

 728 



1. All information required for the master plan submission. 729 

 730 

2. A development schedule.  If phasing is proposed, indication of the proposed phasing 731 
schedule, along with a plan indicating phased sections. 732 

 733 
3. A landscape plan prepared by a certified landscape architect or land surveyor shall be 734 

submitted with each site development plan application.  The development plan shall 735 

identify proposed trees, shrubs, ground cover, natural features such as rock outcroppings, 736 
other landscaping elements and planting details.  When existing natural growth is proposed 737 
to remain, the applicant shall include in the plans a description of the landscaping to be 738 
retained, a statement from a certified arborist that the material is desirable and healthy, and 739 
the proposed methods to protect the retained trees and growth during and after construction. 740 

 741 
(Amended “3” by adding “land surveyor” 9-26-05-Effective Upon Passage) 742 
 743 

4.  Proposed number of dwelling units by residential types, and the area of non-residential 744 

buildings by use type (retail, office, service, etc.). 745 
 746 
5.  Calculation of the percentage of land area covered by the various land uses, including 747 

landscaped areas. 748 
 749 
6.  Proposed circulation plan showing patterns of vehicular, pedestrian, or other traffic, 750 

parking areas (including the number of parking spaces). 751 
 752 

7.  Notes identifying any deviations from the approved master plan. 753 
 754 
(Amended by removing “8” 12-12-11-Effective Upon Passage) 755 
 756 

B. Development Plan Revisions, Modifications: After approval, all subsequent plans, plats, and 757 
permits for the PND shall be in substantial compliance with the approved PND Master Land Use 758 
Plan.  Minor adjustment to the Master Land Use Plan may be approved administratively provided 759 

there is no increase in the overall density or number of housing units in the development and no 760 
reduction in useable open space.  Revisions or modifications which substantially change the 761 

development, design, density, concept, uses, or magnitude shall cause the revised plan to be 762 
referred back through the review process as if it were an original submission.  763 
 764 
Revisions to the Site Development Plan may be proposed by the applicant prior to the Town 765 
Council’s review.  The Town Council at its discretion may consider the application with minor 766 

revisions as proposed or may return the plan to the Planning Commission for further review. 767 

 768 

C.  Amendments to Planned Development Districts: Land area may be added to an established 769 
PND if it adjoins and is demonstrated to become an integral part of the approved development. 770 
The procedures for any addition of land shall be the same as for an original application and all 771 
requirements shall apply. 772 
 773 
D. Final Plats: Final Plats shall be submitted concurrently with the Site Development Plan. Except 774 
as provided herein, Planned Neighborhood Development plats shall comply with the Zoning 775 



Ordinance, Chapter 175 and the Subdivision and Land Development Ordinance, Chapter 148 of 776 

the Town of Front Royal, Virginia, except that reasonable waivers and variances as described in 777 

Chapter 148 may be granted by the Town Council in order to facilitate creative design consistent 778 
with good community planning standards. 779 
 780 
(Amended “D” 12-12-11-Effective Upon Passage) 781 
 782 
E. Recordation of Documents: Any applicable covenants, governance documents and easements 783 

shall be recorded in the Warren County Circuit Court Clerk’s office within six (6) months of 784 
approval of the Final Plat.  785 
 786 
F. Appearance Review: Appearance Review by the Planning Commission shall be required for all 787 
proposed commercial, community, institutional, or multi-family residential development within a 788 

planned neighborhood development to ensure conformity with the appearance standards 789 

established by the approved design guidelines for the Planned Neighborhood Development. Such 790 

review shall occur in conjunction with the Site Development Review.  Compliance with the 791 

requirements for Appearance Review shall be in addition to all other requirements.  792 

175-37.19  DEFINITIONS (PND) 793 

ASSISTED LIVING FACILITY - A residential facility for two or more persons that provides 794 
nursing assistance and/or support services for residency of elderly and /or disabled persons, where 795 
residents share common meals. 796 

