
 TOWN OF ABINGDON, VIRGINIA 
PLANNING COMMISSION MEETING 
MONDAY, APRIL 26, 2021 – 5:30 P.M.   

REGULAR MEETING - COUNCIL CHAMBERS 

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 address the members of the Commission. 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. 

A. WELCOME – Wayne Austin, Chair

B. ROLL CALL – Jason Boswell, Director of Community Development

C. APPROVAL OF MINUTES

• March 22, 2021, Regular Meeting
• April 5, 2021, Special Called Meeting

D. PUBLIC COMMENTS

E WORK SESSION WITH THE BERKLEY GROUP

1. Berkley Group: Work Session with Planning Commission to discuss interviews, public 
workshop, and survey results.

F. OLD BUSINESS/MATTERS NOT ON THE AGENDA

G. ANNOUNCEMENTS

H. ADJOURNMENT



1 
 

 TOWN OF ABINGDON 
PLANNING COMMISSION 

MONDAY, MARCH 22, 2021 – 5:30 PM   
COUNCIL CHAMBERS, MUNICIPAL BUILDING 

 A meeting of the Abingdon Planning Commission was held on Monday, March 22, 
 2021, at 5:30 PM in the Council Chambers of the Municipal Building. 

A. Chairman Wayne Austin called the meeting to Order 
 

B. Roll Call – Jason Boswell, Director of Community Development  
 

Members Present: 
 
 Mr. Chad Pennington Present 
 Mr. Michael Weaver  Present 
 Mr. James Anderson  Present 
 Mr. Scott Wilson   Present   
 Mr. Kenny Shuman  Present  
 Mr. Wayne Austin   Present  
  
 
Members Absent: None 
 

Comprising a quorum of the Commission - Yes 

 
Administrative Staff Present: 
 
 Mr. Jason Boswell – Director of Community Development 
 Mr. Mason Gragg – Town Planner  
 Mrs. Janice Dornon – Administrative Assistant 
 
Guests: None 
       
C. APPROVAL OF MINUTES 

 Approval of Minutes: Regular Meeting, March 22, 2021 

 On a motion by Mr. Shuman, seconded by Mr. Anderson, the Planning 
 Commission approved the minutes as presented for January 25, 2021,
 meeting. 

  
The roll call vote was as follow: 
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  Mr. Chad Pennington Aye 
  Mr. Michael Weaver  Aye   
  Mr. James Anderson  Aye 
  Mr. Kirk Sproles  Aye  
  Mr. Scott Wilson   Aye   
  Mr. Kenny Shuman  Aye 
  Mr. Wayne Austin   Aye 
     

The minutes for January 25, 2021 Planning Commission were approved as 
 presented. 

 

 D.  PUBLIC COMMENTS - None  
 
 
 E.  PUBLIC HEARING – SPECIAL USE PERMIT 
   
  

 1.  Public Hearing – Zoning Map Amendment; Town of Abingdon, 133 West 
 Main Street, Abingdon VA, 24210: Owner. Zoning Amendment from R-3 - 
 Residential District to O&I - Office and Institutional District. Located at 335 
 Cummings Street, Abingdon, VA, Tax Map ID (020-11-1) 
 
 Mr. Wayne Austin opened the Public Hearing.  
 
 Mr. Jason Boswell stated that the Abingdon Town Council asked by resolution 
 due to public necessity, convenience, general welfare and good zoning 
 practices to refer this matter to the Planning Commission for consideration to 
 rezone the property located at 335 Cummings Street from R-3 – Residential 
 District to OI – Office and Institutional District.  
  

Mr. Boswell informed the committee that per Virginia Code § 15.2-2284, there 
are nine relevant factors to consider when rezoning a piece of property. 

  
 The following four are involved in rezoning the property located at 335 
 Cummings Street.   
  1. The existing use and character of the property.  
  2. The current zoning of R-3 residential is inconsistent with the   
  comprehensive plan’s future land use. 

3. The current zoning allows for a limited number of permitted uses by          
right.  
4. The encouragement of the most appropriate use of land throughout the       
locality.  
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Mr. Shuman asked if the property was protected from demolition.  Mr. Boswell 
stated that a restraint could be added to the deed to restrict the demolition of the 
property for a given length of time. This structure is also located in the Historic 
Entrance Corridor Overlay District, and is being used commercially. Any future 
demolition permit would come before the Planning Commission due to the 
location and use of the structure.   

 
Mr. Anderson inquired as to how a property is determined to be in the Historic 
District. Town Administration cannot speak for past decisions, however, sections 
have been added to the original districts over time. Mr. Boswell stated that the 
Old and Historic District could likely increase in the future with an update of the 
preservation plan. 

 
 Mr. Austin closed the Public Hearing.  

 
   

On a motion by Mr. Shuman, seconded by Mr. Weaver, the Planning 
Commission approved the Special Use Permit, with a deed restriction being 
added to protect the property in the future.  

 
The roll call vote was as follows:        
             

  Mr. Chad Pennington Aye 
  Mr. Michael Weaver  Aye  
  Mr. James Anderson  Aye 
  Mr. Kirk Sproles  Aye  
  Mr. Scott Wilson   Aye   
  Mr. Kenny Shuman  Aye 
  Mr. Wayne Austin   Aye 
 
 The board unanimously approved the Special Use Permit for 335 Cummings 
 Street, as presented.   
 

2.  Public Hearing - Special Use Permit; Robert Blake Baker, 239 Valley Street NE, 
Abingdon VA, 24210: Owner. Special Use Permit to allow a short-term rental in B-2 - 
General Business District. Located at 313 Tanner Street, Abingdon, VA, Tax Map ID 
(13-1-86) 
 

Mr. Austin opened the Public Hearing.  
 
Mr. Boswell noted that the ordinance was changed last year to allow for short-term 

rentals that will not have an adverse impact on the surrounding neighborhood.  
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Mr. Baker represented the property at 313 Tanner Street, Abingdon, Virginia. Mr. Baker 
thanked the board for their time, and Mr. Boswell for his professionalism during this 
process.  

 
 Mr. Austin closed the Public Hearing.   
 

On a motion by Mr. Weaver seconded by Mr. Shuman, the Planning 
Commission approved the Special Use Permit, as presented. 

 
The roll call vote was as follows:        
             

  Mr. Chad Pennington Aye 
  Mr. Michael Weaver  Aye  
  Mr. James Anderson  Aye 
  Mr. Kirk Sproles  Aye  
  Mr. Scott Wilson   Aye   
  Mr. Kenny Shuman  Aye 
  Mr. Wayne Austin   Aye 
 
 The board unanimously approved the Special Use Permit for 313 Tanner Street, 
 as presented.   
 

F.  CERTIFICATE OF APPROPRIATENESS 
 

1. Application for Certificate of Appropriateness; Bone Fire Brands Inc., 260 W. 
Main Street, Abingdon VA, 24210: Owner. Doug Beatty, 260 W. Main Street, 
Abingdon, VA: Representative. COA to install black aluminum bi-fold windows 
across the front of the structure. The windows will open into the restaurant to avoid 
infringing on pedestrian sidewalks.  Located at 260 W. Main Street, Abingdon, 
VA, Tax Map ID (011-1-86A) 

 
Mr. Doug Beatty represented the property at 260 W. Main Street, Abingdon, Virginia. 
 
Mr. Boswell told the board that Mr. Beatty plans to alter the façade of the building by 
adding bi-folding and transom windows across the visible elevation. The bi-fold windows 
will open into the restaurant to limit the pedestrian impact.   
 
Mr. Beatty informed the board that the new façade will look similar to those found in 
Charleston, Savannah, and Nashville. The new windows will add openness to the front of 
the restaurant and will help regulate appropriate social distancing measures.   
 
Mr. Sproles asked Mr. Beatty when the work would begin; Mr. Beatty answered, 
immediately. As soon as an approval was granted, work would commence.  
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On a motion by Mr. Anderson, seconded by Mr. Shuman, the Planning 
Commission approved the COA as presented. 

 
The roll call vote was as follows:        
             

  Mr. Chad Pennington Aye 
  Mr. Michael Weaver  Aye  
  Mr. James Anderson  Aye 
  Mr. Kirk Sproles  Aye  
  Mr. Scott Wilson   Aye   
  Mr. Kenny Shuman  Aye 
  Mr. Wayne Austin   Aye 
 

The board unanimously approved the COA for 260 W. Main Street as presented.   
 

  F.  DISCUSSION 
   
  1. Update on the Zoning and Subdivision Ordinance 
 

Mr. Jason Boswell updated the board saying that the next step will be Stakeholder 
Interviews on April 1, 2021 from 11-4.  The first public workshop will be April 1, 
2021 at the Virginia Highlands Small Business Incubator. The Berkley Group will 
be attending and facilitating both events.   

 
      G. OLD BUSINESS/MATTERS NOT ON THE AGENDA  

  
 H.  ANNOUNCEMENTS 
 

      I.  ADJOURN  

  On a motion by Mr. Sproles, seconded by Mr. Pennington, recommending  
  that the meeting adjourned with no further business to address. 

 
The roll call vote was as follows:        
             

  Mr. Chad Pennington Aye 
  Mr. Michael Weaver  Aye  
  Mr. James Anderson  Aye 
  Mr. Kirk Sproles  Aye  
  Mr. Scott Wilson   Aye   
  Mr. Kenny Shuman  Aye 
  Mr. Wayne Austin   Aye 
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 Adjourn Time: 5:55 P.M. 
 

_________________________   ______________________________ 
Wayne Austin, Chairman      Janice Dornon, Secretary 

 
The next regularly scheduled meeting will be April 26, 2021, at 5:30 pm in the Council 
Chambers, 2nd floor of the Town Municipal Building.  
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 TOWN OF ABINGDON 
PLANNING COMMISSION 

MONDAY, APRIL 5, 2021 – 5:30 PM   
SPECIAL CALLED MEETING  

COUNCIL CHAMBERS, MUNICIPAL BUILDING 

 A meeting of the Abingdon Planning Commission was held on Monday, April 5, 2021 
 at 5:30 PM in the Arthur Campbell Room of the Municipal Building. 

A. Chairman Wayne Austin called the meeting to Order 
 

B. Roll Call – Jason Boswell, Director of Community Development  
 

Members Present: 
 
 Mr. Chad Pennington Present 
 Mr. Michael Weaver  Present 
 Mr. James Anderson  Present 
 Mr. Kirk Sproles  Present 
 Mr. Scott Wilson   Present   
 Mr. Kenny Shuman  Present  
 Mr. Wayne Austin   Present  
  
 
Members Absent: None 
 

Comprising a quorum of the Commission - Yes 

 
Administrative Staff Present: 
 
 Mr. Jason Boswell – Director of Community Development 
 Mr. Mason Gragg – Town Planner  
 Mr. Cameron Bell – Town Attorney 
 Mrs. Janice Dornon – Administrative Assistant, Secretary 
 
Guests: None 
      

 C.  PUBLIC COMMENTS - None  
 
 
 D.  PUBLIC HEARING – SPECIAL USE PERMIT 
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1. Special Use Permit; Between 134 and 124 Park Street SE, Abingdon VA, 24210; 
Owner. Vintage Properties of Virginia, LLC, 2933 Heathmoor Lane, Charlotte, NC 
28211: David Dalton; Representative. Special Use Permit to construct a new foundation 
upon which the Hiram Dooley house will be placed, with the aid of specialized house 
moving equipment. The parcel is located within the AE Floodway Fringe District. 
Located at between 134 and 124 Park Street SE, Abingdon, VA, Tax Map ID (013-1-
120F1) 
 
 Mr. Wayne Austin opened the Public Hearing.  
 

Mr. Jason Boswell stated that Mr. Dave Dalton has submitted a Special Use 
Permit  Application and Site Plan to move the Hiram Dooley house approximately 
200’ from the current location, 123 Pecan Street, to a open parcel located between 
134 and 124 Park Street SE. The proposed lot sits in the AE Floodway District. 
Mr. Boswell continued to read the staff analysis… 

 
  Staff Analysis:  
 

On review, staff recommends approval of the Special Use Permit as presented in 
compliance with Article 17 - General Provisions, Section 17-3 - Special Use 
Permits and Article 15 - FH Flood Hazard District, Section 15-9 - Utilization of 
the flood hazard district based on the results of the submitted flood study prepared 
by Bundy Architecture and Engineering indicating that the proposed relocation of 
the structure will not increase the base flood elevation more than one foot at any 
point. Staff also recommends that an Elevation Certificate be required that 
indicates the Finished  Floor Elevation (FFE) is at or above the recommended 
flood proofing elevation listed in the report (2040.74). The project is still subject 
to the requirements of a Right-of-Way Encroachment Permit, Entrance Permit and 
a Land Disturbing Permit should conditions make them applicable. 

  
Mr. Jeff Johnson, a member of the Sinking Springs Presbyterian Church, said the 
church is willing to work with Mr. Dalton as much as they possibly can. He also 
thanked the board and the town, on behalf of the church, for their efforts 
throughout this entire process. 

  
Mr. Dalton said that during this process the town, the church, and the citizens 
have been supportive of his efforts. Mr. Dalton is working with a firm from 
Philadelphia, Pennsylvania to have the Hiram Dooley house relocated. Mr. Dalton 
said only the original 25’ x 40’ section of the 1849 house would be moved. 

