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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 
 

• November 20, 2024 – Regular Meeting 
 

 

V. CITIZEN COMMENTS 
 

 

VI. CONSENT AGENDA 

 I move that the Planning Commission approve the Consent Agenda to publicly advertise for a 

public hearing in December as presented. [Items removed for further discussion will be placed 

as the first item under Business Items. Unanimous vote is not required to move] 
 

• 2400673 – A Special Use Permit Application submitted by Pennoni Associates Inc. c/o 

Mike Artz for Multi-Family Apartments containing thirty-six (36) units in three (3) 

separate apartment houses containing twelve (12) units each and an office on a vacant 

parcel off of Royal Lane, identified by Tax Map 20A17-1-14B1. The property is zoned C-

1, Community Business District. (Consent to advertise for a public hearing at the January 

15, 2025 regular Planning Commission meeting.) 

 

• 2400687 – A Rezoning application submitted by Skyline Realty Investments, LLC 

requesting an amendment to the zoning map to reclassify 10, a vacant lot, 30, 44, 60, and 

52 on W. Strasburg Road identified by Tax Map 20A12, Section 3, Parcels 22, 23, 26, 27A, 

31 and 31C from C-1, Community Business District to R-3, Residential District. (Consent 

to advertise for a public hearing at the January 15, 2025 regular Planning Commission 

meeting.) 
 

 

VII. PUBLIC HEARING 

 

• 2400599 – A zoning text amendment to include performance standards for tobacco, smoke 

or vape shops in the Commercial and Industrial Districts within  Town limits.  

 

• 2400652 – A Comprehensive Plan Amendment to amend the area between Strasburg Road 

and Duck Street to Rugby Street from a future land use designation of commercial to 

neighborhood residential. 

REGULAR PLANNING COMMISSION MEETING 

Wednesday, December 18, 2024 @ 7:00pm 

Warren County Government Center 
 



Page 2 of 2 
 

 

VIII. NEW BUSINESS 

 

• 2400641 – A request for Final Subdivision Plat approval for a major subdivision 
submitted by Jay McCarty, Neal McCarty, and Dennis McCarty to divide approximately 
4.34 acres into thirty-four (34) lots and thirty-three (33) dwelling units (16 duplexes 
and 1 existing SFD) located at 344 W. Main Street. The property is zoned R-2, Residential 
District requiring a minimum lot size of 8,000 SF which can be further subdivided for 
duplexes to 4,000 SF. 

 

• 2400642 – Sign Permit Application submitted by HTLC-5, LLC for construction of a new 

monument sign within the Entrance Corridor at 1303 N Royal Avenue, identified by tax 

map 20A3, section 4, block 55, parcel A (Hang 10 Carwash). 
 

 

IX. OLD BUSINESS 
 

• 2400523 – A Special Exception Application submitted by COL Samuel R. Millar VFW 

Post 1860, Commander Jeffrey D. Cook for relief of existing parking Town Code 

requirements located at 654-B W. 11th Street, identified by Tax Map 20A1-2-3-3 and 4. 

The property is zoned C-2, Community Business District.  
 

 

X. ELECTION OF OFFICERS 

 

• Vice Chairman 
 
 

XI. COMMISSION MEMBER REPORTS 
 

 

XII. PLANNING DIRECTOR REPORT 
 

• November Monthly Report 
 

 

XIII. ADJOURNMENT 

 



NOVEMBER 20, 2024 REGULAR MEETING MEETINGS
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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 November 

20, 2024, at 7:00 PM at the Warren County Government Center. 

 

CALL TO ORDER 

 

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

 

ROLL CALL 

 

Present: Connie Marshner, Chairman  

 Gary Gillispie, Vice Chairman 

 Megan Marrazzo, Commissioner 

 Allen Neel, Commissioner 

 Andrew Brooks, Commissioner  

 

Staff Present:  Lauren Kopishke, Planning Director / Zoning Administrator 

 John Ware, Deputy Zoning Administrator 

 George Sonnett, Town Attorney 

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

 

ADDITION/DELETION OF ITEMS FROM THE AGENDA 

 

There were no additions or deletions to the agenda. 

 

APPROVAL OF MINUTES 

 

• October 16, 2024 – Regular Meeting 

 

Commissioner Marazzo moved, seconded by Commissioner Neel to approve the meeting minutes 

as written. 

 

VOTE: Yes – Marrazzo, Gillispie, Neel, Brooks, Marshner  

 No – N/A 

 Abstain – N/A 

 Absent – N/A  VOICE VOTE 

 

CITIZEN COMMENTS 

 

There were no citizen comments. 

 

http://www.frontroyalva.com/
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CONSENT AGENDA 

 

• 2400599 – A zoning text amendment to include performance standards for tobacco, smoke 

or vape shops in the Commercial and Industrial Districts within  Town limits. (Consent to 

advertise for public hearing at the December18, 2024 regular Planning Commission 

meeting.) 

 

• 2400652 – A Comprehensive Plan Amendment to amend the area between Strasburg Road 

and Duck Street to Rugby Street from a future land use designation of commercial to 

neighborhood residential. (Consent to advertise for public hearing at the December18, 

2024 regular Planning Commission meeting.) 

 

Commissioner Gillispie moved, seconded by Commissioner Brooks to approve the consent 

agenda items as presented.  

 

Vote:  Yes – Marshner, Gillispie, Neel, Marrazzo, Brooks 

 No – N/A 

 Abstain – N/A 

 Absent – N/A     VOICE VOTE 

 

OLD BUSINESS 

 

• 2400523 – A Special Exception Application submitted by COL Samuel R. Millar VFW 

Post 1860, Commander Jeffrey D. Cook for relief of existing parking Town Code 

requirements located at 654-B W. 11th Street, identified by Tax Map 20A1-2-3-3 and 4. 

The property is zoned C-2, Community Business District.  

 

Andrea White stated she was the realtor representing VFW Post 1860 for the potential purchase of 

654 W. 11th Street. The Post Commander was out of town, and he asked Ms. White and her husband 

to speak on their behalf. Her husband Geoffrey White is a member of VFW Post 1860 and serves 

as an officer for the Post. The applicant is asking that any further consideration of the application 

be deferred until the December meeting. Ms. White stated they are currently working with the 

Front Royal Church of the Nazarene to meet parking requirements and were asking for the 

opportunity to fully pursue that with the church prior to the application being heard any further. 

Her understanding from the Planning Director is that the Special Exception Application could be 

pulled from consideration should they be able to reach a parking agreement. 

 

Commissioner Gillispie moved, seconded by Commissioner Marrazzo to postpone application 

#2400523 to the December 18, 2024 Planning Commission meeting. 

 

Vote:  Yes – Neel, Brooks, Marshner, Gillispie, Marrazzo 

 No – N/A 

 Abstain – N/A 

 Absent – N/A     VOICE VOTE 
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COMMISSION MEMBER REPORTS 

 

Mr. Neel spoke about attending the data center information meeting presented by Kimley-Horn.  

He stated that both Warren County and the Town of Front Royal need to put some thought into 

what data centers will mean for our area and not only consider zoning for such facilities, but the 

total life cycle which would include but not limited to conception design, economics, 

environmental construction, operation, etc. Mr. Neel felt this needed to be discussed at a future 

Planning Commission work session 

 

Vice Chairman Gillispie said he was very involved with data centers coming to the area. He 

believes there are a lot of misconceptions about them. There is a “large bill” coming to the Town 

and he does not want either the Town of County to tax citizens in order to pay that bill. Data centers 

need to be considered and given a chance. 

 

PLANNING DIRECTOR REPORT 

 

Ms. Kopishke reviewed the October monthly report. 

 

A draft of the Capital Improvement Plan will be brought to the Planning Commission in January. 

Once approved by the Planning Commission it will move forward to Town Council. 

 

At the December Planning Commission work session Article 3 of the Draft Zoning Ordinance will 

be reviewed. 

