
 

 

 
 
 
 

MEMORANDUM     
 

To:  Planning Commission Members 
 
From:  Rodney Rhodes, Senior Planner 
 
Date:      April 13, 2023 
 
RE:  April 20, 2023 Planning Commission Meeting                    
 

 
The Staunton Planning Commission will hold a meeting on Thursday, April 20, 2023, 
at 5:30 P.M.  The meeting will be held in Rita S. Wilson Council Chambers located on 
the first floor of City Hall, 116 W Beverley Street.   
 
If you cannot attend this meeting, please contact the Community Development 
Department, Planning and Zoning Division at (540) 332-3862, by noon on Wednesday, 
April 19, 2023. 
 
The field trip for this meeting will be held on Tuesday, April 18, 2023 at 4:00 p.m.  
Commission members and staff will meet at the Parks and Recreation Office at 
Montgomery Hall Park.   
 
The Planning Commission meeting will be held in person.  The public will be able to 
listen to the audio feed online at https://www.ci.staunton.va.us/departments/planning-
zoning-division or on the public access television station (Comcast channel 7).  Those 
members of the public wishing to participate will be able to do so in person or via Zoom 
using the link provided on the City’s website.  The appropriate page of the website can 
be accessed using the link above.     
 

 

AGENDA 

         Action Taken 

 
1. 

 
Call to Order 
 

 
 

                                                                                                         

https://www.ci.staunton.va.us/departments/planning-zoning-division
https://www.ci.staunton.va.us/departments/planning-zoning-division


 
2. 

 
Approval of Minutes of the March 16, 2023 Meeting 

 
 

 

 
3. 

 
New Business     
 

A. Public Hearing and Consideration of a Request by 

Anamaria Dixon to Rezone 610 New Hope Road 

from B-1, Local Business District Conditional, to B-

1, Local Business District Conditional. The Purpose 

of the Rezoning is to Change the Uses Permitted 

Under the Conditional Zoning of the Property.        

 

B. Public Hearing and Consideration of a Request by 

Scott Goldenberg to Amend Chapter 18.120, Yard, 

Building Setback, and Open Space Exceptions of 

Title 18, Zoning, of the Staunton City Code to Allow 

Attached or Detached Private Garages to be 

Constructed in a Front Yard with a Minimum 

Required Setback from the Edge of Pavement of 

the Public Street of Either 18 or 23 Feet, 

Depending on Certain Circumstances.   

 

C. Public Hearing and Consideration of a Request by 

Flying Rock Property LLC, to withdraw 801 

Commerce Road, containing approximately 96.823 

acres, from the Bells Lane Agricultural-Forestal 

District.   

 

D. Public Hearing and Consideration of a Request by 

Flying Rock Property LLC, for a Special Use Permit 

Under the Provisions of SCC 18.75.040(1), Uses 

Permitted on Review, of the I-1, Light Industrial 

District, of Title 18 Zoning, of the Staunton City 

Code.    

 

E. Public Hearing and Consideration of a Request by 

the City of Staunton to Vacate, Discontinue and 

Abandon that Portion of a Developed Public Right-

of-Way Identified as .009 Acres, Lying in an Area 

on Village Drive in the City of Staunton, Virginia. 

   

 
 
 
 

 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
_________________ 
 
 

 
 
___________ 
 
 
 
 
 



 
4.  

 
Old Business     

 
 

 

 
5. 
 

 
Other Business   

 
 

 

 
6.  

 
Update on Actions of City Council 

 
 

 

 
7. 

 
Matters from the Public 

 
 

 
8. 
 

 
Adjournment 
(Next Meeting is Mary 18, 2023) 
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MINUTES 1 
STAUNTON PLANNING COMMISSION 2 

March 16, 2023 3 
5:30 p.m. 4 

City Council Chambers 5 
 6 
PRESENT:    Judith Wiegand, Chair  7 

Jessica Robinson, Vice Chair 8 
   Adam Campbell 9 
   Daniel Hansen    10 
   Joseph Mills  11 
 12 

ALSO PRESENT:  Rodney Rhodes, Senior Planner 13 

Tim Hartless, City Planner 14 
Michele Edwards, Council Liaison 15 

Kiley Kesecker, Clerk of Council 16 

    17 
Chair Judith Wiegand called the March 16, 2023 meeting of the Staunton Planning Commission 18 
to order.  19 

 20 
APPROVAL OF MINUTES  21 

 22 
Mr. Mills moved to approve the minutes of the February 16, 2023 Planning Commission meeting 23 
as presented.  24 

 25 

The motion was seconded by Mr. Campbell and carried as follows:  26 
 27 
  Ms. Wiegand  aye     Mr. Mills  aye 28 

  Ms. Robinson  abstain  Mr. Campbell  aye 29 
  Mr. Hansen  aye 30 

 31 
 32 
NEW BUSINESS 33 

 34 
3-A) Public Hearing and Consideration of a Request by Kelly Grantier for a Special 35 

Use Permit at 114 W Johnson Street to Allow Living Quarters on the Ground Level 36 

 37 

Ms. Robinson recused herself from the dais due to tangential involvement with the request. 38 

 39 

Senior Planner Rodney Rhodes stated that Kelly Grantier is requesting a Special Use Permit at 114 40 

West Johnson Street to construct a residential apartment unit in the rear portion of the ground floor 41 
of the existing building. The property is located on the south side of West Johnson Street directly 42 
across from the Johnson Street parking garage. The building appears to have been constructed 43 
sometime between 1921 and 1929 and was originally used for a veterinary practice. Ms. Grantier 44 
acquired the property in February, 2019, and renovated the exterior and two residential units on 45 
the second floor. Now, she is requesting a Special Use Permit for a rear portion of the ground floor 46 
while the front portion will remain a business use. The property is zoned B-2, General Business 47 
District, and residential use on the ground and basement levels of buildings is permitted only by 48 

Special Use Permit. This property is also part of the Beverley Historic District. 49 
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 50 
Staff has conducted a review of the request and has not identified any issues. This is a change of 51 

use in the zoning code as well as the building code and a building permit will be required. This 52 
property is in the central business parking exempt area so off-street parking will not be required. 53 
There would be a total of three units within the building, two on the second floor and one on the 54 
ground floor. The nearest public parking is either the Wharf parking lot or the Johnson Street 55 
garage, both of which are in proximity. The rear of this building has limited access and limited 56 

visibility which would make commercial use of the space difficult. Surrounding zoning is all B-2, 57 
General Business District. 58 
 59 
The City of Staunton, Virginia, Comprehensive Plan 2018-2040, Future Land Use Map, designates 60 
this area as commercial. The requested Special Use Permit is not consistent with the commercial 61 

designation. Ordinarily, staff would not be supportive of a request for residential use on the ground 62 

floor of a building in the City’s central business district; however, the rear of this building has 63 
limited access and limited visibility which makes deliveries difficult and hinders customer access. 64 

This makes commercial use of the space difficult. A residential use of this portion of the building 65 

appears to be a reasonable request. 66 
 67 
Ms. Wiegand asked if commissioners had any questions for staff. 68 

 69 
Commissioners had no questions. 70 

 71 
The public hearing was opened. 72 
 73 

Applicant Kelly Grantier was present to answer questions from the Commission. 74 

 75 
Commissioners had no questions. 76 
 77 

There being no one else wishing to speak, the public hearing was closed. 78 
 79 

On the basis that it would serve the interests of public necessity, convenience, general welfare, and 80 
good zoning practice, Mr. Mills moved that Planning Commission recommend approval of a 81 
Special Use Permit at 114 West Johnson Street with the following conditions: 82 

 83 
1. The ground floor of the structure shall be used for only one residential unit. 84 
2. The unit must be accessed from the rear of the building. 85 

3. The portion of the ground floor facing W Johnson Street must continue to be used for 86 
commercial purposes. 87 

 88 
The motion was seconded by Mr. Campbell and carried as follows: 89 
 90 
  Ms. Wiegand  aye  Mr. Mills  aye 91 
  Ms. Robinson  recused Mr. Campbell  aye 92 

  Mr. Hansen  aye 93 
 94 

3-B) Public Hearing and Consideration of a Request by David and Michelle Wise to 95 

Rezone a portion of 1007 Seth Drive From R-3, Medium Density Residential 96 

Conditional, to I-1, Light Industrial District Conditional 97 

 98 
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Mr. Hansen recused himself from the dais due to involvement with the property as a land surveyor. 99 

 100 
City Planner Tim Hartless stated that David and Michelle Wise have requested to rezone a 0.957 101 
acre portion of 1007 Seth Drive from R-3, Medium Density Residential District Conditional, to I-102 

1, Light Industrial District Conditional. The applicants own an adjacent business, EZ Self Storage, 103 
that they wish to expand. Storage as a principal use, is only permitted in industrial zoning. The 104 
property is located on the west side of Seth Drive between EZ Self Storage and the Wingate 105 
Apartment complex. The area is a mixed-use area of conditional I-1, B-1 and R-3 zonings known 106 
as Middlebrook Park. EZ Self Storage was constructed in 2020. In 2022, the owners submitted a 107 

site plan for an expansion of the facility. Site Plan approval is pending the outcome of this rezoning 108 
request and a subsequent plat. 109 
 110 
Staff has considered the request and has identified no issues. A building permit and associated 111 

trade permits will be required for the proposed expansion of the storage facility. If the 0.957 acres 112 
portion is rezoned, a plat will be required to divide it from 1007 Seth Drive and add it to the EZ 113 

Self Storage property. The applicant proposes the same conditional zoning that already exists for 114 
Middlebrook Park. This conditional zoning was approved in 2003 with the Middlebrook Park 115 

Development. The proffers include special buffers between zoning districts and special lighting 116 
and sign requirements to ensure that the business and industrial uses are compatible with the 117 
surrounding low density residential uses along Middlebrook Avenue. Surrounding zoning is I-1, 118 

Light Industrial District Conditional and R-3, Medium Density Residential District Conditional. 119 
 120 

The City of Staunton Comprehensive Plan, 2018-2040, Future Land Use Map, designates this area 121 
as Planned Business. Originally, as part of the creation of Middlebrook Park, this area was zoned 122 
B-1 Local Business District Conditional, but most of the area was later rezoned to I-1 Light 123 

Industrial District Conditional. The Future Land Use Map needs to be updated to reflect this 124 
change. During the next Comprehensive Plan update, staff will recommend that the designation of 125 

this area be changed to Planned Industrial. 126 
 127 

Ms. Wiegand asked if commissioners had any questions for staff. 128 
 129 
Commissioners had no questions. 130 

 131 
The public hearing was opened. 132 
 133 
Representing the applicant, William Moore with Balzer & Associates was present to answer 134 
questions from the Commission. 135 

 136 

Mr. Campbell asked if Lacy B. King Way will continue to be the sole access point for the 137 
expansion. Mr. Hartless stated that the existing entrance would continue to be the only entrance 138 
and exit from the property. 139 

 140 
Ms. Robinson clarified that proposed lot 3E will be the newly combined lot. 141 
 142 
There being no one wishing to speak, the public hearing was closed. 143 
 144 
On the basis that it would serve the interests of public necessity, convenience, general welfare, and 145 
good zoning practice, Mr. Campbell moved that Planning Commission recommend approval of a 146 
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rezoning of a 0.957 acre portion of 1007 Seth Drive from R-3, Medium Density Residential District 147 
Conditional, to I-1, Light Industrial District Conditional 148 

 149 
The motion was seconded by Ms. Robinson and carried as follows: 150 
 151 
  Mr. Campbell  aye   Mr. Mills  aye 152 
  Ms. Robinson  recused  Ms. Wiegand  aye 153 

  Mr. Hansen  aye 154 

 155 

3-C) Public Hearing and Consideration of an Amendment to SCC 18.55, B-1, Local 156 

Business District, and 18.75, I-1, Light Industrial District, and 18.10 Definitions, of 157 

Title 18, Zoning, to Allow Pet Boarding Facilities in all Business and Industrial 158 

Districts 159 

 160 

Mr. Hartless stated that Kalem Hillman has requested a Zoning Code Amendment to allow pet 161 

boarding facilities. After consideration of his request, staff suggested that the use should be limited 162 

to business and industrial districts. Mr. Hillman has applied for the text amendment and has been 163 

working with Planning and Zoning Staff finalize the draft language. At its February 16 meeting, 164 

Planning Commission gave authorization to proceed with the amendment. Since the February 165 

meeting, staff has continued to work on the amendment language and some changes have been 166 

made. The City Attorney and Animal Control Officers have reviewed the amendment. The changes 167 

from the February version include: 168 

 169 

• Creation of a definition for “outdoor pet run” 170 

• “f” - Adjustment of hours a pet may be outside (was dawn to dusk and now is from 8 a.m. 171 
to 8 p.m.) 172 

