TOWN OF ABINGDON
Abingdon, Virginia 24210
Welcome to the Town of Abingdon, Virginia Planning Commission Regular Meeting. We appreciate your interest and
we encourage public participation in our meeting. Your comments are important to our decision making process. Please
note that there will be opportunities during the meeting for you to address the Commission members. The first
opportunity will come if there is a public hearing on the agenda, when the Chairman declares the hearing open for
comment. The second opportunity to address the Commission will come near the end of the agenda when the Chairman
will inquire if anyone wishes to speak to the members regarding matters not listed on the agenda. Anyone addressing the
Commission will approach the podium; give your first and last name and your complete physical address. Comments
must be limited to three minutes.

TO:

Planning Commission Members

FROM:

Matthew Johnson, Director of Planning

RE:

Regular meeting
Monday, April 25, 2016 – 5:30 p.m.
Abingdon Municipal Building, Colonel Arthur Campbell room

Items on the agenda:
1. Roll Call
2. Approval of Minutes: Regular meeting, February 22, 2016
Regular meeting, March 28, 2016.
3. Certificate of Appropriateness: Captain D‘s, Trident Holdings LLC., owner; 3017 Beaufort Street,
Murfreesboro, TN 37127; Chris Benner/Luther Cain, representatives. Application for Certificate of
Appropriateness for rehabilitation, located at 555 Cummings Street, Abingdon, VA 24210, Tax Map No.
105-6-25A.
4. Discussion topic: Landscaping plan, site plan, Meadows Complex; Green Spring Road. Owner: K-VA-T Food
Stores, Inc.; Stephen Spangler, representative.
5. SWOT analysis.
6. Director of Planning Reports.
If you are unable to attend this meeting, please call 492-2130.
MJ:jc

PC Meeting Agenda- 04-25-16
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TOWN OF ABINGDON
PLANNING COMMISSION
REGULAR MEETING
FEBRUARY 22, 2016 – 5:30 P.M.
The regular meeting of the Abingdon Planning Commission was held Monday, February 22, 2016, at 5:30
p.m. The meeting was held in the Municipal Building, Colonel Arthur Campbell room.
Mr. Kenneth Shuman, Vice-Chairman, called the meeting to order. Mr. Sean Taylor called the roll.
ROLL CALL
Members Present:

Mr. Kenneth Shuman, Vice-Chairman
Mr. Gregory W. Kelly, Secretary
Councilman Rick Humphreys
Ms. Maggie Costello
Ms. Janice Reeves
Dr. Chris Burcher
Comprising a quorum of the Commission

Members Absent:

Mr. Wayne Austin, Chairman

Administrative Staff:

Mr. Matthew Johnson, Director of Planning
Mr. Sean Taylor, Assistant Town Planner
Mrs. Deborah Icenhour, Town Attorney
Mr. John Dew, Director of Public Services
Mrs. Jenny Carlisle, Planning Department

Visitors:

Mr. Stephen Spangler
Mr. Lou Scudere
Mr. Jim Bundy
Ms. Jennifer Montgomery
Mr. Tim Kuykendall
Mr. Paul Blaney
Mr. Stephen Jett
Mr. Warren Harris
Mr. Edison Jennings
Ms. Nan Harman
Ms. Kevin Sanderaw
Ms. Mary Zukowski
Ms. Cindy Patterson
Ms. Donna LeVine
************

(2)

Approval of minutes: Regular meeting, January 25, 2016
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With no additions of corrections, Ms. Costello made a motion to approve the minutes from the regular
meeting, January 25, 2016, as presented. Second by Ms. Reeves. All in favor. Minutes approved.
************
(3)

Discussion topic: Preliminary designs, Meadows Complex; Green Spring Road. Owner: K-VA-T
Food Stores, Inc.; Stephen Spangler, representative.

