
Mission Statement 
To provide our citizens and businesses with a superior quality of life by delivering 

County services and programs in a fiscally prudent and responsible manner. 
 

  
 

 
Agenda 

Regular Meeting 
Board Room – 2nd Floor 

May 18, 2026 – 7:00 p.m. 
 
 
             
Call to Order  

• Moment of Silence/Invocation (District 2) 
• Pledge of Allegiance 
• Microphone Reminder 

 
Adoption of Agenda 
 
Public Hearings 
Special Use Permit – Checkers LLC/Mark Harris   Tracy Clatterbuck (p. 3) 
 Commercial Outdoor Recreation Area & Facility 
Budget Amendment FY 2026      Tyler Olsen (p. 62) 
 
Presentations, Proclamations & Awards 
Update on the VA250 Events      Rebecca Armstrong 
         Rod Graves 
Economic Development & Tourism Department Update  Nina Fox 
 

 Public Comments on Agenda Items  
(3-minute time limit for each speaker) 
 
Action Matters 
Board & Commission Appointments     Regina Harner (p. 68) 
 
Consent Agenda (p. 69)          

• Approval of Financial Reports     
• Approval of Accounts Payable   
• Approval of Minutes – April 6, 2026, April 20, 2026, April 27, 2026 

 
Old Business 
Discussion of Recreation & Wellness Center Site Work   Tyler Olsen (p. 142) 
 Cost Estimates 
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Agenda - Board of Supervisors 
May 18, 2026 
 

Mission Statement 
To provide our citizens and businesses with a superior quality of life by delivering 

County services and programs in a fiscally prudent and responsible manner. 
 

 
 

Discussion of Event/Festival Feasibility       
 
New Business 
Introduction of Special Use Permit – Cody Hoke   Cassie Richards (p. 143) 
 Auto Repair Service Facility/Public Garage  
 
Open Public Comments 
(3-minute time limit for each speaker)  
 
Administrator’s Report          
            
Supervisors Time 
 
Adjourn 



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 
Ryan Cubbage -District 3  
Susan Kike -District 4 
Jeff Vaughan -District 5 

 
County Administrator: 
Amity Moler 

   
    TO:  Page County Board of Supervisors 

 
    FROM:  Tracy Clatterbuck, Zoning Administrator I 

 
SUBJECT:  Checkers LLC/ Mark Harris (Downriver Adventure Company) - Special Use Permit (Public 

Hearing) 
    
      DATE:  May 12, 2026 
  
 

SUMMARY: 
Special use permit (SUP) to operate a commercial outdoor recreation area and facility. 

  
 

BACKGROUND: 
Checkers LLC/Downriver Adventure Company (represented by Mark Harris) have filed an application for an 
SUP to operate a commercial outdoor recreation area and facility consisting of guided rappelling trips at Golden 
Rock Campground located at 9751 US Hwy 340 N, Rileyville, VA, and further identified by tax map number 8-
(A)-103. The parcel contains 44.66 acres and is zoned Woodland-Conservation (W-C). Golden Rock is a non-
conforming campground (they were in business prior to the establishment of the Page County Zoning and/or 
Campground Ordinance) which consists of 21 primitive campsites.  
 
As described by the applicant, the proposed activity will complement their existing water-based recreation 
services and provide visitors with a diversified outdoor adventure experience that showcases the natural beauty 
and geological features of the area. The applicant is proposing to offer scheduled guided rock rappel tours to 
individuals and small groups, April through October. There would be a maximum of 15 participants per guided 
session. Each session is 2 to 4 hours, which includes the safety briefing, instruction, and rappelling activities. The 
applicant estimates 3 to 4 sessions per week. Participants will utilize existing parking facilities at their 
headquarters at Bentonville Low Water Bridge. Shuttle transportation to Golden Rock will be provided using 
their already-established fleet.   

 
Pursuant to § 125-4 of the Page County Zoning Ordinance, commercial outdoor recreation and commercial 
outdoor recreation areas and facilities are defined as follows:  

Commercial Outdoor Recreation- A private, fee-supported, outdoor activity using or not using tangible 
facilities, involving or not involving athletic training, mastered skills, innate or acquired talents, requiring 
athletic or recreational talents. 

 
Commercial Outdoor Recreation Areas and Facilities- An area or facilities where commercial outdoor 
recreation is allowed. Such examples are playgrounds, picnic grounds, swimming pools, country clubs, 
golf courses, driving ranges, laser tag, paintball, archery, etc. 

 
Pursuant to § 125-9.D(2) of the Page County Zoning Ordinance, commercial outdoor recreation areas and 
facilities are only permitted by special use permit pursuant to § 125-22. Section 125-22 further notes that outdoor 
commercial recreation area and facilities are permitted by special use permit only if constructed and operated in 
conjunction with a campground, and subject to conditions defined in that section. A copy of applicable code 
sections are included in the packet along with a narrative provided by the applicant detailing the project further.   

 
 



OTHER AGENCY COMMENTS: 
Virginia Department of Transportation (VDOT) – Per Oakley Wade Hill with VDOT, “VDOT has no issues with 
the special use permit. It is not expected to have a negative impact on US 340N Hwy.” 
 
Health Department- Per Ashley Walker and Jeffery Mason with the Page County Health Department, “Page 
County HD has no objections for special use permit request. Must have proper sewage disposal system to 
accommodate guest. 
Additional comment: Golden Rock Campground is a Primitive Camping facility already serviced by required 
number of privies. These should be sufficient to service proposed guided Rappelling trips on the property.” 

 
Building Official- Per James Campbell, Page County Building Official, “An inspection on harnesses, ropes, 
carabiners, helmets, & anchors prior to operation and annually thereafter. All inspections will be required to be 
3rd party.” 
Staff recommends that these requirements from the Building Official be a condition of the SUP.  

 
PAGE COUNTY COMPREHENSIVE PLAN: 

Tax Map 8-(A)-103 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) include the following (note: this should 
not be viewed as an exhaustive list of relevant goals or policies): 

• 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 8-(A)-103 is located on a mixture of soils identified as Prime Farmland, Farmland of Statewide 
Importance, and Moderate Farmland by NRCS. Portions of the property are located within the FEMA 100-year 
floodplain. The rappel site is located on the cliff immediately adjacent to the Shenandoah River, so most, if not 
all, of the site would technically be located in the floodplain. However, no new structures would be needed as 
part of the rappel site. No dwellings are currently located within 500 feet of the proposed rappel site. The 
proposed use would be part of an existing, non-conforming campground use. Planning staff recommends the 
Planning Commission and Board of Supervisors consider potential adverse impacts presented during the public 



hearing. 
 
PLANNING COMMISSION ACTION: 

This application was introduced to the Planning Commission on February 10, 2026. The public hearing was held 
on March 10, 2026. During the public hearing, concerns were raised regarding the protection of the Golden 
Rocks. In response to that concern, staff/Planning Commission developed a condition to address the preservation 
of the rock surfaces (see draft condition #4).  
 
Another concern raised during the public hearing was that the proposed site may have been known as the Keyser 
Farm Site, which is known as the site of a prehistoric Indian Village excavated in 1936 by the Smithsonian and its 
archeologists. The Planning Commission directed staff (in consultation with Chris Anderson, from the Alliance 
for the Shenandoah Valley) to further research this matter. Based on research conducted, staff concludes that the 
proposed location for the rappelling site does not appear to be the Keyser Farm Site.  
 
Another concern raised from the public was related to the protection of bald eagles. Again, the Planning 
Commission directed staff (in consultation with Chris Anderson, from the Alliance for the Shenandoah Valley) to 
further research this matter. The Bald and Golden Eagle Protection Act (16 U.S.C. 668-668d), enacted in 1940, 
and amended several times since, prohibits anyone without a permit issued by the Secretary of the Interior from 
"taking" bald or golden eagles, including their parts (including feathers), nests, or eggs. Further details on the act, 
such as penalties, may be found here:  https://www.fws.gov/law/bald-and-golden-eagle-protection-act. Bald and 
Golden Eagles are federally protected. In response to that concern, staff/PC developed a condition to recognize 
the Code of Virginia and the Bald and Golden Eagle Protection Act (see draft condition #2). Staff has no reason 
to conclude that there is a current eagle presence at the proposed rappelling location.   
 
At the Planning Commission regular meeting held on March 25, 2026, the commission recommended approval 
(5-0) to the board of the special use permit with the attached conditions.  
 

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

 
ADJOINING PROPERTY OWNER NOTIFICATION: 

Adjoining property owners were notified as required by the Code of Virginia. As of the date of this memo, any 
written comments received thus far (to include comments received at the Planning Commission public hearing 
level) are included in the packets for review. If any additional comments are received after the date of this 
memo, they will be provided to the Board at the public hearing. 
 

MOTION(S): 
I move that the Page County Board of Supervisors approve the special use permit application to operate a 
commercial outdoor recreation area and facility consisting of guided rappelling trips with the attached 
conditions on property located at 9751 US Hwy 340 N, Rileyville, VA, and further identified by tax map 
number 8-(A)-103. 

  
OR 
 
I move that the Page County Board of Supervisors deny the special use permit application to operate a 
commercial outdoor recreation area and facility consisting of guided rappelling trips on property located at 9751 
US Hwy 340 N, Rileyville, VA, and further identified by tax map number 8-(A)-103.  
 

 OR 
 

I move an alternative motion. 
 

ATTACHMENTS: 
• SUP Application 
• SUP Draft Conditions 

 

https://www.fws.gov/law/bald-and-golden-eagle-protection-act


 

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

 
 

 
SPECIAL USE PERMIT 

 
Owner: Checkers LLC 

Applicant: Downriver Adventure Company (Represented by Mark Harris) 
Tax Map #: 8-(A)-103 

Purpose: Commercial Outdoor Recreation Area and Facility (Guided Rappelling Trips) operated 
in conjunction with the existing non-conforming campground. 

 
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 fifteen (15) years, or at such time as the existing non-conforming 
campground ceases operation for a period of two years.  

2. Mark Harris, 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 and federal regulations. 
As it relates to bald and golden eagles, the permittee, or his successors and/or assigns (Lessors), 
shall be in compliance with the Code of Virginia, including but not limited to § 29.1-521, and 
federal regulations, including but not limited to the Bald and Golden Eagles Protection Act (15 
U.S.C. 668-668d). 

3. An inspection on all rappelling equipment, including but not limited to, harnesses, ropes, 
carabiners, helmets, and anchors shall be required prior to operation and annually thereafter. All 
inspections will be required to be through an approved third party inspector. This condition is 
subject to modification in writing from the Page County Building Official.  

4. Operator shall conduct rappelling activities in a manner that prevents damage to rock surfaces, 
including prohibiting drilling, chipping, carving, or installing permanent anchors, and requiring 
the use of protective measures to prevent rope abrasion on rock edges. Lichens, moss, and 
vegetation on rock surfaces may not be removed or disturbed.  

5. The business operator and/or owner shall apply for and maintain a valid Page County business 
license, if applicable.  

6. Proof of liability insurance shall be submitted to the Zoning Administrator prior to operation of 
the business and upon any subsequent renewal, as applicable. The County of Page shall be named 
as a certificate holder in the policy.  

7. A comprehensive emergency action plan must be developed and filed with the Director of 
Emergency Services prior to the operation of the commercial outdoor recreation area and facility.  

8. A copy of the current lease agreement, as well as any future amendments or updated lease 
agreements, shall be provided to the Zoning Administrator prior to operation of the business and 
upon any subsequent changes.  

9. 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.  

10. 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.  

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

County of Page, Virginia 
Planning & Community Development 
103 South Court St., Suite B 
Luray, VA 22835 
 



 
 

 
 

Page 2 of 2 
 

12. 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)      Date 
 
 
_____________________________   ______________ 
Applicant(s)      Date 

 
 
_____________________________   ______________ 
Board of Supervisors Chairman    Date 

 
 
_____________________________   ______________ 
County Administrator     Date 



 

Date: October 31, 2025 

To: Page County Planning and Community Development Office 

Re: Special Use Permit Application – Guided Rappelling Trips at Golden Rock 
Campground 

 

Dear Tracy Clatterbuck 

On behalf of Downriver Canoe Company, I am pleased to submit this application for a 
special use permit to conduct guided rappelling trips at our Golden Rock campground 
location. This application represents a thoughtful expansion of our outdoor recreation 
offerings, one that builds upon our 50-year legacy of safe, responsible, and 
environmentally conscious adventure experiences in the Shenandoah Valley. 

Our Heritage and Commitment 
Since 1974, Downriver Canoe Company has been a trusted steward of the South Fork of 
the Shenandoah River and a valued partner in the region’s outdoor recreation community. 
The family-owned business has introduced tens of thousands of visitors to the natural 
beauty of this area while maintaining an unwavering commitment to safety, environmental 
protection, and exceptional customer service. 

We have built our reputation through consistent adherence to best practices, investment 
in quality equipment and trained staff, and deep respect for the natural resources that 
make our business possible. This same philosophy guides our approach to the proposed 
rappelling program. 

Strategic Rationale 
The addition of guided rappelling trips aligns with our 2026-2028 strategic plan and 
addresses several important objectives: 

• Diversification: Expanding beyond water-based activities to offer comprehensive 
outdoor adventure experiences 

• Enhanced Programming: Supporting our corporate team-building initiatives 
launching in 2026 



• Youth Development: Providing additional skill-building opportunities for Boy Scout 
troops and youth organizations 

• Extended Visitor Engagement: Creating multi-day adventure packages that benefit 
the broader regional tourism economy 

• Year-Round Potential: Developing activities less dependent on river water levels 

Safety and Environmental Leadership 
Safety and environmental stewardship are non-negotiable priorities. Our proposed 
program incorporates: 

• Certified professional guides with current wilderness medical training 
• Industry-standard technical equipment meeting UIAA and CE specifications 
• Comprehensive emergency action plans coordinated with local emergency services 
• Removable, low-impact anchor systems that preserve rock formations 
• Leave No Trace principles integrated into all participant education 
• Seasonal restrictions to protect wildlife during sensitive periods 

We view this permit not as permission to exploit a resource, but as a responsibility to 
protect it while sharing its beauty with others. 

Community Partnership 
Downriver Canoe Company has always been more than a business—we are community 
members invested in the long-term health and prosperity of the Shenandoah Valley. This 
program will create quality seasonal employment, support regional tourism, and 
strengthen our area’s reputation as a premier outdoor recreation destination. 

We have cultivated strong partnerships with the Front Royal Visitors Center, Shenandoah 
Valley Tourism, Page County Chamber, and other local campground operators. We are 
committed to being a collaborative partner with your agency as well, maintaining open 
communication and responding promptly to any concerns or requirements. 

Application Contents 
This application includes: 

1. Special Use Application. 
2. Comprehensive narrative describing the proposed activity, safety protocols, 

environmental protections, and operational plans. 
3. Vicinity map showing surrounding properties and zoning. 
4. Property sketches showing parking and proposed activity access and location. 
5. Copy of the deed to the property and receipts paid real estate taxes. 



We have endeavored to provide thorough information to facilitate your review. However, 
we recognize that questions or clarifications may arise, and we welcome the opportunity 
for dialogue throughout the review process. 

Request for Consideration 
We respectfully request your favorable consideration of this special use permit 
application. The proposed guided rappelling program represents a natural evolution of our 
services—one that honors our heritage while embracing new opportunities to serve visitors 
and support our community. 

Downriver Canoe Company has earned the trust of this community over five decades. We 
are confident that this program will uphold the standards of excellence, safety, and 
environmental responsibility that have defined our business since 1974. 

Thank you for your time and consideration. I am available to discuss this application at 
your convenience and look forward to working with you throughout the review process. 

Respectfully submitted, 

 

Mark Harris 

Owner, Downriver Canoe Company 
540-305-1733 
mark@downriver.com 
https://downriver.com 

mailto:mark@downriver.com
https://downriver.com/


Special Use Permit Application Narrative 
Guided Rappel Trips at Golden Rock Campground 

Applicant Information 

Business Name: Downriver Adventure Company LLC DBA Downriver Canoe Company 
Business Location: Bentonville Low Water Bridge, Shenandoah Valley, Virginia 
SUP Site Location: Golden Rock Campground, 9751 US Hwy 340N, Rileyville, Virginia 
Established: 1974 
Website: https://downriver.com 

Executive Summary 

Downriver Canoe Company respectfully requests a special use permit to conduct guided rappelling trips 
at Golden Rock campground. As a family-owned outdoor recreation business serving the Shenandoah 
Valley for over 50 years, we seek to expand our adventure offerings while maintaining our commitment to 
safety, environmental stewardship, and exceptional customer experiences. 

This proposed activity will complement our existing water-based recreation services and provide visitors 
with a diversified outdoor adventure experience that showcases the natural beauty and geological 
features of the area. 

Business Background and Experience 

Since 1974, Downriver Canoe Company has been a trusted provider of outdoor recreation experiences in 
the Shenandoah Valley. We specialize in self-guided canoe, kayak, raft, and tube float trips on the South 
Fork of the Shenandoah River, serving families, youth organizations, corporate groups, and outdoor 
enthusiasts from across the region. 

Our location adjacent to George Washington National Forest and Shenandoah National Park positions us 
uniquely to offer comprehensive outdoor experiences. We currently operate a fleet of up to 250 boats 
and maintain a seasonal staff of trained professionals who prioritize safety, customer service, and 
environmental responsibility. 