 

Chairman Marshner asked for an update on the Afton Inn after receiving many requests from 

citizens asking for an update. 

 

Ms. Kopishke explained the property owner had applied for an updated building permit through 

Warren County which did not require a Town Zoning Permit. They are currently doing an 

extension of the roof overhang and actively pursuing permits with Warren County. There is 

nothing currently before the Town Planning and Zoning office for review. 

 

Vice Chairman Gillispie asked how long a property owner had to repair/renovate/demolish a 

structure after fire damage. He noted there were several burned out structures within the Town that 

are still sitting there and pose a hazard to the public. 

 

Ms. Kopishke explained that each structure is on a case-by-case basis. Staff has notified four (4) 

property owners in Town requiring them to provide an abatement plan. One has been demolished 

on Strasburg Road.  Two others are in the process of obtaining approval for demolition with the 

fourth structures property owner having submitted an abatement plan to the Planning and Zoning 

office. 

 

Vice Chairman Gillispie specifically mentioned the structure on 17th Street.  
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Ms. Kopishke stated this property was owned by the bank and they are going through the process 

of selling it. The Town has cleaned up the property in order to render it safe and is waiting on the 

bank to act. 

 

ADJOURNMENT 

 

Commissioner Neel moved, seconded by Vice Chairman Gillispie to adjourn the meeting and go 

into a work session. 

 

VOTE: Yes – Marrazzo, Gillispie, Neel, Brooks, Marshner 

 No – N/A 

 Abstain – N/A 

    Absent – N/A    VOICE VOTE 

 

The meeting was adjourned at 7:15 p.m. 

 

 Approved by Planning Commission 

  Date:        

 

 



 
 

CONSENT AGENDA

      CONSENT TO ADVERTISE FOR A PUBLIC HEARING AT THE JANUARY 15, 2025
       REGULAR PLANNING COMMISSION MEETING

2400673 - A SPECIAL USE PERMIT APPLICATION SUBMITTED BY PENNONI ASSOCIATES
INC. C/O  MIKE  ARTZ  FOR  MULTI-FAMILY  APARTMENTS  CONTAINING  THIRTY-SIX  (36)
UNITS IN THREE (3) SEPARATE APARTMENT HOUSES CONTAINING TWELVE (12) UNITS
EACH AND AN OFFICE ON A VACANT PARCEL OFF OF ROYAL LANE, IDENTIFIED BY TAX
MAP 20A17-1-14B1. THE PROPERTY IS ZONED C-1, COMMUNITY BUSINESS DISTRICT.



Town of Front Royal, Virginia 
 
 
 
 

SPECIAL USE PERMIT APPLICATION MATERIALS 
 

 
 

FOR REVIEW OF 
 
 

ROYAL LANE APARTMENTS 
 

  
 
 
 
 
 

 
 

March 2016 
 
      
 
 
 
 
 
 

Prepared by: 
Pennoni Associates Inc. 
117 E. Piccadilly Street 

Suite 200 
Winchester, Virginia 22601 

 
Phone: 540-667-2139   Fax: 540-665-0493 

 

BFord
Pen
.

BFord
Text Box
November 2024
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ROYAL LANE APARTMENTS – IMPACT ANALYSIS STATEMENT
November 19, 2024

The following is a summary of the proposed special use permit for Royal Lane 
Apartments which proposes 36 total apartment units comprised of three 3-story 
buildings, as well as an office building, on the vacant parcel at the existing terminus of 
Royal Lane within the Town of Front Royal (the “Town”).  The project site totals 3.4984 
acres zoned C-1 (Community Business) and is identified by the Town as tax map parcel 
20A171-14B (the “Property”).  The development is proposed by Beeren & Barry 
Investments, LLC to provide for needed workforce housing in the area.  The Town of 
Front Royal Zoning Ordinance permits apartment developments containing four or more 
units within the C-1 Zoning District subject to approval of a Special Use Permit.

Proposed Development 

The proposed development plan for the Property is depicted on the attached Preliminary 
Site Plan for Royal Lane Apartments.  As shown, the project would consist of three 
buildings, each containing 12 apartment units along with associated surface parking 
served by a southerly extension of Royal Lane, an office space, and a playground.  The 
proposed 36 apartment units represent a density of 10 dwelling units per acre.  The 
extension of Royal Lane would be constructed to Town standards to provide for the 
future dedication of the roadway and its associated right of way through the Property, 
allowing for an extension of the roadway south of the project site at a future date, if 
desired.

Site Location 

A location map is attached as Exhibit A.  As shown, the project is located at the existing 
terminus of Royal Lane approximately 1,100 feet south of the intersection of Royal Lane 
with John Marshall Highway (Route 55).  Existing development along Royal Lane is 
predominantly residential in nature.  Business type development on the roadway is 
limited to a professional office building located at Royal Lane’s intersection with Route 
55 as well as a day care facility located west and adjacent to the subject Property at the 
terminus of Royal Lane.   The remaining development along Royal Lane includes 
apartments on the west side of the roadway and single-family dwellings on the east side.  
The proposed apartment use for the Property would be consistent with the residential 
nature of Royal Lane.

A zoning map is attached as Exhibit B.  The subject Property as well as all parcels 
located west of Royal Lane are zoned C-1 (Community Business) while the parcels 
located east of Royal Lane are zoned R-1 (Residential).  Despite the commercial zoning 
for half the parcels fronting Royal Lane, the predominant development pattern is 
residential in the area.  The proposed apartment use of the subject property would 
ensure that the project is developed in a manner that is consistent with the existing 
development pattern.

Site Characteristics

Sheet 2 of the attached preliminary site plan depicts the existing site conditions.  The 
Property is currently vacant, wooded and includes an existing power line bisecting the 
site in a north/south direction.  The Property contains sloping topography with a high 
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elevation at its western boundary of 707 feet and a low elevation at the eastern property 
boundary of approximately 643 feet.  The proposed development plan takes the sloping 
topography into account and would utilize a retaining wall with a maximum height of 
approximately 8 feet in proximity to the eastern property boundary, as well as a retaining 
wall to the south of the property around the playground area.

Soils on the site are identified as Unison-Chagrin-Dyke soils which are characterized as 
deep, well drained soils that have a loamy or clayey subsoil.  The specific soil type for 
the subject includes Chester loam and Dekalb channery loam. The characteristics of this 
soil type and any implications for site development are manageable through the site 
engineering process.

Pursuant to FEMA flood map numbers 51187C0116C and 51187C0118C, both with 
effective date June 3, 2008, the entire site is located in areas of minimal flooding outside 
of the 100-year and 500-year flood plain.  

Access and Transportation

Access to the Property would be provided by an extension of Royal Lane into the 
Property.  Currently, Royal Lane terminates at the northern property boundary.  The 
proposed development plan would extend Royal through the Property to a cul-de-sac 
near the southern site boundary.  A reserve area will be provided that would enable the 
dedication of the extension of Royal Lane through the site as a public street.  The right of 
way reservation area extends to the southern property boundary, providing the 
opportunity for a future extension of Royal Lane if desired.

The proposed 36 apartment units would generate 252 average daily vehicle trips.  
Compared with the commercial uses that could be realized on the Property on a by-right 
basis, this special use permit application substantially reduces the trip generation 
potential for the site.

Other existing uses on Royal Lane include 9 single family dwellings, 90 apartment 
dwellings, a day care facility of approximately 7,000 SF, and a professional office 
building of approximately 10,000 SF.  These existing uses would generate approximately 
1,502 ADT (average daily trips).  Combined with the 252 trips associated with the 
proposed 36 apartment units, the total traffic volume on Royal Lane would be 
approximately 1,754 ADT.  Applying a peak hour factor of 0.11, the peak hour trips 
would be approximately 193 trips (97 trips in/96 trips out based on a 50/50 split of 
inbound and outbound movements).  

