CITY OF WAYNESBORO PLANNING COMMISSION
Regular Meeting, Tuesday, September 20, 2022
7:00 pm
Council Chambers, 503 West Main Street, Waynesboro Virginia 22980


PLANNING
COMMISSIONERS

AGENDA

Shannon Boyle
Chair
Stephen Arey
Vice-chair
Michael Gibson
Council Rep: Bobby
Henderson

1. Call to order. Pledge of allegiance.
2. Adoption of agenda.
3. Review and approval of minutes of meeting held August 2, 2022.

Shari Lambert
W. Lowrie Tucker
Nick Zawhorodny


FUTURE SCHEDULED
MEETINGS:
City Council
Business Meeting
Monday, September 26, 2022
7:00 pm

Planning Commission
Regular Meeting/
Public Hearing
Tuesday, October 18, 2022
7:00 pm

4. Public comment period for items not on the agenda.
5. Public hearing for a preliminary plat request by Santo, LLC for a 109-lot residential
subdivision on a 37.624-acre parcel located at 0 Ivy Street, Waynesboro, Virginia,
Tax Map No. 4-1-28A.
6. Public hearing for a preliminary plat request by Wells Land Development, LLC for a
58-lot residential subdivision on a 18.536-acre parcel located at 0 Stonewall Drive,
Waynesboro, Virginia, Tax Map No. 42-12-8.
7. Review of minor subdivisions and final subdivision plats approved since the August 2,
2022, meeting.
8. Other Business/Commissioners’ Correspondence and Communication.
9. Adjournment.

**Members of the public who do not wish to appear in person should submit written
comments beforehand to be read during the public hearing. Citizens can also stream the
meeting live via the City’s YouTube channel:
https://www.youtube.com/c/WaynesboroVAcity/

Thank you for attending. Citizen comments are invited and welcomed during the meeting’s citizen comment period.
For those with special needs, please contact the Planning Department at 540.942.6604 for any accommodations required
at least 3 days prior to the meeting you wish to attend. Assistive listening devices available.

The Planning Commission of the City of Waynesboro, Virginia, held a regular meeting on the 2nd day of
August 2022, at 7:00 P.M., in Council Chambers, Charles T. Yancey Municipal Building, 503 West Main
Street, Waynesboro, Virginia:
PRESENT: Commission Members:

Shannon Boyle, Chair
Stephen Arey, Vice-Chair
Michael Gibson
Shari Lambert
Nick Zawhorodny

Director of Community Development &
Clerk of the Commission:
Leslie Tate
Associate Planner:
Alisande Tombarge
ABSENT:

Commission Members:

Bobby Henderson, Council Liaison
W. Lowrie Tucker

1. Call to order. Pledge of Allegiance.
Ms. Boyle called the meeting to order at 7:00 PM and asked Mr. Arey to lead the Pledge of
Allegiance.
2. Adoption of agenda.
Mr. Gibson motioned to adopt the agenda; Mr. Zawhorodny seconded. Vote was 5-0 in favor.
3. Review and approval of minutes of meeting held June 21, 2022.
Mr. Zawhorodny motioned to approve the minutes; Mr. Gibson seconded. Vote was 5-0 in favor.
4. Public comment period for items not on the agenda.
None.
5. Public hearing on a request by Balzer & Associates, Inc., agent for Rosser Avenue,
LLC, to amend an approved Planned Unit Development (known as Waynesboro
Place) at Windigrove Drive, Waynesboro, Virginia, City tax map numbers 51-20-11,51-20-1-2, 51-20-2-1, 62-8-3-2, & 61-2-3-1.
Ms. Tate gave the presentation on the request by Balzer & Associates, Inc., agent for Rosser Avenue,
LLC, to amend an approved Planned Unit Development (known as Waynesboro Place). For details, see
the staff report in the agenda packet for the August 2, 2022, Planning Commission meeting.
Mr. Arey asked if the development of Block 1 would exceed the number of trips allowed. Ms. Tate
responded that any development resulting in more than the 3,782 trips would trigger a new traffic
study, and this would be reviewed during the site planning stage. Mr. Arey inquired about the
comment in the staff report about water and sewer capacity. Ms. Tate indicated that Public Works
would be reviewing the water and sewer requirements and that these concerns would be addressed
during the site plan review stage.