Proposed Activity Description 

Activity: Guided rappelling trips for individuals and small groups 
Location: Golden Rock campground property 
Season: April through October (consistent with our current operating season) 
Group Size: Maximum 15 participants per guided session 
Duration: 2-4 hour sessions including safety briefing, instruction, and rappelling activities 

The guided rappel trips will feature: - Comprehensive safety briefings and equipment checks - 
Professional instruction on rappelling techniques - Supervised descents appropriate for various skill 
levels - Environmental education about local geology and ecosystems - Leave No Trace principles 
integrated throughout the experience 



Safety Protocols and Risk Management 

Safety is the cornerstone of all Downriver Canoe Company operations. Our proposed rappelling program 
will adhere to industry best practices and include: 

Certified Staff: All rappelling guides will hold current certifications from recognized organizations (such 
as AMGA, PCIA, or equivalent) and maintain current Wilderness First Aid or Wilderness First Responder 
certifications. 

Equipment Standards: All technical equipment (ropes, harnesses, carabiners, helmets, anchors) will 
meet or exceed UIAA and CE safety standards. Equipment will be inspected before each use and retired 
according to manufacturer guidelines. 

Emergency Protocols: Comprehensive emergency action plans will be developed and filed with local 
emergency services. Staff will carry communication devices and first aid equipment on all trips. 

Participant Screening: All participants will complete health questionnaires and safety waivers. Age and 
physical requirements will be clearly communicated during booking. 

Insurance: Downriver Canoe Company maintains comprehensive general liability and professional 
liability insurance coverage. 

Environmental Stewardship 

As stewards of the Shenandoah Valley’s natural resources for five decades, we are deeply committed to 
minimizing environmental impact: 

• Anchor Systems: We will utilize removable, non-permanent anchor systems that leave no trace 
on rock formations 

• Erosion Control: Access trails will be monitored and maintained to prevent erosion; groups will 
be rotated among multiple sites to prevent overuse 

• Wildlife Protection: Seasonal restrictions will be observed during sensitive nesting or breeding 
periods 

• Vegetation Preservation: Established paths will be used; no clearing of vegetation will occur 
• Waste Management: All equipment and waste will be packed out; Leave No Trace principles will 

be taught and enforced 

Economic and Community Benefits 

This expansion will provide meaningful benefits to the local community: 

Job Creation: The program will create 1-2 seasonal positions for certified rappelling guides, adding to 
our existing workforce of outdoor recreation professionals. 

Extended Visitor Experiences: Multi-day adventure packages combining river trips and rappelling will 
encourage longer stays in the region, benefiting local lodging, dining, and retail businesses. 

Youth Development: We will offer specialized programs for Boy Scout troops and youth organizations, 
supporting character development and outdoor skill-building. 

Corporate Team-Building: As we launch our corporate programs in 2026, rappelling will provide an 
additional team-building activity that develops trust, communication, and leadership skills. 



Tourism Enhancement: Diversified adventure offerings strengthen the Shenandoah Valley’s reputation 
as a premier outdoor recreation destination. 

Operational Plan 

Scheduling: Rappelling sessions will be scheduled to avoid conflicts with peak campground usage and 
will be coordinated with existing river trip operations. 

Parking and Access: Participants will utilize existing parking facilities at our headquarters at Bentonville 
Low Water Bridge. Shuttle transportation to Golden Rock will be provided using our established fleet. 

Facilities: Existing bathroom and changing room facilities at our headquarters will serve program 
participants. Porta-Johns are provided during the operating season at the rappel site. No new structures 
are required at Golden Rock. 

Capacity Management: We will limit group sizes to 15 participants to ensure quality instruction, safety 
supervision, and minimal environmental impact. 

Alignment with Strategic Vision 

This initiative aligns with Downriver Canoe Company’s 2026-2028 strategic plan, which emphasizes: - 
Diversification of adventure offerings - Enhanced corporate and group programming - Continued 
investment in customer experience - Sustainable growth that honors our environmental values - 
Strengthening our position as the region’s premier outdoor recreation provider 

Conclusion 

Downriver Canoe Company has earned the trust of thousands of visitors over 50 years through our 
unwavering commitment to safety, environmental responsibility, and exceptional outdoor experiences. 
We approach this new venture with the same values and professionalism that have defined our business 
for five decades. 

The proposed guided rappelling program at Golden Rock campground represents a natural evolution of 
our services—one that will enhance visitor experiences, create local employment, support regional 
tourism, and showcase the remarkable natural features of the Shenandoah Valley. 

We respectfully request approval of this special use permit and welcome the opportunity to discuss any 
questions or requirements in greater detail. 

 

Submitted by: 
Mark, Owner 
Downriver Canoe Company 
https://downriver.com 
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Campground Rules
1. Campground use is restricted to Downriver Canoe Company 

patrons on multi-day river trips or by written permit only. No casual 
drop-in camping or hanging out is allowed.

2. All guests must sign a waiver.
3. Tent camping only. No pop-ups or RVs.
4. If assigned, camp in your designated site.
5. No vehicles on the lower campground.
6. Stay off the trestle; it is an active rail line and trains come without 

warning.
7. Stay off the cliff. This includes cliff jumping.
8. Discharging firearms is strictly forbidden.
9. No fireworks.
10. Be considerate of other campers.
11. Respect quiet hours (10pm-6am)
12. Beware of strong river current and deep water.
13. Pull watercraft well up off river. Know your boat number.
14. Tie trash bags closed and drop in trash receptacle or take with you. 

No loose trash, please.
15. Prepare to not have cell service. Cell service: Sprint - yes, T-Mobile 

– yes; AT&T - yes, at the entrance but not in campground, Verizon - 
yes, at the entrance but not in campground.

16. After-hours issues? Call Mark at home 540-305-1733 (it better be 
important).

Golden 
Rock
Campgroun
d

To
Front Royal

To
Luray

Directions:
From the canoe shop, turn left onto Indian Hollow 
Road (Route 613) and follow it for one mile, heading 
uphill to the highway (Route 340). Turn right onto 
Route 340 and follow it south toward Luray for just 
over 4 miles. Just before the large railroad trestle 
on the right, turn right through a break in the 
guardrail—just before a green sign that reads 
"Compton." Look for a bold 9751 number sign at 
the turnoff.

Follow the entrance road about 100 yards downhill 
to a gate. Enter the gate code you received in your 
final confirmation email.

Campsites are numbered. If you have been 
assigned a specific site in the final confirmation 
email, please camp in that location. If you have not 
been assigned a spot, you are free to camp in any 
open site. 

There are two camping areas in the campground:
•The upper campground, a large open area to the 
left, where you may park your vehicle at your 
chosen campsite.
•The lower campground, a smaller area to the right 
below the rapid next to the cliff, where vehicles are 
not permitted. If camping in the lower campground, 
you may briefly drive in to unload, then park in the 
designated parking area outside the camping zone.
Please be considerate of other campers and 
observe quiet hours from 10:00 PM to 6:00 AM.

Amenities:
•Water: There is a freshwater hydrant on the 
entrance road, about halfway down the hill on the 
right, and another hydrant on a concrete pad to the 
right at the bottom of the hill.
•Trash: Please tie your trash bags securely and 
place them in one of the open dump trailers or 
trash bins.
•Restrooms: Due to our environmentally sensitive 
location near the river, port-a-potties are provided. 
Please help keep them as clean as possible.
•Cell Service: Sprint and T-Mobile have service in 
the campground. AT&T and Verizon reception is 
available from hilltop but not within the 
campground.
Finally, be safe, be smart, be considerate of 
others, and have fun!

Shuttle Service:
We run our shuttles to the starting point from the 
rules sign at the bottom of the hill. Be there at your 
assigned time or at the top of the hour, starting at 
9:00 AM.

Gate Code: Campsite:

Campsite
Site number/Capacity

88

Campsite
Site number/Capacity

88

Firewood
Call Timmy
540-742-0005

Rappel Site
Location



Rappel Site Location

Downriver Canoe 
Company

Van Parking
2 Spots

Site access via foot

Site access and parking



Surrounding Zoning

Site



Site Location

Site
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SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
THE    EXPIRATION   DATE    THEREOF,    NOTICE   WILL   BE   DELIVERED   IN
ACCORDANCE   WITH   THE   POLICY   PROVISIONS.

THIS  IS  TO  CERTIFY  THAT  THE  POLICIES  OF  INSURANCE  LISTED  BELOW  HAVE BEEN ISSUED  TO THE  INSURED  NAMED ABOVE  FOR THE  POLICY PERIOD
INDICATED.   NOTWITHSTANDING  ANY   REQUIREMENT,  TERM  OR  CONDITION OF  ANY  CONTRACT OR  OTHER  DOCUMENT  WITH  RESPECT  TO  WHICH  THIS
CERTIFICATE  MAY  BE  ISSUED  OR  MAY  PERTAIN,   THE  INSURANCE  AFFORDED  BY  THE  POLICIES  DESCRIBED  HEREIN  IS  SUBJECT  TO  ALL  THE  TERMS,
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THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW. THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED
REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.
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Markel Insurance Company

2/19/2026

CBIZ P&C Adventure Sports
1504 8th St
Lewiston, ID  83501
208 743-9426

Mary Hall
208-298-3817

Mary.Hall@CBIZ.com

Downriver Adventure Company LLC
dba Downriver Canoe Company, Inc.
24 Rockledge Ct.
Front Royal, VA  22630
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X

X

X MKP0000501590001 02/18/2026 02/18/2027 1,000,000
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Excluded
1,000,000
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Page County Government is included as additional insured on General Liability as required by written
contract.

Page County Government
103 South Court Street
Luray, VA  22835
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Label Tax Map ID Acreage Zoning Property Owner
1 4-A-21G 25 W-C BALDWIN JOSEPH ALLAN
2 4-A-21F 26.11 W-C BALDWIN JOSEPH ALLAN
3 4-A-21 32.33 W-C BALDWIN JOSEPH ALLAN
4 8-A-101 8.15 A-1 KEYSER JEREMY WESTON
5 8-A-91F 57.43 W-C COCKRELL STANLEY S & HELEN M

6 8-A-88 0.52 W-C
COLEMAN MARTHA E;MILLER 
WILLIAM WAYNE JR & MORGAN 
RHONDA J

7 8-A-71 85.34 W-C PAINTER ARCHIE WILLIAM
8 8-A-87 3.721 C-1 MUNSON BETSY K
9 8-A-86 0.85 A-1 COMPTON UNION CHURCH
10 8-A-87A 0.17 A-1 CHECKERS LLC
11 8-A-81 1.58 A-1 LCVM REAL E LLC
12 8-A-80 0.5 A-1 MCALISTER MAX HUNTER & 

MAVERICK TANNER
13 8-A-79 1.16 A-1 COMMONWEALTH OF VIRGINIA
14 8-1-2 96.87 A-1 BRUMBACK TERESA A
15 GWNF



December 30, 2025 Tax Map ID 8-((A))-103
Neighboring Parcels

Page County GIS Dept.

Page 1 of 1

Tax Map ID Acreage Zoning Property Owner Physical Address Mailing Address M City M State M Zip
4-A-21G 25 W-C BALDWIN JOSEPH ALLAN 741 CARVELL RD RILEYVILLE VA 22650
4-A-21F 26.11 W-C BALDWIN JOSEPH ALLAN 741 CARVELL RD RILEYVILLE VA 22650
4-A-21 32.33 W-C BALDWIN JOSEPH ALLAN 10231 US HWY 340 N 741 CARVELL RD RILEYVILLE VA 22650
8-A-101 8.15 A-1 KEYSER JEREMY WESTON 10301 US HWY 340 N 961 S ANTIOCH RD LURAY VA 22835

8-A-91F 57.43 W-C
COCKRELL STANLEY S & 
HELEN M

250 BLACK ANGUS RUN 250 BLACK ANGUS RUN RILEYVILLE VA 22650

8-A-88 0.52 W-C
COLEMAN MARTHA E;MILLER 
WILLIAM WAYNE JR & 
MORGAN RHONDA J

142 LENTZ LN 142 LENTZ LN RILEYVILLE VA 22650

8-A-71 85.34 W-C PAINTER ARCHIE WILLIAM 1151 TASKER RD STEPHENS CITY VA 22655
8-A-87 3.721 C-1 MUNSON BETSY K 9928 US HWY 340 N PO BOX 194 WHITE POST VA 22663

8-A-86 0.85 A-1 COMPTON UNION CHURCH 9900 US HWY 340 N UKNOWN CULPEPER VA 22701

8-A-87A 0.17 A-1 CHECKERS LLC 602 BALKAMORE HILL RD STANLEY VA 22851
8-A-81 1.58 A-1 LCVM REAL E LLC 2165 COMPTON HOLLOW RD 1208 E MAIN ST LURAY VA 22835

8-A-80 0.5 A-1
MCALISTER MAX HUNTER & 
MAVERICK TANNER

190 WHITE PINES RD LURAY VA 22835

8-A-79 1.16 A-1
COMMONWEALTH OF 
VIRGINIA

811 COMMERCE AVE STAUNTON VA 24401-9029

8-1-2 96.87 A-1 BRUMBACK TERESA A 142 ISLAND FORD RD 142 ISLAND FORD RD RILEYVILLE VA 22650
GWNF

















From: Joshua Hahn
To: Jared Burner; Cathy Grech; Chris Adams; William Turner; Sandy Davis; Ken Johnson

(ken.page.planning@outlook.com)
Cc: Tracy Clatterbuck; Cassie Richards; Chris Anderson
Subject: RE: Planning Commission Regular Meeting Agenda Packet for 3/10/26
Date: Tuesday, March 17, 2026 5:52:33 PM
Attachments: 8_A_103_Distances_from_Rappel_Site.pdf

Good Afternoon,
 
The purpose of this email is to follow up on a few issues raised during the public hearing for the
Harris special use permit. I included Chris Anderson, as I understand she has volunteered to look into
these matters independently, and may have other information.
 
Regarding possible archaeological significance of the rappelling area: I reached out to Dr. Carole
Nash, JMU Professor of Geography. She has a Ph.D. in Anthropology (Archaeology), is Co-Chair of the
Society of American Archaeology Committee on Climate Change and Archaeological Resource
Strategies, and President of Mountain Valley Archaeology. She has expertise in archaeological
research in this area, and she was part of JMU’s field schools at the “Keyser Farm Site” (44PA001)
from 2000-2004. Dr. Nash agrees that there may be some confusion between the campground
location and Keyser Farm Site. She provided the following screenshot, where she added labels to the
Virginia Cultural Resources Information System (VCRIS) resource. Dr. Nash pointed out that Indian
Grave Ridge is located directly across the river from the campground. I’m still conversing with Dr.
Nash. If I receive any other information that I believe will inform your consideration, I will pass it
along.
 

 
Regarding possible eagle nesting at the top of the cliff face: I have not been able to find any specific
protected spaces for Eagles in Page County. I obviously have very little knowledge on this topic, but
I’ll note that federal regulation protects bald and golden eagles. You may find some of the links
below, helpful:

·         https://www.fws.gov/law/bald-and-golden-eagle-protection-act: U.S. Fish and Wildlife
Service description of the Bald and Golden Eagle Protection Act, which “provides criminal
penalties for persons who ‘take, possess, sell, purchase, barter, offer to sell, purchase or

mailto:jhahn@pagecounty.virginia.gov
mailto:beefapsc@vt.edu
mailto:catjgrech9@gmail.com
mailto:chrisandcheryl@live.com
mailto:tbilly@embarqmail.com
mailto:district4planningcomm@gmail.com
mailto:ken.page.planning@outlook.com
mailto:ken.page.planning@outlook.com
mailto:tclatterbuck@pagecounty.virginia.gov
mailto:crichards@pagecounty.virginia.gov
mailto:canderson@shenandoahalliance.org
https://www.jmu.edu/cise/people/faculty/nash-carole.shtml
https://vcris.dhr.virginia.gov/VCRIS/Mapviewer/
https://www.fws.gov/law/bald-and-golden-eagle-protection-act


barter, transport, export or import, at any time or any manner, any bald eagle ... [or any
golden eagle], alive or dead, or any part (including feathers), nest, or egg thereof.’” This link
provides more information on penalties, etc.

·         https://www.fws.gov/program/eagle-management/eagle-incidental-disturbance-and-nest-
take-permits: Further information related to the above Act.

 
Lastly, the Planning Commission requested a new map showing various distances from the proposed
rappelling site. Please note that the centroid of these distances is merely an estimated location of
the rappelling site, and that I am not a surveyor/engineer. However, the attached map should
provide the necessary context I believe was requested. We will include it in the packet for next
week’s work session.
 
If you have any other questions/concerns related to this Special Use permit, please let Tracy or me
know.
 
Thanks,

Josh Hahn
Page County Planning Director
103 S. Court St. Suite B.
Luray, VA 22835                                       
540-843-3456
 
 
 
 
 
 
 

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.

https://www.fws.gov/program/eagle-management/eagle-incidental-disturbance-and-nest-take-permits
https://www.fws.gov/program/eagle-management/eagle-incidental-disturbance-and-nest-take-permits


!

!

!

!
!

!

!

!

!

!

!

!

!

!

!

Dry Mine Run

177

202

247

142

150

9928

9751

2172

9900

9922

21802176

2165

10231

10301

US HWY 340 N

LENTZ LN

COMPTON HOLLOW RD

0 400 800200 Feet

£¤211

£¤340

£¤340

 
   

 

 
Tax Map ID 8-((A))-103
Distances from Rappel Site

March 16, 2026
Page County GIS Department

2022 VGIN Aerial Imagery
Reference Use Only

Any determination of topography or contours,
or any depiction of physical improvements,
property lines or boundaries is for general

information only and shall not be used for the
design, modification, or construction of

improvements to real property or for flood
plain determination.