  
 Mr. Austin inquired as to why Mr. Dalton is taking on this endeavor. Mr. Dalton 
 responded that he has strong family ties in Abingdon and that he adores the area. 
 

Mr. Shuman expressed his appreciation to Mr. Dalton for his preservation efforts. 
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Mr. Austin asks about the projected timeline for the project. Mr. Dalton stated 
they would like to start the process in May. Mr. Dalton responded, there are 
several public utilities that will need to be temporarily moved for this relocation 
to occur. This will substantiality add to the cost of the move.  

 
Mr. Austin inquired as to the plans for the home once it has been moved. Mr. 
Dalton plans to add an addition to the back of the structure and use it as a long 
term rental.  

  
Mr. Weaver asked what part of the house would be moved. Mr. Dalton responded 
confirming that only the section that was constructed in 1849 would be relocated. 
The depth of the exterior walls are three bricks thick, making the structure 
extremely heavy.   

 
 Mr. Austin closed the Public Hearing 

 
 

On a motion by Mr. Shuman, seconded by Mr. Anderson, the Planning 
Commission approved the Special Use Permit, per the staff’s 
recommendations. 

 
The roll call vote was as follows:        
             

  Mr. Chad Pennington Aye 
  Mr. Michael Weaver  Aye  
  Mr. James Anderson  Aye 
  Mr. Kirk Sproles  Aye  
  Mr. Scott Wilson   Aye   
  Mr. Kenny Shuman  Aye 
  Mr. Wayne Austin   Aye 
 

The board unanimously approved the Special Use Permit for the proposed 
structure being relocated to parcel 013-1-120F1, Abingdon, Virginia, as 
presented. 

 
 Mr. Boswell will present the Planning Commission’s decision from this meeting 
 to the Town Council at their regularly scheduled meeting on April 5, 2021, at 6:30 
 P.M. 
 

  E.  DISCUSSION 
   
 
      F. OLD BUSINESS/MATTERS NOT ON THE AGENDA  
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      G.  ADJOURN  

  On a motion by Mr. Anderson, seconded by Mr. Shuman, recommending  
  that the meeting adjourned with no further business to address. 

 
The roll call vote was as follows:        
             

  Mr. Chad Pennington Aye 
  Mr. Michael Weaver  Aye  
  Mr. James Anderson  Aye 
  Mr. Kirk Sproles  Aye  
  Mr. Scott Wilson   Aye   
  Mr. Kenny Shuman  Aye 
  Mr. Wayne Austin   Aye 
 
 Adjourn Time: 5:45 P.M. 

 
 
 

_________________________   ______________________________ 
Wayne Austin, Chairman      Janice Dornon, Secretary 

 

 

 

 

 

 

 

 

 

 

The next regularly scheduled meeting will be April 26, 2021, at 5:30 pm in the Council 
Chambers, 2nd floor of the Town Municipal Building.  
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Overview 
The Town of Abingdon is updating, modernizing, and restructuring the zoning and subdivision ordinances 
into one seamless regulatory document. The revised zoning and subdivision ordinance will: 

• Provide streamlined and user-friendly regulations; 
• Incorporate best planning practices and current state code requirements; 
• Address the goals and strategies identified in the Comprehensive Plan; and, 
• Consider citizen needs and issues identified through the public engagement process. 

 
This process will be guided by Town staff, the Planning Commission, and Town Council with opportunities 
for input from stakeholders and citizens. To review the Zoning and Subdivision Diagnostic and to stay 
updated on the project, visit: https://abingdon-va.gov/zoning-subdivision-ordinance-update/. A guide to 
zoning is also provided for reference. 

Agenda 
The April 26 meeting will focus on reviewing the public engagement results and collecting direction on 
key policies necessary to proceed with ordinance development. The following agenda is provided as an 
outline for discussion: 

1. Schedule & Progress to Date – 5 minutes 
2. Public Engagement Summary – 15 minutes 
3. Ordinance Structure and Content – 15 minutes 
4. Key Policy Direction – 60 minutes 

a. Zoning Districts 
b. Zoning District Standards 

5. Next Steps – 10 minutes  

1. Schedule & Progress to Date 
The project schedule is provided in Attachment A. Progress to date includes: 

• Staff Kickoff – The Berkley Group conducted a kickoff meeting with Abingdon staff on February 
9, 2021 to review the scope of work and deliverable items. This meeting gave Berkley Group’s 
team insight into current issues and areas of focus.  

• Council Kickoff  – The Town Council kickoff was held on March 1, 2021. Town Council 
provided guidance on important land use and zoning issues as well as suggestions to consider 
during the public input phase and ordinance drafting. 

• Public Engagement – An online public survey was conducted between March 8-April 8. The 
Berkley Group also held stakeholder interviews and a public workshop on April 1 to collect 
feedback on priorities for the ordinance update.  

https://abingdon-va.gov/zoning-subdivision-ordinance-update/
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2. Public Engagement Summary 
Public engagement included a public survey, stakeholder interviews, and a community input workshop. A 
flyer was distributed by hand throughout the town to advertise the survey and public workshop. Town 
staff also advertised the survey and workshop on a webpage created to disseminate information regarding 
the zoning and subdivision update. Additionally, the public survey and workshop were advertised on the 
town’s social media accounts. 

Public Survey 
The public survey was conducted online from March 8-April 8 and garnered 70 responses. Attachment 
B provides a summary of results. 

Stakeholder Interviews 
Stakeholder interviews were held on April 1, 2021, with four stakeholder groups, including landowners, 
business owners, economic development professionals, realtors, attorneys, and developers. A total of 10 
stakeholders participated in the interviews. Each stakeholder group discussed the existing regulations and 
opportunities for improvement. Attachment C summarizes stakeholder feedback. 

Community Input Workshop 
The community input workshop was held at the Virginia Highlands Small Business Incubator on April 1, 
2021. Two individuals participated. Due to the low participation, Berkley Group staff reviewed the public 
workshop questions directly with the two participants. The results of this meeting have been combined 
with the stakeholder interview results (Attachment C).  

Key Findings 
Key findings from the public engagement process include: 

• A desire to improve community appearance and preserve history while encouraging new 
commercial development. 

• Dissatisfaction with the quality of development in business areas outside of the historic downtown 
and along major streets / entrance corridors. 

• A desire to maintain open space and the remaining rural character in the town, with opinions 
differing on the approaches to accomplishing this goal. 

• A desire to provide greater variety in housing, including measures to promote affordable housing 
options in the town.  

• Support for sidewalks, landscaping, lighting, and parking standards to improve the aesthetic quality 
of the town and increase safe walkability. 

• Revising the Old and Historic district to allow more consistent uses across subdistricts. 

In addition, stakeholders also noted: 

• A need for the zoning ordinance to be more flexible for use and development types, while being 
easy to understand. 

• A need to restructure the subdivision ordinance standards to ease the burden on developers, 
such as removing sidewalks, curbing, and guttering requirements when adjacent parcels do not 
already have them. 
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3. Ordinance Structure 
The existing table of contents for the zoning ordinance is provided for reference in Attachment D. 
Reorganization of the ordinance is recommended to provide a streamlined, more user-friendly ordinance 
that offers predictability and transparency.  

As shown in the recommended ordinance structure below, reorganization would consolidate the existing 
authority, purpose, and applicability sections into one section and move it to the beginning of the 
ordinance. Administrative provisions would be combined and placed at the beginning of the ordinance as 
well. District provisions and standards will be incorporated into one article, including intent statements 
for all districts. Community design standards such as signs, parking, landscaping, and lighting will be 
removed from the existing districts and placed into one article to streamline use. 

A new article is proposed to address the overlay districts and special districts, such as the Flood Hazard 
Overlay (FH), Planned Unit Development (PUD), and Old and Historic (OH) district. The subdivision 
ordinance will also be incorporated into the zoning ordinance to ease usage and interpretation relative to 
land development regulations.  

The following general organization is proposed for the updated ordinance: 

• Article I – In General (Authority, Purpose, Applicability) 
• Article II – Administration (Official map, Amendment procedure, Zoning Administrator, Planning 

Commission, Board of Zoning Appeals, Violations, and Appeals) 
• Article III – Permits and Applications (Zoning permits, Special Use permits, Building permits, 

Permit application requirements) 
• Article IV – Zoning Districts (Establishment, Intent, and Dimensional Standards) 
• Article V – Special and Overlay Zoning Districts  
• Article VI – Use Matrix 
• Article VII – Use Performance Standards  
• Article VIII – Community Design Standards (Signs, Parking, Landscaping, and Lighting) 
• Article IX – Nonconforming Uses, Lots, and Structures 
• Article X – Subdivision Code 
• Article XI – Definitions 

4. Key Policy Direction 
In addition to the public input summaries provided herein and in Attachments B and C, the Town’s 
Comprehensive Plan offers key consideration when revising the zoning ordinance. A brief overview of 
Plan considerations offering guidance to the ordinance rewrite are summarized below. 

The Abingdon Comprehensive Plan, adopted in 2020, envisions the Town as: 

• The region’s intersection of arts and nature,  
• Supportive of business,  
• A place that embraces preservation and progress, 
• A connected, walkable, and bikeable small town, 
• Providing housing for every stage of life, and, 
• A town with complete neighborhoods. 
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These visionary statements can, and should, be supported by the zoning and subdivision 
ordinances. To this effect, several goals and strategies throughout the chapters of the Plan direct 
changes to the zoning ordinance. 

The Plan establishes a Land Use Policy Area map to guide the Future Land Use map. These areas 
advocate for revitalization of neighborhoods and redevelopment of underperforming commercial 
areas. Also included in the Land Use Policy Area map are opportunities for preservation and infill 
development to take advantage of Abingdon’s limited development space. The Land Use Policy 
Areas also provides direction for intent statements that have not been incorporated for the 
residential, business, and office and institutional districts. 

It is important that revisions to the Zoning Ordinance ensure that future development is based on clear, 
defined guidelines that balance property owners’ rights with the vision of the community at large. As the 
Berkley Group staff analyzes existing ordinance regulations, Comprehensive Plan recommendations, and 
public and town staff input, additional guidance from the Planning Commission will be needed on key policy 
points prior to drafting zoning ordinance changes. The primary policy point for discussion this evening, 
detailed further in this section, is pertinent to the establishment of zoning districts and intent statements. 

A. Zoning Districts 

Existing zoning districts, overlays, and special districts are provided for reference in the District Summary 
& Intent Table (Attachment E). The table includes the current and proposed district title, the current 
and proposed intent statement, typical uses, and a brief analysis summary for each district.  

The following items will be discussed during the worksession:   

• District Names for Clarity – The names of the Residential districts should be modified to 
better represent the character of those districts. The current Residential districts are referred to 
only by number. Renaming these districts to Low Density Residential, Medium Density Residential, 
High Density Residential, and Mixed Residential (while still retaining the numbering convention, 
i.e. R-1, R-2, etc.) is more descriptive of respective use and character. Is there consensus on 
these suggested modifications? 

• District Intent Statements – As is common with older ordinances, Abingdon does not have 
intent statements for several districts, including the Agricultural, Forestal, and Open Space district, 
all Residential districts, all Business districts, the Office and Institutional district, and the Limited 
Industrial district. Intent statements have been drafted for these districts. Existing intent 
statements have also been refined, as appropriate. Language has been used to connect several of 
the districts directly to the Comprehensive Plan where possible. Are there suggestions to these 
modifications? 

• Reduce Old & Historic Subdistricts – Consolidating the 15 subdistricts in the Old and 
Historic district into three to five subdistricts will allow more consistent treatment of uses across 
the district. Staff and stakeholders have indicated that this is a critical need in the district. It would 
encourage economic development, help citizens understand allowable uses, and ease 
administration burden. Is there consensus on consolidating these subdistricts?  
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B. Zoning District Standards 

The current district standards for the zoning districts are provided in Attachment F. The Berkley Group 
suggests reviewing the district standards to make adjustments as needed. 

The following recommendations will be discussed during the worksession:  

• Revising Old and Historic District Language for Dimensional Standards – The Old and 
Historic District currently does not provide specific setback, frontage, yard, or height regulations. 
Current standards state: 

“The old and historic district shall follow the general established pattern already in 
existence in the district insofar as area, setback, frontage, yard and height regulations are 
concerned.”  

This statement is vague and could lead to administrative burdens or legal disputes. If subdistricts 
are consolidated, dimensional standards may be applied to guide future development. Is there a 
desire to develop dimensional standards for subdistricts? 

• Modifying Lot Standards for the R-3 and R-4 Residential Districts – Modifying the existing 
lot standards may address some housing affordability concerns in Abingdon. Currently, the 
minimum lot area for multiple-family dwellings (served by water and sewer) in these districts is 
10,000 square feet, plus an additional 2,500 square feet for each dwelling unit over two dwelling 
units (see Attachment F). Abingdon’s standards for multiple-family dwellings are more 
restrictive than comparable districts in similar communities. For example: 

o Town of Blacksburg: 8,000 square feet 

o Town of Farmville: 5,000 sq. ft. plus 2500 square feet for each additional dwelling unit 
under 1 roof, overall density to not exceed 16 units per acre 

o City of Radford: 10,000 square feet for up to four units, plus 1,600 square feet per dwelling 
unit in excess of four units 

Is there interest in reducing lot area standards for the R-3 and R-4 Residential Districts? 