• “h” – All new pet boarding facilities are subject to review and approval by the Zoning 173 
Administrator 174 

• “I” – Requires compliance with section 6.10.180 of the City Code which requires a kennel 175 
license. 176 

 177 

Mr. Hartless added that staff believes that with the changes outlined above, this ordinance gives a 178 

clear frame work for operators and will protect the areas surrounding pet boarding facilities from 179 

any negative impacts. 180 

 181 

Ms. Wiegand asked if commissioners had any questions for staff. 182 

 183 

Commissioners had no questions. 184 

 185 

The public hearing was opened. 186 

 187 

Applicant Kalem Hillman was present to answer questions from the Commission. 188 

 189 

Commissioners had no questions. 190 

 191 

There being no one else wishing to speak, the public hearing was closed. 192 
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 193 

On the basis that it would serve the interests of public necessity, convenience, general welfare, and 194 

good zoning practice, Ms. Robinson moved that Planning Commission recommend approval of 195 

amendments to SCC 18.55, B-1, Local Business District, and 18.75, I- 1, Light Industrial District, 196 

and 18.10, Definitions. 197 

 198 

The motion was seconded by Mr. Campbell and carried as follows: 199 
  200 
  Mr. Campbell  aye  Mr. Mills  aye 201 
  Ms. Robinson  aye  Ms. Wiegand  aye 202 

       Mr. Hansen  aye 203 
 204 
OLD BUSINESS 205 

 206 
A. Update by Frazier Associates on the on the Revisions to the Entrance Corridor Overlay 207 

District Design Guidelines 208 
 209 

Bill and Kathleen Frazier of Frazier Associates presented an update on the revisions to the entrance 210 
corridor overlay district design guidelines. 211 

 212 
OTHER BUSINESS 213 
 214 

There was no other business to discuss. 215 
 216 

UPDATE ON ACTIONS OF CITY COUNCIL 217 

 218 

Mr. Rhodes stated that at its last meeting, City Council approved zoning code amendments to 219 
section 18.120 to allow an undeveloped and unaccepted street to serve as a primary access to a 220 
single-family dwelling, and section 18.125 to provide an exemption for some single-family 221 

dwellings from the required parking and sealed-surface requirements. He added that City Council 222 
also approved the final plat and the extension of public utilities for Village Drive for Villages at 223 

Staunton.  224 
 225 
MATTERS FROM THE PUBLIC 226 

 227 
There was no one present wishing to speak. 228 
 229 

ADJOURNMENT 230 

 231 
Ms. Wiegand stated that the next Planning Commission meeting would be held on April 20, 2023. 232 
 233 
Upon a motion properly made, seconded and unanimous, the meeting adjourned at 6:48 p.m. 234 
 235 

 236 
                       237 

       _________________________ 238 
Kiley A. Kesecker 239 
Clerk of Council 240 



  
 

 

 

 

 
Meeting Date: 
 

 
April 20, 2023 

 
Staff Members: 

 
Rodney Rhodes 

Tim Hartless 
 

 
Item # 
 

 
3-A 

 
Ordinance # 
 

 
 

 
Department: 
 

 
Community Development – Planning and Zoning 

 
Subject: 

 
Public Hearing and Consideration of a Request by 

Anamaria Dixon to Rezone 610 New Hope Road from 

B-1, Local Business District Conditional, to B-1, 

Local Business District Conditional. The Purpose of 

the Rezoning is to Change the Uses Permitted Under 

the Conditional Zoning of the Property.        

 
Background:  Anamaria Dixon has applied for a rezoning of 610 New Hope Road.  The property 
is currently zoned B-1, Local Business District Conditional, and Ms. Dixon proposes to change the 
conditions of the zoning and has proposed new proffers to replace and expand what was 
previously approved.  The property contains 12.634 acres and is a portion of the 2000 plus acre 
farm settled and owned by John Lewis.  According to the City’s real estate records, the house 
contains over 7,000 SF of gross floor area of which over 4,000 SF is finished living space. The 
property was annexed into the City in 1986 and was zoned R-1, Low Density Residential, until 
1996 when it was rezoned to B-1, Local Business District Conditional for the stated purpose of 
allowing the property to be used as a Bed and Breakfast. 
 
Current Conditional Zoning: 
The current conditional zoning includes (attachment 2): 
 
Permitted Uses: 

1.  Living and sleeping quarters on levels above the ground floor 
2.  Boarding House 
3.  Horse stables 
4.  Gift shop for the convenience of the guests 
5.  Signs 

PLANNING 
COMMISSION 

AGENDA  
BRIEFING 

Staunton, VA 



 
Use Permitted on Review: 

1. Living and sleeping quarters in detached accessory buildings and on the ground and 
basement floor of the main building 

   
Unaware of the conditional zoning and assuming the property had a standard B-1 zoning, Ms. 
Dixon acquired the property in November of 2000 and has used the property as a residence and 
liturgical arts studio.  Now, Ms. Dixon wishes to sell the property and during that process has 
become aware of the conditional zoning and limited uses.  As a result, she has submitted this 
request to expand the permitted uses.   
 
Analysis:  The applicant has proposed 17 of the 37 uses typically permitted in B-1.  Most of the 
more intensive and larger traffic generating uses such as hotels, retails stores, schools, and 
gasoline service stations have been removed.  Restaurants have been retained as a permitted 
use but seating has been limited to 40 seats and hours of operations and days of operation have 
been limited.  Any newly proposed use would be subject to site plan approval.  Landscape, 
screening, and parking would be required at the rate prescribed by the zoning code.   
 
Zoning to the north, east, and west is R-1, Low Density Residential District, and to the south is I-1, 
Light Industrial District.   In November 2021, a Special Use Permit was issued at 575 New Hope 
Road, to the northwest of this property, for use as a children’s day camp and recreational facility.   
    
The “Generalized Land Use and Development Guide, Future Land Use Map” Staunton, Virginia, 
Comprehensive Plan 2018 – 2040, designates this area as Low Density Residential.  This 
designation is characterized as detached single-family dwellings with a maximum density of 1 to 5 
units per acre.  The proposed rezoning is not consistent with this designation; however, the 
property consists of over 12 acres and is not located within an A-1, Agricultural-Forestal District 
where long term farming would be an option.  The use of such a large piece of land for one single-
family dwelling is impractical.  Given the historic importance of the house and property, some 
flexibility in zoning is necessary to ensure that there is an economically feasible use for the 
property.  For this reason, staff is supportive of the rezoning request.       
 
Attachments: 
Attachment 1—Application for Zoning Classification Change - Rezoning 
Attachment 2—Current Conditional Zoning of the Property 
Attachment 3—Vicinity Map, 914 Middlebrook Avenue 
Attachment 4—Map of Current Zoning 
Attachment 5—Map of Proposed Rezoning 
Attachment 6—2018-2040 Future Land Use Map of the Area 
 
Recommendation: Staff recommends endorsement of the requested conditional rezoning. 
 
Suggested Motion: “On the basis that the rezoning would serve the interests of public necessity, 
convenience, general welfare, and good zoning practice, I move that Planning Commission 
recommend approval of the rezoning of 610 New Hope Road from B-1, Local Business District 
Conditional, to B-1, Local Business District Conditional, with the expanded list of uses proffered by 
the applicant.  
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Application for Rezoning
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Address:

Telephone #s: Primary: Secondary:

Email address:

Ifthe applicant is NOT the owner of the property in question, explain. A copy ofa pending
contract or option agreement shall be attached hereto and made a part ofthis application.

Name ofperson to be notified in addition to the applicant and/or property owner:

Name: sr lft
Address:

Phone #:

Email address:

Legal description of property:

atnr I rwrPravrRzoprr:g] ( - aeqr'R, rz.az+ gc

Purpose of request: eyppNb !tir6 p6€x,tr\-rFD\ tN f ,t rtRE|}i ZaNtNZl

Map Provided: YES y' NO

- Present zoning classification ofproperty: El r-aNsrrrzzt.r A L
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Applicant must provide 19 copies of complete application
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Application for Rezoning
T\ 11 /tlJellelonte

c. 1732

a proposal for economic & aesthetic sustainability
to ensure the preservation of this

historically significant property in Staunton, Virginia

April2023



The Location

Situated halfway between Beverley Street downtown and interstate exit 222, Bellefonte is easily accessible to

locals and tourists alike. This area of New Hope Road runs parallel to Richmond Road but maintains its bucolic
nature while experiencing controlled growth since its arurexation from the county a few decades ago. Overlooking

a working farm, single family homes and subdivisions are located to the east; a church, a landscape contractor and

a future YMCA facility are located to the west.

The History

Bellefonte is an important historic property within the city ofStaunton. Settled by John Lewis ofnorthern Ireland

in 1732, it was named for the spring which flowed in the midst ofa vast landscape. This spring, now seen from the

road, still runs year round, supplying Aesh water to the home as well as to the whole of Staunton via Lewis Creek.

The center portion of the home was built in 1834, by Daniel Patterson, local road contractor, farmer, and lawyer.

A map ofthe property, created bythe firm ofJedediah Hotchkiss in 1866 for then landowner Maj. John llarman,
hangs in the home, documenting the friendship of two of Staunton's most famous citizens who served together

under Stonewall Jackson, the former as cartographer and the latter as quartermaster.

ln the first half of the 20'h century, the Commonwealth owned and improved the property to serve as the

warden's residence; a back wing was constructed, along with impressive stone retaining walls, and electricity and

plumbing were added inside. The home was back in private ownership in the latterhalfofthe century and expanded

with the addition of two side wings by a resident architect, followed by the addition of more bathrooms, and then

operated as a bed & breakfast. Blueprints from both major projects survive as part ofthe provenance of the home.

Since the beginning ofthe 2l " century, Bellefonte has been enjoyed as a private residenceby another transplant from
Northem Ireland, and employed as a liturgical arts studio with a newly constructed building and small staff.

National patrons and intemational suppliers ofDixon Studio have visited the property, and thebusiness has brought
nine conferences to town, filling the historic downtown hotel each time.

The Future

Bellefonte was established almost 300 years ago as a colonial homestead and has been maintained since by
entrepreneurs who have continued a long tradition of making a living on this land with a variety ofbusinesses
adapted to their time and place in Staunton, from farming to law, from trades and crafts to hospitality. As its third
century comes to a close, the property has shrunk in acreage and grown in sq.ft. while residential, institutional, and
commercial development increases nearby.

The current owneris requesting the business uses permitted under the conditional zoningbe expanded, to encourage
new entrepreneurs to invest in the property in ways that will preserve its history and beauty, appropriately
contribute to the modern economy of Staunton, and appeal to both citizens and tourists,



In order to encourage the preservation of the historic home and the surrounding pastoral acreage, the owner
is requesting that in addition to the current uses permitted under the conditional B1 zoning, the following
uses listed in the B1 local district zoning be permitted.

These are similar and compatible small businesses (many of which are or could be limited by scope and/or
hours) that would value and incorporate the history and the beauty of the property within their brand,
providing both an incentive and the means to preserve the architecture and the setting.

(1) Living and/or sleeping quarters shall be a permitted use when constructed above the ground and basement
floors. No living and/or sleeping quarters shall be permitted in any detached accessory building or structure on
the same lot to the rear of any other building.

(2) Auction houses.

(3) Veterinary establishments; provided, that all animals shall be kept inside sound proof air-conditioned
buildings.

(5) Bakeries employing not more than five persons and when products are sold only at retail on the premises.

(6) Barbershops, beauty parlors, chiropody, massages, or similar personal service shops.

(7) Catering and delicatessen business.

(9) Clubs and lodges.

(10) Custom dressmaking, millinery, tailoring or similar retail trades employing not more than five persons on
the premises.

(13) Eating and drinking establishments with no more than 40 seats and open to the public no more than 4
days a week for no more than 8 hours a day.

(14) Food stores, fruit or vegetable stands.

(16) Garden centers, greenhouses, and nurseries.

(21) Offices, business or professional only.

(22) Personal or business service establishments.

(26) Restaurants, tea rooms, drive-in eating stands with no more than 40 seats, open to the public no more
than 4 days a week for no more than 8 hours a day.

(28) Accessory buildings and uses customarily incidental to permitted uses not otherwise prohibited in this
district which comply with Chapter 18.110 SCC.

(29) No wholesale or jobbing shall be carried on, and no merchandise shall be stored other than that to be sold at
retail on the premises; provided, further, that not more than 30 percent of the floor area of any building shall be
devoted to reserve stock storage purposes incidental to such primary use.

(32) Name plate and sign, as regulated in Chapter 18.140 SCC.



The owner is not requestinq the following 81 permitted uses to be included in any change to the current B1-
conditional zoning, as they do not align with the goals of preserving the history and pastoral beauty of the
property:

(4) Banks.

(8) Churches.

(l 1) Drugstore.