Ms. Boyle opened the public hearing and invited the applicant’s representative forward to speak.
Mr. Ray Burkholder with Balzer & Associates, Inc., 104 Industry Way, Staunton, came forward on
behalf of the applicant. Mr. Burkholder reviewed the PUD, the proposed amendment to the PUD,
and the placement of the potential hotel.
Mr. Arey asked if the hotel would be increased to 100 rooms. Mr. Burkholder said it was possible,
but that a formal plan for the hotel was not yet complete.
Mr. Zawhorodny asked what sort of improvements would need to be made if the development
caused traffic movements to exceed the allowed trips. Mr. Burkholder responded that a new traffic
study would be done to determine what improvements may be required.
Ms. Lambert asked when the estimated date of completion would be for Block 2. Mr. Burkholder
said that he estimated that the hotel would be completed within the next three years. Ms. Lambert
asked if the slowdown in the retail market has been taken into account in the plans for future
development of the PUD. Mr. Burkholder said that that has played a role in the development since
the beginning and indicated that there has been some demand in office use and believes that once
the first user has built in Block 1, more will come.
Bruce Wiseman, 501 Brandon Circle, Waynesboro, spoke about the quantity and speed of the
traffic on Windigrove Drive and about Alston Court being used as a cut through. Mr. Wiseman
stated he was not in favor of the amendment.
Ms. Tate read the comments that were received by email and hand delivered to the planning
department. These comments have been attached to the end of the minutes.
William Wells, 1117 Alston Court, Waynesboro, expressed concerns about parking being allowed
on both sides of Windigrove Drive and remarked that there is no other way for emergency vehicles
to get in and out.
Ms. Boyle closed the public hearing.
Mr. Gibson asked if there was a study underway for a second fire station. Ms. Tate confirmed there
was. Mr. Arey said that he was under the impression that the second fire station is currently
operating out of one of the old car dealerships on West Main Street, but that a new building is
planned.
Mr. Gibson asked if there had been a study done to redesign the intersection of Rosser Avenue and
Windigrove in preparation for the new development at Waynesboro Marketplace. Ms. Tate
responded that there was a study done to examine signal timing along Rosser and that there was a
resulting SMART Scale project that would address signal timing at several of the intersections along
Rosser, in addition to access management.
Mr. Zawhorodny asked if there has been any thought about expanding Rosser or Windigrove to
allow to better flow of traffic or for additional access. Ms. Tate indicated that VDOT does have

data about intersection crashes for the city and there are funding opportunities to make safety
improvements through SMART Scale or HSIP, but there are no specific plans now. Mr.
Zawhorodny also commented that reducing the speed limit from 45 to 35 would help with some of
the issues along the Rosser corridor.
Ms. Boyle asked if the PUD could develop many other uses by right. Ms. Tate confirmed that this
was the case and that additional uses that would increase traffic are possible.
Mr. Gibson asked if there had been a market study done for the new hotel. Ms. Tate said that no
study had been submitted by the applicant.
Ms. Lambert commented that the general theme of the comments from citizens seemed to be the
health, safety, and welfare of that area of town, and that something needed to be done to ensure
that citizens can walk and live safely in the area before the PUD is further developed.
Mr. Arey suggested that the Planning Commissioners consider making a separate motion to Council
to look at addressing the traffic concerns.
Mr. Burkholder came forward and commented that the City currently controls Windigrove Drive
and could address parking and speed issues. The street was designed to City standards at the time it
was built. The street is wide enough to allow parking on both sides and still allow for snow plows
to come though. He also indicated that if multi-family went in, it would generate twice the traffic
the hotel would generate.
Mr. Zawhorodny asked if the hotel would be built back from Windigrove Drive. Mr. Burkholder
said it would be. Mr. Arey asked if the apartments have adequate parking, so the residents would
not need to park on Windigrove Drive. Mr. Burkholder confirmed this and said that construction
traffic had been parking on Windigrove Drive during the construction of the newest apartment
buildings.
Mr. Arey made a motion that the Planning Commission recommend City Council approve the
request to amend an approved Planned Unit Development (known as Waynesboro Place) at
Windigrove Drive, Waynesboro, Virginia, City tax map numbers 51-20-1-1,51-20-1-2, 51-20-21, 62-8-3-2, & 61-2-3-1.
The motion was seconded by Ms. Lambert.
Vote was 5-0 in favor.
Mr. Arey made a second motion that the Planning Commission recommend that City Council
reviews the parking issues and consider reducing the speed limit along Windigrove Drive.
The motion was seconded by Mr. Gibson.
Mr. Zawhorodny said that a portion of Rosser Avenue should be included as well. Discussion
among the Planning Commissioners was had to determine which portion of Rosser Avenue would
be included.

