
 

PLANNING COMMISSION REGULAR MEETING 
Wednesday, September 16, 2026 @ 7:00 PM 

Warren County Government Center Board Room 

 

 

 
 
1. CALL TO ORDER 

2. ROLL CALL – DETERMINATION OF QUORUM 

3. 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] 

4. APROVAL OF MINUTES 

 A. August 19, 2026 - Regular Meeting 

5. PUBLIC COMMENTS NOT RELATED TO PUBLIC HEARINGS  

6. PUBLIC HEARING 

 A. 2600437 - A Special Use Permit Application to allow a Short-Term Rental, as defined in Town 
Code §175-3, submitted by Tyler Reaves, and located at 35 N. Marshall Street, identified by 
Tax Map 20A9-2-3-1. The property is zoned R-1, Residential District. 

7. PLANNING DIRECTOR REPORT 

 A. August Monthly Report 

8. COMMISSION MEMBER REPORTS 

9. ADJOURNMENT 

10. WORK SESSION BUSINESS 

 A. 2600469 - Ordinance Amendment to define Retail Cannabis and Cannabis 
Processor/Manufacturer with associated terminology in Town Code §175-3, permit retail 
cannabis in the C-1, Community Business District and C-3, Highway Corridor Business District 
via a Special Use Permit, and permit Cannabis Processor/Manufacturer in the I-1, Limited 
Industrial District and the I-2, Industrial Employment District via a Special Use Permit, and add 
performance standards under Town Code §175-118. 

11. ADJOURNMENT 
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P l a n n i n g  C o m m i s s i o n  A u g u s t  1 9 ,  2 0 2 6  

                                                                                                                                                                                                                                                                            
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.  

 
CALL TO ORDER 
 
The Planning Commission regular meeting of the Town of Front Royal, Virginia, was held on 
August 19, 2026, at Town Hall, 102 E. Main Street in the 2nd Floor East Conference Room. 
 
Chairman Neel called the August 19, 2026, regular meeting of the Planning Commission to order 
at 6:00 p.m. 
 
ROLL CALL 
 
Present: Allen Neel, Chairman 
 Megan Marrazzo, Vice Chairman 
 Andrew Brooks, Commissioner 
 Teresa Fedoryka, Commissioner 
  
Absent: Connie Marshner, Commissioner 
  
Staff Present: Lauren Kopishke, Planning Director / Zoning Administrator 
 John Ware, Deputy Zoning Administrator / Town Planner I 
 George Sonnett, Town Attorney  
 Connie L. Potter, Executive Assistant / Planning Commission Clerk  
 
ADDITION/DELETION OF ITEMS FROM THE AGENDA 
 
None. 
 
APPROVAL OF MINUTES 
 

• July 15, 2026 – Regular Meeting 

• July 29, 2026 – Special Meeting 
 
Vice Chairman Marrazzo moved, seconded by Commissioner Brooks to approve the regular 
meeting minutes from July 15, 2026, and special meeting minutes from July 29, 2026, as 
presented. 
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P l a n n i n g  C o m m i s s i o n  A u g u s t  1 9 ,  2 0 2 6  

VOTE: Yes – Marrazzo, Brooks, Neel, Fedoryka 
 No – N/A 
 Abstain – N/A 
 Absent – Marshner    ROLL CALL 
 
PUBLIC COMMENTS (NOT RELATED TO PUBLIC HEARINGS) 
 
None. 
 
CONSENT AGENDA 
 
1. 2600437 – A Special Use Permit Application to allow a Short-Term Rental, as defined in Town 

Code §175-3, submitted by Tyler Reaves, and located at 35 N. Marshall Street, identified by 
Tax Map 20A9-2-3-1. The property is zoned R-1, Residential District. 

 
Commissioner Brooks moved, seconded by Vice Chairman Marrazzo that the Planning 
Commission approve the Consent Agenda to publicly advertise for a public hearing in 
September as presented. 
 
VOTE: Yes – Neel, Brooks, Fedoryka, Marrazzo  
 No – N/A 
 Abstain – N/A 
 Absent – Marshner    ROLL CALL 
 
PUBLIC HEARING 
 
1.  2600380 – An Ordinance Amendment to Town Code §175-147 to refine the delineation of 

responsibilities of the Zoning Administrator and the Deputy Zoning Administrators. 
 

