
For the Hearing-Impaired – there is a listening device available at the Circuit Court Room upon request.  TTY access number is  

711  to make arrangements.   

For persons with Disabilities – if you have special needs, please call the County Administrator’s Office at 591-1910 and relay your request. 

 

 AGENDA 

FLUVANNA COUNTY PLANNING COMMISSION 

Regular Meeting 

Circuit Court Room 

Fluvanna Courts Building 

April 24, 2013 at 7:00pm 

 

1-CALL TO ORDER, PLEDGE OF ALLEGIANCE 
 

2-DIRECTOR’S REPORT 

Ms. Allyson Finchum, Planning Director       __                  J          
  

3-PUBLIC COMMENTS #1 (3 minutes each) 
 

4-APPROVAL OF MINUTES: 

March 27, 2013                                                                                  K                                                                                                                     

    

5- PUBLIC HEARINGS:  

ZMP 12:02 - Hotel Street Capital, LLC                L 
An ordinance to amend the Fluvanna County Zoning Map with respect to 222.03 acres of Tax Map 30, 

Section A, Parcel 110, and 10 acres of Tax Map 19, Section A, Parcel 39C (former Rivanna Resort) to 

rezone the subject properties from R-3 (Residential, Planned Community) with proffers to PUD (Planned 

Unit Development). The subject property is located within the Palmyra Election District on the western 

side of U.S. Route 15 (James Madison Highway) at its intersection with State Route 644 (Friendship 

Road), approximately 0.25 miles north of State Route 661 (Rescue Lane). The proposed amendment 

would allow a maximum of 1,180 residential units (a mixture of single-family detached units, 

townhouses, and multi-family units) and 180,000 square feet of commercial space. According to the 

2009 Comprehensive Plan, the property is located within the Palmyra Community Planning Area. 

 

SUP 13:02 - Hotel Street Capital, LLC               L  
A request for a special use permit to allow for major utilities in conjunction with a Planned Unit 

Development (PUD) with respect to 222.03 acres of Tax Map 30, Section A, Parcel 110, and 10 acres of 

Tax Map 19, Section A, Parcel 39C. The property is currently zoned R-3 (Residential, Planned 

Community) and is located on the western side of State Route 15 (James Madison Highway) at its 

intersection with State Route 644 (Friendship Road), approximately 0.25 miles north of State Route 661 

(Rescue Lane). The property is located within the Palmyra Election District. According to the 2009 

Comprehensive Plan, the property is within the Palmyra Community Planning Area.  

 

 

6-PRESENTATIONS (normally not to exceed 10-minute limitation)  

          Zion Crossroads Plan                                                                                                                       M 

7-SITE DEVELOPMENT PLANS: 

 

8-SUBDIVISIONS: 

 

9-UNFINISHED BUSINESS: 

 

10-NEW BUSINESS: 

 

11-PUBLIC COMMENT #2 (3 minutes each) 

 

12-ADJOURN 

 

 
 

********** 



For the Hearing-Impaired – there is a listening device available at the Circuit Court Room upon request.  TTY access number is  

711  to make arrangements.   

For persons with Disabilities – if you have special needs, please call the County Administrator’s Office at 591-1910 and relay your request. 

 

Pledge of Allegiance 

I pledge allegiance to the flag  

of the United States of America  

and to the Republic for which it stands,  

one nation, under God, indivisible, 

 with liberty and justice for all. 

********** 

 

 

ORDER 

 
1. It shall be the duty of the Chairman to maintain order and decorum at meetings.  The Chairman shall speak to points of order 

in preference to all other members. 

 

2. In maintaining decorum and propriety of conduct, the Chairman shall not be challenged and no debate shall be allowed until 

after the Chairman declares that order has been restored.  In the event the Commission wishes to debate the matter of the 

disorder or the bringing of order; the regular business may be suspended by vote of the Commission to discuss the matter. 

 

3. No member or citizen shall be allowed to use abusive language, excessive noise, or in any way incite persons to use such 

tactics.  The Chairman and/or the County Planner shall be the judge of such breaches, however, the Commission may vote to 

overrule both. 

 

4.    When a person engages in such breaches, the Chairman shall order the person’s removal from the building, or may order the  

       person to stand silent, or may, if necessary, order the person removed from the County property. 

 

********** 

FLUVANNA COUNTY PLANNING COMMISSION 

PUBLIC HEARING RULES OF PROCEDURE  
1.   Purpose: 

The purpose of a public hearing is to receive testimony from the public on certain resolutions, ordinances or amendments 

prior to taking action.  A hearing is not a dialog or debate.  Its express purpose is to receive additional facts, comments and 

opinion on subject items.    

 

2. Speakers: 

 Speakers should approach the lectern so they may be visible and audible to the Commission. 

 Each speaker should clearly state his/her name and address. 

 All Comments should be directed to Commission. 

 Each speaker is limited to three minutes and time may not be donated from other audience members. 

All questions should be directed to the Chairman.  Members of the Commission are not expected to respond to questions, and 

response to questions shall be made at the Chairman’s discretion.  Speakers are encouraged to contact staff regarding 

unresolved concerns or to receive additional information. 

 Speakers with questions are encouraged to contact County staff prior to the public hearing. 

 Speakers should be brief and avoid repetition of previously presented comments. 

 County residents and taxpayers may be given priority in speaking order. 

 

3.     Action: 

At the conclusion of the public hearing on each item, the Chairman will close the public hearing.  The Commission will 

proceed with its deliberations and will act on or formally postpone action on such item prior to proceeding to other agenda 

items.  Further public comment after the public hearing has been closed generally will not be permitted.  



 

 

 

 

 

 

 

 
 

To:   Fluvanna County Planning Commission 

From:  Allyson Finchum, Director of Planning 

Date:   April 24, 2013 

Re:   Planning Director’s Report 
 

1. Board of Supervisors Actions:   
 

April 3, 2013: 

 

Planning Department presentation on Zion Crossroads sketch plan 

 

April 10, 2013: 

 

        None. 

 

April 17, 2013: 
 

 

I. SUP 13:01 – Amy Williams and Greg Palmer  
Approved (5-0) a request for a special use permit to operate a landscaping materials supply 

business with respect to 4.48 acres of Tax Map 5, Section A, Parcel 61. The property is 

currently zoned A-1 (Agricultural, General) and is located on the eastern side of State 

Route 15 (James Madison Highway) approximately 500 feet south of its intersection with 

State Route 250 (Richmond Road). The property is located within the Columbia Election 

District. According to the 2009 Comprehensive Plan, the property is within the Zion 

Crossroads Community Planning Area.  
 

 

2. Board of Zoning Appeals Actions: 
 

No April Meeting. 

 

3. Technical Review Committee: 

 

April 11, 2013: 
 

II. ZMP 13:01 –  JCM III, LLC  – An ordinance to amend the Fluvanna County Zoning Map 

with respect to 5 acres of Tax Map 59, Section A, Parcel 8 to rezone the same from B-1, 

Business, General to I-1, Industrial, Limited.  The affected properties are located on the 

west side of Route 15 (James Madison Highway), at its intersection with Route 695 

(Creasy Town Road) approximately 0.23 miles south of Route 713 (Bowles Town Lane).  

The properties are located in the Fork Union Election District and are within the Fork 

Union Community Planning Area. 

COUNTY OF FLUVANNA  

“Responsive & Responsible Government” 

 

P.O. Box 540 Palmyra, VA 22963 (434) 591-1910 FAX (434) 591-1911 www.co.fluvanna.va.us 
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FLUVANNA COUNTY PLANNING COMMISSION 

REGULAR MEETING MINUTES 

Circuit Courtroom 

Fluvanna County Courts  

March 27, 2013 

7:00 p.m. 

 

MEMBERS PRESENT: Barry Bibb, Chairman 

                                       Samuel Babbitt  

Donald Gaines 

Ed Zimmer 

 

MEMBERS ABSENT: Joe Chesser, Board of Supervisors Representative 

                                    Patricia Eager, Vice-Chairman 

       

ALSO PRESENT:         Frederick Payne, Fluvanna County Attorney 

Allyson Finchum, Planning Director 

Steven Tugwell, Senior Planner 

 

CALL TO ORDER 

Chairman Bibb called the Planning Commission meeting of March 27, 2013 to order at 7:00 p.m. in the 

Circuit Court room of the Fluvanna County Courts Building in Palmyra, Virginia.  

 
PLANNING DIRECTOR’S REPORT 

Ms. Allyson Finchum, Planning Director, gave the monthly report to the Planning Commission. 

 

 Board of Supervisors 

o March 13, 2013 

 None 

o March 20, 2013 
 Ordinance Amendment to the County Code, enabling the Town of Columbia’s use 

of the Planning Commission. 