Mr. Gibson withdrew his second.
Mr. Arey withdrew and revised his motion to recommend that City Council review the parking
issues and consider reviewing the speed limit along Windigrove Drive and on Rosser Avenue from
Windigrove Drive to Alston Court.
Mr. Gibson seconded.
Vote was 5-0 in favor.
WHEREAS, upon application by Balzer & Associates, Inc., agent for Rosser Avenue, LLC, the Waynesboro
Planning Commission finds that the rezoning will meet or exceed all the requirements of state and local law,
and further, that the request is consistent with good planning and zoning practice; is justified by the public
necessity, convenience, and general welfare; and is in accord with the general goals and objectives of the
comprehensive plan of this City;
NOW, THEREFORE, BE IT RESOLVED by the Waynesboro Planning Commission, by a vote of 5-0, that a
recommendation be forwarded to City Council that the request of Balzer & Associates, Inc., agent for Rosser
Avenue, LLC, for a rezoning to amend an approved Planned Unit Development (known as Waynesboro Place)
for a property on Windigrove Drive, Waynesboro, Virginia (City Tax Map numbers 51-20-1-1, 51-20-1-2,
51-20-2-1, 51-20-3-3, 62-8-3-2, and 61-2-3-1), be approved, in accordance with the application ZMA
#22-018 and the staff report dated August 2, 2022.
NOW, THEREFORE, BE IT FURTHER RESOLVED by the Waynesboro Planning Commission, by a vote of 50, that a recommendation be forwarded to City Council that City Council review the parking issues along
Windigrove and to consider reducing the speed limit permitted on Windigrove. The Planning Commission also
recommends that City Council review the speed limit on Rosser Avenue between the intersections of Rosser
Avenue and Windigrove through the intersection of Rosser Avenue and Alston Court.
6. Public hearing on a request by ROCLYND EB 1 LLC and RRC6 LLC, to rezone a
portion of the properties at 2712 W. Main St. and 0 Lew Dewitt Blvd., Waynesboro,
Virginia, City tax map numbers 21-1-1 and 21-1-5, currently zoned H-B (Highway
Business), to R-MF (Multi-family Residential).
Ms. Tombarge gave the presentation on the request by ROCLYND EB 1, LLC, and RRC6, LLC, to
rezone a portion of the properties at 2712 W. Main St. and 0 Lew Dewitt Blvd., Waynesboro, Virginia,
City tax map numbers 21-1-1 and 21-1-5. For details, see the staff report in the agenda packet for the
August 2, 2022, Planning Commission meeting.
Mr. Arey commented that the light at the entrance to the Harbor Freight/Big Lots shopping center and
the Amazon facility is a much safer entrance than the proposed entrance on Lew Dewitt. The proposed
Lew Dewitt entrance is a difficult intersection.
Mr. Zawhorodny asked if a left turn could be made onto Lew Dewitt from the proposed main entrance. It
was confirmed that a left could be made onto Lew Dewitt, but that it would be difficult to do. Discussion
ensued about the traffic analysis not triggering any improvements.