 797 
COMMUNITY HALL - A community hall is a structure designed and constructed for civic uses 798 

and shall include a community meeting room, a library annex, space dedicated to historical or 799 

cultural displays or uses, athletic or exercise facilities, or uses found to be similar in intent and 800 

function with this section. 801 
 802 

MULTIPLEX STRUCTURE – This term shall mean a residential dwelling unit designed with 803 
not more than thirty (30) separate dwelling units for a maximum occupancy by thirty (30) families 804 
living independently of each other 805 
 806 
(Added 9-26-05-Effective Upon Passage ; Amended 12-12-11-Effective Upon Passage) 807 
 808 
NEIGHBORHOOD RECREATION USE - This term shall include basketball courts, tennis 809 

courts, playgrounds, tot lots, picnic areas, and the like. 810 
 811 
NEIGHBORHOOD RESTAURANTS - A restaurant of not more than 20 seats, nor five 812 

employees, open for business not later than 10 p.m. 813 
 814 
NEIGHBORHOOD-ORIENTED COMMERCIAL - This term shall include neighborhood-815 
oriented retail businesses with not more than 15,000 square feet of gross floor area.  The term shall 816 

include convenience stores, bookstores, dry cleaners, ice cream stores, barber and beauty shops, 817 
wearing apparel stores, bakeries, drugstores, gift shops, hardware stores, or other use found to be 818 
similar to one or more uses listed herein, but shall not include automobiles sales operations.   819 
(Amended # of Square Feet and Removed “banks”-12-12-11-Effective Upon Passage) 820 



NONTIDAL WETLANDS - Those wetlands other than tidal wetlands that are inundated or 821 

saturated by surface or ground water at a frequency or duration sufficient to support, and that under 822 

normal circumstances do support, a prevalence of vegetation typically adapted for life in saturated 823 
soil conditions, as defined by the U.S. Environmental Protection Agency pursuant to Section 404 824 
of the Clean Water Act as amended. 825 
 826 
OPEN SPACE - Common space generally intended for passive recreation and not improved with 827 

a building, structure, vehicular travel lane, driveway, street, sidewalk, or parking area. Open space 828 
may include pedestrian ways, bike paths, trails interconnecting open space areas; undisturbed 829 
natural areas, woodlands, preservation areas; community facilities; landscaped grounds, buffers; 830 
playgrounds and tot lots; swimming and boating areas.   831 
Open space shall not include yards within individual residential lots, yards less than (30) feet wide 832 

between buildings, lands occupied by tennis courts, golf courses, and buildings. 833 

 834 
PLANNED NEIGHBORHOOD DEVELOPMENT - Planned neighborhood development 835 

(PND) is used in two contexts.  Depending upon the context, planned neighborhood development 836 

refers to the development authorized by the ordinance or a project which is proposed for 837 
consideration under this ordinance.   This term shall have the same meaning as mixed-use 838 
development and planned unit development as defined in the Code of Virginia (1989 Session 839 

Virginia Acts of Assembly - Chapter 384). 840 
 841 

RETIREMENT LIVING FACILITIES - In accordance with Virginia Code Section 36-96.7, 842 
residential structures within a planned neighborhood development that are intended to be absent 843 
of school age children and which ensures, through covenants, management regulations or other 844 

similar legal instruments, enforceable by a homeowners’ association or other similar private entity, 845 
that at least one of the residents of at least 80% of the units is 55 years of age or older. Such 846 

facilities may include extended care or nursing home facilities as defined in Section 175-3 of the 847 
Town Code.  848 
 849 



 

 

REZONING 

APPLICATION 2300537 



Town of Front Royal, Virginia 

Planning Commission Regular Meeting Agenda 

 

 

 

Agenda Item:  Rezoning Application # 2300537 
 
MEETING DATE:  November 15, 2023 
 
SUMMARY:  The application for review is requesting an amendment of the Zoning Map of the Town of Front 
Royal to reclassify 311 Leach Street, identified by tax map number 20A9-1-3, from R-S, Suburban Residential 

District to PND, Planned Neighborhood Development District and adjoining properties identified by tax map 

numbers 20A9-16-D1, 20A9-16-D2 and 20A9-16-D3 from R-1, Residential District to PND, Planned 

Neighborhood Development District.  
 
STAFF RECOMMENDATION:  The PND zone allows the creation of a community which will provide for 
a variety of uses as well as housing types. It is one of the most flexible zones the Town has for mixed-use 
type developments and provides an opportunity for affordable housing.  
 
Staff recommends approval of this rezoning because it is consistent with the goals and strategies outlined 
in the Comprehensive Plan.  
 
Staff notes that the applicant did not submit any proffers to mitigate the impacts of development 
associated with this project. 
 
