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LEXINGTON PLANNING COMMISSION 

January 27, 2022 - 5:00 P.M 
Community Meeting Room, Lexington City Hall 

300 East Washington Street, Lexington, VA 24450 

AGENDA 

1. CALL TO ORDER

2. APPROVAL OF THE AGENDA

3. APPROVAL OF MINUTES
Minutes from January 13, 2022*

4. CITIZENS’ COMMENTS ON MATTERS NOT ON THE AGENDA

5. NEW BUSINESS

A. CUP 2022-01: Application by Paul Kosmas for a Conditional Use Permit to allow the first
floor of an existing building in the C-1 Commercial District located at 17 N. Randolph Street
to be used as residential dwelling units.
1) Staff Report*
2) Applicant Statement
3) Public Comment
4) Commission Discussion & Recommendation

B. CUP 2022-02: Application by Margaret Hutton for a Conditional Use Permit to allow a Bed
and Breakfast Inn at 601 South Main Street.
1) Staff Report*
2) Applicant Statement
3) Public Comment
4) Commission Discussion & Recommendation

6. OTHER BUSINESS
A. Zoning and Planning Report – If applicable

B. Catalyst Project Updates – If applicable
1) Bike/Ped Plan: Ongoing
2) Increase Sidewalk Connectivity: Ongoing
3) Accessory Dwelling Unit Ordinance: Starting soon
4) Jordan’s Point Park Plan Implementation
5) Reprogram Traffic Signals Downtown: Complete
6) Assess Stormwater Fees: Tabled until next year
7) Green Infrastructure Group
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C. Key Annual PC Milestones: Ongoing. Remaining items: 
1) Zoning Text Amendments: Ongoing. Remaining items: 

a. Small Cell 
b. Planned Unit Development 
c. Accessory Dwelling Unit 
d. Cottage Housing 
e. What else, if any? 

2) Comp Plan Review: Ongoing  
 

7. CITY COUNCIL REPORT 
 

8. ADJOURN 
 

*indicates attachment 
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  MINUTES 
   
  The Lexington Planning Commission  
  Thursday, January 13, 2022 – 5:00 p.m.  

Second Floor Conference Room – City Hall 
300 East Washington Street 

 
Planning Commission:                City Staff:   
Presiding: Jamie Goodin, Chair           Arne Glaeser, Planning Director 
Present: Nicholas Betts                Kate Beard, Administrative Assistant 

Pat Bradley  
John Driscoll  
Blake Shester, Vice-Chair – left meeting at 5:55 
Leslie Straughan, Council Liaison 
Matt Tuchler 
 

CALL TO ORDER 
Chair Goodin called the meeting to order at 5:00 p.m. 
 

AGENDA 
 Chair Goodin suggested the award presentation be moved to the first New Business item 
so that Commissioner Shester would be present. The agenda was unanimously approved as 
amended. (B. Shester / J. Driscoll) 
 
MINUTES 

Minutes from the December 9, 2021 meeting were unanimously approved as amended by 
N. Betts.  (L. Straughan / P. Bradley) 

 
CITIZENS’ COMMENTS ON MATTERS NOT ON THE AGENDA 

None   
 
NEW BUSINESS 

A. Present Virginia APA Honorable Mention award to the Commission 
A. Glaeser read the text of the award and thanked the Commissioners for their work.  Chair 

Goodin thanked Commissioner Driscoll for submitting the Plan.  A photograph was taken of the 
Commissioners with the award and J. Driscoll suggested it be shared with the News Gazette. 