2014 VDOT traffic data identifies 12,000 total trips on John Marshall Highway at Royal 
Lane.  Assuming a 50/50 split between eastbound and westbound trips results in 6,000 
eastbound and 6,000 westbound trips resulting in 660 peak hour trips in each direction.  
Utilizing the VDOT Road Design Manual and 2014 VDOT Traffic Counts on John 
Marshall Highway (assuming a 50/50 split on eastbound and westbound trips), left and 
right turn lane warrants for the subject intersection are as follows:
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Warrant for Left Turn Lane

Note:  125 Foot Left Turn Lane Required (Westbound Route 55).

Warrant for Right Turn Lane

Note:  Right Turn Taper Required (Eastbound Route 55).
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Photograph 1 and Photograph 2, provided below, depict the existing road improvements 
for John Marshall Highway at its intersection with Royal Lane.  As shown, John Marshall 
Highway currently includes an eastbound right turn lane as well as a shared center turn 
lane which would accommodate westbound left turn movements onto Royal Lane.  
These existing improvements would satisfy the requirements for the right and left turn 
lane warrant analysis above.  

Photograph 1.  John Marshall Highway at Royal Lane (View facing east)

Photograph 2.  John Marshall Highway at Royal Lane (View facing west)
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Royal Lane is currently unstriped, but has sufficient pavement width to provide for 
separate turn lanes at its intersection with John Marshall Highway.  Photograph 3 
depicts the existing improvements for Royal Lane at the subject intersection. 

Photograph 3.  Royal Lane at John Marshall Highway (View facing north).

Existing improvements are in place to accommodate the traffic generated by the 
proposed 36 apartment units.  Moreover, the proposed special use permit would 
substantially diminish the traffic impact potential under the existing C-1 zoning for the 
Property.  Accordingly, the minor trip generation associated with the proposal is 
manageable under existing road improvements.

Stormwater Management

Under existing conditions, the site drains from east to west.  The proposed development 
program for the project would generally maintain the existing drainage pattern and direct 
stormwater flows to a stormwater management facility, likely a bio-retention filter to 
accommodate both stormwater quantity and quality requirements, at the southwestern 
limits of the project.  

Sewage Conveyance and Water Supply

Using a standard rate of 200 gallons per day/dwelling unit it is projected that the 
proposed development would produce up to 7,200 gallons per day of sewer flow.  Water 
usage would be approximately equivalent to the sewer flows.  The site would be served 
by an extension of the existing water and sanitary facilities within Royal Lane.  The water 
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system will be designed to provide adequate pressure for potable water service and fire-
fighting services.  

Summary

The proposed Royal Lane Apartments project would provide for the development of 36 
apartment units to aid in satisfying workforce housing needs.  Properties along Royal 
Lane are developed predominantly for residential uses despite all parcels located on the 
west side of the roadway being zoned for commercial uses.  The proposed apartment 
use would continue the existing residential development pattern for the area while 
diminishing the traffic generation potential for the site under the existing C-1 zoning 
thereby minimizing impacts to the intersection of Royal Lane and John Marshall 
Highway.  

In the case of this proposed application, the special use permit proposal would be more 
in keeping with surrounding properties than most of the by-right commercial uses that 
could occur on the Property.  Therefore, the proposed special permit application for the 
apartments use merits favorable consideration.
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PRELIMINARY SITE PLAN 
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TO BE SUITABLE FOR REUSE BY OWNER OR OTHERS ON
THE EXTENSIONS OF THE PROJECT OR ON ANY OTHER

PROJECT.  ANY REUSE WITHOUT WRITTEN VERIFICATION
OR ADAPTATION BY PENNONI ASSOCIATES FOR THE
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SOLE RISK AND WITHOUT LIABILITY OR LEGAL
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ASSOCIATES FROM ALL CLAIMS, DAMAGES, LOSSES AND
EXPENSES ARISING OUT OF OR RESULTING THEREFROM.
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WATERLINE

SPOT ELEVATION

CONTOURS

SANITARY SEWER WITH MANHOLE

UTILITY POLE

680

X (1320.12)

LEGEND

GATE VALVE

FIRE HYDRANT ASSEMBLY

OVERHEAD UTILITIES

W

H
Y D

S

PROPERTY LINE

WPP

DRAFT

CG-6



N 89°57'45" E  267.10'

S 07°08'31" E  370.95'

S 57°57'22" W
  93.25'

S 82°35'14" W  40.13'
N 84°24'06" W  153.29'

N 76°55'31" W  263.34'

N
 05°17'09" W

  89.55'

39.50'

60.00'

60.00'

S 05°12'11" E

75.00'

S 84°47'49" W
60.00'

N
 05°12'11" W

80.51'

S 89°57'15" E  246.90'
60.25'186.64'

25.15'

235.00'

N
 05°17'09" W

  260.15'

25' WIDE GRADING AND TEMPORARY
CONSTRUCTION EASEMENT AND

PERMANENT DRAINAGE, MAINTENANCE AND
STORMWATER MANAGEMENT EASEMENT

7.5' WIDE GRADING AND
TEMPORARY CONSTRUCTION

EASEMENT

N 89°56'49" W  186.30'

N 89°56'49" W  169.76'

S 05°12'11" E  154.88'

S 29°36'57" W
28.79'

5' C
O

N
C

. SID
EW

ALK

35' B.R.L.

40' B.R
.L.

35' B.R.L.

40' B.R
.L.

35
.0

7'

43.59'

44.04'

44.05'

35.46'

154.97'

159.47'

35.37'
35.00'

8'
TYP.

5'

20'
TYP.

18'

20'
TYP.

18'

20'
TYP.

R45.00'

RESERVATION 60' RIGHT OF WAY
17

21

5

9

2'R

2'R

8'R8'R

2'R

10
'R

2'R

2'R

25'R

25'R

25
'R

25
'R

8'R

8'R

2'R2'R

2'R

2'R

20

6' SID
EW

ALK

36.00'

36.00'

30.00'

16.00'16.00'

PROPOSED

CG-12 RAMP
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O
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E EXTEN
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N

60' R
IG

H
T O

F W
AY

25 M
PH

 PO
STED

 SPEED
 LIM

IT

24'

24'

LIMITS OF PROPOSED
ASPHALT PAVEMENT.

PROVIDE SAW-CUT EDGE

LIMITS OF PROPOSED
ASPHALT PAVEMENT.

PROVIDE SAW-CUT EDGE

EX. EDGE OF PAVEMENT

END OF EX. CG-6.
BEGIN PROPOSED CG-6.

PROPOSED
CG-6 TYP.

PROPOSED CG-9B
PROPOSED ASPHALT

DRIVEWAY EXTENSION

PROPOSED DUMPSTER ENCLOSURE
WITH CONCRETE PAD

PROPOSED

DUMPSTER

ENCLOSURE WITH

CONCRETE PAD

PROPOSED
CG-6 TYP.

PROPOSED
CG-6R TYP.

PROPOSED
CG-6R TYP.

TRANSITION
TO CG-6R

TRANSITION
TO CG-6R

TRANSITION
TO CG-6R

TRANSITION
TO CG-6R

BENCH

PLAY-
GROUND

32'

31'

10'X13' CONC.
PAD WITH 5'
LONG BIKE
RACK

32'

32'

RESIDENTIAL BLDG A

FOOTPRINT AREA: ±5,400 SF

FF = 675.50, 35' HEIGHT

(3 STORY, 12 UNITS)

RESIDENTIAL PARKING: 24 SPACES

R
ESID

EN
TIAL BLD

G
 B

FO
O

TPR
IN

T AR
EA: ±5,400 SF

FF = 682.50, 35' H
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T
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: 24 SPAC
ES

R
ESID

EN
TIAL BLD

G
 B

FO
O

TPR
IN

T AR
EA: ±5,400 SF

FF = 687.50, 35' H
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T
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R

Y, 12 U
N

ITS)

R
ESID

EN
TIAL PAR

KIN
G

: 24 SPAC
ES

OFFICE BLDG O
FOOTPRINT AREA: ± 1,024 SF

1 STORY
PARKING: 5 SPACES/1000 SF

8'

10'
TYP.