Mr. Gibson confirmed that the layout of the development had not been proffered. Mr. Arey said that his
recommendation would be for the developers to think about the entrance and consider using the light on
West Main Street across from the Harbor Freight/Big Lots shopping center as the development’s main
entrance.
Ms. Boyle opened the public hearing and invited the applicant to come forward.
Mr. Ray Burkholder, Balzer & Associates, Inc., 104 Industry Way, Staunton, VA, representing the
applicant, stepped forward and addressed the discussion about the using the West Main Street light
entrance as the main entrance to the development. The access to that entrance would require the
residents to go through the Amazon facility’s loading dock area so that could not be a primary access.
Discussion continued, about accessing the light on West Main Street from the development. Mr.
Burkholder also said that the proposed layout had not been proffered because conversations were ongoing
about the form and density the development would take
Mr. Zawhorodny asked if the developer owned any property along Bookerdale Road. Mr. Burkholder
confirmed that the developer did not. Discussion about access continued. Mr. Burkholder commented
that a large portion of the property was in a floodplain and contained an old stormwater management
basin that will need to be bought up to current standards. He said it had been a challenging site to plan
because of these issues.
Ms. Lambert asked if the estimated population associated with the 180 apartments would be
approximately 300-400 people. Mr. Burkholder said that with apartment projects it is often a lot of
smaller families and singles. For example, in the first section of the Windigrove Apartments, the 234
units only had seven children. Ms. Lambert expressed concern about the traffic flow and safety, taking
into account the movements of the development’s residents, and that that be considered during the
development of the site. Mr. Burkholder said that the plans did call for improvements including road
striping on the private drive and that this topic would be dealt with at the site planning stage.
Mr. Gibson asked if any of the Amazon facility’s work would shift over to the new Fishersville
warehouse. It was broadly agreed that the Fishersville facility was a separate operation that would not
affect operations at the Waynesboro’s facility.
Ms. Boyle closed the public hearing.
Ms. Boyle expressed concern that the proposed rezoning did not comply with the comprehensive plan
and wanted more explanation about how the rezoning fits in with the land use plan. Ms. Lambert agreed.
Ms. Tombarge commented that the age of the land use map was an issue. Ms. Tate clarified that the land
use map painted with broad brush and that where certain uses are designated for certain areas, they are
the predominant uses. She mentioned that there is a need for housing and a need for housing at all price
points. The development would be set back from the commercial areas and would not lie not directly
within the commercial use area or on the main corridor. The addition of multi-family development is
reasonable there because there is already multifamily development in the area. Mr. Arey commented that
the land in question may be not be the best suited for commercial development and that developing
residential behind the commercial development could be acceptable, confirming again that it was a
difficult piece of property. Ms. Boyle agreed.

Mr. Gibson made a motion that the Planning Commission recommend City Council approve the request
by ROCLYND EB 1, LLC, and RRC6, LLC, to rezone a portion of the properties at 2712 W. Main St.
and 0 Lew Dewitt Blvd., Waynesboro, Virginia, City tax map numbers 21-1-1 and 21-1-5, from H-B,
Highway Business, to R-MF, Multi-family Residential with proffers shown by staff.
Mr. Arey seconded.
Vote was 4-1 in favor with Mr. Zawhorodny voting nay.
WHEREAS, upon a Zoning Map Amendment (rezoning) application by ROCLYND EB 1, LLC, and RRC6, LLC, the
Waynesboro Planning Commission finds that the request to rezone certain property consisting of a 16.4 acre, more or
less, portion of (2) lots containing 29.38 acres, more or less, located at 2712 West Main Street and 0 Lew Dewitt
Boulevard, Tax Map Numbers 21-1-1 and 21-1-5 from H-B, Highway Business, to R-MF, Multi-Family Residential,
is consistent with good planning and zoning practice; is justified by the public necessity, convenience, and general
welfare; and is in accord with the comprehensive plan of this City;
NOW, THEREFORE, BE IT RESOLVED by the Waynesboro Planning Commission, by a vote of 4-1, that a
recommendation be forwarded to City Council that the request of ROCLYND EB 1, LLC, and RRC6, LLC, be
approved, in accordance with the application and staff report dated August 2, 2022.
7. Review of minor subdivisions approved since the June 21, 2022, meeting.
Ms. Tombarge presented on two minor subdivisions that had been approved. One was for Tax Map
Nos. 37-1-4-3, 4, 5, 6, 7, 8, and 9 located on N. Bayard Avenue. This plat consolidated the seven
parcels into three lots. The second minor subdivision was for Tax Map Nos. 4-2-1B and 4-2-1
located on Ivy Street. This plat was for a lot line adjustment between the two parcels.
8. Other business/commissioners’ correspondence and communications
Mr. Gibson welcomed Ms. Tate to the City. Ms. Tate introduced herself and gave a brief overview
of her background.
9. Adjournment.
Ms. Lambert made a motion to adjourn the meeting. Mr. Gibson seconded. The vote was 5-0 in
favor.
The meeting was adjourned at 8:14 P.M.

Tombarge, Alisande M.
From:
Sent:
To:
Subject:

Emily Babish <ebabish@gmail.com>
Monday, August 01, 2022 9:38 PM
Planning
Waynesboro place public hearing

CAUTION: This email originated from outside of the organization. Do not follow guidance, click links, or open attachments unless you
know the content is safe.