Mr. Johnson introduced the discussion topic for the Meadows complex that K-VA-T is asking for
feedback from the Commission on. He mentioned that changes have been made to the site plan since
the last input session. Also mentioned was that this is not a forum for public comment.
Mr. Stephen Spangler addressed the Commission. They will be incorporating a one-way traffic circle to
the site plan; it will be large enough to accommodate trucks. They still have seven out parcels in the
plan, and currently have letters of intent for #1 and #6. They will detach the retail components, will have
an attached pharmacy drive thru, and attached Gas and Go gas station. They have included an extensive
landscape earthen berm along the retail side. There will be sidewalks on both sides of Retail Road One,
and overall the center will have a pedestrian feel. They would like Planning Commission feedback with
regards to the parking lot islands, whether they will use grass or rock. They will work with the Town to
use selective buffering along the Creeper Trail as sight line mitigation. With regards to site lighting, they
will use LEDs with a 24 foot pole and 3 foot base. They will work with Mr. Dew for right-of-way lighting.
As far as building design, they've taken a queue from the corporate Food City building and will use a
darker brick. It will be a one story building, roughly 32 - 34 feet high. They plan to illuminate the building
sign with internal LED lighting. There will be zero foot candles at the property line. The lettering will be
red.
Councilman Humphreys stated that since they intend this to be their flagship store, they have an
opportunity to do something unique with the building by pulling from Historic District features. He also
suggested using gooseneck fixtures instead of an internally lit sign. Mr. Spangler requested the ability to
use side signage to help with visibility. It was also suggested that they use eye level prices for the gas
station.
Conversation continued, resulting in Mr. Johnson stating that staff will pull together some photographs
of design features common to the historic feel of Abingdon. Mr. Johnson also suggested that
commission members coordinate with Mr. Spangler for a tour of the site.
The covenants with outparcel developments will specify certain materials, signage, and lighting to be
used, but ultimately each parcel owner will come before the Commission for their individual Certificate
of Appropriateness. Mr. Spangler mentioned that they cannot convey or sell property until they have a
plat recorded.
Dr. Burcher stated that this will be an opportunity to add more green space. The more you can make it
look like a park, the smarter the development and the biggest bang for their buck, and best chance it will
appease people who are going to sympathize with a recreational lifestyles. It was mentioned that there
will be rain gardens in some of the detention areas, but that some will just be detention areas.
Councilman Humphreys suggested that Town Arborist, Kevin Sigmon, be contacted regarding the tree
plan.
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Ms. Costello supported the general consensus of Planning Commission to see a more historic and
subdued design for the proposed Food City building, so as to reduce over-illumination of signage, both
on the proposed building and in the "Gas-n-Go" area, and provide a more aesthetically attractive
development. In addition, Ms. Costello expressed strong support of all internal parking area medians,
buffers, etc. being landscaped with grass to be mowed regularly, not filled with rock or mulch.
With no further comments or questions, Mr. Spangler was thanked for his time.
************
(4)

Director of Planning Report.

Mr. Johnson mentioned the public Charrette regarding the sports complex which will be held this
Wednesday, February 24, from 5 – 7 p.m.
************
(5)

SWOT analysis

Tabled for this meeting.
************
There being no further business, Councilman Humphreys moved to adjourn. Second by Dr. Burcher. All
in favor, the meeting adjourned at 6:41 p.m.

************
___________________________
Gregory W. Kelly, Secretary

________________________
Kenneth Shuman, Vice-Chairman
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TOWN OF ABINGDON
PLANNING COMMISSION
REGULAR MEETING
MARCH 28, 2016 – 5:30 P.M.
The regular meeting of the Abingdon Planning Commission was held Monday, March 28, 2016, at 5:30
p.m. The meeting was held in the Municipal Building, Council Chambers.
Mr. Wayne Austin, Chairman, called the meeting to order. Mr. Mathew Johnson called the roll.
ROLL CALL
Members Present:

Mr. Wayne Austin, Chairman
Mr. Kenneth Shuman, Vice-Chairman
Mr. Gregory W. Kelly, Secretary
Councilman Rick Humphreys
Ms. Maggie Costello
Ms. Janice Reeves
Dr. Chris Burcher
Comprising a quorum of the Commission

Members Absent:

None

Administrative Staff:

Mr. Matthew Johnson, Director of Planning
Mrs. Deborah Icenhour, Town Attorney
Mr. John Dew, Director of Public Services
Mrs. Jenny Carlisle, Planning Department

Visitors:

Mr. Stephen Spangler
Mr. Barry Proctor
Mr. Nick Proctor
Ms. Amy Bowie
Ms. Nan Harmon
Mr. Wayne Craig
Mr. Chris Benner
Mr. Luther Cain
Mr. Joe McCoy
Mr. Joe LeVine
Ms. Cindy Patterson
Mr. Steve Jett
Others from the community
************

(2)

Approval of minutes: Regular meeting, February 22, 2016
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Ms. Costello made a motion to approve the minutes from the regular meeting, February 22, 2016,
amended to include her sentiments about the design of Food City’s building and her desire to see
landscaped medians instead of rocks. Second by Mr. Shuman. All in favor. Motion approved.
************
(3)

Public Hearing: PROPOSED REZONING – Jesse L. and Lisa D. Owens, owners. Application to
rezone property located at 325 Cummings Street, consisting of .33 acres, from O & I, Office
and Institutional to B-2, General Business District. Tax Map No. 020-2-14.