DRAFT MOTION:  “I move that the Planning Commission forward a recommendation of approval to the 
Front Royal Town Council for Rezoning Application # 2300537 to amend the Zoning Map of the Town of 
Front Royal to reclassify 311 Leach St, identified as tax map number 20A9-1-3, from R-S, Suburban 
Residential District to PND, Planned Neighborhood Development District and adjoining properties 
identified by tax map numbers 20A9-16-D1, 20A9-16-D2 and 20A9-16-D3 from R-1, Residential District 
to PND, Planned Neighborhood Development District to Town Council.” 
 
NOTE:  This is only a draft motion. Alternative motions are also welcome. 
 

 

PLANNING COMMISSION ACTION: 

 

Moved  Seconded   
 

Wood  Williams  Wells  Marshner   Matthiae   
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TOWN OF FRONT ROYAL 
DEPARTMENT OF PLANNING & ZONING 

 
STAFF REPORT - REZONING APPLICATION #2300537 

PLANNING COMMISSION– November 15, 2023 

SUMMARY OF REQUEST:  
The application for review is requesting an amendment of the Zoning Map of the Town of 
Front Royal to reclassify 311 Leach Street, identified by tax map number 20A9-1-3, from R-

S, Suburban Residential District to PND, Planned Neighborhood Development District and 

adjoining properties identified by tax map numbers 20A9-16-D1, 20A9-16-D2 and 20A9-16-

D3 from R-1, Residential District to PND, Planned Neighborhood Development District. The 

stated purpose of the rezoning request is to “honor the requirements set forth in PND to 

enable development techniques that promote sustainability, walkability, and a strong sense of 

community. By doing so, we aim to create a place where families can live, work, play, and 

enjoy nature, all while enhancing the local economy”.  

 
GENERAL INFORMATION:                                            

Site Addresses 311 Leach Street, Parcels 20A9-16-D1, 20A9-16-D2 & 20A9-16-D3 
Property Owner(s) Magdalen Capital, LLLP 
Existing Zoning  R-S, Suburban Residential District and R-1, Residential District 
Proposed Zoning PND, Planned Neighborhood Development District 
Tax Identification 20A9-1-3, 20A9-16-D1, 20A9-16-D2 & 20A9-16-D3 
Location The properties are located southwest of the intersection of 

Sycamore Lane and Happy Creek Road. 
 

VICINITY MAP 

 

 
 APPLICATION #:   

Rezoning Application #2300537 
 

 

  
   APPLICANT:    

Magdalen Capital, LLLP 
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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 

 

“In obtaining this designation, we aim to honor the requirements set forth 
in PND to enable development techniques that promote sustainability, 
walkability, and a strong sense of community. By doing so, we aim to 
create a place where families can live, work, play, and enjoy nature, all 
while enhancing the local economy.” 
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Zoning  
Ordinance 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The statements of intent of the three (3) identified zoning districts as 
set forth in the Front Royal Zoning Ordinance are as follows: 
 
R-S District, Zoning Ordinance Sec. 175-10.21. 
 
The R-S Suburban Residential District is composed of quiet, low-density 
residential areas, on suburban-sized lots, 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 answer a need in 
the Town for residential development on larger lots on public water 
and sewer than are traditional or currently being developed, 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 suburban-style concentration, and 
permitted uses are limited to single-unit dwellings, plus selected 
additional uses, such as public facilities that serve the residents of the 
district. Mobile homes or rooming houses are prohibited. 
 
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.  
 
PND District, Zoning Ordinance Sec. 175-37.1 
 
Pursuant to Sections 15.2-2201 and 15.2-2286 of the Code of Virginia, 
the Town Council of the Town of Front Royal establishes the Planned 
Neighborhood Development (PND) zoning ordinance to allow planned 
neighborhood development on large tracts of land characterized by 
unified site design for a variety of housing types and densities, 
clustering of buildings, common open space, and a mix of building types 
and land uses in which project planning (as permitted herein) and 
density calculation are performed for the entire development rather 
than on an individual basis. The purposes of the ordinance are to 
provide an alternative form of development that:  
 
A. Eliminates standard dimensional requirements while reserving 
sufficient natural open space for common use, conservation or 
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Town Comp. 
Plan 
 
 
 
 

recreational purposes, and providing adequate buffering between 
structures and adjacent properties;  
 
B. Enhances the physical appearance of the Town by preserving the 
Town's natural assets and distinctive character;  
 
C. Promotes more efficient use of land and provision of public facilities, 
utilities, streets, and services;  
 
D. Provides the opportunity for innovative combinations of integrated 
housing, recreation, neighborhood-oriented commercial, professional 
uses, and increased public amenities within a single development; 
 
E. Conserves natural and environmental resources and the integrity of 
natural systems; 
 
F. Encourages innovative residential development so that housing 
demands are met by a greater variety of types, designs, and layouts of 
residential structures; 
 
G. Encourages creative and site-sensitive developments by allowing 
increased overall density in exchange for planned neighborhood 
development pursuant to this chapter. 
 