Ms. Kopishke explained that the ordinance amendment is to update the designation of the Zoning 
Administrator, have multiple deputies and to clarify delegation. Currently Town Code §175-147 
states that the Director of Planning shall be designated as the Zoning Administrator and there is 
one (1) Deputy Zoning Administrator. This section of the ordinance has not been updated since 
1999 and the staffing structure is very different than it was in 1999. She explained that currently 
the Code Enforcement Officer who is tasked to site violations and enforce property maintenance 
is not a Deputy Zoning Administrator. The current ordinance does not give the flexibility that is 
needed in the Planning and Zoning Department. 
 

The following are the proposed changes: 
 

• It will no longer automatically be tied to the Director of Planning. 

• Staff is asking that the Town Manager designate the Zoning Administrator. 

• There can be more than one Deputy Zoning Administrator. 
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P l a n n i n g  C o m m i s s i o n  A u g u s t  1 9 ,  2 0 2 6  

 
Ms. Kopishke explained that the position should be appointed by the Town Manager and not the 
Town Council because the position does not report to Town Council. The amendment should 
read that “the Town Manager shall designate the Zoning Administrator, who shall have all 
necessary authority for the enforcement and administration of the zoning ordinance on behalf 
of the Town Council. One or more individuals as designated and appointed by the Town Manager 
shall serve as deputies of the Zoning Administrator. The Zoning Administrator may delegate 
specific administrative and enforcement responsibilities to individual designated deputies.” 
 
Vice Chairman Marrazzo asked if staff had any concerns or if there were any potential pitfalls 
regarding the proposed changes. 
 
Ms. Kopishke expressed that staff did not have any concerns if it was the Town Manager 
designating the Zoning Administrator and the Deputies.  Her concern would be if it stated that 
Town Council shall designate because you would have an employee reporting to Town Council.  
 
Chairman Neel opened the public hearing. 
 
There were no speakers and Chairman Neel closed the public hearing. 
 
Vice Chairman Marrazzo stated that in order to promote the general welfare of the public and 
in accordance with Town Code §175-1(B), Vice Chairman Marrazzo moved, seconded by 
Commissioner Fedoryka that the Planning Commission forward a recommendation of approval 
to the Town Council to approve an Ordinance Amendment to Town Code §175-47 with the 
following changes so the ordinance reads: 
 
The Town Manager shall appoint or designate the Zoning Administrator, who shall have all 
necessary authority for the enforcement and administration of the zoning ordinance on behalf 
of the Town Council. One or more individuals as appointed or designated by the Town Manager 
shall serve as deputies of the Zoning Administrator. The Zoning Administrator may delegate 
specific administrative and enforcement responsibilities to individual designated or appointed 
deputies. 
 
VOTE: Yes – Fedoryka, Neel, Marrazzo, Brooks 
 No – N/A 
 Abstain – N/A 
 Absent – Marshner    ROLL CALL 
 
COMMISSION MEMBER REPORTS 
 
None. 
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P l a n n i n g  C o m m i s s i o n  A u g u s t  1 9 ,  2 0 2 6  

PLANNING DIRECTOR REPORT 
 
Ms. Kopishke reviewed the July Planning and Zoning monthly report. 
 
The Entrance Corridor report provided by Summit was forwarded by Ms. Kopishke to Chairman 
Neel and Vice Chairman Marrazzo for review. Ms. Kopishke felt the document does not have clear 
action items. She and Chairman Neel did not feel there were clear action items and Ms. Kopishke 
stated she will respond back to Summit asking them for clarity on how and in what way, for 
example to “change the underlying zoning regulations”. 
 
ADJOURNMENT 
 
Commissioner Fedoryka moved, seconded by Commissioner Brooks to adjourn the meeting. 
 
VOTE: Yes – Fedoryka, Brooks, Neel, Marrazzo  
 No – N/A 
 Abstain – N/A 
 Absent – Marshner    VOICE VOTE 
 

The meeting was adjourned at 6:14 p.m. 
 