10'
TYP.

10'
TYP.

SWM AREA

6.97'

20'
TYP.

10'
TYP.

20'
TYP.

10'
TYP.

24'
TYP24'

TYP
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DRAWING SCALE
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PROJECT

ALL DOCUMENTS PREPARED BY PENNONI ASSOCIATES
ARE INSTRUMENTS OF SERVICE IN RESPECT OF THE

PROJECT.  THEY ARE NOT INTENDED OR REPRESENTED
TO BE SUITABLE FOR REUSE BY OWNER OR OTHERS ON
THE EXTENSIONS OF THE PROJECT OR ON ANY OTHER

PROJECT.  ANY REUSE WITHOUT WRITTEN VERIFICATION
OR ADAPTATION BY PENNONI ASSOCIATES FOR THE
SPECIFIC PURPOSE INTENDED WILL BE AT OWNERS

SOLE RISK AND WITHOUT LIABILITY OR LEGAL
EXPOSURE TO PENNONI ASSOCIATES; AND OWNER
SHALL INDEMNIFY AND HOLD HARMLESS PENNONI

ASSOCIATES FROM ALL CLAIMS, DAMAGES, LOSSES AND
EXPENSES ARISING OUT OF OR RESULTING THEREFROM.
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ROYAL LANE

20A171 14B

RESIDENTIAL APARTMENTS

3.48 ACRES

YARDS/SETBACKS
FRONT

REQUIRED
40'

PROVIDED
154'+

TAX IDENTIFICATION NUMBER

SITE DEVELOPMENT SUMMARY

SITE ADDRESS
CURRENT USE
PROPOSED USE

DISTURBED AREA

VACANT

HANDICAPPED PARKING REQUIRED:  2 SPACES

PARKING REQUIRED: 

HANDICAPPED SPACES PROVIDED:  4 SPACES

PARKING PROVIDED:  72 SPACES

PARKING SCHEDULE

* PROPOSED BLDG FLOOR AREA

49,624 S.F.  TOTAL

C1 - COMMUNITY BUSINESS DISTRICTEXISTING ZONING

BUILDING COVERAGE PERMITTED

16,200 S.F. - BLDG. A
16,200 S.F. - BLDG. B
16,200 S.F. - BLDG. C

REAR
SIDE

40'
35'

44'+
35'+

VAN ACCESSIBLE  PARKING REQUIRED:  1 SPACE
VAN ACCESSIBLE SPACES PROVIDED:  1 SPACE

3.4984 ACRESOVERALL SITE AREA

BUILDING COVERAGE PROVIDED

36 APARTMENTS & 1 OFFICEPROPOSED UNITS

50% MAX.
11%

  1,024 S.F. - BLDG. O

              RESIDENTIAL:       2 SPACES/UNIT = 72 SPACES
              OFFICE:            5 SPACES/1000 SF =   5 SPACES
                                                             TOTAL = 79 SPACES

DRAFT

CG-6

CONCRETE SIDEWALK

LIMITS OF CLEARING AND GRADING

E

DESCRIPTION

WATERLINE

675.00+ SPOT ELEVATION

CONTOURS

UNDERGROUND ELECTRIC SERVICE

SANITARY SEWER WITH MANHOLE

UTILITY POLE

SIGN POST

S

EXISTING

680

X (1320.12)

680

LEGEND

W

NEW

GATE VALVE

FIRE HYDRANT ASSEMBLY

OVERHEAD UTILITIES

W

CG-6R

H
Y D

S

PROPERTY LINE

WPP



40' B.R
.L.

39.50'

60.00'

EX. 8" WL

EX. FH.

25' WIDE GRADING AND TEMPORARY
CONSTRUCTION EASEMENT AND

PERMANENT DRAINAGE, MAINTENANCE AND
STORMWATER MANAGEMENT EASEMENT

7.5' WIDE GRADING AND
TEMPORARY CONSTRUCTION

EASEMENT

STA 0+00
692.00 TW
692.00 BW

STA 0+50
698.25 TW
693.00 BW

STA 1+00
701.00 TW
693.00 BW

STA 1+50
703.00 TW
695.00 BW

STA 2+50
700.00 TW
698.50 BW

STA 2+60.67
698.00 TW
698.00 BW

STA 2+00
703.00 TW
697.00 BW

PROPOSED
RETAINING
WALL

672.25

673.10 TC

671.50

683.00

680.00

681.00

684.00 TC

684.00 TC

684.00 TC

683.00 TC

687.00
687.00

689.00

682.00

682.00

676.50

675.00 TC

681.60

685.00

675.00

675.00

675.00

674.00672.70 TC

686.00

668.93 TC

697.00

665.40

662.00

662.38

668.60

671.75 E.P.
672.40 E.P.

660

674

65
0

666

664

662

672

674

676

678

680

682

67
0

680

674

698

674

700

702

704

706

704
702

700
698

696
694

692
690

678

676

680
682

684
686

688

690
694

684

686

688

684
686

688
690

692
694 696

66
8

662

664

666

668

658

652

650

654
656

698

682

670

692

668

66
8

67
2

651

658
660
662

664
666

668

680

674

678
676

674

672

670

668

666

664

680

PROP. TIMBER
RETAINING WALL
(BY OTHERS)

669.20 TW
669.20 BW

667.50 TW
666.50 BW

665.50 TW
665.50 BW

650

648

65
0

65
2

64
8

64
6

64
4

652
654
656
658

650

652

652
648

650

651

651

65
1

RESERVATION 60' RIGHT OF WAY
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E EXTEN

SIO
N

60' R
IG

H
T O

F W
AY

25 M
PH

 PO
STED

 SPEED
 LIM

IT

RESIDENTIAL BLDG A

FOOTPRINT AREA: ±5,400 SF

FF = 675.50, 35' HEIGHT

(3 STORY, 12 UNITS)

RESIDENTIAL PARKING: 24 SPACES
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G

: 24 SPAC
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OFFICE BLDG O
FOOTPRINT AREA: ± 1,024 SF

1 STORY
PARKING: 5 SPACES/1000 SF

RETAINING WALL

AND RAILING

(ENGINEERED BY

OTHERS)

R
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DRAWN BY

DRAWING SCALE

DATE

PROJECT

ALL DOCUMENTS PREPARED BY PENNONI ASSOCIATES
ARE INSTRUMENTS OF SERVICE IN RESPECT OF THE

PROJECT.  THEY ARE NOT INTENDED OR REPRESENTED
TO BE SUITABLE FOR REUSE BY OWNER OR OTHERS ON
THE EXTENSIONS OF THE PROJECT OR ON ANY OTHER

PROJECT.  ANY REUSE WITHOUT WRITTEN VERIFICATION
OR ADAPTATION BY PENNONI ASSOCIATES FOR THE
SPECIFIC PURPOSE INTENDED WILL BE AT OWNERS

SOLE RISK AND WITHOUT LIABILITY OR LEGAL
EXPOSURE TO PENNONI ASSOCIATES; AND OWNER
SHALL INDEMNIFY AND HOLD HARMLESS PENNONI

ASSOCIATES FROM ALL CLAIMS, DAMAGES, LOSSES AND
EXPENSES ARISING OUT OF OR RESULTING THEREFROM.
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CG-6

CONCRETE SIDEWALK

LIMITS OF CLEARING AND GRADING

E

DESCRIPTION

WATERLINE

675.00+ SPOT ELEVATION

CONTOURS

UNDERGROUND ELECTRIC SERVICE

SANITARY SEWER WITH MANHOLE

UTILITY POLE

SIGN POST

S

EXISTING

680

X (1320.12)

680

LEGEND

W

NEW

GATE VALVE

FIRE HYDRANT ASSEMBLY

OVERHEAD UTILITIES

W

CG-6R

H
Y D

S

PROPERTY LINE

WPP

ASPHALT PAVEMENT
N.T.S.

