
  
 

Agenda 
Work Session 

Board Room – 2nd Floor 
May 4, 2026 – 7:00 p.m. 

 
 

Call to Order  
• Invocation/Moment of Silence (District 1) 
• Pledge of Allegiance 
• Microphone Reminder 

 
Proclamation – World Red Cross Day    Deborah Fleming (p. 2) 
 
ECC Years of Service Award    Danielle Rhinehart 
 
Northwestern Community Services Program Update   Ellen Harrison 
 
Action on Rezoning Request – Flowerdew Hundred LLC  Tracy Clatterbuck (p. 3) 
 Agriculture to Commercial 
 
Introduction of Special Use Permit – Randy Whitesides/   Tracy Clatterbuck (p. 89) 
 Dawn Pence  
 Banquet/Event Facility 
 
FY 2026-2027 Budget Adoption    Tyler Olsen (p. 138) 

• Resolution to Adopt the FY 2026-2027 Budget 
• Resolution to Adopt the FY 2026-2027 School Budget 

 
Adjourn 
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PROCLAMATION 
PAGE COUNTY BOARD OF SUPERVISORS 

 
WORLD RED CROSS DAY 

 
 

WHEREAS, May 8th marks World Red Cross and Red Crescent Day—a moment to recognize the 
tirelessness of the Red Cross mission and the people who make it possible. 
 
WHEREAS, whether teams are working in emergency shelters, blood drives, military bases, 
classrooms or their very own neighborhoods, their commitment to alleviating human suffering 
remains the same. They deliver aid and hope in line with our fundamental principles. 
 
WHEREAS, dedicated volunteers, employees, and supporters commit themselves to the 
mission. They wake up every day to provide help, comfort, dignity and lifesaving skills to people 
across the U.S. and around the world. 
 
WHEREAS, every year, the Red Cross and Red Crescent helps 1 in 65 people around the globe. 
As visible ambassadors for humanitarian action, teams shape the future of our communities 
and countries. 
 
WHEREAS, World Red Cross and Red Crescent Day is an annual celebration of the principles of 
the International Red Cross and Red Crescent Movement. World Red Cross Red Crescent Day is 
celebrated on 8 May each year. This date is the anniversary of the birth of Henry Dunant, who 
was born on 8 May 1828. He was the founder of International Committee of the Red Cross 
(ICRC) and the recipient of the first Nobel Peace Prize. 
 
This Proclamation was adopted by the Page County Board of Supervisors this 4th day of May 
2026. 
 
 
 
_____________________________   ______________________________ 
Clifton Thomas, Chairman    Amity Moler, Clerk 
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    TO:  Page County Board of Supervisors 
 

    FROM:  Tracy Clatterbuck, Zoning Administrator I  
 

SUBJECT: Flowerdew Hundred LLC- Rezoning Application (Public Hearing) 
 
      DATE:  December 22, 2025 
  
 

SUMMARY: 
 

Application to rezone from Agriculture (A-1) to Commercial (C-1).  
  
 

BACKGROUND: 
 
Flowerdew Hundred, LLC has filed an application to rezone a parcel of land located off US Hwy 340, 
Stanley, VA, and further identified by tax map number 59-(A)-63F. The parcel of land, currently vacant, is 
located west of Stanley, approximately 0.8 mile north of US HWY BSN 340 W and just to the north of 2845 
US Hwy 340 Stanley. The property contains 9.69 acres and is currently zoned as Agriculture (A-1). The 
applicant is proposing to rezone the parcel from Agriculture (A-1) to Commercial (C-1). If approved, the 
applicant plans to use the parcel for commercial use(s) as permitted in Section 125-12 of the Page County 
Zoning Ordinance.   
 
Staff would note pursuant to Section 125-12.I of the Page County Zoning Ordinance, it states the following:  

“Any new structure designed to be occupied as a residence, church, school, community center or 
commercial business establishment or industry or any other structure designed for public occupancy 
shall not be located closer than 300 feet from any confined feeding operation as defined in 
Article VI, § 125-32, of this chapter.” 

 A map has been provided in the packet to illustrate approximate area the above restriction would apply to.  
 

A copy of the C-1 district regulations are included in the packet.  
 
     AGENCY COMMENTS: 
 

As required in the application, the applicant has reached out to the following agencies for comment: 
Virginia Department of Transportation (VDOT) – Per Jeff Nicely, “VDOT has no issues with the 
rezoning request and can work with the developer’s engineer at the site plan phase for some minor 
changes to the proposed entrance design. The proposed taper must end prior to the existing guardrail. 
A VDOT land use permit will (be) required for the construction of the commercial entrance.” 
 
Page County Health Department (HD)- Per Ashley Walker: “Page County Health Dept. has no 
objections.” 
The applicant has provided copies of the certification letter for well and septic issued by the Page 
County Health Department on August 29, 2025. 

https://ecode360.com/9200286#9200286
https://ecode360.com/9200288#9200288


 
Page County Building Official- Per James Campbell: “No objection. Applicable permits will be 
required.” 
 

PAGE COUNTY COMPREHENSIVE PLAN: 
 
Tax Map 59-(A)-63F is located in the “Agricultural Protection Tier.” Per the Comprehensive Plan, the purpose of 
the Agricultural Protection Tier is “[t]o protect (to keep from being damaged or lost) agricultural uses and 
preserve the rural lifestyle and sense of community that has long defined Page County” (Volume 1-9). Further, 
the Comprehensive Plan states the following: “This tier is intended primarily for very low-density residential 
development, large lot rural development and agricultural uses. Non-residential uses would serve the needs of 
residents in the surrounding rural areas and generally be limited to agriculture-related businesses.” (Volume 1-23, 
24). 