Dear Leslie Tate,
The rezoning and development plans for Waynesboro Place have come to our attention. As adjoining property owners,
we are very concerned about the changes this will bring. Traffic at the light on Windigrove Drive and Rosser Avenue is a
huge concern, as only 3‐4 cars can proceed per light cycle. We are also concerned about high traffic and pedestrian
volume as well as sound and light pollution. We are already experiencing a spike in crime in our neighborhood as well as
excessive noise from the existing restaurants. Please consider those who have made this neighborhood their home.
Sincerely,
Dan and Emily Babish
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CITY OF WAYNESBORO, VIRGINIA
Staff Report
Major Subdivision
MJR 22-021
September 20, 2022

SUMMARY SHEET
Applicant:

Address/Legal
Description:
Total Acreage:
Tax Map Number:
Real Estate
Owner of Record:
Current Zoning:
Comprehensive Plan
Designation:
Attachments:
Flood Plain:
Enterprise Zone:
Action
Requested:
Authorizing
City Code Section(s):
Summary
Recommendations:

Santo, LLC
c/o Betty Boutros
73 Wilson Blvd, Suite 103
Fishersville, VA 22939
0 Ivy Street
37.624 acres
4-1-28A
Santo, LLC
9348 Cornwell Farm Dr.
Great Falls, VA 22066
RS-7 Single Family Residential, small lot
Low Density Residential
1. Application
2. Preliminary Plat
No
No
1. Preliminary subdivision plat to subdivide a 37.624-acre site into
109 lots
Preliminary Subdivision Plat: City Code Chapter 74
The City staff recommends approval of the preliminary
subdivision plat.

1. Nature of Request
Santo, LLC, applicant, has submitted a preliminary plat for a major subdivision. The proposed
plat subdivides the 37.624-acre parcel, tax map no. 4-1-28A, into 109 lots intended for singlefamily detached development. The request is for a by-right subdivision and does not require a
rezoning or conditional use permit.

Hannah’s Ridge Subdivision Preliminary Plat MJR 22-021
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2. Background
The subject property is a 37.624-acre parcel in the northern part of the City on the east side of
Ivy Street (Route 254) near the border with Augusta County. The parcel is bordered by the Ivy
Commons subdivision is to the south and large lot single-family residential to the west and north.
The property is currently zoned RS-7 which allows for detached single-family residential uses at
a maximum density of 6 units per acre. The plat is for a “conventional development” pattern
wherein the entire property is to be subdivided and sold and the minimum lot size permitted is
7,000 square feet.
Location:

Santo LLC has submitted a request for a major subdivision with 109 single-family residential
lots at a density of 3.5 units per acre. The development’s main entrance will be on Ivy
Street/Route 254 where the largest volume of traffic is expected to enter and exit. However, the
plat also provides a connection to the Ivy Commons subdivision to the south, along with three
future connections to the parcels to the north and a future connection to the parcel to the east.
3. Plat Analysis
Subdivision Design
The preliminary plat contains 37.624 acres of buildable lots, 9.791-acres of open space, and
6.028 acres of public right-of-way. The development will contain 109 single-family detached
houses on lots ranging from 7,143 square feet (0.164-acres) to 21,387 square feet (0.491-acres).
The density is 3.5 units per acre.