 
B. ZOA 2021-04: Annual Zoning Ordinance Amendments. Planned Unit Development   

1) Continued discussion of PUD text amendment – A. Glaeser presented a slide show of 
examples of mixed-use developments of varying size and orientation. He requested the 
Commissioners consider what type of development would be acceptable in the City’s 
opportunity areas located along the E. Nelson Street corridor and S. Main Street from 
the Farmers Co-op to the intersection with the bypass. He asked that they focus on 
things such as number of stories and whether vertical or horizontal orientation was 
preferred rather than colors and materials. L. Straughan observed that, depending on 
the location, green space may not need to be a priority for mixed-use development. In 
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response to a query from J. Goodin, A. Glaeser confirmed a hypothetical siting for this 
type of development could be as a new build on the lots where Schewels or Cook Out 
are currently. He suggested the Commission consider what sort of setbacks, maximum 
heights, etc. should be required near residential lots, using the Schewels and Don 
Tequila parcels as examples. He stated he considers both C-2 zoning districts under 
discussion to be suburban and any new development in those areas would likely be 
suburban in nature -- potentially fronting on a parking lot rather than a public street. J. 
Goodin commented that developing the design guidelines would involve rigorous 
discussion. A. Glaeser suggested the design guidelines could be approached either 
within the new district being discussed or separately, as guidelines governing the 
entrance corridor. J. Driscoll noted any new development would be context specific. J. 
Goodin said the character of the City’s suburban areas is not as cohesive as the City’s 
downtown. A. Glaeser suggested that developing design guidelines for these areas will 
be simplified by the fact that the Commission knows precisely the areas being 
considered and the nature of the adjacent properties. In response to a question from M. 
Tuchler, A. Glaeser clarified current C-2 regulations and said he believed the district 
the Commission is considering would be less restrictive with respect to both lot 
requirements and allowable uses. There was discussion about whether and how the City 
might protect against insolvent developers abandoning new development. While 
viewing a series of slides detailing a charrette phased improvement plan to a suburban 
Tuckahoe neighborhood, the Commission discussed parking options that allow for a 
reduction in visible parking, the phased greening of the area and the progression toward 
multi-story buildings. J. Goodin proposed that the Commission think about how best 
to synthesize the suburban areas to the downtown. A. Glaeser suggested amendments 
or additions to the Entrance Corridor standards might be a way to accomplish this. J. 
Driscoll asked what levers could be included in the PUD to influence scale and height 
to guard against over-development. A. Glaeser listed some examples but cautioned that 
a balance should be found which would allow enough flexibility to make the 
development worthwhile to the developer while also providing enough guidance. M. 
Tuchler suggested input from the County Planning Commission and the ARB might be 
helpful. P. Bradley pointed out the importance of continuity in the transition from the 
County into the City. He also warned that development of the S. Main Street area 
should be sensitive, particularly to traffic and height, given its proximity to Maury 
River Middle School. J. Goodin said he believed input from a developer about what 
thresholds make a project worthwhile would be helpful. He then asked if different 
standards could be applied to the two opportunity areas under discussion. There was 
further discussion of potential development along Rt. 60 and of the potential benefits 
of developing separate PUDs for the Nelson and S. Main St. areas. A. Glaeser offered 
to provide draft language for the Commission to review during its next discussion of 
this topic. He offered text from the Henrico County community mixed-use district as 
an example, and there was discussion about how that model would translate to certain 
areas of Lexington. A. Glaeser explained that current zoning regulations only allow 
horizontal mixed-use and that the PUD amendment under discussion would incentivize 
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vertical mixed-use development. He believed the amendment would make mixed-use 
development in the City less cumbersome and more predictable. In response to a 
question from J. Driscoll, he said required features such as greater connectivity or 
pedestrian access would be incentivized by the trade-offs of greater height and density. 

2) Public Comment – None 
 

OTHER BUSINESS  
A. Zoning Report – A. Glaeser reported the following: 

• He approved 3 home occupation permits. 
• He has been in conversation with Lewis Gale about the signs for 539 E. Nelson 

Street. Lewis Gale is working on a rebranding and has requested another 45 day 
temporary sign. 

• A sign permit application for Arbys may be received soon. 
• He followed up on 3 code enforcement issues and contacted 3 individuals about 

additional, new code enforcement issues. 
• He will meet next week with a property owner who may appeal a zoning 

determination that an accessory dwelling unit must be in a main building. 
• Staff is investigating several possible grant funds. 
• The agenda for the Commission’s January 27th meeting will include 2 applications 

for conditional use permits and Washington & Lee’s application to amend its master 
plan. 

