
Phone: (540) 743-6674 www.pagecounty.virginia.gov Fax: (540) 743-4533 
 
 

 
 

 
 

AGENDA 
Page County Board of Zoning Appeals 

Regular Meeting 
Board of Supervisors Room- Page County Government Center 

103 South Court Street, Luray, VA 22835 
Tuesday, November 18, 2025 

10:00 a.m. 
 
 
Call to Order 
 
Adoption of Agenda 
 
Public Hearing:    

A. Johnathan Seeders- Variance Application    Cassie Richards  
 

Unfinished Business         
 None 

 
New Business         

A. Adoption of Minutes- September 16, 2025 
B. By-Law Discussion  
C. Election of Officers (Chairman, Vice Chairman, and Secretary)  

 
Adjourn 
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COUNTY OF PAGE 
103 South Court Street, Suite F 

Luray, Virginia 22835 
(540) 743-4142 

Fax: (540) 743-4533 

Board of Supervisors: 
Keith Weakley - Chairman -At- Large 
D. Keith Guzy, Jr.-District 1 
Allen Louderback - District 2 
Ryan Cubbage -District 
Susan Kile -District 4 
Jeff Vaughan -District 5 

 
County Administrator: 
Amity Moler 

   
    TO:  Board of Zoning Appeals 

 
    FROM:  Cassie Richards, Acting Zoning Administrator II 

 
      SUBJECT: Johnathan Seeders - Variance Request (Public Hearing) 
 
      DATE:  October 28, 2025 
  
 

SUMMARY: 
Variance request for reduction in rear, side and distance in between buildings setback requirement. 

  
 

BACKGROUND: 
Johnathan Seeders has filed a variance application for property located on the 318 Shade Tree Ln, Stanley, 
VA, and further identified by tax map number 71-A-65E. The property contains 1.92 acres and is zoned as 
Agriculture (A-1). The property is served by private septic and town water. Pursuant to § 125-10.F of the 
Page County Zoning Ordinance, the minimum rear setback requirement for an accessory structure is 15 feet 
from the right-of-way of the road, the minimum side setback requirement for an accessory structure is 15 
feet and the minimum setback requirement between any other buildings is 5 feet. The applicant is requesting 
that a variance be granted to allow for a 4.5 feet rear setback, a 4.5 feet side setback, and 2 feet setback in 
between buildings. If the variance requests are granted, the applicant plans to place a 30’ x 32’ prefab metal 
garage on the existing 32’ x 32’ concrete pad that will be connected to main structure via breezeway and a 
16’ x 28’ stick-built storage shelter on tax map number 71-A-65E.  

      
AGENCY COMMENTS: 

The applicant has reached out to the following agencies/departments for comments as required in the 
application, and copies of agency responses are included in the application packet: 
 

• Page County Building Official, Per James Campbell “Building department has no objections to the 
variance request, provided that proper building permits are obtained. All structures ill be required to 
meet building code for fire rating.” See attached memo.  

• Virginia Department of Transportation (VDOT), per Jeff Nicely “VDOT has no issues with the 
proposed variance request.” See attached comments.  

• Page County Health Department, Per Ashley Walker “Page County Health Department has no 
objections to this variance request” See attached comments.   
 

ADJOINING PROPERTY OWNER COMMENTS: 
Pursuant to §15.2-2204 of the Code of Virginia, adjoining and adjacent property owners have been notified. 
Any comments received will be provided to the board at the public hearing.    

 
ATTACHMENTS: 

1. Variance Application Packet 
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Tax Map ID 71-((A))-65E

Aerial Imagery

October 6, 2025
Page County GIS Department

2022 Aerial Imagery
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Tax Map ID 71-((A))-65E

Neighboring Parcels

October 6, 2025
Page County GIS Department

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.

