MINUTES

The Lexington Planning Commission
Thursday, May 28, 2026 — 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: Jon Eastwood, Vice-Chair Brinsley Leadbetter, Administrative Specialist
Leslie Straughan, Council Liaison
Charlie Hall
Krista Anderson
Absent: Mary Stuart Harlow
Tori Bates
CALL TO ORDER

S. Spencer called the meeting to order at 5:05 p.m.

AGENDA
The agenda was unanimously approved as presented. (J. Eastwood/ K. Anderson)

MINUTES
The minutes from the May 14, 2026 meeting were unanimously approved as presented. (L.
Straughan/K. Anderson)

CITIZENS’ COMMENTS ON MATTERS NOT ON THE AGENDA
None.

NEW BUSINESS

A. EC-COA 2026-05: A request by Josie McChesney for approval of a Certificate of
Appropriateness for exterior improvements to The Nature Conservancy at 517 E.
Nelson Street (TM #30-1-8), owned by Meseno LLC.

1) Staff report — A. Glaeser opened the discussion by stating that this is a request for a
Certificate of Appropriateness for exterior improvements to the Nature Conservancy at
517 E. Nelson Street. The parcel is located in the Commercial Shopping Centers (C-2)
zoning district and in the Entrance Corridor Overlay District (EC). The applicant is
proposing new windows and a few updates to the doors. The proposed improvements are
explained in detail in the remainder of the application submittal.

2) Applicant Statement — None.
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3) Public Comment — None.

4) Commission Discussion & Decision —The Commissioners noted that the building will not
be painted, there will just be improvements to the doors and windows. It was also
clarified that one of the doors on the East elevation will not be a loading dock door, just a
drive-in overhead door. The Commission agreed that the proposed improvements looked
nice. L Straughan made a motion to approve EC COA 2026-05 as presented. J.
Eastwood seconded and the motion passed unanimously. (5-0)

C. PUD: Zoning Text Amendment

1) Staff report — A. Glaeser opened the discussion by reviewing the chart staff had made,
which included an overview of all three sample PUDs. The first two columns state the
differences between the Lexington pre 2017 PUD and the PUD regulations from 2017-
2022. The other three columns include Albemarle County, Blacksburg, and Staunton as
requested by the Commission. Now the task is to discuss how to implement additional
flexibility beyond the current residential zoning districts and this could potentially
accommodate larger properties in the City.

2) Public Comment — None.

3) Commission Discussion — The Commission discussed the need for flexibility in PUD
applications across different lot sizes without requiring separate districts for small versus
large properties and emphasized the importance of clear standards to ensure appropriate
development decisions. A. Glaeser agreed to provide the old PUD document and
supplements with other detailed jurisdiction examples for the next meeting to enable
more thorough discussion of intent and purpose. There was recommendation to use the
pre-2017 version as a framework for moving forward.

The Commission also discussed various property development cases that required PUD
(Planned Unit Development) approvals, including situations where parcels lacked public
street frontage and required subdividing to create buildable lots. The discussion focused
on the appropriate use of PUDs versus variances, with participants noting that while
PUDs provide flexibility similar to variances, they don't allow getting around established
zoning rules. The Commission agreed that while PUDs can be appropriate for unlocking
otherwise non-buildable parcels or handling specific development needs, the criteria will
need to be carefully designed to prevent misuse that would undermine zoning purposes.

Additionally, they discussed the structure and approach for developing new zoning
regulations, focusing on whether to use an overlay or a zoning district model. They
agreed to review intent, purpose, and structure at the next meeting, with recommendation
to move away from the overlay approach to maintain consistency with the existing PD-
MU. The discussion centered on balancing flexibility with appropriate standards,
particularly regarding density controls in different zoning districts. Concerns were
expressed about allowing too much flexibility without proper criteria for approval.

The Commission noted the benefits of creating a self-contained zoning district with
flexible development standards rather than relying on references to underlying districts
like R-1. They explained that this approach would allow for specific site plan
requirements and compatibility considerations based on surrounding properties and
allowed uses. The discussion highlighted how this flexibility could address both city-
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owned properties and infill development opportunities, while also potentially preparing
for future state legislation requiring additional density in single-family zones. They
reviewed previous PUD criteria and some Commissioners emphasized the importance of
maintaining high-level principles rather than overly specific standards to preserve
flexibility in development reviews.

The discussion ended with trying to establish a balance between flexibility and standards
in zoning regulations. There was emphasis on the need for well-articulated general
criteria that could be tested through examples rather than legislating specific design
details. The discussion also included concerns about potential state-level changes to
single-family zoning requirements. The Commission agreed to review past PUD
approvals and denials, and staff will provide a comprehensive report including sample
documents from other jurisdictions for the next meeting.

OTHER BUSINESS

A. Zoning and Planning Report
A. Glaeser noted that a public hearing for the Comprehensive Plan review is scheduled for June
11, 2026.

CITY COUNCIL REPORT
None.

ADJOURN
The meeting adjourned at 6:07 p.m. (L. Straughan/ C. Hall)

Shannon Spencer, Chair, Planning Commission
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