B. Catalyst Projects Update –  
1) Bike/Ped Plan: A. Glaeser reported the 60% draft Bike/Ped Plan presentation is 

tentatively scheduled for February 10th meeting. 
7) Green Infrastructure Group: J. Driscoll requested and Chair Goodin approved the 

addition of the Green Infrastructure Group as an agenda item. J. Driscoll reported 
several presentations have been scheduled for the group’s upcoming meetings.  

C. Key Annual PC Milestones –  
1) e. A. Glaeser reported he had spoken with the County Planning Director, Chris 

Slaydon, about a joint meeting with the County Planning Commission to discuss 
regional housing and a possible joint Route 60 corridor Smart Scale application. It was 
agreed that a joint discussion on housing should not be scheduled until after the housing 
study has been completed. Mr. Slaydon will gauge the County’s interest in pursuing 
the Smart Scale improvements and determine whether the Rockbridge Planning 
Commission has any additional topics for discussion and report back. 

 
CITY COUNCIL REPORT 
 L. Straughan reported City Council had a work session at its last meeting to discuss the 
budget and CIP projects. The Nelson Street bridge over Woods Creek is in need of $1.6 - $1.8 
million in repairs for which the City will not receive funding assistance from the State. There is a 
consideration to use ARP funds for the repairs which should buy approximately15 years before a 
full bridge replacement is needed. At its January 20th meeting, Council will have a work session 
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to discuss the proposals submitted for the Spotswood property. She confirmed the work session 
would be open to the public. 
 
ADJOURN 

The meeting was adjourned at 6:35 pm with unanimous approval. (J. Driscoll / N. Betts) 
 
 

 
                     _______________________________________ 
           J. Goodin, Chair, Planning Commission 
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Project Name  Conditional Use Permit at 17 North Randolph Street 

Property Location 17 N. Randolph Street, Tax Map #: 24-1-3 

Zoning C-1 (Center Business), Downtown Historic District 

Owner / Applicant  Suzanne Kosmas / Paul Kosmas 

Applicant’s Intent CUP for dwelling on the first floor in the C-1 District 

 
PLANNING COMMISSION RECOMMENDATION: Pending 

STAFF RECOMMENDATION:  Approval 
 

 
OVERVIEW OF REQUEST AND BACKGROUND 

 
The subject application is a request for a Conditional Use Permit to allow the first floor of an 
existing building at 17 N. Randolph Street (TM# 24-1-3) to be converted into two residential 
dwelling units to be used as short and long term rentals. Dwelling units occupying the first floor of 
any structure in the C-1 zoning district shall only be allowed with a conditional use permit.  The first 
floor residential units should not be visible from a public street, and if the building fronts on a 
public street, the residential portion of the first floor shall be required to be shielded by office or 
retail space or a lobby that maintains a commercial appearance per Section 420-11.1.3 of the Zoning 
Ordinance. 

photograph of 17 North Randolph Street 
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The subject building is a two-story building which currently contains seven small office spaces on 
the ground floor and two, two-bedroom residential units on the second floor.  The applicant desires 
the flexibility to have residential use on the first floor in addition to the two, existing residential units 
on the second floor, and to be able to rent all of the residential units on a short term or long term 
basis.  Dwelling units are allowed by-right on the second floor or any higher floor in the C-1 zoning 
district and there is no off-street parking requirement in the C-1 zoning district. 

location map 
 

 
 

Dwelling units are typically discouraged from street level commercial buildings because they are not 
an energized space during business hours and therefore provide a poor pedestrian experience along 
commercial streets.  North Randolph Street, however, is not a high level commercial street with 
significant foot traffic and active retail spaces.  The subject building, in fact, borders residentially zoned 
properties, is adjacent to offices, and there are no retail establishments located in this block of N. 
Randolph Street.   
 