Mr. Johnson introduced the public hearing. The applicant is seeking rezoning for this property in order
to obtain a greater signage allowance for the property. Currently they are allowed just 12 square feet for
the building, not per occupant. They wish to add tenant signage to the Farmers Market side of the
building. Staff does not have a specific recommendation for this application because rezoning requests
typically deal with land use and not signage. The list of permitted uses By Right for the B-2 zone is
broader than O & I and allows for uses such as vehicle sales, grocery stores, equipment rental stores,
etc.; many uses which would potentially have greater parking requirements and higher traffic than the
permitted uses By Right for the O & I zone.
Councilman Humphreys addressed the Commission stating that he used to own this building and they
specifically had it zoned O & I because there isn't a signal light at the intersection, as well as to add
protection to the residential neighborhood it is an entrance to. Ms. Costello stated that aside from
signage, they are talking about land use and the potential for a change in land use.
At this time, the Public Hearing portion of the meeting was opened. Members of the public were invited
to speak on this application.
Nick Proctor stated that he does not think the property should be rezoned because of the land use
change potential.
Amy Bowie, owner of a childcare center adjacent to the property, voiced concern for how this rezoning
will potentially affect the children in her care with the broader land uses permitted in B-2.
The applicant, Mr. Owens, had no comments.
Public Hearing portion was closed.
Mr. Shuman made a motion to table the application until they learn how large the current sign is,
reasoning that if it is close to the 60 square feet B-2 would allow already, then this approval could have
little to no impact on the signage allowance for this property. Second by Dr. Burcher. Staff to find out
the square footage of the current sign.
Mr. Austin commented that he thinks they're missing the point with this application. He stated that
although signage may be the motivation for the request, the only thing before the commission is the
rezoning. Signage is a by-product of the rezoning. Ms. Costello agreed, and stated that they are
considering land use, not a hardship variance.
Roll call vote on the standing motion was taken:
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Dr. Burcher- Nay
Ms. Reeves- Nay
Mr. Shuman- Nay
Ms. Costello- Nay
Councilman Humphreys- Nay
Mr. Kelly- Nay
Motion to table the application denied.
Discussion then took place regarding what the proper avenue should be in this case. Mr. Johnson stated
that the alternative would be to alter the sign code. There isn’t a hardship created by the site, so it isn't
appropriate to be heard by the Board of Zoning Appeals.
Councilman Humphreys then made a motion to deny rezoning the property to B-2 because there isn't
a compelling reason to do so, adding that he would like the Commission to go out of their way to help
the applicant, if possible. Second by Ms. Reeves.
Roll call vote as follows:
Dr. Burcher- Aye
Ms. Reeves- Aye
Mr. Shuman- Aye
Ms. Costello- Aye
Councilman Humphreys- Aye
Mr. Kelly- Aye
All in favor to deny rezoning request and recommend denial to Town Council.
************
(4)

Discussion topic: Preliminary designs, Captain D‘s; 555 Cummings Street. Owner: Trident
Holdings LLC; Chris Benner, representative.

Chris Benner, representative to the discussion topic introduced their design concept stating that Captain
D's looks different than it did in years past. The new image of the restaurant is cleaner and less cluttered
and they have changed from the shipwrecked theme to a beach theme. They are looking to locate this
restaurant in the old KFC building. A directional sign on Cummings Street would have a better angle for
visibility and they may approach Pizza Hut with the idea of a joint sign to utilize the location. The
fluorescent tube lights on the roof are pointed down onto the metal roof, and they probably won't light
the parking lot. They will be allowed by corporate to use the existing building and not demolish the
whole thing. The orange is obviously part of the franchise image but if that color won't work for the
commission, they are open to suggestions to take back to the corporate decision makers. Discussion
continued with conversation about the entrance being private vs. public. Being a discussion topic only,
no action was taken.
************
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(5)

Discussion topic: Preliminary designs, Meadows Complex; Green Spring Road. Owner: K-VA-T
Food Stores, Inc.; Stephen Spangler, representative.