SECTION FOR STD. DUTY

CONCRETE SIDEWALK SECTION
N.T.S.

NOTE:
LANDSCAPED SCREEN CONSISTING OF EVERGREEN TREES
PLANTED A MAXIMUM OF 10 FT. ON CENTER SHALL BE
INSTALLED ALONG THE NORTHERN AND EASTERN PROPERTY
BOUNDARIES.

DRAFT







 CONSENT AGENDA

CONSENT TO ADVERTISE FOR A PUBLIC HEARING AT THE 
JANUARY 15, 2025  REGULAR PLANNING COMMISSION MEETING.

2400687  -  A  REZONING APPLICATION SUBMITTED BY SKYLINE
REALTY INVESTMENTS, LLC REQUESTING AN AMENDMENT TO
THE ZONING MAP TO RECLASSIFY  10,  A  VACANT LOT,  30,  44,
60 AND 52 ON W. STRASBURG ROAD,  IDENTIFIED BY TAX MAP
20A12, SECTION 3, PARCELS 22, 23, 26, 27A, 31, AND 31C FROM
C-1  COMMUNITY  BUSINESS  DISTRICT  TO  R-3,
RESIDENTIAL DISTRICT.









 



Conceptual Drawing



Conceptual Drawing



2400599  -  A  ZONING  TEXT  AMENDMENT  TO  INCLUDE
PERFORMANCE  STANDARDS  FOR  TOBACCO,  SMOKE  OR
VAPE  SHOPS  IN  THE  COMMERCIAL  AND  INDUSTRIAL
DISTRICTS WITHIN TOWN LIMITS. 

PUBLIC HEARING



Town of Front Royal, Virginia 

Planning Commission Regular Meeting Agenda 

 

 

 

Agenda Item:  Application for Zoning Text Amendment #2400599 
 
MEETING DATE:  December 18, 2024 
 
SUMMARY:  On October 28, 2024 the Front Royal Town Council instructed the Planning Commission to 
take up a Zoning Text Amendment to regulate tobacco, smoke and vape shops by Special Use Permit.  
 
 
 
 
STAFF RECOMMENDATION:   
Staff recommends adoption of both the by-right text amendment and the Special Use Permit amendment. If 

using the justification of protecting the public from the dangers and proliferation of tobacco and nicotine 

products, especially children, then any regulatory mechanism, in staff’s opinion, should be all encompassing. 
 
 
DRAFT MOTION:  “I move that the Planning Commission forward a recommendation of approval to 
Town Council of the proposed By-right and Special Use Permit tobacco, smoke and vape shop ordinances 
to promote the health, safety and general welfare of the public.” 
 
 
NOTE:  This is only a draft motion. Alternative motions are also welcome. 
 

 

PLANNING COMMISSION ACTION: 

 

Moved  Seconded   
 

Neel    Brooks   Marshner                      Marrazzo ________   Vacancy ________ 

 
 

             
 

           
 



 

TOWN OF FRONT ROYAL 

DEPARTMENT OF PLANNING & ZONING 

 

Planning Commission Regular Meeting 

December 18, 2024 

Staff Report 

 

Application # 2400599 - Zoning Text Amendment 

Applicant Town of Front Royal 

Request/Summary On October 29,2024 at their regular meeting, the Front Royal Town Council 

directed their Planning Commission to draft a zoning text amendment to 

define and permit vape shops by special use permit. Staff presented a draft 

text amendment to Planning Commission on 11/06/2024 and again on 

12/04/2024.  

 

Enabling Statute 

 

 §15.2-912.4. 

Regulation of 

tobacco, nicotine, 

and hemp product 

retail sale 

locations. 

 

Any locality may by ordinance regulate the retail sale locations of tobacco 

products, nicotine vapor products, alternative nicotine products, as such 

terms are defined in § 18.2-371.2, or hemp products intended for smoking, 

as such term is defined in § 3.2-4112, for any such retail sale location and 

may prohibit a retail sale location on property within 1,000 linear feet of a 

child day center as defined in § 22.1-289.02 or a public, private, or 

parochial school. An ordinance adopted pursuant to this section shall not 

affect (i) a licensee holding a valid license under § 4.1-206.3 or (ii) any 

retail sale location of tobacco products, nicotine vapor products, alternative 

nicotine products, or hemp products intended for smoking operating before 

July 1, 2024. 

 

"Child day center" means a child day program offered to (i) two or more 

children under the age of 13 in a facility that is not the residence of the 

provider or of any of the children in care or (ii) 13 or more children at any 

location. 

 

https://law.lis.virginia.gov/vacode/title15.2/chapter9/section15.2-912.4/ 

Ordinance 

Language 

By-right Ordinance 

 

175-39.A Use Regulations 

COMMERCIAL 

Tobacco, smoke or vape shop in 

accordance with provisions of 

175-152 

 

175-53.2.A Use Regulations 

COMMERCIAL 

Tobacco, smoke or vape shop in 

accordance with provisions of 

175-152 

Special Use Permit Ordinance 

 

175-39.B Use Regulations 

COMMERCIAL 

Tobacco, smoke or vape shop 

 

175-53.2.B Use Regulations 

COMMERCIAL 

Tobacco, smoke or vape shop 

 

175-3 Definitions 

Tobacco, smoke, or vape shop: A 

business involving the sale of tobacco 

https://law.lis.virginia.gov/vacode/18.2-371.2/
https://law.lis.virginia.gov/vacode/3.2-4112/
https://law.lis.virginia.gov/vacode/22.1-289.02/
https://law.lis.virginia.gov/vacode/4.1-206.3/


175-152 Tobacco, Smoke, or 

Vape Shop Performance 

Standards 

A. Definitions 

Tobacco, smoke, or vape shop: A 

business involving the sale of 

tobacco products, nicotine vapor 

products, alternative nicotine 

products, as those terms are 

defined in the Code of Virginia § 

18.2-371.2, and hemp products 

intended for smoking, as such 

term defined in §3.2-4112, and 

any kratom products as regulated 

by the Code of Virginia § 59.1-

200, and paraphernalia. 

“Paraphernalia” refers to any 

objects, devices, or equipment that 

are primarily used to facilitate or 

enhance the act of smoking or 

vaping. This includes but not 

limited to; cigarette rolling papers, 

Cigarette filters, Pipes, Bongs, 

Hookahs, Vape Pens and E-

Cigarettes, Grinders, Rolling 

Machines, Screens and Dab Rigs.  

 

B. Performance Standards 

 

1. Shall not be located within 

1,000 feet of any child or 

day care center, as defined 

in §22.1-289.02 or a 

public, private, or 

parochial school. 

a. Measurements 

made to verify 

compliance shall 

be made in a 

straight line, 

without regard for 

structures or 

objects, for, 1,000 

feet from the 

boundaries of the 

property on which 

products, nicotine vapor products, 

alternative nicotine products, as those 

terms are defined in the Code of 

Virginia § 18.2-371.2, and hemp 

products intended for smoking, as 

such term defined in §3.2-4112, and 

any kratom products as regulated by 

the Code of Virginia § 59.1-200, and 

paraphernalia and where such 

products are twenty-five (25) percent 

or more of the store's total inventory or 

fifteen (15) percent or more of the 

store's total display area. 

 

“Paraphernalia” refers to any objects, 

devices, or equipment that are 

primarily used to facilitate or enhance 

the act of smoking or vaping. This 

includes but not limited to; cigarette 

rolling papers, Cigarette filters, Pipes, 

Bongs, Hookahs, Vape Pens and E-

Cigarettes, Grinders, Rolling 

Machines, Screens and Dab Rigs.  

 



a public or private 

school or day care 

center  

Staff 

Recommendation  

Staff recommends adoption of both the by-right text amendment and the 

Special Use Permit amendment. The main distinction between the two uses 

can be discerned from the definition. Once the primary retail product 

becomes tobacco, smoke or vape merchandise, the Special Use Permit 

becomes necessary. The by-right mechanism would relegate any retailer 

selling any type or tobacco, smoke or vape product to a distance of 1,000 

linear ft from the property boundary of a day-care or school. Essentially, in 

keeping with regulations for community health, safety and welfare, all 

tobacco, smoke or vape products would be regulated in some form within 

the C-1 and C-3 districts. While determining whether a Special Use Permit 

could prove difficult, staff discourages the adoption of only one mechanism. 