Legend
Rappel Site
Roads
Streams

Tax Map ID 8-((A))-103
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Note: A survey plat has not been found by staff for this
property, and accuracy of parcel geometry is not guaranteed.

The rappel site is estimated from application material as a centroid.
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From: Joshua Hahn
To: Jared Burner; Cathy Grech; Chris Adams; William Turner; Sandy Davis; Ken Johnson

(ken.page.planning@outlook.com)
Cc: Tracy Clatterbuck; Cassie Richards; Chris Anderson
Subject: FW: Eagle Habitat in VA
Date: Friday, March 20, 2026 10:11:33 AM
Attachments: image004.png

All,
 
More information from Chris Anderson on bald/golden eagles, below. Some good resources, here,
including what to do when a property owner finds a nest. The interactive map (linked at the bottom
of Chris’ email) categorizes the area in the vicinity of the campground (both to the north and the
west) as “Possible” breeding evidence in the Second Atlas (2016-2020). Given the low resolution of
these rectangular areas in the map, I think it’s fair to say this “Possible” could apply to the area of
the rappelling site. Other layers on the interactive map are also helpful. The website shows the
rappelling site within a 20-40% probability of occurrence, though just to the west is 40-60% likely.
The change in probability in the general area to the north, and especially the west, is
moderate/strong increase between the First and Second Atlas, though I believe it is noted that the
First Atlas may have understated probability. I will note that this resource shows the majority of Page
County’s area at a probability of occurrence of at least 20%.
 

 
Thanks,

Josh Hahn

mailto:jhahn@pagecounty.virginia.gov
mailto:beefapsc@vt.edu
mailto:catjgrech9@gmail.com
mailto:chrisandcheryl@live.com
mailto:tbilly@embarqmail.com
mailto:district4planningcomm@gmail.com
mailto:ken.page.planning@outlook.com
mailto:ken.page.planning@outlook.com
mailto:tclatterbuck@pagecounty.virginia.gov
mailto:crichards@pagecounty.virginia.gov
mailto:canderson@shenandoahalliance.org


Page County Planning Director
103 S. Court St. Suite B.
Luray, VA 22835                                       
540-843-3456
 
 
 
 
 
 
 

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: Chris Anderson <canderson@shenandoahalliance.org> 
Sent: Friday, March 20, 2026 9:43 AM
To: Joshua Hahn <jhahn@pagecounty.virginia.gov>; Catherine Grech <catjgrech9@gmail.com>; Ken
Johnson <ken.page.planning@outlook.com>
Subject: Eagle Habitat in VA
 
[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.]

Hello Josh, Cathy and Ken - below is information regarding bald eagles in Virginia.  I have
contacted a friend who lives on the Shenandoah River who regularly records bird sightings to
eBird to see if she has seen eagles and/or nests, and also contacted the Smithsonian
Conservation Biology Institute to see if they have a map of recorded sightings/nesting sites. I
will share any additional information they may provide.
 
 
Notes:

There are two species of eagles in Virginia: bald eagles and golden eagles.

Bald eagles are much more common and nest in the Shenandoah Valley.

Bald eagle breeding season: for management purposes, the breeding season in Virginia
is generally considered to be from December 15 through July 15, though breeding
activity may occur before or after these dates. Courtship flights and related mating
behavior are most frequently observed during January and February, and eggs are
usually laid between mid-January and late March. Most eggs hatch between early March
and early May, and eaglets stay in the nest for 11 to 12 weeks after hatching. Most
young are capable of sustained flight by mid-July, but remain dependent on the parents
and stay in the general vicinity of the nest for several more weeks. Adult bald eagle
pairs in Virginia typically remain on or near their breeding territories throughout the
year. Eagles are most sensitive to disturbance during the breeding season as defined
above. (info from  Virginia Bald Eagle Guidelines for Landowners, p4 (8 of 44)).

https://link.edgepilot.com/s/afc40283/nbLojsPkokWBWtxl3RLB3g?u=https://dwr.virginia.gov/wp-content/uploads/media/Virginia-Bald-Eagle-Guidelines-for-Landowners.pdf


The impact of human activity on nesting bald eagles: During the breeding season,
bald eagles are sensitive to a variety of human activities. However, not all bald eagle
pairs react to human activities in the same way. Some pairs nest successfully just dozens
of yards from human activity, while others abandon nest sites in response to activities
much farther away. This variability may be related to a number of factors, including
visibility, duration, noise levels, extent of the area affected by the activity, prior
experiences with humans, and tolerance of the individual nesting pair. (info
from  Virginia Bald Eagle Guidelines for Landowners, p7 (20 of 44)).

In most cases, impacts will vary based on the visibility of the activity from the eagle
nest and the degree to which similar activities are already occurring in proximity to the
nest site. Visibility is a factor because, in general, eagles are more prone to disturbance
when an activity occurs in full view. For this reason, we recommend that people locate
activities farther from the nest structure in areas with open vistas, in contrast to areas
where the view is shielded by rolling topography, trees, or other screening factors. The
recommendations also take into account the existence of similar activities in the area
because the continued presence of nesting bald eagles in the vicinity of the existing
activities indicates that the eagles in that area can tolerate a greater degree of human
activity than we can generally expect from eagles in areas that experience fewer human
impacts.  (info from  Virginia Bald Eagle Guidelines for Landowners, p10 (23 of 44)).

 
Resources:
Virginia Bald Eagle Guidelines for Landowners
Page 8 (21 of 44)  Nesting Bald Eagle Sensitivity to Human Activities (Chart)
Page 12 (25 of 44) Distances for Avoiding Disturbance
Page 14 (27 of 44): Recommendations for Avoiding Disturbance at Foraging Areas and
Communal Roost Sites
Page 15 (28 of 44):  Additional Recommendations to Benefit Bald Eagles
 
Guidance on what to do if you find an eagle nest on your property
 
Virginia Bird Atlas: 
See Figure 1: Bald Eagle breeding distribution based on probability of occurrence
(Second Atlas, 2016–2020)
 
 
 
 
 
 
 
--
Chris Anderson
Page & Warren County Coordinator
Alliance for the Shenandoah Valley
Visit: 9485 South Congress St., New Market 22844
Mail: PO Box 674  New Market, VA 22844
c: 540.860.1988        o: 540.908.3914
www.shenandoahalliance.org
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TO: FROM: 

Chairman Thomas and Board of Supervisors Tyler Olsen, Finance Director 

SUBJECT: DATE: 

Budget Changes May 18, 2026 

 
 
Requests 
The General Assembly approved $311,135 for a one-time bonus of $1,500 to the School Board’s 

Standards of Quality (SOQ) positions. The local match is estimated to be $586,615, and this would 

enable the school division to provide $1,500 each to all full-time staff and $750 each to all part-time 

staff. This will be treated as a retention bonus; therefore, staff that do not stay after this school year 

will not receive it. It is requested that $311,135 of State funds and $586,615 from the General Fund 

Balance be appropriated as follows: $693,371 to Instruction, $62,842 to Admin, Attendance, and 

Health, $53,865 to Transportation, $26,933 to Operations and Maintenance, $8,977 to Technology, 

and $51,762 to Food Services. 

 

Issues 

During the budget work sessions, there were questions about calculations, who qualified as full-time 

and part-time, and who is in an SOQ position. Staff has reviewed the calculations and State calculation 

tool and agrees with the school division’s amounts. Employees’ contracts specify whether they are full-

time or part-time; therefore, these is not much flexibility in reducing bonus amounts based on job type. 

Additionally, since SOQ positions include those who are considered upper level management, bonuses 

cannot be restricted to certain employees earning under a certain threshold. 

 Since the School Board is likely to send a request in June to correct their budget deficit, staff 

has discussed with the school division’s staff using any unspent bonus funds towards correcting their 

deficit. 

 

Recommendation  

Staff recommends appropriation of all requests. 
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Fiscal Impact 
The appropriation requests are funded with $311,135 of State funds and $586,615 from the General 

Fund Balance. These requests will increase the School Operating Fund by $845,988 and School Food 

Services Fund by $51,762. 

 

Motion 
I move to approve revenue of: 

- $311,135 of State funds and 

- $586,615 from the General Fund Balance; and 

Expenditures of: 

- $845,988 to the School Operations Fund budget and 

- $51,762 to the School Food Services Fund budget. 

 

Attachment 
Resolution 2026-09, Page County School Board 









SUPPLEMENTAL APPROPRIATIONS REQUESTS:
Item # Department Description/Reason Revenue Source Expenditure Requested Amt.

A Page County School Bonuses General Fund Balance Bonuses 586,615$              
Board School Operating Fund

B Page County School Bonuses State Bonuses 259,373                
Board School Operating Fund

C Page County School Bonuses State Bonuses 51,762                  
Board School Food Services Fund
TOTAL REQUESTS: 897,750$              

BUDGET TRANSFER REQUESTS:
Item # Department Description/Reason Transfer From Transfer to Requested Amt.

TOTAL REQUESTS: -$                      



  
 

SUBJECT: Board and Commission Appointments 
 
 
Tourism Council: 
The terms of Hap Smith (District 2) and Cara Sottosanti (District 4) expire June 30th.  Both would 
like to be reappointed to another two-year term. 
 
Motion: I move to reappoint Hap Smith (District 2) and Cara Sottosanti (District 4) to the Tourism 
Council for a two-year term expiring June 30, 2028. 
 
 
 
 
 
 
 
Other Vacancies: 
Board of Zoning Appeals – District 4 & 5 
Economic Development Authority – District 5, Town of Stanley 
Tourism Council – District 5 
Northern Shenandoah Valley Regional Commission – Local Official, Citizen Member 
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SUBJECT: Consent Agenda 

 
SUMMARY: 
The Consent Agenda is a part of the Board’s regular meeting agenda, which includes the financial reports, 
accounts payable and payroll, the meeting minutes for the prior month, and any other items which would 
not require discussion. 

 
BACKGROUND: 
The purpose of the Consent Agenda is to provide a method for the expeditious handling of items which 
will not require discussion by the Board.  The Code of Virginia requires the Board of Supervisors to 
approve accounts payable and payroll checks as well as payroll related electronic fund transfers.  
According to the Board’s Rules of Procedure, all warrants must be presented to the Board of Supervisors 
for action as a consent agenda item at their regular meeting.   

 
FISCAL IMPACT: 
The accounts payable checks, payroll checks, payroll direct deposit, and payroll tax electronic fund 
transfers for the County and Social Services totaling $3,272,412.96 for the month of April 2026.   
 
MOTION: 
I move to approve the Consent Agenda as follows: 

 
 Financial reports for the period of April 1-30, 2026; 
 Accounts payable checks, payroll checks, payroll direct deposits, and payroll tax related 

electronic fund transfers totaling $3,272,412.96 for the month of April 2026; 
 Minutes of April 6, 2026, April 20, 2026, and April 27, 2026. 
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Warrant Report 
April 1 to 30, 2026 
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Minutes 

Board of Supervisors 
Work Session 
April 6, 2026 

 
 
Members Present:  Jeremy Baldwin, District 1 

Allen Louderback, District 2, first Vice Chair 
    Ryan Cubbage, District 3, second Vice Chair 

Susan Kile, District 4 
    Jeff Vaughan, District 5 
 
Electronic Participation: Clifton Thomas, Chairman At-Large 
 
Staff Present:  Amity Moler, County Administrator  

Regina Harner, Assistant County Administrator 
    Cassie Richards, Acting Zoning Administrator II 
    Tracy Clatterbuck, Zoning Administrator I 
    Josh Hahn, Planning Director 

Kimberly Donohoe, Executive Assistant 
    Michael Helm, County Attorney 
  
Call to Order: 
First Vice Chairman Allen Louderback called to order the work session of the Page County 
Board of Supervisors on April 6, 2026, at 7:00 p.m., in the Board of Supervisors Room 
located in the Page County Government Center, 103 South Court Street, Luray, VA 
22835. The Call to Order was followed by Supervisor Vaughan leading a Moment of 
Silence and the Pledge of Allegiance. 
 
Electronic Participation: 
Chairman Thomas was unable to physically attend the meeting for personal reasons due 
to professional responsibilities but had requested to be able to participate electronically. 
Chairman Thomas was telephoned into the meeting from Greensboro, North Carolina, 
and his voice could be heard by all persons.  
 
Public Hearing: 
Nuisance Ordinance Amendment:           Exhibit A 
The public hearing on the proposed zoning ordinance amendments was advertised as 
follows:  
 

******  
NOTICE OF PUBLIC HEARING 

PAGE COUNTY BOARD OF SUPERVISORS 
NUISANCES ORDINANCE AMENDMENT 
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NOTICE is hereby given pursuant to Section 15.2-2204 of the Code of Virginia, as 
amended, that the BOARD OF SUPERVISORS shall hold a public hearing at 7:00 p.m. 
on Monday, April 6, 2026, in the Board of Supervisors Meeting Room, located in the Page 
County Government Center, 103 South Court Street, 2nd Floor, Luray, VA, to receive 
public comments and to consider the following amendments to the Page County 
Ordinance (Chapter 80) Nuisances: 
 
In Chapter 80 (Nuisances), Section 80-1 (Definitions), add new definitions for “Garbage“ 
and “Noxious Matter” and amend the definitions for “Junk” and “Nuisance” 
 
In Chapter 80 (Nuisances), multiple amendments to Section 80-2 (Deposit of noxious 
matter and junk restricted) 
 
In Chapter 80 (Nuisances), amending Section 80-7 (Investigation of violations; service of 
notice)  
 
In Chapter 80 (Nuisances), amending Section 80-9 (Violations and penalties) 
 
The full text of the proposed amendments to the Page County Nuisances ordinance may 
be reviewed in the Planning & Community Development Office, 103 South Court Street, 
Suite B, Luray, VA, 8 a.m. to 5 p.m., Monday through Friday. They may also be reviewed 
on the County’s website at www.pagecounty.virginia.gov. NOTE: Hearing impaired 
individuals who need an interpreter must notify the Zoning Office at least seven (7) days 
prior to the hearing. 
 

******  
 
Vice Chairman Louderback opened the public hearing at 7:01 p.m. 
 
Ms. Cassie Richards, Acting Zoning Administrator II, requested the Board approve the 
proposed added definitions in Chapter 80, Nuisances, of Garbage and Noxious Matter, 
the proposed amended definition for Junk and Nuisance, the proposed amendments to  
§ 80-2, § 80-7, and in § 80-9 the proposed updated penalty language.  
 
Public Comments on the Public Hearing: 
There were no speakers during the public hearing. 
 
Vice Chairman Louderback closed the public hearing at 7:04 p.m. 
 
Motion: Supervisor Cubbage moved that the Page County Board of Supervisors approve 
the proposed new definitions and proposed amendments, to the Page County Nuisance 
Ordinance, as presented. Supervisor Kile seconded and the motion carried by a vote of 
6-0. Aye: Thomas, Baldwin, Louderback, Cubbage, Kile, Vaughan. Nay: None.  
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Stanley School Resource Officer Position Update: 
Chief Rebecca Jenkins, Stanley Police Chief, shared her appreciation of the Board for 
financially supporting the school resource officer (SRO) at Stanley Elementary. She 
asked the Board to consider funding the position in the FY2027 budget year. Supervisor 
Cubbage asked if the SRO position would also work as patrol for the Town of Stanley. 
Chief Jenkins explained that the SRO position supported patrol when school is not in 
session, and patrol supported the SRO for vacations, sick days, and school events.  
 
Resolution – Second Amendment Sanctuary: 
Mr. Chapman Good, Commonwealth Attorney, introduced a proposed resolution to the 
Board declaring Page County, Virginia, a Second Amendment Sanctuary. He noted that 
both the Commonwealth Attorney of Page County and the Sheriff of Page County support 
the proposed resolution. Chairman Thomas asked how this resolution differs from the 
current resolution adopted by the Page County Board of Supervisors in 2019. Mr. Good 
explained that this proposed resolution has updated language.  
 
Motion: Supervisor Cubbage moved that the Page County Board of Supervisors adopt 
the resolution declaring Page County, Virginia, as a Second Amendment Sanctuary, as 
presented. Supervisor Vaughan seconded and the motion carried by a vote of 6-0. Aye: 
Baldwin, Louderback, Cubbage, Kile, Vaughan, Thomas. Nay: None.  
 

******  
RESOLUTION 

PAGE COUNTY, VIRGINIA 
BOARD OF SUPERVISORS 

SECOND AMENDMENT SANCTUARY 
 

WHEREAS, The Second Amendment to the United States Constitution read: “A well 
regulated Militia, being necessary to the security of a free State, the right of the people to 
keep and bear arms, shall not be infringed,”; and 
 
WHEREAS, Article 1, Section 13, of the Constitution of Virginia provides, “[t]hat a well 
regulated militia, composed of the body of the people, trained to arms, is the proper, 
natural, and safe defense of a free state, therefore, the right of the people to keep and 
bear arms shall not be infringed…”; and 
 
WHEREAS, certain legislation introduced in the 2026 session of the Virginia General 
Assembly, and certain legislation introduced in the current session of the United States 
Congress could have the effect of infringing on the rights of the law-abiding citizens to 
keep and bear arms, as guaranteed by the Second Amendment to the United States 
Constitution and the Constitution of Virginia; and 
 
WHEREAS, the current Governor of Virginia has stated that she intends to endorse and 
pass into law legislation that, we believe, may be construed unconstitutional as it pertains 
to the rights enumerated in the United States and Virginia Constitutions; and 
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WHEREAS, the Page County Board of Supervisors is concerned about the passage of 
any bill containing language which could be interpreted as infringing the rights of the 
citizens of Page County to keep and bear arms or could be the beginning of a wave of 
restrictions on the Second Amendment rights of the citizens of Page County; and 
WHEREAS, the Page County Board of Supervisors wishes to express its deep and 
steadfast commitment to the rights of the citizens of Page County, including the right to 
keep and bear arms; and 
 
WHEREAS, the Page County Board of Supervisors wishes to express opposition to any 
law that would unconstitutionally restrict the rights under the Second Amendment of the 
citizens of Page County to bear arms; and 
 
WHEREAS, the Page County Board of Supervisors wish to express its intent to stand as 
a Sanctuary County for Second Amendment rights and to oppose, within the limits of the 
Constitutions of the United States and the Commonwealth of Virginia, any efforts to 
unconstitutionally restrict such rights, and to use such legal means at its disposal to 
protect the right of the citizens to keep and bear arms. 
 