 
Goals within the Comprehensive Plan (Volume I, Chapter 3): 

• Goal 2, Policy 2.1: “Preserve a rural lifestyle in the County outside of the towns, Incorporated Areas 
Tier and Community Service Area Tiers.” (Volume 1-66). 

• Goal 3, Policy 3.2: “Preserve and protect agricultural uses and the rural lifestyle and sense of 
community that has long defined Page County, especially in the Agricultural Protection Tier.” 
(Volume 1-68). 

• Goal 3, Policy 3.16: “Minimize conflicts between agriculture and non-agricultural land uses. (Volume 
1-70). 

• Goal 6, Policy 6.2: “Encourage economic growth that is compatible with the County's rural character 
while generating a positive net cash flow for the County” (Volume 1-74). 

• Goal 6, Policy 6.9: “Encourage commercial and industrial business to locate in industrial parks and 
existing commercial centers or designated growth areas” (Volume 1-74). 

• Goal 6, Policy 6.10: “Allow commercial and industrial uses in rural areas or near existing 
neighborhoods only if the use: 

a. Does not unduly impede traffic flow on roads or intersections; 
b. Is not, and does not, initiate strip development; 
c. Has direct access to adequate roads, railroads or airports; 
d. Meets all standards for water, sewage and waste disposal; and 
e. Does not adversely affect surrounding agricultural or residential activities” (Volume 1-74). 

 
Tax Map 59-(A)-63F is a portion of a larger lot that was divided via 25-acre divisions and non-family divisions, 
along with a boundary line adjustment, in 2024, as well as court-authorized divisions in 2025. The only 
residential address located within approximately 500 ft. of Tax Map 59-(A)-63F is 2844 US HWY 340, located 
on the west side of US HWY 340. 2845 US HWY 340 is the physical address for a poultry structure located 
approximately 50 ft. from the southwest parcel line of 59-(A)-63F. 2195 US HWY 340 is the address for 
structures previously operated as Page Valley Flea Market, located within a Commercial (C-1) split-zoned 
portion of Tax Map 59-(A)-40. This split-zoned portion of lot 59-A-40 is approximately 60 ft. from one corner of 
Tax Map 59-A-63F. Tax Map 59-(A)-63F does not have access to public water or wastewater. Staff recommends 
the Board of Supervisors consider any potential adverse impact of a rezoning brought forward during the public 
hearing. 

 
PLANNING COMMISSION ACTION(S): 
 

This application was introduced to the Planning Commission (PC) on July 22, 2025. The PC discussed the 
application at a total of six meetings. The applicant also invited PC members to the site; two commissioners 
participated. The PC held their public hearing on September 23, 2025. At the public hearing, there were three 
members from the public that spoke that were opposed to the rezoning request. The concerns mentioned were as 
follows: concern with the broad request to rezone to commercial, traffic impact in the area, traffic safety, entrance 
approval location, impacts to wildlife, quality of life, security concerns, and the installation of well(s) for 
commercial operations. At the PC regular meeting that was held on October 14, 2025, there were three members 
from the public that spoke during the citizen comments on agenda items who were opposed to the rezoning 
request for similar reasons to those mentioned above. Staff received a petition that included 24 signatures of 
people who were opposed to the rezoning request.  Staff also received 17 letters of support for the rezoning 



request.  
 
At the October 14, 2025 meeting, Commissioner Grech made a motion to deny the rezoning request for tax map 
number 59-A-63F from agricultural to commercial. The motion was seconded by Ms. Davis. The motion passed 4-
1 (In Favor: Ms. Grech, Mr. Johnson, Mr. Turner, Ms. Davis; Opposed: Chairman Burner). The following 
reasons/statements were provided by the Commissioners: 
 
Commissioner Johnson stated that having listened to Mr. Reeds’ arguments, his chief argument seemed to be that 
commercial properties are needed by the county, tax revenue will result with this project, it’s close to already zoned 
commercial properties, and is currently treed and therefore not in ag use. Commissioner Johnson explained that he 
had looked at the comp plan and tried to determine what supported this request and what would oppose this request. 
He noted the following: 

• In goal six of the comp plan it states: “Encourage and develop a diverse and viable local economy 
compatible with the County’s rural character.”  

• In goal seven it states: “Protect and enhance the County’s fiscal resources.”  
• In goal ten it states: “Emphasize personal property rights during the planning process and while applying 

the policies of the Plan.” 
• On the other side of the ledger, goal five states: “Use the Comprehensive Plan and future land use map to 

guide land use and development decisions.”  
• Policy 5.5 under goal 5 further states: “Encourage the concentration of all major residential, commercial, 

and industrial uses in and around the existing local growth centers of Luray, Shenandoah, and Stanley 
where they can best be served with adequate public facilities and services.”  

• Goal ten clarifies under Policy 10.2.d that they are not unlimited and “Balances the rights of property 
owners with the responsibilities to adjacent property owners and the community at large.” 

• Lastly, goal 12.4, along the question of treed agriculture property states they should “Encourage the 
conversion of lower quality farmland to forest.”   