While the subject parcel may not be ideally situated for retail use, the conversion of first floor space 
will reduce the amount of downtown commercial space available for retail and office uses by 
approximately 1,475 square feet.  Consideration should be given to the benefit of new residential units 
downtown versus offices that could exist on the first floor of the subject parcel with adequate 
investment to update the existing first floor office space.    
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CONDITIONS OF ISSUANCE OF A CONDITIONAL USE PERMIT 

 
Section 420-1.11., Conditional use permits, in part 

C. Conditions of Issuance 
(1) Conditional use permits may be issued for any of the uses for which a conditional use 

permit is required by the provisions of this chapter, provided that the governing body, 
upon a recommendation by the Planning Commission, shall find that: 

 
(a)  The proposed use will not affect adversely the health or safety of persons residing 

or working in the neighborhood of the proposed use. 
(Staff believes the requested first floor dwelling unit will not adversely affect the health or safety of 
persons residing or working in the neighborhood of the proposed use.) 

 
(b)  The proposed use will not be detrimental to the public welfare or unduly injurious 

to property values or improvements in the neighborhood. 
(Staff believes the requested first floor dwelling unit will not be detrimental to the public welfare 
or unduly injurious to property values or improvements in the neighborhood. Consideration should 
however be given to the benefit, if any, of the addition of residential units downtown versus the 
corresponding loss of commercial space.) 

 
(c)  The proposed use will not be in conflict with the policies and principles of the 

City's adopted Comprehensive Plan. 
(Staff believes the requested first floor dwelling unit would not be in conflict with the policies and 
principles of the City’s adopted Comprehensive Plan.  One goal of the Housing Chapter of the 
Lexington Comprehensive Plan states that the City should stimulate the development of new 
housing units for both rental and homeownership.) 

 
(d)  Adequate public services, including streets and other trafficways, utilities, police 

and fire protection, are or reasonably will be available to support the proposed use. 
(Staff believes adequate public services are available to support the requested first floor dwelling 
unit.) 

 
(3)  In granting any conditional use permit, the governing body shall give due consideration 

to factors relevant to the findings required by Subsection C (1) and (2), as well as to any 
other reasonable land use and zoning considerations as may be required by the nature 
of the proposed use or as may be otherwise appropriate to effectuate the intent of this 
chapter, and the governing body shall designate such conditions as it deems necessary 
to carry out the intent of this chapter. The application for such conditional use permit 
shall be accompanied by such written and graphic material as may be necessary to enable 
the Planning Commission and the governing body to make the recommendation and 
findings set forth above. 
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PLANNING COMMISSION RECOMMENDATION 

 
Pending 

 
SUGGESTED MOTION: 

 
I move to approve/deny Conditional Use Permit number CUP 2022-01 to allow dwelling units on the 
first floor of the building located at 17 North Randolph Street in the C-1 zoning district. 
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January 18, 2022 
 
To: Lexington Planning Commission and City Council 
 
Reference: CUP Proposal from Paul Kosmas for 17 N. Randolph St 
 
From: Tim & Janeen Welsh (Goodman Properties) 
 
My intention with this email is to let you know that I am not opposed to Paul Kosmas’s 
application to allow his 1st floor level to be used for residential purposes.  My wife and I own 
the properties at 15 North Randolph and 107 Henry Street, which both border Mr. Kosmas’s 
property at 17 N. Randolph.  Both of our properties are being utilized as office space on  both 
the 1st and 2nd floors.  107 Henry is completely rented out by Washington & Lee, and 15 N. 
Randolph is rented out by Welsh Construction and one other tenant on the 2nd floor.  In the 
past, we have had as many as 4 tenants at 15 N. Randolph.  We also own 11 Randolph which is 
being utilized by a business.  It should be noted that we have gone to a good bit of expense to 
make these properties desirable as office/business units, and have been successful so far in 
promoting them for that use.  I note our success in creating viable office space, because I can’t 
help but wonder if the lack of investment/improvements is the reason for the lack of occupancy 
at 17 N. Randolph.  
 
As noted, I am not opposed to the change in use, but I do hope that Mr. Kosmas will follow 
through with the planned improvements that he’s proposed to me, which include the removal 
of the conduit and vacated wires on the building, exterior painting, replacement windows, the 
removal of the generator, and the addition of landscaping.  All of these efforts will improve the 
looks of the building, and will help make the building a desirable place for tenants, whether it 
be residential or commercial. 
 