 

 Board of Zoning Appeals Actions – No March Meeting 

 

 Technical Review Committee 

o March 14, 2013 

 SUP 13:02 – Hotel Street Capital, LLC 

A request for a special use permit to allow for major utilities in conjunction with 

a Planned Unit Development (PUD) with respect to 222.03 acres of Tax Map 30, 

Section A, Parcel 110, and 10 acres of Tax Map 10, Section A, Parcel 39C.  The 

property is currently zoned R-3 (Residential, Planned Community) and is located 

on the western side of State Route 15 (James Madison Highway) at its 

intersection with State Route 644 (Friendship Road), approximately 0.25 miles 

north of State Route 661 (Rescue Lane).  The property is located within the 

Palmyra Election District.  According to the 2009 Comprehensive Plan, the 

property is within the Palmyra Community Planning Area. 

 

PUBLIC COMMENTS #1 
Chairman Bibb opened the floor for the first section of public comments. 

 Ms. Mollie inquired if the public hearing for Walker’s Ridge was scheduled for this meeting. 

 

With no one else wishing to speak, Chairman Bibb closed the first section of public comments. 

 
APPROVAL OF MINUTES 

MOTION: 

Mr. Gaines moved to approve the February 27, 2013 Planning Commission meeting minutes as 

presented.   

 

Dr. Babbitt seconded.  The motion carried with a vote of 4-0.  AYES: Babbitt, Bibb, Gaines and Zimmer.  

NAYS: None. 

 

PRESENTATIONS: 

None 

 

PUBLIC HEARINGS: 

SUP 13:01 – Amy Williams and Greg Palmer – A request for a special use permit to operate a 

landscaping materials supply business with respect to 4.48 acres of Tax Map 5, Section A, Parcel 61.  The 

property is currently zoned A-1 (Agricultural, General) and is located on the eastern side of State Route 

15 (James Madison Highway) approximately 500 feet south of its intersection with State Route 250 
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(Richmond Road).  The property is located within the Columbia Election District.  According to the 2009 

Comprehensive Plan, the property is within the Zion Crossroads Community Planning Area. 

 

Mr. Steve Tugwell, Senior Planner, presented this application for a special use permit to operate a 

landscaping materials supply business to the Planning Commission. 

 

Mr. Greg Palmer, applicant, addressed the Planning Commission regarding the application for a Special 

Use Permit to operate a landscaping materials supply business. 

 

Chairman Bibb opened the public hearing. 

 Mr. Robert S. Glass, Jr., owner of the subject property, spoke in favor of the landscaping 

materials supply business. 

 

With no one else wishing to speak, Chairman Bibb closed the public hearing. 

 

The Planning Commission discussed the proposed landscaping business and the condition of the existing 

on-site building and how it is being improved.  The Commission also discussed the building’s interior 

well, and the applicant responded that it would be capped off.  The Commission discussed the businesses 

plant inventory, and that the business does not have to limit their inventory to three (3) gallon plants.  The 

Planning Commission discussed the possibility of rezoning this property, and Mr. Glass, owner of the 

property, said he did not want to rezone the property at this time.  Mr. Payne said the County could 

initiate rezoning of the parcel, but that he does not recommend it if the owner does not desire the 

rezoning. 

 

MOTION: 

Mr. Gaines moved to recommend approval of SUP 13:01, a request to allow for the operation of a 

landscaping materials supply business with respect to 4.48 acres of Tax Map 5, Section A, Parcel 61, 

subject to the conditions listed below. 

 

1. Prior to development of the site, a site development plan that meets the requirements of the Fluvanna 

County Zoning Ordinance, must be submitted for review and approval. 
2. The site must meet all Virginia Department of Transportation requirements. 
3. The site must meet the requirements set forth by the Virginia Department of Health. 
4. The property shall be maintained in a neat and orderly manner so that the visual appearance from the road 

and adjacent properties is acceptable to County officials. 
5. Hours of operation shall be between 7:00 am and 7:00 pm seven (7) days a week. 
6. The Board of Supervisors, or its representative, reserves the right to inspect the business for compliance 

with these conditions at any time. 
7. Any noise generated by the activity on this site shall be limited to the maximum decibel level allowed by 

Sec. 15.1-9A. d. of the County Code. 
8. All outdoor landscaping supply materials storage areas shall be screened from the view of public roads, 

rights-of-way, and adjacent properties as required by Sec. 22-24-7 3. iii of the Zoning Ordinance. 
9. Under Sec. 22-17-4 F (2) of the Fluvanna County Code, the Board of Supervisors has the authority to 

revoke a Special Use Permit if the property owner has substantially breached the conditions of the Special 

Use Permit. 
 

Dr. Babbitt seconded.  The motion carried with a vote of 4-0.  AYES: Babbitt, Bibb, Gaines and Zimmer.  

NAYS: None. 

 

SITE DEVELOPMENT PLANS: 

None 

 

SUBDIVISIONS:  

None 

 

UNFINISHED BUSINESSS: 

None 

 

NEW BUSINESS: 

None 

 

PUBLIC COMMENTS #2 
Chairman Bibb opened the floor for the second section of public comments. 

  

 

Mr. Steve Nichols spoke with regard to the screening requirements for new and existing businesses. 

 

ADJOURN 

There being no further business, Chairman Bibb adjourned the Planning Commission meeting of March 

27, 2013 at 7:48 p.m.   
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Minutes recorded by Steve Tugwell. 

 

 

                 _____________________________ 

                                                              Barry A. Bibb, Chairman  

    Fluvanna County Planning Commission      
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STAFF REPORT 
 

To: Fluvanna County Planning Commission    From: Steve Tugwell 

Case Number: ZMP 12:02      District: Palmyra 

Tax Map: Tax Map 30, Section A, Parcel 110 &   Date: April 24, 2013 

                  Tax Map 19, Section A, Parcel 39C    

 

General Information: This request is scheduled to be heard by the Planning Commission 

on Wednesday, April 24, 2013 at 7:00 pm in the Circuit Courtroom 

in the Courts Building.   

 

Owner/Applicant:  Hotel Street Capital, LLC 

   

Representative:  Justin M. Shimp, P.E., Shimp Engineering, P.C. 

 

Requested Action:  To amend the Fluvanna County Zoning Map with respect to 

approximately 222.03 acres of Tax Map 30, Section A, Parcel 110, 

and 10 acres of Tax Map 19, Section A, Parcel 39C, for an 

aggregate of 232.03 acres, to rezone the same from R-3, 

Residential, Planned Community (conditional) to Planned Unit 

Development (PUD) (conditional).  (Attachment A) 

 

Location: The affected property is located in the Palmyra Election District on 

the western side of State Route 15 (James Madison Highway) and 

Route 644 (Friendship Road) approximately 0.25 miles north of 

Route 661 (Rescue Lane).  (Attachment B) 

 

Existing Zoning:  R-3, Residential, Planned Community (conditional)  

 

Proposed Zoning: Planned Unit Development (PUD) (conditional) 

 

Existing Land Use:  The Laurel Ridge Golf Course and Clubhouse previously existed 

on the property.  The Golf Course has closed and the Clubhouse is 

vacant. 

 

Adjacent Land Use:   Adjacent properties are zoned A-1, Agricultural, General.  Camp 

Friendship is adjacent to the property to the north. 

 

Comprehensive Plan: This parcel is located within the Palmyra Community Planning 

Area. 

COUNTY OF FLUVANNA  

“Responsive & Responsible Government” 

  

P.O. Box 540 Palmyra, VA 22963 (434) 591-1910 FAX (434) 591-1911 www.co.fluvanna.va.us 
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Zoning History:  A special use permit (SUP 95:13) was approved for this site on 

January 17, 1996 to allow for the golf course.  A special exception 

permit (SEP 91:05) was approved on October 16, 1991 to allow for 

a hotel/conference center on Tax Map 19, Section A, Parcels 39 & 

39A and the final site plan (SDP 06:11) for the resort and 

conference center was approved on July 25, 2008.  SUB 06:96 was 

approved on April 14, 2008 which subdivided the 10 acre parcel 

(19-A-39C) off of Tax Map 19, Section A, Parcel 39.  ZMP 08:05 

was denied on February 18, 2009.  ZMP 09:02 was approved on 

May 20, 2009. 

 

Timeline of events:  - Pre-application meetings were held with Planning Dept. staff on 

March 28, 2012 and June 1, 2012. 

    - Applicants introduced possible rezoning application at the June 

13, 2012 Planning Commission work session. 

    - Application for rezoning to PUD was submitted to the county on 

July 2, 2012. 

    - 1
st
 Neighborhood meeting was held on July 11, 2012. 

    - 1
st
 Planning Commission work session was held on July 11, 

2012. 

    - 1
st
 TRC meeting was held on July 12, 2012. 