WHEREAS, the duly elected Sheriff of Page County, and the fully elected 
Commonwealth’s Attorney of Page County join in the concerns of the Page County Board 
of Supervisors, and join in this resolution. 
 
NOW, THEREFORE BE IT RESOLVED that the Page County Board of Supervisors 
hereby expresses its intent to support the Second Amendment rights of the citizens of 
Page County, Virginia and its intent that public funds of the County not be used to restrict 
or infringe the Second Amendment rights of the citizens of Page County, Virginia to keep 
and bear arms. 
 
BE IT FURTHER RESOLVED that the Page County Board of Supervisors hereby 
declares its opposition to unconstitutional restrictions on the right to keep and bear arms. 
 
BE IT FURTHER RESOLVED that the Page County Board of Supervisors hereby 
declares Page County, Virginia as a “Second Amendment Sanctuary”. 
 
This Resolution was adopted by the Page County Board of Supervisors this 6th day of 
April 2026. 
 

******  
 
Massanutten Regional Library Update: 
Mr. Zachary Elder, Library Director, presented the 2025 annual report to the Board. He 
noted that they had more than 890,000 check-outs, which is the most in the library’s 
history. The Massanutten Regional Library was named 2025 Library of the Year by the 
Virginia Library Association (VLA), beating 94 other libraries from across the 
Commonwealth, and Nonprofit of the Year by the Harrisonburg-Rockingham Chamber of 
Commerce.  
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Shenandoah National Park Update: 
Mr. Tracy Stakely, Superintendent, updated the Board on current and upcoming projects 
in the Shenandoah National Park. Mr. Stakely noted the installation of automated fee 
machines at each entrance for after-hours visitors and automated barrier arms at the 
Skyline Drive entrances to help block the road when staff are unable to be there after 
hours and during inclement weather.  
 
Introduction of Special Use Permit – Checkers LLC/Mark Harris: 
Ms. Tracy Clatterbuck, Zoning Administrator I, presented an application for a special use 
permit (SUP) to the Board submitted by Checkers LLC/Downriver Adventure Company, 
represented by Mark Harris, to operate a commercial outdoor recreation area and facility 
consisting of guided rappelling trips at Golden Rock Campground, 9751 US Hwy 340 N, 
Rileyville, VA, and further identified by tax map number 8-(A)-103.  
 
The Planning Commission held their regular meeting on March 25, 2026, where they 
recommended approval of the application to the Board 5-0. Ms. Clatterbuck requested 
the Board hold a public hearing on the SUP application at the May 18, 2026, regular 
meeting, and direct staff to provide adequate notice of such hearing in accordance with 
Section 15.2-2204 of the Code of Virginia. 
 
Motion: Supervisor Cubbage moved that the Page County Board of Supervisors hold a 
public hearing on the special use permit application at the May 18, 2026, regular meeting, 
and direct staff to provide adequate notice of such hearing in accordance with the Code 
of Virginia §15.2-2204. Supervisor Kile seconded and the motion carried by a vote of  
5-0, with 1 abstention. Aye: Louderback, Cubbage, Kile, Vaughan, Thomas. Nay: None. 
Abstain: Baldwin.  
 
Adjourn: 7:55 p.m. 
With no further business to discuss, first Vice Chairman Louderback adjourned the 
meeting. 
 
 
 
 
________________________________  ________________________________ 
Clifton Thomas, Chairman At-Large  Amity Moler, County Administrator 



Minutes 
Board of Supervisors 

Regular Meeting 
April 20, 2026 

 
 
Members Present:  Clifton Thomas, Chairman At-Large 

Jeremy Baldwin, District 1 
Allen Louderback, District 2, first Vice Chair 

    Ryan Cubbage, District 3, second Vice Chair 
    Susan Kile, District 4 

Jeff Vaughan, District 5 
 
Staff Present:  Amity Moler, County Administrator  

Regina Harner, Assistant County Administrator 
    Tyler Olsen, Finance Director 
    Kimberly Donohoe, Executive Assistant 

Michael Helm, County Attorney 
  
 
Call to Order: 
Chairman Thomas called to order the regular meeting of the Page County Board of 
Supervisors on Monday, April 20, 2026, at 7:00 p.m., in the Board of Supervisors Room 
located in the Page County Government Center, 103 South Court Street, Luray, VA 
22835. The Call to Order was followed by Chairman Thomas leading a Moment of Silence 
and the Pledge of Allegiance. 
 
Adoption of Agenda: 
Motion: Supervisor Cubbage moved to adopt the agenda, as presented. Supervisor 
Vaughan seconded and the motion carried by a vote of 6-0. Aye: Thomas, Baldwin, 
Louderback, Cubbage, Kile, Vaughan. Nay: None.  
 
Public Hearings: 
The public hearings on the proposed real estate property tax increase, the proposed tax 
levies for calendar year 2026, and the proposed budget for fiscal year July 1, 2026 
through June 30, 2027, were advertised as follows:  
 

******  
NOTICE OF PROPOSED REAL PROPERTY TAX INCREASE 

BOARD OF SUPERVISORS 
COUNTY OF PAGE, VIRGINIA 

 
The County of Page, Virginia, proposes to increase property tax levies. 
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1. Assessment Increase: Total assessed value of real property, excluding additional 
assessments due to new construction or improvements to property, exceeds last year's 
total assessed value of real property by 60 percent. 
 
2. Lowered Rate Necessary to Offset Increased Assessment: The tax rate which would 
levy the same amount of real estate tax as last year, when multiplied by the new total 
assessed value of real estate with the exclusions mentioned above, would be $0.48 per 
$100 of assessed value. This rate will be known as the "lowered tax rate." 
 
3. Effective Rate Increase: The County of Page proposes to adopt a tax rate of $0.54 per 
$100 of assessed value. The difference between the lowered tax rate and the proposed 
rate would be $0.06 per $100, or 12.5 percent. This difference will be known as the 
"effective tax rate increase." 
 
Individual property taxes may, however, increase at a percentage greater than or less 
than the above percentage. 
 
4. Proposed Total Budget Increase: Based on the proposed real property tax rate and 
changes in other revenues, the total budget of the County of Page, Virginia, will exceed 
last year's by 8 percent. 
 
A public hearing on the increase will be held on April 20, 2026, at 7:00 PM at the Page 
County Government Center, Board of Supervisors Room, 103 South Court Street, Luray, 
Virginia 22835. 
 
The public is invited to attend this public hearing to express their views thereon. The 
notice is given pursuant to § 58.1-3321, Code of Virginia (1950), as amended. 

 
******  

 
Tax Classifications and Proposed Levies 

Calendar Year 2026 
 

Year 
Real Estate & 
Mobile Homes 

Personal 
Property 

Machinery 
& Tools 

Motor 
Carrier Aircraft 

2025 Levy $0.73 $4.30 $1.50 $1.50 $0.50 
2026 Proposed Levy $0.54 $3.90 $1.50 $1.50 $0.50 

 
All levies are per one hundred dollars of assessed valuation at fair market value.  
 
The public is invited to attend this public hearing to express their views thereon. 
Comments may be presented in person to the Board at its public hearing.  
 
Copies of the proposed budget are available at the County Administrator’s Office, 103 
South Court Street, Suite F, Luray, VA 22835 or on the county website at 
www.pagecounty.virginia.gov.  
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The Notice is given pursuant to §§ 15.2-2503, 15.2-2506, 58.1-3007, and 22.1-93 of the 
Code of Virginia (1950), as amended. 
 

****** 
NOTICE OF PUBLIC HEARING 

BOARD OF SUPVERISORS 
COUNTY OF PAGE, VIRGINIA 

PROPOSED BUDGET 
FISCAL YEAR JULY 1, 2026 THROUGH JUNE 30, 2027 

and 
TAX LEVIES 

CALENDAR YEAR 2026 
 
PLEASE TAKE NOTICE: The Board of Supervisors of County of Page, Virginia shall hold 
a public hearing on Monday, April 20, 2026 at 7:00 p.m., in the Board Room located in 
the County Government Center, 103 South Court Street, 2nd Floor, Luray, Virginia 22835, 
for the purpose of receiving public comments and to consider the proposed budget for the 
fiscal year July 1, 2026 through June 30, 2027 and the tax levies for the calendar year 
2026. The proposed budget will not be approved, adopted, or ratified by the Board of 
Supervisors until at least seven days following this public hearing. 
 

Revenue Estimates 
Adopted Revenue 

Budget Year Ending 
June 30, 2026 

Proposed Revenue 
Budget Year Ending 

June 30, 2027 
General Fund 34,623,982 35,408,621 
VPA 4,953,407 5,453,155 
Children’s Services Act 2,612,532 2,616,488 
Tourism 1,200,000 1,275,000 
County Capital Improvement 1,552,700 3,049,046 
School Operating 44,410,961 48,903,261 
School Capital Improvement - 500,000 
School Nutritional Services 2,636,709 2,437,642 
Recreation 30,000 40,000 
VJCCCA 30,076 30,076 
CVWP 96,460 98,199 
Page County Water Quality 6,000 6,000 
Total Revenue 92,152,827 99,817,488 
   

Expenditure Estimates 
Adopted Expenditures 
Budget Year Ending 

June 30, 2026 

Proposed Expenditures 
Budget Year Ending 

June 30, 2027 
General Fund 34,623,982 35,408,621 
VPA 4,953,407 5,453,155 
Children’s Services Act 2,612,532 2,616,488 
Tourism 1,200,000 1,275,000 
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County Capital Improvement 1,552,700 3,049,046 
School Operating 44,410,961 48,903,261 
School Capital Improvement - 500,000 
School Nutritional Services 2,636,709 2,437,642 
Recreation 30,000 40,000 
VJCCCA 30,076 30,076 
CVWP 96,460 98,199 
Page County Water Quality 6,000 6,000 
Total Expenditures 92,152,827 99,817,488 

 
******  

 
2026 Tax Rates: 
Chairman Thomas opened the public hearing on the proposed tax rates for calendar year 
2026 at 7:01 p.m. 
 
Mrs. Amity Moler, County Administrator, presented the proposed tax rates for calendar 
year 2026 to the Board recommending the Real Estate and Mobile Homes Levy drop to 
$0.53 per one hundred dollars of assessed valuation at fair market value from $0.73 in 
calendar year 2025 and the Personal Property Levy drop to $3.80 from $4.30 in calendar 
year 2025. These rates would fully fund the County budget, as presented.  
 
Public Comments on the Public Hearing: 
Ken Farkas questioned the 8 percent increase in the County budget. 
 
Kris Garrett noted that she has seen her business decline because people have to choose 
how to spend their money. She wants the County audited. She asked where the tax 
money is going and how the County can cut costs.  
 
John Ware questioned why no one on the County staff could perform assessments. He 
said he believed the Board had no accountability, no leadership, and no vision. He 
questioned how the number of County staff has grown when the County population has 
not changed.  
 
Timothy Wayne Dinges questioned paying both a Town and a County tax.  
 
Richard Terrell spoke about how the reassessment would affect his taxes.  
 
Gayleen Birmingham spoke about proposed taxes in Richmond. She noted that during 
the last reassessment, she asked the Board to contact comparable counties to determine 
how they keep their taxes lower; she asked if that was done, and if not, why.  
 
Chairman Thomas closed the public hearing at 7:19 p.m. 
 
Motion: Supervisor Vaughan moved that the Page County Board of Supervisors reduce 
the Real Estate and Mobile Homes Levy from $0.73 to $0.52 and reduce the Personal 
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Property Levy from $4.30 to $3.80 for calendar year 2026. Supervisor Louderback 
seconded and the motion carried by a vote of 6-0. Aye: Baldwin, Louderback, Cubbage, 
Kile, Vaughan, Thomas. Nay: None. 
 
Motion: Supervisor Cubbage moved that the Page County Board of Supervisors keep 
the levy of Machinery & Tools at $1.50, Motor Carrier at $1.50, and Aircraft at $0.50 for 
calendar year 2026. Supervisor Vaughan seconded and the motion carried by a vote of 
6-0. Aye: Louderback, Cubbage, Kile, Vaughan, Thomas, Baldwin. Nay: None.  
 
FY 2026-2027 Budget: 
Chairman Thomas opened the public hearing on the proposed FY2026-2027 budget at 
7:46 p.m.  
 
Mr. Olsen presented the proposed FY2026-2027 budget to the Board. The proposed 
budget is scheduled for adoption on May 4, 2026.  
 
Public Comments on the Public Hearing: 
John Ware described the Board as having no vision. He noted that the County cannot 
keep putting the tax burden on residents but needs to have a vision. He questioned how 
the number of County staff has grown when the County population has not changed. He 
questioned County salaries and noted that most people have to leave the County to find 
employment. He advocated for budget cuts rather than taxing residents.  
 
Rebecca Roesch noted that the JMAT program counselors go into jails and do not meet 
virtually. She advocated for continuing the JMAT program.  
 
Lou Podrasky advocated for continuing the JMAT program.  
 
Chairman Thomas closed the public hearing at 7:57 p.m. 
 
Abandonment of a Portion of State Route 736: 
The public hearing on the proposed resolution to abandon the portion of State Route 736 
was advertised as follows: 
 

****** 
PUBLIC HEARING 

CONSIDERATION OF A REQUEST FOR ABANDONMENT OF A 
PORTION OF STATE ROUTE 736 

 
Please take notice that the Board of Supervisors of the County of Page, Virginia shall hold 
a public hearing on Monday, April 20, 2026, at 7:00 p.m., in the Board Room, located on 
the second floor, in the County Government Center, 103 South Court Street, Luray, VA 
22835,  to consider abandoning a portion of State Route 736, in Luray, Virginia at the 
request of the Town of Luray, Virginia.  The road segment is currently part of the 
secondary state highway system surrounded by property owned by the Town of Luray, 
within the Lake Arrowhead park facility.   
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The public is invited to attend this public hearing to express their views thereon. 
 
The Notice is given pursuant to § 33.2-909 of the Code of Virginia (1950), as amended. 
 

******  
Chairman Thomas opened the public hearing on the proposed resolution at 8:04 p.m. 
 
Mrs. Moler introduced to the Board a proposed resolution to abandon the portion of State 
Route 736 from the entrance to Lake Arrowhead Park and through the boundaries of the 
park facility, which is owned by the Town of Luray, and remove it from the Secondary 
System of State Highways.  
 
Public Comments on the Public Hearing: 
There were no speakers during the public hearing. 
 
Chairman Thomas closed the public hearing at 8:05 p.m. 
 
Motion: Supervisor Vaughan moved that the Page County Board of Supervisors adopt 
the resolution abandoning a portion of State Route 736 from the entrance to Lake 
Arrowhead Park and through the boundaries of the park facility, as presented. Supervisor 
Louderback seconded and the motion carried by a vote of 6-0. Aye: Cubbage, Kile, 
Vaughan, Thomas, Baldwin, Louderback. Nay: None. 
 

******  
RESOLUTION 

ABANDONMENT OF A PORTION OF STATE ROUTE 736 
PAGE COUNTY, VIRGINIA 

 
WHEREAS, the County has been requested by the Town of Luray, Virginia, to abandon 
the portion of State Route 736 from the entrance at Lake Arrowhead park and through 
the boundaries of the park facility, which is owned by the Town of Luray; and  
 
WHEREAS, the portion of the road to be abandoned is not necessary for public use; 
and  
 
WHEREAS, § 33.2-909 of the Code of Virginia allows the Board of Supervisors to 
abandon a section of road dedicated for public use that the Board deems no longer 
necessary for public use; and  
 
WHEREAS, a public notice was posted as prescribed under §33.2-909, Code of 
Virginia, announcing this Board’s intention to abandon the segment of road described 
below from the Secondary System of State Highways; and  
 
WHEREAS, the Board held a public hearing to consider the abandonment of the portion 
of the road on March 16, 2026; and  
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NOW, THEREFORE, BE IT RESOLVED, this Board abandons the above-described 
segment of road and removes it from the Secondary System of State Highways, 
pursuant to §33.2-909, Code of Virginia.  
 
BE IT FURTHER RESOLVED, that a certified copy of this resolution be forwarded to the 
Resident Engineer of the Virginia Department of Transportation.  
 
This Resolution was adopted by the Page County Board of Supervisors this 20th day of 
April, 2026. 

 
******  

 
Presentation, Proclamations & Awards: 
FY2026 School Budget Local Share Update: 
Dr. Bryan Huber, Superintendent of Page County Public Schools (PCPS), and Tanya 
Miller, Chief Financial Officer for PCPS, presented a financial update for the FY26 budget 
to the Board. Dr. Huber noted that their finalized average daily membership (ADM) for FY 
2027 is 2,775 students.  
 