 Approved by Planning Commission 
  Date:       
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Town of Front Royal, Virginia 

Planning Commission Monthly Meeting Agenda 

 

 

Agenda Item:  Special Use Permit – Short-Term Rental #2600437 
 

MEETING DATE:  September 16, 2026 
 

SUMMARY:  A Special Use Permit application has been submitted for a Short-Term Rental located at 35 N. 
Marshall Street.  The applicant intends to rent the house as a whole, with four (4) bedrooms and no more 
than eight (8) occupants at a time.  
 

Letters were sent to the adjoinng property owners notifying them of this public hearing. 
 

STAFF RECOMMENDATION:   Staff completed an inspection on September 1, 2026 and found the interior in 
compliance with Town Code §175-151. 
 
Staff recommends approval with no additional conditions. 
  

DRAFT MOTION: 
“In furtherance of the purposes and objectives contained in Town Code §175-1(B), I move that the Planning 
Commission forward a recommendation of approval for Special Use Permit #2600437 for a Short-Term Rental 
at 35 N. Marshall Street, identified by tax map 20A9-2-3-1 for Tyler Reaves .” 
 
“I move that the Planning Commission keep the public hearing open to allow staff time to ascertain additional 
information regarding _______________________.” 
 
“I move that the Planning Commission forward a recommendation of denial for Special Use Permit #2600437 
for a Short-Term Rental at 35 N. Marshall Street, identified by tax map 20A9-2-3-1  for the following reasons: 
_________________________________________” 
 
NOTE:  These are only a draft motions.  Alternative motions are also welcome. 
 

PLANNING COMMISSION ACTION: 
 
Moved ________________ Seconded ________________ 
 
Marshner ________ Marrazzo ________ Neel ________ Fedoryka ________ Brooks _________ 
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TOWN OF FRONT ROYAL 

DEPARTMENT OF PLANNING & ZONING 
 

Planning Commission Regular Meeting 
September 16, 2026 
 

APPLICATION #:                                                             APPLICANT: 

 
APPLICATION SUMMARY:  

 
GENERAL INFORMATION:                                           

Site Addresses 35 N. Marshall Street 

Owner(s) Tyler Reaves 

Zoning District R-1, Residential District 

Historic District No 

Tax Identification Tax Map #20A9-2-3-1 
 

Aerial Map (Front Royal GIS) – 35 N. Marshall Street 
 

 
 
 
 
 

Special Use Permit Application #2600437 Tyler Reaves 

A Special Use Permit application has been submitted for a Short-Term Rental located at 35 N. 
Marshall Street.  The applicant intends to rent the house as a whole, with four (4) bedrooms and no 
more than eight (8) occupants at a time. The driveway is located off a Town alley that provides at 
least four (4) off-street parking spaces.  
 

Staff completed an inspection on September 1, 2026 and found the interior in compliance with Town 
Code § 175-151. A complete Management Plan with a copy of Chapter 106 of Town Code (Noise 
Ordinance) was available on-site. Emergency Dwelling Evacuation Diagrams were posted in each 
bedroom and Smoke Detectors/Carbon Monoxide Detectors were installed per the Uniform 
Statewide Building Code.  Letters were sent to the adjoinng property owners notifying them of this 
public hearing. 
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      35 N. Marshall Street - Street View         35 N. Marshall Street - Off-Street Parking 
 

   
 
 
STAFF RECOMMENDATION:  Staff recommends approval with no condtions.  
 
 
 
ATTACHMENTS:  Application and supporting documents. 
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PLANNING AND ZONING DEPARTMENT – AUGUST 2026 

       
  

 

 

 

 

 

 

 
  

 2022 2023 2024 2025 2026 YTD AUGUST 

Zoning Permits 280 393 319 291 191 15 

New Dwelling Units 37 32 60 21 22 0 

New Code Enforcement Cases Open 424 407 177 152 79 13 

Code Enforcement Cases in Compliance/Closed 361 378 112 59 23 3 

Code Enforcement Inspections/Reinspections 340 423 388 191 85 15 

Land Use Applications 56 36 45 44 26 4 

Ordinance Amendments 2 4 1 9 7 1 

Sign Permits 41 62 42 36 23 3 

Business Licenses 155 148 129 127 76 13 

Short-Term Rentals 13 5 5 2 2 1 

Administrative Variance -- 4 1 1 0 0 

COA Administrative Review -- 39 18 33 16 3 

COA Board Review -- 11 15 5 6 2 

Solicitor/Itinerant Merchant -- 10 27 19 17 3 

Urban Agriculture -- 18 11 4 4 1 

Vacation of Alleys, Streets, Right-of-Ways & Easements -- 5 2 9 0 0 

Right of Way Utilization Permits -- 46 105 32 92 12 

BZA Variance 3 2 0 1 2 1 
BZA Appeal 0 0 0 0 2 0 
Walk-Ins to Planning & Zoning -- -- 2606 2255 1574 166 