    - 2
nd

 Planning Commission work session was held on August 8, 

2012. 

    - VDOT scoping meeting was held on August 15, 2012. 

    - There were concerns from some of the neighbors and from some 

of the adjoining property owners about the applicant’s not being 

present for the 1
st
 Neighborhood meeting, so a 2

nd
 Neighborhood 

meeting was held on September 12, 2012. 

    - 2
nd

 TRC meeting was held on September 13, 2012 

    - Applicants presentation to the Planning Commission was held on 

September 26, 2012. 

    - Applicant requested deferral on October 3, 2012 until the 

November Planning Commission meeting. 

    - Applicant submitted revised plan on January 2, 2013 based on 

prior staff comments, requests from the owner/applicant, and a 

revision to the State Route 644 entrance as a Phase I development. 

    - Staff determined that a revised plan resets the process and thus a 

3
rd

 Neighborhood meeting was held on January 9, 2013. 

    - 3
rd

 TRC meeting was held on January 10, 2013. 

    - Applicant’s made a 3
rd

 presentation to the Planning Commission 

at their February 27, 2013 meeting based on their revised plan. 

    - Through consultation with the County Attorney, staff determined 

that a Special Use Permit for major utilities in conjunction with the 

PUD is required.  And, pursuant to Sec. 22-27-4 C. of the Zoning 
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Ordinance, the public hearings for the PUD rezoning and Special 

Use Permit may be held jointly. 

    - Applicant submitted SUP application for major utilities on March 

7, 2013. 

    - Neighborhood meeting was held on March 13, 2013. 

    - TRC meeting was held on March 14, 2013.  

    - Planning Commission public hearing rescheduled from the March 

27, 2013 Planning Commission meeting to the April 10, 2013 

meeting due to a typographical error in the legal ad 

    - Planning Commission public hearing rescheduled until the April 

24, 2013 meeting due to two (2) meetings already scheduled for the 

same date.  

  
 

Statement of Intent:  The Statement of Intent indicates the purpose of the zoning district 

and describes the characteristics of uses generally found within the district. 
 

The Statement of Intent for the Planned Unit Development (PUD) Zoning District is as follows: 
 

“Planned unit developments (PUD’s) are intended to promote the efficient use of land by 

allowing flexibility in design standards and varieties in densities and land uses to preserve the 

rural areas of the county.  Development of such districts shall be in accordance with an 

approved PUD Application Package which should provide a variety and range of uses and 

densities in designated areas of the site. 

 

 Planned unit developments should be located within the designated growth areas of the county 

as set forth on the comprehensive plan, and should implement the goals of each Community 

Planning Area.  Planned unit developments should provide unified development that 

incorporates new urbanism and traditional neighborhood development principles, which 

includes a mix of residential and commercial uses, an interconnected system of internal roads, 

pedestrian sidewalks and walkways and well planned access points along existing roadways.  In 

addition to a mix of residential and commercial uses, planned developments should also provide 

a mix and variety of housing types.”  (Attachment C) 
 

Analysis: 
  

The applicant is requesting to rezone two (2) parcels totaling 232.02 acres, Tax Map 30-A-110 

(222.03 acres), and Tax Map 19-A-39C (10 acres) from R-3, Residential, Planned Community to 

Planned Unit Development (PUD) (conditional), The applicant has submitted an application plan 

layout and supporting land use documentation for all land uses within the proposed PUD district.  

(Attachment C).  According to the submitted application plan, the applicant is proposing to 

develop the PUD in three (3) phases.   According to the submitted plan, this development would 

be served by private roads.  Phase I would contain 76 acres, and not exceed 260 residential units 

and 37,000 square feet of commercial space.  Phase I is proposed to be broken down into six (6) 

blocks (C-3, D-3, D-4, D-5, E-1, and E-2) containing a mix of residential and commercial, 

consisting of single-family detached, townhouses, multi-family, and commercial retail as 

described in the PUD plan.  State Route 644 (Friendship Road) is proposed to be relocated, and 
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will serve as the entrance to the Phase I development.  The plan is proposing the completion of 

Phase I prior to the construction of the development’s primary entrance (round-a-bout) off of 

Route 15.  Two (2) additional phases would be developed at a later date, include 154 acres, 850 

residential units, and approximately 130,000 square feet of commercial space.  Preliminary 

research indicates that 1,180 residential units would add approximately 575.1 new students into 

the local school system.  This number is based on a single-family ratio of 0.94 students per unit, a 

town home ratio of 0.8 students per unit, and a ratio of 0.09 students per unit for multi-family. 
 

According to the submitted PUD application plan, the total development of the site includes 

47.3% open space, or 108.35 acres.  The open space includes walking trails, ponds, a picnic 

pavilion, and an existing lake.   Other facilities include a river-loop trail, a playground, and an 

athletic field.  These recreational facilities appear to meet or exceed the open space, recreation, 

parks and civic area requirements of the PUD zoning district as described in Sec. 22-14-7 of the 

zoning ordinance.   

 

The PUD application plan states that, “sanitary sewer shall be treated via on-site private central 

system(s) using mass drainfields, shallow drip systems, or other similar systems approved by the 

Virginia Department of Health.”, and, that “a private on-site water system, consisting of wells, 

storage tank(s), and a water treatment facility, or other similar systems approved by the Virginia 

Department of Health be provided.”, and, that “The developer shall be responsible for obtaining 

all VDH/DEQ or other state and federal permits required for on-site water and sewer systems.”  

The Virginia Department of Health has preliminarily stated that “plans will have to be submitted 

to VDH along with supporting documentation for Department review and approval from the 

Office of Drinking Water and the VDH Division of Engineers.”   This site is within the Palmyra 

Regional Service Facility, however they are not required to connect because pursuant to County 

Code Sec. 21-4-14, the proposed site is greater than four-hundred feet in distance from the 

facility.  Utilization of on-site water and sewer facilities require a Special Use Permit for major 

utilities in conjunction with the Planned Unit Development rezoning request.  Pursuant to Sec. 

22-14-5, “one or more of the uses permitted by Special Use Permit in the residential and business 

zoning districts may be permitted in the PUD district, as enumerated in the final PUD application 

package, upon issuance of a Special Use Permit by the Board of Supervisors.”  If the rezoning 

and Special Use Permit requests are approved, this development will then be subject to County 

site plan and subdivision review processes.  As part of those processes, independent and 

incremental evaluations of on-site water and sewer capabilities must be reviewed and approved 

prior to development.  Additionally, a hydrological study may be required in order to adequately 

determine the feasibility of such on-site water and sewer facilities to serve the proposed number 

of units.  If the Special Use Permit for major utilities is approved, staff is recommending the 

following conditions: 

 

1. Construction, operation, and maintenance of the central water and sewer system shall 

comply with all local, State, and Federal requirements. 

2. The water system shall be adequate to provide fire suppression. 

3. The project shall comply with all Virginia erosion and sediment control regulations as 

specified in the 1992 Virginia Erosion and Sediment Control Handbook as amended. 

4. For construction of the water and sewer system occurring adjacent to existing 

development, adequate dust and siltation control measures shall be taken to prevent 
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adverse effects on the adjacent property. It is intended that the present and future results 

of the proposed extension not create adverse effects on the public health, safety, comfort, 

or convenience, or value of the surrounding property and uses thereon. 

5. Vehicular access to all residences along the affected right-of-ways shall be maintained at 

all times. 

6. All construction activity for the central utility system shall occur between 7:00 a.m. and 

5:00 p.m.,Monday through Friday. 

7. The applicant shall avoid removing trees and bushes along the water and sewer corridor, 

except as shown on the approved site plan. Trees and bushes damaged during 

construction shall be replaced with a tree or bush of equal type as approved by the 

Planning Director. 

8. The Homeowner’s Association shall be responsible for all maintenance of the on-site 

central water and sewer systems in perpetuity, and the responsibility for maintenance 

shall not be borne by the County of Fluvanna or any other public agency. 

9. Start of construction, as defined in the Fluvanna County Zoning Ordinance, shall have 

commenced within twenty-four months of this special use permit approval, or the permit 

shall be void. This special use permit is not severable. Invalidation of any word, phrase, 

clause, sentence, or paragraph shall invalidate the remainder. 

 

Commercial pad sites with mixed-uses including the taller structures are proposed to be setback 

400 feet from the road right-of-way, and parking is proposed to be relegated towards the rear of 

the development.  The buildings are intended to be located as shown on the PUD application 

Plan. 
 

According to applicant’s narrative, “landscaping shall consist of large shade trees lining the 

proposed streets and commercial frontages as well as within designated parking areas”, and 

“where needed, new evergreens will be incorporated into existing trees to assist with screening of 

parking areas from Route 15 as well as neighboring residences.”  (Attachment D) 
 

The traffic impact study concludes that: 

 

- LOS D (level of service) is acceptable at various movements in the future conditions, however 

LOS D is not considered acceptable for this rural location and the design engineers should strive 

to meet criteria that minimizes delay under post-build conditions. 