Hannah’s Ridge Subdivision Preliminary Plat MJR 22-021
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The layout of the streets follows the subdivision ordinance and provides a connection with the
Ivy Commons subdivision to the south, three connections to the parcels on the northern
boundary, and a connection to the parcel on the eastern boundary. The plat also shows 5-foot
sidewalks on both sides of all streets and 9.791-acres of open space, some of it doubling as
stormwater management ponds.
Zoning Requirements
The subject property is zoned RS-7, Single-Family Residential, small lot. The developers are
using the conventional development option requiring a minimum lot area of 7,000 square feet.
The lots shown on the preliminary plat range from 7,143 square feet (0.164-acres) to 21,387
square feet (0.491-acres). All lots conform to the standards for conventional development in the
RS-7 Single-Family District. In addition, street trees will be placed in the 6.5-foot space between
the curb and sidewalk and dawn to dusk lighting will be provided on the individual lots. Zoning
ordinance section 98-5.4.5 also requires a Class A vegetative buffer between properties zoned
RS-12 and RS-7. A Class A vegetative buffer is ten feet wide and requires 2 canopy trees, 2
understory trees, and 12 shrubs per 100 linear feet. A 10-foot landscaping easement that will be
dedicated to the development’s HOA or similar association is shown along the subdivision’s
eastern and northern borders. No buffer is required on the southern boundary with Ivy Commons.
Ivy Commons is zoned RS-12, but is being developed using the cluster development option with
lots ranging in size from 4,934 square feet to 14,932 square feet. The ordinance states that no
buffer is required when the “project’s perimeter lots is equal to or greater than the minimum lot
width of the adjoining development.” This is the case with the Ivy Commons subdivision.
Traffic and Access
The Hannah’s Ridge subdivision will be accessed by a connection to Ivy Street (Route 254) and
a connection to the Ivy Commons subdivision to the south. The plat will also reserve four
additional interparcel connections. Three will be on the northern side of the property and one on
the eastern side. The roads have 50-feet of right-of-way, with 26-feet of roadway, and 5-foot
sidewalk on both sides of the street. Parking will be restricted to one side of the street.
The applicant submitted an abbreviated traffic study during the rezoning application in early
2022, which included a turn lane warrant analysis. This study was reviewed and revised based on
feedback from VDOT at that time. The study projected that approximately 1,011 trips per day
will be generated by the subdivision. The majority of these will exit onto Ivy Street (Route 254)
with approximately 189 exiting into the Ivy Commons subdivision once that connection is made.
The study determined that a right turn taper off of Ivy Street (Route 254) would be necessary, but
no left turn lane was warranted.
Utilities
The underground utilities and stormwater infrastructure will be reviewed and approved during
the public improvement plan review process that is handled through the Public Works
Department. The public improvement plan has not been submitted to date. There is no current
lack of capacity for either water or sewer service in the area, but an engineering report
addressing the capacity in the water and sewer systems will be submitted as part of the public
improvement plan. The Public Works Department did note during the preliminary plat review
that the water and sewer connections for Hannah’s Ridge will be dependent on the build out of
the Ivy Commons Phase 1B utility connections. Construction has not started on this phase of Ivy

Hannah’s Ridge Subdivision Preliminary Plat MJR 22-021
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Commons yet, but it is anticipated to begin once Phase 1A has been completed. This
development will also require a pumphouse which has been placed on a separate parcel and will
be dedicated to the City.
Stormwater Management
This subdivision is subject to the most recently updated requirements of the Chesapeake Bay Act
and must provide adequate infrastructure for accommodating storm water runoff on site. The
public improvement plan will finalize how the development will handle stormwater onsite.
4. Review with Respect to the Comprehensive plan
The City’s Comprehensive Plan designates the property as “Low Density Residential” and the
proposed use is consistent with the designated use.
5. Conclusion and Recommendations
The application submitted is for a by-right subdivision with no subdivision ordinance waivers.
This means that the City has no discretion to deny the application if it meets all the standards of
the zoning and subdivision ordinances. The City’s discretion is limited to interpreting and
applying the ordinance to the development.
After review and resubmittals based on staff’s comments, staff have concluded that the
application conforms sufficiently with all requirements of the City Code and recommend
approval.
cc:

Santo LLC, c/o Betty Boutros, applicant
Scott Kesecker, City Engineer
Laura Martin, Zoning Administrator
George Fitzgerald, Deputy Fire Marshal

Hannah’s Ridge Subdivision Preliminary Plat MJR 22-021
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Attachment 1 – Application

Hannah’s Ridge Subdivision Preliminary Plat MJR 22-021
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Hannah’s Ridge Subdivision Preliminary Plat MJR 22-021
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Attachment 2 – Preliminary Plat

Hannah’s Ridge Subdivision Preliminary Plat MJR 22-021
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Hannah’s Ridge Subdivision Preliminary Plat MJR 22-021
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Hannah’s Ridge Subdivision Preliminary Plat MJR 22-021
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Hannah’s Ridge Subdivision Preliminary Plat MJR 22-021
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CITY OF WAYNESBORO, VIRGINIA
Staff Report
Major Subdivision
MJR 22-023
September 20, 2022

SUMMARY SHEET
Applicant:

Address/Legal
Description:
Total Acreage:
Tax Map Number:
Real Estate
Owner of Record:

Current Zoning:
Comprehensive Plan
Designation:
Attachments:
Flood Plain:
Enterprise Zone:
Action
Requested:
Authorizing
City Code Section(s):
Summary
Recommendations:

Julian Wells
Wells Land Development, LLC
27 Stoneridge Drive, Suite 209
Waynesboro, VA 22980
0 Stonewall Jackson Drive, Waynesboro, VA 22980
18.536 acres
42-12-8
Wells Land Construction, LLC
c/o Julian Wells
27 Stoneridge Drive, Suite 209
Waynesboro, VA 22980
RS-12 Single Family Residential-12
Low Density Residential
1. Application
2. Preliminary Plat
No
No
Preliminary subdivision plat to subdivide a 18.536-acre site into
58 lots using the cluster development option.
Preliminary Subdivision Plat: City Code Chapter 74
The City staff recommends tabling the preliminary subdivision
plat until the October 18, 2022, Planning Commission meeting

