
 

PLANNING COMMISSION REGULAR MEETING 
Wednesday, September 2, 2026 @ 6:00 PM 

Town Hall 

 

 

 
 
1. CALL TO ORDER 

2. ROLL CALL – DETERMINATION OF QUORUM 

3. WORK SESSION BUSINESS 

 A. 2600437 - Special Use Permit Application to allow a Short-Term Rental, as defined in Town 
code Section 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. 

 B. 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 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. 

4. 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. Protect residential neighborhoods, schools, parks, and other sensitive land uses; 

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 while protecting residential neighborhoods. 

Section 9.14.2 - Definitions. 

A. CANNABIS RETAIL ESTABLISHMENT: A business licensed by the Commonwealth of 

Virginia to sell cannabis or cannabis products to adults. 

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

products containing THC. 

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

inventory or greater than 15% of display area. 

D. 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. 
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E. 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. 

F. INTOXICATING HEMP PRODUCTS: Hemp-derived products containing 

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

delta-10 THC, and similar cannabinoids. 

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

and in Virginia for non-intoxicating uses. 

H. 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. 

I. 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. 

J. CANNABIS MICROBUSINESS / IMPACT LICENSEE(CIME): A small-scale, vertically 

integrated cannabis operator holding a state microbusiness or impact license issued by 

the CCA, which may include limited cultivation, processing, and direct-to-consumer retail 

sales within a limited footprint, consistent with state law eligibility criteria including past 

cannabis criminalization, economic disadvantage, agricultural distress, or other 

qualifying factors as defined by the CCA. 

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

grading, curing, drying, packaging, testing, processing, manufacturing, storage, or 

distribution of agricultural products, including fruits, vegetables, grains, hemp, cannabis, 

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

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: 

Page 28 of 40



 

 3 

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

manufacturing, or microbusiness/impact). 

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. 

Section 9.14.4. - Zoning Districts. 

A. Permitted Cannabis Retail only by SUP in the following districts: 

• C-1  

• C-3  

B. Permitted Cannabis Processing (packaging, testing, distribution, logistics only by SUP in the 

following districts: 

• I-1  

• I-2 

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

D. Cannabis Microbusiness/Impact Establishment (CMIE) are permitted by SUP in I-1, I-2 

districts, and may include an accessory retail sales component not to exceed 2500 square feet 

or 15% of total floor area, subject to the operational standards in Section 9.14.10.  

Section 9.14.5 - Special Use Permit (SUP). 

An SUP is required for all cannabis retail establishments. In reviewing an SUP application, the 

Town Council shall evaluate: proximity to schools, hospitals, daycares, places of worship, public 

playgrounds, and substance abuse facilities; impact on traffic and parking; and compatibility 

with neighboring uses. The town will evaluate proximity to public facilities and municipal 

buildings on a case-by-case basis during the local review phase. 

Section 9.14.6 - Buffer and Separation Requirements. 

A. Buffer Requirements: Establishments must maintain the following minimum distances, 

measured in a straight line from property line to property line: 

1. 1,000 feet from any public or private school, daycare/childcare facility, hospital or public 

playground. 

2. 1000 feet from any other licensed cannabis retail establishment.  

3. 500 feet from public parks 
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Section 9.14.7 - Co-Location with Tobacco, Vape, or Intoxicating Hemp Products. 

A. Licensing and SUP Requirement: Any existing or new tobacco or vape retailer that seeks to 

sell cannabis or intoxicating hemp products must obtain a valid state cannabis license and an 

approved SUP from the Town Council. 

B. Sale Restrictions: The retail sale of intoxicating hemp products (delta-8, delta-10, etc.) is 

prohibited in establishments within the Town limits that do not hold both the required state 

license and local SUP. 

C. Age Verification: All sales must be made only to individuals 21 years of age or older, verified 

by valid government-issued identification. 

Section 9.14.8 - Cannabis Retail Delivery and Logistics Hubs 

A. Local and State Licensing Required. No retail delivery or logistics operations may commence 

without a valid license from the Virginia Cannabis Control Authority (VCCA) and an approved 

Town Special Use Permit (SUP). 

B. Hours of Operation. Deliveries to consumers shall only occur between the hours of 9:00 a.m. 

and 9:00 p.m. local time. 

C. Wholesale and Logistics Hub Facilities. Facilities utilizing a state Wholesaler or Transporter 

license to consolidate, warehouse, or dispatch cannabis orders are strictly prohibited in 

commercial retail districts. Such facilities require an approved SUP and are restricted solely to 

designated I-1 or I-2 zoning districts. No direct consumer sales or public access shall be 

permitted at a hub facility. 

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. 

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. Physical Transaction Limits: All retail transactions must occur entirely within the indoor, 

physical footprint of the establishment. Drive-thru windows, curb-side service pickup lanes, and 

external walk-up windows are prohibited. 

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

openly to the exterior public right-of-way. 
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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 operational standard or 

provision of this Division shall be subject to a civil penalty enforced by the Zoning Administrator. 

C. SUP Revocation Triggers: A Special Use Permit granted under this Division shall constitute 

grounds for the Zoning Administrator to initiate formal SUP revocation proceedings before the 

Town Council., upon due process notification, and the occurrence of any of the following events: 

1. Revocation, suspension, or non-renewal of the operator's state license by the Virginia 

Cannabis Control Authority (CCA). 

2. A formal finding by the state that the operator has fundamentally breached or 

terminated its mandated Labor Peace Agreement as defined by state law. 

3. Delinquency in remitting the local cannabis retail tax to the Town Finance Department 

for more than two (2) consecutive filing periods. 

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

rolling 12-month period shall trigger an automatic revocation hearing before the Town Council. 

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 

Page 31 of 40



 

 6 

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 provisions in Chapter 175. 

• Parking shall comply with provisions in Chapter 175. 

• 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

2
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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 adjust 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 

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

3
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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

4
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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

5
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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

6
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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

7
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Recommended Policy Direction

• In complying with new state law the town can 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 coming to Virginia, Front Royal should ensure it 
develops responsibly and that local residents and not outside 
interests receive the greatest benefit
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