Tax Map ID Acreage Zoning Property Owner
71-A-65 1.79 A-1 LOHR JOHN W & SANDRA
71-A-65A 0.5 A-1 RINER BRANDON S & CHASITY H
71-A-65B 0.66 A-1 STONEBERGER ANGELA D & GOOD 

TYRLER W
71-A-65C 1.14 A-1 PAINTER STONE A
71-A-65G 2.24 A-1 MCDANIEL JACKIE D & KAREN L
71-A-65H 0.93 A-1 VAUGHN SAN M SR & JULIE A
71-A-66 0.64 A-1 MORRIS DAVED G SR & PENNY S
71-A-67 0.41 A-1 HILLIARD LARRY D & HELEN M
71-A-68 0.61 A-1 HILLIARD LARRY D & HELEN M
71-A-71A 2.75 A-1 BLOSSER JAMES E & MARTHA Y
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10/6/25 Tax Map ID 71-((A))-65E 
Neighboring Parcels 

Page County GIS Dept. 

 

Tax Map ID Acreage Zoning Property Owner Physical Address Mailing Address M City M State M Zip 

71-A-65 1.79 A-1 LOHR JOHN W & SANDRA 283 POND AVE 283 POND AVE Stanley VA 22851 

71-A-65A 0.5 A-1 
RINER BRANDON S & 
CHASITY H 830 FORREST DR 830 FORREST DR Stanley VA 22851 

71-A-65B 0.66 A-1 
STONEBERGER ANGELA D 
& GOOD TYLER W 814 FORREST DR 814 FORREST DR Stanley VA 22851 

71-A-65C 1.14 A-1 PAINTER STONE A 780 FORREST DR 1288 PINEY WOODS RD Luray VA 22835 

71-A-65G 2.24 A-1 
MCDANIEL JACKIE D & 
KAREN L 215 SHADE TREE LN 215 SHADE TREE LN Stanley VA 22851 

71-A-65H 0.93 A-1 
VAUGHN SAN M SR & 
JULIE A 383 POND AVE 383 POND AVE Stanley VA 22851 

71-A-66 0.64 A-1 
MORRIS DAVID G SR & 
PENNY S 343 POND AVE 343 POND AVE Stanley VA 22851 

71-A-67 0.41 A-1 
HILLIARD LARRY D & 
HELEN M 369 POND AVE 387 POND AVE Stanley VA 22851 

71-A-68 0.61 A-1 
HILLIARD LARRY D & 
HELEN M 387 POND AVE 387 POND AVE Stanley VA 22851 

71-A-71A 2.75 A-1 
BLOSSER JAMES E & 
MARTHA Y 864 FORREST DR 864 FORREST DR Stanley VA 22851 

 



 

MINUTES 
PAGE COUNTY BOARD OF ZONING APPEALS 

September 16, 2025 
 
Members Present:    
Paul Otto, District 1      Kevin Moyer, District 3 
 
Members Absent: 
John Coleman, Chairman, District 2 
Vacant, District 4     Vacant, District 5  
      
Staff Present:  
Cassie Richards      Josh Hahn 
 
Call to Order:   
Moyer called the meeting to order of the Page County Board of Zoning Appeals at 10:10 a.m., in 
the Board of Supervisors room located at the Page County Government Center, 103 S 
Court Street, Luray, Virginia. Moyer noted there was a quorum present consisting of two 
members.  
 
Adoption of Agenda: 
Mr. Otto made a motion to adopt the agenda as amended to table By-Laws Discussion and 
Election of Officers from New Business. The motion was seconded by Mr. Moyer. The motion 
passed unanimously (2-0).  
 
Public Hearings: 

A. Leigh Gordon- Variance Application 
Mr. Moyer opened the public hearing at 10:13 a.m.  

 
Ms. Richards presented the following staff memo: 
Leigh Gordon has filed a variance application for property located on Mountain Top 
Drive, Luray, VA, and further identified by tax map number 21-A-14. The property 
contains 0.967 acre and is zoned as Woodland Conservation (W-C). Pursuant to § 125-9. 
F of the Page County Zoning Ordinance, the minimum front setback requirement for a 
single-family dwelling is 50 feet from the right-of-way of the road, and the minimum side 
setback requirement for a single-family dwelling is 20 feet. The applicant is requesting 
that a variance be granted to allow for a ten (10) feet front setback and a ten (10) feet side 
setback. If the variance is granted, the applicant plans to place a 26’x26’ new single-
family dwelling on tax map number 21-A-14. 