• Other Items for Discussion as Needed – The Berkley Group will continue evaluating lot 
standards and will identify additional questions for Planning Commission consideration. Planning 
Commission is also encouraged to identify questions and concerns related to district standards. 

5. Next Steps 
The Berkley Group will review recommendations and begin drafting ordinance articles. Topics to be 
discussed at the next meeting include:  

• Revised District Standards 
• Use Matrix 
• Definitions 
• Overlay & Special Districts 
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Project Schedule 

The following is a tentative schedule to chart the completion of the project.   
 
 

2021 Date Topics/Actions 
Apr 26 Worksession 1 – Public Engagement Results, Ordinance Structure, District 

Standards 

   

Jun * Worksession 2 – Use Matrix, Definitions, Overlays & Special District, Finalize 

District Standards 

   

Aug * Worksession 3 – Use and Design Standards, Nonconformities 

   

Nov * Workession 4 – General, Permits & Applications, Subdivisions 

   

Jan * Worksession 5 – Wrap Up, Final Ordinance, Zoning Map, Illustratives 

   

2022 Date Topics/Actions 

Feb * Open House and Public Review 

   

Mar * Town Council Worksessions (Up to 2), Finalize Draft 

   

Apr/May * Advertise and Hold Public Hearings, Adoption 

* Dates to be determined 
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Q 1. Which of the following best describes your association with Abingdon. (Select 

all that apply) Answered: 70 Skipped: 0 

 

 
 

Comments: 

1 I am a Realtor 

2 My family is from Abingdon and I attended Emory and Henry College, where I studied land 

Use Planning and Analysis. 

3 Local Land Surveyor 

4 I live outside current town limits 

5 My Aunt lives in the town limits and is not internet connected. 

6 Abingdon resident, small business owner, and leader at an Abingdon church 

7 This is my home town, so I have 73 years of history here. 

 

  

71.43%

47.14%

22.86%

60.00%

8.57%

10.00%

I live within Town limits.

I work within Town limits.

I own a business within Town limits.

I am a property owner within Town limits.

I am a developer/buildier.

Other (please specify)

0% 10% 20% 30% 40% 50% 60% 70% 80%
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Q 2. General: Select your top zoning and land use priorities for the Town of 

Abingdon. (Select up to 3) Answered: 70 Skipped: 0 

 

 
 

Comments: 

1 Fostering growth of small businesses 

2 Encouraging new businesses especially in empty store fronts. 

3 Zoning and land use priorities that preserve our Town while encouraging growth in 

business and industry...no small task 

4 Affordable housing for families that want to buy and stay in town, but can't really afford the 

prices that keep going up 

5 Bringing in family-friendly attractions and entertainment  
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8.57%

54.29%

17.14%

54.29%

18.57%

21.43%

27.14%

22.86%

7.14%

Improving community appearance

Encouraging industrial growth

Encouraging new commercial businesses (retail,

restaurants, etc)

Encouraging new housing development

Preserving historic areas

Preserving agriculture and rural character

Conserving sensitive environmental areas

Protecting existing residential areas from other

uses

Infill development that matches community

character and design

Other (please specify)
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Q 3. General: When it comes to business development, do you think Abingdon's 

development regulations are: Answered: 70 Skipped: 0 

 

 
  

22.86%

32.86%

10.00%

2.86%

31.43%

Not business friendly.

Somewhat business friendly.

The perfect balance for business

development.

Too business friendly.

Not sure/no opinion.
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Q 4. General: Are you generally satisfied with the quality of development in the 

following areas throughout Town? Please explain any specific concern in the 

comment section. (Check one for each) Answered: 70 Skipped: 0 

 

 
 

57.35%

59.42%

34.29%

37.68%

34.78%

54.41%

19.12%

33.33%

54.29%

47.83%

23.19%

13.24%

23.53%

7.25%

11.43%

14.49%

42.03%

32.35%

Residential neighborhoods

Historic downtown

Major streets / entrance corridors

Business areas outside the historic downtown

Industrial areas

Agricultural areas
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Comments: 

1 there should be more flexibility with historic restrictions for businesses  

2 Too many chains and franchises not enough industry 

3 Some areas look run down (even open businesses), Exit 17 (old stuckey's) 

4 Redevelopment opportunities at Exit 17 (Cummings Street) and Exit 14 (Main Street - inside and 

outside Town limits). 

5 Need more parking. Should not have 18 wheelers driving through town. 

6 There are always room for improvement. Like adding sidewalks to high foot traffic areas (East 

Main) or adding street lights throughout neighborhoods. However improving the lighting provided 

by street lights near Town Hall/Barter are sorely needed.  

7 I appreciate the urge to keep the historic section, but the whole thing with the church wanting to 

sell a building and they historical society trying to save it is a little ridiculous.  Just because its old 

doesn't mean it has to be preserved 

8 The regulations and rules for businesses and homes in the historic districts are archaic. The 

appropriate police committees stifle most all character the town could have. 

9 Our town entrances look like crap, and so many of our older businesses are down in the heel. I 

question why industrial and agricultural rate space in this survey bc this is TOWN; any truly large, 

such as a factory or farm, should be part of the county, should it not?  

10 Residential areas within town limits need sidewalks...currently not pedestrian friendly. Exit 17 

shopping center blight with old, no longer relevant signs and empty buildings give the impression 

we’re run down, outdated and not a place that’s doing well. Need to encourage redevelopment of 

empty buildings rather than developing new.  

11 As an elderly person who lives within the town limits and who grew up in Wash. county, My Aunt 

wanted me to let you know she feels that the historical area is what draws tourism and businesses 

to support that and preserves a generally good satisfaction for residents. 

12 Empty spaces needed to be filled. Most have been empty since we moved here 9 years ago. We’ve 

tried renting some and the price and lease agreements for the rundown spaces are frustrating. 

13 No sidewalks in residential areas. Lots of junk, debris, un-useable autos etc through out 

neighborhoods. Historic downtown suddenly has a lack of trees as many have recently been cut 

and there seems to be no plan to replace them. Our Historic district has radically changed because 

of this short sighted tree removal. 

14 It's difficult to understand what certain businesses downtown have been allowed to fall into a 

terrible state of disrepair! Most of us ( downtown business owners) take pride in our buildings, but 

some obviously do not. The town should be able to require certain criteria be met for keeping up 

buildings! 

15 Too many vacant, run down properties.  Keep as much green space as possible  

16 The entrance corridors need cleaning up. They are cluttered, trashy, and unwelcoming. The 

business areas outside the historic area are generic and haphazard -- could be any Interstate town 

in the country, and this is how visitors and residents HAVE to enter the town. 

17 Stricter regulation of access and site requirements for business along major streets/entrance 

corridors. Areas at Interstate ramps and along West Main would benefit from fewer entrances, 

more landscaping, etc 

18 I would like to see higher paying job opportunities, less lowing paying food and grocery store jobs. 

We lost a lot of retail, and only have Walmart as an option now.  
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Q 5. District Standards: Which of the following options would you support to 

maintain the character of remaining rural areas within Abingdon town limits? 

(Select all that apply) Answered: 68 Skipped: 2 
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30.88%

38.24%

36.76%

50.00%

14.71%

Maintain current requirements for rural areas

within Abingdon town limits.

Require larger lot sizes in rural areas within

Abingdon town limits.

Allow cluster residential development on smaller

lots with permanent protection of open space.

Offer tax incentives to promote agriculture.

Establish conservation easements.

Not sure / no opinion.
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Q 6. Land Use: Would you encourage or discourage the following residential land 

uses in the Town of Abingdon?  Please explain any specific concerns in the 

comment section. (Check one for each) Answered: 70 Skipped: 0 

 

 

79.41%

40.00%

45.59%

48.57%

37.14%

32.86%

57.14%

13.04%
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Single family dwellings

Apartments / multi-family dwellings

Townhouses

Development with a mix of housing types and

commercial uses (mixed use development)

Accessory dwelling units (garage / basement

apartments)

Pocket neighborhoods (grouping of small

residencies in a higher density setting)

Live/Work units (a single structure with both

living quarters and an office / commercial space)

Manufactured homes

Non-traditional dwellings (shipping container,

tiny homes)
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Comments: 

1 Housing shortage (esp. affordable) must be addressed as part of the stability of our region. 

2 Encourage reinvestment in existing housing stock  

3 Housing is a nightmare here. Any effort to promote good housing opportunities is a great 

idea 

4 My Abingdon native Aunt, believes that restrictions,  but allowing residential and business 

development, also with conservation restrictions, which encourage new generations to 

come to Abingdon and live, farm, enjoy the local history, is best way to approach. 

5 Not sure of definition for manufactured homes. If this means trailers, absolutely not. If it is 

prefab structural pieces assembled on regular foundation, then allow with restriction. 

 

And for all of these, what would the restrictions be and who determines them? 
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Q 7. Land Use: Would you encourage or discourage the following non-residential 

land uses in the Town of Abingdon? Please explain any specific concerns in the 

comment section. (Check one for each) Answered: 70 Skipped: 0 

 

Short-term rentals (i.e. AirBnB)

Breweries / Distilleries

Agriculture

Mini-storage, indoor (climate-controlled units in an

existing structure)

Mini-storage, outdoor (units with outdoor access

not in an existing structure)

Commercial development - small (i.e. boutique

retail store, local restaurant, fitness studio)

Commercial development - large / box store (i.e.

Target)

Office development

Auto-related uses (i.e. sales / service)

Hotels

Outdoor recreation / tourism - parks, camping,

etc.

Industrial development

Community services - clinics, hospitals, social

services, libraries, etc.

Home occupations without onsite customers /

employees

Home occupations with onsite customers /

employees

Solar facilities

Event venues and assembly places in agricultural /

open space areas

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

No Opinion Discourage Allow with Restriction Encourage
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Comments: 

1 Airbnbs and short term stays should have no restrictions on them! The people and 

tourists/revenue Airbnb brings is vital to the sustantial growth of this town. 

2 Character and culture but w/ innovation and attractions for professionals + families are 
important. 

3 I believe there are opportunities for climate-controlled indoor storage facilities in vacant 

commercial buildings (e.g. old Kmart).  This is if the market dictates and if it can be done 

tastefully. 

4 Encourage the recruitment of Chain restaurants, Like Texas Road House or Logan's (or 

Similar). This type of restaurant will allow the working family to go out and increase tax 

revenue for the Town. Higher end restaurants don't do that.  

5 Reduce and control light pollution.  Light pollution is a serious local problem causing 

negative impacts to local and regional outdoor recreation resources.  

6 Suppprt small local businesses  

7 We're a tourism town with a growing population of folks from outside the area. They 

like it here because it's pretty, has cool old buildings, pride in its history, and have 

several unique places of interest, such as the Trail, Barter, nice bnbs, great restaurants, 

the Farmer's MArket, etc. People decide to move here based on these things. They're 

not moving here bc of factories or BIG industry. They want slow, clean, quiet, and 

convenient. And cool. We need music, small festivals, venues for entertainments 

8 Encouraging Outdoor Recreation and Tourism should start with hiring a qualified Town 

Manager.  Abingdon deserves a Town Manager with direct experience managing a tourist 

town.  Step 1 is get rid of job-hopping "Jimmy" Morani.  Town Council should replace 

him with a visionary leader who is comfortable working along side strong women. 

9 Businesses located within the historical district need better signage.  

10 Need to attract a Mast General Store type boutique with incentives.  This would be our 

downtown anchor stomper to draw more traffic to downtown abingdon.  Motivate 

more retail. We need to build a destination 

11 As usual, these are too vague. example: small boutique hotels in older houses or 

buildings would be great. Large chain hotels, no. Office development woild depend on 

the type of office. We have too many offices in downtown that don't need to be there, 

taking up a location a small business could occupy. My answer to all of these is "it 

depends". 
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Q 8. Community Character: In your opinion, what 3 things contribute most to 

creating an inviting community? (Select up to 3) Answered: 70 Skipped: 0 

 

 

 

Comments: 

1 More crosswalks! And no restriction on sign size for Main St. Sign restriction is NOT 

helping businesses get their name out and be inviting. We need inviting signs for people 

who are not from the area. 

2 Light pollution and noise pollution in Abingdon as well as surrounding areas ought to be 

reduced.  Advocate for this in regional forums such as MRPDC.  It is unfortunate that 

this question only allows selecting only 3 choices.  All seven choices are important! 

3 Any and all Town, County or State buildings or vacant ground should be sold at auction 

immediately! start getting some tax revenue and open these vacant buildings . 

4 We need to be pretty with green areas, not more parking lots. It makes people breathe 

easier. Decent paths and sidewalks are necessary. And why isn't safety listed? Folks need 

to feel comfortable walking , day or night 

5 Jobs are most "inviting" 

6 Businesses need better signage and facades. Most buildings are plain and unattractive due 

to historical  regulations.  

7 Not reduced signs so much as consistent.  Consistent lighting would also be nice as 

would trees and landscaping.  Parking isn’t as important as walkable and bike friendly.  