(12) Automobile service establishments including gasoline service stations and automatic car-washing
establishments.

( l5) Funeral homes.

(17) Laundry and/or cleaning pick-up station, or self-service laundry and dry cleaning.

(18) Milk distribution stations, but not involving any bottling on the premises.

( 19) Monument sales.

(20) Motels, motor courts and hotels.

(23) Pet shops.

(24) Public buildings and ground other than elementary and high schools.

(25) Prefabricated and shell house sales.

(27) Shops for repair ofbicycles, shoes, watches, locks, electrical equipment, or other similar commodities
emplolng not more than five persons on the prernises and not involving the conduct ofany manufacturing on
the prernises.

(30) Open storage uses which shall comply with the following provisions:

(a) All open storage and display ofmerchandise, material, and equipment shall be screened by adequate
omamental fencing or evergreen planting at the side and rear of the lot on which said open storage or display
occurs; provided, however, that screening shall not be required in excess ofseven feet in height.

(b) All of the lot used for parking ofvehicles, for the storage and display ofmerchandise, and all driveways used
for vehicle ingress and egress shall be constructed and maintained in such a manner that no dust will be
produced by continued use.

(c) All servicing ofvehicles carried on as an incidental part ofthe sales operation shall be conducted within a
completely enclosed building.

(d) Outdoor lighting when provided, shall have an arrangement ofreflectors and an intensity of lighting which
will not interfere with adjacent land uses or the use of adjacent streets, and shall not be of a flashing or
intermittent type.



(31) Stores or shops for the conduct ofretail business which do not maintain gasoline dispensing services.

(33) Amusement and recreation establishments except open-air drive-in theaters.

(34) Stores for the conduct ofretail business which are not gasoline service stations but which do maintain
gasoline dispensing services incidental to their primary business provided they meet the requirements of Chapter
18.145 SCC.

(35) Elernentary or high schools, public or private. Living or sleeping quarters shall be permitted in the same
building with the school use.

(36) Colleges or universities, public or private.

(37) Co-location of telecommunication antenna and related equipment as regulated in SCC 18.185.020(4).
(Zoning ordinance Art. 4. g 8).

The Bl regulations would remain in effect as follows:

1 8.55.030 Area regulations.
The following requirements shall apply to all uses permitted in this district:

(l) Front Yard. All buildings shall setback from the street right-of-way lines not less than 20 feet.

(2) Side Yard. On the side of a lot adjoining a residential district, there shall be a side yard ofnot less than 25
feet. There shall be a side yard setback from an intersecting street ofnot less than 25 feet. In all other cases a
side yard for a commercial building shall not be required.

(3) Rear Yard. None, except when abutting a residential or professional district and then there shall be a
minimum rear yard, alley, service court, or combination thereof, ofnot less than 25 feet in depth, and all of the
service areas of all buildings shall be completely screened from public view with permanent omamental
screening materials.

(4) Maximum I-ot Coverage. No building or buildings shall cover more than 50 percent of the lot area. (Ord.
2019-20. Zoning ordinance Art. 4, g 8).

I 8.55.040 Height regulations.
No building shall exceed two and one-half stories, or 35 feet in height, except as provided in Chapter 18.115
SCC. (Zoning ordinance Art. 4, g 8).

1 8.55.050 Off-street parking.
Off-street parking is as regulated in Chapter 18.125 SCC. (Zoning ordinance Art. 4, g g).



The owner requests that the following Bl uses be permitted, subject to future review as per Bl zoning:

18.55.060 Uses permitted on review.
The following uses may be permitted on review by the planning commission in accordance with provisions
contained in Chapter 18.210 SCC:

(1) Group house.

(2) Medical care facility.

(3) The following uses may be permitted on review by the city council in accordance with provisions contained
in Chapter 18.210 SCC; however, this subsection shall not be considered to be a use permitted on review for
purposes in Chapters 18.50 and 18.55 SCC:

Living and/or sleeping quaders in detached accessory buildings and on the ground and basement floors of main
buildings.

A proposed use under this chapter is to be considered on its own merits using the following criteria as a guide:

(a) The design of the existing building or the proposed building to be built.

(b) The historical significance ofthe structure on the lot or the historical significance of structures in the
immediate vicinity.

(c) The amount ofbusiness usage that has at that time already developed in the immediate vicinity of the lot.

(d) The anticipated immediate new business development expected in the vicinity.

(e) Lot size, topography conditions.

(4) Day nurseries, private. (Zoning ordinance Art. 4, g 8).

##
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ORDINANCE REZONING 12.634 ACRES OF LAND IN THE CITy OF

STAUNTON, VIRGINIA, FROM R-1 LOW DENSITY RESIDENTIAL TO

CONDITIONAL B-1 LOCAL BUSINESS DISTRICT.

BE IT ORDAINED by the CoUncil for the City of Staunton,. Virginia,
that the parcel of land being 12.634 acres located in the CitY of
Staunton and described as follows=

Ail that certain lot or parcel of land, together with all

improvements thereon and appurtenances thereto belonging,
formerly situate in Beverley Manor District, Augusta County,
Virginia, but by annexation effective January 1, 1987, now

situate in the City of Staunton, Virginia, known by present house
numbering as 610 New Hope Road, described as Tract Number Eight
8), containi,g 12.730 acres, on a "Plat of Division of Property
of Commonwealth of Virginia, Department of Agriculture and

Commerce," dated May 10, 1973, made by J. W. Harris, L.S., a copy
of which is recorded in the Clerk's Office of the Circuit Court
of Augusta County in Deed Book 608, Page 502, LESS, HOWEVER, a

parcel of land 20 ft. in width located at the eastern extremity
of Lot 8 conveyed to Appomattox Lime Company by deed dated May
15, 1974, and recorded in Deed Book 623, page 39. Said parcel
contains 12.634 acres as shown on the attached map.

Being the same real estate conveyed to Dean'H. Woodard and Ann W.

Woodard by deed of John H. Flinton and Cynthia E. Palmer, dated

August 27, 1987, recorded in the Clerk's Office of the Circuit
Court of the City of Staunton, Virginia, in Deed Book 279, page
204, and the same is hereby rezoned from R-1 Low Density Residen-

tial to Conditional B-1 Local Business District.

ADOPTED ON FIRST READING=

ATTEST

hartleta
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APPLICATION FOR CONDITIONAL RBZONING PURSUANT TO
ARTICLE VII, SECTION 5 ( F) OF THE ZONING CODE

OF THE CITY OF STAUNTON, VIRGINIA

A. pLAN FOR DEVELOPMENT OF B-1 CONDITIONAL ZONE ON ROUTE 254

1. GENERAL DESCRIPTION:

This application is offered in order to provide for

development of an area as defined on the attached plat,
in a manner which is compatible with the residential
nature of the surrounding neighborhood. It is the
intention of this application to eliminate from the

permitted uses under Article IV, Section ? of the Zoning
Code of the City of Staunton (hereinafter the Code) all
uses which would detract from or have a potentially
negative impact upon, the surrounding residential area.

2.  PERMITTED USES=

a. Living and/or sleeping quarters shall be a

permitted use when constructed above the ground and
basement floors.

b. Boarding House, but not to provide
accommodations for more than nin~ (9) guests at any
given time.

c. Horse stables, provided no more than three

3) horses are kept at any one t4~e.

d. Retail gift shop business for the
convenience of the guests of the building, provided,
there shall be no entrance to such place of business

except from inside of the building~ there shall be

no exterior advertising for said retail Shop on the

premises nor any outside marketing for said shop.

e. Detached single-family dwellings, but not

including trailer houses or mobile homes.

f. Signs as regulated by Article V, Section 8

of the Code.

g. The following uses may be permitted on

review by the City Council in accordance with

provisions contained in Article VII, Section 4~
however, this sub-section shall not be considered to

be a use permitted on review for purposes in.Article

IV, Section 7 and 8=

i) Living and/or sleeping quarters in
detached accessory buildings and on the ground and

basement floors of main buildings.



Except as set out under this subparagraph, all other

uses, whether Permitted or permitted upon review, as set
out under Article IV, Section 7 of the Code, shall be

specifically prohibited, unless otherwise permitted under
this application.

3.  CONSTRUCTION OF THIS APPLICATION=

In construing this application, all terms set out herein
shall be controlling. Any matters not set forth or

defined in this application shall not be incorporated in
the conditions imposed and adopted for the conditional

rezoning of the described

pretty.    ~
EAL

DEAN H. WOODARD

ANN W. WOODARD
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Meeting Date: 
 

 
April 20, 2023 

 
Staff Members: 

 
Rodney Rhodes 

Tim Hartless 
 

 
Item # 
 

 
3-B 

 
Ordinance # 
 

 
 

 
Department: 
 

 
Community Development – Planning and Zoning 

 
Subject: 

 
Public Hearing and Consideration of an Amendment to 
SCC 18.120.010(4), of Chapter 18.120, Yard Building 
Setback, and Open Space Exceptions, of Title 18, 
Zoning, to Allow a Reduced Front Setback for 
Attached Private Garages in Certain Situations.  
 

 
Background:  Staff has received a request from Scott Goldenberg to amend Chapter 18.120, 
Yard, Building Setback, and Open Space Exceptions.  Currently, the Zoning Code requires that 
any garage, attached or detached, must be setback at least 25 feet from a front property line.  
The proposed amendment provides an exception to allow attached private garages to be 
constructed with a reduced front setback.  Planning Commission gave authorization to proceed 
with the amendment at its November 2022 meeting.   
 
The exception is limited to properties that have already been developed with single-family 
dwellings which are nonconforming to the minimum required front setback.  So, any property 
currently developed with a single-family dwelling which meets the minimum front setback would 
not be eligible.  Likewise, any new single-family dwelling would be required to meet all setback 
requirements and therefore would not be eligible.   
 
Staff has been working with Mr. Goldenberg and Daniel Hansen, of Balzer and Associates, to 
craft the draft language (attachment 1).  The City Attorney has reviewed the draft language.  
The amendment would allow for a minimum setback of 18 feet measured from the rear edge of 
the public sidewalk.  The parking chapter of the zoning code (Chapter 18.125) requires a 
parking space to be a minimum of 9 feet wide and 18 feet long so an 18-foot setback coincides 
with the requirements for an adequate parking space and should allow a car to park in front of 
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the garage without blocking the sidewalk.   In cases where a sidewalk does not exist, the 
minimum setback required would be 23 feet to the edge of the city maintained public street.  
This would give enough room for an 18-foot long parking space and still allow room for a 
standard 5 foot sidewalk to be installed at a later date.    
 
The amendment would allow flexibility for owners of properties in older residential 
neighborhoods while still providing for the safety of pedestrians and site lines for motorists.   
 
Attachment: 
Attachment 1—Draft Amendment 
 
Recommendation:  Staff recommends that Planning Commission endorse the proposed 
amendment.   
 
Suggested Motion: On the basis that it would serve the interests of public necessity, 
convenience, general welfare, and good zoning practice, I move that Planning Commission 
recommend approval of the proposed amendment to Chapter 18.120, Yard, Building Setback, 
and Open Space Exceptions. 

 



18.120.010 (4)(h) 

An attached or detached private garage which faces on a street shall not be located closer than 25 

feet to a street right-of-way line. 

(i) The following shall provide an exception to the minimum front setback requirement for 

attached private garages:   

 

Regardless of any other provision set forth in Title 18,  any lot which includes a single-

family dwelling that is nonconforming to the minimum required front setback for the 

zoning district, any attached private garage which faces on a street shall not be located 

closer than 18 feet to the rear edge of the public sidewalk on the street right-of-way line 

that the garage door opening faces, regardless of the orientation of the main dwelling.  In 

cases where a public sidewalk does not exist, an attached private garage shall not be 

located closer than 23 feet to the nearest edge of the city maintained public street 

pavement that the garage door opening faces, regardless of the orientation of the main 

dwelling. 
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Meeting Date: 
 

 
April 20, 2023 

 
Staff Members: 

 
Rodney Rhodes 

Tim Hartless 
 

 
Item # 
 

 
3-C and 3-D 

 
Ordinance # 
 

 
 

 
Department: 
 

 
Community Development – Planning and Zoning 

 
Subject: 

 
C. Public Hearing and Consideration of a 

Request by Flying Rock Property LLC, to 

withdraw 801 Commerce Road, containing 

approximately 96.823 acres, from the Bells 

Lane Agricultural-Forestal District 

D. Public Hearing and Consideration of a 

Request by Flying Rock Property LLC, for a 

Special Use Permit Under the Provisions of 

Staunton City Code Section 18.75.040(1), for 

the Development of a Solar Energy Facility at 

801 Commerce Road 

 
 
Background:   In 2022, Oikos Solar Systems Inc., applied for zoning text amendments; to 
Chapter 18.10 to define a Solar Energy Facility, and to Chapter 18.75 to permit Solar Energy 
Facilities by Special Use Permit in the I-1, Light Industrial District and I-2, Heavy Industrial District.  
The amendments were approved by City Council on July 28, 2022.  The zoning text amendments 
did not include any development standards for Solar Energy Facilities.  Therefore, each 
application is considered on a case-by-case basis, with specific conditions placed on approved 
requests through the Special Use Permit (SUP) process.     
 