 

PC – In August the Planning Commission (PC) held one (1) regular meeting and two (2) work sessions. At their regular meeting 
the PC took the following actions: 
 

- Approved to advertise for a public hearing in September for a Special Use Permit for a short-term rental at 35 N. Marshall Street. 
- Public Hearing: Ordinance Amendment to Town Code §175-147 to refine the delineation of responsibilities of the Zoning 

Administrator and the Deputy Zoning Administrators – Recommendation of approval. 
 

At their work sessions the PC continued their review of the Draft Zoning Ordinance and reviewed the above mentioned ordinance 
amendment. 

BAR – In August the Board of Architectural Review held one (1) regular meeting and one (1) work session. At their regular 
meeting the BAR took the following action: 
 
- COA Application #2600398 – A Certificate of Appropriateness Application submitted by the County of Warren for the complete 

restoration of the clock tower at the Warren County Courthouse located at 1 E. Main Street. 
 
At the BAR work session, they continued their review of the Historic District Guidelines. 
 

BZA – The Board of Zoning Appeals did not meet in August. 

 

  

SPECIAL PROJECTS UPDATES/NEWS 
 

• Chapter 175 Rewrite:  A rough draft of Chapter 175 was distributed to the Planning Commission August 7, 2024. Review is ongoing. 
 

• The “Strasburg Road Subdivision Development Plan” off Forest Hill Drive, the “Marshall’s Glen Subdivision Development Plan” on Happy 
Creek Road, and Harwood Place Phase 1 (45 units) off of E. Criser Road have been approved and staff is waiting on the submission of the 
bond agreements. The applicant for the Heritage Hall Development Plan is addressing other review agency comments. The applicant is 
addressing staff and VDOT comments for the Site Development Plans for the Royal Lane Apartments (36 units). 
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PLANNING COMMISSION WORK SESSION 

Wednesday, September 16, 2026 - Immediately Following the Regular Meeting 

Warren County Government Center – Caucus Room 
 

 

AGENDA 

 

 

 

CALL TO ORDER 

 

 

ROLL CALL 

 

 

WORK SESSION BUSINESS 

 

 

1. 2600469 – Ordinance Amendment to define Retail Cannabis and Cannabis 

Processor/Manufacturer with associated terminology in Town Code §175-3, permit retail 

cannabis in the C-1, Community Business District and C-3, Highway Corridor Business 

District via a Special Use Permit, and permit Cannabis Processor/Manufacturer in the I-1, 

Limited Industrial District and the I-2, Industrial Employment District via a Special Use 

Permit, and add performance standards under Town Code §175-118. 

 

 

OTHER 

 

 

ADJOURNMENT 
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Division 9.14 Cannabis Land Use and Performance Standards 

Section 9.14.1 - Purpose and Intent. 

The Commonwealth of Virginia has authorized the licensing and operation of retail cannabis 

establishments subject to state law and regulation. While the Town of Front Royal does not have 

authority to prohibit state-authorized cannabis retail establishments, the Town retains the 

responsibility and authority to regulate land use through its zoning ordinance in order to protect 

the public health, safety, and general welfare. 

The purpose of this Ordinance is to: 

A. Give the town the capability to protect sensitive areas via Special Use Permit; 

B. Ensure cannabis-related businesses are compatible with surrounding development; 

C. Prevent the overconcentration of cannabis establishments; 

D. Establish reasonable operational and site development standards consistent with 

accepted planning practices; 

E. Preserve the character of the Town's commercial districts; 

F. Provide predictable standards for applicants and neighboring property owners; and 

G. The Town recognizes the importance of agriculture to the regional economy. This 

ordinance permits value-added agricultural processing, testing, packaging, 

manufacturing, and distribution facilities in appropriate industrial districts to support 

regional agricultural production. 