Ms. Miller reviewed the estimated FY26 revenue of $46,121,274.39. She then explained 
the projected March expenditures for PCPS and noted a shortfall of $619,182.74 and 
unexpected Capital Improvement expenditures (CIP) totaling $344,413.  
 
Ms. Miller reviewed the remaining FY26 Local Match balance of $1,377,922.14 and 
explained that they are delaying non-critical expenditures until July 1, 2026. She noted 
that she and Dr. Huber will present monthly financial updates to the Board and will return 
in June to request additional funds for any remaining FY26 expenditures.  
 
Public Comments on Agenda Items: 
There were no speakers for public comments on agenda items. 
 
Action Matters: 
Budget Changes: 
The Economic Development and Tourism Department received $40,000 from Virginia 
Housing’s Community Improvement Grant. It is requested that these funds are 
appropriated for a housing feasibility study. 
 
Additionally, the Department requests that $8,500 and $2,000 of restricted transient 
occupancy tax (TOT) be appropriated for Luray SwimFest and the Luray Volunteer Fire 
Department, respectively. These funds will be used for the SwimFest’s three races and 
the Fire Department’s 125th anniversary festivities, which will include music, truck shows, 
food, and a ceremony in observation of the 25th anniversary of 9/11. These requests 
have been unanimously recommended by the Tourism Council. 
 
As explained by the attached letter from Shenandoah’s Town Manager, the Town is 
planning to construct a pump track at Big Gem Park. The Tourism Council recommends 
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allocating $66,000 of restricted TOT to this project, which will help enhance 
Shenandoah’s appeal as an outdoor recreation destination. 
 
The Virginia Department of Fire Programs awarded the County’s volunteer fire agencies 
$75,280 in FY 2025 and $82,213 in FY 2026. The FY 2025 funding has since been closed 
to the General Fund balance, and $66,137 is currently budgeted for FY 2026. Historically, 
the Finance Department has disbursed these funds after receiving required agency 
reports in the following fiscal year. This process is now being accelerated so that funds 
are distributed in the same fiscal year they are received. It is recommended that $75,280 
from the General Fund balance, along with an additional $16,076 in state funds, be 
appropriated for the volunteer fire agencies. 
 
The Sheriff’s Office has received $2,500 in local donations for their K-9. It is requested 
that these funds be appropriated for the purchase of a new K-9. The remaining $6,000 
needed for this purchase is being provided by the Sheriff’s Office foundation. 
 
The Animal Shelter requests that $1,035 of their local donations be appropriated for fence 
repairs. The total cost of these repairs is $1,635; however, the SPCA and Page Paws are 
contributing $300 each. 
 
Motion: Supervisor Cubbage moved that the Page County Board of Supervisors approve 
the revenue of $3,535 from local funds, $76,500 from restricted TOT funds, $56,076 from 
state funds, $75,280 from the General Fund Balance, and the expenditure of $134,891 to 
the General Fund budget and $76,500 to the Tourism Fund budget. Supervisor Baldwin 
seconded and the motion carried by a vote of 6-0. Aye: Kile, Vaughan, Thomas, Baldwin, 
Louderback, Cubbage. Nay: None.  
 
Supplemental Appropriations Requests Approved: 

Dept. Description Revenue Source Expenditure Req. 
Amount 

Economic 
Developmnt 
& Tourism 

Housing 
Feasibility 
Study 

Virginia Housing 
CIG 

Feasibility Study $40,000 

Economic 
Developmnt 
& Tourism 

Luray 
SwimFest 

Restricted TOT  
210-8150-481-58-69 

TOT Grant 
Recipients  
210-8150-481-58-06 

$2,000 

Economic 
Developmnt 
& Tourism 

Luray Fire 
Dept. 
Anniversary 

Restricted TOT  
210-8150-481-58-69 

TOT Grant 
Recipients  
210-8150-481-58-06 

$8,500 

Economic 
Developmnt 
& Tourism 

Big Gem Park 
Pump Track 
Project 

Restricted TOT  
210-8150-481-58-69 

TOT Shenandoah 
210-8150-481-58-03 

$66,000 

Volunteer 
Agencies 

Dept. of Fire 
Programs 
FY26 
Disbursement 

VA Dept. of Fire 
Programs  
101-0000-324-04-12 

Volunteer Agencies 
101-3220-432-56-40 

$16,076 
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Volunteer 
Agencies 

Dept. of Fire 
Programs 
FY25 
Disbursement 

General Fund Bal.  
101-0000-324-04-07 

Volunteer Agencies 
101-3220-432-56-40 

$75,280 

Sheriff’s 
Office 

K-9 Donations  
101-0000-318-99-02 

K-9  
101-3120-431-60-17 

$2,500 

Animal 
Shelter 

Fence 
Repairs 

Donations  
101-0000-318-02-37 

Repairs & 
Maintenance  
101-3510-435-30-10 

$1,035 

Total 
Requests 

   $211,391 

 
Resolution – Proposed Combined Settlement Agreement Resolving Opioid-Related 
Claims: 
Mr. Michael Helm, County Attorney, introduced to the Board a proposed combined 
settlement agreement resolving opioid-related claims against Associated Pharmacies, 
Inc., J.M. Smith Corporation, Louisiana Wholesale Drug Company, Inc., Morris and 
Dickson Co., North Carolina Mutual Wholesale Drug Company, Inc., and United Natural 
Foods, Inc., including its subsidiaries Supervalu and Advantage Logistics. 
 
Motion: Supervisor Cubbage moved that the Page County Board of Supervisors adopt 
the resolution approving of the County’s participation in the proposed combined 
settlement agreement resolving opioid-related claims against the six remnant defendants, 
as presented. Supervisor Vaughan seconded and the motion carried by a vote of 6-0. 
Aye: Vaughan, Thomas, Baldwin, Louderback, Cubbage, Kile. Nay: None.  
 

******  
RESOLUTION 

 
A RESOLUTION OF THE PAGE COUNTY BOARD OF SUPERVISORS APPROVING 
OF THE COUNTY’S PARTICIPATION IN THE PROPOSED COMBINED SETTLEMENT 
AGREEMENT RESOLVING OPIOID-RELATED CLAIMS AGAINST ASSOCIATED 
PHARMACIES, INC. (AND AMERICAN ASSOCIATED PHARMACIES); J M SMITH 
CORPORATION; LOUISIANA WHOLESALE DRUG COMPANY, INC; MORRIS AND 
DICKSON CO.; NORTH CAROLINA MUTUAL WHOLESALE DRUG COMPANY, INC.; 
and UNITED NATURAL FOODS, INC. (INCLUDING ITS SUBSIDIARIES SUPERVALU 
AND ADVANTAGE LOGISTICS) (COLLECTIVELY REFERRED TO AS THE SIX 
REMNANT DEFENDANTS), AND DIRECTING THE COUNTY ATTORNEY AND/OR 
THE COUNTY’S ADMINISTRATOR OR COUNTY’S MANAGER TO EXECUTE THE 
DOCUMENTS NECESSARY TO EFFECTUATE THE COUNTY’S PARTICIPATION IN 
THE SETTLEMENT 

 
There is one settlement agreement covering the combined settlement with the Six 

Remnant Defendants. 
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 WHEREAS, the opioid epidemic that has cost thousands of human lives across 
the country also impacts Page County by adversely impacting the delivery of emergency 
medical, law enforcement, criminal justice, mental health and substance abuse services, 
and other services by Page County’s various departments and agencies; and  
 

WHEREAS, Page County has been required and will continue to be required to 
allocate substantial taxpayer dollars, resources, staff energy and time to address the 
damage the opioid epidemic has caused and continues to cause the citizens of Page 
County; and 

 
WHEREAS, a settlement proposal has been negotiated that will cause six opioids 

defendants, Associated Pharmacies, Inc (and American Associated Pharmacies); J M 
Smith Corporation; Louisiana Wholesale Drug Company, Inc.; Morris and Dickson Co.; 
North Carolina Mutual Wholesale Drug Company, Inc.; and United Natural Foods, Inc. 
(including its subsidiaries SuperValu and Advantage Logistics) (“Six Remnant 
Defendants”) to pay approximately $97,625,000 nationwide to resolve opioid-related 
claims by state subdivisions against it; and 

 
WHEREAS, Page County will be entitled to a portion of the settlement proceeds 

despite not having filed suit against any of the Six Remnant Defendants; and 
 

WHEREAS, the County seeks recovery of the public funds previously expended 
and to be expended in the future to abate the consequences and harms of the opioid 
epidemic; and  
 

WHEREAS, the County’s outside opioid litigation counsel has recommended that 
the County participate in the Six Remnant Defendants settlement in order to recover its 
share of the funds that the settlement would provide; and 
 

WHEREAS, the County Attorney has reviewed the available information about the 
proposed settlement and concurs with the recommendation of outside counsel; and 
 
 NOW THEREFORE BE IT RESOLVED that the Page County Board of 
Supervisors, this 20th day of April, 2026, approves of the County’s participation in the 
proposed settlement of opioid-related claims against the Six Remnant Defendants and 
their related corporate entities, and directs the County Attorney and/or the County 
Administrator or County Manager to execute the documents necessary to effectuate the 
County’s participation in the settlement, including the required release of claims against 
the Six Remnant Defendants. 

 
******  

 
Board & Commission Appointments: 
Mrs. Regina Harner, Assistant County Administrator, reviewed the Board and 
Commission appointments as follows: 
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Northern Shenandoah Valley Regional Commission: 
The County has two seats on the Northern Shenandoah Valley Regional Commission 
(NSVRC), both of which are vacant. One member must be a local government official, 
either elected or appointed, and the other can be a citizen member. The term of the local 
government official would run for four years, unless they are elected, then it would run 
concurrent with their term of office.  The term for the citizen member is also four years. 
 
Page County is one of six member jurisdictions of the Northern Shenandoah Valley 
Regional Commission. The NSVRC works with its member jurisdictions, communities and 
agencies to provide technical and program services. They include grant application 
assistance, management services for program implementation, land use planning 
services and mapping, transportation, water and waste-water utilities, natural resource 
management, affordable housing, economic and community development, disaster 
mitigation and preparedness, agritourism and human services. The Commission 
meetings are held on the 3rd Thursday of each month at 5:00 p.m. at their office in Front 
Royal.  
 
The Board was in consensus to revisit the appointments at a later meeting.  
 
Consent Agenda: 
Motion: Supervisor Cubbage moved to approve the Consent Agenda as follows: 
 Financial reports for the period of March 1-31, 2026; 
 Accounts payable checks, payroll checks, payroll direct deposits, and payroll tax 

related electronic fund transfers totaling $2,843,838.62 for the month of March 
2026; 

 Minutes of March 2, 2026, March 12, 2026, March 17, 2026, March 19, 2026, March 
23, 2026, March 26, 2026, and March 30, 2026; 

 Coyote Claim to Tanner Guzy totaling $50 and Jesse Dodson totaling $150. 
Supervisor Vaughan seconded and the motion carried by a vote of 6-0. Aye: Thomas, 
Baldwin, Louderback, Cubbage, Kile, Vaughan. Nay: None.  
 
New Business:  
Music Festival Discussion: 
Supervisor Kile reminded the Board of the concept of an annual, multi-genre music 
festival she is organizing for May 2027 as was discussed during the budget work 
sessions. She explained the intention is for the festival to be a sustainable source for 
additional revenue for the County. The Board was in consensus for the project to move 
forward.  
 
Open Public Comments: 
Ken Farkas asked the Board if they have taken any action to protect the County from 
proposed legislation from Richmond regarding solar farms. He feels that he is no longer 
represented in Richmond and he reminded the Board that a West Virginia Senator invited 
Page County to join his state. He gave a shout-out to Sheriff Cubbage who takes his oath 
seriously and stands by his word. He encouraged everyone to vote tomorrow regarding 
the proposed state constitutional amendment.  
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Administrator’s Report: 
Mrs. Moler informed the Board that All Points Broadband is due to activate the first of four 
cabinets in the first week of May. She noted that the project is expected to be mostly 
completed in September and that the County will receive quarterly updates. Mrs. Moler 
directed residents to the county website to request construction restoration, to preregister 
for service, or to confirm their inclusion in the project.  
 
Supervisors Time: 
The Supervisors thanked everyone for attending the meeting.  
 
Recess 8:49 p.m. 
 
Reconvene 8:55 p.m. 
 
Closed Meeting: 
Motion: Supervisor Cubbage moved that the Page County Board of Supervisors convene 
in closed meeting under the Virginia Freedom of Information Act to discuss a proposed 
expansion of an existing business where no previous announcement has been made of 
the business’ interest in expanding its facilities in the community, pursuant to the 
prospective business exemption at Section 2.2-3711(A)(5) of the Code of Virginia.  The 
subject matter is the Luray Caverns Country Club & Golf Resort; and, to discuss 
personnel matters concerning an employee of the Page County Board of Supervisors for 
the purpose of considering such person’s assignment, pursuant to the personnel matters 
exemption at Section 2.2-3711(A) (1) of the Code of Virginia. The subject matter is 
pertaining to the assignments of the Economic Development & Tourism Director. 
Supervisor Baldwin seconded and the motion carried by a vote of 6-0 Aye: Baldwin, 
Louderback, Cubbage, Kile, Vaughan, Thomas. Nay: None. 
 
Exit Closed Session/Certification of Closed Session: 
Motion: Supervisor Cubbage moved that the closed meeting be adjourned and the Page 
County Board of Supervisors reconvene in open session. Supervisor Vaughan seconded 
and the motion carried by a vote of 6-0. Aye: Louderback, Cubbage, Kile, Vaughan, 
Thomas, Baldwin. Nay: None.  
 
Certification of Closed Session: 
To the best of my knowledge (i) only public business matters lawfully exempted from open 
meeting requirements under Section 2.2-3711 (A) of the Code of Virginia, 1950, as 
amended, and (ii) only such public business matters as were identified in the motion by 
which the closed meeting was convened were heard, discussed or considered in the 
meeting. 
 
Recorded Roll Call Vote: 

 AYE NAY ABSENT ABSTAIN 
Jeremy Baldwin X    
Allen Louderback X    
Ryan Cubbage X    
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Susan Kile X    
Jeff Vaughan X    
Bucky Thomas X    

 
 
Adjourn: 10:11 p.m. 
With no further business to discuss, Chairman Thomas adjourned the meeting. 
 
 
 
 
________________________________  ________________________________ 
Clifton Thomas, Chairman At-Large  Amity Moler, County Administrator 
 



Minutes 
Board of Supervisors 
Budget Work Session 

April 27, 2026 

Members Present: Clifton Thomas, Chairman At-Large 
Jeremy Baldwin, District 1 
Allen Louderback, District 2 
Ryan Cubbage, District 3  
Susan Kile, District 4  
Jeff Vaughan, District 5  

Staff Present: Amity Moler, County Administrator 
Regina Harner, Assistant County Administrator 
Tyler Olsen, Finance Director 

Call to Order: 
Chairman Clifton Thomas called to order the budget work session of the Page County 
Board of Supervisors on Monday, March 30, 2026, at 7:00 p.m., in the Board of 
Supervisors Room located in the Page County Government Center, 103 South Court 
Street, Luray, VA 22835.  

FY 2027 Budget Review and Discussion: 
Mr. Tyler Olsen, Finance Director, explained that as a result of the tax rate adoption on 
April 20th, the proposed expenditures is $354,507 less than projected revenues for 
FY2027.  Mrs. Moler pointed out that after consultation with the County Attorney, the 
Board can re-visit the tax rates, but it would require an advertisement for another public 
hearing, if they want to consider changing the rates from what was adopted on April 20th. 
If the Board chooses to re-advertise, another tax rate hearing would be held on May 18th, 
which would make the tax due date on June 26th instead of June 5th. Mr. Olsen indicated 
that the school system had agreed to a reduction of $177,254, which would mainly come 
from Operations & Maintenance and it could leave another budget deficit where they 
would have to come back to the Supervisors to ask for funding for repairs and 
maintenance.  He then reviewed the list of possible cuts with the Board.  He pointed out 
that staff was not recommending the reductions, but they were options for the Board to 
use during their deliberations.    

Discussion then ensued regarding pay increases to County staff.  Chairman Thomas 
indicated that he would favor a 2% increase for anyone making under $80,000, 1.5% for 
anyone between $80,000 - $100,000, 1% for anyone from $100,000 to $120,000 and 0% 
for anyone over $120,000.  Mr. Olsen indicated this would result in an approximately 
$17,000 savings, but would be a greater consequence for morale.  Supervisor Cubbage 
stated some of the possible cuts on the list were not negotiable such as reductions to the 
fire departments, emergency reserve, staff, or further reductions to the Sheriff’s Office. 
Supervisors Kile and Cubbage and Chairman Thomas expressed that they would be 
willing to forego their stipends to help offset the gap, even though Chairman Thomas said 
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that he did care about not receiving it. Supervisor Vaughan indicated that the Board 
should take the adjustment for the gap out of the General Fund Balance.  Supervisor 
Cubbage cautioned using the savings to cover ongoing operating expenses and said it 
would be setting a precedent. He commented he would not want to be in a situation where 
some employees are receiving raises and others are not.  Supervisor Vaughan agreed 
and said it impacts morale more than anything.  Supervisor Kile asked for the amount in 
the restricted transient occupancy tax account (TOT).  Mr. Olsen replied that there is 
approximately $2.5 million in the account.  Supervisor Kile stated that the budget she has 
prepared for the music festival could come, in its entirety, from the restricted TOT and it 
will not break that budget. Then everything that comes from the festival is revenue 
back to the County.  She said the estimate for the cost of the festival is $300,000.  
Mrs. Moler said the Board only approved $150,000 and Supervisor Kile said that is for 
seed money. Supervisor Cubbage said he likes the idea of a festival but trying to rely 
on a festival for the first time in May 2027 to makeup a budget deficit is not good 
practice.  Supervisor Kile was confident the festival would make $213,000, which was 
the gap after making the discussed reductions.  Supervisor Vaughan said he knew a 
manufacturing company in Shenandoah that would contribute $50,000 toward the 
festival.  Supervisor Kile said this would be a sponsorship and naming opportunity.  
Supervisor Louderback commented that the $213,000 should come from the 
General Fund Balance to close the gap but monitor the budget as the year 
progresses.  Supervisor Kile said she was planning on a crowd of 8,000 people in 
attendance at the festival, with an average ticket price of $80, it amounts to $416,000 in 
revenue.  Supervisor Cubbage favored giving all employees the 2% raise, making the 
cuts discussed and taking $213,000 from the General Fund Balance to balance the 
budget.  Chairman Thomas revised his suggestion to say that he was good with giving 
any employee making under $100,000 the 2% pay increase.  Mr. Olsen reviewed 
the cuts the Board made totaling $136,285 leaving a balance of $218,222 
remaining to come from the General Fund Balance. 