Commissioner Johnson also referenced the Albemarle County Land Use Handbook, which states, in part, that the 
reasonableness of existing zoning is critical in any analysis of any proposed change. Having looked at those factors, 
he came to the conclusion which is that this application is not consistent with the future land use map. The existing 
zoning is reasonable within the comp plan. The neighbors have spoken articulately that rezoning would harm their 
enjoyment of their property which they purchased understanding the rules and protections offered by the existing 
zoning. While there is a nearby parcel that was rezoned to commercial he fears that that rezoning may not have 
been consistent with best practices as it was 25 years ago. He fears that rezoning this parcel would expose the 
County to all the hazards of spot zoning. The handbook goes on to note illegal spot zoning occurs when the purpose 
of rezoning serves the private interest of one or more of the landowners rather than a third of the localities welfare 
as part of an overall zoning plan that may also include benefits to private interests. Lastly, in the Comp Plan, itself, 
on page 49 of Volume I, it talks about applying lessons learned from current practices. The first point is called 
scattered commercial and industrial areas which states the following: “Similar to many other rural communities, 
the pattern for commercial and industrial zoning in Page County historically has based on property owner request 
(i.e., initiated by application) rather than a long-range comprehensive plan that identifies areas that are 
appropriate for more intensive uses. Exhibit 18 identifies parcels in the unincorporated area that have been rezoned 
for commercial and industrial uses2. It indicates that the historical pattern of commercial and industrial zoning 
has been to locate those uses along the primary roadways, rather than to concentrate them at defined activity 
centers (or industrial parks) in areas served by public facilities. The sprawling distribution of these uses are not 
consistent with protecting agricultural uses by allowing more intensive uses to encroach into rural areas. Such 
distribution is contrary to the current vision of protecting the rural view sheds of roadways connecting the Towns 
as gateway corridors and as symbolic of the image of rural Page County.”  

 
Commissioner Turner stated he as a commissioner tries to go by what the people want in the area that they live in. 
He sees all these signatures on the petition and he knows most of them along with people that have attended the 
meetings. He noted that he could not vote in favor of something that people don’t want in their area because he 
wouldn’t want it in his area either.  

 
Commissioner Davis stated she thought that Commissioner Johnson’s comp plan analysis really hit a lot of points 



when it comes to this parcel being in an Ag Protection Tier. If we don’t follow the Comp Plan, things will get out 
of hand. She felt something like this would better serve as a special use permit as they would have more of an idea 
what was going to go on there.  
 
Commissioner Grech stated that Commissioner Johnson had very precisely told you which policies we should refer 
to. Our planner gave us a review of the Comp Plan with the application (may be found in the staff memo). All of 
these pertain to the rural character of the neighborhood. The plan requires public water and sewer for commercial 
development. One thing that is meaningful to her is the uncertainty regarding the future development, its form, its 
use, and its intensity. She thinks that the plan title from Racey Engineering refereeing to 500 storage units was 
scary for some. The problem with a rezoning versus a special use permit is with the special use permit they know 
what is going to go there. It’s clear, they know the use and capacity - but with rezoning we don’t. It’s like a blank 
check. In the information Ms. Clatterbuck provided relating to existing storage facilities, she does not see a lot of 
comparable request, but what she does remember is that often times the applicant comes and says they are going to 
do this and that and it doesn’t happen. That reinforces her uncertainty of what may go there. 500 storage units is 
more than double what Chu Chu facility currently is. She is concerned about creating a precedent of future 
commercial development in the neighborhood. The applicant, himself said maybe you should rezone this lot 
because there is already one next door. That argument can continue to be used. We are at risk for strip development. 
We are at risk of creating an unplanned commercial node, which is of great concern. She also agrees with what one 
of the citizens said which is that we was need to start planning ahead and inviting developers to develop according 
to the plan. Another concern is the 300 foot exclusion zone for any commercial activity near a confined feeding 
operation. A large part of the property is not going to be developable with a commercial activity because of this 
setback requirement. She is a little dismayed as well by how many letters of support of the plan were unsigned. 
Who are these people? There are some that are also signed by the applicant himself.  
 
Chairman Burner stated he agreed on the content of what his fellow commissioners said. This is not a one-sided 
conversation, as there is a component here that at some point we are going to have to sit down and have a real hard 
conversation. We can talk about the next generation and bringing your kids and grandkids, but if you don’t provide 
them with opportunities here, they are not coming back here. They are going somewhere else. Our motto can’t be 
come live here and pay taxes here but provide the economy in another locality. It is unfortunate we don’t have a 
commercial node in this area but it is on a major byway and is more suited for commercial and industrial type 
businesses. At the end of the day we have to have those conversations. Lastly, you are going to have to have 
commercial properties in Page County somewhere or you won’t have another generation coming back.  

 
ADJOINING LANDOWNER NOTIFICATION: 
 

As required by the Code of Virginia, adjoining property owners were notified of the public hearing. Any written 
comments received as of the date of this memo are included in the packet. Any written comments received after 
the date of this memo will be provided at the public hearing.  
 
Staff would also note that all written comments received for the Planning Commission’s public hearing have been 
included in the packet.  

 
MOTION(S): 
 

I move that the Page County Board of Supervisors approve the rezoning request for tax map number 59-(A)-
63F from Agriculture to Commercial.  
 
OR 
 
I move that the Page County Board of Supervisors deny the rezoning request for tax map number 59-(A)-
63F from Agriculture to Commercial.  
 
OR 
 
I move an alternative motion(s).  