Section 9.14.2 - Definitions. 

A. CANNABIS ESTABLISHMENT: A marijuana retail establishment, cannabis cultivation 

facility, cannabis processor/manufacturer, cannabis microbusiness, or other marijuana 

establishment licensed or authorized by the Virginia Cannabis Control Authority and 

regulated as a land use under this Division. 

B. MARIJUANA RETAIL ESTABLISHMENT: A business authorized by the Commonwealth of 

Virginia and the Virginia Cannabis Control Authority to sell marijuana or marijuana 

products at retail to consumers 

C. CANNABIS PRODUCTS: Includes plant material, concentrates, edibles, and vaporized 

products containing THC. 

D. SUBSTANTIAL CANNABIS USE: Cannabis products comprising greater than 25% of 

inventory or greater than 15% of display area. 

VERSION 8 
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E. MARIJUANA PARAPHERNALIA: All equipment, products, and materials of any kind 

designed or intended for use in planting, propagating, cultivating, growing, harvesting, 

manufacturing, compounding, converting, producing, processing, preparing, strength 

testing, analyzing, packaging, repackaging, storing, containing, concealing, ingesting, 

inhaling, or otherwise introducing marijuana into the human body. 

F. CANNABIS HOME AND HUB DELIVERY: The transfer of cannabis or intoxicating hemp 

products from a licensed cannabis retail establishment or hub to a customer at a private 

residence or other authorized location within the Town of Front Royal. 

G. INTOXICATING HEMP PRODUCTS: Hemp-derived products containing 

tetrahydrocannabinols (THCs) intended to produce intoxication, including delta-8 THC, 

delta-10 THC, and similar cannabinoids. 

H. LOW-THC HEMP - (less than 0.3% delta-9 THC by dry weight): Products legal federally 

and in Virginia for non-intoxicating uses. 

I. CANNABIS CULTIVATOR: A business or individual holding a valid state cultivation license 

issued by the Virginia Cannabis Control Authority (CCA) for the growing and harvesting 

of cannabis plants for wholesale distribution to licensed processors, manufacturers, or 

retailers. Cannabis cultivators do not sell directly to the public. 

J. CANNABIS CULTIVATION FACILITY: An indoor commercial establishment operating for 

wholesale distribution to licensed processors, manufacturers, or retailers. Cultivation 

shall occur entirely within a fully enclosed building; outdoor cultivation, hoop houses, 

and open-air greenhouses are prohibited. This definition does not apply to industrial 

hemp cultivation, home cultivation, or non-cannabis agricultural, horticultural, or 

nursery operations. 

K. CANNABIS PROCESSOR / MANUFACTURER: A business holding a valid state 

manufacturing or processing license issued by the CCA, engaged in the transformation of 

raw cannabis plant material into concentrates, edibles, extracts, or other cannabis-

derived products for wholesale distribution. Cannabis processors do not sell directly to 

the public. 

L. CANNABIS MICROBUSINESS: A marijuana establishment holding a microbusiness license 

issued by the Virginia Cannabis Control Authority and authorized to conduct those 

activities permitted under such license by Virginia law and applicable Authority 

regulations. 

M. AGRICULTURAL PROCESSING FACILITY - An establishment engaged in the cleaning, 

grading, curing, drying, packaging, testing, processing, manufacturing, storage, or 
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distribution of agricultural products, including fruits, vegetables, grains, hemp, cannabis, 

nursery products, and similar commodities, prior to wholesale or retail distribution. 

N. Pedestrian-Oriented Storefront - A storefront designed to provide a direct and visually 

inviting connection to the public sidewalk, including a functional pedestrian entrance 

facing the street or sidewalk, pedestrian-scale signage and lighting, and transparent 

windows providing visibility into customer-accessible areas, subject to applicable 

security and privacy requirements. 

Section 9.14.3 - Applicability. 

A. No cannabis retail establishment shall operate without: 

1. A valid state license issued by the Virginia Cannabis Control Authority (CCA). 

2. Approval of a Special Use Permit (SUP) by the Town Council. 

B. No cannabis cultivator, processor, or microbusiness shall operate without: 

1. A valid state license issued by the CCA for the applicable license type (cultivation, 

manufacturing, or microbusiness). 

