
 
PLANNING COMMISSION WORK SESSION 

                    Wednesday, December 4, 2024 @ 6 PM 

 Town Hall – 2nd Floor, East Conference Room 

 

 

 AGENDA 

 

CALL TO ORDER 

 

 

ROLL CALL 

 

 

 

 

   

 

 

   

 

 

   

 
 

   

 

 

 

 

ADJOURNMENT 

 

WORK SESSION BUSINESS

• 2400599  –  A Zoning Text Amendment to define and permit tobacco, smoke or vape 
shops by-right with performance standards or by Special Use Permit in the Town’s 
C-1 & C-3 Commercial Districts.

• 2400641  –  A request for final plan approval for a major subdivision submitted by 
Douglas  N.  McCarty,  Dennis  P.  McCarty  and  Donald  “Jay”  McCarty  for  a 
subdivision containing eighteen (18) lots and thirty-three (33) dwelling units (16 
duplexes and 1 existing SFD) located at 344 W. Main Street, identified on tax map 
20A6,  section  5,  parcels  8,  8A  and  8B.  The  property  is  zoned  R-2,  Residential 
District.

• 2400642  –  Construction  of  a  new  monument  sign  within  the  Entrance 
Corridor at 1303 N Royal Avenue, identified by tax amp 20A3, section  4, block  55,

parcel  A (Hang 10  Carwash).

• 2400652  –  A  Comprehensive  Plan  Amendment,  initiated  by  the  Planning 
Commission,  to amend the area between Strasburg Road and Duck Street to Rugby 
Street  from  a  future  land  use  designation  of  Commercial  to  Neighborhood 
Residential.



2400599 – A ZONING TEXT AMENDMENT TO DEFINE AND PERMIT TOBACCO, SMOKE 
OR VAPE SHOPS BY-RIGHT WITH PERFORMANCE STANDARDS OR BY SPECIAL USE 
PERMIT IN THE TOWN’S C-1 & C-3 COMMERCIAL DISTRICTS. 



By-right Ordinance  1 

175-39.A Use Regulations 2 

COMMERCIAL 3 

Tobacco, smoke or vape shop in accordance with provisions of 175-152 4 

175-53.2.A Use Regulations 5 

COMMERCIAL 6 

Tobacco, smoke or vape shop in accordance with provisions of 175-152 7 

175-152 Tobacco, Smoke, or Vape Shop Performance Standards 8 

A. Definitions 9 

For purposes of this section only, tobacco, smoke, or vape shop shall be defined as A 10 
business involving the sale of tobacco products, nicotine vapor products, or alternative 11 
nicotine products, as those terms are defined in the Code of Virginia § 18.2-371.2, or 12 
hemp products intended for smoking, as such term defined in §3.2-4112, or any kratom 13 
products as regulated by the Code of Virginia § 59.1-200. 14 

B. Performance Standards 15 
 16 

1. Shall not be located within 1,000 feet of any child or day care center, as defined 17 
in §22.1-289.02 or a public, private, or parochial school. 18 

a. Measurements made to verify compliance shall be made in a straight line, 19 
without regard for structures or objects, for, 1,000 feet from the boundaries 20 
of the property on which a public or private school or day care center  21 

 22 

 23 

 24 

 25 

 26 

 27 

 28 

 29 

 30 

 31 

 32 



Special Use Permit Ordinance  1 

175-39.B Use Regulations 2 

COMMERCIAL 3 

Tobacco, smoke or vape shop 4 

175-53.2.B Use Regulations 5 

COMMERCIAL 6 

Tobacco, smoke or vape shop 7 

175-3 Definitions 8 

Tobacco, smoke, or vape shop: A business involving the sale of tobacco products, 9 
nicotine vapor products, or alternative nicotine products, as those terms are defined in 10 
the Code of Virginia § 18.2-371.2, or hemp products intended for smoking, as such term 11 
defined in §3.2-4112, or any kratom products as regulated by the Code of Virginia § 12 
59.1-200, or paraphernalia, and where any combination of any such products represent 13 
twenty-five (25) percent or more of the store's total inventory or fifteen (15) percent or 14 
more of the store's total display area. 15 

“Paraphernalia” refers to any objects, devices, or equipment that are primarily used to 16 
facilitate or enhance the act of smoking or vaping. This includes but not limited to; 17 
cigarette rolling papers, Cigarette filters, Pipes, Bongs, Hookahs, Vape Pens and E-18 
Cigarettes, Grinders, Rolling Machines, Screens and Dab Rigs.  19 



2400641  – A  REQUEST  FOR  FINAL  PLAN  APPROVAL  FOR  A  MAJOR  SUBDIVISION
SUBMITTED  BY  DOUGLAS  N. MCCARTY, DENNIS  P. MCCARTY  AND  DONALD  “JAY”
MCCARTY FOR A SUBDIVISION CONTAINING EIGHTEEN (18) LOTS AND THIRTY-THREE (33)
DWELLING UNITS (16 DUPLEXES AND 1 EXISTING SFD) LOCATED AT 344 W. MAIN STREET,
IDENTIFIED  ON  TAX  MAP  20A6, SECTION  5, PARCELS  8, 8A  AND  8B. THE  PROPERTY  IS
ZONED R-2, RESIDENTIAL DISTRICT.



PERMIT#2400641





WARREN COUNTY,  VA.
TOWN OF FRONT ROYAL
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2400642  – CONSTRUCTION  OF  A  NEW  MONUMENT  SIGN  WITHIN  THE  ENTRANCE
CORRIDOR AT 1303 N ROYAL AVENUE, IDENTIFIED BY TAX AMP 20A3, SECTION 4, BLOCK
55, PARCEL A (HANG 10 CARWASH).