Motion: Supervisor Cubbage moved to change the tax due date to June 18, 
2026. Supervisor Vaughan seconded and the motion carried by a vote of 6-0. Aye: 
Thomas, Baldwin, Louderback, Cubbage, Kile, Vaughan. Nay: None. 

Adjourn: 8:30 p.m. 
With no further business to discuss, Chairman Thomas adjourned the meeting. 

_____________________________ ____________________________ 
Clifton Thomas, Chairman At-Large          Amity Moler, County Administrator 



Recreation Center Excavation Costs 
 
Before moving forward with the procurement process for the recreation center, staff felt it was 
important to share the estimated excavation costs for the proposed property on Route 211 
and the EDA’s property on Goodrich Road. Staff worked with Economic Development and 
Tourism, which obtained estimates from the excavation firm that did the excavation at the 
Alma Bridge property. 
 
Route 211 Property 
Due to the hilly terrain, the excavation at this property is estimated to be at least $500,000. 
Additionally, the site will likely require a retaining wall and, potentially, a seawall to mitigate 
future flooding and prevent erosion of the fill material needed to build up the site. 
 
Goodrich Road Property 
This option is estimated to cost at least $300,000 for 10 acres of excavation, which would 
save at least $200,000 on just excavation costs compared to the Route 211 property. 
Additionally, this site will not require the extensive engineering work. 
 
Goodrich Community Center 
To possibly save on building construction costs, staff could inquire about purchasing the 
existing nearby Goodrich Community Center. This building already has a commercial kitchen 
and could be expanded and renovated. Excavation costs associated with the footers for 
building expansion and expanding the parking lot will cost at least $50,000. 
 
Proposed Plan 
Staff recommends building a recreation center on the EDA’s property at Goodrich Road or 
expanding and renovating the existing Goodrich Community Center. With the Board’s 
permission, staff would like to do the following: 

- Obtain a purchase price for the Goodrich Community Center, 
- Issue a request for qualifications and select at least two firms that will provide 

proposals for the design and construction of the recreation center, 
- Discuss with the selected firms the cost difference between building a new center and 

expanding the existing one, and 
- Issue a request for proposals from the selected firms for whichever option is more 

economical. 
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    TO:  Page County Board of Supervisors 

 
    FROM:  Cassie Richards, Zoning Administrator II 

 
      SUBJECT:  Cody Hoke- Special Use Permit Application (Introduction) 
    
      DATE:  May 13, 2026 
  
 

SUMMARY: 
Special use permit (SUP) to operate an Auto Repair Service Facility/Public Garage.    

  
 

BACKGROUND: 
Cody Hoke has filed an SUP application to operate an auto repair service facility/public garage located at 855 
Bixlers Ferry Rd, Luray, VA. The parcel is identified by tax map number 41-(A)-57A, contains 1.075 acres, and 
is currently zoned as Agriculture (A-1). This property is improved by an existing 40’ x 50’ accessory structure, 
which he is proposing to use as the auto repair facility/public garage.   

 
The applicant plans for this auto repair facility/public garage business to include a full-service automotive 
mechanics garage that will provide vehicle repairs, maintenance, and state inspection services.  This facility will 
also include storage area to keep all vehicles undergoing repair or awaiting service will be located behind the 
building within a secure fenced-in area.    

 
The auto repair facility/public garage will be open to the public, with plans to hire at least three additional 
qualified mechanics. There will be an office onsite for customers to drop off vehicles or parts, schedule, pay 
invoices, pick-up vehicles, etc.  

  
Under Section 125-4 of the Page County Zoning Ordinance, a “garage, public” is defined as follows: A building 
or portion thereof, other than a private garage, designed or used for servicing, repairing (including body work), 
equipping, renting, selling or storing motor vehicles. Pursuant to Section 125-10.D (22) of the Page County 
Zoning Ordinance, auto repair service facility/public garages are only permitted by special use permit.  

 
OTHER AGENCY COMMENTS: 

Virginia Department of Transportation (VDOT) – Per Jeff Nicely, the existing entrance is adequate for the 
proposed use with no additional improvements required.   

 
Health Department- Per Ashley Walker, the Page County Health Department is unable to comment on SUP. No 
operation permit nor record of inspection on file. Client will have to reach out to AOSE/PE to determine GPS for 
the usage of this SUP.   

 
Building Official- Per James Campbell, I have reviewed the Special Use Permit application for the proposed 
operation of an Auto Repair Service Facility/ Public Garage within the existing garage located at 855 Bixlers 
Ferry Road, Luray, VA. I have no objection to the continued use of existing structure for this propose. Please note 
that appropriate permits will be required prior to the commencement of any new construction.  
 
 

PAGE COUNTY COMPREHENSIVE PLAN: 



Per Josh Hahn, Planning Director: 

Tax map 41-A-57A is located in the Secondary Community Service Area (CSA) Tier, northwest of the 
Town of Luray along Mechanic St. Per the Comprehensive Plan, the purpose of the Community Service 
Area tiers is “[t]o prepare for future urban and suburban development, facilitate logical expansions of 
municipal boundaries and rational extensions of facilities and to contain intensive development patterns 
to defined (current and future) public facility service areas and preserve a rural lifestyle in the remainder 
of the County” (Volume 1-9). Further, the Comprehensive Plan states the following regarding the 
CSAs: 

• “Growth and infrastructure extension areas in the unincorporated County around each Town and
along key corridor segments. CSAs include areas in which urban and suburban development may
occur provided that necessary public services are available” (Volume 1-15).

• Exhibit 5: Development Guidelines describes the “Rural Business” land use type, including
“Businesses which are agriculture and natural resource-based, such as co-ops, feed stores, etc.) are
permitted uses in the Secondary CSA. The “Neighborhood Business” land use type, including
“Retail, office, and services competing for business within a small area, such as local hardware or
variety store, barber shop or café,” are also permitted uses within the Secondary CSA. Other
commercial land use types, including “Regional Business” and “Business Park / Light Industrial”
are listed as conditional uses in the Secondary CSA. (Volume 1-29 and 30).

Goals within the Comprehensive Plan (Volume I, Chapter 3) include the following (Note: this list of 
relevant goals should not be viewed as an exhaustive list of relevant goals and policies): 
• Goal 5: “Use the Comprehensive Plan and future land use map to guide land use and development

decisions” (Volume 1-72).
o Policy 5.13: “Within the Community Service Area Tiers:

a. Discourage the premature conversion of rural or agricultural lands.
b. Encourage residential developments that are consistent with the towns’ respective land use

plans, are contiguous to existing corporate limits and have adequate public facilities.
c. Encourage new development to be connected to a centralized wastewater system, except for

rural uses. Interim systems such as individual septic systems may be permitted provided
there will be participation with the public system should one become available” (Volume 1-
73).

• 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 6.8: “Encourage small business incubators in existing or new buildings in commercially

zoned areas” (Volume 1-74).
o Policy 6.9: “Encourage commercial and industrial business to locate in industrial parks and

existing commercial centers or designated growth areas” (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 6.11: “Support redevelopment of existing commercial and industrial facilities that is
compatible with surrounding development (Volume 1-75).



Tax Map 41-A-57A is located entirely on soils identified as Prime Farmland by NRCS. Excluding the addressed 
structure on this property, four physical addresses are located within 500 feet of the property line, and two other 
physical addresses are within parcels located within 500 feet of the property line. The property utilizes private 
well and septic. The property has been used commercially in the past but lost non-conforming status due to lapse 
of such use. Staff recommends the Planning Commission and Board of Supervisors consider any potential 
adverse impact of this special use permit brought forward during the public hearing. 
 

PLANNING COMMISSION ACTION(S): 
This application was introduced to the Planning Commission on March 10, 2026. The public hearing was held on 
April 10, 2026 and there were no speakers. Staff received two written comments from adjoining landowners 
whom had objections to the request. After discussion, the Commissioners requested a site visit and for staff to 
review comments for any concerns that could be addressed within conditions before moving forward with a vote.  

 
On May 12, 2026 the application was discussed/reviewed by the Planning Commission. Commissioners shared 
their comments/concerns from their site visit and draft conditions were updated based on discussion.  

 
The Commissioners voted to recommend approval (5-0) of the application to the Board of Supervisors with the 
attached draft conditions that are included with this memo.   

 
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 Regular Meeting June 15,2026, 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 5/13/2026 
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SPECIAL USE PERMIT 

 
Applicants: Cody Hoke  
Tax Map #: 41-A-57A 

Purpose: Auto Repair Service Facility/Public Garage 
 

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 thirty (30) years.  

2. Cody Hoke, 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. The business must remain in compliance with the Page County Zoning Ordinance 
specifically §125.30.11. 

5. 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.  

6. No parking for the Auto Repair Facility/Public Garage is permitted along Bixlers Ferry 
Rd. All parking shall be in the designated area as shown on the sketch/conceptual plan 
dated March 19, 2026. 

7. The business operations must comply with the Page County Noise Ordinance.  
8. 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 Auto 
Repair Service/Public Garage. This condition is subject to modification in writing from 
the Page County Building Official.  

9. All health requirements related to water and sewage required by the Virginia Department 
of Health shall be completed prior to the operation of the Auto Repair Facility/Public 
Garage. This condition is subject to modification in writing from the Virginia Department 
of Health.  

10. The business shall not store more than five motor vehicles of any kind that are 
inoperable/untagged outside of the existing fenced area identified as (11) on 
sketch/conceptual plan beyond ninety (90) days.  

11. Appropriate containment vessels for used oil, fuel, and other hazardous liquids shall be 
maintained on-site. The permittee is responsible for the proper disposal of these materials 
at approved off-site locations.  

12. Any change of use or expansion of services not included in sketch/conceptual plan dated 
March 19, 2026 of 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.  

County of Page, Virginia 
Planning & Community Development 
103 South Court St., Suite B 
Luray, VA 22835 
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13. Screening shall consist of evergreen plantings installed at six (6) foot intervals along 
Bixlers Ferry Road and the eastern and southern property lines. In addition, a solid wood 
fence, six (6) feet in height shall be installed and maintained along western property line, 
also identified as (4) and (14) on the sketch/conceptual plan. 

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

15. 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 





9. Present Zoning: X_-l (Agriculture) _ R (Residentia| c-1

(Commercial) I (Industrial)

W-C (Woodland Conservation)

10. Applicants' additional comments, if any: our goal is to bring affordable and flexible automotive care to
our communitv

I (we), the undersigned, do hereby certify that the above information is correct and true. I (we) further
understand that in granting approval of this application, the Board of Supervisors may require that I (we)
comply with certain conditions and that such approval shall not be considered valid until these conditions are
met. Please refer to the attached "Power of Attorney" formfor tkose applicants that desire to have a
spokesperson, who is not the property owneti represent the application and property.

Signature of Owner: L./k An-
Signature of Applicant:

:! rt :k +r * * rr * :t * * * * * * * * * * * r( * rr * * * * r( * * * * * * * * * * * * * * * * * * * * COMMENTS By

PLAIYMNG AND COMMT]MTY DEYELOPMENT OFf,'ICE:

ZONING
ADMINISTRATOR DATE



updated 08i201 8

Submit names and complete mailing addresses of AI-L adjoining property owners, including property
owners across any road or right-of-way (Continue on separate sheet if needed).

Note: Names and address ofproperty owners may be found in the Real Estate and Land Use Office at the
Commissioner of Revenue's Office.

NAME ADDRESS

_Todd Higgs & Tracie Downing _799 Bixlers Ferry Rd

_Tracie Downing _799 Bixlers Ferry Rd_

_Jerry _884 Bixlers Ferry Rd

ADJOINING PROPERTY OWNER VERFICATION:

AS APPLICANT FOR THIS SPECIAL USE PERMIT REQUEST,

I Cody Hoke (Name)
HEREBYACXNOWT CORRECTLYPROYIDED
NAMES AND COMPLETE MAILING ADDRESSES OF ALL MY ADJOINING PROPERTY
OWNERS AND THOSE DIRECTLY ACROSS THE ROAD OR RIGHT.OF.WAY. I
UNDERSTAND THAT FAILURE TO PROYIDE ALL ADJOINING PROPERTY OWNERS WILL
LEAVE ME LIABLE FOR ADDITIONAL COSTS FOR RE-ADVERTISEMENT AND NOTICES
MAILED AND THAT MY REQUEST COULD BE DELAYED UNTIL PROPERNOTIFICATION
HAS BEEN GIVEN TO ALL ADJOINING PROPETY OWNERS AND THOSE PROPERTY
OWNERS ACROSS THE ROAD OR RIGHT.OF.WAY.



Ah--- DATE
OF APPLICANT

Updated 08/2018

PLEASE HAVE THE FOLLOWING AGENCIES ENTERTHEIR COMMENTS BELOW BEFORE
SUBMITTING TIIIS APPLICATION TO THE PLANNING AND COMMTINITYDEVELOPMENT
DEPARTMENT.

VIRGINIA DEPARIMENT OF TRANSPORTATION- HARRISONBURG RNSIDENCY
3536 NORTH VALLEYPIKE
HARRISONBURG, VIRGINIA 228 02
(s40) 434-2s87

DATE VDOT
OFFICIAL

*!krk*********

PAGE COUNTY IIEALIH DEPARTME}'{T
75 COURT LANE
LURAY VrRGrNrA22835

{s40) 743-6s28

DAIE
HEALTH OFFICIAL

'F**********

PAGE COI'Nry BUILDING OFFICIAL
103 S COURT STREET, SUITE B
LURAY, VIRGINIA 22835

(s40)743-6674

BUILDING OFFICIAL
DAIE



tk******rk*rt

SUBDIVISION PROPERTY OWNERS ASSOCIATION

PRESIDENT OR SECRETARY
DATE

Updated 08i201 8











Plan of Action for Opening a Community Automotive 
Mechanics Garage 

1. Purpose and Overview 

The goal of this project is to establish a full-service automotive mechanics garage that will 
provide reliable vehicle repair, maintenance, and state inspection services to residents of the 
county. The garage will focus on customer convenience, safety, and long-term community 
service. In addition to meeting current demand, the facility is designed with future expansion 
and workforce growth in mind. 

 

2. Operating Hours and Services 

Initial Services Offered: 

●​ General automotive repair (brakes, suspension, diagnostics, etc.) 
●​ Routine maintenance (oil changes, tune-ups, tire services) 
●​ Saturday availability specifically for inspections to accommodate residents who 

cannot visit during weekday hours. 

Hours of Operation: 

●​ Monday–Friday: 8:00 AM – 5:00 PM 
●​ Saturday: 8:00 AM – 12:00 PM (Inspection Services) 

 

3. Facility Layout and Property Use 

Customer Parking: 

●​ Designated 12 parking spaces located on the side of the building for customer 
convenience and safety. 

Vehicle Storage: 

●​ All vehicles undergoing repair or awaiting service will be stored behind the building, 
within a secure, fenced-in area to maintain a clean appearance and comply with county 
regulations. This area is 70 foot long by 50 wide.  

Garage Layout: 



●​ Initial construction will include a functional number of service bays suitable for daily 
operational needs. 

●​ The design allows for future expansion without disruption of services. 

 

4. Future Expansion Plans 

To support growing demand and broaden service capabilities, the garage plans to expand within 
the next several years. Expansion goals include: 

●​ Adding additional service bays for increased capacity. 
●​ Introducing specialty work areas, such as advanced diagnostics, performance services, 

or heavy-duty repair bays. 
●​ Incorporating upgraded equipment and technology to improve efficiency and service 

quality. 
●​ Addition of a 1000 ft. to the existing structure 

 

5. Workforce Development 

The business is committed to supporting the local economy and increasing employment 
opportunities. As part of the expansion plan: 

●​ The garage aims to hire at least three additional qualified mechanics as new bays 
and services are added. 

●​ Continued employee training will be prioritized to ensure high-quality workmanship and 
compliance with state standards. 

●​ Apprenticeship or internship opportunities may be explored in collaboration with local 
technical schools. 

 

6. Community and Compliance Commitments 

●​ Full compliance with county zoning, environmental, safety, and signage requirements. 
●​ Maintenance of a clean and organized property to be an asset to the community. 
●​ Offering accessible weekend inspection hours to better serve local residents. 
●​ Ensuring proper disposal and handling of automotive fluids and waste. 
●​ Storage for disposal and waste will be located within the storage area located inside the 

garage. 

_____________________________________ 



7. Privacy screenings
● In areas 2, 15 & 16 indigenous evergreens spaced every 6 feet will be added with VDOT

approval.
● In areas 4 and 14 a 6 foot fence will be added.