2. Approval of a Special Use Permit (SUP) by the Town Council under the applicable SUP 

track established in Section 9.14.5. 

C. Personal possession or lawful home cultivation are exempt from the provisions of this Article. 

D. Temporary Sales and Events: 

1. Nothing in this cannabis ordinance shall be construed to authorize the temporary sale or 

distribution of marijuana or marijuana products at festivals, fairs, markets, concerts, 

special events, temporary booths, mobile vending locations, or other public gathering 

places except to the extent expressly authorized by Virginia law and the Virginia 

Cannabis Control Authority. 

E. Utility Capacity Impacts: 

1. As part of site plan or Special Use Permit review, an applicant for an industrial use shall 

provide information reasonably necessary to determine the anticipated demand upon 

public water, sanitary sewer, electrical, stormwater, and other public infrastructure. 

Approval shall be conditioned upon demonstration that adequate infrastructure capacity 

exists to serve the proposed development without adversely affecting the capacity or 

reliability of public systems. 

F. Marijuana Retail Sales: 
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1. Marijuana and marijuana products may be sold within the Town only by a marijuana 

establishment authorized by the Virginia Cannabis Control Authority to conduct retail 

sales and only from premises approved for such retail activity by the Authority and the 

Town. All marijuana retail sales shall be conducted in accordance with applicable Virginia 

law, Cannabis Control Authority regulations, and applicable Town zoning requirements. 

Section 9.14.4. - Zoning Districts. 

A. Cannabis Retail Establishments shall be permitted only by special use permit in the following 

zoning districts: 

• C-1 

• C-3 

B. Cannabis Production, Processing, and Distribution Establishments, including indoor 

cultivation, processing, packaging, testing, distribution, and related logistics, shall be permitted 

only by special use permit in the following zoning districts: 

• I-1 

• I-2 

C. Prohibited in all other districts unless expressly permitted by an amendment to this Code. 

D. Cannabis Microbusinesses shall be permitted by Special Use Permit in the I-1 and I-2 zoning 

districts and may include retail sales only to the extent authorized by the applicable state 

license and Virginia Cannabis Control Authority regulations, subject to the operational standards 

of this Division.  

Section 9.14.5 - Special Use Permit (SUP). 

A Special Use Permit shall be required for all retail marijuana stores and other cannabis 

establishments for which a Special Use Permit is required by this Chapter. 

In reviewing a Special Use Permit application, the Town Council shall evaluate the compatibility 

of the proposed use with surrounding land uses and the character of the surrounding area 

including any sensitive land uses where the proximity of the proposed establishment may create 

a demonstrable site-specific land-use impact. 

The Town Council may also consider traffic, parking, access, circulation, site layout, lighting, 

screening, and other site-specific land-use impacts ordinarily considered in the Special Use 

Permit process. 
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Nothing in this section shall establish a minimum separation distance different from a distance 

established by state law or regulation unless expressly authorized by law. 

Section 9.14.6 - Buffer and Separation Requirements. 

1. Establishments shall comply with the following minimum separation distances, measured in 

a straight line from the closest exterior wall of the establishment to the closest exterior wall 

of the protected use. Each stated distance represents the maximum minimum separation 

required by the Town. Where authorized by Virginia law, the Town Council may approve a 

reduced separation distance as part of the Special Use Permit process but shall not impose a 

greater separation distance. 

2. 1. 1,000 feet from any hospital; public, private, or parochial school or institution of higher 

education; or child day program. 

3. 2. 1,000 feet from any other licensed cannabis retail establishment or cannabis 

microbusiness conducting retail sales. 

4. 3. Proximity to other sensitive land uses identified in Section 9.14.5 may be considered as 

part of the Special Use Permit review where such proximity creates a demonstrable site-

specific land-use impact but shall not establish an additional fixed separation distance. 

5. 4. The separation distances established in subsections 1 and 2 may be reduced through the 

Special Use Permit process only to the extent authorized by Virginia law.. 

Section 9.14.7 - Co-Location with Tobacco, Vape, or Intoxicating Hemp Products. 

A. State Authorization and SUP Requirement: Any existing or new tobacco or vape retailer that 

seeks to sell marijuana, marijuana products, or regulated hemp products shall obtain all 

licenses, registrations, or other authorizations required by the Commonwealth of Virginia and 

shall obtain any Special Use Permit required by this Chapter. 