 
The applicant has reached out to the following agencies/departments for comments as 
required in the application, and copies of agency responses are included in the application 
packet: 
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• Page County Building Official, per James Campbell “Building department has 
no objections to the variance request, provided that proper building permits are 
obtained before any construction takes place. 

• Virginia Department of Transportation (VDOT), per Oakley Hill “VDOT has 
no issues with the proposed variance. It is not expected to have a negative 
impact on state route 675 (Fort Valley Rd). 

• Page County Health Department, Per Ashley Walker “Health department has 
no objections to the variance request and no objections to the proposal. 

 
Pursuant to §15.2-2204 of the Code of Virginia, adjoining and adjacent property owners 
have been notified. Ms. Richards noted that any written comments that had been received 
are attached in packet and hard copies were provided at public hearing.  

 
She concluded noting the applicant was present for any questions.  

 
There being no speakers, the public hearing was closed at 10:15 a.m.  

 
Mr. Otto stated that from the topo why you would want a reduction in the front setback; 
however, I cannot see clearly from what’s been presented why you need a reduction in 
the side setback from 20ft to 10ft. Mr. Moyer asked Mr. Otto if he has been to the site. 
Mr. Otto explained he wanted to do a site visit. Mr. Moyer asked Mr. Gordon if this 
property was where the wildfires had gone through. Mr. Moyer explained that the lots up 
there are really narrow and it’s the top of Massanutten mountain and it’s nothing but 
rocks. He explained he tore down one of the houses that burnt. It took twice as long 
because if you lost a rock it would up on the highway down below you. Mr. Moyer stated 
Mr. Gordon has very little room to work with. It’s just so narrow and position it between 
the rocks and what little bit of ground.  
 
Mr. Otto asked with all that rocky soil, how can you get a perk? Mr. Gordon explained 
they have contacted Greenway Engineering, and they have been up three times already. 
We have met up there twice. Mr. Gordon stated when they met they had a mini excavator 
and were able to dig through that. He was satisfactory with the soil conditions that were 
up there. Mr. Gordon explained that adjoining property owner Mrs. Williams has a drain 
field at her site, as well. Mr. Gordon stated like Mr. Moyer said its very, very 
challenging. It’s very close - you can’t really tell by the plat how narrow those lots are. 
They are only barely a 100-feet wide. He stated by the time you try to get a drain field in 
there, any kind of structure at all, and any kind of driveway, you are out of space, totally. 
Mr. Gordon explained that they left that to the professionals before they went much 
further on this. They had Greenway come to do their soil analysis. He has a septic permit 
that the County has already issued, so that has been taken care of.  
 
Mr. Otto stated, once you get through to the surface rock you have perkable soils. Mr. 
Moyer explained that it’s not clay up there. It’s all sandy like the sandstone, it’s good dirt 
underneath, just rocky on top. Mr. Gordon explained they will just have to work around 
some of the rocks that are there. A lot of them can be moved, but it just depends on the 
size of the rock. Anything like that, we can move.  
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Mr. Otto stated that is all the questions he had for the applicant. He had one question for 
staff. He would like clarification on from what point the front setback would be, as he 
understands it’s supposed to be from the right-of way of the road. Ms. Richards stated 
that was correct. Mr. Otto asked if the 1977 fire service line is that the right-of-way of the 
road, is that the line the setback will be made from. Ms. Richards answered it’s from the 
deeded right-of-way, explaining it would be Mountaintop Drive. Mr. Otto stated the 
right-of-way goes beyond the width of the road in most cases. Ms. Richards explained 
that staff measures from the edge of the right-of way, explaining if the right-of-way is 30 
feet then we would start measuring at half of that which is 15 feet to the front property 
line. From that point of the front property line you are measuring into your setback. Mr. 
Otto asked if it was a forty-foot right-of-way.  
 