Project Proposal: 
 
The applicant proposes to develop a 96.823-acre property at 801 Commerce Road with a 15.75 
MW utility scale solar energy facility and a 5 MW community scale solar energy facility. The 
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original Special Use Permit application (Attachment 1), dated January 13, 2023, also included a 
5.5 MW utility scale battery energy storage facility; however, this has been withdrawn from the 
application and is no longer under review by the Commission.  Any future requests for battery 
energy storage facilities in conjunction with the solar energy facilities will require, either a new 
Special Use Permit application or an application to amendment to the current SUP under 
consideration by the Commission.  Either process will require public notifications and hearings in 
accordance with Section 15.2-2204 of the Code of Virginia. 
 
Character of the Area: 
 
The property is predominately rolling open terrain with several stream beds and two ponds. The 
property has not been used for agricultural production, but has been used for decades for grazing 
of cattle.  The adjoining properties to the north and east are zoned I-1, Light Industrial District. The 
adjoining property to the west is zoned B-2, General Business District Conditional and the 
property to the south is zoned R-1, Low Density Residential District.  Neighboring land uses 
include, offices and facilities of the Virginia Department of Transportation and the Virginia State 
Police, pasture land, the site of the City’s former wastewater treatment plant and future activity 
fields for the YMCA. Residential development in the vicinity is scattered. 
 
Proposed Withdrawal of 801 Commerce Road from the Bells Lane Agricultural District: 
 
On November 28, 2022, the applicant requested that 801 Commerce Road be removed from the 
Bells Lane Agricultural District in order to develop the site with a solar energy facility (Attachment 
2). Land within the overlay district shall be used solely for agricultural and forestal products and 
production.  Therefore, removal of the property from the agricultural District is a precursor to 
developing the property with a solar energy facility. 
 
The Bell’s Lane Agricultural District consists of approximately 1,700 acres, bounded generally on 
the west by Commerce Road, on the north by State Route 262, on the east by Interstate 81, and 
on the south by Route 254.  The Bell’s Lane Agricultural District was established by City Council 
on January 1, 1997, and was most recently renewed, for a 10-year period, in 2020.  In 1998 a 12-
acre parcel was removed from the Agricultural District. 
 
The request to withdraw the property from the district was considered by the Staunton Agricultural 
and Forestal Advisory Committee on February 6, 2023 and February 24, 2023.  The committee 
members were also afforded the opportunity to visit the site in advance of their second meeting.  
The committee noted in their report (Attachment 3): 
 

The City Ordinance 18.95, which establishes Ag/Forestal Districts, does not give 
a purpose statement or general description which could help guide the Committee 
in their determination.  However, language in the Code of Virginia does lay out 
state policy that specifies considerations in establishing and maintaining 
Ag/Forestal Districts.  Code section 15.2-4401 states, “It is state policy to 
encourage localities of the Commonwealth to conserve and protect and to 
encourage the development and improvement of their agricultural and forestal 
lands for the production of food and other agricultural and forestal products.  It is 
also a state policy to encourage localities of the Commonwealth to conserve and 
protect agricultural and forestall lands as valued natural ecological resources 
which provide essential open spaces for clean air sheds, watershed protection, 
wildlife habitat, aesthetic quality, and other environmental purposes.  It is the 
purpose of this chapter to provided a means by which localities may protect and 



enhance agricultural and forestal lands of local significance as a viable segment 
of the local economy and as an important economic and environmental resource.”  
 
18.095.060(2) of the City Zoning Code states, “No land within a district shall be 
removed except with the approval of the Council of the City of Staunton, upon a 
showing of good and reasonable cause.” 
 
The Virginia Code or case law does not define good and reasonable cause 
explicitly.  It only says that a good and reasonable cause cannot be arbitrary or 
capricious and cannot be willfully unreasonable. 
 
The general purpose of Land Use Taxation in Virginia is to preserve agricultural, 
horticulture, forestry, and open space lands and to allow for the timely 
development of land. 
 
Soil maps from the City show that only a small portion of the property is 
considered prime agricultural soil.  The bulk of the property is primarily silty clay 
loam with very high runoff and 30% rock outcrops.    

 
After careful deliberations on the matter, the committee on a 3-2 vote, recommended approval of 
the applicant’s request to remove the property from the Bells Lane Agricultural District. 
 
Section 18.95.040 of the Staunton Zoning Code notes: 
 
These districts are overlay districts and upon termination of any of the districts or withdrawal of 
any parcel from a district, when permitted, the underlying zoning with its rules and regulations 
shall continue to be in effect. 
 
The property is zoned I-1, Light Industrial District as is therefore subject to all the regulations and 
restrictions of that District.  
 
Special Use Permit for the Development of a Solar Energy Facility: 
 
Details of the Proposal: 
 
The proposal is to develop a solar-energy electrical generation facility and associated collector 
substation producing approximately 20.75 megawatts.  The proposal includes a 15.75 MW utility 
scale solar facility and a 5 MW community scale solar facility.  Attachment 4 contains the narrative 
submitted by the applicant describing the details of the proposal.  Attachment 5 is a concept plan 
of the proposed project. Staff will not restate all the submitted information in this report and refers 
readers to the application and attachments for detailed information on the proposal.   
 
Community Meetings: 
 
The applicant held two informal community meetings, February 22, 2023, and April 5, 2023, that 
were attended by approximately 20-30 people.  Comments received included: concerns about 
visual impacts, property value impacts, stormwater impacts and decommissioning. 
 
Analysis of the Special Use Permit Request:   
 
When conducting an analysis of the Special Use Permit request one should do so in the context of 



the underling I-1, Light Industrial District zoning of the property.  Section 18.75.010 of the 
Staunton Zoning Code describes the district as such: 
 

These districts are composed of land and structures used for light manufacturing 
or wholesaling, or suitable for such uses, where the use and its operation do not 
directly adversely affect nearby residential and business uses.  These districts are 
usually separated from residential areas by business areas or by natural barriers.  
The district regulations are designed to allow a wide range of industrial activities 
subject to limitations designed to protect nearby residential and business districts. 

 
Uses permitted by right in the I-1 Light Industrial District include: 
 

• Building material sales yard and lumber yard, including the sale of rock, 
sand, and gravel. 

• Contractor’s equipment storage yard or plant, or rental of equipment 
commonly used by contractors. 

• Freighting or trucking yard or terminal. 

• Outdoor storage facilities for coal, coke, building materials, sand, gravel, 
stone, lumber; open storage of construction contractor’s equipment and 
supplies. 

• Public utility service yard or electrical receiving or transforming station. 

• Auction house. 

• Tire recapping or retreading. 

• Co-location of telecommunication antenna and related equipment. 
 

The following uses when conducted within a completely enclosed building: 

• The manufacture, compounding, processing, packaging, assembling 
or treatment of various products. 

• Automobile assembling, painting, upholstering, rebuilding, 
reconditioning, body and fender works, truck repairing and 
overhauling and battery manufacturing. 

• The sale, storage and sorting of junk, waste, discarded or salvage 
materials, machinery, or equipment. 

• Blacksmith shop and machine shop. 

• Wholesale or warehouse enterprise. 
 
Any of the above noted uses could be permitted on the site upon the administrative approval of a 
site plan. The approval would not be subject to public review, Planning Commission input or City 
Council authorization.  
 
Visual Impacts 
 
The most apparent impact of the proposal is the visual impact on the adjacent and nearby 
properties.  The applicant has proposed a 50-foot vegetative screening buffer for the solar panels 
and equipment from the right-of-way and from any non-industrial zoned property.  This far 
exceeds the 10-foot vegetative buffer requirement for any of the by-right industrial uses.  Due to 
the elevated railroad, parallel to Commerce Road, there will be very limited views of the solar 
panels for the motoring public along this street.  However, due to the topography of the site and 
other properties in the vicinity, even with a 50-foot vegetative buffer, the solar panels will be 
viewable along sections of New Hope Road and from elevated locations in the vicinity.  Visual 



simulations have been prepared and are included as Attachment 6. (Note: Visual simulations 
show a 10’ vegetative buffer – not the 50’ vegetative buffer on the current proposal.) The solar 
panels will not be visible from any of the City’s National Register Historic Districts; however, they 
will be visible from the John Lewis grave site (located on private property).    
 
Impact on Adjoining Property Value 
 
The applicant has noted that “when properly screened and set back from surrounding residences 
and properties, studies have shown that solar arrays have no negative impact on property 
values…studies have shown that solar arrays can mildly increase property values given that they 
are quiet, do not generate traffic and further reduce residential development.” As previously noted, 
due to the topography of the area, it is impractical to screen the solar panels from all surrounding 
properties; however, development of the site with a solar energy facility would preclude the 
property from being developed with industrial uses that would be more incongruous with the 
surrounding area.  The use of adjacent properties for agriculture, state offices and facilities, and 
recreational facilities will not be impacted by the proposed solar energy development.    
 
Environmental Impacts 
 
An Environmental Resource Impact Analysis was prepared by Timmons Group and is provided as 
Attachment 7.  The project will be located outside of the 50-foot Riparian buffer and flood plain. It 
will be developed in conformance with all applicable federal, state, and local laws and regulations.  
Conformance with the laws and regulations will be verified through the site plan review process.  
Grading on the site will be limited to areas for access roads, substation, inverter locations, and 
stormwater management facilities.  The area under the individual solar panels will not be graded. 
 
Decommissioning Plans 
 
Unlike with most industrial uses, it is practical to decommission a solar energy facility at the end of 
its useful life and restore the land to its pre-development condition.  The Timmons Group prepared 
Decommissioning Plans for the solar energy facilities (Attachment 8). The Decommissioning Plans 
provide specifics on when the projects will be decommissioned, how the land will be restored, who 
is responsible to do the work and how much the plans will cost to implement.  City staff has 
reviewed the Decommissioning Plans and find them to be very thorough and generally 
acceptable; however, staff has reservations about the estimated value of the salvaged material.  
Therefore, staff recommends that surety is provided to cover the entire cost of implementing the 
Decommission Plans, without a credit for the estimated value of the salvage material. 
 
Public Facilities and Public Infrastructure 
 
The applicant notes that “while the Project will increase the tax base provided to the City, it will not 
have any significant draw on public resources such as schools, sewer and water, roads, or other 
public services and facilities.”  Access to the site is from an existing entrance that serves VDOT 
and the State Police offices.  Temporary traffic control measures will be implemented during 
construction; however, once operational, the site is not expected to generate more than one or 
two trips per week. A Transportation Overview was provided and is included as Attachment 9. 
 
Review for Compliance with the Comprehensive Plan 
 
As a solar energy facility, the proposal is subject to a Compliance with the Comprehensive Plan 
Review as required by the Code of Virginia (15.2-2232).  A compliance review considers whether 



the general location, character, and extent of a proposed public facility are in substantial accord 
with the adopted Comprehensive Plan.  It is reviewed by the Planning Commission, and the 
Commission’s findings are forwarded to City Council. 
 
The property is designated as Planned Farm Development area in the Future Land Use Map of 
the City of Staunton, Virginia, Comprehensive Plan 2018-2040.  While solar energy facilities are 
not identified as a goal or an objective for the Planned Farm Development areas, it helps the City 
meet other Comprehensive Plan goals and objectives related to renewable energy. 
 
The City of Staunton Comprehensive Plan, 2018-2040 supports green energy such as solar in 
following areas of the plan:  
 
Open Space/Environment 
Goal – Practice good stewardship of the environmental resources within and surrounding the City 
by protecting environmentally sensitive areas, preserving open space and natural habitat 
(including dark skies), minimizing pollution of all kinds, and encouraging sustainability and 
conservation practices. 
 
Objective - Promote energy conservation practices and the potential use of alternative energy 
sources. 
 
Public Services and Government  
Goal - Ensure quality and effective public services that meet the needs of citizens and the 
business community that is balanced with the City’s economic base and resources.   
 
Utilities and Infrastructure 
Objective - Encourage green and sustainable initiatives and integrate emerging technologies that 
promote use of efficient and renewable energy.   
 
For the above noted reasons staff finds that the proposal is consistent with the Comprehensive 
Plan. 
 
