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LEXINGTON PLANNING COMMISSION 

November 13, 2025 - 5:00 P.M 
Rockbridge County Administrative Offices – First Floor Meeting Room 

150 South Main Street, Lexington, VA 24450 

AGENDA 

1. CALL TO ORDER

2. APPROVAL OF THE AGENDA

3. APPROVAL OF MINUTES
Minutes from October 23, 2025*

4. CITIZENS’ COMMENTS ON MATTERS NOT ON THE AGENDA

5. NEW BUSINESS
A. EC-COA 2025-07: A request by Cheryl Trent for approval of a Certificate of

Appropriateness for new signage for Anytime Fitness at 439 E. Nelson Street (TM #30-1-9),
owned by Andorra Properties, LLC.
1) Staff Report*
2) Applicant Statement
3) Public Comment
4) Commission Discussion & Decision

B. CPA 2025-01: Comprehensive Plan review – Green Infrastructure chapter by Jeremy Crute
with the Central Shenandoah Planning District Commission
1) Staff report *
2) Public Comment
3) Commission Discussion

C. CPA 2025-01: Comprehensive Plan review – Community Facilities chapter by Jeremy Crute
with the Central Shenandoah Planning District Commission
1) Staff report *
2) Public Comment
3) Commission Discussion

D. PUD
1) Staff report *
2) Public Comment
3) Commission Discussion
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6. OTHER BUSINESS 
A. Zoning and Planning Report 

 
7. CITY COUNCIL REPORT 

 
8. ADJOURN 
 

*indicates attachment 
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  MINUTES 
   
  The Lexington Planning Commission  
  Thursday, October 23, 2025 – 5:00 p.m.  

Rockbridge County Administrative Offices – First Floor Meeting Room 
150 South Main Street, Lexington, VA 24450 

 
 
Planning Commission:                          City Staff:   
Presiding: Shannon Spencer, Chair                     Arne Glaeser, Planning Director 
Present: Leslie Straughan, Council Liaison             Brinsley Leadbetter, Administrative Specialist    
                        Jon Eastwood, Vice-Chair 
  Charlie Hall 

Mary Stuart Harlow 
Krista Anderson 

 
Absent: Tori Bates 

  
 
CALL TO ORDER 

S. Spencer called the meeting to order at 5:00 p.m.  
 

AGENDA 
 The agenda was unanimously approved as presented. (L. Straughan / C. Hall) 
 

MINUTES 
During the review of the minutes from the September 25, 2025 meeting, S. Spencer suggested a 

grammatical correction to the Commission Discussion section on agenda item C.  
The minutes from the September 25, 2025 meeting were unanimously approved as amended. (M.S. 

Harlow / K. Anderson)  
 

CITIZENS’ COMMENTS ON MATTERS NOT ON THE AGENDA 
 None.       
 
NEW BUSINESS 

A. ZOA 2025-03: A request by Francesco Benincasa to amend the zoning ordinance to 
allow internally illuminated canopy signs in the C-1 and C-2 zoning districts. 
1) Staff Report – A. Glaeser opened the discussion by reminding the Commission what they 

had discussed at the previous meeting and the general consensus on the matter including 
previous amendments and photographs of example mock-ups. There was a brief 
discussion about lumens and color temperature in order to ensure an acceptable standard.  

2) Applicant Statement – None.  
3) Public Comment – None.  
4) Commission Discussion & Decision – L. Straughan opened the discussion by letting the 

Commission know that City Council would be fine with colored lights as well as white. 
S. Spencer then shared concerns over the consistency of language in other sections of the 
sign code, and ensured that this would be further discussed at the annual zoning text 
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amendments discussion. There was a brief discussion about how the definition of canopy 
sign should be changed to “a sign placed directly on or attached to the top of a canopy” 
and how the Rockbridge Farmer’s Co-op would be considered a wall sign instead of a 
canopy sign. There was then a brief review of the dimensions for these signs. M.S. 
Harlow also pointed out a minor typo under ‘existing language.’  
 