B. Sale Restrictions: No marijuana, marijuana product, or regulated hemp product shall be sold 

within the Town except in accordance with applicable Virginia law, Virginia Cannabis Control 

Authority regulations, and applicable Town zoning requirements. 

C. Age Verification: Products for which Virginia law establishes a minimum purchase age shall 

be sold only in accordance with applicable state age-verification requirements. 

Section 9.14.8 - Cannabis Retail Delivery and Logistics Facilities 

A. Any facility principally used by a marijuana transporter, marijuana delivery operator, or other 

cannabis transportation or distribution licensee shall hold all licenses and authorizations 

required by the Virginia Cannabis Control Authority. 
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B. Facilities principally used for the storage, consolidation, dispatch, transportation, or 

distribution of marijuana or marijuana products shall be permitted only by Special Use Permit in 

the I-1 or I-2 zoning districts. 

C. No direct consumer retail sales or public retail access shall be permitted from such facility 

unless expressly authorized by the applicable state license and permitted by the Town under 

this Division. 

D. Transportation and delivery of marijuana and marijuana products shall comply with Virginia 

law and applicable regulations of the Virginia Cannabis Control Authority. 

Section 9.14.9 - Operational Standards. 

A. Hours of Operation: Retail sales and storefront operations are permitted only between the 

hours of 9:00 a.m. – 9:00 p.m. A copy of the ordinance establishing hours of sale shall be 

transmitted to the Virginia Cannabis Control Authority as required by Virginia Code § 4.1-630. 

B. Consumption: On-site consumption of cannabis or hemp products is strictly prohibited on the 

commercial premises, including within the establishment's designated parking areas. Individual 

consumption within adjacent public rights-of-way shall be subject to uniform state civil 

enforcement frameworks. 

C. On-premises retail sales shall occur within the indoor physical footprint of the establishment. 

Drive-through windows and automated dispensing or vending machines are prohibited. 

Curbside pickup, walk-up service, delivery, and other methods of dispensing or transferring 

marijuana shall be governed by applicable Virginia law and CCA regulations. 

D. Signage: Signs shall not appeal to minors, utilize cartoon styles, or display cannabis products 

openly to the exterior public right-of-way. All signs shall comply with Chapter 175 and applicable 

Virginia law and CCA regulations governing marijuana advertising and signage. 

E. Odor Control: Industrial establishments must utilize commercial-grade ventilation systems 

(including carbon filtration and air scrubbing) to ensure that no detectable odor of cannabis 

escapes beyond the building property line.  

Section 9.14.10 - Compliance, Enforcement, and Penalties. 

A. Compliance: All establishments must comply with Commonwealth of Virginia laws and 

Cannabis Control Authority (CCA) regulations; state law controls in case of conflict. 

B. Civil Penalties: Any person, firm, or corporation violating any provision of this Division shall be 

subject to civil penalties in accordance with applicable provisions of the Town Code and Virginia 

law. 
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C. SUP Revocation: Revocation, suspension, non-renewal, or failure to maintain any state license 

or authorization required for operation of a cannabis establishment shall constitute grounds for 

the Zoning Administrator to initiate Special Use Permit revocation proceedings before the Town 

Council in accordance with applicable law and due-process requirements 

D. Council Review: Accumulation of three (3) or more paid or adjudicated civil citations within a 

rolling 12-month period shall trigger a review by the Zoning Administrator to determine 

whether initiation of Special Use Permit revocation proceedings is warranted. 

E. Severability: If any part of this Article is held invalid by a court of competent jurisdiction, the 

remainder shall continue in full force and effect. 

F. Effective Date: This ordinance is effective upon adoption and the effective date of enabling 

Virginia cannabis retail legislation. 

Section 9.14.11 – Site Design Standards 

A. In addition to any other assigned zoned restrictions a cannabis establishment shall: 

• Maintain pedestrian-oriented storefronts. 

• Screen mechanical equipment. 

• Screen refuse enclosures. 

