
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 
May 22, 2013 at 7:00pm 

 
1-CALL TO ORDER, PLEDGE OF ALLEGIANCE 
 
2-DIRECTOR’S REPORT 

Ms. Allyson Finchum, Planning Director       __                  N          
  

3-PUBLIC COMMENTS #1 (3 minutes each) 
 
4-APPROVAL OF MINUTES: 

April 24, 2013                                                                                   O                                                                                                                     
    

5- PUBLIC HEARINGS:                                                                                                                        
ZMP 13:01 –  JCM III, LLC                    P 

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. 

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

 ZMP 12:02 - Hotel Street Capital, LLC                 Q           
An ordinance to amend the Fluvanna County Zoning Map with respect to 222.0 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. 

 
7-SITE DEVELOPMENT PLANS:                                                                                                      

SDP 13:05 – Virginia Electric Power Company                                                                             R 
A site development plan request for a natural gas metering and regulation station, and gas pressure 
reducing station with respect to 49.4 acres of Tax Map 59, Section 6, Parcels 2, 2A, 1, 1A, and Tax Map 
62, Section A, Parcel 1.  The property is zoned I-1, Industrial, Limited and is located on the southern side 
of Route 656 (Bremo Road) approximately .50 miles east of its intersection with Bremo Bluff Road.  The 
property is located in the Fork Union Election District and is within the Rural Residential Community 
Planning Area 
 

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:   May 22, 2013 

Re:   Planning Director’s Report 
 

1. Board of Supervisors Actions:   
 

May 1, 2013: 

 

Update on the Zion Crossroads Plan. 

 

May 15, 2013: 

 

 Update on the Zion Crossroads Plan. 

 

2. Board of Zoning Appeals Actions: 
 

No May Meeting. 
 
 

3. Technical Review Committee: 

 

May 9, 2013: 
 

I. SDP 13:05 – Virginia Electric Power Company – A site development plan request for a 

natural gas metering and regulation station, and gas pressure reducing station with respect 

to 49.4 acres of Tax Map 59, Section 6, Parcels 2, 2A, 1, 1A, and Tax Map 62, Section A, 

Parcel 1.  The property is zoned I-1, Industrial, Limited and is located on the southern side 

of Route 656 (Bremo Road) approximately .50 miles east of its intersection with Bremo 

Bluff Road.  The property is located in the Fork Union Election District and is within the 

Rural Residential Community Planning Area. 

 

II. SUP 13:03 – Jason Farren Automotive Repair Shop - A request for a special use permit 

to allow for an automobile repair service establishment with respect to 4.567 acres of Tax 

Map 17, Section 16, Parcel 4.  The property is currently zoned A-1 (Agricultural, General) 

and is located on the northern side of State Route 619 (Ruritan Lake Road), approximately 

0.25 miles east of State Route 761 (Branch Road). The property is located within the Fork 

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

the Rural Residential 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 





Monthly Approval Report for February 2013
District Action ID# Description Tax Map Parcels Total Acreage Number of Lots

Columbia
Approved

BSP 13-006 Physical survey plat for a drainfield location 23 (A)14A 0

SUP 13-001 Retail Landscaping Operation 5 (A)61 4.48

Cunningham
Adjudicated/Closed

CCE 13-001 29 (5)-7 1.01

CCE 13-006 17 (24)-22 2.97

Pending Compliance

CCE 13-002 27 (17)-8 & 9 5.052

Fork Union
Approved

SDP 12-018 Minor Site Plan 59 (A)8 8.24

SUB 13-001 Family Subdivision 40 (A)24 29.42 3

Pending Compliance

CCE 12-001 51A (A)22 0.333

Palmyra
Adjudicated/Closed

Monday, May 20, 2013 Page 1 of 2

AFD - Agricultural Forestal District
BZA - Board of Zoning Appeals (Variance)
CPA - Comprehensive Plan Amendment 
SUB - Subdivisions 
ZMP - Zoning Map Proposal (Rezoning)

CCE - Code Compliance Enforcement 
BSP - Boundary Survey Plat

SDP - Site Development Plan  
SUP - Special Use Permits 
ZTA -  Zoning Text Amendment



District Action ID# Description Tax Map Parcels Total Acreage Number of Lots

CCE 13-005 4 (22)-14 2

Pending Compliance

CCE 12-002 3 (A)-31, 32 101.59

Pending PC Meeting

SUP 13-002 SUP for major utilities in conjunction with PUD 30 (A)110, 19-A-39C 232.03