The Commission was reminded that even though they denied this originally, they were 
recommended by City Council to review the canopy sign request, and these are now their 
recommended changes. C. Hall noted that he would feel more comfortable with a motion 
that does not revisit the vote but simply states the fact that the Commission originally 
denied the request but were asked by Council to review and submit more detailed 
standards. There was then a thorough discussion on how to best word the motion. C. Hall 
mentioned that he is in favor of the new standards but not necessarily the approval of this 
type of sign. M.S. Harlow also said she would endorse these standards but was not in 
favor of the signs themselves. As a result of the differences of opinion, it was decided to 
approve the standards referenced in ZOA 2025-03 and not necessarily the approval of 
this type of sign. 
 
With respect to ZOA 2025-03, J. Eastwood made a motion to approve the design 
standards developed by the Planning Commission over the last four meetings 
regarding internally illuminated canopy signs as presented in the C-1 and C-2 
zoning districts. K. Anderson seconded and the motion passed unanimously. (6-0).  

 
B. CPA 2025-01: Comprehensive Plan review – Green Infrastructure chapter by Jeremy 

Crute with the Central Shenandoah Planning District Commission 
Staff informed the Planning Commission that this draft chapter was not available for 
review as planned and would be available for the next meeting.  
 

C. CPA 2025-01: Comprehensive Plan review – Community Facilities chapter by Jeremy 
Crute with the Central Shenandoah Planning District Commission 

Staff informed the Planning Commission that this draft chapter was not available for 
review as planned and would be available for the next meeting.  

 
OTHER BUSINESS  
 
A. Zoning and Planning Report 

A. Glaeser noted that the ARB had been reviewing the Historic Resources chapter of the 
Comprehensive Plan. He mentioned that there had been a recommendation to strengthen the zoning 
loophole to give the ARB more authority in the residential historic district. With this, people residing in 
these properties could apply for state and federal historic preservation tax credits. 

He also went over the Planning Commission priorities for 2025 and recommended that Planned 
Development Residential move to the top of the list to be discussed.  
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CITY COUNCIL REPORT   
 At their meeting on October 16, 2025, City Council held a work session with the Lexington School 
Board beforehand. There was also a housing symposium this week which mostly discussed how to create 
more housing and allow for greater density.  
 
ADJOURN 

The meeting adjourned at 5:54 p.m. (L. Straughan / M.S. Harlow)  
 
 

             _______________________________________ 
             Shannon Spencer, Chair, Planning Commission 
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Project Name New Signage for Anytime Fitness 
 
Property Location 439 E. Nelson Street 
     
Zoning Entrance Corridor Overlay District (EC), Commercial Shopping Centers 

(C-2) zoning district 
 
Owner/Applicant  Andorra Properties, LLC/ Cheryl Trent 
 

 
OVERVIEW OF REQUEST 

 
This request is for new signage for Anytime Fitness located at 439 E. Nelson Street in the Rockbridge 
Square Shopping Center.  The parcel is located in the Commercial Shopping Centers (C-2) zoning district 
and in the Entrance Corridor Overlay District (EC).  The request is for one internally illuminated 205” x 
54” vinyl wall sign. Another is an internally illuminated 87” x 32” panel for the freestanding multi-tenant 
sign adjacent to E. Nelson Street.  The proposed sign graphics are included in the application.  
 

location map (Rockbridge Square Shopping Center) 
 

 

6



Staff Report & Recommendation  
Entrance Corridor Certificate of Appropriateness  

EC COA 2025-07 – New Signage for Anytime Fitness  
 

 
 

Prepared by the City of Lexington Department of Planning and Development for the Planning Commission Meeting on November 13, 2025 
Page 2 of 4 

 

photograph of existing storefront 
 

 
  

photograph of existing freestanding sign 
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APPLICABLE ZONING DISTRICT SECTIONS 
 
Section 420-3 of the zoning ordinance lists general restaurant as a permitted use by-right in the C-2 
zoning district.  

 
APPLICABLE SIGNAGE REGULATIONS 

 
Section 420-13.2 of the sign regulations requires a sign permit before a sign may be erected, constructed, 
posted, painted, altered, or relocated.  The proposed alterations to the freestanding sign at the shopping 
center entrance therefore requires review and approval.  
 
Section 420-13.6 of the sign regulations allow any business located within a C-2 zoning district to display 
no greater than 100 square feet of signage per building street frontage and individual signs are limited in 
their size and placement according to the table included in Section 420-13.6. The existing and proposed 
signage does not exceed 100 square feet of signage per building street frontage. 
 