Shared Solar Subscription 
 
“The applicant will establish a 12-month period during which only Staunton residents may be 
enrolled in the program. Arcadia (third-party servicing company) will conduct a marketing 
campaign to promote and advertise the program to city residents.  Any Staunton resident may 
enroll, regardless of income, during the initial 12-month period (Attachment 10).” While the 
monetary benefit of participating in the program is minimal, it offers residents an opportunity to 
participate in renewable energy without the expense of installing individual solar panels.  The 
program would also benefit residents that are not able to install solar panels on their property for 
various other reasons.  The potential benefit of community/shared solar facilities for residents in 
historic districts has been a topic of discussion. 
 
Summary: 
 
This application has been reviewed for compliance with the factors to be considered when acting 
on a Special Use Permit.  It is staff’s opinion that the proposal, with appropriate conditions, meets 
the requirements of the Zoning Code for approval.  The primary impacts associated with the 
project are with construction and visual impacts.  It is estimated that the construction will last 
approximately 6-12 months so the impact is of a limited duration.  While the visual impacts will 



remain, it is arguable that the visual impacts of the proposed project are less than other permitted 
uses of the property.  The proposed project is unique in that it requires minimal grading of the site 
and the site can, and will, be returned to its pre-existing condition at the end of the facility’s useful 
life. 
 
Recommendations: 
 
Staff recommends that the Planning Commission follow the recommendation of the Staunton 
Agricultural-Forestal Advisory Committee and recommend approval of removing 801 Commerce 
Road from the Bell’s Lane Agricultural District.  The reason for removing the property from the 
district is not arbitrary or capricious or willfully unreasonable.  Only 7% of the property is 
considered prime agricultural soil.  The property has not been used for crop production, but has 
only been used for grazing of cattle. 
 
Based on the findings contained in the staff report, staff recommends that the Planning 
Commission recommend approval of the Special Use Permit for the development of 801 
Commerce Road with a solar energy facility with the following conditions: 
 
 

1. Development and use must be in general accord with the plans prepared 
by Timmons Group titled "Staunton PV – UT, LLC & Staunton PV – UT + 
ESS, LLC" dated 4/14/23 (hereinafter "Concept Plan") and included as 
Attachment 5, as determined by the Zoning Administrator. To be in 
general accord with the Concept Plan, development and use must reflect 
the following major elements as shown on the Concept Plan: a. Location 
of solar development envelopes, b. Location of collector station, and c. 
Retention of wooded vegetation in stream buffers. Land disturbance shall 
be limited to the areas within the proposed fenced areas as shown on the 
Concept Plan. The location of the proposed entrance and access to the 
solar facility shall not be subject to this condition. Grading of the site shall 
be limited to areas for access roads, substation, inverter locations, and 
stormwater management facilities.  The area under the individual solar 
panels shall not be graded.  Minor modifications, with the approval of the 
Zoning Administrator to the Concept Plan that do not otherwise conflict 
with the elements listed above may be made to ensure compliance with 
the Zoning Ordinance, and State or Federal laws.  
 

2. Landscaping and screening locations must be substantially the same as 
shown on the Concept Plan. Additional landscaping and screening may 
be required during site plan review if required for compliance.  Planting 
materials shall be approved by the Zoning Administrator during site plan 
review.  
 

3. All inverters, solar panels and collector station must be set back at least 
fifty (50) feet from rights-of-way and from all adjoining properties not 
zoned industrial. 

 

4. The facility shall utilize only panels that employ anti-glare technology, 
anti-reflective coatings, and other available mitigation techniques, all that 
meet or exceed industry standards, to reduce glint and glare.  The 



applicant shall provide written certification from a qualified expert 
acceptable to the City that the facility’s panels incorporate and utilize anti-
glare technology and anti-reflective coatings and reduce glint and glare 
levels that meet or exceed industry standards.  
 

5. The decommissioning and site rehabilitation plan (hereinafter 
"Decommissioning Plan") prepared by Timmons Group and submitted 
with the Special Use Permit application, shall be subject to review and 
approval by the City Attorney and the City Public Works Director and shall 
be in a form and style so that it may be recorded in the office of the Circuit 
Court of the City of Staunton.  
 

6. Prior to issuance of a grading permit, the Decommissioning Plan must be 
recorded by the applicant in the office of the Circuit Court of the City of 
Staunton. Surety must be posted to cover the full cost of implementing 
the Decommissioning Plan.  No credit is provided for the estimated 
salvage value of the materials.    
 

7. The Decommissioning Plan and estimated costs must be updated every 
five years, upon change of ownership of either the property or the 
project's owner, or upon written request from the Zoning Administrator. 
Any changes or updates to the Decommissioning Plan must be recorded 
in the office of the Circuit Court of the City of Staunton. The surety shall 
be adjusted to cover any estimated increase in cost.  
 

8. The Zoning Administrator must be notified in writing within 30 days of any 
change in ownership or the abandonment or discontinuance of the use.  
 

9. All physical improvements, materials, and equipment (including fencing) 
related to solar energy generation, both above ground and underground, 
must be removed entirely, and the site must be rehabilitated as described 
in the Decommissioning Plan, within 180 days of the abandonment or 
discontinuance of the use.  

 
10. If the construction of the solar energy facility, for which this special use 

permit is issued, is not commenced within 3 years after City Council 
approval, the permit must be deemed abandoned and the authority 
granted thereunder shall terminate.  
 

11. Products used to clean panels are limited to water, and biodegradable 
cleaning products.  
 

12. No above ground wires except for those associated with the panels and 
attached to the panel support structure and those associated with tying 
into the existing overhead transmission wires.  
 

13. Prior to activation of the site the applicant must provide training to 
Fire/Rescue. This training must include documentation of onsite materials 
and equipment, proper firefighting and lifesaving procedures and material 
handling procedures. 



 

14. The project areas shall be enclosed by security fencing not less than six 
fee in height and equipped with an appropriate anticlimbing device.  
Fencing must be installed on the interior of the vegetative buffer required 
so that it is screened from the ground level view of adjacent property 
owners.  The wildlife corridors shall not be enclosed with fencing.  
 

15. The property owner must grant the Zoning Administrator, or designee, 
access to the facility for inspection purposes within 30 days of the Zoning 
Administrator requesting access.  
 

16. Outdoor lighting for the facility shall be permitted only during maintenance 
periods; regardless of the lumens emitted, each outdoor luminaire must 
be fully shielded. 

 

17. Ground mounted solar energy generation facilities shall not exceed a 
height of eighteen (18) feet, which shall be measured from the highest 
natural grade below each solar panel. This limit shall not apply to the 
collector station, utility poles and the interconnection to the overhead 
electric utility grid. The lowest surface of the panel shall be a minimum of 
eighteen (18) inches above grade.   

 
18. The project area shall be seeded with appropriate pollinator-friendly 

native plants, shrubs, trees, grasses, and wildflowers. The project must 
achieve VA Pollinator-Smart Certification as contained in the Virginia 
PollinatorSmart Solar program. 

 

19. The applicant shall establish a 12-month period during which only 
Staunton residents may be enrolled in the Shared Solar Program.   
 
 
 

Attachments: 
Attachment 1—Special Use Permit Application 
Attachment 2—Request to withdraw 801 Commerce Road from the Bell’s Lane Agricultural District 
Attachment 3—Report of the Agricultural and Forestal Advisory Committee 
Attachment 4—Special Use Permit Narrative 
Attachment 5—Revised Concept Plan by Timmons Group 
Attachment 6—Visual Simulations 
Attachment 7—Environmental Resource Impact Analysis by Timmons Group 
Attachment 8—Decommissioning Plans by Timmons Group  
Attachment 9—Transportation Overview by Timmons Group 
Attachment 10—Supplement Regarding Shared Solar Subscription 
Attachment 11—Panel Diagram 
Attachment 12—Inverter Diagram 
Attachment 13—Substation Photo 
Attachment 14—Distribution Line Map 
 
Exhibit 1—Vicinity Map: 801 Commerce Rd 



Exhibit 2—Agricultural-Forestal District Map 
Exhibit 3—Current Zoning Map:801 Commerce Rd 
Exhibit 4—Future Land Use Map: 801 Commerce Rd 
 
Suggested Motions: 
 
On the basis that it would serve the interests of public necessity, convenience, general welfare, 
and good zoning practice, I move that Planning Commission recommend approval of the request 
to remove 801 Commerce Road from the Bell’s Lane Agricultural -Forestal District.  
 
On the basis that it would serve the interests of public necessity, convenience, general welfare, 
and good zoning practice, and for the reasons noted in the staff briefing, I move that the Planning 
Commission affirm that the proposed solar energy facility is in substantial accord with the adopted 
Comprehensive Plan. 
 
On the basis that it would serve the interests of public necessity, convenience, general welfare, 
and good zoning practice, I move that Planning Commission recommend approval of the Special 
Use Permit to develop 801 Commerce Road with a 15.75 MW utility scale solar energy facility and 
a 5 MW community scale solar energy facility with the conditions noted by staff. 
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This cost estimate was not based on detailed construction drawings, but is typical for a project of this size and 
type. The listed equipment quantities are subject to change based on the actual installed facilities. 
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1 Introduction 
 

Oikos Staunton Utility Solar (the “Project”) is a Solar Energy Facility, as defined by Section 
18.75.040(2) of the Staunton Zoning Ordinance (the “Facility”) up to 15.75 MWac Solar 
plus 5.5 MWac Battery ESS with DC coupling proposed by Staunton PV-UT, LLC (the 
“Project Owner”).  The Project will be located in the City of Staunton, at 801 & 809 
Commerce Rd, Virginia.  The project area will span approximately 61.5 acres and will 
connect to a 34.5 kV Transmission Distribution line owned by local Dominion Energy 
Virginia. 
 
This Decommissioning and Restoration Plan (the “Plan”) has been prepared in conjunction 
with the special use permit application for a Solar Energy Facility in the City of Staunton, 
Virginia. 
 
The Project will also comply with any applicable municipal, state and federal regulations. 
The Plan assumes decommissioning and restoration will occur at the end of the Project’s 
expected useful life of forty (40) years.  An overview of all activities related to the removal 
of the Project’s equipment and panels, appurtenant structures, and for restoration of the 
site to its previous condition (as much as reasonably practicable) can be found in the Plan. 
 
Within 12 months of initiating the decommissioning, the Project Owner will safely have the 
relevant components removed from the land and will then restore the site as described 
below. 
 
This Plan lays out the procedures for restoring the site to its original use, based on the 
recent historical land use of the property or other economical land uses as desired by the 
relevant landowner, at the end of the Facility’s operational life. The Plan describes 
procedures for the removal of Facility components. The components of the Facility are 
described in detail in the Exhibit to the CUP application (the “Concept Plan”).  
 

2 Project Components 
 

The Conceptual Site Plan provides detailed information regarding the anticipated location 

and description of the Facility components. The Facility generally consists of the 

equipment and infrastructure listed below: 

• Steel Piers and Racking 

• PV Panels 

• ESS Battery DC coupling 

• Inverters 

• Electrical Collection underground Feeder. 

• Access Roads 

• Fencing, Gating, and Safety Features 

• Operations and Maintenance (O&M) Building (TBD) 

• Weather Stations 

• Project Point of Interconnection Switching Facility 
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3 Regulatory Compliance 
 

Prior to the commencement of decommissioning, the Project Owner will perform the 

appropriate due diligence requirements and obtain the necessary City, County, state, and 

federal approvals to complete decommissioning activities. To mitigate any environmental 

impact from decommissioning, the Project Owner will assess the necessary permits and 

approvals in the future regulatory environment to maintain regulatory compliance. 

Anticipated types of evaluations may include the following: 

 

• Review of on-site jurisdictional status and potential impacts to wetlands 

and waterbodies to comply with the Clean Water Act. 

• Consultation with the United States Fish and Wildlife Service to evaluate 

compliance with the Endangered Species Act, Migratory Bird Treaty Act, 

Bald and Golden Eagle Protection Act, and any other relevant regulations 

at the time of decommissioning. 

• Consultation with the Virginia Department of Environmental Quality for 

compliance with any pertinent state regulatory requirements. 

• Completion of a Phase I Environmental Site Assessment in support of 

Comprehensive Environmental Response, Compensation, and Liability 

Act (CERCLA) protection. 

• Development and implementation of a Stormwater Pollution Prevention 

Plan (SWPPP). 

• City of Staunton building, road, discharge, or erosion control permits (as 

necessary). 

• Special state or local hauling permits (as necessary). 