37.14%

75.71%

37.14%

20.00%

45.71%

22.86%

31.43%

14.29%

High quality building materials and design.

Trees and landscaping that provide shade and color.

Consistent or compatible architectural features.

Consistent or compatible building scale, size, and

height.

Lighting that ensures safety but prevents light

pollution.

Reduced sign clutter.

Convenient parking.

Other:
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Consistent can end up “cookie cutter” and needless expense   For potential 

entrepreneurs  

8 Residential and hotels should be walkable to shopping, dining, entertainment, historic 

sites. This means allowing mixed use on downtown streets. Look at the Historic Main 

Street area in Charlottesville. We could do this, too, over time. 

9 Sidewalks that can be used by ALL( not brick)  Cross walks 

10 pedestrian safety - sometimes it is impossible to cross Main Street for the speeders! 
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Q 9. Community Character: The draft zoning ordinance includes design standards 

to ensure new development aligns with the character of the community. Would 

you agree or disagree with the following design statements? (Check one for each) 

Answered: 70 Skipped: 0 
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82.86%

85.71%

78.26%

72.86%

43.48%

78.57%
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7.14%

7.25%

11.43%

5.71%

4.35%

8.57%

24.64%

14.29%

7.25%

1.43%

11.59%

5.71%

8.57%

17.39%

18.57%

31.88%

7.14%

Signs should be restricted in number, size, and

type dependent upon the district in which they

are placed.

Landscaping should be provided along streets to

improve community appearance.

Landscape buffers should be required between

business, industrial or multi-family developments

and agricultural and residential property.

Dumpsters, loading areas, electrical, and

mechanical equipment should be screened from

both off-site views.

Parking lots should have trees to provide shade

and reduce stormwater runoff.

Parking lots should provide painted lines or other

means to indicate individual spaces.

Bicycle parking should be provided within certain

developments (such as multifamily or commercial

centers).

Fence height should be restricted in business and

residential zoned districts.

Lighting height should be restricted in business

and industrial zoned districts to prevent light

trespass and preserve dark skies.
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Q 10. Other: Are there any other issues that have not been addressed that you 

would like to identify, or do you have any general comments or suggestions? If yes, 

please identify in the comments. Answered: 66 Skipped: 4 

 

 
 

Comments: 

1 policies to encourage more re-use of vacant box stores 

2 Allow business owners to express and share their businesses! No restrictons on signs, 

patios, sidewalks etc. Promote businesses not restrict. That includes Airbnbs/ short 

term rentals. All businesses on Main St. Main St. needs to be MUCH more friendly. 

Crosswalks, signs, landscape. Bike parking should be ALL over town. 

3 Keeping our town attractive to both residents and visitors is paramount. However, the 

balance w/ business/jobs/housing is also critical. 

4 Encourage more mixed-use developments. 

5 What is the town doing to address the increase in pull-tab and other video gambling 

machines?  

6 Question 9 - parking lot and trees - not just trees but green space to help with run-off.  

7 I appreciate the flowers I really do.  But why not plant perennials that do not have to 

be replanted each year.  That would save on budget some 

8 More 4 or 3 way stop signage on Valley Street at neighborhood egress streets. 

9 Abingdon's historic character is one of its greatest assets.  Protecting and preserving 

public as well as private historic resources will pay dividends to the community and its 

citizens long into the future.  

10 I believe we should focus on getting a developer to contrast appropriate styles 

apartments downtown and encourage walkable restaurants and boutiques. An empty 

54.55%

45.45%

No

Yes
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southern states building, used car lots, etc. shouldn’t be the image of Main Street. 

 

Most importantly, stop destroying historic structures! I’m tired of hearing “it’s to far 

gone to be restored”. Bull! Anything can be restored- review the book on the 

restoration of Williamsburg.  

11 Address declining historic homes that are not being cared for by private owners, be 

flexible with historic district to encourage re-use , support energy efficiency upgrades 

in historic district, remove dying trees and control English ivy , purchase undeveloped 

lots for pocket parks/open space  

12 I want to see a plan for what the Town has in mind. We've always had a 20 year plan in 

play; what is the plan NOW? Put it in the newspaper and advertise that it's available 

13 No new development without sidewalks and underground utilities 

14 I don’t remember seeing anything about pedestrian friendly design. This is desperately 

needed within town limits. As well as bike lanes (especially since we have a prominent 
bike trail in town).  

15 Restrictions on businesses need to be eased to allow for more growth and expansion 

of businesses. Family friendly, affordable restaurants are needed to support travel ball 

teams as well.  

16 There are too many trees being removed. We need more trees.  

17 We need to expand the Historic District and recognize its borders with arched 

gateways over the major streets.  Unique to abingdon 

18 My Aunt, an Abingdon native, wants you to know she believes that if other historical 

towns, such as Edenton NC, Lexington Va, can preserve their past while drawing more 

to help the town survive, so can her hometown.  

19 Travelers currently see gas stations and fast food (or Food City Or Walmart) if they 

drive by or stop at exit 14, 17, or 19.  Consistent signage with restaurants and 

specialty shops in Historic Downtown Abingdon as well as the Martha Washington Inn, 

Barter Theater, Virginia Creeper Trail, and Arts Depot would encourage visitors.   

20 Lower taxs 

21 Better use of Farmers Market and Remsburg Drive beside as a way to bypass the light 

at Cummins and Main 

22 The restricted building height is an issue. 

23 In my neighborhood, there are numerous unoccupied/hazardous appearing homes.  I 
feel there should be a time limit set where the home owner finds a way to remove 

hazardous building or sell it or have town step in to remove hazard.   

24 I would like to see financial incentives  for such things as permeable paving on new 

parking lots, different designs and types of lights referenced in #9;  restrictions in all of 

the above should be contextual and relate to the specific area and use, not a one size 
fits all, blanket restriction for everywhere; do away with the parking minimums for a 

business. They require too much pavement and create holes in the streetscape. People 

don't have to park in the front door and every business isn't at full occupancy all the 

time; allow planters, standing directional signs, benches, and (gasp) outdoor tables on 

the sidewalks. We are no different than many other places I've visited that allow such 

things. People find a way to adjust and accommodate; continue with the development 
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plan for the Lois Humphrey's park downtown, which included public restrooms.  

Remember WALKABLE! 

25 Increase protection and advantages of the Historic District by including more streets in 

the District.. 

1. Oak Hill to Jackson Street. 

2. Jackson Street to the end. 

3.South side of upper Park Street to Pecan Street. 

4. Pecan Street 

5. Park Street from Blue Hills Market east to 350 Park Street 

6. South side of Tanner Street (313 Tanner street) 

7.Hassinger House on Cummings continuing down and including Grove Terrace to 

Oakland Street 

8. First 2 Blocks of Bradley Street to Preston Street ( Treasure trove of Victorian 

homes) 

9. West side of Stonewall Heights to Oak Hill 

26 Residential areas and subdivision residents should not be allowed to possess or 

maintain livestock (chickens, goats, etc.) In such zones.  

27 Too much trash all over town. 

 

Home/office owners should be required to maintain their property according to basic 

life/safety rules. 

 

Pride of ownership should be encouraged. 

28 At the intersection of Holston Street and West Main Street. It is difficult to see traffic 

traveling West on Main Street while coming off of Holston Street at certain times of 

the year because of the brush grow-up. 

29 Parking issues 

30 Streetscapes for traffic calming - this has been in the Comprehensive Plan for years and 

years and years... Nothing has happened. Who is responsible for this? The town can 

pass ordinances, but if residents and visitors are in danger when trying to cross a town 

street, then it's all a waste. 
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Stakeholder Interview and Public Workshop Summary 

This document summarizes the suggestions, concerns, and comments from the stakeholder 

interviews and public workshop, held on April 1, 2021.  

Stakeholder interviews consisted of four groups that included landowners; business owners; 

economic development professionals; and realtors, attorneys, and developers. During each 

interview, the Berkley Group facilitated discussion on the draft Zoning Ordinance and Subdivision 

Ordinance and opportunities for improvement. A total of 10 stakeholders participated. 

The public workshop was attended by two participants. Workshop participants shared land use 

priorities, as well as general comments of concern.   

The feedback has been summarized by stakeholder group and public workshop, as outlined below. 

Stakeholder Interviews 

The following concerns and comments were shared among all stakeholder groups: 

• Desire to have Abingdon be development friendly for both residential and business uses.  

• Concern that the Zoning Ordinance is difficult to understand.  

• Need for affordable housing in Town especially for elderly and workforce populations.   

Group 1 (2 participants)   

• The ordinance is not easy to understand. Clear step by step guidance is needed for 

processes. 

• The sign regulations are too strict. Specifically, larger signs should be allowed near the 

interstate. 

• The industrial areas of Town still need to be attractive. This can be achieved with 

landscaping like other parts of Town.  

• Additional streetlights are needed in the downtown area. 

• Walkability and bikeability are important.  

• Indicates a need for balance between accessibility and historic preservation (e.g. brick 

sidewalks are not needed, but sidewalks and landscaping are important).  

• Several general sections along Main Street and other portions of town have a very 
different “feel”, this is partly from landscaping and lighting but also types of business that 

are there.  

• Affordable housing is a need. Workforce housing should be allowed. Mixed use and 

live/work units would be appropriate infill development in business districts.  

• All housing types were considered appropriate for Abingdon except in the 

downtown/courthouse hill area, where single-family housing was preferred. 

• Consolidating the subdistricts of the Old and Historic district would be helpful. 

• The home occupation use allows Abingdon to be business friendly but should be separated 

in into two categories: those with customers and other impacts and those without. 
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• The mini storage use is not appropriate in downtown but is acceptable in other areas.  

• Abingdon needs more indoor and outdoor recreation businesses. 

• Existing height limits seem appropriate. The downtown should not have buildings taller 

than what currently exists. Industrial areas can have taller buildings.  

• Expressed mixed feelings about the Agricultural, Forestal, and Open Space (AFOS) areas 

protecting open space and the I-81 viewshed. They agreed there are pleasing viewshed 

areas to appreciate nature, but there is also a desire to be business friendly. These areas 

may be good for wedding venues and event spaces.  

• Desires additional parking downtown. Public transit and sidewalks are needed to improve 

access to existing parking.  

• Parking for specific uses is a little high. 

• Landscaping, especially landscaping between parking lots and adjacent sidewalks, was 

viewed as an asset, but it was suggested that the standard of 1 tree per 5 spaces could be 

reduced to 1 tree per 10 spaces. 

• The greatest desire is to be more business friendly by allowing more uses in general.    

Group 2 (3 participants) 

• Desires leeway within the ordinance and to be more business friendly. 

• The Town seems to have an identity crisis and does not know if it wants to be tasteful 

and historic or more about business. An example was given comparing Williamsburg and 

Ashville.  

• The mini storage use should be allowed. Sawmills and other uses are allowed but not mini 

storage.  

• Two obstacles are: lack of flexibility in types of businesses and lack of flexibility in housing 

options 

• Desires an increase in housing density with affordable and attractive housing in the heart 

of Abingdon. A solution for additional housing was to rewrite the PUD to allow pocket 

neighborhoods (utilizing clustered cottages and green space). Currently, rezoning to PUD 

requires matching the density of the existing area, however, this is a barrier to 

development and should be changed.  

• Apartments should not be allowed in the Old and Historic district to preserve existing 

single-family, office, and building character. 

• Streamlining the rezoning process would encourage development and assist developers 

with securing property purchases.  

• The public needs to understand the Old and Historic district and why some areas are 

zoned historic, while others are not.  

• ARB guidelines are a problem. They should be reviewed and edited to be more in line 

with best practices and to prevent issues between historic restoration and building and 

energy codes.  
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• Agreed that the Old and Historic district should be consolidated because the area is not 

diverse enough to warrant separate subdistricts.  

• Park Street (one of the only sections of B-1 in Town) should allow live/work. 

• The home occupation use should be allowed throughout Town. The use does not need 

to be split into separate categories of intensity because other ordinances will protect 

safety and any other concerns.  

• The short-term rental use should be encouraged. 

• In favor of encouraging clustering of developments with open space on the outskirts of 

Town (AFOS areas).  

• The requirement of 70 foot of road frontage is a barrier and limiting factor for housing 

development. 

• Elderly housing is a need and could be created in clusters or as mixed residential and/or 

mixed use. 

• There should be additional public parking in Town, but parking should be less restrictive 

for individual businesses.  

• Want to see growth happen in a less linear fashion (just a strip of Main Street) and instead 

to have a circle or heart of Town by opening Valley Street to more commercial uses.  

Group 3 (2 participants) 

• Desire the ordinance be more flexible instead of rigid, and to create a balance between 

attracting people to the Town for its historic nature and keeping the economy going 

through a variety in businesses and housing options.  

• Feel that Abingdon needs more opportunities for senior housing and affordable workforce 

housing. Participants open to these uses being allowed in more districts, including business 

zoned districts.  

• The Old and Historic district needs to be standardized and expanded to include the state’s 

own designated historic district within Abingdon. 

• The Town is very walkable and do not want to see anything that would jeopardize 

walkability. They also desire more walkability specifically along Plumb Alley. 

• Would like to see a better mix between commercial and residential uses on Valley Street, 

which is currently more residential. 

• Believe short-term rentals should be permitted to improve options for tourists.  