If using the justification of protecting the public from the dangers and 

proliferation of tobacco and nicotine products, especially children, then any 

regulatory mechanism, in staff’s opinion, should be all encompassing.  

 

 



PUBLIC HEARING

2400652  - A  COMPREHENSIVE  PLAN  AMENDMENT  TO
AMEND  THE  AREA  BETWEEN  STRASBURG  ROAD  AND
DUCK  STREET  TO  RUGBY  STREET  FROM  A  FUTURE
LAND  USE  DESIGNATION  OF  COMMERCIAL  TO
NEIGHBORHOOD RESIDENTIAL.



Town of Front Royal, Virginia 

Planning Commission Regular Meeting Agenda 

 

 

 

Agenda Item: Application for Comprehensive Plan Amendment #2400652 
 
MEETING DATE:  December 18, 2024 
 
SUMMARY:  The Planning Commission, in response to two previous rezoning requests in the Riverton 

Planning District, more specifically in the vicinity of Strasburg Road and Duck St, have taken up a 

Comprehensive Plan amendment to show a future land use designation of neighborhood residential. 
 
 
STAFF RECOMMENDATION:   
The recommendation from staff is that this portion of the Riverton Planning District, for the purpose of good 

planning, should be designated as neighborhood residential.  

 
 

 
  

 
 
 
NOTE:  This is only a draft motion. Alternative motions are also welcome. 
 

 

PLANNING COMMISSION ACTION: 

 

Moved  Seconded   
 

Neel    Brooks   Marshner                      Marrazzo ________Vacancy ________ 

 
 

             
 

           
 

DRAFT  MOTION:  “I  move  that  the  Planning  Commission  forward  a  recommendation  of  approval  to
Town Council  of the  proposed Comprehensive Plan Amendment within the Riverton  Planning District
for the promotion of good zoning practice and community planning."



 

TOWN OF FRONT ROYAL 

DEPARTMENT OF PLANNING & ZONING 

 

Planning Commission Regular Meeting 

December 18, 2024 

Staff Report 

 

Application # 2400652 Comprehensive Plan Amendment 

Applicant Town of Front Royal 

Request/Summary The  Planning Commission, in response to two previous rezoning requests in the 

Riverton Planning District, more specifically in vicinity of Strasburg Road and 

Duck St, have taken up a Comprehensive Plan amendment to show a future land 

use designation of neighborhood residential. The current plan projects this portion 

of the district to be developed as a mixed-use commercial area. The current zoning 

is C-1, Commercial Business District. Staff presented a draft Comprehensive Plan 

amendment to the Planning Commission on 12/04/2024.  

 

Background 

 

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.  

 

Staff 

Recommendation  

The recommendation from staff is that the area, for the purposes of good planning, 

should be designated as neighborhood residential.  

 

In the past year, there have been two rezoning applications to downzone and 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. 

 



                                          NEW BUSINESS

2400641  - A  REQUEST  FOR  FINAL  SUBDIVISION  PLAT
APPROVAL  FOR  A  MAJOR  SUBDIVISION  SUBMITTED  BY  JAY
MC  CARTY, NEAL  MC  CARTY, AND  DENNIS  MC  CARTY  TO
DIVIDE APPROXIMATELY 4.34 ACRES INTO THIRTY-FOUR (34)
LOTS  AND  THIRTY-THREE  (33) DWELLING  UNITS  (16
DUPLEXES  AND  1  EXISTING  SFD) LOCATED  AT  344  W. MAIN
STREET. THE  PROPERTY  IS  ZONED  R-2  RESIDENTIAL
DISTRICT  REQUIRING  A  MINIMUM  LOT  SIZE  OF  8,000  SF
WHICH CAN BE FURTHER SUBDIVIDED FOR DUPLEXES TO 4,
000 SF.



Town of Front Royal, Virginia 

Planning Commission Regular Meeting Agenda 

 

 

 

Agenda Item:  Application for Final Plat Approval Major Subdivision 
 
MEETING DATE:  December 18, 2024 
 
SUMMARY:  The application for review is a request for Final Subdivision Plat approval for a major 
subdivision submitted by Jay McCarty, Neal McCarty, and Dennis McCarty to divide approximately 4.34 
acres into thirty-four (34) lots and thirty-three (33) dwelling units (16 duplexes and 1 existing SFD) located 
at 344 W. Main Street. The property is zoned R-2, Residential District requiring a minimum lot size of 8,000 
SF which can be further subdivided for duplexes to 4,000 SF. 
 
 
 
 
 
 
STAFF RECOMMENDATION:   
Staff recommends approval. 
 
 
 
DRAFT MOTION:  “I move that the Planning Commission forward a recommendation of approval to 
Town Council for Final Subdivision Plat application #2400641, titled “Squirrell Hill Development” 
located at 344 W. Main Street.” 
 
NOTE:  This is only a draft motion. Alternative motions are also welcome. 
 

 

PLANNING COMMISSION ACTION: 

 

Moved  Seconded   
 

Neel    Brooks   Marshner                      Marrazzo ________   Vacancy ________ 
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TOWN OF FRONT ROYAL 

DEPARTMENT OF PLANNING & ZONING 

 

STAFF REPORT – FINAL PLAT APPROVAL MAJOR SUBDIVISION 

PLANNING COMMISSION– December 18, 2024 

 

SUMMARY OF REQUEST:  

A request for final plat approval for a major subdivision submitted by Jay McCarty, Neal 

McCarty, and Dennis McCarty for a subdivision containing thirty-four (34) lots for thirty-three 

(33) dwelling units (16 duplexes and 1 existing SFD) located at 344 W. Main Street. The original 

land area was comprised of 3 lots, 2 lots were undeveloped open space with the original dwelling 

unit situated on the remaining lot.  

 

GENERAL INFORMATION:                                            

Site Addresses 344 W. Main Street 

Property Owner(s) McCarty Donald J/McCarty Dennis P/McCarty Douglas Neil 

Zoning District R-2, Residential District 

Tax Identification 20A6-5-8, 8A, 8B 

Location The subject property is located on W. Main Street between North 

Street and Viscose Avenue with Orchard Street running behind the 

property. 

Existing Use Single Family Dwelling and Vacant Lots 

Proposed Use Thirty-three (33) dwelling units (16 duplexes and 1 existing SFD) 

 
AERIAL MAP – 344 W. Main Street – Warren County GIS 

 

 
 

 

 APPLICATION #:   

Final Plat Approval Major Subdivision 

#2400641 
 

  

   APPLICANT:    

Jay McCarty, Neal McCarty, Dennis McCarty 
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VACINITY MAP – 344 W. Main Street – Warren County GIS 
 

 
 

ZONING MAP – 344 W. Main Street – Warren County GIS 
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FINAL SUBDIVISION PLAT 
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INFORMATION ON THE APPLICATION: 

 

 

SUMMARY 
 
 
 
 
 
PRELIMINARY 
SUBDIVISION 
PLAN 
 
 
 
 
 
 
 
FINAL 
SUBDIVISION 
PLAT 
 

 
 

 

The proposed subdivision divides approximately 4.34 acres over three lots into a 

34 lot subdivision for 33 dweling units. The existing dwelling unit has been 

subdivided out and will remain. The property is zoned R-2, Residential District 

which requires a minimum lot size of 8,000 SF but may be further divided into 

4,000 SF duplex lots.  