 
ATTACHMENTS: 
 



• Rezoning Application Packet











jeff.nicely
Text Box
07/10/2025

jeff.nicely
Image

jeff.nicely
Text Box
VDOT has no issues with the rezoning request and can work with the developer's engineer at the site plan phase for some minor changes to the proposed entrance design. The proposed taper must end prior to the existing guardrail. A VDOT land use permit will required for the construction of the commercial entrance. 
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Tax Map ID 59-((A))-63F
Proximity to CAFO Structures

August 14, 2025
Page County GIS Department

2022 Aerial Imagery
Reference Use Only

Any determination of topography or contours,
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Tax Map ID 59-((A))-63F

Proximity to CAFO Structures - Elevation Contours

September 2, 2025
Page County GIS Department

2015 LiDar-derived Elevation Contours (USGS)
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From: David Reed
To: Joshua Hahn; Tracy Clatterbuck
Cc: Ryan Cubbage
Subject: FW: Tax Assessment Information for TM# 59-A-63F
Date: Friday, July 25, 2025 1:07:36 PM

[NOTICE: DO NOT CLICK on links or open attachments unless you are sure the content is
safe. No email should ever ask you for your username or password.]

Josh / Tracy,
 
Please add this to the file / packet for the Flowerdew Hundred LLC rezoning request currently
before the Planning Commission.
 
It shows a possible scenario with the addition of $1m of improvements to the property
resulting in an increase of the real estate taxes (at current real estate tax rates) from the current
amount of $176.66 annually (not in land use tax reduction program) to $7,476.60 annually. 
This is an estimated 42.32X multiple (4,232%) increase in the current tax revenue to Page
County from this property. Noting only $1m additional to improvement value and no change
to land value, which land value is likely to increase as well once the improvements are
constructed, making the new annual real estate taxes even more.  This does not include Page
County business license fees or possible gross receipts taxes.
 
If the property qualified for the land use program and was thereafter removed and $1m of
improvements added, the increase in the real estate taxes (at current real estate tax rates)
would be an estimated 704.67X multiple (70,467%) increase, not including any applicable roll
back real estate taxes.
 
David
 
 
 

1. Current assessed value of this 9.69 acre parcel     $24,200
2. A comparison of the annual real estate taxes of the 9.69 acre parcel three possible ways:

a. With forestry land use applied (no improvements, realizing parcel is not currently
in land use but was previously and could be if adjoining properties had same
ownership / met min. size requirements / forestry plan requirements)    $10.61

b. As it currently exists (no land use / no improvements)  $176.66
c. With addition of $1m taxable improvements (no land use)  $7,476.60 (But

depending on the type of improvement whether house site or a commercial
property then the land value would increase)

 
 
David
 
David M. Reed, Esq.
REED & REED, P.C.
Attorneys & Counsellors at Law
P.O. Box 766
16 South Court Street

mailto:dreed@reedandreedlaw.com
mailto:jhahn@pagecounty.virginia.gov
mailto:tclatterbuck@pagecounty.virginia.gov
mailto:rcubbage@pagecounty.virginia.gov


Luray, Virginia 22835
(540) 743-5119 (office main line)
(540) 860-4875 (direct dial)
(540) 743-4806 (fax)
dreed@reedandreedlaw.com
 
This electronic message may contain confidential or privileged information and is intended
solely for the individual or entity named above. If you are not the intended recipient be aware
than any disclosure, copying, distribution or use of the contents of this information is
prohibited. If you have received this electronic transmission in error, please notify the sender
immediately by using the email address or by telephone listed above.
 
From: Rebecca Smith <bsmith@pagecounty.virginia.gov> 
Sent: Friday, July 25, 2025 12:41 PM
To: David Reed <dreed@reedandreedlaw.com>
Subject: RE: Tax Assessment Information for TM# 59-A-63F
 
Hello David,
 
I have the information you needed, I have noted the answers to the questions in red.
 
Please let me know if you need anything else.
Have a great weekend!
Becky
 
Rebecca B. Smith
Master Commissioner of the Revenue
Page County
103 S. Court Street, Suite C
Luray, VA 22835
540-743-3840

The e-mail and any attachments with it are privileged and confidential and are intended solely for
the use of the individual(s) to whom they are addressed. If you have received this e-mail in error or
are not the addressee, please immediately delete it and notify the sender.
 
 
 

From: David Reed <dreed@reedandreedlaw.com> 
Sent: Thursday, July 24, 2025 2:58 PM
To: Rebecca Smith <bsmith@pagecounty.virginia.gov>
Subject: RE: Tax Assessment Information for TM# 59-A-63F
 

mailto:dreed@reedandreedlaw.com
https://link.edgepilot.com/s/90facb86/1EE_KKJdzkGEVg1BhOQV6A?u=http://www.pagecounty.virginia.gov/
mailto:dreed@reedandreedlaw.com
mailto:bsmith@pagecounty.virginia.gov


[NOTICE: DO NOT CLICK on links or open attachments unless you are sure the
content is safe. No email should ever ask you for your username or password.]
Becky,
 
No problem at all!
 
David
 
David M. Reed, Esq.
REED & REED, P.C.
Attorneys & Counsellors at Law
P.O. Box 766
16 South Court Street
Luray, Virginia 22835
(540) 743-5119 (office main line)
(540) 860-4875 (direct dial)
(540) 743-4806 (fax)
dreed@reedandreedlaw.com
 
This electronic message may contain confidential or privileged information and is intended
solely for the individual or entity named above. If you are not the intended recipient be aware
than any disclosure, copying, distribution or use of the contents of this information is
prohibited. If you have received this electronic transmission in error, please notify the sender
immediately by using the email address or by telephone listed above.
 