Section 420-13.10 requires illuminated signs to be illuminated in such a way that light does not shine into 
on-coming traffic, affect highway safety, or shine directly into a residential dwelling unit zoned R-1, R-2, 
or R-M.  The sign panels proposed for the freestanding, entrance sign will be internally illuminated and 
this type of lighting is not typically bright enough to cause issues with traffic or create issues with adjacent 
residences.   
 

APPLICABLE ENTRANCE CORRIDOR REGULATIONS 
 

Section 420-6.6.A requires a Certificate of Appropriateness be approved by the Planning Commission 
prior to 1) building permit issuance for exterior building modifications, 2) site plan approval, and 3) 
exterior color changes to a building or to a sign.   
 
Section 420-6.7.B allows the Planning Commission to consider any architectural feature which influences 
appearance, such as, but not limited to, motif and style, color, texture and materials, configuration, 
orientation, mass, shape, height and location of buildings, location and configuration of parking areas, 
landscaping and buffering.  

  
Section 420-6.8 states all applications for an entrance corridor certificates of appropriateness must satisfy 
the design standards for landscaping, signage, architecture, site planning, and lighting.  Only the signage 
design standards are applicable to this certificate of appropriateness request and the remaining standards 
are not applicable.   

 
B. Signage.   

1. Each parcel shall have an overall sign plan which reflects a consistent style and specifies 
the size and color scheme for proposed signage.   

2. Materials used in signs and their support structures should reflect the building served by 
the sign.   

3. Sign colors should be harmonious with the building which they serve.   
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STAFF RECOMMENDATION 

 
Staff finds the proposed improvements meet the zoning criteria. 

 
 

SUGGESTED MOTION 
 

 
I move to approve/deny the Entrance Corridor Certificate of Appropriateness application EC COA 
2025-07 for new signage for Anytime Fitness at 439 East Nelson Street as proposed by the applicant.     
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Article XIX. Planned Unit Development   (pre 2017) 
 
 
[Added by Ord. No. 90-10; amended  by Ord. No. 99-12; 4-17-2008 by Ord. No. 2008-02; 
12-3-2009 by Ord. No. 2009-11] 
 
 
§ 420-177. Intent  and purpose. 
 
The planned unit development (PUD) concept encourages and permits variation in 
residential developments. Its intent is to permit greater flexibility in order to allow more 
creative, innovative, imaginative and, where possible, environmentally sensitive development 
than may be possible if the underlying zoning district's regulations are strictly applied. A PUD 
is intended to 
provide both for development flexibility of undersized parcels and to allow the use of 
diversified development techniques for larger parcels. The PUD overlay is intended to 
expand housing opportunities for persons of all income levels. 
 
§ 420-178. Applicable districts. 
 
The PUD overlay may be authorized in all residential districts. 
 
§ 420-179. Permitted uses. 
 
Any use permitted in the particular district in which the PUD is overlaid is allowed. Housing 
types authorized in any of the City's residential districts may be considered but the project's 
density shall be no greater than that specified in the underlying district. Nonresidential uses 
of public or semipublic, cultural or recreational character shall be permitted uses, provided 
such nonresidential uses shall be compatible with and secondary to the primary residential 
use. 
 
§ 420-180. Development standards. 
 
Relaxation of the following development standards may be considered when to do so is in 
keeping with this article's intent and objectives: lot area, lot width, lot coverage, building 
type, building height, building setback, yard requirements, street frontage, and street width. 
 
§ 420-181. Open space. 
 
For PUDs consisting of two contiguous acres or more, total usable open space shall be at 
least 20% of the gross acreage of the development. No more than 25% of the required 
percentage of usable open space shall be in the form of water surfaces or wetlands. 
Streets, parking areas and land with slopes of greater than 20% shall not count toward open 
space requirements. Recreation facilities and/or areas may be constructed within the open 
space. 
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§ 420-182. Utilities, services and easements. 
 
Residential structures  within the PUD shall be connected  to City water and sewer lines. In 
PUDs of two contiguous acres or more, utility cables other than major electrical 
transmission lines shall be placed underground. PUDs must provide adequate on-site and 
off-site drainage and easements for maintenance of utilities. 
 
§ 420-183. Access and circulation. 
 