2400652  – A  COMPREHENSIVE  PLAN  AMENDMENT, INITIATED  BY  THE  PLANNING
COMMISSION, TO AMEND THE AREA BETWEEN STRASBURG ROAD AND DUCK STREET TO
RUGBY  STREET  FROM  A  FUTURE  LAND  USE  DESIGNATION  OF  COMMERCIAL  TO
NEIGHBORHOOD RESIDENTIAL. 



Statement of Justification 

Comprehensive Plan Amendment- Riverton Planning District 

The current Comprehensive Plan 

adopted in May of 2023, designates 

this area of Town for commercial use. 

In the 1980s, this portion of Town was 

rezoned from residential to C-1 

Commercial however the underlying 

land uses have always been residential in nature. In the past year, there have 

been several rezoning applications to revert parcels in this area to R-3 Residential. 

As this part of town has seen limited commercial development since the initial 

rezoning, and because the dimensional standards set forth in the Zoning 

Ordinance and Subdivision Ordinance have the capacity to severely limit viable 

commercial development, the recommendation from staff is that the area, for 

the purposes of good planning, should be designated as neighborhood 

residential.  

Included for discussion purposes is the Riverton District Planning Area description 

with opportunities, challenges and action strategies.  
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2. RIVERTON
The Riverton Planning Area consists of 599.6 acres in the northern portion of the Town. Route 340/522 is the primary 
entrance into the Town and traverses the Riverton Planning Area in a north-south orientation. To the west of Route 
340/522, the planning area is bound on its western border by the town limits at Punches Run. A narrow strip of land 
on the west side of Route 340/522 also extends to I-66 in the far northern portion of the Town. The Riverton Historic 
District is located in the eastern portion of the Riverton Planning Area, east of Route 340/522. Route 55 (Strasburg Road) 
runs through the center of the planning area; and the Norfolk Southern Railroad runs along the bank of the North Fork 
of the Shenandoah from the Riverton Historic District in the east to just beyond Cedar Drive in the west. The frontage 
of Route 340/522 is part of the entrance corridor. Route 340/522 itself was de-annexed in 1996 and is outside of the Town 
limits from the South Fork Bridge northward.

•	 The Riverton Planning Area has adequate utility and transportation infrastructure. 

•	 Rail access is available. 

•	 Broadband and telecom infrastructure exists. 

•	 The North and South Forks of the Shenandoah River, flat topography, open space, and scenic views. 

•	 Close proximity to I-66 and major arterial roads, such as Rt. 340, Rt. 522, and Rt. 55. 

•	 Close proximity to the Warren County Rt. 522 corridor. 

•	 South Fork Bridge and W. Strasburg Road improvements. 

•	 High traffic counts are attractive for new commercial uses. 

•	 High traffic counts with peak hour congestion. 

•	 Limited developable land outside of steep slopes and floodplains. 

•	 Commercial redevelopment potential is limited by multiple owners of existing commercial properties. 

•	 Few pedestrian and bicycle facilities are present. 

•	 Relative isolation from the rest of the Town in terms of accessibility. 

•	 Annually monitor needed utility infrastructure with existing uses and planned development and coordinate 
with the Capital Improvement Plan (CIP) to project needs over at least a 5-year time period. 

•	 Consider the impact of long term projects that may provide a secondary entrance in the future to the Town. An 
interchange at Shenandoah Shores Road and/or a connection via Warren County’s planned western by-pass are 
two long-term possibilities. Explore a bicycle or pedestrian connection over the river to the Town.

•	 Enhance entrance corridor design standards for the N. Shenandoah Avenue streetscape that encourage a more 
pedestrian friendly environment.  Provide prominent wayfinding signage that promote the Town. 

•	 Expand pedestrian facilities and connect them with the South Fork Bridge sidewalks and bicycle lanes. 

•	 Include bicycle lanes along N. Shenandoah Avenue.

•	 Large footprint retail stores should be avoided in the Riverton Planning Area. 

•	 Preserve all floodplains and promote riparian buffers along the river’s edge.

Area Description

Opportunities

Challenges

Action Strategies
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•	 New development should protect and utilize scenic views coming into Town. 

•	 Carefully evaluate opportunities for annexation beyond the Town boundaries. 

•	 Encourage development that will enhance the historic character of the Riverton Historic District. 

•	 Encourage existing commercially zoned properties to redevelop for tourism related uses.  Uses such as a hotel 
or outdoor recreation business are desirable uses and should be promoted.

•	 Development in the Riverton Historic District should be similar in scale, height and form to enhance the overall 
village character. Higher densities can be considered along E. Strasburg road and on Old Winchester Pike near 
the intersection with E. Strasburg Road if they adhere to the scale and form of the historic village.

•	 Encourage implementation of a water trail or linear park on the South Fork of the Shenandoah River to promote 
tourism and recreation. Providing a public water access to the South Fork of the Shenandoah River in the 
northern area of Town is recommended.

•	 Expand Town historic district to include appropriate areas of Riverton Village.

•	 Study traffic flow from the South Fork Bridge (N Shenandoah Ave) and make improvements, as appropriate, to 
improve safety and traffic flow. 

•	 Make infrastructure and land use improvements to increase walkability and mobility via different travel modes.

Action Strategies (Cont.)

N
 Shenandoah Ave

N
 Shenandoah Ave

W Strasburg RdW Strasburg Rd

W Duck St
W Duck St

W
inchester Pike

W
inchester Pike
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