From: Rebecca Smith <bsmith@pagecounty.virginia.gov> 
Sent: Thursday, July 24, 2025 2:57 PM
To: David Reed <dreed@reedandreedlaw.com>
Subject: RE: Tax Assessment Information for TM# 59-A-63F
 
Hi David,
 
I just wanted to explain the delay in answering this, been extremely busy since I came back Tuesday. 
I will start researching this and get back to you as soon as I can.
 
Have a great evening!
Becky
 
Rebecca B. Smith
Master Commissioner of the Revenue
Page County
103 S. Court Street, Suite C
Luray, VA 22835
540-743-3840

mailto:dreed@reedandreedlaw.com
mailto:bsmith@pagecounty.virginia.gov
mailto:dreed@reedandreedlaw.com


The e-mail and any attachments with it are privileged and confidential and are intended solely for
the use of the individual(s) to whom they are addressed. If you have received this e-mail in error or
are not the addressee, please immediately delete it and notify the sender.
 
 
 

From: David Reed <dreed@reedandreedlaw.com> 
Sent: Monday, July 21, 2025 9:06 AM
To: Rebecca Smith <bsmith@pagecounty.virginia.gov>
Cc: Joshua Hahn <jhahn@pagecounty.virginia.gov>
Subject: Tax Assessment Information for TM# 59-A-63F
 
[NOTICE: DO NOT CLICK on links or open attachments unless you are sure the
content is safe. No email should ever ask you for your username or password.]
Becky,
 
The above 9.69 acre parcel was divided from TM# 69-A-97F in April 2025 and then a
boundary line adjustment was completed in May 2025 establishing the 9.69 acre parcel.  Copy
of the survey for this parcel is attached.  The parcel is currently unimproved except for a very
short gravel driveway off 340, zoned agriculture, and was recently timbered.  The parcel is
now the subject of a pending rezoning application.  I wanted to see if your office could
provide the below information:
 

1. Current assessed value of this 9.69 acre parcel     $24,200
2. A comparison of the annual real estate taxes of the 9.69 acre parcel three possible ways:

a. With forestry land use applied (no improvements, realizing parcel is not currently
in land use but was previously and could be if adjoining properties had same
ownership / met min. size requirements / forestry plan requirements)    $10.61

b. As it currently exists (no land use / no improvements)  $176.66
c. With addition of $1m taxable improvements (no land use)  $7,476.60 (But

depending on the type of improvement whether house site or a commercial
property then the land value would increase)

 
Thank you and I hope you have a great week!
David
 
David M. Reed, Esq.
REED & REED, P.C.
Attorneys & Counsellors at Law
P.O. Box 766
16 South Court Street
Luray, Virginia 22835

https://link.edgepilot.com/s/78d177e9/DjhDYCeG_Ey2zHCh2mMZSg?u=http://www.pagecounty.virginia.gov/
mailto:dreed@reedandreedlaw.com
mailto:bsmith@pagecounty.virginia.gov
mailto:jhahn@pagecounty.virginia.gov


(540) 743-5119 (office main line)
(540) 860-4875 (direct dial)
(540) 743-4806 (fax)
dreed@reedandreedlaw.com
 
This electronic message may contain confidential or privileged information and is intended
solely for the individual or entity named above. If you are not the intended recipient be aware
than any disclosure, copying, distribution or use of the contents of this information is
prohibited. If you have received this electronic transmission in error, please notify the sender
immediately by using the email address or by telephone listed above.
 

mailto:dreed@reedandreedlaw.com




































































COUNTY OF PAGE 
103 South Court Street, Suite F 

Luray, Virginia 22835 
(540) 743-4142 

Fax: (540) 743-4533 

Board of Supervisors: 
Clifton ”Bucky” Thomas - Chairman -At- 
Large 
Jeremy Baldwin -District 1 
Allen Louderback - District 2 
Susan Kile -District 3  
Ryan Cubbage -District 4 
Jeff Vaughan -District 5 

 
County Administrator: 
Amity Moler 

   
    TO:  Page County Board of Supervisors 

 
    FROM:  Tracy Clatterbuck, Zoning Administrator I 

 
      SUBJECT:  Randy Whitesides & Dawn Pence- Special Use Permit Application (Introduction) 
    
      DATE:  April 29, 2026 
  
 

SUMMARY: 
Special use permit (SUP) to operate a banquet/event facility.  

  
 

BACKGROUND: 
Note: This SUP application was initially received on July 1, 2025. The applicants have been working on 
application requirements, including the site plan, agency comments, etc. since the initial date of submittal. 
Effective July 21, 2025 the zoning ordinance was amended relating to banquet/event facilities, beginning with 
striking those terms and adding the new terms “event venue” and “event” along with other relating terms and 
supplemental regulations associated with this use. This application is “grandfathered” under the old rules relating 
to terms, use district, and supplemental regulations because the application was received prior to the adoption of 
the amendments.  

 
Randy Whitesides and Dawn Pence have filed an application for a SUP to operate a banquet/event facility located 
at 625 Riverbend Road, Stanley, VA, and further identified by tax map number 69-(A)-126. The parcel contains 
2.50 acres and is zoned as Agriculture (A-1). The property is improved with an existing dwelling, an existing 
barn, and numerous accessory sheds. The applicants are proposing to convert the existing barn to the event 
facility, convert the existing milk barn to a dressing room, convert the existing pig pen to an outdoor bar area, and 
establish a designated parking area.  

 
Pursuant to § 125-10 D. (16) of the Page County Zoning Ordinance, prior to the aforementioned amendments, 
banquet facilities and event facilities require an SUP.   