The PUD provisions may not be utilized for projects in which only existing public streets 
provide access to residential structures. A PUD's internal vehicular circulation system may 
incorporate public and/or private streets. Construction of all new public streets shall comply 
with the street and right-of-way widths required by the Virginia Department of 
Transportation. In the case of private streets, evidence of the developer's responsibility for 
continuous maintenance shall be required before approval of the PUD. The PUD's vehicular 
and pedestrian circulation systems must permit safe and convenient access to dwelling units, 
open space, community facilities and other nonresidential areas. Adequate access and 
circulation for emergency and service vehicles shall also be provided. 
 
§ 420-184. Management. 
 
Common open space, facilities and utilities shall be managed as follows: 
 
A. All common open space, properties and facilities shall be preserved for their intended 

purpose as expressed in the approved PUD application. The developer shall establish an 
association or nonprofit corporation of all individuals or corporations owning property 
within the PUD to ensure adequate maintenance of all common open space, properties 
and facilities. 

 
B. All property deeds shall include appropriate restrictions and covenants to ensure that 

common open space is permanently preserved according to the site plan and that 
commonly owned facilities are appropriately maintained. Deed restrictions and 
covenants shall run with the land; shall benefit present, as well as future, property 
owners and shall provide that the same may be enforced by the City; and shall contain a 
prohibition against partition. 

 
C. Membership in the association or nonprofit corporation shall be mandatory for all 

owners within the PUD. 
 
D. Documents of incorporation, partnership or organization shall set forth the purposes of 

the organization under which common ownership is to be established, how it shall be 
governed and administered, the provision made for permanent care and maintenance of 
common holdings, methods of assessing cost shares and the extent of common interest 
held by the owner of each individual parcel in the PUD. 
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§ 420-185. Administration. 
 
Issuance of permits for new PUDs or for excavation, addition, alteration, construction; 
reconstruction or change of use within existing PUDs shall require review by the Lexington 
Planning Commission and approval by the City Council. The procedure  for review by the 
Planning Commission shall be as provided herein. 
 
A. Any person who owns or exercises control over a tract of land may apply for a PUD 
permit. If the tract is jointly owned, all owners must concur in the application. 
 

(1) Prior to the formal submission of a proposed plan of development, the applicant or 
representative should confer with the Planning Director or designee concerning the 
proposed plan of development. 

 
(2) Following this preapplication review, the developer may apply for a PUD permit. The 

contents of the formal application shall be those required under Article XXII, 
§§ 420-220 and 420-221, of this chapter. 

 
(3) Drafts of legal documents which provide for the maintenance of common open 

space, streets, utilities or other facilities shall be submitted to staff prior to Planning 
Commission review. Final documents shall be submitted and approved by the City 
prior to the issuance of any permit. 

 
B. Public notice. 
 

(1) Notice of public hearings shall be published once a week for two successive weeks in 
some newspaper published or having general circulation in the City, provided that 
such notice for both the Planning Commission and the City Council may be published 
concurrently. Such notice shall specify the time and place of a hearing at which 
persons affected may appear and present their views, not less than six days nor more 
than 21 days after the second advertisement shall appear in such newspaper. The 
subject matter of the public hearing need not be advertised in full but may be 
advertised by reference. Each such advertisement shall contain a reference to the 
places within the City where copies of the proposed plans, ordinances or 
amendments may be examined. The term "two successive weeks," as used in this 
subsection, shall mean that such notice shall be published at least twice in such 
newspaper, with not less than six days elapsing between the first and second 
publications. 

 
(2) The City shall give written notice to those persons who own property any portion of 

which abuts the subject property and all property which is across the street from 
any portion of the subject property as determined by the City's real property tax 
records. This notice shall give the date, time and place of the hearing, identify the 
property which is the subject of the application and give a brief description of the 
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proposed action. The notice shall be mailed a minimum of 10 days prior to the date 
of the Planning Commission public hearing. The list of property owners and the 
contents of the notice shall be approved by the Zoning Administrator prior to 
mailing. 

 
(3) The City shall also place a sign provided by the City on the subject property which 

indicates that this action is pending. This sign shall be located to be clearly visible from 
the street. 