 

- Courthouse Road WB under 2037 no-build AM and PM falls to LOS C, while under 2037 build 

with mitigation AM and PM it falls to LOS F.  Please provide mitigation at this intersection. 

 

- The proposed sub entrance is being presented with Lefts out operating at LOS D, please 

consider other mitigation measures that would accommodate better performance of the lefts out 

of the proposed development. 

 

- Friendship Road EB under 2037 no-build PM falls to LOS C, while under 2037 build with 

mitigation PM it falls to LOS E.  Please provide further mitigation at this intersection. 

 

- The synchro files show a center dual left turn lane also referred to as a “suicide lane” just north 

of Route 616 on U.S. Route 15 and again between the sub-entrance and the amin entrance on 
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U.S. Route 15, which is assumed to be the “receiving lane” mentioned in the report to allow 

motorists to make a two-staged left out of the side streets.  This is not an acceptable mitigation to 

left turn conflicts, considered alternate intersection control at all necessary locations, where left 

turn conflicts are present. 

 

- There are several public streets within close proximity to the Palmyra Lane and Church street 

intersection cluster and the Route 53 intersection, such as Route 1007 and Route 632 along with 

various others, which are not included in the Synchro network.  Due to the close proximity of 

these Routes, there is high probability that the traffic entering and exiting the mainline at these 

locations will affect the performance of the corridor and intersections, therefore they should be 

included as part of the Impact analysis for this project. 

 

- The traffic volumes for many movements used in the analysis was “0”.  Please use a minimum 

of 5 vehicles for any movement less than 5, to ensure these movements are accounted for when 

analyzing the future performance of the intersections. 

 

- Synchro- Travel speeds and simulation speeds of vehicles was set at 30 MPH for all segments 

of the network, however the posted speed limit through the effected Route 15 corridor varies 

from 45 to 35 and back to 55.  The model should incorporate the correct travel speed for each 

segment of the Route 15 corridor as this will have an effect on left and right turn gap acceptance 

at the intersection streets, and will have an effect on the reported delays, LOS, and queuing.  

 

(Attachment E) 

 

Neighborhood Meeting: 

At the January 9, 2013 Neighborhood Meeting, there were approximately 15 citizens present, and 

had the following comments and questions: 
 

 What will be the average square footage of the housing units, and how will water and 

sewer be handled. 

 Will on-site water wells be drilled. 

 Significant concern about the proposed on-site water well drilling, and possibly draining 

the Rivanna River and existing nearby wells and water supplies. 

 Concern how there can be this many units without being supported by public water and 

sewer. 

 What would prevent all of the units from becoming rental units. 

 Why do you expect new business to survive at this development when there are empty 

buildings and businesses already in Fluvanna. 

 Why would the County want more residential development before we have new 

businesses. 

 What kind of parking or number of parking spaces will be required for this development. 

 Concern that this PUD application is being designed under regulations that don’t 

necessarily protect the County citizenry. 

 There was concern on what type of impact this development will have on Camp 

Friendship. 

 Will there be proffers or restrictions that govern the number of units. 
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(Attachment F) 

 

Technical Review Committee: 

At the January 10, 2013 Technical Review Committee (TRC) meeting, the following comments 

were received: 

 

1. Mr. Rice with the Health Dept. stated that the revised plan shows that the developer now 

intends to develop/install both drinking water supply and on-site sewage disposal system, 

and that plans will have to be submitted to the Virginia Department of Health along with 

supporting documentation for Department review and approval from the Office of 

Drinking Water and the Virginia Division of Engineers; 

2. A representative of the Fire Department stated that a fire suppression system will be 

needed; this system must have access to an adequate water supply. Most multi-family 

units will need to be equipped with an appropriate sprinkler system; 

3. A representative of CVEC stated the company controls electric lines that run through the 

property to Camp Friendship. CVEC will need the applicant to submit the proposed 

master plan in AutoCAD or a similar electronic format, so that the company can 

appropriately design the electric system needed to serve the development. CVEC will also 

need to know the proposed phasing plan, so they can appropriately design their system; 

4. The Fire Dept. stated that a fire suppression system will be needed, and this system must 

have an adequate water supply. Most multi-family units will need to be equipped with an 

appropriate sprinkler system 

5. VDOT and Planning Dept. comments are attached. 

(Attachment G) 

 

Comprehensive Plan: 

The following sections of the comprehensive plan should be considered when reviewing this 

project: 
 

Vision section 

 

Fluvanna County through self-reliance, self-sufficiency, and self-government is the ideal place to 

raise families, foster entrepreneurship, and do business in the Commonwealth.  

— Fluvanna County Board of Supervisors (2012)  

 

Fluvanna County's vision is based on the following key principles, which are used as guides for 

future development, governance, and land use policies for the county:  

That good government is no substitute for self- government,  

That our government should reflect the values and principles of the people,  

That solidarity and prosperity are the proper means of fostering communities,  

That people forge economies and communities,  

That our rural character and natural resources are part of Fluvanna's unique heritage, and should be 

preserved where practical,  

That the individual citizens and taxpayers of Fluvanna consist of our community, and that their 

individual interests and rights subordinate the collective desires of our government,  
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That a comprehensive, accessible, and quality system of education enabling a modern, highly skilled 

21st century workforce is to be fostered,  

That future development be fiscally prudent while respecting individual property rights,  

That our infrastructure requirements are maintained and first-class,  

That our public safety personnel are properly equipped and compensated in a manner and means that 

respects their sacrifice,  

That Fluvanna's rich community heritage and our history be the cornerstones of our shared identity 

moving forward into the 21st century,  

That our rights as enumerated in the Virginia Declaration of Rights and the Virginia Constitution are 

to be maintained both in letter and in spirit.  

 

As a continuing effort for Fluvanna County’s vision of becoming “the most 

livable and sustainable community in the United States”, measuring smart-growth 

and implementing our key goals are essential elements to this process.  According 

to the Vision 2029 section of the Comprehensive Plan, “Land use is recognized as 

directly related to quality of life.” Towards this end, land use and land use 

implications are taken into consideration when an application for rezoning is 

evaluated.  An example of such coordinated planning is the types of development 

within the community planning areas. It may not be adequate simply for a 

rezoning applicant to apply for an upzoning because a property is within a 

community planning area. Each application is independently considered by the 

county to see if the proposed development is well planned, consistent with the 

Comprehensive Plan, and shares compatibility with the surrounding community. 

As part of a successful rezoning process, the applicant is encouraged to meet with 

neighbors, the community, and county officials well in advance of application 

submittal. This process is beneficial not only to the applicant, but to the greater 

community. 
 

Land Use chapter, Community Planning Area section 

Palmyra 

This historic village area is the county seat, and has a regional park, the new 

county high school campus, a library, a public safety center, and other municipal 

services. The area should remain a village, and surrounding growth should be a 

mixture of uses and residential dwelling types that support a variety of incomes.  
 

Commercial and neighborhood streets, along with rural roads, make up the 

transportation network, along with sidewalks, trails, and bicycle lanes. Open space 

includes Pleasant Grove, neighborhood parks, and greenways, along with the town 

square.  
 

A mixture of medium and small commercial businesses combines with office, 

civic and residential uses to form a village-like neo-traditional development or 

series of interconnected developments. Commercial and office structures do not 

exceed three stories, and residential density is up to four dwelling units per acre (4 

du/ac). Density may be increased with incentives such as open space, affordable 
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housing, or transfer of development rights, depending on the zoning district 

standards. 

 

Community Design chapter, Community Plans section 

Palmyra Community Plan Overview 

Existing assets within the community should be properly integrated with new 

development in order to promote a cohesive, well-planned community. New 

housing should be allowed that complements existing historic resources and 

provides an expanded population base for local businesses. Economic 

development is appropriate in this area, and opportunities for tourism, including 

commercial uses that complement the historic aspects of Palmyra and its 

government center, should be promoted. 

 

Neighborhood Mixed-Use 

The neighborhood mixed-use community element incorporates multiples uses into 

a walkable, pedestrian-friendly environment with compact block sizes.  Ideally, 

neighborhood mixed-use areas will include a mix of retail and office uses at the 

center, with connected residential uses at the edge.  A centralized public water 

space is encouraged to establish the identity of the center as focal point and 

important civic space in the community. 

 

Neighborhood Residential 

Neighborhood residential areas should provide a range of residential housing 

types and lot sizes.  Generally, this includes a balance of single-family residences 

and some multifamily housing.  A central neighborhood park is an excellent asset 

for a neighborhood center, and is strongly encouraged.  Connections should be 

made to surrounding neighborhoods and commercial centers wherever possible.  