Mr. Hahn explained to answer Mr. Otto’s question, when a zoning permit is received, 
when staff goes out to do a site visit, they will frequently require the property or 
application to actually mark the edge of the right-of-way. That’s what they are to measure 
out from to apply our zoning ordinance. If that right-of-way is not marked, they will 
typically use the centerline of the right-of-way, but they are still going by what the 
property owner is representing. It is incumbent upon the property owner to demonstrate 
where that right-of-way is or hire surveyor to come out and mark it for them. If they are 
not representing where that right-of-way is and later it is determined there is a violation, 
staff will issue a notice of violation. But we aren’t surveyors, so we can’t go out there and 
determine the corner for them. If the legal question is where are supposed to measure 
from, it will be from the edge of the right-of-way as represented in the plat or deed.  
 
Mr. Otto explains that in these papers, the right-of-way is defined as a 40-foot right-of-
way, granted by one of the property owners to the park service. In that case, would you 
measure into the center of road, then come back 20 feet? Mr. Hahn answered in absence 
of markings of the actual edge right-of-way, yes. Mr. Hahn also explained that perhaps 
the applicant can speak to it, as well - there is some degree of confusion or disagreement 
with the forestry service/George National Forest regarding who owns the property within 
the right-of-way and the property to the North East side. The plat that you have in the 
packet is the property owners attempt to make their claim as their actual edge of their 
property. The County takes no position on that. We assess and map as per plats that are 
earlier recorded by a licensed surveyor. Mr. Hahn stated that was a duly recorded 
surveyor, so that is why we mapped it that way. You will notice if you look at the online 
GIS that not all parcels are showing going across the road, because we only received 
those two surveys that show going across road. Mr. Moyer stated that is was his 
understanding that road has been in existence for so long that even the forest service can’t 
use the road.  
 
Mr. Otto stated that it is reasonable to assume that if a survey was done on either one of 
those two lots, the line would be determined as an extension of the lines on the lots of 
either side. He explained lot 21-A-13 and the lot south of 21-A-15 have been surveyed, 
and they are showing that monumented line.  
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Mr. Hahn explained he has seen a plat for all these lots, but this is a modern plat. These 
are the only two lots that have been recently surveyed. I know that the applicant can 
probably speak to some problems that a previous surveyor had created and some error in 
property lines that have led to some court cases, and ultimately this past year a boundary 
line adjustment to try to correct the line. Mr. Hahn referred to the plat that shows the 
hereby-extinguished lot line - this was based on a court decision. The original lot line is 
where you’re actually seeing the line, which was moved this past year. 
 
Mr. Otto explains he is trying to provide some basis on which to avoid disputing in the 
future. Mr. Hahn stated regardless its not the front line as represented by those lot lines 
all the way to the west - the setback we would be imposing is from the right-of-way as 
represented in deed and plat. If the variance is granted, it would be for whatever the 
distance the variance is granted from that right-of-way as described by deed and plat. 
 
Mr. Otto made a motion to approve the variance request as requested. The motion passed 
unanimously by roll call vote (2-0).  

 
Unfinished Business: 
 None 
 
New Business: 

A. Adoption of Minutes- June 18, 2024; June 17, 2025 
Mr. Otto made a motion to approve the minutes of June 18, 2024 and June 17, 2025 as 
presented, with stipulation that Mr. Otto was not present at the June 18, 2024.  

 
Adjourn: 
 

Mr. Otto made a motion to adjourn the meeting. Mr. Moyer seconded the motion. The 
motion passed unanimously (2-0). The meeting was adjourned at 10:30 a.m.  

 
 
   
_____________________________________________ 
John Coleman, Chairman 



 
 
 
 

BYLAWS 
PAGE COUNTY BOARD OF ZONING APPEALS 

Amended September 16, 2025 
 

 
THE FOLLOWING BYLAWS SHALL SUPERSEDE ALL OTHER WRITTEN OR 
UNWRITTEN BYLAWS FOR THE PAGE COUNTY BOARD OF ZONING 
APPEALS. 