 

4 Decommissioning 
 

The Project will be decommissioned at the end of its useful life, which will be the earlier of 
when (a) the Project Owner determines the Project is at the end of its useful life, or (b) the 
facility generates no electricity for a continuous period of 1 year. At least 60 days prior to 
the commencement of decommissioning activities, the Project Owner will notify the City 
of Staunton officials. The following general decommissioning activities will occur: 

 
Decommissioning Sequence 
1. Obtain required site permits from Authority Having Jurisdiction (AHJ)  
2. Disconnect all utility grid power 
3. Move all disconnects to the off position 
4. Disconnect all above ground wirings, cables, and electrical connections 
5. Remove all PV Modules 
6. Remove all ESS Battery DC coupling  
7. Remove inverters, mounting equipment, and posts 
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8. Remove all electrical switchgear, transformers, and their foundations 
9. Remove Data Acquisition System (DAS) equipment, feeders, and conduit 
10. Remove all above ground mounting equipment components and posts 
11. Excavate and remove Underground feeders and conduit 
12. Remove all MV feeders and utility poles 
13. Removal of Collector Substation 
14. Removal of weather station 
15. Remove access road 
16. Remove all fencing 
17. Fill/Grade/Seed as needed 
 

Some components may be left in place under certain circumstances. Electrical lines that 

will not impact future use of the Project Area (at least 3 feet in depth) may be left in place 

per renewable industry practices. Steel piles, where full removal is unattainable, may be 

cut and left in place at a depth of 3 feet or greater below the ground surface. Additionally, 

landowners may desire that certain improvements such as fencing, or access roads 

remain in place for their use. The Project Owner will obtain a written request from the 

landowner for any improvement to remain in place. 

 

5 Materials, Recycling, and Disposal 
 

Many components of the Facility, such as racking, wiring, piles, and panels, retain value 

over time. Panels, while slightly less efficient than when installed, may be reused 

elsewhere, or their components may be broken down and recycled. Recycling of solar 

panels and equipment is rapidly evolving and can be handled through a combination of 

sources such as certain manufacturers, e.g., PV Cycle (an international waste program 

founded by and for the PV industry), or waste management companies. More than 90 

percent of the semiconductor material and glass can be reused in new modules and 

products. Other waste materials that hold no value will be recycled or disposed of via a 

licensed solid waste disposal facility. 

 

6 Site Restoration 
 

Following the completion of decommissioning activities, it is anticipated that the site will 
primarily be converted back to the pre-construction land uses. The land will be graded as 
necessary, though minimal grading is expected to be required, and decompacted to allow 
for productive agricultural use. Following completion of the decommissioning activities, 
the site will be reseeded as necessary with native grasses. Decommissioning of the 
Facility, including the removal of materials followed by site restoration, should be 
completed in approximately 12 months. 
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7 Decommissioning Cost Estimate 
 

7.1 OPINION OF PROBABLE DECOMMISSIONING COST 

Detailed Project Description: The Project is a fixed tilt solar electric generating 

facility, consisting of 27 modules per string, that will be installed in City of Staunton, 

VA.  

 

Table 7-1A: PV Estimated Decommissioning Cost: 

PV Module Removal QUANTITY UNITS 
Unit 
Cost 

Total Comment 

# Solar Panels 540 W 37,950 EA $5  $189,750  Disassembly, Haul Offsite 

SUBTOTAL      $189,750    

Foundations Structural Removal QUANTITY UNITS 
Unit 
Cost 

Total Comment 

# Panel Support Steel Piles 8,304 EA $12  $99,650  Disassembly, Haul Offsite 

# Panel Racks 1,406 EA $100  $140,556  Disassembly, Haul Offsite 

SUBTOTAL      $240,205    

Electrical Equipment Removal QUANTITY UNITS 
Unit 
Cost 

Total Comment 

Inverters Sungrow SG3150  5 EA $3,000  $15,000  Disassembly, Haul Offsite 

MV Transformers, 3200 KVA 5 EA $5,000  $25,000  Disassembly, Haul Offsite 

POI (Circuit Breaker, Disconnect/ 
Meter, Pad, Grounding System and 
Wiring) 

1 LOT $15,000  $15,000  Disassembly, Haul Offsite 

55SUBTOTAL      $55,000    

Electrical Wires Removal QUANTITY UNITS 
Unit 
Cost 

Total Comment 

MV Conductor  16,800 FT 15 $252,000  Removal, Non-Excavation 

DC/LC Conductor 168,000 FT $1.0  $168,000  Removal, Non-Excavation 

SUBTOTAL      $420,000    

Fence/land, Removal/Restoration QUANTITY UNITS 
Unit 
Cost 

Total Comment 

Fence Perimeter 12,600 FT $1  $12,600  Disassembly, Haul Offsite 

Site Remediation  61.5 Acre $4,000  $246,000  Disturbed Area Only 

Storm Water Management Ponds 2 EA $5,000  $10,000  Restoration 

Engineering & permitting   
   $70,000  Budgeted 

SUBTOTAL      $338,600    
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PV Summary of Cost Estimates 

PV Module Removal $189,750  

Foundations Structural Removal $240,205  

Electrical Equipment Removal $55,000  

Electrical Wires Removal $420,000  

Fence/land, Removal/Restoration $338,600  

SUBTOTAL TOTAL $1,243,555  

 

Table 7-1B: BESS Estimated Decommissioning Cost: 
BESS Module Removal QUANTITY UNITS Unit 

Cost 
Total Comment 

# BESS Foundation Pad 5 EA $500  $2,500  Disassembly, Haul Offsite 

SUBTOTAL      $2,500    

Electrical Equipment Removal QUANTITY UNITS 
Unit 
Cost 

Total Comment 

Inverters (Coupled with PV) 0 EA       

Battery Skid (Four Hour Battery) 5 EA $4,000  $20,000  Disassembly, Haul Offsite 

SUBTOTAL      $20,000    

Electrical Wires Removal QUANTITY UNITS 
Unit 
Cost 

Total Comment 

MV Conductor (no Need) 0 FT 0       $0  Removal, Non-Excavation 

DC Conductor 2,500 FT $2  $5,000  Removal, Non-Excavation 

SUBTOTAL      $5,000    

 

BESS Summary of Cost Estimate 

BESS Foundations Structural Removal $2,500  

Electrical Equipment Removal $20,000  

Electrical Wires Removal $5,000  

SUBTOTAL $27,500  

 

Data Sources: 

1. Material List and Quantities:  Based on schematic design. 

2. Unit Price Values:             Based on R.S. Means and typical quantities for various 

components. 
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7.2 OPINION OF PROBABLE SALVAGE VALUE COST  
 

There should be opportunity to reclaim metal scrap value from electrical equipment. Yard 
equipment such as bus work, circuit breakers, and power transformers contain a 
significant amount of conductive material such as copper and aluminum. Dead-end and 
other steel structures contain a significant amount of steel. Rubble from the foundation 
demolition and all other materials would be sent to landfill at cost. The scrap value of the 
substation is presented in Table 7-2. 
 
Timmons Group considers that there is a resale market for substation transformers. 
Therefore, the transformer could be sold as operational second-hand equipment instead 
of being scrapped. This scenario has been considered. 

 

Table 7-2A PV Estimated Salvage Value: 

PV Module (At: $.3/W before Removal and 
Hauling) 

QUANTITY UNITS 
Estimated 

New 
Cost/Unit 

Estimated 
New Total 

Cost 

Estimated 
Salvage Value 

10% of New Cost 

# Solar Panels 540 W ($.3W X450) =$162 
37,950 

LOT $162  $6,147,900  $614,790  

Foundations Structural (at:$ .20/LB before 
Removal and Hauling) 

QUANTITY UNITS 
Estimated 

Weight 
LB- EA 

Estimated 
Salvage 
Value 

Estimated 
Salvage Value 

# Panel Support Steel Piles  8,304 EA 100  $0.20  $166,083.15  

#Rack Steel   1,406 EA 2,000  $0.20  $562,222.22  

SUBTOTAL        $728,305.37  

Electrical Equipment  QUANTITY UNITS 
Estimated 

New 
Cost/Unit 

Estimated 
New Total 

Cost 

Estimated 
Salvage Value 

20% of New Cost 

MV Transformers 3,200 KVA 5 EA $95,000  $475,000  $95,000  

Electrical Wires/Cables QUANTITY UNITS 
Estimated 

New 
Cost/Unit 

Estimated 
New Total 

Cost 

Estimated 
Salvage Value 

10% of New Cost 

MV Conductor (only 10% of total) 16,800 FT $15  $252,000  $25,200  

DC/LC Conductor 168,000 FT $2  $336,000  $33,600  

SUBTOTAL   
     $58,800  

Fence QUANTITY UNITS 
Estimated 

Weight 
LB. 

Estimated 
Salvage 
Value 

Estimated 
Salvage Value 

Fence Perimeter (1.3 lb. per square ft, 6ft 
height) 12,600 FT 98,280  $0.54  $53,071.20  

Fence Post every 10 ft (9 ft length, 2.3 lb.Ft) 1,260 FT 26,082  $0.54  $14,084.28  

SUBTOTAL        $67,155.48  
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PV Summary of Salvage Values Estimate 

PV Module  $614,790  

Foundations Structural  $728,305  

Electrical Equipment  $95,000  

Electrical Wires  $58,800  

Fence $67,155  

SUBTOTAL TOTAL $1,564,051  

 

 

Table 7-2B BESS Estimated Salvage Value: 

BESS Equipment  QUANTITY UNITS 
Estimated 

New 
Cost/Unit 

Estimated 
New Total 

Cost 

Estimated Salvage 
Value 10% of New Cost 

Cubical/Batteries  5.5 MWdc/4h $350,000  $1,750,000  $175,000  

Electrical Wires/cables QUANTITY UNITS 
Estimated 

New 
Cost/Unit 

Estimated 
New Total 

Cost 

Estimated Salvage 
Value 10% of New Cost 

DC Conductor 2,500 FT $5  $12,500  $1,250  

SUBTOTAL   
     $1,250  

 

 

BESS Summary of Salvage Values Estimate 

BESS Equipment  $175,000  

Electrical Wires  $1,250  

SUBTOTAL TOTAL $176,250  
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7.3 NET DECOMMISSIONING COST  
 
The net decommissioning cost for the Project is calculated by subtracting the salvage value 
from the total of the disassembly and removal costs. As noted in Table 7-1A., 7-1B and 
Table 7-2A, 7-2B the total estimated decommissioning costs will be $1,297,455 and Table 
7-2 the total estimated salvage value of Project components will be $1,740,301. The 
estimated net decommissioning cost will be a ($442,846) negative return. 
 

Summary of Estimate 

Estimated Decommissioning Cost PV $1,243,555 

Estimated Decommissioning Cost BESS $27,500  

Grand Total Decommissioning Cost $1,268,055  

Estimated Salvage Value PV $1,564,051  

Estimated Salvage Value BESS $176,250  

Grand Total Salvage Value $1,740,301  

ESTIMATED NET COST ($472,246) 

Note: Negative values, in parenthesis, are positive returns to the 
Project. 

 

7.4 DECOMMISSIONING ASSUMPTIONS 

1. To develop a cost estimate for the decommissioning of the Project, Timmons 

Group made the following assumptions, with and costs were estimates based on 

current pricing, technology, and regulatory requirements. The assumptions are 

listed in order from top to bottom of the estimate spreadsheet. We developed time 

and materials-based estimates considering composition of work crews. When 

materials have a salvage value at the end of the project life, the construction 

activity costs, and the hauling/freight cost are separated from the disposal costs or 

salvage value to make future revisions to salvage values more transparent. 

2. Decommissioning year is based on a 10-year initial period for the financial security. 

The projected life of the project is 40 years. 

3. This Cost Estimate is based on the Timmons Group data request forwarded 

November 2022. 

4. Common labor will be used for the majority of the tasks except for heavy equipment 

operation. Pricing is based on local Southeast US labor rates.  

5. Permit applications required include the preparation of a Stormwater Pollution 

Protection Plan (SWPPP) and a Spill Prevention Control and Countermeasure 

(SPCC) Plan. 

6. Road gravel removal was estimated on a time and material basis using a 16 foot 

width and an 8 inch thickness for the access roads. Substation aggregate is 

included in the substation quantities. Since the material will not remain on site, a 

hauling cost is added to the removal cost. Road aggregate can often be disposed 

of by giving to landowners for use on driveways and parking areas. 

 Many landfills will accept clean aggregate for use as “daily cover” and do not 
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charge for the disposal. 

7. Grade Road Corridor reflects the cost of mobilizing and operating light equipment 

to spread and smooth the topsoil stockpiled on site to replace the aggregate 

removed from the road. 

8. Erosion and sediment control along road reflects the cost of silt fence on the 

downhill side of the road and surrounding all on-site wetlands. 

9. Topsoil is required to be stockpiled on site during construction, therefore this 

topsoil is available on site to replace the road aggregate, once removed. Subsoiling 

cost to decompact roadway areas is estimated as $500 per acre (based on 

previous bid prices), and revegetation on removed road area, which includes seed, 

fertilizer, lime, and care until vegetation is established is $2,500 per acre. The 

majority of the project area is “over-seeded” since the decommissioning activities 

are not expected to eliminate the existing grasses and vegetation under the arrays 

or heavily compact the soils. Over-seeding does not include fertilizer and lime and 

is estimated at $4,000 per acre. 