Monday, May 20, 2013 Page 2 of 2

AFD - Agricultural Forestal District
BZA - Board of Zoning Appeals (Variance)
CPA - Comprehensive Plan Amendment 
SUB - Subdivisions 
ZMP - Zoning Map Proposal (Rezoning)

CCE - Code Compliance Enforcement 
BSP - Boundary Survey Plat

SDP - Site Development Plan  
SUP - Special Use Permits 
ZTA -  Zoning Text Amendment



Code Compliance Enforcement Activity Report

ID# StatusTax Map Parcels Status DateReported Against Type of Violation Comments

Cunningham

CCE 13-002 Awaiting Action27 (17)-8 & 9 4/4/2013Marks, David K. & Sandra M. Auto Complaint is in regards to "40+ vehicles on property". Site inspec. 1-30-13 noted 
approx. 15 unlicensed vehicles on one parcel and 5 unlicensed vehicles on the 
other. Code Complaince advised owner of violation of County Code Art.4, Sec.22-
4-2.1 and 2.2 (automobile graveyard). 1st Letter of Violation sent 2-07-13. Owner 
has been removing several vehicles.

Fork Union

CCE 12-001 Warrant Obtained51A (A)22 4/29/2013JWS Enterprises, LLC (James W. Sherrill, Misc. Property address is 4985 James Madison Hwy. Site inspections on 12-20-11and 1-
06-12 noted that the property is being used for general storage which is not a use 
permitted "by right" or "by SUP". 1st letter sent on 1/12/12. 2nd violation 1/31/12. 
Letter of intent approved by Darren Coffey 2/29/12. 3rd letter sent by hand 
delivery 4/09/13. Summons issued 4/29/13.

Palmyra

CCE 12-002 Warrant Obtained3 (A)-31, 32 4/29/2013JWS Enterprises, LLC (James W. Sherrill, Misc. Property is behind 1017 Union Mills Road. Complaint is in regards to "dumping". 
Site inspec. 1/09/12 noted that contractor type materials are being stored on 
property. 1st letter sent 1/12/12. 2nd letter sent requesting intentions 1/31/12. 
Letter of intent  approved by Darren Coffey 2/29/12. 3rd letter sent by hand 
delivery 4/09/13. Summons issued 4/29/13.

CCE 10-013 Awaiting Action10 (3)-2B 5/8/2012Eric D. Taylor SUPs Property is at intersection of Union Mills Road and North Boston Road. SDP 10:09 
approved 07/26/11. SDP requirements not implemented as of 9-23-11. 2nd letter 
sent 9/23/11. 3rd letter sent 1/24/12. Site inspec. 2/3/12 noted newly vegetative 
screening per/approved SDP. Monitoring conitues.

Monday, May 20, 2013 Page 1 of 1
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FLUVANNA COUNTY PLANNING COMMISSION 
REGULAR MEETING MINUTES 

Circuit Courtroom 
Fluvanna County Courts  

April 24, 2013 
  7:00 p.m. 
 
MEMBERS PRESENT: Barry Bibb, Chairman   
                                     Patricia Eager, Vice-Chairman 
                                       Samuel Babbitt  

Donald Gaines 
Ed Zimmer 

   Joe Chesser, Board of Supervisors Representative 
                                    
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 April 24, 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 April 3, 2013 
 None 

o April 10, 2013 
 None 

o April 17, 2013 
 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. 
 

 Board of Zoning Appeals Actions – No April Meeting 
 

 Technical Review Committee 
o April 11, 2013 

 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 
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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 

 
PUBLIC COMMENTS #1 
Chairman Bibb opened the floor for the first section of public comments. 
 Caroline Talley, 14307 James Madison Hwy resident, addressed the Planning Commission 

regarding when the applicant for ZMP 12:02 requested the public hearing deferral. 
 Kate Skovira, 153 Chapel Ct resident, addressed the Planning Commission regarding road 

maintenance within the development she lives in. 
 

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 March 27, 2013 Planning Commission meeting minutes as presented. 
 
Dr. Babbitt seconded.  The motion carried with a vote of 3-0. 
 
 
 
PUBLIC HEARINGS: 
ZMP 12:02 – Hotel Street Capital, LLC 
Applicant deferred. An an ordinance to amend the Fluvanna County Zoning    Map with respect to 222.0 
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 if 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. 
 