Where roadway connections are not feasible, greenway connections are 

recommended.  Neighborhood residential centers typically border higher-density 

neighborhood mixed-use areas.  In some cases, some small commercial and 

institutional uses may be incorporated into the neighborhood residential 

community element. 

 

Village 

Villages are characterized by a small, mixed-use core surrounded by residential 

uses.  An essential component of villages is their strong connection to 

surrounding natural features and open spaces.  Despite their small scale and 

limited density, villages typically have a generous amount of mixed use, often in 

the form of a major civic use.  Outside of a small mixed-use center, villages are 

generally characterized by single-family residential uses.  By focusing 

development around the center, a green buffer may be created at the perimeter of 

the village, closely integrating open spaces with the developed area. 
  

This proposed development is located on the northern fringe of the Palmyra Community 

Planning Area and not within the Palmyra village core where many of the historic resources are 

located. Conventionally, community planning areas are typically designed for higher density 
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projects within the county.  The impacts to local businesses may be positive with the addition of 

more residents in the core of the County, however considerations should also be given to the 

impacts to local schools and water supply.   

 

(Attachment H) 

 

Conclusion: 
 

When reviewing this rezoning application, the Planning Commission should take into 

consideration the potential adverse impacts that the development may have on the Palmyra area.  

This project appears to meet many of the PUD design aspects and criteria as stated in Section 22-

14-1 of the Zoning Ordinance by allowing flexibility in design standards, and a variety in 

densities and land uses. 
 

Traffic should be carefully considered when reviewing this application.  An 1,180 unit residential 

development would generate a substantial amount of traffic which will impact the roadways in 

the area.  Consideration should also be given to the availability of water, and water sustainability. 

Final consideration of this development should carefully consider VDOT’s review of the traffic 

impact study and the recommendations they provide. 

 

Suggested Motions: 
 

I move that the Planning Commission recommend approval/denial of the attached ordinance for 

ZMP 12:02, a request to amend the Fluvanna County Zoning Map with respect to approximately 

222.03 acres of Tax Map 30, Section A, Parcel 110 and 10 acres of Tax Map 19, Section A, 

Parcel 39C, for an aggregate of 232.03 acres, to conditionally rezone the same from R-3, 

Residential, Planned Community (conditional) to Planned Unit Development (PUD); and 

 

I move that the Planning Commission recommend approval/denial of SUP 13:02, a request for a 

special use permit to allow for major utilities in conjunction with a Planned Unit Development 

(PUD) with respect to approximately 222.03 acres of Tax Map 30, Section A, Parcel 110 and 10 

acres of Tax Map 19, Section A, Parcel 39C, [if approved] subject to the condition listed in the 

staff report. 

 

(Attachment I) 

 

Attachments: 

A – Application, applicant’s narrative, and APO letter 

B – Aerial Vicinity Map 

C – PUD Process and Ordinance Section  

D – Submitted plan and latest applicant’s narrative 

E – VDOT’s traffic impact analysis comment letter and email 

F – Neighborhood meeting notes and letter from Mr. Moss 

G – TRC Comments Letter and emails 

H – Comprehensive Plan excerpts  

I -   Proposed Ordinance and submitted proffers 

J –  Draft Architectural Guidelines 
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Copy: 

Owner/Applicant:  Hotel Street Capital, LLC, 31 Garrett Street, Warrenton, VA 20186 

Representative:  Mr. Justin M. Shimp/Shimp Engineering, P.C., 201 E. Main Street, Charlottesville, VA 22902 

File 
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REZONING APPLICATION PLAN FOR
WALKER'S RIDGE

TAX MAP 30, SECTION A, PARCEL 110 and
TAX MAP 19, SECTION A, PARCEL 39C

PALMYRA DISTRICT, FLUVANNA COUNTY, VIRGINIA

SHEET INDEX
C1    -  COVER SHEET
C2    -  REGIONAL CONTEXT MAP

   & PARCEL OVERVIEW
C3    -  EXISTING CONDITIONS
C4    -  GENERAL DEVELOPMENT OVERVIEW
C5    -  BLOCK PLAN
C6    -  CODE OF DEVELOPMENT
C7    -  GENERAL DEVELOPMENT PLAN
C8    -  GENERAL DEVELOPMENT PLAN
C9    -  GENERAL DEVELOPMENT PLAN
C10 -  SITE DETAILS
C11  -  PHASING PLAN OVERVIEW
C12  -  PHASE 1 ENTRANCE DETAIL

VICINITY MAP  SCALE: 1"=2,000'

IMAGE PROVIDED BY GOOGLE MAPS

SITE
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PROPERTY INFORMATION
OWNER/DEVELOPER:
HOTEL STREET CAPITAL, LLC.
31 GARRETT ST.
WARRENTON, VA 20186

LEGAL REFERENCE:
TAX MAP 30 SECTION A PARCEL 110 (222.03 ACRES) DB 773 PG 725
TAX MAP 19 SECTION A PARCEL 39C (10.00 ACRES) DB 765 PG 229

MAGISTERIAL DISTRICT:
PALMYRA

BASE INFORMATION
SOURCE OF BOUNDARY SURVEY:
PLAT BY DOMINION DEVELOPMENT RESOURCES. DB 773 PG 725 & DB 765 PG 229

SOURCE OF TOPOGRAPHY:
TWO (2) FOOT CONTOUR INTERVAL TOPOGRAPHY FROM AERIAL SURVEY BY LOUISA AERIAL SURVEYS, INC.

WATER SOURCE:
REFER TO SHEET 4 - GENERAL DEVELOPMENT PLAN OVERVIEW

SEWER SERVICE:
PRIVATE ONSITE DISPOSAL SYSTEMS

THIS PROPERTY IS CURRENTLY ZONED: R3 - RESIDENTIAL

APPLICATION PLAN NOTES:
1. THIS APPLICATION PLAN PROPOSES A CHANGE IN LAND USE FROM R-3 (RESIDENTIAL) TO PUD (PLANNED
UNIT DEVELOPMENT) TO ALLOW MIXED USE DEVELOPMENT OF THE SITE.

2. THIS SITE LIES WITHIN THE PALMYRA COMMUNITY PLANNING AREA.

3. REFER TO CODE OF DEVELOPMENT ON SHEET 6 FOR PROJECT DESCRIPTION.

THE PROJECT NAME IS BASED NOT ON OUR USE OF EXTENSIVE
WALKING/RUNNING TRAILS, BUT RATHER A FOUNDER OF PALMYRA, THE
REVEREND WALKER TIMBERLAKE. TIMERBERLAKE TOOK PART IN
CONSTRUCTION OF THE ORIGINAL VILLAGE OF PALMYRA AND OWNED ALL
BUT THE LAND GIVEN TO THE COUNTY FOR PUBLIC BUILDINGS. BUSINESSES
IN THE VILLAGE INCLUDED A HOTEL, BLACKSMITH, DOCTORS, ATTORNEYS, A
TAVERN AND MORE.

WALKER'S RIDGE IS ABOUT THE RENEWAL OF THAT SPIRIT WITHIN THE
PALMYRA COMMUNITY PLANNING AREA.

ABOUT "WALKER'S RIDGE"

39
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PROPOSED DEVELOPMENT KEY
BLOCK USE AMENITIES

A1 COMMERCIAL RETAIL & OFFICE

OPEN SPACE BUFFERSA2 COMMERCIAL RETAIL & OFFICE

30 MULTI-FAMILY UNITS

A3 COMMERCIAL RETAIL & OFFICE TRAIL CONNECTIONS/OPEN SPACE

50 MULTI-FAMILY UNITS  PLAYGROUND                           1

 POND AND FOOTBRIDGE            2

A4 COMMERCIAL RETAIL TRAIL CONNECTIONS/OPEN SPACE

150 MULTI-FAMILY UNITS PLAYGROUND                            3

B1 82 TOWNHOME LOTS TRAIL CONNECTIONS/OPEN SPACE

COMMUNITY GREEN

B2 42 SINGLE FAMILY DETACHED LOTS GARDENS AND GREENHOUSES     4

COMMUNITY GREEN

B3 58 TOWNHOME LOTS COMMUNITY GREEN

C1 64 SINGLE FAMILY ATTACHED LOTS TRAIL CONNECTIONS/OPEN SPACE

C2 60 MULTI-FAMILY UNITS RIVER LOOP TRAIL                      5

58 TOWNHOME LOTS OVERLOOK PAVILION                  6

21 SINGLE FAMILY DETACHED LOTS LAKE & FOOTBRIDGE

C3 150 MULTI-FAMILY UNITS TRAIL CONNECTIONS/OPEN SPACE

COMMERCIAL RETAIL PUBLIC PLAZA                            7

D1 33 SINGLE FAMILY ATTACHED LOTS LAKE & FOOTBRIDGE

CLUB HOUSE                             8

SWIMMING & FITNESS                 9

D2 150 MULTI-FAMILY UNITS PICNIC PAVILION                       10

PLAYGROUND                           11

ATHLETIC FIELD                        12

D3 52 TOWNHOME LOTS

COMMUNITY GREEN
TRAIL CONNECTIONS/OPEN SPACE
POND & FOOTBRIDGE

11 SINGLE FAMILY DETACHED LOTS

D4 43 TOWNHOME LOTS

24 SINGLE FAMILY DETACHED LOTS

D5 8 TOWNHOME LOTS

36 SINGLE FAMILY DETACHED LOTS

E1 52 SINGLE FAMILY DETACHED LOTS PICNIC PAVILION                      13

POND & OPEN SPACE

E2 17 TOWNHOME LOTS

19 SINGLE FAMILY DETACHED LOTS

1

4

5

6

8
9

10

13

RIVER ACCESS POINT
POTENTIAL ACCESS

FROM PLEASANT GROVE

ENTRANCES TO
CAMP FRIENDSHIP

GRAPHIC LEGEND:

Wooded Areas

Existing Ponds/Lakes

Proposed Stormwater Management

Proposed Ponds

Streams

WATER & SEWER NOTES:

1. Sanitary sewer shall be treated via on-site private
central system(s) using mass drainfields, shallow drip
systems, or other similar systems approved by the Virginia
Department of Health.
2. A private on-site water system, consisting of wells,
storage tank(s) and a water treatment facility, or other
similar systems approved by the Virginia Department of
Health shall be provided.
3.  The Developer shall be responsible for obtaining all
VDH/DEQ or other state and federal permits required for
on-site water and sewer systems.

7

11

12

2

3
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PROPOSED BLOCK DEVELOPMENT SUMMARY

BLOCK SUB
BLOCK

ACREAGE
(NET) USE PROPOSED RESIDENTIAL DENSITY

PROPOSED
COMMERCIAL
DENSITY (SF)

MULTI-FAMILY TOWNHOMES SINGLE-FAMILY
ATTACHED

SINGLE-FAMILY
DETACHED

BLOCK A 28.38 MIXED-USE 200 170,000

A1 0 40,000

A2 30 50,000

A3 50 50,000

A4 120 30,000

BLOCK B 30.99 RESIDENTIAL 140 42

B1 82
B2 42
B3 58

BLOCK C 42.86 MIXED-USE 210 58 64 21 10000

C1 64

C2 60 58 21

C3 150 10,000

BLOCK D 47.08 RESIDENTIAL 150 103 33 71

D1 33
D2 150
D3 52 11
D4 43 24
D5 8 36

BLOCK E 22.58 RESIDENTIAL 17 71

E1 52
E2 17 19

TOTAL 171.89 560 318 97 205 180000

LAND USE SUMMARY

USE ACREAGE PERCENTAGE OF
TOTAL SITE

COMMERCIAL 12.66 5.5%

RESIDENTIAL 79.95 34.9%

OPEN SPACE 108.35 47.3%

ROAD
DEDICATIONS

28.33 12.3%

TOTAL 229.29 100.0% PARKING:

1.  OFF-STREET PARKING SHALL BE PROVIDED IN ACCORDANCE WITH THE OFF STREET LOADING AND PARKING REQUIREMENTS OF 
ARTICLE 26 OF THE ZONING ORDINANCE.

2. INTERNAL ROAD ON-STREET PARKING SPACES SHALL BE SHARED BY NEARBY COMMERCIAL AND RESIDENTIAL USES AND EACH 
SPACE MAY BE COUNTED ONCE FOR REQUIRED OFF-STREET COMMERCIAL PARKING AND ONCE FOR REQUIRED OFF-STREET 
RESIDENTIAL PARKING.

SIGNAGE AND ARCHITECTURE:

1.  SEE CODE OF DEVELOPMENT ON SHEET 6 FOR SIGNAGE AND ARCHITECTURAL GUIDELINES. ADDITIONAL ARCHITECTURAL 
GUIDELINES CAN BE FOUND ON THE LATEST WALKER'S RIDGE PUD ARCHITECTURAL GUIDELINES (SUBMITTED AS A SEPARATE DOCUMENT).

LOT FRONTAGE:

1.  THE MINIMUM LOT FRONTAGE FOR COMMERCIAL USES SHALL BE 25 FT.
2. THE MINIMUM LOT FRONTAGE FOR RESIDENTIAL USES SHALL BE 16 FT.  ALL SINGLE FAMILY ATTACHED AND

DETACHED UNITS SHALL HAVE FRONTAGE ON VEHICULAR STREETS OR EMERGENCY ACCESS WAYS.

YARD REGULATIONS:

1. THE MINIMUM SIDE SETBACK ADJACENT TO ANY RESIDENTIAL OR AGRICULTURAL USE OUTSIDE OF THE PUD SHALL
BE 50 FEET.

2. THE MINIMUM REAR SETBACK ADJACENT TO ANY RESIDENTIAL OR AGRICULTURAL USE OUTSIDE OF THE PUD SHALL
BE 75 FEET.

3. THE MINIMUM SIDE OR REAR YARD FOR RESIDENTIAL STRUCTURES THAT DO NOT SHARE A COMMON WALL WITHIN
THE PUD SHALL BE 4 FEET.

BUILDING HEIGHTS:

1.  THE MAXIMUM HEIGHT FOR COMMERCIAL BUILDINGS SHALL BE 45 FEET.
2. THE MAXIMUM HEIGHT FOR ALL RESIDENTIAL BUILDINGS SHALL BE 45 FEET.

DEVELOPABLE AREA SUMMARY

BLOCK ACREAGE EXIST. R.O.W. &
EASEMENTS

STREAM &
WETLANDS
BUFFERS

FLOODPLAIN CRITICAL
SLOPES

NET
DEVELOPABLE

AREA

BLOCK A 30.46 1.10 0.00 0.00 0.98 28.38

BLOCK B 39.17 0.44 3.75 0.00 3.99 30.99

BLOCK C 80.79 1.35 6.12 21.85 8.61 42.86

BLOCK D 54.54 1.30 2.51 0.00 3.65 47.08

BLOCK E 24.32 0.00 1.05 0.00 0.69 22.58

TOTAL 229.28 4.19 13.43 21.85 17.92 171.89

GENERAL NOTES:

1. REFER TO CODE OF DEVELOPMENT ON SHEET 6 FOR DETAILS OF PERMITTED USES.
2. MAXIMUM PERMITTED RESIDENTIAL DENSITY IS 1180 UNITS.  THE GENERAL
        DEVELOPMENT PLAN SHOWS A SCENARIO FOR THE MAXIMUM PROPOSED DENSITY.
3. THERE IS NO PROPOSED MAXIMUM COMMERCIAL SQUARE FOOTAGE.  THE GENERAL
        DEVELOPMENT PLAN SHOWS A DEVELOPMENT SCENARIO OF 180,000 SQUARE FEET
        (GROSS). COMMERCIAL CAPACITY FOR EACH BLOCK SHALL BE DETERMINED BY THE

PARKING/LOADING/STACKING REQUIREMENTS AS STATED IN ARTICLE 26 OF THE 
FLUVANNA ZONING ORDINANCE.
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Block Characteristics:

Block A

Block A shall consist of commercial pad sites along James Madison Highway with a

mixed-use block of taller buildings set back 400 feet from the highway. Except as

shown on the General Development Plan, parking shall be relegated to the rear of

the buildings.  The abandoned railroad crossing will be infilled to provide for the

buildings shown on the north side of Block A and a new pond will be integrated into

the entrance landscaping to provide a natural appearance from Route 15.  Blocks

A-2 and A-3 shall be designed to serve as a "central plaza" with street level shops

and patios and office and residential space above.

Block B

Block B is 43 acres and shall consist of 3-4 housing types, including single family

residences, townhomes, and condominiums.  Block B-1 shall be 3-4 blocks of

urban style townhomes and shall include a potential future connection to the

Rivanna Heritage Trail. Block B-2 shall include a passive recreation area, enclosed

by single-family housing, along the ridge on the south side of the entrance road.

Block B-3 shall provide single-family attached and/or detached housing in the form

of two urban blocks with sidewalks and street trees in front of the homes.

Block C

Block C is 81 acres and shall consist of 3 pods of varying housing types.  Block C-1

shall be single-family attached and/or detached housing; block C-2 shall have 2-3

condominium-style buildings on a ridge above the river, with single-family detached

and townhome lots to the east; and block C-3 shall have a central parking area with

2-3 story multi-family buildings surrounding the parking area.  Some limited

commercial uses, such as a restaurant, may be provided in block C-3.  Block C

also shall include a trail and footbridge through the open space along the existing

lake, a loop trail through the flood plain along the Rivanna River, and a picnic

pavilion overlooking the River.