 
C. Following a duly advertised public hearing and upon the approval of the Planning 

Commission, the application shall be submitted to the City Council. A report 
accompanying its submission shall state the reasons for recommending denial or 
approval (with conditions as appropriate), and if relevant define the stages which 
constitute minimum acceptable increments for development. The City Council shall hold 
a second public hearing on the PUD application. Notice of the time and place of the 
public hearing shall be published as provided by law for other amendments to this 
chapter. 

 
D. Objectives and application review. In reviewing the application for a planned unit 

development (PUD) or an application seeking amendment of an approved PUD, the City 
Council and Planning Commission shall consider whether the application meets the intent 
of this chapter and Lexington's Comprehensive Plan. The proposed project must also 
not be inconsistent with the objectives of the PUD district, which are: 

 
(1) To encourage design and amenities to those resulting from the strict application of 

the underlying zoning district and the City's subdivision regulations; Editor's Note: See 
Ch. 36 0 , Subdivision of Land. 

 
(2) To encourage innovative arrangements of buildings and open spaces to provide 

efficient, attractive, flexible and environmentally sensitive design; 
 
(3) To encourage the development of a variety of housing types; 
 
(4) To encourage the clustering of single-family dwellings for more efficient use of land 

and the preservation of open space and significant natural features; 
 
(5) To enable developments designed to function as cohesive, unified projects; 
 
(6) To ensure that a development harmonizes with existing adjacent properties, uses, and 

development patterns; 
 
(7) To ensure preservation of cultural features, scenic assets and natural features such as 

floodplains, streams, natural drainageways, wooded areas, steep slopes, or other areas 
of sensitive or valuable environmental character; 
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(8) To provide for coordination (but not uniformity) of architectural styles within the 

development and in relation to adjacent properties around the development; 
 
(9) To provide adequate utilities, access roads, parking, and drainage facilities; 
 
(10) To ensure that the streets, sidewalks, pedestrian and bicycle ways are appropriate 

for the PUD and the neighborhood; that they are adequate to ensure safe and 
efficient circulation, provide ingress and egress sufficient to minimize traffic 
congestion in the area, and maintain the safety and capacity of adjacent streets; 

 
(11) To assure that the establishment, maintenance or operation of the PUD as proposed 

is not detrimental to or will not endanger the public health, safety or general welfare, 
is not injurious to the use and enjoyment of other properties in its vicinity, does not 
seriously impair property values or environmental quality in the neighborhood, and 
does not impede the orderly development of surrounding property; 

 
(12) To assure that the proposed project furthers the goals and objectives of the City's 

Comprehensive Plan. 
 
E. The City Council, subsequent to the public hearing, shall take one of the following actions: 
 

(1) Approve the application; 
 
(2) Approve the application with appropriate modifications to the plan or imposed 

conditions; 
 
(3) Deny the application. 

 
F. Should City Council's approval of the PUD be conditional, the developer shall resubmit a 

final, modified PUD plan for review and approval by the Zoning Administrator. 
 
G. Building permits shall be issued only after the final PUD plan is approved. Connections to 

City utilities, other than temporary service for construction, shall not be provided until 
the developer has furnished a surety bond for the appropriate stage of development in 
an amount equal to the City's estimate of the costs of installation of the improvements 
for that stage, which are ultimately to be dedicated for public use and accepted by the 
City for perpetual maintenance. The various methods of bonding as set forth in the 
subdivision regulations will be acceptable. Editor's Note: See Ch. 36 0 , Subdivision of Land. 

 
H. If the developer is not following the approved plan, the Zoning Administrator shall issue a 

stop order which will remain effective until the developer comes into compliance. 
 
I. The following kinds of changes shall be considered in the same manner as a new request: 
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changes which would increase the density of any proposed use, which change the 
exterior boundary of the PUD, which materially change the location of any proposed 
uses or the height of buildings or which change the amount of land devoted to the 
various proposed uses within the PUD. Lesser changes must be approved by the 
Planning Commission. 

 
J. Any PUD permit shall expire 12 months after issuance if development has not proceeded 

according to plan and the Planning Commission, on request of the developer, has not 
granted an extension. Extensions may be granted for a period of 12 months by the 
Planning Commission. 

 
K. If the present or future owner of the PUD designated area does not follow the approved 

site plan, the remaining undeveloped property shall automatically revert back to the 
original zoning. 

 
§ 420-186. through § 420-187. (Reserved) 
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