1. Nature of Request
Julian Wells of Wells Enterprises Constructions, LLC, applicant, has submitted a preliminary
plat for a major subdivision. The proposed plat subdivides an 18.536-acre parcel, tax map no. 4212-8, into 58 single-family detached lots using the cluster development option. The parcel is
located at the terminus of several streets Summercrest Avenue, Carman Avenue, Robert E. Lee
Avenue, and Stonewall Jackson Road. The request is for a by-right subdivision and does not
require a rezoning or conditional use permit.

Staff Report – Kira Heights Subdivision Preliminary Plat MJR 22-023
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2. Background
The subject parcel is located near Pratt’s Run, adjacent to the Silver Creek subdivision, and is
surrounded by a number of unfinished older subdivisions. Several streets dead end at the
property, including Summercrest Avenue, Carman Avenue, Robert E. Lee Avenue, and
Stonewall Jackson Road. The property is located behind homes on Belvue Road from
Summercrest Avenue to Vedette Avenue, and behind homes on Sumter Road from Robert E. Lee
Avenue to Davis Road and then from Davis Road to its dead end near Stonewall Jackson Road.
The property is zoned RS-12, allowing single-family residential uses only, with a maximum
density of 3.6 units per acre. If built using a conventional development pattern, the entire
property is subdivided and sold and lots must be a minimum of 12,000 square feet in size.
However, the applicant is using the cluster development pattern permitted in the City’s zoning
ordinance in certain residentially zoned districts. A cluster development “clusters” the lots
together with the remainder of the property dedicated as permanent open space. The minimum
lot size permitted with this option is 4,500 square feet and a maximum density of 3.5 units per
acre. 30% of the property must be “common area” which allows for the preservation of woods
and other natural features and provides recreational amenities that help the neighborhood retain
value over time.
Location:

The applicant, Julian Wells, has submitted a request for a major subdivision with 58 singlefamily residential lots at a density of 3.2 units per acre. The development is planned in three
phases and will provide connections to the existing road network in three locations once fully
built out. The first phase of the development will continue Summercrest Avenue south and