Thanks, Tim 
 
 
Tim Welsh 
540-464-1008 
 
tim@welshconstruction.com 
www.welshconstruction.com 
 
Please feel free to leave us a Google Review! 
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Project Name  Conditional Use Permit at 601 S. Main Street 

Property Location 601 S. Main Street, Tax Map #: 28-5-AA & 28-5-A-12 

Zoning R-1 (General Residential District) 

Owner / Applicant  Penelope Farthing / Margaret Hutton 

Applicant’s Intent CUP for Bed and Breakfast Inn 

 
PLANNING COMMISSION RECOMMENDATION: Pending 

STAFF RECOMMENDATION:  Approval 
 

 
OVERVIEW OF REQUEST AND BACKGROUND 

 
The applicant, Margaret Hutton, and her husband have entered into a contract to purchase the subject 
property, located at 601 South Main Street, contingent upon approval of their request to operate a 5 
room Bed and Breakfast Inn on the subject parcel.  The main residence will contain the Bed and 
Breakfast Inn and the carriage house on the property will serve as the applicants’ residence.  A Bed 
and Breakfast Inn with up to eight bedroom accommodations is a conditional use in the R-1 zone 
district provided all of the bed and breakfast use and design standards can be met.  The applicants are 
requesting a Conditional Use Permit for a five (5) bedroom Bed and Breakfast Inn.  The residence at 
601 South Main Street contains approximately 4,280 square feet. Proposed siting for five off street 
parking spaces is included in the application.  The applicant proposes a limit of no more than six 
additional activities hosted on the subject parcel per year to include receptions, parties, and other 
events.   

photograph of 601 South Main Street from Main Street 
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Conditional Use Permit 
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Photograph from Sellers Avenue 
 

 
 

location map 
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APPLICABLE ZONING ORDINANCE SECTIONS 

 
§ 420-20.1 Definitions. 
 

BED-AND-BREAKFAST -- A dwelling unit occupied by the owner that provides up to eight 
bedroom accommodations. Buildings being used as a bed-and-breakfast at the time of adoption 
of this chapter having more than five bedrooms and/or occupied by a resident manager rather 
than the owner may continue to operate with the same or a lesser number of bedrooms and/or 
may continue to be occupied by a resident manager rather than by the owner of the building. 

 
§ 420-11.3.2 provides the following use and design standards for a bed and breakfast inn.   

 2.  Bed-and-breakfast inns shall be subject to the following minimum standards:   
A. The operator shall hold a valid business license from the City and, where applicable, a 

permit from the Department of Health. 

B. A registration book must be maintained for one year and be made available for review by 
the City upon request. 

C. Every room occupied for sleeping purposes shall comply with Uniform Statewide Building 
Code. 

D. Signage must comply with Article XIII of this chapter. 

E. No changes shall be made to the building exterior that would detract from its appearance 
as a family dwelling. 

F. Off-street parking shall be provided in compliance with Article XII of this chapter. The 
physical and aesthetic impact of required off-street parking shall not be detrimental to the 
existing character of the house and lot or to the surrounding neighborhood. 

G. Bed-and-breakfasts shall only be permitted in existing structures and may not increase the 
size of the structure, including accessory structures, by more than 25% of the original 
square footage. Any additions or modifications shall be residential in appearance and 
compatible with the original structure and surrounding structures and the overall footprint 
of the structure, and parking shall not be excessive for the size and shape of the lot. 

H. Landscaping, buffers and/or fences shall be in compliance with Article XIV of this 
chapter. 

I. Bed-and-breakfasts are to be integrated into the residential fabric of the neighborhood in 
which they are located. A proposed bed-and-breakfast should not affect the integrity or 
character of the single-family residential neighborhood for which it is proposed. 

J. Off-street parking shall be screened from surrounding family residences by landscaping or 
fencing which is compatible with the neighborhood. 
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K. Existing structures and landscaping determined to contribute to the character of the 
neighborhood shall not be removed. 