MOTION: 
Mr. Gaines moved to recommend deferral of ZMP 12:02, a request to rezone 222.0 acres of Tax Map 
30, Section A, Parcel 110, and 10 acres of Tax Map 19, section A, Parcel 39 C (former Rivanna Resort) 
from R-3 (Residential Planned Community) with proffers to PUD (Planned Unit Development), and SUP 
13:02, a request to allow for major utilities in conjunction with a PUD with respect to 222.0 acres of tax 
Map 30, Section A, Parcel 110, and 10 acres of Tax Map 10, Section A, Parcel 39C. 
 
Dr. Babbitt seconded. The motion carried with a vote of 3-0.  
 
PRESENTATIONS: 
Zion Crossroads Plan  
 
 
Jay Lindsey, Comprehensive Planner, presented information on the timeline of this plan’s completion to 
the Planning Commission. 
 
SITE DEVELOPMENT PLANS: 
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None 
 
SUBDIVISIONS:  
None 
 
UNFINISHED BUSINESSS: 
Allyson Finchum, Planning Director, discussed the applicant’s deferral for ZMP 12:02 public hearing, 
stating there were issues unable to be resolved before the current PC meeting. Therefore, the applicant 
agreed to defer to allow for adequate time for these issues to be resolved.  
 
NEW BUSINESS: 
None 
 
PUBLIC COMMENTS #2 
Chairman Bibb opened the floor for the second section of public comments. 
With no one wishing to speak, Chairman Bibb closed the second section of public comments. 
 
ADJOURN 
There being no further business, Chairman Bibb adjourned the Planning Commission meeting of April 
24, 2013 at 7:45 p.m.   
 
Minutes recorded by Steve Tugwell. 
 
 

                 _____________________________ 
                                                              Barry A. Bibb, Chairman  
    Fluvanna County Planning Commission      
 
 
 
 
 



  

    

  

  

  

  

  

 

STAFF REPORT 
 

To: Fluvanna County Planning Commission    From: Steve Tugwell 

Case Number: ZMP 13:01      District: Fork Union 

Tax Map: Tax Map 59, Section A, Parcel 8     Date: May 22, 2013                                                                         

   

 

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

Wednesday, May 22, 2013 at 7:00 pm in the Circuit Courtroom in 

the Courts Building.   

 

Owner/Applicant:  JCM III, LLC 

   

Representative:  Cabell Metts or Gregg Black 

 

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

approximately 4.81 acres of Tax Map 59, Section A, Parcel 8, to 

conditionally rezone the same from B-1, Business, General, to I-1, 

Industrial, General, subject to the submitted proffer. (Attachment 

A)  

 

Location: The affected property is 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).    (Attachment B). 

 

Existing Zoning:  B-1, Business, General 

 

Proposed Zoning: I-1, Industrial, Limited with submitted proffer 

 

Existing Land Use:  Vacant building  

 

Planning Area:                      Fork Union Community Planning Area 

 

Adjacent Land Use:   Adjacent properties are zoned A-1, Agricultural, General to the 

east, north, and south, R-1, Residential, Limited to the west, and B-

1, Business, General to the east. 

 

Zoning History:  A site development plan (SDP 99:03) was approved for mobile 

homes sales and an auction house on April 26, 1999, A site 

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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development plan (SDP 12:18) was approved for religious 

assembly on April 11, 2013, A special use permit (SUP 99:04) was 

approved for an auction house on May 19, 1999, a special use 

permit (SUP 99:05) was denied for mobile home sales on May 19, 

1999, and a rezoning (ZMP 99:08) was approved from I-1 to B-1 

on November 7, 1999.   
  

Submitted Proffers:   The applicant has submitted a proffer letter to staff indicating that 

they wish to exclude “indoor shooting ranges” out of the list of permitted uses in I-1 zoning. 

                                          

Neighborhood Meeting: 

 

With the exception of the applicants, there were no other attendees present at the April 10, 2013 

Neighborhood meeting. 

 

Technical Review Committee: 

 

At the April 11, 2013 Technical Review Committee meeting, Charles Miller from the Health 

Dept. stated that since a drainfield has just been approved   for the church use at this site, then 

they do not have any further input unless additional uses will be planned for the other buildings; 

 

The Fire Department stated that they would like to know what the proposed uses for the site will 

be; 

The E&S inspector said that the site may require a stormwater management pond; 

 

Mr. Stephens with the Public Works Dept. stated the 110’ right-of-way may need to be widened, 

and inquired about the location of the drainfield; 

 

Planning staff commented that the rezoning line will need to be delineated, and the property may 

need to be subdivided; 

 