 

 

Town Code, Chapter 148, Section 310, specifies that “(a) Preliminary Plan is 

required for all proposed major subdivisions.  The Preliminary Plan review 

process includes review and approval of the subdivision design before 

submission of a Subdivision Plan and Final Plats.  The Planning Commission 

has approval authority for Preliminary Plans.  The Planning Commission 

approved the Preliminary Plan at the August 21, 2024. The Preliminary Plan 

approval is effective beginning September 13, 2024. The Preliminary Plan shall 

be valid for a period of five (5) years, provided the subdivider (i) submits a final 

subdivision plat for all or a portion of the property within one (1) year of such 

approval or such longer period as may be prescribed by the commission, and (ii) 

thereafter diligently pursues approval of the final subdivision plat. 

 

Town Code 148-315 of the Town Code requires major subdivisions to obtain 

approval of a subdivision plan and final plats within thirty-six (36) months of 

approval of the preliminary plan.  This will be the current step in the process for 

approval of this subdivision prior to recordation of the lots and development.  

Unlike Preliminary Plans, Subdivision Plans and Final Plats require approval by 

Town Council.  In addition, bonding is required. 

 
CONCLUSION 

 

Staff supports approval of the Final Subdivision Plat.  

 
ATTACHMENTS:  1) Application and supporting documentation. 



PERMIT#2400641
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      NEW BUSINESS

2400642  -  SIGN  PERMIT  APPLICATION  SUBMITTED  BY
HTLC-5,  LLC  FOR  CONSTRUCTION  OF  A  NEW
MONUMENT  SIGN  WITHIN  THE  ENTRANCE
CORRIDOR AT 1303 N ROYAL AVENUE,  IDENTIFIED  BY
TAX  MAP  20A3,  SECTION  4,  BLOCK  55,  PARCEL  A
(HANG 10 CARWASH).



Town of Front Royal, Virginia 

Planning Commission Regular Meeting Agenda 

 

 

 

Agenda Item: Application for Ground Mounted Sign I the Entrance Corridor 
 
MEETING DATE:  December 18, 2024 
 
SUMMARY: Construction of a new monument sign located in the northwest corner of the property at 1303 N 

Royal Avenue. The proposed sign is to be 84” in diameter totaling 49 square feet in size and internally lighted. 

The property is located within the Entrance Corridor within the C-1, Commercial District which requires 

Planning Commission Review.  

 

 
STAFF RECOMMENDATION:   
Staff recommends approval of the ground mounted sign since it adheres to Town Code requirements.  

 
 
DRAFT MOTION:  “I move that the Planning Commission approve Sign Application #2400642 for the 
proposed ground mounted sign at 1303 N Royal Avenue as submitted.” 
 
 
NOTE:  This is only a draft motion. Alternative motions are also welcome. 
 

 

PLANNING COMMISSION ACTION: 

 

Moved  Seconded   
 

Neel    Brooks   Marshner                      Marrazzo ________   Vacancy ________ 

 
 

             
 

           
 



TOWN OF FRONT ROYAL 
DEPARTMENT OF PLANNING & ZONING 

 

STAFF REPORT – SIGN PERMIT #2400642 

PLANNING COMMISSION REGULAR MEETING – DECEMBER 18, 2024 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 
 
 
  

  
Sign Permit Application #2400642  Entrance Corridor (EC) District Review 

 

Location:  1303 N Royal Avenue 

Owner:  HTLC-5, LLC 

Applicant:   Tim Reamer 

Summary: Construction of a new monument sign located in the northwest corner of the property. 

The proposed sign is to be 84” in diameter totaling 49 square feet in size and 

internally lighted. The property is located within the Entrance Corridor within the C-

1, Commercial District which requires Planning Commission Review.  

 

Staff recommends approval of the ground mounted sign since it adheres to Town 

Code requirements.  

 

 
 

 

 

 

 

 



 
 

 



 
 







 

 

                                     OLD BUSINESS

2400523  –  A  Special  Exception  Application  submitted  by
COL Samuel R. Millar VFW Post 1860, Commander Jeffrey D.
Cook for relief  of  existing parking Town Code requirements
located at 654-B W. 11th Street, identified by Tax Map 20A1-2
-3-3 and 4. The property is zoned C-2,  Community Business
District.



Town of Front Royal, Virginia 

Planning Commission Monthly Meeting Agenda 

 

 

AGENDA ITEM:  Special Exception – #2400523 

MEETING DATE:  November 20, 2024 
 
SUMMARY:  A Special Exception Application for relief of existing parking requirements listed in Town Code 

Chapters 148-870-A.2, 148-870-A.6, 148-870-A.8, and 148-870-A.10. The property is located at 654-B W. 

11th Street. The property is zoned C-1, Community Business District.  
 

At their regular meeting on October 16, 2024 the Planning Commission closed the public hearing and made the 

following motion which was approved unanimously by attending members:  
 

Commissioner Neel moved, seconded by Commissioner Brooks to postpone this application until the 

November 20th Planning Commission meeting to allow time for further consultation on additional parking. 
 

At their regular meeting on November 20, 2024 the Planning Commission made the following motion which 

was approved unanimously by attending members:  
 

Commissioner Gillispie moved, seconded by Commissioner Marrazzo to postpone application #2400523 to 

the December 18, 2024 Planning Commission meeting. 
 

No additional information has been provided by the applicant. 

STAFF RECOMMENDATION:  Staff recommends denial due to the fact that the applicant was aware of 
the hardship imposed by Town Code prior to acquiring the property and failed to demonstrate how they 
are going to mitigate the impacts to the neighboring community. 
 
DRAFT MOTION: “I move that the Planning Commission forward a recommendation of denial to the 
Town Council due to the applicant’s inability to mitigate the negative impacts to the surrounding 
neighborhood.”  

Or 
“I move that the Planning Commission forward a recommendation of approval to the Town Council with 
the following conditions: “ 
State conditions…. 
 
NOTE:  This is only a draft motion.  Alternative motions are also welcome. 
 

 

PLANNING COMMISSION ACTION: 
 

Moved ________________ Seconded ________________ 
 
Marshner ________ Neel ________ Marrazzo ________ Brooks ________ Vacancy ________ 
 

             
 

           
 



 
TOWN OF FRONT ROYAL 

DEPARTMENT OF PLANNING & ZONING 

 

Planning Commission Regular Meeting 

December 18, 2024 

 
 

APPLICATION SUMMARY:  

 
GENERAL INFORMATION:                                           

Site Addresses 654-B W. 11th Street 

Property Owner(s) Hope & SB Property LLC 

Zoning District C-1, Community Business District  

Historic District No 

Tax Identification 20A1-2-3-3 
 

 

 

  

APPLICATION #:     
Special Exception #2400523 

 
 

APPLICANT:    
Col Samuel R. Millar, VFW Post 1860, 

Commander: Jeffrey D. Cook 
 

A Special Exception Application for relief of existing parking requirements listed in Town 

Code Chapters 148-870-A.2, 148-870-A.6, 148-870-A.8, and 148-870-A.10. The property is 

located at 654-B W. 11th Street. The property is zoned C-1, Community Business District.  
 

At their regular meeting on October 16, 2024 the Planning Commission closed the public 

hearing and made the following motion which was approved unanimously by attending 

members:  
 

Commissioner Neel moved, seconded by Commissioner Brooks to postpone this application 

until the November 20th Planning Commission meeting to allow time for further consultation 

on additional parking. 
 

At their regular meeting on November 20, 2024 the Planning Commission made the following 

motion which was approved unanimously by attending members:  
 

Commissioner Gillispie moved, seconded by Commissioner Marrazzo to postpone application 

#2400523 to the December 18, 2024 Planning Commission meeting. 
 

No additional information has been provided by the applicant. 



Aerial Map (Warren County GIS) – 654-B W. 11th Street 

 

 
 

654-B W. 11th Street – Front Elevation 

 

 

  



654-B W. 11th Street – Front Elevation 

 

Background 

Information & 

Relevant Codes: 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The VFW is attempting to reestablish themselves in Front Royal following a 

fire. The site they have purchased does not have adequate parking per Town 

Code. The assembly hall use requires 17 parking spaces calculated based on 

floor area of the use. Town Code provides a mechanism for Town Council to 

waive the parking requirements with a Special Exception. 