10. Fence removal includes loading, hauling, and recycling or disposal. Fences and 

posts weigh approximately 2.3 pounds per foot. 

11. Array support posts are generally lightweight “I” beam sections installed with a 

piece of specialized tracked equipment. Crew productivity is approximately 240 

posts per day, and the same crew and equipment should have a similar productivity 

removing the posts, resulting in a per post cost of approximately $12.  We assume 

a cost of $12.00 per post to include hauling fees and contingencies. 

12. A metal recycling facility (FEA Salvage and Recycling) is located in Orange, 

Virginia and is relatively close to the project site. Steel scrap pricing was acquired 

from www.scrapmonster.com.   

13. The solar panels rated 540 watts can easily be disconnected, removed, and 

packed by a three-person crew at a rate we estimate at 12 panels per hour. 

14. No topsoil is planned to be removed from the site during decommissioning and 

most of the site will not have been compacted by heavy truck or equipment traffic 

so the site turf establishment cost is based on RS Means unit prices for applying 

lime, fertilizer, and seed at the price of  per acre plus an allowance for some areas 

to be decompacted. 

15. There is an active market for reselling and recycling electrical transformers and 

inverters with several national companies specializing in recycling. We have 

assumed a 20% recovery of these units based on field experience with used 

transformers as opposed to trying to break them down into raw material 

components.  

16. The underground collection lines are assumed to be aluminum conductor.  

17. Care to prevent damage and breakage of equipment, PV modules, inverters, 

capacitors, and SCADA must be exercised, but removal assumes unskilled 

common labor under supervision. 
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The estimated salvage values are derived from years of experience decommissioning and 

uprating electric substations, overhead transmission and distribution hardware and 

underground distribution hardware that would include but not be limited to substation and 

pad mounted transformers, overhead and underground conductors, poles, fencing, ground 

grid conductors, control housings, circuit breakers (high and medium voltage), protective 

relaying, and other hardware items.  These individual items have high salvage value either 

as stand-alone components to be reused or recycled and sold as used items.  These items 

also have a relatively high salvage value as pure scrap for steel, copper and other 

commodities.  

For all medium voltage transformers, breakers and other items, Southeastern Transformer 

Company in Dunn, NC provides complete repair, upgrading and recycling and resale for all 

items mentioned above. Their website is:  https://www.setransformer.com. They have a 

national presence. 

For any and all recycling and upgrading, Solomon Corporation offers the same set of 

services for transformer repair and recycling and complete substation decommissioning 

services.  With seven different locations, Solomon is one of several vendors that can 

decommission and recycle the components as noted above.  Their website is:  

https://www.solomoncorp.com/.  Solomon Corporation is only one of many transmission 

and distribution recycle and decommissioning shops that do this mainly to harvest the 

components.  

For recycling conductor, General Cable and Southwire both utilize extensive scrap 

procurement programs to reuse copper and aluminum conductor harvested from projects 

such as this one to supplement and reduce their raw material costs.   

Here is the link to the General Cable program which only increases the salvage values 

found in this Plan:  General Cable Recycling https://es.generalcable.com/na/us-

can/socialresponsibility/sustainability/recycling 

As for solar panels, they are in demand as salvageable items either in whole or for their 

raw material.  According to the International Renewable Energy Agency (IRENA), more 

than 90% of all the materials are high grade silicon, aluminum and glass and are typically 

harvested to produce new panels.  This is far less expensive than buying unprocessed raw 

materials for production.  

The base industry assumption is that since solar panels are expected to retain about 75% 

of their production capability after 35 years of use, a salvage value of 10% of original cost 

is a low estimate of their expected value and as we note in assumption.  This considers 

possible technology improvements and undervalues the anticipated salvage value of the 

panel’s raw materials.   

 

The Solar Energy Industries Association (SEIA) has an approved set of PV recycling 

vendors that specialize in doing this today and they can be found at: 

https://www.seia.org/initiatives/seia-national-pv-recycling-program. 

 

First Solar, which has been active in the solar industry since its inception, takes solar 
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modules and recycles 90% of the semiconductor material which is then reused in new 

modules.  90% of the glass product can be reused as new glass products, including panels 

and fiber optic cable.  We can conclude that realistically the estimated 10% salvage value 

is low and reflects a conservative figure.  Information about First Solar’s recycling program 

is at: http://www.firstsolar.com/en/Modules/Recycling. 

 

8 Financial Assurance 
 

The Project Owner will post a financial surety if required by the City of Staunton zoning ordinance. 

Based on industry trends, the projected and actual costs of decommissioning are expected to go 

down over time based on improvements both to best practices in calculating these costs and the 

decommissioning process itself. The Project Owner will reevaluate decommissioning costs with 

a qualified engineering consultant every five years during the life of the Project. 

 



    Prepared By: 

This cost estimate was not based on detailed construction drawings, but is typical for a project of this size and 
type. The listed equipment quantities are subject to change based on the actual installed facilities. 

Prepared For: 

Oikos Solar System, Inc.

Staunton PV-CS, LLC. 

Decommissioning Plan 

 City of Staunton, Virginia 

Date: 1/2/2023 
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1 Introduction 

Oikos Staunton Shared Solar (the “Project”) is a Solar Energy Facility, as defined by 
Section 18.75.040(2) of the Staunton Zoning Ordinance (“Facility”) up to 5 MWac 
proposed by Staunton Solar, LLC (the “Project Owner”).  The Project will be located in the 
City of Staunton, at 801 & 809 Commerce Rd, Virginia.  The project area will span 
approximately 30.5 acres and will connect to a 34.5 kV Transmission Distribution line 
owned by local Dominion Energy Virginia. 

This Decommissioning and Restoration Plan (the “Plan”) has been prepared in conjunction 
with the special use permit application for a Solar Energy Facility in the City of Staunton, 
Virginia. 

The Project will also comply with any applicable municipal, state and federal regulations. 
The Plan assumes decommissioning and restoration will occur at the end of the Project’s 
expected useful life of forty (40) years.  An overview of all activities related to the removal 
of the Project’s equipment and panels, appurtenant structures, and for restoration of the 
site to its previous condition (as much as reasonably practicable) can be found in the Plan. 

Within 12 months of initiating the decommissioning, the Project Owner will safely have the 
relevant components removed from the land and will then restore the site as described 
below. 

This Plan lays out the procedures for restoring the site to its original use, based on the 
recent historical land use of the property or other economical land uses as desired by the 
relevant landowner, at the end of the Facility’s operational life. The Plan describes 
procedures for the removal of Facility components. The components of the Facility are 
described in detail in the Exhibit to the CUP application (the “Concept Plan”).  

2 Project Components 

The Conceptual Site Plan provides detailed information regarding the anticipated location 

and description of the Facility components. The Facility generally consists of the 

equipment and infrastructure listed below: 

• Steel Piers and Racking

• PV Panels

• Inverters

• Electrical Collection underground Feeder

• Access Roads

• Fencing, Gating, and Safety Features

• Operations and Maintenance (O&M) Building (TBD)

• Weather Stations

• Project Point of Interconnection Switching Facility
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3 Regulatory Compliance 

Prior to the commencement of decommissioning, the Project Owner will perform the 

appropriate due diligence requirements and obtain the necessary City, state, and federal 

approvals to complete decommissioning activities. To mitigate any environmental impact 

from decommissioning, the Project Owner will assess the necessary permits and 

approvals in the future regulatory environment to maintain regulatory compliance. 

Anticipated types of evaluations may include the following: 

• Review of on-site jurisdictional status and potential impacts to wetlands

and waterbodies to comply with the Clean Water Act.

• Consultation with the United States Fish and Wildlife Service to evaluate

compliance with the Endangered Species Act, Migratory Bird Treaty Act,

Bald and Golden Eagle Protection Act, and any other relevant regulations

at the time of decommissioning.

• Consultation with the Virginia Department of Environmental Quality for

compliance with any pertinent state regulatory requirements.

• Completion of a Phase I Environmental Site Assessment in support of

Comprehensive Environmental Response, Compensation, and Liability

Act (CERCLA) protection.

• Development and implementation of a Stormwater Pollution Prevention

Plan (SWPPP).

• City of Staunton building, road, discharge, or erosion control permits (as

necessary).

• Special state or local hauling permits (as necessary).

4 Decommissioning 

The Project will be decommissioned at the end of its useful life, which will be the earlier of 
when (a) the Project Owner determines the Project is at the end of its useful life, or (b) the 
facility generates no electricity for a continuous period of 1 year. At least 60 days prior to 
the commencement of decommissioning activities, the Project Owner will notify the City 
of Staunton officials. The following general decommissioning activities will occur: 

Decommissioning Sequence 
1. Obtain required site permits from Authority Having Jurisdiction (AHJ)
2. Disconnect all utility grid power
3. Move all disconnects to the off position
4. Disconnect all above ground wirings, cables, and electrical connections
5. Remove all PV Modules
6. Remove inverters, mounting equipment, and posts
7. Remove all electrical switchgear, transformers, and their foundations
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8. Remove Data Acquisition System (DAS) equipment, feeders, and conduit
9. Remove all above ground mounting equipment components and posts
10. Excavate and remove Underground feeders and conduit
11. Remove all MV feeders and utility poles
12. Removal of Collector Substation
13. Removal of weather station
14. Remove access road
15. Remove all fencing
16. Fill/Grade/Seed as needed

Some components may be left in place under certain circumstances. Electrical lines that 

will not impact future use of the Project Area (at least 3 feet in depth) may be left in place 

per renewable industry practices. Steel piles, where full removal is unattainable, may be 

cut and left in place at a depth of 3 feet or greater below the ground surface. Additionally, 

landowners may desire that certain improvements such as fencing, or access roads 

remain in place for their use. The Project Owner will obtain a written request from the 

landowner for any improvement to remain in place. 

5 Materials, Recycling, and Disposal 

Many components of the Facility, such as racking, wiring, piles, and panels, retain value 

over time. Panels, while slightly less efficient than when installed, may be reused 

elsewhere, or their components may be broken down and recycled. Recycling of solar 

panels and equipment is rapidly evolving and can be handled through a combination of 

sources such as certain manufacturers, e.g., PV Cycle (an international waste program 

founded by and for the PV industry), or waste management companies. More than 90 

percent of the semiconductor material and glass can be reused in new modules and 

products. Other waste materials that hold no value will be recycled or disposed of via a 

licensed solid waste disposal facility. 

6 Site Restoration 

Following the completion of decommissioning activities, it is anticipated that the site will 
primarily be converted back to the pre-construction land uses. The land will be graded as 
necessary, though minimal grading is expected to be required, and decompacted to allow 
for productive agricultural use. Following completion of the decommissioning activities, 
the site will be reseeded as necessary with native grasses. Decommissioning of the 
Facility, including the removal of materials followed by site restoration, should be 
completed in approximately 12 months. 
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7 Decommissioning Cost Estimate 

7.1 OPINION OF PROBABLE DECOMMISSIONING COST 

Detailed Project Description: The Project is a fixed tilt solar electric generating 

facility, consisting of 27 modules per string, that will be installed in City of Staunton, 

VA. 

Table 7-1: Estimated Decommissioning Cost: 

PV Module Removal QUANTITY UNITS 
Unit 
Cost 

Total Comment 

# Solar Panels 540 W 12,050 EA $5 $60,250 Disassembly, Haul Offsite 

SUBTOTAL $60,250 

Foundations Structural Removal QUANTITY UNITS Unit 
Cost 

Total Comment 

# Panel Support Steel Piles 2,637 EA $12 $31,641 Disassembly, Haul Offsite 

# Panel Racks 446 EA $100 $44,630 Disassembly, Haul Offsite 

SUBTOTAL $76,271 

Electrical Equipment Removal QUANTITY UNITS 
Unit 
Cost 

Total Comment 

Inverters Sungrow SG3150 2 EA $3,000 $6,000 Disassembly, Haul Offsite 

MV Transformers, 3200 KVA 2 EA $5,000 $10,000 Disassembly, Haul Offsite 

POI (Circuit Breaker, Disconnect/ 
Meter, Pad, Grounding System and 
Wiring) 

1 LOT $15,000 $15,000 Disassembly, Haul Offsite 

SUBTOTAL $31,000 

Electrical Wires Removal QUANTITY UNITS 
Unit 
Cost 

Total Comment 

MV Conductor 5,600 FT 15 $84,000 Removal, Non-Excavation 

DC/LC Conductor 56,000 FT $1.0 $56,000 Removal, Non-Excavation 

SUBTOTAL $140,000 

Fence/land, Removal/Restoration QUANTITY UNITS 
Unit 
Cost 

Total Comment 

Fence Perimeter 4,500 FT $1 $4,500 Disassembly, Haul Offsite 

Site Remediation 30.5 Acre $4,000 $122,000 Disturbed Area Only 

Storm Water Management Ponds 2 EA $5,000 $10,000 Restoration 

Engineering & permitting $45,000 Budgeted 

SUBTOTAL $181,500 
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Summary of Cost Estimates 

PV Module Removal $60,250 

Foundations Structural Removal $76,271 

Electrical Equipment Removal $31,000 

Electrical Wires Removal $140,000 

Fence/land, Removal/Restoration $181,500 

ESTIMATED GRAND TOTAL $489,021 

Data Sources: 

1. Material List and Quantities:  Based on schematic design.

2. Unit Price Values: Based on R.S. Means and typical quantities for various 

components. 