VDOT stated there are 3,900 vehicle trips per day, and that the proposed entrance is in a good 

location, and in excellent condition.  (Attachment C) 
  

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 I-1, Industrial, Limited Zoning District is as follows: 

 

“The primary purpose of this district is to permit certain light industries.  The limitations on (or  

provisions relating to) height of building, horsepower, heating, flammable liquids or explosives, 

controlling emission of fumes, odors and/or noise, landscaping, and the number of persons  

employed are imposed to protect and foster adjacent residential property while permitting 

certain light industries to locate near a labor supply”. 
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Analysis:   

 

The applicant is requesting to conditionally rezone 4.81 acres of a 7.54 acre parcel (Tax Map 59, 

Section A, Parcel 8) from B-1, Business, General to I-1, Industrial, Limited.  The 4.81 acre 

portion of this parcel requested for rezoning contains a 100 x 200 metal lean-to type building.    

The applicant has stated that the property’s current B-1 zoning has limited his ability to market 

the building and the property to prospective businesses.  The applicant has also volunteered to 

subdivide the property if rezoned, in order to distinguish the B-1/I-1 zoning line, and to properly 

screen between the uses on either side, and from the adjoining A-1 zoned property.  There is a 

substantial amount of existing trees and vegetation to the neighboring R-1 zoned property to the 

west, and this existing vegetation will contribute towards the required amount of screening.    

The applicant has submitted a sketch site plan that shows how the site could potentially be 

subdivided, as well as a proposed entrance from Creasy Town Lane (Route 695).   

 

A site development plan for a church was recently approved on the 2.73 acre portion of the parcel 

that contains frontage on James Madison Highway (Route 15).  This portion of the parcel and use 

has, and will contain its own access and parking area.  If this rezoning is successful, a site 

development plan providing screening in accordance with Sec. 22-11-3 (b) shall be required.  A 

work session regarding this rezoning application was held with the Planning Commission on 

May 8, 2013, and the list of permitted uses in the I-1 zoning district were discussed and 

considered.  Following the work session, the applicant submitted a proffer letter to staff which 

eliminates “indoor shooting ranges” from the list of permitted uses in the I-1 zoning district.  

 

The submitted sketch plan indicates that the existing metal building on the proposed I-1 portion 

of the parcel is in compliance with the required building setbacks in the I-1 zoning district.  Sec. 

22-11-5 states that “buildings and accessory uses shall be located not less than one hundred 

(100) feet from any street right-of-way and all parking lots shall be located not less than fifty 

(50) feet from any street right-of-way”.  Sec. 22-11-6 further states that, “when permitted uses 

adjoin agricultural, residential, or business districts the minimum yard requirements shall be 

fifty (50) feet.  All parking lots shall be located not less than twenty-five (25) feet from any 

residential or agricultural district”.  According the survey of this property, all of the required 

setbacks above are in compliance.    (Attachment D) 

 

Comprehensive Plan: 

 

Land Use: 

This property is located in the Fork Union Community Planning Area, in Neighborhood 

Residential, and according to the 2009 Comprehensive Plan, the “areas along Route 6 and West 

River Road in Fork Union proper should continue to be developed as a village, and the areas to 

the northeast should develop as neighborhood residential areas”.  Additionally, “Fork Union 

should continue to develop as a village in the core area near Fork Union Military Academy 

(FUMA), surrounded by residential neighborhoods”.  While the Comprehensive Plan does not 

specifically recommend I-1 uses in neighborhood residential areas, it does recommend some 

small commercial and institutional uses be incorporated into the neighborhood residential 

community element.  The subject parcel is located on the southern fringe of the Fork Union CPA, 
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well out of Fork Union proper.  There is existing B-1 zoning and commercial uses near the 

subject property, and the prior use of this parcel suggests light-industrial may have been 

compatible to the area.    

 

Conclusion: 

 

This rezoning request appears to meet the intent of the Comprehensive Plan in that, “in some 

cases, some small commercial and institutional uses may be incorporated into the neighborhood 

residential community element”. Additionally, the applicant has provided a proffer statement 

excluding indoor shooting ranges, a use that may be perceived as too intense for the area.   

 

When reviewing this rezoning request, the Planning Commission should take into consideration 

how this request accomplishes (or does not accomplish) the goals and intent of the 

Comprehensive Plan.  While a neighborhood residential component is not provided, some 

commercial development and lighter-based industrial uses may be appropriate for the outer 

fringes of the Fork Union Community Planning Area. 