8. Conclusion

This mechanics garage is designed not only to meet current community needs but to grow 
alongside the county’s development. With defined expansion intentions, job creation goals, and 
a commitment to safety and accessibility, the proposed facility will provide long-term value to the 
area and offer dependable services for local residents. 
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Tax Map ID 41-((A))-57A

Sketch/Conceptual Plan

March 19, 2026
Page County GIS Department

2022 VGIN Aerial Imagery
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Tax Map ID 41-((A))-57A
Other Lots

1 Entrance
2 Screening (evergreen) to be added if VDOT approves
3 Proposed well
4 Screening (fencing) to be added
5 Existing 2,000 SF garage
6 Future addition to garage (1,000 SF)
7 Parking (12 - 10' x 20' spaces, 3,200 SF area)
8 Removed structure
9 Septic

10 Existing drainfield (4 - 50' trenches)
11 Additional parking, 3,500 SF area
12 Storage structure to be moved
13 Existing storage, not shown on imagery, to be moved
14 Screening (fencing) to be added
15 Screening (evergreen) to be added
16 Screening (evergreen) to be added
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Pursuant ta $17.1-223 (B), of the Code ofVtrginie, the existence oftitle insuranee is provided by
Firct Amsican Title Insurance Corypanyfor thls instrummt.

Prepard by Michael Hirsh, - Virgiaia BarNtrmber: 36569
c/o ReQuire R.eal Estate $olutions
P.O. Box 860, PaIm Harbor, FL 34682
(877) 505:5400

c0aq4
Retum to: Clear Title Esuow & Settlements, LLC, 23lA South Streeq Froot Royal, VA 22630

Property Address: 855 Bixlers Ferry Road, Lura5;, VAZ7835
Tur ID:41-A-5?A
Consideration: $98p, 00.00
Assessed Value: S1 I 0,800.00

THIS DEED, made this ?l" day of J <n , 20 >g-- by and bctween

CLIRTIS E. HARRELL, (hereinafter, "Grantot'') and CODY D. H-OKE, married, (hereinafter,

"Grmtbd') whose tax mailing address is: 9 Linden Avenue Luray, VA 22835.

TJ/ITNESSETH:

That for and in consideration of Ten and 00/100 Dollars ($ 10.00), and other good and valuable

consideration, the receipt and or acceptance of which is hereby acknowledged, the said Graator

does hereby gran! bargain, sell, and convey, witlr GEMRAL WARRANTY AND ENCLISH
COVENANTS OF TITLE unto the said Grantbe, in fee simple, the following described property,

to-wiI

AII thst certain lot orparcel of land, together with all improvements thereon aad all rights,

easements and appurtenances thereuuto belonging, lying and being situate on the south side of
.State 

Route #6?5 nea the Town of LuraS in Luray Magistedal District of Page Couuty, Virginia,
containing 1.08 acres, as more particularly bounded aad described by mees and bounds on a plat

and survey made thereof by Bobby L. Owens, C.L.S., dated July 27,1987., which said plat is
recorded in the Oflice of the Clerk of the Circuit Court of Page Cormty, Virginia, as an

atiachment to Deed Book #412 at Page 5.

TOOETHER WITH that certain easement for ingress and egress over the driveway over the
property adjoining to the north to the northwest com€r of the garage building located on the

subject property, as eitablished in Deed recorded in Deed Book 412, Page 5 I



Aod being the same property conveyed to Curtis E. Harrell by deed dated April 18, 2017 and

retorded in &e Clerk's Office of the Circuit Court of Page Counfy, Virginia by Instument No

170000857.

This conveyanee is made expressly zubject to conditiong restrictioas, ra$rvations aod easements

of recor4 ifaan constituting constntctive notice.

This coaveyance is made subject to all easements, and building or use resEictions of record,

including but not limited to, those for publii roads and highways, reskictive covemaats, utilities,
railroads, and pipelines. The conveyance is also zubject to all applicable zoniug ordinanceg

statut€s, des, or regulations, as amended.

WITMSS the foilowing signature and seal:

{seal)
E. HARRELL

STATE OF
CITY/COLINTY to-wit:

I, the undersigued Notary Public, in and for the City/County and State aforesaid do hereby
certi$ that CURTIS E. HARRELL, has personally the same before me iu the City/County
and State aforesaid, day of 20L4

NotaryPublic
PrintName:
Registration Number:
My Comrnission Expires:

It 1.

. IN$THUi.IENT TO?4001?O
ET[ERilEii IN THE [LERI{'E OFFIEE EF 

'

FAEE IOiJNTY IIRIUIT TBIJRT S.1

'JANllftHY 26, 2fr74 ftT 10:4? fli{
S111.OS ETflNTt]R TRX bJRE FRIB R"q

HEEUIREO EY SEC 58,1*fi02 OF Tl{E VA. IONE
STf,TE: $55.50 LIIIAL: *55.50

[. E. HARI{BhIiTZ' ILERI{
REBt]RDED EY: FDT

2

MY
COMMISSION

NUIUEER
705481s
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Page County GIS Department
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Tax Map ID Acreage Zoning Property Owner
41-A-43 25.74 A-1 VOGT ROBERT A & AMY L
41-A-56 5.21 A-1 DOWNING TRACIE F
41-A-57 4.74 A-1 HIGGS TODD DARNELL & DOWNING 

TRACIE FARMER
41-3-1 3.24 R MAHONEY JERRY L SR & VICKI L
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January 13, 2026 Tax Map ID 41-((A))-57A
Neighboring Properties

Page County GIS Dept.

Page 1 of 1

Tax Map ID Acreage Zoning Property Owner Physical Address Mailing Address M City M State M Zip
41-A-43 25.74 A-1 VOGT ROBERT A & AMY L 704 BIXLERS FERRY RD 488 KAUFFMANS MILL RD LURAY VA 22835
41-A-56 5.21 A-1 DOWNING TRACIE F 799 BIXLERS FERRY RD 799 BIXLERS FERRY RD LURAY VA 22835

41-A-57 4.74 A-1
HIGGS TODD DARNELL & 
DOWNING TRACIE FARMER

867 BIXLERS FERRY RD 799 BIXLERS FERRY RD LURAY VA 22835

41-3-1 3.24 R
MAHONEY JERRY L SR & 
VICKI L

884 BIXLERS FERRY RD 884 BIXLERS FERRY RD LURAY VA 22835



§ 125-10. Agriculture (A-1). [Amended 4-8-1991; 4-12-1993; 9-9-1996; 5-11-1999; 
7-13-1999; 2-12-2002; 6-10-2003; 6-21-2005; 12-19-2006; 3-18-2008; 12-16-2008; 4-21-2009; 
6-16-2009; 10-20-2009; 4-20-2010; 9-18-2012; 9-16-2014; 2-7-2017; 8-1-2017; 6-5-2018; 
3-17-2020; 5-19-2020; 5-15-2023; 7-15-2024; 2-18-2025; 7-21-2025; 9-15-2025] 

A. Statement of intent. This district is intended to preserve the character of those portions of the 
County where agricultural and other low-intensity uses predominate. To ensure the success 
of the above goal, it is necessary to maintain a relatively low density of development. The 
permitted uses should include mainly agriculture and related uses. Generally, soils in these 
areas are well suited for agricultural purposes. As agricultural land is a primary resource and 
economic asset of the County, it must be preserved to the greatest extent possible. Very low-
density development may be permitted in this area, but agricultural preservation is the 
primary intent of this district. 

B. Permitted uses shall be as follows: 

(1) Agriculture. 

(2) Wayside or roadside stand or market. 

(3) Forest, scenic and wildlife preserves and conservation areas. 

(4) Single-family detached dwellings. 

(5) Cemeteries; police, fire and rescue squad stations; other essential public services. 

(6) Portable sawmills, portable chipping mills, and portable shaving mills. 

(7) Electric facilities operating at 40 kilovolts or below. 

(8) Bed-and-breakfast establishments and short-term tourist rentals, subject to the 
provisions of § 125-30.21. 

(9) Manufactured homes and individual mobile homes. 

(10) Confined feeding operations pursuant to the requirements of Article VI of this chapter 
and pursuant to all other provisions of this chapter. 

(11) Only one permitted principal residential structure shall be allowed on any lot, tract or 
parcel of land. 

(12) Town of Luray Wastewater Facility. 

(13) Distilleries which are licensed by the Commonwealth in accordance with the Virginia 
Alcoholic Beverage Control Act, or other Virginia laws, as amended, from time to time. 
There shall be a limit of 5,000 gallons per year. The applicant shall provide a measured 
site sketch of the property, including but not limited to parking, and the building used to 
house the operation. Anything above and beyond the gallons allowed or activity allowed 
will require a special use permit. 

(14) Farmers market. 

Page County, VA
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(15) Greenhouse retail sales. 

(16) Brewery. 

(17) Winery. 

(18) Aircraft maintenance facilities, avionics repair facilities, aviation terminal buildings, 
and any other buildings and/or structures related to aviation that are adjacent to and 
under the control of a public use airport. 

(19) Tiny home dwellings. 

C. Permitted accessory uses located on the same lot with the permitted principal use shall be as 
follows: 

(1) Private garage or private parking area. 

(2) Signs pursuant to § 125-20. 

(3) Home occupations pursuant to § 125-15. 

(4) Customary accessory uses and buildings, provided that they are clearly incidental to the 
principal use pursuant to § 125-16. 

(5) Guesthouse, as defined in § 125-4. 

(6) Family day home (less than five unrelated children). 

(7) Small system wind energy facility. 

(8) Windmill. 

(9) Catering facilities, subject to the provisions of § 125-30.24. 

(10) Mobile food vending operations, subject to the provisions of § 125-30.25. 

D. Uses permitted by special permit shall be as follows: 

(1) Lodges or clubs for climbing, hunting, fishing, gunning, nature observation or other 
similar recreation purposes pursuant to § 125-22. 

(2) Commercial outdoor recreation areas and facilities: parks (except amusement parks), 
playgrounds, picnic grounds, swimming clubs, country clubs, golf courses and driving 
ranges, miniature golf courses; archery; laser tag; paintball; and other similar uses, all 
pursuant to § 125-22. 

(3) Publicly owned sanitary landfills which meet all federal, state and County requirements. 

(4) Recreational trailer camps pursuant to § 125-19. 

(5) Airstrips meeting all federal, state and County requirements and not to be closer than 
1,000 feet from a residential district boundary. All airstrips shall meet requirements as 
established in § 125-26. 

Page County, VA
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(6) Electric facilities operating above 40 kilovolts. 

(7) Churches and public schools. 

(8) Professional offices, not higher than two stories and not exceeding 5,000 square feet in 
area, by special use permit. 

(9) Outdoor commercial recreation areas and facilities: camps and campgrounds pursuant 
to § 125-66. 

(10) Pole-designed tower facilities or pole-designed structures not to exceed 100 feet in 
height with a minimum setback from all property lines of 200 feet, to be used for the 
primary purpose of communications, including, by way of illustration but not limited to, 
the following: telephone, radio, television, cable, and signal by special use permit. 

(11) Commercial sawmills, commercial chipping mills, and commercial shaving mills 
pursuant to § 125-30.4. 

(12) Commercial workshops as defined in § 125-4. 

(13) Veterinarian clinics, pet grooming, boarding and breeding of animals as defined in 
§ 125-4. 

(14) Family day home (five or more unrelated children) pursuant to § 125-30.6. 

(15) Wholesale businesses and storage warehouses within "confined poultry feeding 
operation" buildings constructed prior to October 1, 2009. Storage of personal property 
of the property owner and all agricultural uses are exempt. 

(16) Event venue. 

(17) (Reserved) 

(18) (Reserved) 

(19) Self-storage unit. 

(20) Farm implements sales with or without service facilities. 

(21) Indoor and outdoor shooting ranges. 

(22) Auto repair service facility/public garage. 

(23) (Reserved) 

(24) (Reserved) 

(25) Commercial parking facilities. 

(26) Riding stables or academies. 

(27) Quarry operations pursuant to § 125-30.23. 

E. Minimum lot size shall be as follows: area: 1 3/4 acres; width at setback line: 150 feet. 
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F. Minimum yard dimensions shall be as follows: front yard: 50 feet, except cul-de-sac lots may 
be 70 feet; each side yard: 20 feet; rear yard: 50 feet. 

G. Maximum building coverage and height shall be as follows: maximum building coverage: 
10%; maximum height from average grade: 35 feet/2 1/2 stories. All accessory buildings 
shall be less than the main building in height, except as provided in § 125-14D. 

H. 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 § 125-32, Article VI, of this chapter. 

I. All wells in Agricultural Zoned Districts shall be a Class III "B" well and shall maintain a 
fifty-foot setback from all property lines adjacent to parcel(s) three acres or larger that are 
used for an agricultural operation, as defined in § 3.1-22.29(B), Code of Virginia (1950), as 
amended.1 A variance may be sought through the Page County Board of Zoning Appeals for 
a well location closer than 50 feet to the property line if either of the following criteria listed 
can be achieved: i) the owner of the adjacent property that is used for an agricultural 
operation may grant written permission for construction within 50 feet of the property line; 
or ii) certification by the Page County Health Department that no other site on the property 
complies with zoning regulations for the construction of a private well. If approved, a 
variance conveyance form, which is part of the Page County appeal/variance application, 
must be recorded at the Page County Circuit Court within 90 days of the approval. Failed 
private drinking water wells that must be replaced by order of the local health department 
shall follow state health regulations for determining a site for a new well and are exempt 
from adhering to the foregoing variance procedure. 

J. Site plan. Before obtaining a zoning permit for the uses listed within this district either as a 
permitted use, accessory use or by special use permit a site plan shall be submitted with the 
zoning application (prior to construction). The site plan should include: 

(1) Boundary of the parcel with project name, tax map number, and owner name and 
contact information. 

(2) Building location and setbacks from property lines. 

(3) Parking spaces. 

(4) Proposed signs. 

(5) Lighting with a description. 

1.  Editor's Note: See now Code of Virginia, § 3.2-300. 

Page County, VA

§ 125-10 § 125-10

Downloaded from https://ecode360.com/PA1470 on 2026-03-19



§ 125-30.11. Auto repair service facility. [Added 10-18-2016] 

A. Auto repair service facility includes a commercial garage and an auto body shop. 

B. They shall be screened from view of any adjacent residential district or residential use on an 
adjacent lot by means of a combination of evergreen landscaping and/or solid fencing with a 
minimum height of six feet and with the landscaping located nearest the affected lot. 

C. Auto repair service facility shall be located on a lot or parcel adjacent to and have access to 
a state-maintained road. 

D. The owner of the operation shall submit plan which meets the County's approval, in the 
County's sole discretion, stating how the environment will not be degraded by the following 
aspects: 

(1) The commercial garage structure. 

(2) The accumulation of operable or inoperable vehicles or parts. 

(3) Repair equipment and tools. 

(4) Containers for the storage of parts and liquids (used oil, antifreeze and similar fluids). 
Containers for liquids shall be clearly identified as to their contents. 

E. All associated materials for the operation of the garage at the particular site indicated in the 
application. 

F. A sketch of the parcel showing all of the following information: 

(1) The location of the facility. 

(2) All other buildings (house, outbuildings, storage buildings and similar structurers). 

(3) Proposed and existing parking areas and spaces. 

(4) Septic tank and drain field location. 

(5) Well location. 

(6) All other prominent features of the property. 

(7) Setback distances between all the features above shall be shown in feet. 
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§ 125-21. Off-street parking and truck loading requirements. [Amended 9-15-2025] 

A. Off-street parking. 

(1) Minimum parking requirements. Any building or other structure used (including any 
existing building or structure subsequently enlarged) and any lot used or occupied for 
any of the following purposes shall be provided with the minimum off-street parking 
spaces as set forth herewith. 

(a) Dwellings: two parking spaces for each dwelling unit. 

(b) Churches, schools and theaters: one parking space for every five seats provided. 

(c) Hotels and motels: one parking space for each rental unit. 

(d) Eating establishments: one parking space for every four seats or for each 50 square 
feet of gross floor area used by the eating establishment, whichever shall require 
more spaces. 

(e) Retail stores: one parking space for each 200 square feet of gross floor area. (For 
shopping center, see § 125-18D.) 

(f) Wholesale establishments or warehouses: one parking space for each employee in 
maximum shift, but at least one space for each 5,000 square feet of gross floor area. 

(g) Manufacturing, industrial and general commercial uses not otherwise specified: 
one parking space for each employee on maximum shift, but at least one space for 
each 5,000 square feet of gross floor area. 

(h) Offices (professional): one space for each 200 square feet of net rentable floor area. 

(i) Bowling alleys: five spaces for each lane. 

(j) Drive-in establishments: one space for each 50 square feet of gross floor area. 

(k) Hospitals: at least one space for every two beds. The total number of beds shall 
include infants' cribs and children's beds. 

(l) Wayside or roadside stand or market: at least five spaces. 

(m) Catering facility: at least one space per employee on maximum working shift, 
excluding employees who are residents of a dwelling on the property, plus one 
parking space for storage of each truck or other vehicle used in connection with the 
business. 

(n) Other uses not specified: the same requirements as for the most similar use listed 
or as determined by the Zoning Administrator. 

(2) Parking lots. One or more parking lots may be designed to service a multiple number of 
commercial uses, so long as the total requirements shall be equal to the sum of the 
requirements of the component uses computed separately. 

(3) Fractional space. When required parking computations result in fractions, any fraction 
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1/2 or below may be disregarded, and any fraction in excess of 1/2 shall be construed to 
require a full space. 