• Ministorage could be allowed in Town but would prefer to see storage units allowed in 

existing buildings. Do not want outdoor storage, especially not in the Old and Historic 

district. 

• Believe buildings should not loom over others, but buildings could be built to match 

existing tall buildings to allow for mixed uses. 

• Feel that home occupations should be allowed in all districts with some limits on traffic 

and disturbances. 
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• Advise that the use definitions should be broadened to allow for more use. “Professional 

Offices” was provided as an example to more generally interpret its narrow definition.  

• Believe it is good to have landscaping requirements for beautification and stormwater 

management but do not want a significant increase in these standards because there are 

open spaces and parks that provide ample green space already.  

Group 4 (3 participants) 

• This group consisted of individuals who regularly use the zoning and subdivision 

ordinances.  

• The zoning and subdivision ordinances are easy to interpret, and the Town staff is available 

to explain the ordinances when needed.  

• Feel more confident developing property in the Town when compared to the county, due 

to predictability in the types of development allowed at neighboring parcels. Despite this 

advantage in predictability, limitations within the ordinance drive people to the county. 

• The primary concern is with the standards in the subdivision ordinance, specifically 

requirements for curbing and guttering. The ordinance requires installation of sidewalks, 

curb, and gutter even when none is existing to connect to and when lots are 

nonconforming. The group suggests only requiring easements to leave space for future 

sidewalk installation in these instances.  

• Suggests more administrative plat approvals. The plat approval process is lengthy and 

more restrictive than the county.  

• The setbacks in the R-1 and R-2 zoning districts are too much, especially for small lots 

and next to older homes.  

• Recommend editing the lines of the Old and Historic district to include more historic 

buildings and to clean up places like the Farmer’s Market that is half within the Old and 

Historic and half outside of the Old and Historic district. Agree to consolidate the Old 

and Historic subdistricts. 

• Short-term rentals are a need for tourism. 

• Feel the AFOS district does not need to preserve open space. Development in the area 

could benefit the Town. 

• Recommend design standards be drafted to keep Abingdon quaint and charming but be 

reasonable for cost effectiveness.  
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Public Workshop 

The public workshop consisted of two participants. Workshop participants shared priorities the 

Town should focus on, as well as general comments of concern. 

General Comments and Concerns: 

• The Zoning Ordinance is not specific enough; resulting in what seems to be varying 

discretion on what applications/projects/developments are approved.  

• The participants feel that the County’s development requirements are looser than the 

Town’s requirements. Concern that the Town cannot compete with the County when it 

comes to inviting development.  

• Traffic studies should be given consideration more often, as they are not consistently 

required across development.  

• Suggest a robust zoning training for Town Council members to help them better 

understand the intricacies and potential results of decisions.  

Specific Comments and Concerns: 

• There are too many vacant buildings and warehouses across Town, specifically in the 

following areas: 

o B2 District 

o Colonial Road / behind NAPA Auto Parts 

o Russell Road 

• The termination point of Greenspring Road has an abundance of trailers and mobile 

homes that have resulted in “poor aesthetics.” Comment made from Town Staff that 

these lots are nonconforming.  

• Several lots in residential areas have an abundance of inoperable vehicles.  

• The Zoning Ordinance should provide fair and equitable standards for outdoor/sidewalk 

dining. Suggest regulations include a specific amount of sidewalk or space be left for 

pedestrian traffic. If ample space for pedestrians does not exist, sidewalk seating should 

not be permitted. 
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Current Zoning Districts Summary & Intent Table 

District 
District 

Title 

Proposed 

District 

Title 

Current Intent 

Statement 

Proposed Intent 

Statement 

Typical 

Uses 
Zoning District Analysis 

AFOS Agricultural, 

Forestal, and 

Open Space 

Agricultural, 

Forestal, and 

Open Space 

None The purpose of the AFOS, 

Agricultural, Forestal, and 

Open Space district is to 

preserve the rural character 

of areas where agricultural, 

forestry, and other low-

intensity uses predominate. 

The district also provides 

open space and agricultural 

production uses that enhance 

the physical resources of the 

Town and provide 

recreational opportunities for 

residents. 

Farm dwellings, 

agriculture, 

country clubs; 

With SUP: 

hospitals, 

veterinary 

offices, mobile 

homes 

This district applies to a 

relatively small number of 

large parcels. Public survey 

input indicated a desire to 

conserve these open areas, 

while stakeholder engagement 

indicated an openness to 

some development. Various 

options to conserve open 

space are possible, such as 

clustered development, 

conservation easements, and 

tax incentives. 
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District 
District 

Title 

Proposed 

District 

Title 

Current Intent 

Statement 

Proposed Intent 

Statement 

Typical 

Uses 
Zoning District Analysis 

R-1 Residential Low Density 

Residential 

None The purpose of the R-1, Low 

Density Residential district is 

to provide appropriate areas 

for low density single-family 

development. The district is 

designed to preserve the 

character of existing 

residential areas, to 

encourage new residential 

development in accordance 

with modern subdivision 

standards, to protect single-

family areas from 

encroachment by potentially 

incompatible commercial land 

uses and other higher density 

development, and to maintain 

an appropriate density of 

development. The R-1 district 

is also intended to 

accommodate limited 

nonresidential uses necessary 

to meet the recreational, 

educational, cultural and 

public service needs of a 

residential community. 

Single-family 

dwellings, 

parks and 

playgrounds; 

With SUP: 

private 

neighborhood 

clubs, schools, 

churches 

This district does not include 

a purpose and intent 

statement, which aids in 

guiding appropriate 

development; one has been 

supplied. The district should 

also be renamed Low Density 

Residential to clarify its 

purpose and character. Public 

engagement indicated 

satisfaction with the current 

development of single-family 

homes in Abingdon. Minor 

changes to use language is 

recommended to reflect 

modern zoning practices. 
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District 
District 

Title 

Proposed 

District 

Title 

Current Intent 

Statement 

Proposed Intent 

Statement 

Typical 

Uses 
Zoning District Analysis 

R-2 Residential Medium 

Density 

Residential 

None The purpose of the R-2, 

Medium Density Residential 

district is to encompass 

medium-density residential 

areas, both existing and 

planned, as well as certain 

compatible public and 

semipublic land uses. This 

district should provide a 

suitable environment for a 

mix of housing types located 

in closer proximity to 

shopping and employment 

centers. 

Single-family 

dwellings, two-

family 

dwellings, 

churches, 

schools; With 

SUP: 

townhouses, 

home 

occupations 

category type 

B 

 

 

This district does not include 

a purpose and intent 

statement, which aids in 

guiding appropriate 

development; one has been 

supplied. The district should 

also be renamed Medium 

Density Residential to clarify 

its purpose and character. 

Community input indicated a 

desire for a greater variety of 

housing types, including 

traditional apartments, 

townhouses, and single-family 

dwellings, but also for 

accessory dwelling units, 

live/work units, and pocket 

neighborhoods. Allowing 

these uses may address 

community concerns over 

housing affordability. 
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District 
District 

Title 

Proposed 

District 

Title 

Current Intent 

Statement 

Proposed Intent 

Statement 

Typical 

Uses 
Zoning District Analysis 

R-3 Residential High Density 

Residential 

None The purpose of the R-3, High 

Density Residential district is 

to encourage diversity in 

housing opportunities at 

higher densities, as well as 

certain compatible public and 

semipublic land uses. This 

district should provide a high 

quality residential 

environment in areas that 

have excellent transportation 

access and are well-served by 

public water and sewer 

utilities. 

Single- and 

multi-family 

residential, 

townhouses, 

libraries, 

schools, child 

care facilities, 

home 

occupations; 

With SUP: 

manufactured 

home 

subdivisions,  

clubs and 

lodges 

This district does not include 

a purpose and intent 

statement, which aids in 

guiding appropriate 

development; one has been 

supplied. The district should 

also be renamed High Density 

Residential to clarify its 

purpose and character. 

Community input indicated a 

desire for a greater variety of 

housing types, including 

traditional apartments, 

townhouses, and single-family 

dwellings, but also for 

accessory dwelling units, 

live/work units, and pocket 

neighborhoods. Allowing 

these uses may address 

community concerns over 

housing affordability. 

Additionally, there may be 

opportunities to review 

setbacks, lot coverage 

standards, and lot sizes to 

allow for more dense 

development in appropriate 

areas. 
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District 
District 

Title 

Proposed 

District 

Title 

Current Intent 

Statement 

Proposed Intent 

Statement 

Typical 

Uses 
Zoning District Analysis 

R-4 Residential Mixed Use 

Residential 

None The purpose of the R-4, 

Mixed Residential district is to 

encourage and accommodate 

diversity in housing type, size, 

and density, as well as certain 

compatible public, semipublic, 

and commercial land uses. 

This district should provide a 

high quality residential 

environment with limited 

neighborhood services in 

areas that have excellent 

transportation access and are 

well-served by public water 

and sewer utilities. 

Manufactured 

home 

subdivisions, 

tourist homes, 

child care 

facilities, clubs 

and lodges, 

nursing homes; 

With SUP: 

special care 

hospital, 

mobile home 

park 

This district does not include 

a purpose and intent 

statement, which aids in 

guiding appropriate 

development; one has been 

supplied. This district has 

been renamed to reflect the 

variety of other secondary 

residential uses (such as child 

care facilities, residential care 

homes, and rooming and 

boarding) present in the 

district. Manufactured home 

subdivisions are allowed by 

SUP in this district.  

PUD Planned Unit 

Development 

Planned Unit 

Development 

The planned unit 

development is a concept 

which encourages and 

permits variation in 

residential developments 

by allowing deviation in 

lot size, bulk or type of 

dwelling, density, lot 

coverage and open space 

from that required in any 

one residential district. 

The purpose of the Planned 

Unit Development district is 

to encourage and permit 

variation in residential 

developments by allowing 

deviation in lot size, bulk or 

type of dwelling, density, lot 

coverage and open space 

from that required in any one 

residential district. This 

district encourages innovative 

and attractive design in 

pedestrian-oriented 

environments while allowing 

greater flexibility in land use 

and design. 

Primary and 

secondary 

residential uses 

The PUD district allows for  

flexibility in design and land 

use on a case by-case basis . 

There are few parcels 

currently designated as PUD 

in Abingdon.  
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District 
District 

Title 

Proposed 

District 

Title 

Current Intent 

Statement 

Proposed Intent 

Statement 

Typical 

Uses 
Zoning District Analysis 

OH Old and 

Historic 

Old and 

Historic 

In order to (i) preserve 

the unique cultural 

heritage represented by 

the original section of the 

Town of Abingdon and 

site of Black's Fort and 

the town's historic 

resources for future 

generations; and, (ii) 

promote historic 

resources for economic 

development and financial 

stability, preserve historic 

resources for educational 

purposes, and promote 

quality of life and a sense 

of place for current 

residents of the town 

The purpose of the Old and 

Historic district is to (i) 

preserve the unique cultural 

heritage represented by the 

original section of the Town 

of Abingdon and site of 

Black's Fort and the town's 

historic resources for future 

generations; and, (ii) promote 

historic resources for 

economic development and 

financial stability, preserve 

historic resources for 

educational purposes, and 

promote quality of life and a 

sense of place for current 

residents of the town. This 

district should maintain 

appropriate character and 

design through utilization of 

historic guidelines and review 

of development by a Historic 

Review Board. 

(Depending on 

sub-district) 

Low-intensity 

business and 

residential 

uses, 

cemeteries, 

courthouses, 

theaters; With 

SUP: 

restaurants, 

museums, 

special retail 

shops 

The Old and Historic district 

is a source of pride for the 

Town. Historic areas are 

typically regulated through 

overlay zoning, but Abingdon 

regulates the historic area 

through a base district. 

Community and staff input 

indicates a need to 

consolidate subdistricts in the 

OH district, and Berkley 

Group supports this 

approach. It is recommended 

that the 15 subdistricts be 

consolidated into 3-5 

subdistricts, creating more 

equitable development across 

the entire district. 

Additionally, uses will  be 

reviewed to allow for 

different types of development 

while still following OH design 

guidelines. 
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District 
District 

Title 

Proposed 

District 

Title 

Current Intent 

Statement 

Proposed Intent 

Statement 

Typical 

Uses 
Zoning District Analysis 

OI Office and 

Institutional 

Office and 

Institutional 

None The purpose of the OI, Office 

and Institutional district is to 

provide office development 

with limited residential and 

institutional uses in a walkable 

and attractive setting. 

Development in the district is 

highly accessible for residents 

and employees and 

contributes to the unique 

look and character of 

Abingdon. 

Professional 

and public 

offices, 

hospitals, 

libraries, 

residential care 

homes, single-

family 

dwellings; With 

SUP: 

residential 

uses, 

retirement 

homes, light 

industry 

This district does not include 

a purpose and intent 

statement, which aids in 

guiding appropriate 

development; one has been 

supplied. Community input 

and conversations with town 

staff did not reveal a need to 

adjust or amend standards in 

this district. The uses will be 

reviewed and updated as a 

part of the project. 



Town of Abingdon Zoning & Subdivision Ordinance Update 

Planning Commission Worksession #1 – Attachment E. 