7.2 OPINION OF PROBABLE SALVAGE VALUE COST 

There should be opportunity to reclaim metal scrap value from electrical equipment. Yard 
equipment such as bus work, circuit breakers, and power transformers contain a 
significant amount of conductive material such as copper and aluminum. Dead-end and 
other steel structures contain a significant amount of steel. Rubble from the foundation 
demolition and all other materials would be sent to landfill at cost. The scrap value of the 
substation is presented in Table 7-2. 

Timmons Group considers that there is a resale market for substation transformers. 
Therefore, the transformer could be sold as operational second-hand equipment instead 
of being scrapped. This scenario has been considered. 

Table 7-2 Estimated Salvage Value: 

PV Module (At: $.3/W before Removal and 
Hauling) 

QUANTITY UNITS 
Estimated 

New 
Cost/Unit 

Estimated 
New Total 

Cost 

Estimated 
Salvage Value 

10% of New Cost 

# Solar Panels 540 W ($.3W X450) =$162 12,050 LOT $162 $1,952,100 $195,210 

Foundations Structural (at:$ .20/LB before 
Removal and Hauling) 

QUANTITY UNITS Estimated 
Weight 
LB- EA 

Estimated 
Salvage 

Value 

Estimated 
Salvage Value 

# Panel Support Steel Piles 2,637 EA 100 $0.20 $52,735.23 

#Rack Steel 446 EA 2,000 $0.20 $178,518.52 

SUBTOTAL $231,253.75 

Electrical Equipment QUANTITY UNITS 
Estimated 

New 
Cost/Unit 

Estimated 
New Total 

Cost 

Estimated 
Salvage Value 

20% of New Cost 

MV Transformers 3,200 KVA 2 EA $95,000 $190,000 $38,000 
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Electrical Wires/Cables QUANTITY UNITS 
Estimated 

New 
Cost/Unit 

Estimated 
New Total 

Cost 

Estimated 
Salvage Value 

10% of New Cost 

MV Conductor (only 10% of total) 5,600 FT $15 $84,000 $8,400 

DC/LC Conductor 56,000 FT $2 $112,000 $11,200 

SUBTOTAL $19,600 

Fence QUANTITY UNITS 
Estimated 

Weight 
LB. 

Estimated 
Salvage 

Value 

Estimated 
Salvage Value 

Fence Perimeter (1.3 lb. per square ft, 6ft 
height) 4,500 FT 35,100 $0.54 $18,954.00 

Fence Post every 10 ft (9 ft length, 2.3 lb/Ft) 450 FT 9,315 $0.54 $5,030.10 

SUBTOTAL $23,984.10 

Summary of Salvage Values Estimate 

PV Module $195,210 

Foundations Structural $231,254 

Electrical Equipment $38,000 

Electrical Wires $19,600 

Fence $23,984 

ESTIMATED GRAND TOTAL $508,048 

7.3 NET DECOMMISSIONING COST 

The net decommissioning cost for the Project is calculated by subtracting the salvage value 
from the total of the disassembly and removal costs. As noted in Table 7-1 and Table 7-2 
the total estimated decommissioning costs will be $467.021and Table 7-2 the total 
estimated salvage value of Project components will be $508,048. The estimated net 
decommissioning cost will be a ($41,027) Negative return. 

Summary of Estimate 

Estimated Decommissioning Cost $489,021 

Estimated Salvage Value $508,048 

ESTIMATED NET COST ($18,027) 

Note: Negative values, in parenthesis, are positive returns to the 
Project. 
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7.4 DECOMMISSIONING ASSUMPTIONS 

1. To develop a cost estimate for the decommissioning of the Project, Timmons

Group made the following assumptions, with and costs were estimates based on

current pricing, technology, and regulatory requirements. The assumptions are

listed in order from top to bottom of the estimate spreadsheet. We developed time

and materials-based estimates considering composition of work crews. When

materials have a salvage value at the end of the project life, the construction

activity costs, and the hauling/freight cost are separated from the disposal costs or

salvage value to make future revisions to salvage values more transparent.

2. Decommissioning year is based on a 10-year initial period for the financial security.

The projected life of the project is 40 years.

3. This Cost Estimate is based on the Timmons Group data request forwarded

November 2022.

4. Common labor will be used for the majority of the tasks except for heavy equipment

operation. Pricing is based on local Southeast US labor rates.

5. Permit applications required include the preparation of a Stormwater Pollution

Protection Plan (SWPPP) and a Spill Prevention Control and Countermeasure

(SPCC) Plan.

6. Road gravel removal was estimated on a time and material basis using a 16 foot

width and an 8 inch thickness for the access roads. Substation aggregate is

included in the substation quantities. Since the material will not remain on site, a

hauling cost is added to the removal cost. Road aggregate can often be disposed

of by giving to landowners for use on driveways and parking areas. Many landfills

will accept clean aggregate for use as “daily cover” and do not charge for the

disposal.

7. Grade Road Corridor reflects the cost of mobilizing and operating light equipment

to spread and smooth the topsoil stockpiled on site to replace the aggregate

removed from the road.

8. Erosion and sediment control along road reflects the cost of silt fence on the

downhill side of the road and surrounding all on-site wetlands.

9. Topsoil is required to be stockpiled on site during construction, therefore this

topsoil is available on site to replace the road aggregate, once removed. Subsoiling

cost to decompact roadway areas is estimated as $500 per acre (based on

previous bid prices), and revegetation on removed road area, which includes seed,

fertilizer, lime, and care until vegetation is established is $2,500 per acre. The

majority of the project area is “over-seeded” since the decommissioning activities

are not expected to eliminate the existing grasses and vegetation under the arrays

or heavily compact the soils. Over-seeding does not include fertilizer and lime and

is estimated at $4,000 per acre.
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10. Fence removal includes loading, hauling, and recycling or disposal. Fences and

posts weigh approximately 2.3 pounds per foot.

11. Array support posts are generally lightweight “I” beam sections installed with a

piece of specialized tracked equipment. Crew productivity is approximately 240

posts per day, and the same crew and equipment should have a similar productivity

removing the posts, resulting in a per post cost of approximately $12.  We assume

a cost of $12.00 per post to include hauling fees and contingencies.

12. A metal recycling facility (FEA Salvage and Recycling) is located in Orange,

Virginia and is relatively close to the project site. Steel scrap pricing was acquired

from www.scrapmonster.com.

13. The solar panels rated 540 watts can easily be disconnected, removed, and

packed by a three-person crew at a rate we estimate at 12 panels per hour.

14. No topsoil is planned to be removed from the site during decommissioning and

most of the site will not have been compacted by heavy truck or equipment traffic

so the site turf establishment cost is based on RS Means unit prices for applying

lime, fertilizer, and seed at the price of  per acre plus an allowance for some areas

to be decompacted.

15. There is an active market for reselling and recycling electrical transformers and

inverters with several national companies specializing in recycling. We have

assumed a 20% recovery of these units based on field experience with used

transformers as opposed to trying to break them down into raw material

components.

16. The underground collection lines are assumed to be aluminum conductor.

17. Care to prevent damage and breakage of equipment, PV modules, inverters,

capacitors, and SCADA must be exercised, but removal assumes unskilled

common labor under supervision.

The estimated salvage values are derived from years of experience decommissioning and 

uprating electric substations, overhead transmission and distribution hardware and 

underground distribution hardware that would include but not be limited to substation and 

pad mounted transformers, overhead and underground conductors, poles, fencing, ground 

grid conductors, control housings, circuit breakers (high and medium voltage), protective 

relaying, and other hardware items.  These individual items have high salvage value either 

as stand-alone components to be reused or recycled and sold as used items.  These items 

also have a relatively high salvage value as pure scrap for steel, copper and other 

commodities.  

For all medium voltage transformers, breakers and other items, Southeastern Transformer 

Company in Dunn, NC provides complete repair, upgrading and recycling and resale for all 

items mentioned above. Their website is:  https://www.setransformer.com. They have a 

national presence. 
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For any and all recycling and upgrading, Solomon Corporation offers the same set of 

services for transformer repair and recycling and complete substation decommissioning 

services.  With seven different locations, Solomon is one of several vendors that can 

decommission and recycle the components as noted above.  Their website is: 

https://www.solomoncorp.com/.  Solomon Corporation is only one of many transmission 

and distribution recycle and decommissioning shops that do this mainly to harvest the 

components.  

For recycling conductor, General Cable and Southwire both utilize extensive scrap 

procurement programs to reuse copper and aluminum conductor harvested from projects 

such as this one to supplement and reduce their raw material costs.   

Here is the link to the General Cable program which only increases the salvage values 

found in this Plan:  General Cable Recycling https://es.generalcable.com/na/us-

can/socialresponsibility/sustainability/recycling 

As for solar panels, they are in demand as salvageable items either in whole or for their 

raw material.  According to the International Renewable Energy Agency (IRENA), more 

than 90% of all the materials are high grade silicon, aluminum and glass and are typically 

harvested to produce new panels.  This is far less expensive than buying unprocessed raw 

materials for production.  

The base industry assumption is that since solar panels are expected to retain about 75% 

of their production capability after 35 years of use, a salvage value of 10% of original cost 

is a low estimate of their expected value and as we note in assumption.  This considers 

possible technology improvements and undervalues the anticipated salvage value of the 

panel’s raw materials.  The Solar Energy Industries Association (SEIA) has an approved 

set of PV recycling vendors that specialize in doing this today and they can be found at: 

https://www.seia.org/initiatives/seia-national-pv-recycling-program. 

First Solar, which has been active in the solar industry since its inception, takes solar 

modules and recycles 90% of the semiconductor material which is then reused in new 

modules.  90% of the glass product can be reused as new glass products, including panels 

and fiber optic cable.  We can conclude that realistically the estimated 10% salvage value 

is low and reflects a conservative figure.  Information about First Solar’s recycling program 

is at: http://www.firstsolar.com/en/Modules/Recycling. 

8 Financial Assurance 

The Project Owner will post a financial surety if required by the City of Staunton zoning ordinance. 

Based on industry trends, the projected and actual costs of decommissioning are expected to go 

down over time based on improvements both to best practices in calculating these costs and the 

decommissioning process itself. The Project Owner will reevaluate decommissioning costs with 

a qualified engineering consultant every five years during the life of the Project. 
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Meeting Date: 
 

 
April 20, 2023 

 
Staff Members: 

 
Rodney Rhodes 

Tim Hartless 
 

 
Item # 
 

 
3-E 

 
Ordinance # 
 

 
 

 
Department: 
 

 
Community Development – Planning and Zoning 

 
Subject: 

 
Public Hearing and Consideration of a Request by the 
City of Staunton to Vacate, Discontinue and Abandon 
a .009 Acre Portion of Village Drive. 
 

 
Background: In January of 2023, City Council approved, a final plat for an extension of Village 
Drive.   During review of the final plat, staff determined that a small portion of existing Village 
Drive right-of-way should be vacated.  This portion of right-of-way contains a section of public 
sidewalk adjacent to 106 Village Drive.  During construction of the street and sidewalk extension, 
the grade change created issues connecting the existing side walk to the new sidewalk.  To 
resolve the issue, a new section of sidewalk was poured within the existing right-of-way and the 
old section of sidewalk was retained solely for the purpose of access to 106 Village Drive.  Since 
the purpose of the sidewalk is now solely to access 106 Village Drive, the City wishes to vacate 
it.  If the vacation is approved, the section of sidewalk would become privately owned and part of 
the 106 Village Drive property.  This will relieve the City of any obligation or responsibility for 
maintenance of this section of sidewalk in the future.         
 
Attachments: 
Attachment 1—Plat Showing Area to be Vacated 
Attachment 2—Draft Ordinance of Vacation 

Recommendation:  Staff recommends that Planning Commission endorse the proposed 
vacation.   

 
Suggested Motion: On the basis that it would serve the interests of public necessity, 
convenience, general welfare, and good zoning practice, I move that Planning Commission 
recommend approval of a vacation of a .009 acre portion of Village Drive. 

 

 

PLANNING 
COMMISSION 

AGENDA BRIEFING 

Staunton, VA 
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