H. Promotes the design of a walkable environment for pedestrians 
within the neighborhood which provides a circulation system for 
various transportation modes; 
 
I. Satisfies the general purposes of zoning regulations to promote 
health, safety, morals and general welfare of the community. 
 
Differences between R-S, R-1 and PND Zoning Districts 
 
The main difference between the existing residential zones and the new 
proposed zone is in the density and type of development permitted. 
The existing zoning limits the development of this property to low 
density, single family uses while the proposed zoning allows for a 
mixture of housing types and commercial use integration.  
 
 

 
The parcels subject to this application are located in the Happy Creek 
Planning District existing Comprehensive Plan designates this area for 
residential use. The area is intended for residential uses however the 
action strategies outlined in this section of the plan instructs decision 
makers to “support, encourage and/or promote projects that offer any 
of the following while also adequately addressing infrastructure needs: 
affordable housing, neotraditional design practices, low-impact best 
management practices.”  
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The proposed rezoning will allow the applicant to develop a project 
that will be neotraditional in design, address infrastructure needs and 
provide for a variety of housing types. Essentially, this rezoning 
accomplishes specific goals and action items listed in the Towns 
Comprehensive Plan. 
 

 
 
 
 
 

 
Findings and Analysis & Staff Recommendation 
 
The PND zone allows the creation of a community which will provide for a variety of uses 
as well as housing types. It is one of the most flexible zones the Town has for mixed-use 
type developments and provides an opportunity for affordable housing.  
 
Staff recommends approval of this rezoning because it is consistent with the goals and 
strategies outlined in the Comprehensive Plan.  
 
Staff notes that the applicant did not submit any proffers to mitigate the impacts of 
development associated with this project.  
 
 
Attachments:  A. Application and Supporting Documents 

 B. Plat 
 C. Letter of Statement of Justification 
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PLANNING/ZONING DEPARTMENT – OCTOBER 2023 

 GENERAL INDICATORS 

 

 
      

 

 2019 2020 2021 2022 2023 YTD October 

Zoning Permits 307 344 293 280 360 28 
Code Enforcement Cases 591 228 203 424 320 18 
Land Use Applications 19 26 29 56 32 4 
Code Amendments 1 1 7 2 4 0 
Sign Permits 52 39 47 41 59 8 
Business Licenses 186 151 172 155 134 12 
Short-Term Rentals -- -- 1 13 5 0 
Administrative Variance -- -- -- -- 4 0 
COA Administrative Review -- -- -- -- 35 5 
COA Board Review -- -- -- -- 8 1 
Solicitor/Itinerant Merchant -- -- -- -- 10 0 
Urban Agriculture -- -- -- -- 18 1 
Alley Vacation -- -- -- -- 4 0 
Right of Way Utilization Permits     40 7 

 

 PC – In October the Planning Commission (PC) held one (1) regular meeting and one (1) work session. At their regular 
meeting the PC recommended two (2) consent agenda items to go to public hearling in November. Discussion at the work 
session included an ordinance text amendment regarding the minimum acreage requirement for the Planned Neighborhood 
Development District (PND) from the existing 20 and 50-acre minimum lot requirements to a 2-acre minimum lot requirement 
and Rezoning Application 2300537 to rezone one (1) lot from R-S, Suburban Residential District to PND, Planned 
Neighborhood Development and three (3) lots from R-1, Residential District to PND, Planned Neighborhood Development 
District. 

 

  

 
 BAR – The Board of Architectural Review did not meet in the 

month of October. 
 

 BZA - The Board of Zoning Appeals did not meet in the 
month of October.  

 

SPECIAL PROJECTS UPDATES/NEWS 
 

• Chapter 175 and 148 Rewrite: Discussions have been 
held with Summit regarding the rewrite. A Draft document 
should go to the Planning Commission in December. 

 

• Capital Improvement Plan (CIP): Work has begun on 
the 2025-2029 CIP. 

 