April 26, 2021 
 

Attachment E | 8 

 

District 
District 

Title 

Proposed 

District 

Title 

Current Intent 

Statement 

Proposed Intent 

Statement 

Typical 

Uses 
Zoning District Analysis 

B-1 Limited 

Business 

Limited 

Business 

None The purpose of the Limited 

Business district is to 

accommodate low-intensity 

retail, personal service, and 

office uses that are 

compatible with adjacent 

residential areas and provide 

for the convenience and day-

to-day needs of residents of 

nearby neighborhoods. The 

district is intended to 

encourage small 

concentrations of business 

uses as opposed to strip 

commercial development. 

Low-intensity 

business; florist 

shops, 

drugstores, 

neighborhood 

groceries, 

single-family 

dwellings; With 

SUP: none 

permitted 

This district does not include 

a purpose and intent 

statement, which aids in 

guiding appropriate 

development; one has been 

supplied. A major goal of this 

ordinance update is to review 

and update use language to 

promote greater flexibility in 

economic development. 

Existing community design 

standards such as landscaping, 

screening, lighting, and parking 

standards will be reviewed 

and updated as needed to 

address public survey 

concerns over aesthetics, 

walkability, and vehicular 

access. 
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District 
District 

Title 

Proposed 

District 

Title 

Current Intent 

Statement 

Proposed Intent 

Statement 

Typical 

Uses 
Zoning District Analysis 

B-2 General 

Business 

General 

Business 

None The purpose of the General 

Business district is to 

accommodate a wide range of 

retail, wholesale, service, and 

office uses that cater to the 

traveling public and serve the 

Town and the surrounding 

region. The district is 

designed to provide highly 

attractive and accessible 

shopping along principal 

highways, while avoiding the 

routing of traffic onto minor 

streets or through residential 

areas. 

General 

business uses; 

hotels/motels, 

car washes, 

banks, 

shopping 

centers; With 

SUP: forms of 

public 

amusement, 

commercial 

kennels, 

wholesale 

This district does not include 

a purpose and intent 

statement, which aids in 

guiding appropriate 

development; one has been 

supplied. A major goal of this 

ordinance update is to review 

and update use language to 

promote greater flexibility in 

economic development. 

Existing community design 

standards such as landscaping, 

screening, lighting, and parking 

standards will be reviewed 

and updated as needed to 

address public survey 

concerns over aesthetics, 

walkability, and vehicular 

access. 



Town of Abingdon Zoning & Subdivision Ordinance Update 

Planning Commission Worksession #1 – Attachment E. 

April 26, 2021 
 

Attachment E | 10 

 

District 
District 

Title 

Proposed 

District 

Title 

Current Intent 

Statement 

Proposed Intent 

Statement 

Typical 

Uses 
Zoning District Analysis 

B-3 Central 

Business 

Central 

Business 

None The purpose of the Central 

Business district is to extend 

the architecture and feel of 

the historic downtown 

beyond the Old and Historic 

core and encourage building 

rehabilitation, adaptive reuse, 

and infill development that fits 

the scale, design, and 

character of the area. Land 

uses should include a mix of 

retail, office, service, 

entertainment, and hotel uses 

as well as introduce and 

expand upper-story 

residential uses that 

contribute to the activity and 

vitality of the area. 

Low-intensity, 

specialty shops; 

With SUP: 

forms of public 

amusement, 

service stations 

This district does not include 

a purpose and intent 

statement, which aids in 

guiding appropriate 

development; one has been 

supplied. A major goal of this 

ordinance update is to review 

and update use language to 

promote greater flexibility in 

economic development. 

Existing community design 

standards such as landscaping, 

screening, lighting, and parking 

standards will be reviewed 

and updated as needed to 

address public survey 

concerns over aesthetics, 

walkability, and vehicular 

access. 
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District 
District 

Title 

Proposed 

District 

Title 

Current Intent 

Statement 

Proposed Intent 

Statement 

Typical 

Uses 
Zoning District Analysis 

M-1 Limited 

Industrial 

Limited 

Industrial 

None The purpose of the Limited 

Industrial district is to 

encourage research facilities, 

wholesale, warehousing, light 

industrial and heavy 

commercial activities within 

completely enclosed buildings 

or screened areas. The 

activities within this district 

involve minimal hazards and 

do not create significant 

amounts of smoke, noise, 

odor, dust, or other potential 

nuisance. 

Wholesale 

business, light 

manufacturing 

and assembly, 

warehousing, 

professional 

offices; With 

SUP: more 

intense 

manufacturing 

and assembly, 

lofts, 

restaurants, 

flea markets 

This district does not include 

a purpose and intent 

statement, which aids in 

guiding appropriate 

development; one has been 

supplied. The M-1 district 

allows manufactured home 

subdivisions by-right. 

Consideration should be given 

to removing this use from M-1 

to preserve industrial land for 

industrial uses and to prevent 

equity and environmental 

justice issues. 
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District 
District 

Title 

Proposed 

District 

Title 

Current Intent 

Statement 

Proposed Intent 

Statement 

Typical 

Uses 
Zoning District Analysis 

FH Flood Hazard Flood Hazard The purpose of the Flood 

Hazard district is to 

establish and identify 

those areas which should 

be subject to special 

regulations on account of 

a greater probability of 

flooding thereon. The 

purposes of establishing 

such areas are to protect 

life and property; to 

reduce public costs for 

flood control, rescue and 

relief efforts; to protect 

recognizable ecological 

values; to prevent: the 

creation of health and 

safety hazards, disruption 

of commerce and 

governmental services, 

the extraordinary and 

unnecessary expenditure 

of public funds for flood 

protection and relief, the 

impairment of the tax 

base and to support and 

conform to the National 

Flood Insurance Program. 

The purpose of the Flood 

Hazard district is to establish 

and identify those areas which 

should be subject to special 

regulations due to greater 

probability of flooding 

thereon. The purposes of 

establishing such areas are to 

protect life and property; to 

reduce public costs for flood 

control, rescue and relief 

efforts; to protect 

recognizable ecological values. 

The district also is intended 

to prevent the creation of 

health and safety hazards; 

disruption of commerce and 

governmental services; the 

extraordinary and 

unnecessary expenditure of 

public funds for flood 

protection and relief; and the 

impairment of the tax base. 

The district supports and 

conforms to the National 

Flood Insurance Program. 

N/a Minor changes to ensure 

appropriate use restrictions 

and compliance with the Code 

of Virginia 
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District 
District 

Title 

Proposed 

District 

Title 

Current Intent 

Statement 

Proposed Intent 

Statement 

Typical 

Uses 
Zoning District Analysis 

N/a Downtown 

Abingdon Arts 

and Culture 

Downtown 

Abingdon Arts 

and Culture 

The continued 

development and success 

of its downtown 

commercial district 

requires incentives, and 

determines that the most 

appropriate method of 

offering incentives for the 

area described is to 

create an Arts and 

Cultural District in that 

area, as authorized by the 

Code of Virginia, § 15.2-

1129.1. The town 

believes that the 

establishment of an Arts 

and Cultural District will 

improve the economic 

conditions of this 

geographic area located in 

the central portion of the 

town which could, in 

turn, benefit the welfare 

of the citizens of 

Abingdon 

The purpose of the 

Downtown Abingdon Arts 

and Culture district is to 

support the continued 

development and success of 

the downtown commercial 

area This district provides 

incentives, as authorized by 

the Code of Virginia, § 15.2-

943.1. The district is intended 

to improve the economic 

conditions of this specified 

geographic area located in the 

central portion of the town, 

which in turn benefits the 

welfare of the citizens of 

Abingdon 

N/a Minor changes to ensure 

appropriate use restrictions 

and compliance with the Code 

of Virginia 
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District 
District 

Title 

Proposed 

District 

Title 

Current Intent Statement Proposed Intent Statement 
Typical 

Uses 

Zoning 

District 

Analysis 
PTD Planned 

Technology 

Development 

Planned 

Technology 

Development 

The planned technology 

development (PTD) district is 

established primarily for high 

technology manufacturing and 

industrial uses. Supporting 

accessory uses and facilities, 

including offices, commercial 

establishments, and residential 

areas are also permitted. The 

PTD district is intended to be 

designed with a park-like setting 

that complements surrounding 

land uses by means of appropriate 

siting of buildings, controlled 

access points, attractive and 

harmonious architecture, 

effective landscape buffering and 

common open space with scenic 

view easements. The district is 

intended to provide flexibility in 

design and site layout, allow 

latitude in combining different 

types of uses within a single 

development, and provide the 

developer with incentives to 

create an aesthetically pleasing, 

functional and environmentally 

friendly planned development. 

 

In addition, the intent of the 

planned technology development 

(PTD) district is to provide 

The purpose of the Planned Technology 

Development district is for high 

technology manufacturing and industrial 

uses in a park-like setting. Supporting 

accessory uses and facilities, including 

offices, commercial establishments, and 

residential areas are also permitted. The 

PTD district is intended to complement 

surrounding land uses by means of 

appropriate siting of buildings, controlled 

access points, attractive and harmonious 

architecture, effective landscape 

buffering and common open space with 

scenic view easements. The district is 

intended to provide flexibility in design 

and site layout, allow latitude in 

combining different types of uses within 

a single development, and provide the 

developer with incentives to create an 

aesthetically pleasing, functional and 

environmentally friendly planned 

development. 

 

In addition, the intent of the planned 

technology development (PTD) district 

is to encourage clean and 

environmentally efficient industries to 

locate together in what is generally 

known as a mixed-use park, developed 

under a complete, comprehensive 

master plan. Important in determining 

the location and size of a PTD are the 

Manufacturing 

and assembly, 

residential, 

civic, office, 

and 

commercial 

uses; (With 

SUP) None 

permitted 

Minor changes 

to ensure 

appropriate use 

restrictions and 

compliance with 

the Code of 

Virginia 
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Front (feet) Each side (feet) Rear (feet) Feet

Farm dwellings

 Agriculture

 Riding stables

 Temporary sawmills

 Roadside stands offering for sale only farm products 

produced on the premises, single-family dwellings

 Nurseries and greenhouses, including retail and 

wholesale sales of plant materials and garden and 

related floral supplies

 Country clubs and other public and private 

recreation areas and facilities such as golf courses 

and swimming pools

 Golf driving ranges

 Public and private campgrounds and related 

recreational facilities

 Home occupations category A and B

  Public utilities

 Accessory uses

 Signs

 Off-street parking

Agricultural, Forestal, and Open Space District (AFOS)

Farm: 5 acres

Other use: 1 acre

Hospitals, including special 

care hospitals; Veterinarian 

offices, animal hospitals, 

and commercial kennels; 

Cemeteries; Radio and 

television transmitting 

towers, studios and 

related facilities; Mobile 

homes as farm labor 

quarters for laborers 

working on the premises

35 feet except:

The height limit for dwellings may be increased up to 

45 feet and up to three stories; provided that there 

are two side yards each of which is 25 feet or more, 

plus one foot or more of side yard for each 

additional foot of building height over 35 feet.

Nonresidential buildings may be erected to a height 

of 60 feet; provided that required front, side and 

rear yards shall be increased one foot for each foot 

in height over 35 feet.

Spires, belfries, cupolas, monuments, water towers, 

silos, chimneys, flues, flagpoles, television antennas 

and radio aerials and radio and television 

transmission towers are exempt. Parapet walls may 

be up to four feet above the height of the building 

on which the walls rest.

No accessory building which is within 20 feet of any 

party lot line shall be more than one story high. All 

accessory buildings shall be no greater than the main 

building in height

50 feet

Accessory 

buildings may not 

be closer than 5 

feet to any 

property line

25 feet for each 

main structure

At least 50 feet 

for the total 

width of two 

required side 

yards

Accessory 

buildings may not 

be closer than 5 

feet to any 

property line

50 feet or more 

from any street 

right-of-way 

which is 50 feet 

or greater in 

width 

100 feet or 

more from the 

centerline of any 

street right-of-

way less than 50 

feet in width

150 feet at the 

setback line

Minimum Lot Area Minimum Frontage Permitted Principal Uses
Permitted Uses with Special 

Permits

Minimum Yards Maximum Height
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Front (feet) Each side (feet) Rear (feet) Feet

Agricultural, Forestal, and Open Space District (AFOS)

Minimum Lot Area Minimum Frontage Permitted Principal Uses
Permitted Uses with Special 

Permits

Minimum Yards Maximum Height

Single-family dwellings

Neighborhood parks and playgrounds

Public utilities

Accessory uses

Signs

Off-street parking

Residential District (R-1)

Private neighborhood 

clubs, including recreation 

facilities and swimming 

pools; Schools; Churches 

and other places of 

religious assembly.

Lots served by public 

water/sewer: 12,000 

sq. feet.

Lots served by 

individual sewage and 

disposal systems: 

15,000 sq. feet.

The minimum 

width at the 

setback line shall 

be 80 feet for lots 

served by public 

water and sewer.

The minimum lot 

width at the 

setback line shall 

be 100 feet for lots 

served by 

individual sewage 

disposal systems.

30 feet or more 

from any street 

right-of-way 

which is 50 feet 

or greater in 

width

55 feet or more 

from the 

centerline of any 

street right-of-

way less than 50 

feet in width.

10 feet for each 

main structure. 