L. Guest rooms shall not have cooking facilities. 

M. The maximum stay for a guest shall be 14 days. 

N. Bed-and-breakfast establishments are permitted solely to provide lodging and breakfast 
accommodations. Additional activities, including receptions, parties and other events, are 
not permitted unless specifically authorized by the conditional use permit. Authorization 
for additional activities will be based on the suitability of the house and property for 
hosting such events. Specific consideration will be given to the floor plan of the house, 
the proximity of the house to neighboring houses, the size of the lot, provisions to buffer 
the effects of such activities from adjacent property and the ability to provide parking for 
such events. 

O. Bed-and-breakfast establishments must be occupied by the owner. 

P. In R-1, B&B’s may only be located along Main, Washington, and Nelson Streets by CUP. 

Q. In R-2, B&B’s may only be located along South Main Street by CUP. 

 
CONDITIONS OF ISSUANCE OF A CONDITIONAL USE PERMIT 

 
Staff Comment: The following findings are the criteria by which the Planning Commission 
and City Council determine the suitability of a proposed use subject to a Conditional Use 
Permit.   
 
Section 420-1.11., Conditional use permits, in part 

C. Conditions of Issuance 
(1) Conditional use permits may be issued for any of the uses for which a conditional use 

permit is required by the provisions of this chapter, provided that the governing body, 
upon a recommendation by the Planning Commission, shall find that: 

 
(a)  The proposed use will not affect adversely the health or safety of persons residing 

or working in the neighborhood of the proposed use. 
 
(b)  The proposed use will not be detrimental to the public welfare or unduly injurious 

to property values or improvements in the neighborhood. 
 
(c)  The proposed use will not be in conflict with the policies and principles of the 

City's adopted Comprehensive Plan. 
 
(d)  Adequate public services, including streets and other trafficways, utilities, police 

and fire protection, are or reasonably will be available to support the proposed use. 
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(3)  In granting any conditional use permit, the governing body shall give due consideration 
to factors relevant to the findings required by Subsection C (1) and (2), as well as to any 
other reasonable land use and zoning considerations as may be required by the nature 
of the proposed use or as may be otherwise appropriate to effectuate the intent of this 
chapter, and the governing body shall designate such conditions as it deems necessary 
to carry out the intent of this chapter. The application for such conditional use permit 
shall be accompanied by such written and graphic material as may be necessary to enable 
the Planning Commission and the governing body to make the recommendation and 
findings set forth above. 

 
Staff Comment: In consideration of the four (4) criteria contained in Section 420-1.11, C.1. Staff 
finds that: 

 
(a) The proposed bed and breakfast inn will not adversely affect the health or safety of 

persons residing or working in the neighborhood of the proposed use. 
  

(b) The proposed bed and breakfast inn will not be detrimental to the public welfare 
or unduly injurious to property values or improvements in the neighborhood. 

 
(c) The proposed bed and breakfast inn would not be in conflict with the policies and 

principles of the City’s adopted Comprehensive Plan. 
 
(d) Adequate public services are available to support the proposed bed and breakfast 

inn.  
 
 

 
PLANNING COMMISSION RECOMMENDATION 

 
Pending 

STAFF RECOMMENDATION 
 
Based on the aforementioned findings and opinions, staff recommends the proposed Conditional Use 
Permit be APPROVED with the following conditions. 
 

1. The number of people attending social functions shall not exceed the number authorized by 
the Fire Code. 

2. The conditional use permit shall be revoked if three convictions accrue in one year for 
violations of City Ordinances regulating noise, health or sanitation. 

3. Off-street parking sufficient to meet the needs of those attending social functions will be 
provided. 

4. A maximum of six social functions are allowed per calendar year and a log of all social 
functions held on the premises will be maintained. 
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5. The facility will be operated in conformance to all other applicable City Codes and regulations. 

6. The facility is limited to a maximum of 5 rooms to be rented and the dwelling unit must be 
occupied by the owner. 

 
SUGGESTED MOTION: 

 
I move to approve/deny Conditional Use Permit number CUP 2022-02 with the six (6) staff 
recommended conditions.    
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