• All exterior lighting shall be fully shielded and directed downward in accordance with 

Dark Sky Compliance standards. Lighting shall be designed to prevent glare onto 

adjacent properties and public rights-of-way. Illumination at any property line shall not 

exceed 0.5 foot-candles, unless otherwise approved through the Special Use Permit 

process. Lighting fixtures shall have a correlated color temperature (CCT) not 

exceeding 3000 Kelvin.  

• Maintain architectural compatibility with surrounding development. 

• Landscaping shall comply with applicable provisions in Chapters 175 and 148. 

• Parking shall comply with applicable provisions in Chapter 175 and 148. 

• Outdoor storage prohibited. 

• Building facades shall be compatible with surrounding commercial architecture. 
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Proposed Retail Cannabis
Text Amendment
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Background Authority For Zoning Text Amendment

• The General Assembly passed a retail cannabis framework this year, and 
Gov. Spanberger's office announced a final compromise in June
• Retail sales are set to launch July 1, 2027, with license applications Starting in 

February 2027.

• Localities cannot opt out of allowing retail cannabis businesses. 
• That provision was deliberately stripped out to avoid "dry county" patchwork 

enforcement problems.
• The Commonwealth mandated this and our town has no legal ability to say no. 

• Our job now is to make sure it happens on our terms, protects our interests 
and neighborhoods
• Protect neighborhoods and community character
• Establish clear local standards before licenses are issued
• Keep economic benefits local whenever possible
• Do what we can to ensure local farmers and businesses can compete fairly
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What We Can Do Now

• Localities retain full zoning, land-use, and buffer authority. This is our entire 
lever. 
• We can't ban it, but you can shape where, how, and under what conditions it 

operates
• We can also tax it (up to 3.5%) as a direct financial level
• Provide a fair regulatory framework for local businesses
• Evaluate what (if any) impact to surrounding properties
• Look for ways to encourage local participation rather than outside ownership

• Virginia sets a default 1,000-foot buffer from schools, hospitals, and child 
day programs.
• The town can reduce this distance by ordinance, and separately controls where and 

how (zoning districts, hours, frontage, etc). 
• Distance between stores did not show up in compromise version.  Propose setting to 

1000 feet and letting SUP process decide if reductions are warranted

• Given the Commonwealth's mandate, this is primarily a land-use planning 
issue with economic implications
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The Task at Hand

• We are not writing a "welcome cannabis" ordinance 
• We are responding to a state mandate

• We are protecting our community

• We are exercising the zoning authority that remains available

• We are creating clear expectations before licenses are issued
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Where To Put Cannabis Shops

• Limit cannabis to specific commercial/industrial zones only

• Spacing of retail determined by placement restrictions 
• Prevent over-concentration in town

• The state mandates a 350-statewide cap structure permits
• As a point of reference there are approximately 402 ABC stores

• This in itself will limit possible number of stores

• State will design processes by 1 Feb 2027 and sell licenses
• We can expect interest from potential proprietors in advance of that date
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Design & Operational Standards

• Possible enhanced operation requirements to consider
• Signage restrictions (no cartoon/youth-oriented advertising. This is already a 

state requirement, but you can go further locally)

• Odor mitigation requirements for cultivation/processing facilities

• Hours of operation restrictions

• Security and lighting standards

• Compatibility with adjacent properties

• Traffic management if needed

• Building appearance consistent with surrounding development
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Local Farmer/Industry Support Provisions

• If retail cannabis is mandated by the Commonwealth, the Town 
should consider maximizing benefits for existing local agriculture and 
businesses rather than allowing those benefits to leave the region.
• Support value-added agricultural processing

• Allow testing and quality-control laboratories

• Permit packaging and distribution facilities

• Encourage local business participation

• Coordinate with Warren County to support regional agriculture

• Reduce transportation costs for local producers

• Keep investment and jobs within the community
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Recommended Policy Direction

• In complying with new state law, the town can both protect and 
benefit:
• State law requires retail cannabis.

• The Town cannot prohibit licensed retailers.

• The Town should exercise every zoning authority it retains.

• Protect neighborhoods, schools, and community character.

• Provide fair opportunities for local farmers and businesses.

• Keep jobs, investment, and tax revenue in the Front Royal/Warren County 
community.

• If this industry is established in Virginia, Front Royal should be 
prepared to regulate it responsibly, protect the community, and 
ensure that any economic benefits remain primarily local
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