At least 25 feet 

for the total 

width of two 

required side 

yards

Accessory 

structures may 

not be closer 

than 5 feet to any 

property line

35 feet

Accessory 

structures may 

not be closer 

than 5 feet to any 

property line

35 feet except:

The height limit for dwellings may be increased up to 

45 feet and up to three stories; provided that each 

side yard shall be increased one foot or more for 

each additional foot of building height over 35 feet.

Nonresidential buildings may be erected to a height 

of 60 feet; provided that required front, side, and 

rear yards shall be increased one foot for each foot 

in height over 35 feet.

Spires, belfries, cupolas, monuments, water towers, 

chimneys, flues, flagpoles, television antennas, and 

radio aerials are exempt. Parapet walls may be up to 

four feet above the height of the building on which 

the walls rest.

No accessory building which is within 20 feet of any 

party lot line shall be more than one story high. All 

accessory buildings shall be no greater than the main 

building in height.
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Front (feet) Each side (feet) Rear (feet) Feet

Agricultural, Forestal, and Open Space District (AFOS)

Minimum Lot Area Minimum Frontage Permitted Principal Uses
Permitted Uses with Special 

Permits

Minimum Yards Maximum Height

Single-family dwellings

 Two-family dwellings

 Parks and playgrounds

 Private neighborhood clubs, including recreation 

facilities and swimming pools

 Schools

 Churches and other places of religious assembly

 Nursery schools

 Public utilities

  Accessory uses

 Home occupations category A

 Signs

 Off-street parking

Residential District (R-2)

30 feet or more 

from any street 

right-of-way 

which is 50 feet 

or greater in 

width

55 feet or more 

from the 

centerline of any 

street right-of-

way less than 50 

feet in width.

10 feet for each 

main structure. 

At least 25 feet 

for the total 

width of two 

required side 

yards

Accessory 

structures may 

not be closer 

than 5 feet to any 

property line

35 feet

Accessory 

structures may 

not be closer 

than 5 feet to any 

property line

Townhouses; Home 

occupations category B

35 feet except:

The height limit for dwellings may be increased up to 

45 feet and up to three stories; provided that each 

side yard shall be increased one foot or more for 

each additional foot of building height over 35 feet.

Nonresidential buildings may be erected to a height 

of 60 feet; provided that required front, side, and 

rear yards shall be increased one foot for each foot 

in height over 35 feet.

Spires, belfries, cupolas, monuments, water towers, 

chimneys, flues, flagpoles, television antennas, and 

radio aerials are exempt. Parapet walls may be up to 

four feet above the height of the building on which 

the walls rest.

No accessory building which is within 10 feet of any 

party lot line shall be more than one story high. All 

accessory buildings shall be no greater than the main 

building in height.

Lots served by public 

water/sewer: 10,500 

sq. feet for single-

family; 12,000 sq. feet 

for two-family.

Lots served by 

individual sewage and 

disposal systems: 

15,000 sq. feet.

The minimum lot 

width at the 

setback line shall 

be 70 feet for 

single-family 

dwellings and 80 

feet for two-family 

dwellings and 

other permitted 

uses on lots served 

by public water 

and sewer.

The minimum lot 

width at the 

setback line shall 

be 100 feet for lots 

served by 

individual or public 

water and 

individual sewer.
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Front (feet) Each side (feet) Rear (feet) Feet

Agricultural, Forestal, and Open Space District (AFOS)

Minimum Lot Area Minimum Frontage Permitted Principal Uses
Permitted Uses with Special 

Permits

Minimum Yards Maximum Height

Single-family dwellings

 Two-family dwellings

 Multiple-family dwellings

 Townhouses

 Retirement homes

 Parks and playgrounds

 Private neighborhood clubs, including recreation 

facilities and swimming pools

 Schools

 Libraries

 Nursery schools

 Child care facilities

 Rooming and boarding homes

 Churches and other places of religious assembly

 Public utilities

 Accessory uses

 Home occupations category A and B

 Signs

 Off-street parking

Residential District (R-3)

The minimum lot 

width at the 

setback line shall 

be 70 feet for 

single-family 

dwellings and 80 

feet for other 

permitted uses on 

lots served by 

public water and 

sewer.

The minimum lot 

width at the 

setback line shall 

be 100 feet for lots 

served by 

individual sewage 

disposal systems.

Lots served by public 

water/sewer:

- 8,500 sq. feet for 

single-family dwellings

- 10,000 sq. feet for 

two-family dwellings

- 10,000 sq. feet + 

2,500 sq. feet for each 

additional dwelling unit 

over two dwelling 

units for multiple-

family dwellings. 

- 10,000 sq. feet for 

other permitted uses.

Lots served by 

individual sewage and 

disposal systems:

- 15,000 sq. feet for all 

permitted uses 

(multiple-family 

dwellings are only 

permitted to be serve 

by public water/sewer

Manufactured home 

subdivisions; Clubs and 

lodges; Party houses; 

Nursing homes

35 feet except:

The height limit for dwellings may be increased up to 

45 feet and up to three stories; provided that each 

side yard shall be increased one foot or more for 

each additional foot of building height over 35 feet.

Nonresidential buildings may be erected to a height 

of 60 feet; provided that required front, side, and 

rear yards shall be increased one foot for each foot 

in height over 35 feet.

Spires, belfries, cupolas, monuments, water towers, 

chimneys, flues, flagpoles, television antennas, and 

radio aerials are exempt. Parapet walls may be up to 

four feet above the height of the building on which 

the walls rest.

No accessory building which is within 10 feet of any 

party lot line shall be more than one story high. All 

accessory buildings shall be no greater than the main 

building in height.

15 feet

Accessory 

structures may 

not be closer 

than 5 feet to any 

property line

10 feet for each 

main structure. 

At least 25 feet 

for the total 

width of two 

required side 

yards

Accessory 

structures may 

not be closer 

than 5 feet to any 

property line

20 feet or more 

from any street 

right-of-way 

which is 50 feet 

or greater in 

width

35 feet or more 

from the 

centerline of any 

street right-of-

way less than 50 

feet in width.

Structures shall 

be located 15 

feet or more 

from the 

property line 

along an existing 

alley.
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Front (feet) Each side (feet) Rear (feet) Feet

Agricultural, Forestal, and Open Space District (AFOS)

Minimum Lot Area Minimum Frontage Permitted Principal Uses
Permitted Uses with Special 

Permits

Minimum Yards Maximum Height

Single-family dwellings

 Two-family dwellings

 Multiple-family dwellings

 Townhouses

 Manufactured home subdivisions

 Retirement homes

 Parks and playgrounds

 Private neighborhood clubs, including recreation 

facilities and swimming pools

 Schools

 Libraries

 Nursery schools

 Child care facilities

 Residential care facilities

 Rooming and boarding homes

 Tourist homes

 Bed and board homes

Churches and other places of religious assembly

 Clubs and lodges

 Party houses

 Nursing homes

 Public utilities

 Accessory uses

 Home occupations category A and B

 Signs

 Off-street parking

Residential District (R-4)

10 feet for each 

main structure. 

At least 35 feet 

for the total 

width of two 

required side 

yards

Accessory 

structures may 

not be closer 

than 5 feet to any 

property line

The minimum lot 

width at the 

setback line shall 

be 70 feet for 

single-family 

dwellings and 80 

feet for other 

permitted uses on 

lots served by 

public water and 

sewer.

The minimum lot 

width at the 

setback line shall 

be 100 feet for lots 

served by 

individual sewage 

disposal systems.

30 feet or more 

from any street 

right-of-way 

which is 50 feet 

or greater in 

width

55 feet or more 

from the 

centerline of any 

street right-of-

way less than 50 

feet in width.

Structures shall 

be located 15 

feet or more 

from the 

property line 

along an existing 

alley.

35 feet

Accessory 

structures may 

not be closer 

than 5 feet to any 

property line

35 feet except:

The height limit for dwellings may be increased up to 

45 feet and up to three stories; provided that each 

side yard shall be increased one foot or more for 

each additional foot of building height over 35 feet.

Nonresidential buildings may be erected to a height 

of 60 feet; provided that required front, side, and 

rear yards shall be increased one foot for each foot 

in height over 35 feet.

Spires, belfries, cupolas, monuments, water towers, 

chimneys, flues, flagpoles, television antennas, and 

radio aerials are exempt. Parapet walls may be up to 

four feet above the height of the building on which 

the walls rest.

No accessory building which is within 10 feet of any 

party lot line shall be more than one story high. All 

accessory buildings shall be no greater than the main 

building in height.

Mobile home park; Special 

care hospital

Lots served by public 

water/sewer:

- 8,500 sq. feet for 

single-family dwellings

- 10,000 sq. feet for 

two-family dwellings

- 10,000 sq. feet + 

2,500 sq. feet for each 

additional dwelling unit 

over two dwelling 

units for multiple-

family dwellings. 

- 10,000 sq. feet for 

other permitted uses.

Lots served by 

individual sewage and 

disposal systems:

- 15,000 sq. feet for all 

permitted uses 

(multiple-family 

dwellings are only 

permitted to be serve 

by public water/sewer
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Front (feet) Each side (feet) Rear (feet) Feet

Agricultural, Forestal, and Open Space District (AFOS)

Minimum Lot Area Minimum Frontage Permitted Principal Uses
Permitted Uses with Special 

Permits

Minimum Yards Maximum Height

Bed and breakfasts

Farmer's market

Hotels

Infrastructure

Lofts

Neighborhood parks

Professional studios

Professional offices

Restaurants

Single-family dwellings

Specialty retail shops

Theatres

Townhouses

Churches

Home occupations

Two-family dwellings

Courthouse

Cemeteries

Educational facilities

Library

Museums

Reconstruction of Black's Fort

Lofts in existing buildings or portions of existing 

buildings

Party houses

Public utilities

Accessory uses

Signs

Restaurants; Specialty 

retail shops; Museums; 

Distributor; Microbrewery

The old and historic district shall follow the general established pattern already in existence in the district insofar as area, setback, frontage, yard and 

height regulations are concerned.  

*Note: Uses in the Old and Historic District are divided further into subdivisions. Not all uses found below are allowed in each subdistrict. They are combined here for simplification.

Old and Historic District (OH)
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Front (feet) Each side (feet) Rear (feet) Feet

Agricultural, Forestal, and Open Space District (AFOS)

Minimum Lot Area Minimum Frontage Permitted Principal Uses
Permitted Uses with Special 

Permits

Minimum Yards Maximum Height

Professional offices

 Public offices

 General business offices

 Hospitals, including special care hospitals and 

medically-related businesses

 Diagnostic laboratories serving the medical 

profession

 Dental laboratories

 Apothecaries and pharmacies

 Churches and other places of religious assembly

 Schools

 Libraries

 Funeral homes

 Clubs and lodges

 Schools of special instruction

 Dormitory buildings

 Nursing homes

 Parks

 Rooming and boarding houses

 Bed and board homes

 Residential care facilities

 Single-family dwellings

 Home occupations, category B

 Public utilities

 Accessory uses

 Signs

 Off-street parking

 Museums and related structures

 Banks and other financial institutions

 Restaurants

Personal service 

businesses; Retirement 

homes; Hotels and motels; 

Light industry; Two-family 

dwellings with area, 

setback, frontage, yard, 

and height regulations as 

required in the R-4 

district; Multi-family 

dwellings with area, 

setback, frontage, yard, 

and height regulations as 

required in the R-4 

district.

Office and Institutional District (OI)

All lots required to be 

served by public water 

and sewer

8,500 feet for single-

family dwellings

None for all other 

permitted uses

35 feet except:

The height limit for dwellings may be increased up to 

45 feet and up to three stories; provided that each 

side yard shall be increased one foot or more for 

each additional foot of building height over 35 feet.

Nonresidential buildings may be erected to a height 

of 60 feet; provided that required front, side, and 

rear yards shall be increased one foot for each foot 

in height over 35 feet.

Spires, belfries, cupolas, monuments, water towers, 

chimneys, flues, flagpoles, television antennas, and 

radio aerials are exempt. Parapet walls may be up to 

four feet above the height of the building on which 

the walls rest.

No accessory building which is within 10 feet of any 

party lot line shall be more than one story high. All 

accessory buildings shall be no greater than the main 

building in height.

25 feet

Accessory 

structures may 

not be closer 

than 5 feet to any 

property line

30 feet or more 

from any street 

right-of-way 

which is 50 feet 

or greater in 

width

55 feet or more 

from the 

centerline of any 

street right-of-

way less than 50 

feet in width.

Structures shall 

be located 15 

feet or more 

from the 

property line 

along an existing 

alley.

70 feet for single 

family dwellings

80 feet for all 

other permitted 

uses

10 feet for each 

main structure. 