 
ARTICLE I – AUTHORIZATION 

 
1-1 The official title of this body shall be the Page County Board of Zoning Appeals, 

hereinafter referred to as the “Board” established by and in conformance with 
Chapter 125-55 of the Code of Page County (herinafterhereinafter “Zoning 
Ordinance”) and in accordance with the provisions of the Code of Virginia (1950) as 
amended, Sections 15.2-2308 through 15.2-2312. 

 
ARTICLE II – PURPOSE 

 
2-1 The primary purpose of the Board is to authorize variances from certain terms of the 

Zoning Ordinance in specific cases and to decide appeals of decisions of the Zoning 
Administrator. These purposes are to be carried out within the terms of the Zoning 
Ordinance and the Code of Virginia. 

 
 

ARTICLE III – MEMBERSHIP 
 

3-1 The Board shall consist of five members appointed by the Circuit Court of Page 
County. One member of the board shall represent each district in the County Of Page. 

 
3-2 The term of office shall be for five years, except that of the first five members 

appointed, one shall serve for five years, one for four years, one for three years, one 
for two years, and one for one year. 

 
3-3 Members of the Board shall hold no other public office in the County except that one 

may be a member of the County Planning Commission. 
 

3-4 Any member of the Board shall be disqualified to act upon a matter before the Board 
with respect to property in which the member has a legal interest. 

 
3-5 “Subject to availability of funds, each member shall attend a Virginia Certified Board 

of Zoning Appeals program during the first year of appointment. New appointees 
who have previously completed the Program need not attend a second time.” 

 
3-6 In order to promote proper representation of their District, the Board shall be notified 

if any member misses three (3) consecutive meetings. 
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ARTICLE IV – SELECTION OF OFFICERS 
 

4-1 Officers of the Board shall consist of a chairman, vice-chairman and secretary. 

4-2 Nomination of officers shall be made from the floor at the first meeting of the new 
year. Election of officers shall follow immediately. A candidate receiving a 
majority vote of the entire membership shall be declared elected. 

4-3 The elected officers will assume their office at the end of the meeting. 

4-4 Term of office shall be for one (1) year or until a successor takes office. 

4-5 The board may elect as its secretary either one of its members or a qualified 
individual who is not a member of the Board. A secretary who is not a member of the 
Board shall not be entitled a vote on matters of the Board. 

 
ARTICLE V – DUTIES OF OFFICERS 

 
5-1 The chairman shall: 

5-1-1 Preside at all meetings 
5-1-2 Rule on procedural questions (subject to reversal by two-thirds majority vote 
of the members present) 
5-1-3 Report official communication at the next regular meeting 
5-1-4 Certify official documents 
5-1-5 Certify minutes as true and correct copies 
5-1-6 Submit an annual budget for the Board to the Board of Supervisors 

5-2 The vice-chairman shall: 
5-2-1 Assume the full power of the chairman in the absence or inability of the 
chairman to act 

5-3 The secretary shall: 
5-3-1 Record attendance at all meetings 
5-3-2 Record minutes of the Board meetings 
5-3-3 Notify members of all meetings 
5-3-4 Maintain a file of all official Board records and reports 

5-3-5 Give notice and be responsible for publishing notices of all Board public 
hearings and public meetings 

5-3-5 Attend to all correspondence for the execution of the duties and functions of 
the Board 

 
ARTICLE VI- MEETINGS 

 
6-1 Meetings for the Board shall be held on the 3rd Tuesday of the month, when a public 

hearing is to be held, at 10:00 a.m. When a meeting falls on a legal holiday, the 
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meeting shall be held on the day following unless the Board elects an alternate day. 
 

6-2 All meetings of the board shall be open to the public except those meetings allowed to 
be held in executive session by law. 

 
6-3 The Page County Board of Zoning Appeals shall not conduct any meeting wherein the 

public business is discussed or transacted through telephonic, audio, video, 
electronic, or other communication means where the members are not physically 
assembled, except as provided in Virginia Code §2.2-3708 or as provided hereafter. 
Nothing in this policy shall be construed to prohibit the use of interactive audio or 
video means to expand public participation. 