Block D

Block D is 63 acres and shall consist of 5 pods of housing.  Block D-1 shall

compliment block C-1 with additional attached and detached single-family housing;

Block D-2 shall have the highest permitted density with up to 225 multi-family

residential units, along with a fitness center, community pool, lake and picnic

pavilion located centrally to blocks D-1, D-2, and D-4.  A large rectangular playing

field shall be located between blocks D-1 and D-2. Block D-3, D-4, and D-5 shall

have a mixture of single-family housing and townhomes in an urban setting with

sidewalks and street trees.

Block E

Block E shall consist of lower density single-family residences with single -family

detached housing in Pod E-1 and primarily single-family detached housing in Block

E-2.   All housing that fronts on Ridge Road and Park Road shall have sidewalks,

street trees, and landscaped entrances.

Table of Uses by Block

Block

Residential Uses

A B C D E

Dwellings, accessory
P P P

Dwellings, multi-family
P P P

Dwellings, single-family

attached

P P

Dwellings, single-family

detached

P P P P

Dwellings, townhouse
P P P P

Dwellings, two-family
P P P P

Group homes
P P P P P

Residential Accessory

Uses

Accessory Apartment
P P P

Accessory Buildings and

Uses including Storage

Buildings

P P P P P

Block

Miscellaneous Uses

A B C D
E

Electric, gas, oil and

communication facilities,

excluding tower structures,

owned and operated by a

public utility

P P P P P

Public Uses and Buildings
P P P P P

Outdoor Recreation

Facilities

P P P

Greenhouses,

non-commercial

P P P

Community Farms
SP SP SP

Block

Commercial Uses

A B C D
E

Administrative, Professional

Offices

P

Financial Institutions
P

Medical Offices
P

Home Occupation
SP SP SP SP

Retail  Store, Neighborhood

Convenience

P

Retail  Store, Specialty
P SP

Restaurant, General P SP

Drive-thru windows
P

Outdoor storage, display

and/or sales

SP SP

Sporting Goods
P SP

Indoor Athletic Facilities
P SP

Health Spas
P SP

Florists
P SP

Musical Instruments
P SP

Newsstands, magazines,

pipe and tobacco shops

P SP

Retail nurseries and

greenhouses

P SP

Adult Retirement

Communities

SP SP SP SP

Assisted Living Facilities
SP SP SP SP

Open Space and Amenities:

The Open Space on the Application Plan represents 63% (143 acres) of the site

and incorporates the existing flood plain, stream buffers, fairways, and cart paths.

To the greatest extent possible, the Open Space shall be incorporated into a

Neighborhood Park with trail connections to all residential and commercial

development.

Amenities shall include: swimming pool, fitness center,  community / meeting room,

playing fields, picnic pavilions, gardens, and biking / hiking / walking trails.  The

amenities shall be interspersed throughout the development with access from the

neighborhood park and the swimming / fitness / community facilities shall be

centrally located.

Architectural and Landscape Standards:

Form, Massing, and Proportion of structures

Building facades facing a street shall not extend for more than 100 feet without a

change in plane.  The minimum change in plane shall be 4 feet and the cumulative

total length of the change in plane shall extend for no less than 15% of the length

of the building façade.

Three and four story buildings shall have visual step backs above the second story.

Permitted Architectural Styles :

To encourage flexibility and diversity of architecture, no restrictions on 

architectural style are specified in this code of development.  Architectural

designs shall be reviewed by an architecture subcommittee of the 

neighborhood association for approval.  Initially, the developer/owner will

fulfill the role of the neighborhood association.

Permitted Building Materials:

 Exposed foundations shall be finished in stone, brick or stucco,

 Vinyl siding shall not be permitted on the first or second floor exteriors.

 Masonry, wood, and composites of wood are permitted on facades,

 Roofs shall be architectural dimensional shingles, tile, or metal.

Colors and Façade Treatment:

 All exterior wood finishes (except flooring) shall be painted,

 Earth-tone colors must be used for all exterior finishes (an earth-tone color

palette will be submitted with the first request for a building permit for county

approval),

 All building exteriors shall have a minimum of two colors; one color for siding

and a separate color for trim.

 Windows shall be proportional to the building massing.

 For brick finishes, windows shall be headed, keystones are optional.

 Buildings with siding shall have trim boards (minimum 5/4 x 4 width).

 Shutters, when used, shall be one half the size of the adjacent window.

 Visibly discernible stories shall be achieved through the use of windows and/or

building entries on each story, using varied building materials, special

ground-floor design treatments, and other façade elements or other

architectural details.

Roof Pitch and Design:

 Dormers shall match main roof in style and pitch

 Minimum roof pitch shall be 6:12, except for flat roof sections.

 The mass of the commercial buildings in Block A-3 as well as their respective

roofs should be broken up  in order to achieve an appropriate look for the

mixed-use center.  A minimum of 2 distinct roof elevations shall be

incorporated to achieve this.  In addition to steps in the roof elements, other

elements should be incorporated such as: balconies, chimneys, dormers, and

clerestories.

 For Blocks B, C, D:  Dormers, bays, or chimneys shall be incorporated into

building design. Front  entrances shall be covered and entrance roof designs

shall vary.

 For Block E:  Dormers, bays, or chimneys shall be incorporated into each

building.  Front entrances shall be covered and roof designs shall vary.

Garage doors should be decorative and screened with landscaping and trim

from adjacent streets.

Architectural Review Committee:

The Walkers Ridge Architectural Review Committee shall approve detailed

architectural standards based on the Code of Development prior to building permit

application to Fluvanna County.  Prior to the recordation of the covenants and

restrictions for Walker's Ridge, they shall be submitted to the Director of Planning

for review to ensure compliance with the Code of Development.  The developer

shall establish the Walker's Ridge Architectural Review Committee prior to the

issuance of the first building permit in order to enforce the Code of Development's

architectural and landscape standards set forth herein.  A certificate of approval

from the Walker's Ridge Architectural Review Committee must be submitted at the

time of building permit application.

Landscape Treatment:

Street Trees (minimum 2" diameter) shall be provided along the urban frontage

(where curb, gutter, landscape strips, sidewalks, and buildings are shown) of all

streets.  Minimum spacing for street trees shall be 50 feet.  Large shade trees shall

be provided for each each parking lot.  A minimum of one large shade tree shall be

provided for every 10 spaces and additional screening shall be provided  to limit

visibility of parking lots from adjoining streets.  A minimum of four benches and

eight large shade trees shall be provided for Block B, Block C, and Block D.

Additional ornamental landscaping and shade trees shall be provided for: picnic

pavilions, fitness center, community building, and pool.

Existing Features to be Preserved:

The existing clubhouse and single family residence will not be preserved. The golf

course fairways and cart paths shall be preserved, to the greatest extent possible

and incorporated into the neighborhood park plan.  Trees along Route 15 shall be

preserved and, where needed, additional plantings shall be provided, to create a 50

foot screening buffer of commercial parking areas.  Existing trees shall be

preserved, to the greatest extent possible, as shown on the Application Plan.

Development Narrative:

The Walkers Ridge property is 232 acres, located in the Palmyra Community

Planning Area between James Madison Highway (U.S. 15) and the Rivanna River.

More specifically, the Planned Development is adjacent to the Palmyra Fire Station

and across the river from the Pleasant Grove property.  An existing home site and a

golf course (closed) currently occupy the site.  There is an existing entrance on

State Route 644 (Friendship Road) and a proposed entrance on James Madison

Highway. Approximately 75% (170 acres) of the property lies outside of: existing

easements and rights-of-way, floodplain, critical slopes, wetlands, and stream

buffers

.

The existing R-3 (Residential-Planned Development) zoning allows: an 18-hole

course, A Resort with Restaurant / Meeting Area, Residential Condominiums,

Single-Family Attached Residential Units, and a Commercial plaza.  The Land Use

Section (Chapter 2) of the 2009 Fluvanna County Comprehensive Plan proposes a

residential density of 4-10 dwelling units per acre (DUA) (reference Figure LU-28

and Figure LU-21) for the Palmyra Planning Area ; and the PUD ordinance allows

for 4-12 dwelling units per acre in the Palmyra Planning Area with bonus densities

for affordable housing and open space provisions.

The Walkers Ridge application plan proposes a maximum of 1190 residential units

(or 6.5 DUA) along with 160,000 SF of Commercial Space. The Application Plan

also provides 63% Open Space and the Applicant will proffer provisions  for

affordable housing.  The Commercial and Mixed-Use centers are relegated to Block

A, which includes approximately 10% of the site acreage.  The Commercial center

is buffered by 50 feet of existing vegetation along James Madison Highway, and an

Open Space buffer with a pond and footbridge bisects the Commercial Centers and

creates an entrance from the Highway.