At least 20 feet 

for the total 

width of two 

required side 

yards

Accessory 

structures may 

not be closer 

than 5 feet to any 

property line
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Front (feet) Each side (feet) Rear (feet) Feet

Agricultural, Forestal, and Open Space District (AFOS)

Minimum Lot Area Minimum Frontage Permitted Principal Uses
Permitted Uses with Special 

Permits

Minimum Yards Maximum Height

Single-family and two-family dwellings with area, setback, 

frontage, yard, and height regulations as required in the R-

3 district

 Multiple-family dwellings in existing buildings or 

portions of existing buildings

 Neighborhood grocery stores

 Bake shops

 Drugstores

 Pick-up laundry and dry cleaning stations, 

laundromat

 Restaurant

 Barber and beauty shops

 Gift shops

 Clothing shops

 Garden shops, limited to 2,500 sq. feet of floor 

space

 Florist shops

 Shoe stores and shoe repair shops

 Professional, general business and public offices

 Home occupations, category B

 Public utilities

 Accessory uses

 Signs

 Off-street parking

 Distributor

 Microbrewery

Limited Business District (B-1)

None permitted

Lots served by public 

water/sewer:

-None, except for 

single-family and two-

family dwellings in 

accordance with 

standards in the R-3 

district

Lots served by 

individual sewage and 

disposal systems:

-15,000 sq. feet

None

10 feet or more 

from any street 

right-of-way 

which is 50 feet 

or greater in 

width

35 feet or more 

from the 

centerline of any 

street right-of-

way less than 50 

feet in width.

Structures shall 

be located 15 

feet or more 

from the 

property line 

along an existing 

alley.

None, except the 

minimum side 

yard for each 

main structure 

adjoining or 

adjacent to a 

residential or 

open space 

district shall be 

ten feet

35 feet

Accessory 

structures may 

not be closer 

than 5 feet to any 

property line

35 feet except:

Spires, belfries, cupolas, monuments, water towers, 

chimneys, flues, flagpoles, television antennas, and 

radio aerials are exempt. Parapet walls may be up to 

four feet above the height of the building on which 

the walls rest.

No accessory building which is within 10 feet of any 

party lot line shall be more than one story high. All 

accessory buildings shall be no greater than the main 

building in height.
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Front (feet) Each side (feet) Rear (feet) Feet

Agricultural, Forestal, and Open Space District (AFOS)

Minimum Lot Area Minimum Frontage Permitted Principal Uses
Permitted Uses with Special 

Permits

Minimum Yards Maximum Height

Single-family dwelling and loft apartments in existing buildings or 

portions of existing buildings

 Vehicles sales and/or service garages (including autos, 

motorcycles, trucks, etc.) with major repair under cover

 Mobile home sales

 Farm machinery sales and service (with major repair under 

cover)

 Service stations (with major repair under cover)

 Hotels and motels

 Restaurants and taverns

 Lumber and building supply sales

 Plumbing and electrical supply sales

 Outdoor amusement facilities. miniature golf, driving ranges, 

etc.

 Bowling alleys, video game rooms, skating rink

 Discount retail stores

 Grocery stores

 Professional, public and general offices

 Equipment rental stores

 Hardware stores

 Banks and other financial institutions

 Undertaking establishment and funeral homes

 Garden shops and nursery sales

 Car wash

 Laundry and dry cleaning establishments, including pickup 

stations

 Bakeries and retail stores

 Home appliance sales and service

 Vehicle parts sales

 Theatres and assembly halls

 Newspaper offices and printing presses

 Clubs and lodges

 Above ground bulk storage limited to 20,000 gallons per tank

 Shopping centers, including restaurants, offices, personal 

service establishments, video game rooms and similar public 

amusements, food specialty shops, retail stores and shops

 Parking lots

 Public utilities

 Accessory uses

 Signs

 Off-street parking

 Schools and churches

 Storage facilities developed in connection with and clearly dependent to 

any of the permitted uses by right in this district, and limited to 5,000 

square feet or less in total floor area. Such storage facility need not be 

located upon the same property as the main use

 Distributor

 Microbrewery 

General Business District (B-2)

Public billiard parlors and 

pool rooms, dance halls, 

and similar forms of public 

amusement; Wholesale 

and processing not 

objectionable because of 

dust, noise, or odors; 

Kennels, animal boarding 

and grooming

Lots served by public 

water/sewer:

-None

Lots served by 

individual sewage 

disposal systems:

-Determined by the 

health official

None

25 feet or more 

from any street 

right-of-way 

which is 50 feet 

or greater in 

width

35 feet or more 

from the 

centerline of any 

street right-of-

way less than 50 

feet in width.

Structures shall 

be located 15 

feet or more 

from the 

property line 

along an existing 

alley.

None, except that no accessory structure which is 

within ten feet of any party lot line shall be more 

than one story high. All accessory structures shall be 

no greater than the main structure in height.

None, except the 

minimum side 

yard for each 

main structure 

adjoining or 

adjacent to a 

residential or 

open space 

district shall be 

ten feet

None, except the 

minimum rear 

yard for each 

main structure 

adjoining or 

adjacent to a 

residential or 

open space 

district shall be 

25 feet
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Town of Abingdon Zoning Subdivision Ordinance Update

Attachment F. District Regulations

Front (feet) Each side (feet) Rear (feet) Feet

Agricultural, Forestal, and Open Space District (AFOS)

Minimum Lot Area Minimum Frontage Permitted Principal Uses
Permitted Uses with Special 

Permits

Minimum Yards Maximum Height

Multiple-family dwellings in existing buildings or 

portions of existing buildings

 Banks and other financial institutions

 Barbershops, beauty parlors and similar personal 

service establishments

 Bus and railroad stations

 Clubs and lodges

 Churches and other places of religious assembly

 Custom dressmaking, millinery, tailoring or similar 

retail trades employing not more than five persons

 Cabinet and woodworking shops employing not 

more than five persons on the premises

 Drugstores, with or without soda fountains

 Restaurants and taverns

 Hotels and motels

 Gift and antique shops

 Public buildings

 Professional, public and general offices

 Parking lots

 Taxi stands

 Manufacturing of articles to be sold exclusively on the 

premises, provided such manufacturing is incidental to the 

retail business and employs not more than five operators 

engaged in the production of such items

 Newspaper offices and printing presses

 Theatres and assembly halls

 Food specialty shops

 Video game rooms

 Bakeries and retail stores

 Retail stores and shops not otherwise listed

 Public utilities

 Accessory uses clearly incidental to a permitted use 

and which will not create a nuisance or hazard

 Signs

 Distributor

 Microbrewery

Central Business District (B-3)

None, except the 

minimum side 

yard for each 

main structure 

adjoining or 

adjacent to a 

residential or 

open space 

district shall be 

ten feet

Accessory 

structures may 

not be closer 

than 5 feet to any 

property line

None, except the 

minimum rear 

yard for each 

main structure 

adjoining or 

adjacent to a 

residential or 

open space 

district shall be 

25 feet

Accessory 

structures may 

not be closer 

than 5 feet to any 

property line

None, except that no accessory structure which is 

within ten feet of any party lot line shall be more 

than one story high. All accessory structures shall be 

no greater than the main structure in height.

Public billiard parlors and 

pool rooms, dance halls, 

and similar forms of public 

amusement; Service 

stations (with major 

repairs under cover)

None None

None required 

from street right-

of-way.

None required 

from alley.
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Town of Abingdon Zoning Subdivision Ordinance Update

Attachment F. District Regulations

Front (feet) Each side (feet) Rear (feet) Feet

Agricultural, Forestal, and Open Space District (AFOS)

Minimum Lot Area Minimum Frontage Permitted Principal Uses
Permitted Uses with Special 

Permits

Minimum Yards Maximum Height

Assembly of electrical appliances, electronic 

instruments and devices, radios and phonographs, 

including the manufacture of small parts

 Wholesale businesses, storage warehouses for non-hazardous materials only

 Veterinary hospitals and kennels

 Cabinet, furniture and upholstery shops

 Seed and feed stores

 General offices

 Professional offices

 Parking lots

 Public utilities

 Accessory uses

 Signs

 Off-street parking

 Mobile home parks

 Beauty salons

 Specialty retail

Limited Industrial District (M-1)

10 feet or more 

from any street 

right-of-way 

which is 50 feet 

or greater in 

width

35 feet or more 

from the 

centerline of any 

street right-of-

way less than 50 

feet in width.

Structures shall 

be located 15 

feet or more 

from the 

property line 

along an existing 

alley.

Lots served by public 

water/sewer:

-None

Lots served by 

individual sewage 

disposal systems:

-Determined by the 

health official

Buildings or groups of 

buildings with their 

accessory buildings 

may cover up to 70 

percent of the lot.

None

Indoor flea markets and indoor 

auction sales; Lofts;  

Manufacturing, compounding, 

processing, packaging or treating 

of such products as bakery 

goods, candy, cosmetics, dairy 

products, drugs, perfumes, 

pharmaceuticals, perfumed toilet 

soap, toiletries, food and 

tobacco products;  

Manufacturing or assembling of 

products from the following 

materials: cellophane, canvas, 

cloth, cord, fiber, glass, leather, 

paper, plastic, straw, textiles, 

wood or yarn;  Manufacture of 

pottery and figurines or other 

similar ceramic products using 

only previously pulverized clay 

and kilns fired only by gas or 

electricity;  Manufacture of 

musical instruments, toys, 

novelties, and rubber and metal 

stamps;  Laundry and dry 

cleaning plants; Laboratories, 

pharmaceutical and/or medical;  

Automobile painting, 

upholstering, repairing, 

rebuilding, reconditioning, body 

and fender work. This shall 

include other vehicles and 

mobile homes; Restaurants.

None, except the 

minimum side 

yard for each 

main structure 

adjoining or 

adjacent to a 

residential or 

open space 

district shall be 

ten feet

No accessory 

structures shall 

be located within 

the minimum side 

or rear yard area 

of any use 

adjoining or 

adjacent to a 

residential or 

open space 

district.

Off-street parking 

shall be 20 feet 

or more from 

any lot adjoining 

or adjacent to a 

residential or 

open space 

district.

None, except the 

minimum rear 

yard for each 

main structure 

adjoining or 

adjacent to a 

residential or 

open space 

district shall be 

25 feet

No accessory 

structures shall 

be located within 

the minimum side 

or rear yard area 

of any use 

adjoining or 

adjacent to a 

residential or 

open space 

district.

Off-street parking 

shall be 20 feet or 

more from any 

lot adjoining or 

adjacent to a 

residential or 

open space 

district.

None
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Future Land Use Map Official Zoning Map 
Makes recommendations regarding physical, social, 
and economic development. 

Primarily regulates physical development.  

Broad – dealing with concepts and policies. Specific – dealing with individual parcels and projects.  
Looks to the future.  Deals with development happening now.  
A policy guide.  Regulation. 

 

GUIDE TO ZONING 

The Berkley Group | bgllc.net

What is Zoning?
Zoning is a tool that localities use to govern the physical development of land and the kinds of uses allowed on individual property.  Zoning 
may also regulate the dimensional requirements for lots, buildings, and structures; the density of development; and how development 
relates to its surroundings, including other buildings, open spaces, and the street. Zoning is regulated under Virginia State Code §15.2, 
Chapter 22,  Article 7.  

Relationship to the Comprehensive Plan
The zoning ordinance is the primary tool through which a locality implements its 
Comprehensive Plan.  The Comprehensive Plan is a high-level policy document that is used 
as a decision-making guide for a locality.  The plan contains a Future Land Use Map and 
policies that show the desired, future location, character, type, and density of development 
throughout a community.  Zoning ordinances and development regulations directly 
control the location, form, and character of private projects.  When a development or 
rezoning project comes before a locality’s decision making body they must ensure the 
project meets the specific standards of the ordinance and the overarching vision of the 
Comprehensive Plan. Zoning ordinances and development regulations should be 
reviewed annually to ensure they achieve the goals of the plan and amended as necessary.  

Zoning Text vs. Zoning Map
A zoning ordinance has two parts: Zoning Text and a map, known as the Official Zoning Map.  The Zoning Text serves two important functions. First, 
it explains the zoning rules that apply in each zoning district. These rules typically establish a list of land uses permitted in each district plus a series 
of specific standards governing lot size, building height, and required yard and setback provisions. Second, the text sets forth a series of procedures 
for administering and applying the zoning ordinance.  The Official Zoning Map shows the location of the established zoning districts within a 
community. Zoning districts are applied directly to parcels and are legally binding. 

Divide land into districts for different uses, such as industrial, 
commercial, and residential.

Regulate the size and type of building that can be constructed 
in each district.

Require development standards, such as screening and setbacks, 
to minimize impacts on adjacent property.

Protect sensitive resources from inconsistent or harmful use.

Enhance community character with signage, parking, and 
landscaping standards.

Support affordable housing and economic development goals.

Zoning Can 
Change or correct land use or buildings already in existence.

Guarantee that development will take place.

Assure that land uses will be permanent.

Treat similar uses differently within a district.

Ensure property is maintained. (This is accomplished through other 
means, such as Virginia Maintenance Code and Blight Abatement.)

Guide public or private investment in infrastructure.

Zoning Cannot 

Typical Content of a Zoning Ordinance
Purpose & Authority
Administration 
 Permit & Application Procedures 
 Review Bodies Powers &   
 Procedures   
 Enforcement & Appeals
Zoning Districts 
 Establishment of Districts
 Dimensional Standards
 Allowable Uses (By-Right,   
 Conditional, Temporary,  Accessory)
Design & Use Standards
 Signs, Landscaping, Parking,   
 Utilities
 Supplemental Standards for   
 Specific Uses
Non-conforming Uses
Definitions

Comprehensive Plan Zoning Ordinance
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