Staff Report – Kira Heights Subdivision Preliminary Plat MJR 22-023
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Carman Avenue will be extended from where it dead ends to the new portion of Summercrest
Avenue. Summercrest Avenue will be continued through phases 2 and 3 to connect to the current
Stonewall Jackson Drive. These connections will complete the street network in this vicinity.
There are no connections shown to the undeveloped portions of Silver Creek or Creekwood
Village.
3. Plat Analysis
Subdivision Design
The preliminary plat contains 8.566-acres of buildable lots, 3.309-acres of public right-of-way,
and 6.661-acres of dedicated common area and open space. The development will contain 58
single-family houses. The density of the houses is 3.2 units per acre. The proposed street layout
follows the subdivision ordinance and the plat contains 5-foot sidewalks on both sides of the
streets. Staff will be recommending that a 3-foot buffer be provided between the sidewalk and
back of curb and that the width of the street pavement be reduced to 30-feet. Street trees will be
planted according to the ordinance’s requirements and private dawn to dusk lighting will be
installed on the houses.
In accordance with the Cluster Development standard, 30% of the land must be common area
and 60% of this must be contiguous. The plat has designated 6.661 acres as open space with
5.361 acres of this area being contiguous.
Zoning Requirements
The subject property is located in the RS-12 Single Family District. The developers chose the
Cluster Development option, which allows subdivision designs with smaller yards on individual
properties in exchange for the preservation of more open space than conventional development
designs. This reduces construction and maintenance costs for infrastructure for both the City and
the developer, while preserving woods and other recreational space in the City.
The zoning ordinance requires a minimum lot area of 4,500 square feet. The plat shows lot sizes
that range from 4,500 square feet (0.103 acres) to 11,988 square feet (0.275 acres).
To satisfy the cluster development regulations, the developer is required to reserve dedicated
common area. Cluster zoning in RS-12 requires 30% common area. 60% of this common area
must be contiguous and 25% must be “improved.” Options for improvements can be found in the
Zoning Ordinance section 98-5.8.2.1 and include trails, greenways, parks, playgrounds, and
greens. This common area may not be developed in the future and must be maintained by a
homeowner’s association established with recordation of the first final plat.
The area of the required common area is given below:
• Kira Heights subdivision total area: 18.536 acres.
• Required common area (30%): 5.561 acres
o Shown on plat: 6.661 acres open space
• Required contiguous common area (60%): 3.34 acres
o Shown on plat: 5.361 acres.
• Required improved common area: 1.39 acres
o Shown on plat: A mulch trail is shown on the 5.361 acres of contiguous common
area. The trail commences on Carman Ave and spurs terminate on Julian Drive
and Robert E. Lee Ave. The plat does not indicate the acreage of improvements.
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Staff will ask that this be provided along with more information about the small
gathering space being provided in the center of the trail network.
The plat indicates a 10-foot, Class A vegetative buffer will be planted along the northern
boundary and along portions of the southern and southeastern boundaries. A Class A vegetative
buffer is 10-feet wide and consists of 2 canopy trees, 2 understory trees, and 12 shrubs per 100
linear feet.
Traffic and Access
The Kira Heights subdivision will be accessed from three existing neighborhood streets.
Summercrest and Carman Avenue on the north side and the currently named Stonewall Jackson
Road to Davis Road on the south side. The roads have a 60’ right-of-way, with 36’ of pavement,
and 5’ sidewalks on both sides of the street.
The applicant projects a total of 549 daily trips from this development and assumes this traffic
will be split among the three access roads: 33.33% (183 ADT) through Summercrest Ave,
33.33% (183 ADT) through Carman Ave, and 33.33% (183 ADT) through Davis Road. A traffic
analysis based on a denser development that included townhouses was submitted by the
applicant earlier this year as part of a rezoning application, since withdrawn. This analysis was
reviewed by VDOT and determined that because of the connectivity of the existing street
network in this area of the City, the impacts to the existing street network should be minimal. No
additional traffic improvements are required.
Utilities
The utility infrastructure shown on the preliminary plat is the final layout. The utilities layout
will be reviewed and finalized during the public improvement plan review process that is
handled through the Public Works Department. The public improvement plan has not been
submitted to date.
Stormwater Management
This subdivision is subject to the most recently updated requirements of the Chesapeake Bay Act
and must provide adequate infrastructure for accommodating storm water runoff on site. The
public improvement plan will finalize how the development will handle stormwater onsite.
4. Review with Respect to the Comprehensive plan
The City’s Comprehensive Plan designates the property as “Low Density Residential” and the
proposed use is consistent with the designated use.
5. Conclusion and Recommendations
The application submitted is for a by-right subdivision with no subdivision ordinance waivers.
This means that the City has no discretion to deny the application if it meets all the standards of
the zoning and subdivision ordinances. The City’s discretion is limited to interpreting and
applying the ordinance to the development.
A resubmittal addressing staff’s comments was submitted, and is being reviewed by staff to
ensure the plat meets the zoning and subdivision ordinances. Additional staff comments that will
need to be addressed will include:

Staff Report – Kira Heights Subdivision Preliminary Plat MJR 22-023

4

•

Recommend reducing street pavement width to 30-feet and provide a 3-foot buffer
between back of curb and sidewalk.
o Note: This may require that on-street parking be restricted to one side of the
street.

•

Recommend that the trail surface be crushed stone instead of mulch due to concerns
about maintenance and runoff.

•

Please provide the total lot square footages instead of dimensions for each of the lots.

•

Please confirm that the planned common area improvements meet the 1.39-acre
requirement and note this on the plat.

•

Please indicate on the plat that the circle in the center of the trails is a gathering space and
that the path of the trails will vary according to conditions on the ground.

•

Add a signature line for the Chair of the Planning Commission.

•

Please note that approval of the preliminary plat does not constitute final utility layout
approval. This will occur during the Public Improvement Plan review.

However, staff believes that the plat will not substantially change and that a public hearing can
proceed at Tuesday’s Planning Commission meeting.
Staff recommends tabling the application until the October 2022, Planning Commission meeting
to allow staff time to thoroughly review the resubmission and to ensure the applicant has
adequately addressed staff’s comments.

cc:

Julian Wells, Applicant
Scott Kesecker, City Engineer
Tony Smith, Infrastructure Engineer
Laura Martin, Zoning Administrator
George Fitzgerald, Deputy Fire Marshal
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Attachment 1 – Application
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Attachment 2 – Preliminary Plat

Staff Report – Kira Heights Subdivision Preliminary Plat MJR 22-023

8