(4) Reduction of existing parking. Off-street parking facilities existing at the effective date 
of this chapter shall not subsequently be reduced to an amount less than that required 
under this chapter for the particular district in which the off-street parking facilities are 
located. 

(5) Paving. All required parking areas and all access drives for commercial or industrial 
uses shall have an all-weather surface. 

(6) Services. No repair to or maintenance of vehicles of any kind shall be permitted in any 
accessory parking facility, with the exception of immediate emergency repairs. 

B. Off-street truck loading. On the same premises with every building, structure or part thereof 
erected or occupied for uses involving the receipt or distribution of vehicles, materials or 
merchandise, there shall be provided and maintained on the lot adequate space for standing, 
turning, loading and unloading services in order to avoid interference with public use of 
streets and alleys. 
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867 Bixlers Residence is only 43 ft from the garage; any potential fire or explosion risk needs to be reviewed.   
Auto repair shops have a high risk of fire and potential explosion due to the frequent use of flammable liquids 
(gasoline, oil, solvents), hot work (welding, cutting), and battery management. Common hazards include volatile 
chemical vapors, faulty electrical equipment, and combustible materials like tires, which require strict adherence 
to safety protocols to prevent major damage.

Right-of-Ways -  Deed Book 412 page 5  and Deed book 489 page 658.  All Right-of-Ways should be 
excluded from any SUP application, as they were never intended for commercial use. See additional info.

SUP item # 7 - Noise Ordinance: Garage working bay is only 43 ft from living room & bedroom. It is very loud 
when they are working on vehicles, playing loud music and have the air compressor and tools running.   

Todd Higgs & Tracie Downing 867 Bixlers Ferry Rd.  

We have reviewed SUP packet dated 3/24/2026 pages 23 to 29

OBJECT



We can see the mechanic working on cars from our living room.   We are too close to the garage.  Can hear them 
talking, running drill and loud radio.    

We need screening between us that is more than metal as it will not absorb sound at all.   Natural Wood Solid Fence 
for screening is preferred over the industrial metal panels that are in place today.   

Do not like looking at the industrial metal sheet goods that are in place now.       
No chain link with slat in them as that would not look natural . 

SCREENING
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item 4 and 14 
are not two 
different areas, 
they are one 
adjoining 
property line. 
 
Please provide 
solid screening, 
natural looking 
and not metal



15 ft Right-of-way around the entire garage property per Deed Book 412 page 5. 

in addition Deed Book 412  page 6 describe old right way that Barabara and Tommy had to 
use driveway of 867 Bixlers.  This was intended for Barbara and Tommy per Deed book 489 
page 658 " rights and privilege granted to Thomas R Ramy and Barabar to use existing 
driveway."   

While we are reviewing plan of action and SUP details, I would like it to be clarified that no 
other entrance be used for this SUP that is not currently part of the application. 

Any commercial use down my driveway would create a liability issue and excessive burden on 
us as residential owners.  

We use the side door to come and go from our home and step out of our Living room door to 
our driveway.  This is a dangerous area to have people coming through.  

Right-of-Ways:   

VDOT: Per Jeff Nicely, the existing entrance is adequate for the proposed use with no 
additional improvements required. (packet 3/10/2026 page 55, paragraph 6.) 

CONCERN:  want to make sure that we call out that no additional entrance will be or 
is proposed to be used for commercial entrance, exit or access.  

Any and All Right-of-Ways should be excluded from any SUP application, as they 
were never intended for commercial use. 
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SUP item # 7 - Noise Ordinance: 

We are most concerned about Noise Level as  Repairs will be taking place 43 ft from bedroom / 
Living room of 867 Bixlers. 

The garage building is made up cinder-block walls       very high ceilings and concrete floors.      The noise 
echo badly, especially when bay doors open while they work on vehicles.   

Noise levels are measured in decibels (dB), and many common shop tools reach 90–120 dB.   

Our living room and upstairs bedroom is only  43 ft from the working bay of garage. The air 
compressor and tools will be in addition to the     running of the cars,     radios playing,        yelling across 
the shop,       slamming doors, hoods & trunks 

QUESTION:  What can be done to keep the noise to the 62dBA daytime as listed in Code 81-3 A,   
Especially with multiple mechanics working in such a small space.  

Limiting the SUP to one mechanic shop would reduce noise taking place by 75% of current proposed SUP 
application. 



I have reviewed SUP packet dated 3/24/2026 pages 23 to 29

Tracie Downing 799 Bixlers Ferry Rd.  

Property value negatively impacted, quality of life reduced.   I live in the country. I farm my land and 
yet every day I am faced with an industrial metal wall, broken down vehicles, large metal rusted 
containers outside my windows to view, at every meal and while washing dishes, in addition to 
strangers occasionally knocking at my door looking for Cody, Travis and Davey the mechanic.    
And my guard dogs are over worked from the around-the-clock traffic.

Environmental impact.   Oil, gas and transmission fluid, runoff, and contamination from broken down and older vehicles 
that have been, and will be parked, in multiple locations on property.   The garage property has a large flood zone that 
will continue to gather these leaking fluids.  See attached exhibits to demonstrate my concerns. 

Please include on the SUP how many additional businesses can or will be ran from garage property. 

Too large of an operation for such a small lot. Noise, traffic.    Will the Containers and exterior structure(s) be used for 
mechanic only or for other business activities, people coming / going all hours of day and night to include during the late 
night / early morning  hours?     For example  2 am, 3 am, etc. to access the containers, vehicles and building.   
    
I believe that In general vehicles are repaired on an as-needed basis, with parts coming from a Part Store for each 
particular client, and repair.  Please verify if the storage containers are for Auto Repair shop, or will they be used for other 
business activities, not directly supporting the proposed Auto Repair business.  
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OBJECT



(Uncle) Amos Ramey purchased 867 
Bixlers Home and Garage in July 
1943.   Used garage for repairs and 
Gas Station.  
 
The garage was part of this home 
property, until he sold just the 
garage to his family members.  
 
Thomas & Barbara Ramey - 
purchased just the garage on 
August 1, 1987   
  
"Tommy" operated a one man -  
owner / operator repair and 
inspections station at the garage       
AND he kept an immaculate place, 
with only his septic riser in the 
middle of the yard, this can be seen 
on every satellite image that you 
research.  
 
Tommy Ramey's garage operated 
for 27 years and 9 months, as 
Tommy and Barbara Ramey passed 
away May 25, 2015. 

Garage History:  Ramey Garage 
operated for 27 years and 9 
months, with no exterior storage 
containers, no vehicles collected 
outside, no evening, weekend or 
holiday traffic, and very low 
environmental impact.

This was a low  volume,     feel 
good,     small town charm     
service center, nestled between 
two homes,  with respect for their 
neighbors and with their focus on 
family and the community.    

Ramey Garage has been shut down 
for 10  years and 11 months.

Cody Hoke    purchased the 
garage  January  26, 2024  -   22 
months later applied for SUP for a 
large scale mechanic shop, that 
may be better suited in C1 zoning.

This is the type of business 
model that I could support and 
enjoy. 

If you are considering to approve an SUP to run a garage at 855 Bixlers Ferry Rd.  based on the fact 
that Tommy Ramey ran a garage at this location for 27 years and 9 months, then lets match the 
business model in aesthetics, business size, set up, activity level, and environmental impact.
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Environmental impact.   Oil, gas and transmission fluid, runoff and contamination from broken down and older 
vehicles that will be parked in multiple locations on property.   The garage property floods at this location several 
times a year, and many times has reached the well, septic / overflow / holding tank and retaining wall.  These fluids 
will run with the surface water to the lowest part of the land. 

If they move the tractor trailer and/or build a structure in the flood area, it may raise the flood water to crest over 
their land sending soiled water where we raise animals.  Once the vehicle fluids are in the ground it will be very hard 
to get them out.   In addition, I would like the SUP to be noted to assure that no fill dirt will be brought in,   that 
would raise the elevation, causing runoff to my property as I raise animals that could become ill from oil, gas, 
transmission fluid etc. 

this is the
overhead electric
lines that blocked
the well rigger.

A well was
drilled at this
location in
May 2025.
15 - 16 ft
from
property line

center of
flood zone,
showing
average
coverage,
however
grows with
heavy rains
and storms

Rain water will run over these parking
spaces into the flood zone pulling
surface oils & fluids to the flood area.

Rainwater
will run over
these,
compacted
gravel
parking
spaces into
the flood
zone pulling
surface oils
& fluids.

proposed 
well? 
 
Town 
water 
would be a 
better 
option, 
when it 
becomes 
available. 

Original
Drain fields
that have
been driven
over by tow
trucks and
parked
vehicles on
since 2018

livestock animals are raised here

additional 
septic / 
overflow / 
holding tank, 
now filled in 
with dirt.  
Town sewer 
would be better 
option when it 
becomes 
available

Environmental impact - FLOOD ZONE, RUN OFF AND POTABLE WATER

old gas pump pad
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2024 2016

2025 2025

well that was drilled end of May 2025 is located across from garage 3rd window.
Water has reached this area several times in the ten years I have lived in Luray.

Environmental impact - FLOOD ZONE, RUN OFF AND POTABLE WATER
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Environmental impact - FLOOD ZONE, RUN OFF AND POTABLE WATER

Septic / overflow /
holding tank
(destroyed 2024).
Water has reached
this area and past it
several times in the
ten years I have lived
in Luray.

20172019

2019 2019
IF Parking pad
added, it will force
contaminated
water back
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 Septic / overflow / holding 
tank was partially pumped 
and filled  with dirt on 
7/8/2024

Environmental impact - FLOOD ZONE, RUN OFF AND POTABLE WATER
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Environmental impact - FLOOD ZONE, RUN OFF AND POTABLE WATER

On SUP plan, this area is where the parking pad is proposed.  Most of this floods 
and a parking pad would push contaminated water
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STORAGE CONTAINERS 

Please disapprove the containers/extra storage containers and/or added structures and have 
them removed from the property as the property will not hold the size of business being 
requested on the SUP. 

The containers are an eyesore, unnatural to the environment and create a nuisance. 

The doors clang loudly when opened and during the late hours  it wakes every dog in the 
neighborhood and disturbs the community.  

My concern is that they will continue to be accessed by random people coming and going, all 
hours of the day and night to include during the late hours, early morning. 

In addition, I do not see how these containers are necessary to the current SUP that is 
requested as auto repairs are random  and all the shops I know of do not carry much stock, 
as they order the parts  as needed, for each particular make, model and issue.   

Here are a few examples :  

03/24/2026 10:32 PM 
01/14/2026 9:35 PM 
06/17/2025 2:29 AM 
6/5/2025 3:34  
5/8/2025 2:05 AM 
5/5/2025 323 AM 
4/3/2025 2:15 AM 
4/2/2025 212 AM 
3/26/2025 206 AM 
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Item# Suggestions Reason

9
Action Change Requested:   water 
and sewer to be resolved prior to 
SUP approval

Explore the option of town water being brought in.   As the 
residence two doors down already has town water at 
Residence 775 Bixlers, about 280 ft away.    

10 Strike Requested: "outside of the 
existing fenced area"

Requesting that the fenced area be removed, land cleaned up 
and seeded for grass to improve rain abortion, Minimize 
environment impact.

12
Change Requested:  revise plan 
dated March 19, 2026 and  re-
submit (see separate suggestions)

Plan revision suggestion listed below.

13

Change Requested: "Screening shall 
consist of evergreen plantings 
installed at six (6) foot intervals along 
Bixlers Ferry Road and a six (6) foot, 
natural look solid wood, fence shall 
be installed and maintained along 
the full remaining three adjoining 
property lines."

There is a 15 ft right-of-way around perimeter of property per 
Deed Book 412 Page 05, dated 08/01/1987.        In addition 
the flooding my weaken or stunt tree growth, trees may take 
up to 10 years to fill in 6 ft wide screening at 6 ft above ground 
for proper screening.     The Sketch/Conceptual plan shows a 
large break in the proposed fence for the northern and 
western property lines, marked as item 4 and 14.   This is one 
property line and should be from front to back.  

ADD Add:  No exterior storage containers, 
sheds or structures. 

excessive storage for an auto repair shop, and will reduce 
absorption of rain and cause flood zone to grow.

ADD Add:  No additional business or 
business activities permitted

SUP only request approval for an auto mechanic shop, 
however concerns that other business will blend in, for 
example, maintenance & electric employees routinely come 
and pick up material, equipment and vehicles,  random people 
accessing container and building at all hours, people routinely 
bring trash and place in the container located in front of the 
garage.   These activities are not Auto Repair related. 

ADD
Add:  All Right-of-Ways should be 
excluded from commercial use.

Deed Book 412 Page 06 is referencing right-of-way Tommy 
and Barraba Ramey had, confirmed per Deed Book 489 page 
658. In addition VDOT has confirmed that the entrance is
approved.

ADD
ADD:  no fill dirt or other change that 
would raise the elevation, causing 
contaminated runoff to other 
properties.

Raising the elevation by fill dirt, adding parking spaces, 
moving container to the flood area  will push the 
contaminated water onto other properties.      

SPECIAL USE PERMIT  - pages 23, 24 & 25

Suggestions, Solutions ideas after reviewing 3-24-2026 packet
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Item# Suggestions Reason

1 Strike "future expansion"

Too much runoff and environmental negative effect. The 
additional roof and parking will reduce the absorption ground 
available for rain and will grow the flood zone.  This garage 
was a gas station at one point, an auto repair garage for 27 
years, and has been loaded with older vehicles since 2018.     
If the land absorbs too much oils and fluids it will eventually 
reach the wells.  Responsible planning is key to keep waters 
clean.

3
Change:  Expand designated parking 
to include additional spaces from the 
current building to 15 ft from property 
line, single depth, not double.  All 
parking in these designated spots.

The space allocated on this current plan will put the parking 
into the flood zone and raise the volume of the flood waters.

3 Strike: "Vehicle Storage"

Remove the fenced parking area behind garage, clean up the 
land, seed for lawn repair so that the rain will soak into the 
land and minimize flood zone volume, this will also aide in 
installation of new septic and drain fields.    Improve rain 
abortion, Minimize environment impact.

3 Strike:  "future expansion" same as #1

4 Strike:  entire future expansion 
section same as #1

4 Strike:  "heavy-duty repair bays"
heavy-duty repair bays should only be available in Industrial or 
C1 zoning.   Too much for A1 zoned land, especial such  small 
lot. 

5 Strike:  "hire at least three additional 
qualified mechanics"

this location is suitable for one mechanic.  Too small for the 
volume that three additional mechanics would bring in wear 
and tear of the land, parking space, additional environment 
effects, noise, traffic, etc. 

7
CHANGE: In areas 15 & 16 change 
from indigenous evergreens spaced 
every 6 feet  - to -  wooden fence 
screening to maintain country 
beauty.  

15 ft right-of-way around entire property, and trees would take 
estimated 10 years to reach 6ft wide coverage at 6 ft.   Soggy 
land from flood zone may also cause issues for planting trees.  
Metal reduces the natura beauty of the countryside we live in 
and reduces quality of life for neighbors, customers,  
community, as well as tourist. 

7

Change:  wooden fence screening to 
maintain country beauty down the 
entire side of the property line from 
noted  4 to 14 is one long 
property line and needs a 6 foot 
natural looking wood fence  be 
added.  

this is one property line.  36 ft from our residence Livingroom 
door, kitchen, living room and bedroom window.  Metal 
reduces the natural beauty of the countryside we li e in and 
reduces quality of life for neighbors, customers and 
community, as well as tourist. 

8
Strike: but to grow
alongside the county’s development. 
With defined expansion intentions

same as #1

Plan of Action for Opening a Community Automotive Mechanics 
Garage  - pages 26, 27 & 28

Page # 13 of 14



Item# Suggestions Reason

3 strike: note and identifier

identifier #3 is under electric lines.  Well installed 2025. if 
failed, explore town water being brought to the garage, as the 
house two doors down at 755 Bixlers has town water.  Only 
about 280 ft from garage. 

4 strike:  4 OR 14 4 to 14, is one long property line and needs a 6 foot natural 
looking wood fence to be added.  

6 Strike:  "future expansion"

Too much runoff and environmental negative effect. The 
additional roof and parking will reduce the absorption ground 
available for rain and will grow the flood zone.  This garage 
was a gas station at one point, an auto repair garage for 27 
years, and has been loaded with older vehicles since 2018.     
If the land absorbs too much oils and fluids it will eventually 
reach the wells.  Responsible planning is key to keep waters 
clean.

7
Change:  Expand designated parking 
to include additional spaces from the 
current building to 15 ft from property 
line, single depth.  All parking in 
these designated spots.

having parking space from front of building to 3/4 back would 
put you into the flood zone.  If you bring in concrete pad or 
compacted pad, it will cause rise in contaminated flood water 
that may run into surrounding properties

11 Strike: all and remove completely 
from land  eed and ea

grass would provide environmental improvement, rain will 
soak into the land and minimize flood zone volume, this will 
also aide in installation of new septic and drain fields.

12 excessive storage for an auto repair shop

13 Strike : remove 
container from property

14 strike:  4 OR 14 and Change: 
Wooden fence screening 

 

15 Change: Wood fence screening 

15 ft right-of-way around entire property, and trees would take 
estimated 10 years to reach 6 ft wide coverage at 6 ft.   Soggy 
land from flood zone may also cause issues for planting trees.  
Metal reduces the natura beauty of the countryside and 
reduces quality of life for neighbors, customers and 
community, as well as tourist. 

16 same as #15

Sketch/Conceptual Plan - page 29
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