 
OTHER AGENCY COMMENTS: 

Virginia Department of Transportation (VDOT) – Per Oakley Wade Hill with VDOT, “VDOT has no issues with 
the proposed special use permit. It is not expected to have a negative impact on state route 615 (Riverbend 
Road).” 

 
Health Department- Per Ashley Walker with the Page County Health Department, “Page Co. HD has no 
objections currently. Applicable permits will be required for proper sewage disposal.”  
Staff recommends that we make requirements from the Health Department a condition of the SUP.  

 
Building Official- Per James Campbell, Page County Building Official, “No objections at this time. Applicable 
permits will be required along with structural engineering.” Mr. Campbell also provided a memo in the packet 
addressing the maximum occupant load for the existing barn. Based on the square footage of the barn and 
proposed seating/fixtures layout, the barn would support an occupant load of 186 people. Staff would note that 
the applicants are requesting an occupant load of 150 people.  
Staff recommends that we make the requirements from the Building Official a condition of the SUP.  
 



PAGE COUNTY COMPREHENSIVE PLAN: 
Per Josh Hahn, Planning Director: 
 
The proposed use is located in the “Agricultural Protection Tier.” Per the Comprehensive Plan, the purpose of the 
Agricultural Protection Tier is “[t]o protect (to keep from being damaged or lost) agricultural uses and preserve 
the rural lifestyle and sense of community that has long defined Page County” (Volume 1-9). Further, the 
Comprehensive Plan states the following: “This tier is intended primarily for very low-density residential 
development, large lot rural development and agricultural uses. Non-residential uses would serve the needs of 
residents in the surrounding rural areas and generally be limited to agriculture-related businesses.” (Volume 1-23, 
24). 
 
Goals and policies within the Comprehensive Plan (Volume I, Chapter 3): 

• Goal 2: “Preserve and protect the natural, rural, and open space character of the County, its ecology and 
environmental features.” (Volume 1-65). 

o Policy 2.1: “Preserve a rural lifestyle in the County outside of the towns, Incorporated Areas Tier 
and Community Service Area Tiers.” (Volume 1-66). 

• Goal 3: “Maintain agricultural operations and continued production of crops and livestock in the 
County.” (Volume 1-68). 

o Policy 3.1: “Minimize the impacts of development on the community's agricultural resources and 
especially land with prime agricultural soils of State Wide Importance as determined by NRCS 
and USDA Virginia Polytech Statewide University.” (Volume 1-68). 

o Policy 3.2: “Preserve and protect agricultural uses and the rural lifestyle and sense of community 
that has long defined Page County, especially in the Agricultural Protection Tier.” (Volume 1-
68). 

o Policy 3.16: “Minimize conflicts between agriculture and non-agricultural land uses. (Volume 1-
70). 

• Goal 6: “Encourage and develop a diverse and viable local economy compatible with the County’s rural 
character.” (Volume 1-74). 

o Policy 6.2: “Encourage economic growth that is compatible with the County’s rural character 
while generating a positive net cash flow for the County” (Volume 1-74). 

o Policy 6.10: “Allow commercial and industrial uses in rural areas or near existing neighborhoods 
only if the use: a. Does not unduly impede traffic flow on roads or intersections; b. Is not, and 
does not, initiate strip development; c. Has direct access to adequate roads, railroads or airports; 
d. Meets all standards for water, sewage and waste disposal; and e. Does not adversely affect 
surrounding agricultural or residential activities.” (Volume 1-74). 

o Policy 6.12: “Enhance the County’s tourism and retail base” (Volume 1-75). 
 
Tax Map 69-(A)-126 is located entirely on soils identified as Prime Farmland by NRCS. The current dimensions 
of the 2.5 acre parcel were established in 2016 by boundary line adjustment. Seven dwellings are currently 
located within 500 feet of the parcel’s boundary, not including the dwelling located on the parcel. Planning staff 
recommends the Planning Commission and Board of Supervisors consider potential adverse impacts presented 
during the public hearing, should such be scheduled. 
 

PLANNING COMMISSION ACTION(S): 
This application was introduced to the Planning Commission on February 10, 2026. The Commission also 
discussed proposed permit conditions at two subsequent meetings. In addition, several Commissioners conducted 
a site visit to the property with Ms. Leah Pence. 
 
At the initial presentation, Commissioners expressed concern that the parcel did not provide sufficient parking for 
75 vehicles, based on a requested occupancy of 150 people. In response, the applicant consulted with Racey 
Engineering, which prepared a conceptual plan including parking details. According to the plan, the property can 
accommodate 102 parking spaces, including two ADA-accessible spaces. 
 
A public hearing was held on April 28, 2026. No public comments were received during the hearing. Following 
discussion, the Commission voted 6–0 to recommend approval to the Board, subject to the attached conditions. 

 
STAFF RECOMMENDATIONS: 



Staff strongly encourages the commission and board to carefully consider any proposed conditions attached to the 
SUP. 

 
MOTION(S): 

I move that the Page County Board of Supervisors hold a public hearing on this special use permit 
application at the June 15, 2026 Regular Meeting, and direct staff to provide adequate notice of such hearing 
in accordance with the Code of Virginia § 15.2-2204. 

  
OR 

 
I move an alternative motion. 