 

Code Sections: 

175-104 

All new uses or developments, and changes of use, shall comply with the off-

street parking requirements of Chapter 148.” 

 

The Business License Application #2400308 for “Assembly Use” was denied 

because of insufficient parking. 

 

148-870.A.2 

Assembly Use 

 

“One (1) parking space per four (4) fixed seats in the main assembly area or one 

(1) parking space per one hundred (100) net square feet.  

 

Net square feet is defined as “The total of all floor areas of a building, excluding 

stairwells, elevator shafts, equipment rooms, etc…”  



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 

Basically, paint to paint minus interior walls. 

 

The building has a Total Gross Square Footage of 1692 according to the 

submitted parking sketch. Thus, resulting in the requirement of 17 parking 

spaces. 

Chapter 148-870-A.6-A.10 

 

“Up to 20 percent of the total number of required off-street parking spaces may 

be designated for compact cars if signage is posted in front of the space to notify 

vehicles that the space is only for compact spaces.” 

 

“With the exception of off-street compact car spaces, and off-street parallel 

spaces, off-street parking spaces shall include an area of not less than 162 

square feet (9’ x 18’). Compact car spaces shall include an area of not less than 

144 square feet (8’ x 18’). 

 

The width of all interior parking lot aisles providing direct one-way access to 

individual parking spaces shall be as follows: 

 

Minimum Aisle width twelve (12) feet, the minimum width of all interior 

parking lot aisle designed for two-way traffic flow shall be twenty (20) feet, 

except where 90-degree aisles are used, which shall require twenty-two (22) 

feet. 

 

 “A parking space shall be at least three (3) feet from a side or rear property 

line”…. 

 

 “Parking space shall be setback a minimum of five (5) feet from any building 

or structure. This setback area may be used for sidewalks or landscaping.” 

 

Chapter 148-870-A.18 

 

 “As with the standards of this chapter, off-street parking requirements may be 

waived by a special exception, in accordance with Section 148-211 of this 

Chapter.” 

 

Decision Making Guidelines from Town Code 

 

148-211-A.1 

 

 “When the strict adherence to the general regulations would result in 

substantial injustice or hardship; provided that, the special exception would not 

dimmish public health, safety or general welfare, including, but not limited to 

consideration that adequate provisions are provided to ensure long-term 

maintenance of public and shared private facilities, and conformance with the 

goals and objectives of the Comprehensive Plan.” 

 

 



148-211-D 

 

“Prior to approval or denial of any request for an exception, the Planning 

Commission shall hold a public hearing, in accordance with Virginia Code 

§15.2-2204, to review and provide recommendations to Town Council.” 

 

 

STAFF RECOMMENDATION: 
 

Staff recommends denial due to the fact that the applicant was aware of the hardship imposed by 

Town Code prior to acquiring the property and failed to demonstrate how they are going to mitigate 

the impacts to the neighboring community. 
 

CONSIDERATIONS: 

1. Number of Events the VFW is permitted to hold annually, both internal and external? What 

is the duration of potential events?  

2. Is parking containment possible, how can the applicant mitigate the impact to the 

surrounding neighborhood? 

3. What is the maximum number of people that can utilize the structure at one time? How 

does this align with membership. The Warren County Occupancy Permit was issued for 

seventy-five (75) occupants. 

The job of the Planning Commission is to make a recommendation as to whether or not the 

hardship to the applicant is present and how does the applicants situation impact the public.   

 

ATTACHMENTS:  1 ) Application and associated documents from the Applicant  

   2) Warren County Certificate of Occupancy for Existing Building 















COI]NTY OF WARREN
220 N COMMERCE AVE
SUITE 4OO
FROIIT ROYAL, VA 2253A

CertificaLe of Occupancy

Permit Nuniber: 0001007-2007 Permit Tl.pe : BLD2 Date Issuedr 9/20/2007

owler Name: WILI,IAMS, TA.lvlMlE/ROyAL VILLAGE TAV.
Site Address: 554 W 11 ST

FRONT ROYAL, VA
22630

Contractor: O\r'ner Contracted

Map Nufiiber: 20A1
Dislrict:
Area: 1 TOWN OF FRONT ROYAT
Sub Division: N,/A
Zooing: N/A
Occupant Load: 75 Health Permit#:
Number of Bedrooms - >Approved: N/A Built:
Date Completed: 9/20/2007

TOWN
N,/A

Lot: 3
USBC Edit ion:
Use Group:
Usage:
Construction:
Water:
Sewer:
sprlnkler:

Section: 2 Block: 3
2003
A-3 ASSEMBLY-WORSHIP/REC/AMUS
N/A
5B COMBUSTIBLE/I]NPROTECTED
PUBLTC
PI]BLIC

Required;

Nature of Work: CERTIF']CATE OF OCCUPANCY FOR EXISTfNG BUILDING

Modifications:
Modifications:

(c.o.)
CERTIF'ICATE OF OCCUPANCY FOR EXISTING BU]LDING
MAXIMUM OCCUPANTS 75 PERSONS

BUILD OFFI D C. BEAHM Date



ELECTION OF OFFICERS

- VICE CHAIRMAN



COMMISSION MEMBER REPORTS



PLANNING DIRECTOR REPORT
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PLANNING/ZONING DEPARTMENT – NOVEMBER 2024 

GENERAL INDICATORS 

 

       
 

  

 2020 2021 2022 2023 2024 YTD NOVEMBER 

Zoning Permits 344 293 280 393 288 24 

New Dwelling Units 40 27 37 32 55 5 
New Code Enforcement Cases Open 228 203 424 407 169 13 
Code Enforcement Cases Closed   361 378 109 6 
Code Enforcement Inspections & Re-Inspections -- -- -- -- 369 29 
Land Use Applications 26 29 56 36 43 6 
Code Amendments 1 7 2 4 1 1 

Sign Permits 39 47 41 62 44 5 

Business Licenses 151 172 155 148 126 4 

Short-Term Rentals -- 1 13 5 5 0 

Administrative Variance -- -- -- 4 1 0 

COA Administrative Review -- -- -- 39 16 1 

COA Board Review -- -- -- 11 12 2 

Solicitor/Itinerant Merchant -- -- -- 10 25 3 

Urban Agriculture -- -- -- 18 11 0 

Alley Vacation -- -- -- 5 2 1 
Right of Way Utilization Permits    46 104 4 

Walk-Ins to Planning & Zoning -- -- -- -- 2462 200 

 

 PC – In November the Planning Commission (PC) held one (1) regular meeting and two (2) work sessions. At their regular 
meeting the PC approved to adverstise for a public hearing at the December 18, 2024 regular meeting a Zoning Text 
Amendment to Chapter 175 to include performance standards for tobacco, smoke or vape shops in the C-1 and C-3 
Commercial Districts within Town limits and a Comprehensive Plan Amendment to amend the area between Strasburg Road 
and Duck Street from a future land use designation of commercial to neighborhood residential. The PC again postponed a 
decision until the December 18, 2024 regular meeting for a Special Exception application for relief of parking requirements in 
Town Code Chapter 148-870A.2 located at 654-B W. 11th Street to allow the applicant additional time for further consultation 
on additional parking. At their work sessions the PC discussed the Zoning Text Amendment and Article 2 of the Draft Zoning 
Ordinance. 

 

  

 

 BAR – The Board of Architectural Review did not meet in 
November. 
 

 BZA - The Board of Zoning Appeals held one meeting in 
November to discuss the BZA By-Laws and voted to 
approved the amended By-Laws.. 

SPECIAL PROJECTS UPDATES/NEWS 
 

• Chapter 175 and 148 Rewrite:  A rough draft of Chapter 
175 was distributed to the Planning Commission August 7, 
2024 and is currently in review. 

 

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

 

• Staff is reviewing application forms; the goal is to roll out 
new forms with the new ordinance.  
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