A limited amount of Commercial uses in Block A are intended to accentuate the

existing business in the Village of Palmyra and to attract business from the Route

15 Corridor.  The predominant Commercial development proposed is neighborhood

services and it is the intent of the Applicant to provide a place where residents can

live, work, shop, eat, walk, ride, and play.

The focal point of the design for Walkers Ridge is the conversion of existing

fairways and cart paths into a substantial neighborhood park, which is integrated

with the new residential blocks.  The majority of the residential units will have

frontage on the park, providing a rural character to the development; while at the

same time providing a generous access to miles of walking, running, and biking

trails with interspersed amenities such as fitness, swimming, tennis, gardens, and

picnic pavilions. There is also a potential connection from this development to the

Fluvanna Heritage Trail, which would provide convenient walking and biking access

to the Village of Palmyra and Pleasant Grove.

It is the Applicant's opinion that a golf resort is not a reasonable use of the property

and the current R-3 Master Plan and the existing golf course has not been able to

succeed in the Palmyra market.  The proposed PUD Master Plan will replace the

golf resort with a community park and provides a residential density that will sustain

the park amenities and neighborhood services that will accompany the plan.

It is anticipated that there will be a very large market for this unique style of

development in Central Virginia and the Applicant will narrow that market by

providing some proffers for affordable housing and by targeting the senior housing

market in particular.

Landscaping shall consist of large shade trees lining the proposed streets and

commercial frontages as well as within designated parking areas.  Where needed,

new evergreens will be incorporated into existing trees to assist with screening of

parking areas from Route 15 as well as neighboring residences. Lastly, an overall

feature of the proposed development shall be achieved through preservation of

existing trees and fairways, contingent upon the design process for the proposed

neighborhood park.

WALKER'S RIDGE

CODE OF DEVELOPMENT

Table of Contents

General Project Information Sheets 1,2,3

Adjacent Owners and Uses Sheet 3

General Development Plan Sheet 4

Block Plan Sheet 5

Land Use Summary Sheet 5

Lot and Building Regulations Sheet 5

Development Narrative Sheet 6

Block Characteristics Sheet 6

Green Spaces and Amenities Sheet 6

Architectural and Landscape Standards Sheet 6

Grading, Utilities, and Landscaping Layout Sheets 7,8,9

Road Sections and Details Sheet 10

44



G
EN

ER
A
L 

D
EV

EL
O

PM
EN

T 
PL

A
N

45



New Rain
Garden

G
EN

ER
A
L 

D
EV

EL
O

PM
EN

T 
PL

A
N

"Welcome To Palmyra"
Monument Sign

(To Be Provided By
Developer)

Round-a-bout Construction
To Occur Per Phasing Plan

of Road Development.

Full Access

U
.S

. R
ou

te
 1

5 
- 

Ja
m

es
 M

ad
is

on
 H

wy

46



G
EN

ER
A
L 

D
EV

EL
O

PM
EN

T 
PL

A
N

47



S
IT

E 
D

ET
A
IL

S

Road Design Guidelines

Road Type Design Speed Min. Horizontal
Radius Maximum Grade Notes

Primary Connecting Roadway
(No On-Street Parking) 35 MPH 150 FT 14 %

Entry Road, Access to Block
C, D and Camp Friendship

Primary Connecting Roadway
(With On-Street Parking) 25 MPH 110 FT 10 %

Entry Road, Access to Block
C, D and Camp Friendship

Subdivision Access Road (TH or SFD)
(No On Street Parking) 25 MPH 110 FT 16%

Access to residential area,
Blocks B2, B3, E1, E2

Subdivision Access Road (TH or SFD)
(With On Street Parking) 20 MPH 110 FT 10 %

Access to residential area,
Blocks B2, B3, E1, E2

Internal Access Road within Multifmaily
or Commercial Development 100' Sight Distance N/A 12%

Urban roads within parking
and multifamily developments

Alleys 100' Sight Distance N/A 16 % Private Alleys at the rear of
SFD and Townhomes
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GENERAL NOTES:

1. PHASE I - 76 ACRES
BLOCKS A-1, C-3, D-3, D-4, D-5, E-1, E-2
NOT TO EXCEED 260 RESIDENTIAL UNITS AND 37,000 SF COMMERCIAL
BEFORE CONSTRUCTION OF PRIMARY ENTRANCE (ROUND-A-BOUT).
BLOCK C-3 INCLUDES 30,000 GPD WATER SUPPLY FROM TMP 19-A-39 (CAMP FRIENDSHIP)

2. PHASE II - 25 ACRES
BLOCKS A-4, B-1
202 RESIDENTIAL UNITS
30,000 SQUARE FEET COMMERCIAL

3. PHASE III - 129 ACRES
BLOCKS A-2, A-3, B-2, B-3, C-1, C-2, D-1, D-2
648 RESIDENTIAL UNITS
100,000 SQUARE FEET COMMERCIAL

4. PHASING PLAN IS SUBJECT TO CHANGE WITH APPROVAL OF LOCAL
AND STATE AGENCIES.

49



PH
A
S
E 

1
 E

N
TR

A
N
C
E 

D
ET

A
IL

50



51

ATT E



52



53



54



55



56



57



58



59



60



61



62



63



64



65



66



67



68



69



70



71



72



73



74



75

ATT F



76



77



78



79



 

 1 

 
 

 

March 8, 2013 

Justin Shimp 

Shimp Engineering, P.C.  

201 E. Main Street: Suite M 

Charlottesville, VA 22902 

 

Delivered via mail  

 

RE:  Technical Review Committee (TRC) Comments  

(ZMP 12:02 – Hotel Street Capital, LLC: Walker’s Ridge) 

 

Mr. Shimp: 

 

The Technical Review Committee (TRC) had the following comments at their January 10, 2013 

meeting regarding ZMP 12:02: 

 Virginia Department of Transportation (VDOT) 

-See attached report from VDOT based on the submitted TIA. 

 Planning Commission  

-See attached comment sheet. 

 Fire Department 

A representative of the Fire Department stated that a fire suppression system will be needed; 

this system must have access to an adequate water supply. Most multi-family units will need 

to be equipped with an appropriate sprinkler system.  

 Health Department 

-Mr. Rice stated that the revised plan shows that the developer now intends to develop/install 

both drinking water supply and on-site sewage disposal system, and that plans will have to be 

submitted to the Virginia Department of Health along with supporting documentation for 

Department review and approval from the Office of Drinking Water and the Virginia 

Division of Engineers. 

 Central Virginia Electric Cooperative (CVEC) 

A representative of CVEC stated the company controls electric lines that run through the 

property to Camp Friendship. CVEC will need the applicant to submit the proposed master 

plan in AutoCAD or a similar electronic format, so that the company can appropriately 

design the electric system needed to serve the development. CVEC will also need to know 

the proposed phasing plan, so they can appropriately design their system.  

 

P.O. Box 540 

Palmyra, VA 22963 
 

 (434) 591-1910 

 FAX (434) 591-1911 

www.co.fluvanna.va.us 

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA  
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A public hearing regarding this proposal is scheduled for March 27, 2013 at the Planning 

Commission’s regularly-scheduled meeting (7:00 PM at the Fluvanna County Circuit 

Courtroom).  

 

Feel free to contact me via email (stugwell@fluvannacounty.org) or by phone at (434) 591-1910 

if you have any questions.  

 

 

 

Steve Tugwell 

Senior Planner 

 
 

 

CC:  File 

Hotel Street Capital, LLC, 31 Garrett Street, Warrenton, VA 20186 
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An Ordinance To Amend The Fluvanna County Zoning Map, With Respect 

To 222.03 acres of Tax Map 30, Section A, Parcel 110 and 10 acres of Tax 

Map 19, Section A, Parcel 39C, for an aggregate of 232.03 acres, to 

conditionally rezone the same from R-3, Residential, Planned Community to 

Planned Unit Development (PUD).  (ZMP 12:02) 

 

BE IT ORDAINED BY THE FLUVANNA BOARD OF SUPERVISORS, 

pursuant to Virginia Code Section 15.2-2285, that the Fluvanna County Zoning 

Map be, and it is hereby, amended, as follows: 

 

That 222.03 acres of Tax Map 30, Section A, Parcel 110 and 10 acres of Tax Map 

19, Section A, Parcel 39C, be and is hereby, rezoned from R-3, Residential, 

Planned Community, to Planned Unit Development (PUD) subject to the 

submitted proffers as set out in the letter dated April 19, 2013, which is attached 

hereto. 
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