Mr. Stephen Spangler introduced this discussion topic stating that they want feedback regarding the
final plat before they present it in April. He described the plat, including the detention area, Retail Road
1, etc. He stated that what they want feedback on is the hydrology reports in the parcel 7 area. If the
Town is willing to work with them, they’d like to do a boundary line adjustment, allowing them to do
additional grades into the residences. This would allow for more transition for parcel 7, more options to
contain the house where it is right now, and gives greater clearance for the historic structure. He
mentioned that they purposely over design their projects and work backwards from there.
Mr. Kelly stated that it has been recommended for the Town to approve this plan because of the historic
structure. Discussion continued. Being a discussion topic only, no action was taken.
************
(6)

Public Comments.

Mr. Austin opened the floor for members of the public who wished to address the commission.
Barry Proctor voiced concern that a member of Town Council and the Town Manager are both voting
members of the Planning Commission, which appears as a conflict of interest. He asked that they
consider whether or not it is appropriate to have this conflict.
Nick Proctor asked who will own the land if the boundary line is adjusted. The answer being Marathon
Realty.
Nan Harmon asked if she could obtain a copy of the hydrology report since her animals get water from
the big pond. She stated that she is worried about pollution and how that is going to be controlled. She
also asked who is responsible if her barn gets flooded.
Joe LeVine made comments relating to the 40 acres the Town owns, and suggested placing it into the
Historic District. He said he would like to have the Planning Commission consider that it is a historic site
and that placing it into the district would be a tremendous protection to it.
Cindy Patterson mentioned that the prospective baseball field is in the vicinity of Interstate 81. She
stated that there are lots of negative health factors from people breathing pollution from freeways,
especially younger people. She affirmed that she is for the building of a sports complex, but not in this
particular area. She cited heart conditions, asthma, cancer and other health issues as dangers coming
from emissions in close proximity to the Interstate.
Stephen Jett stated that he endorses what Joe LeVine said about creating a park and having an overlay
district for the property. He said he doesn’t see anything in the contract about protecting the 40 acres
from spoil from the shopping center project.
No further comments from the public.
************
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(7)

SWOT analysis.

Ms. Costello asked how the public comments will be addressed after this meeting. The answer was that
it depends on who was addressed by them; Mr. Spangler for K-VA-T, staff for the Town, etc.
She also asked that the letter commissioners and staff received from Wayne Craig be addressed. John
Dew stated that he is not prepared to speak on it tonight.
************
There being no further business, Mr. Shuman moved to adjourn. Second by Councilman Humphreys. All
in favor, the meeting adjourned at 6:46 p.m.
************

___________________________
Gregory W. Kelly, Secretary

________________________
Wayne Austin, Chairman

Town of Abingdon
Planning Commission
Case Brief

Planning Commission Meeting Date: April 25, 2016
1) Applicant: Chris Benner, owner, Captain D's; Luther D. Cain, AIA, representative
Location: 555 Cummings Street

Proposal:
Mr. Benner wishes to renovate the former KFC restaurant located at 555 Cummings
Street. Plans include the removal of the front façade and constructing approximately a
362 square foot addition to the public seating section of the restaurant. All existing
Hardi-board siding and shingle roof will be removed and replaced with EIFS (Exterior
Insulating and Finish System, Commonly known as Dryvit) with stone base. Front
entrance tower and drive-thru section of the structure are to be clad with Hardi-plank.

Staff Brief

Page 1 of 2

Staff Analysis:
On review of the COA application planning staff have several recommendations:
1. In continuation of the existing building, Hardi-plank siding should either be repaired or
replaced with new Hardi-plank siding (as presented by the applicant at the March
meeting, see below).
2. Proposed stone base should be raised to the bottom of proposed new windows and
include stone lintels.
3. Existing shingle roof structure should be retained and continued onto expanded public
seating area. Shingles should be replaced with standing seam metal roof (as presented
at the March meeting, see below).
4. Landscape plans need to be submitted (Ordinance 18-9-8(A)).
5. Due to expansion of the existing building, a new parking lot site plan will need to be
provided. Zoning Ordinance 17-6-33 requires that 1 space be provided for every 75
square feet of public area. Currently 30 spaces are provided for the existing restaurant.
6. Exterior lighting plans need to be provided (Ordinance 18-9-8(E)).
7. Colors provided with COA application conform to Ordinance 18-9-8(C(1)).
Planning staff recommend the COA application be continued until the May Planning
Commission meeting. This will provide the applicant time to make changes and additions to the
COA application as recommended by the Planning Commission. Final decision on the COA
application shall be made at the May meeting.
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