 
A. A board member may participate in a meeting through electronic 

communication means from a remote location that is not open to the public: 
 

1. If, on or before the day of the meeting, the board member notifies the 
Board of Zoning Appeals Chairman that he or she is unable to attend 
the meeting due to an emergency or personal matter and identifies with 
specificity the nature of the emergency or personal matter, the Board, 
by a majority vote, approves electronic participation by the board 
member, and the Board records in its minutes the specific nature of the 
emergency or personal matter and the remote location from which the 
member participated. Such participation by a board member shall be 
limited each calendar year to two meetings; or  

2. If a board member notifies the Board of Zoning Appeals Chairman that 
he or she is unable to attend a meeting due to a temporary or permanent 
disability or other medical condition that prevents the member’s 
physical attendance, the Board, by a majority vote, approves electronic 
participation by the board member, and the Board records this fact and 
the remote location from which the member participated in its minutes. 

 
B. A board member may participate in a meeting by electronic means only when: 

 
1. A quorum of the board is physically assembled at the primary or central 

meeting location; and 
2. The Board makes arrangements for the voice of the remote participant 

to be heard by all persons at the primary or central meeting location. 
 

 
ARTICLE VII – VOTING 

 
7-1 A majority of the members shall constitute a quorum. 

 
7-2 No action of the Board shall be valid unless authorized by a majority vote of those 

present and voting. 
 

7-3 Any member of the Board who has a conflict of interest on any matter that is on the 
Board of Zoning Appeals agenda will tell the chairman and shall voluntarily excuse 
himself/herself, vacate his/her seat, and refrain from discussing and voting on said 
items as a Board member. 
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7-4 All Board members who do not have a conflict of interest shall vote on each item 
either for or against. 

 
7-5 The chairman of the Board shall have the authority to administer a role call for vote 

on any vote taken during a Board meeting. 
 
 

ARTICLE VIII – ORDER OF BUSINESS 
 

8-1 The agenda for all meeting will be set by the chairman and the Board staff submitted 
to members at least five (5) days before the meeting. 

 
8-2 Order of Meeting 

8-2-1 Call to Order 
8-2-2 Determination of a quorum 
8-2-3 Adoption of Agenda 
8-2-4 Consideration of Minutes 
8-2-5 Public Hearing 
8-2-6 Unfinished Business 
8-2-7 New Business 
8-2-8 Open Discussion 
8-2-9 Adjournment 

 
8-3 The rules contained in the current edition of Robert’s Rules Simplified shall 

govern this organization in all cases in which they are applicable and in 
which they are not inconsistent with the bylaws and any special rules this 
organization may adopt. 

 
8-4 The Board shall keep minutes of each meeting, and these minutes shall become a 

Deleted:  – 

Deleted:  – 

Formatted: Indent: Left:  0.25"

Deleted:  – 

Formatted: Indent: Left:  0.25", Hanging:  0.38", Tab
stops:  0.56", Left + Not at  0.6"

Deleted:  – 

Deleted:  – 



 

public record. 
 

ARTICLE IX – PUBLIC HEARING 
 

9-1 In addition to those required by law, the Board may hold a public hearing on any 
matter which it deems to be in the public interest. 

9-2 Notice of public hearing shall be made per Code of Virginia, 15.2-2204, as 
amended. 

 
9-3 The chairman shall summarize the matter before the Board, allow interested parties to 

speak, and accept written statements and other documentation pertinent to the 
matter being addressed. 

 
9-4 The chairman shall not allow any interested public parties to speak after closing the 

public hearing unless a questions is are directed to the individual. 
 

9-5 The chairman has the right to limit time for each item on the agenda to be discussed. 
 

ARTICLE X – AMENDMENTS 
 

10-1 These bylaws may be amended by a majority of the entire membership after thirty 
(30) days prior notice. 

 
 
 

CERTIFICATION 
 

These by-laws have been duly considered and approved by the membership of the Page 
County Board of Zoning Appeals. 

 
Attest:      

Chairman  Date 
 
 

Secretary Date 
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