 
ATTACHMENTS: 

• SUP Application 
• SUP Draft Conditions dated 4/29/26 

 



 

Phone: (540) 743-6674 www.pagecounty.virginia.gov Fax: (540) 743-1419 
 
 

 
 

 
SPECIAL USE PERMIT 

 
Owners/Applicants: Randy Whitesides and Dawn Pence 

Tax Map #: 69-A-126 
Purpose: Banquet/Event Facility 

 
APPROVED __________ DENIED __________ 

By the Page County Board of Supervisors on _____________ 
 

1. This special use permit is transferable; it will meet the requirements in and have 
privileges provided for in the Page County Zoning Ordinance, and any ordinance 
amendments for the period set forth within the parameters in this special use permit. The 
special use permit shall remain with the property for a period of forty (40) years.  

2. Randy Whitesides and Dawn Pence, or his/her successor(s) and/or assigns (Lessors), 
shall be in compliance with all county ordinances, the Uniform Statewide Building Code, 
and all state agency regulations. 

3. The business operator and/or owner shall apply for and maintain a valid Page County 
business license.  

4. Randy Whitesides and Dawn Pence, or his/her successor(s) and/or assigns (Lessors), 
shall advise each lessee that the farming operation(s) on the adjoining parcel where the 
banquet/event facility will be operated may emit extraneous and noxious odors, sounds, 
and include operation of farm equipment and farm vehicles around the banquet/event 
facility, and further each lessee shall be required to execute a waiver, disclaimer, and 
release of liability agreement pertaining to any adverse effects any farming operation may 
have on the lessees use or lessors property.  

5. The banquet/event facility shall be limited to a maximum occupant load of 150 persons.  
6. The existing barn to be used as the banquet/event facility shall maintain its essential form 

and historic character, including retention of: (a) gambrel roof form and pitch; (b) timber 
frame structure as primary structural system; (c) exterior siding material type (wood); (d) 
window and door opening proportions. 

7. No parking for the banquet/event facility is permitted along Riverbend Road. All parking 
shall be located within the designated areas as shown on the concept plan dated March 
16, 2026.  

8. Any short-term tourist rental on the property shall not be rented out to any party other 
than the party also renting the banquet/event facility for the duration of a particular event.  

9. Any outdoor fires on the property shall be enclosed by a fire ring. All fire rings shall be 
enclosed by a non-flammable material at least 8” in height.  

10. Any lighting that is provided on the property will be directed downwards so as not to 
produce a glare onto adjoining properties or roads or rights-of-way.  

11. All entrance requirements required by the Virginia Department of Transportation 
(VDOT) shall be completed prior to the operation of the banquet/event facility. This 
condition is subject to modification in writing from VDOT.   
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12. All building code requirements required by the Uniform Statewide Building Code and/or 
the Page County Building Official shall be completed prior to the operation of the 
banquet/event facility. This condition is subject to modification in writing from the Page 
County Building Official.  

13. All health requirements related to water and sewage required by the Virginia Department 
of Health shall be completed prior to the operation of the banquet/event facility. This 
condition is subject to modification in writing from the Virginia Department of Health.  

14. The proposed project must be in substantial compliance with the concept plan dated 
March 16, 2026.  

15. Any change of use or expansion of services not included in this special use permit will 
require an additional, new, or modified special use permit, as required by the Page 
County Zoning Ordinance, at that time.  

16. The Zoning Administrator or their designated representative may visit the site at any time 
to ensure compliance with the special use permit.  

17. Violations: This special use permit may be revoked upon material noncompliance with 
the terms of the permit, or upon violation of any other relevant terms of the Zoning 
Ordinance or any other ordinances of the County of Page, Virginia. However, prior to the 
commencement of any action to revoke this permit, the county shall notify the permit 
holder in writing of the material in noncompliance or violation, and the permit holder 
shall have thirty (30) days thereafter to cure the material non-compliance or violation. 
The notice shall be deemed given when hand delivered to the permit holder or when 
mailed by certified mail, return receipt requested, to the permit holder.  
 
I (we) the undersigned owner(s)/occupant(s) understand and agree to the foregoing 
conditions of this special use permit. I further understand that this special use permit may 
be reviewed on a yearly basis or at any time, the county determines necessary to ensure 
the compliance with and enforcement of all applicable conditions, codes, and regulations. 

 
 
_____________________________   ______________ 
Owner(s)/Occupant(s)    Date 

 
 
_____________________________   ______________ 
Board of Supervisors Chairman   Date 

 
 
_____________________________   ______________ 
County Administrator     Date 
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Tax Map ID Acreage Zoning Property Owner Physical Address Mailing Address M City M State M Zip

69-A-107 1.181 A-1 TURNER ROBERT LYNWOOD 662 RIVERBEND RD 662 RIVERBEND RD STANLEY VA 22851

69-A-111B 4.775 A-1 TURNER DIANNE D 576 RIVERBEND RD 576 RIVERBEND RD STANLEY VA 22851

69-A-127 78.975 A-1
RIVER'S BEND RANCH 
PROPERTY LLC

397 RIVERBEND RD STANLEY VA 22851



















RESOLUTION 
ADOPTING THE FY 2026-2027 BUDGET 

AND APPROPRIATE FUNDS 
 

 
 WHEREAS, it is the responsibility of the Page County Board of Supervisors to approve 
and control the County’s fiscal plan for Fiscal Year 2026-2027; and 
 
 WHEREAS, the Board of Supervisors has reviewed each request for funding and has 
received comments from residents at a duly advertised public hearing. 
 
 NOW, THEREFORE BE IT RESOLVED, that the Page County Board of Supervisors 
hereby adopts the Fiscal Year 2026-2027 budget totaling $97,887,975. 
  
Revenues of All Funds:   
 General Fund $     34,591,888 
 VPA 5,250,956  
 Children's Services Act 2,616,488 
 Tourism 1,275,000 
 County Capital Projects 2,973,466 
 School Operating 48,903,261  
 School Food Services 2,102,641 
 Parks & Recreation 40,000  
 VJCCCA 30,076  
 Criminal Victim/Witness Assistance 98,199 
 Page County Water Quality 6,000  
 Total Revenue of All Funds $     97,887,975 
   
Expenditures of All Funds:   
 Board of Supervisors $          134,817 
 County Administrator 544,143 
 Finance 353,987 
 Legal Services 74,000  
 Commissioner of Revenue 740,334 
 Geographical Information Systems 105,280 
 Treasurer 774,977 
 Information Systems 456,915  
 Central Purchasing 133,805  
 Electoral Board  101,078 
 General Registrar  210,032 
 Circuit Court Judge 15,300  
 General District Court 6,925 
 Adult Drug Treatment Court 250,750  
 J&D Court 9,700   
 Clerk of the Circuit Court 643,802  
 Bailiffs 427,610  
 Magistrates 6,563  
 Commonwealth Attorney 908,401  
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 Sheriff 3,314,852  
 Investigations 1,227,765  
 Crime Prevention 799,908 
  E911 160,065   
 Volunteer Fire Departments & Rescue Squads 729,963   
 Fire-EMS 2,834,982  
 Emergency Communications Center 1,404,195   
 Jail 4,351,490  
 Care of Juveniles 254,507 
 Animal Shelter 354,086  
 Animal Law Enforcement 211,262 
 Medical Examiner 600  
 Concern Hotline 1,500  
 Lord Fairfax Emergency Medical Services 12,388  
 Compactor Sites 107,099  
 Stanley Landfill 211,100  
 Battle Creek Landfill 2,316,729  
 General Properties 546,457  
 Local Health Department 244,182  
 Northwestern Community Services Board 118,442 
 Choices 7,000  
 Public Assistance 30,381  
 Social Services Board 5,383  
 Shenandoah Area Agency on Aging 65,000  
 Laurel Ridge Community College 8,609  
 Recreation 122,731 
 Libraries 370,984    
 Planning Commission  22,503  
 Planning and Community Development 696,483  
 Northern Shenandoah Valley Regional Commission 24,933  
 Zoning Board 6,777 
 Building Code Appeals Board  1,561 
 Economic Development 418,341 
 Airport Commission 50,294 
 Virginia Cooperative Extension 116,203  
 4-H Center 2,350 
 Human Resources 496,355 
 Reserve for Contingencies 146,400  
 Debt Service 6,899,609 
 Social Services 5,250,956  
 Children's Services Act 2,616,488 
 Tourism 1,275,000 
 County Capital Projects 2,973,466 
 School Operating 48,903,261  
 School Food Services 2,102,641  
 Recreation/Enterprise Fund 40,000  
 VJCCCA 30,076  
 Criminal Victim/Witness Assistance 98,199 



 3 

 Page County Water Quality 6,000   
 Total Expenditures of All Funds $     97,887,975    
 
 BE IT FURTHER RESOLVED, that the Page County Board of Supervisors hereby 
appropriates a Social Services Operating Budget of $5,250,956 for Fiscal Year July 1, 2026 
through June 30, 2027 and that the local tax supported expenditure of funds shall not exceed 
$799,193. 
 
 BE IT FURTHER RESOLVED, that the Page County Board of Supervisors hereby 
appropriates a Children’s Services Act Budget of $2,616,488 for Fiscal Year July 1, 2026 
through June 30, 2027 and that the local tax supported expenditure of funds shall not exceed  
$979,396.  
 
This Resolution was adopted by the Page County Board of Supervisors this 4th day of May, 
2026.   
 
 
____________________________________ ____________________________________ 
Clifton “Bucky” Thomas, Chairman   Amity Moler, Clerk 
 
 
 
 
 
 



RESOLUTION TO ADOPT THE FY 2026-2027 
PAGE COUNTY SCHOOL BUDGET 

 
 

 WHEREAS, the School Board and the Board of Supervisors have held separate duly 
advertised public hearings; and 
 
 WHEREAS, the Board of Supervisors has received a presentation from the School 
Board; and 
 
 WHEREAS, the Board of Supervisors has received comments from staff and citizens 
and weighed the needs of the school system with the need to provide support for all County 
services. 
 
 NOW, THEREFORE BE IT RESOLVED that the Page County Board of Supervisors 
hereby adopts a School Operating budget of $48,903,261 for Fiscal Year July 1, 2026 through 
June 30, 2027 by category: 
 
 Instruction $   35,947,579 
 Administration, Attendance & Health 3,121,007 
 Pupil Transportation 2,478,224 
 Operations & Maintenance 5,293,559 
 Technology 2,062,892 
 Total 48,903,261 
 
 BE IT FUTHER RESOLVED, that the local tax-supported expenditure of the School 
Operating budget for Fiscal Year July 1, 2026 through June 30, 2027 shall not exceed 
$13,624,013.  
 
 BE IT FURTHER RESOLVED, that the Page County Board of Supervisors also 
appropriates School Food Services in the amount of $2,102,641 to the School Board for Fiscal 
Year July 1, 2026 through June 30, 2027. 
 
This Resolution was adopted by the Page County Board of Supervisors this 4th day of May, 
2026. 
 
 
 
____________________________________ ____________________________________ 
Clifton “Bucky” Thomas, Chairman   Amity Moler, Clerk 
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