 

Suggested Motion: 

 

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

ZMP 13:01, a request to amend the Fluvanna County Zoning Map with respect to approximately 

4.81 acres of Tax Map 59, Section A, Parcel 8, to conditionally rezone the same from B-1, 

Business, General, to I-1, Industrial, General, subject to the submitted proffer.  

 

Attachments: 

A – Application and APO letter 

B – Aerial Vicinity Map 

C – TRC comment letter 

D – Sketch plan and proffer letter 

E – Proposed Ordinance 
 

Copy:  File 
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ATT C

9



10



ATT D

11



12



An Ordinance To Amend The Fluvanna County Zoning Map, With Respect To 4.81 acres of 

Tax Map 59, Section A, Parcel 8 to conditionally rezone the same from B-1, Business, General 

to I-1, Industrial, Limited. 

(ZMP 13:01) 

 

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 4.81 acres of Tax Map 59, Section A, Parcel 8, be and is hereby, rezoned from B-1, Business, 

General to I-1, Industrial, Limited, subject to the submitted proffer as set out in the letter dated May 

17, 2013, which is attached hereto. 

 

 

 

This letter is to inform the Fluvanna County Board of Supervisors and the Fluvanna County 

Planning Commission that we wish to proffer out of the list of permitted uses under I-1  

 

Shooting Range Indoor 

 

 

  

 

ATT E
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STAFF REPORT 
 

To: Fluvanna County Planning Commission    From: Steve Tugwell 

Case Number: SDP 13:05      District: Fork Union 

Tax Map: Tax Map 59, Section 6, Parcels 1, 1A, 2, 2A             Date: May 22, 2013 

Tax Map 62, Section A, Parcel 1                  

  

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

Wednesday, May 22, 2013 at 7:00 p.m. in the Circuit Courtroom in 

the Courts Building.   

 

Owner:         Central Virginia Electric Cooperative 

 

Applicant/Representative: John McCauley, P.E.  

 

Requested Action: Approval of a sketch plan to convert an existing coal-fired power 

generation facility into a gas-fired power generation facility 

including gas line and all peripheral equipment with respect to 49.4 

acres of Tax Map 59, Section 6, Parcels 1, 1A, 2, 2A, and Tax Map 

62, Section A, Parcel 1.  (Attachment A) 

 

Location:   The subject property is located on the southern side of Route 656 

(Bremo Road) approximately .50 miles east of its intersection with 

Bremo Bluff Road).  (Attachment B) 

 

Existing Zoning:  I-1, Industrial, Limited 

 

Existing Land Use:  Coal-fired power generation facility 

                                              

Adjacent Land Uses:  Adjacent properties are zoned A-1  

 

Comprehensive Plan:  Rural Residential Planning Area 

 

Zoning History:   Bremo Power Station has been operating at its current location 

since around 1930.  A site plan was approved for a 4,800 square 

foot synthetic fuel facility on November 29, 2004, and a variance 

was approved to increase the height of the synfuel facility from 45 

feet to 60 feet on December 7, 2013.  

COUNTY OF FLUVANNA  

“Responsive & Responsible Government” 
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Analysis: 

 

The applicant is requesting sketch plan approval in order to convert an existing coal-fired power 

generation facility into a gas-fired power generation facility including gas line and all peripheral 

equipment.  The conversion will require alterations to the two (2) existing 1950’s era Babcock & 

Wilcox balanced draft, pulverized coal-fired boilers.  According to the applicant, “the conversion 

to natural gas is a requirement in the PSD air permit for Dominion’s Virginia City Hybrid 

Energy Center in St. Paul, Virginia, subject to Virginia SCC approval.  If the Bremo units were 

to continue coal-fired operation, each unit would require a costly scrubber, a baghouse and 

other necessary equipment and controls to comply with current environmental requirements.  

Such environmental retrofitting would be more expensive than conversion to natural gas”.  

(Attachment C) 

 

This conversion as proposed would include the removal of coal feeders and burners.  Some of the 

equipment required for natural gas operation would include gas burners and igniters, boiler 

overfire air systems to reduce emissions, modifications to the super heater and reheater spray 

attemperators for steam temperature control, as well as reinforcement of the boiler structures.  A 

new Continuous Emissions Monitoring System would be needed to monitor stack emissions.  

Additionally, gas valve racks, a new auxiliary boiler, flame scanners with cooling systems, as 

well as new plant controls and safety systems would also be required for natural gas operation.   

 

A maintenance building will contain pressure reducing valves, pressure regulating valves and 

revenue flow measurement meters.  Lastly, a pipeline cleaning “pig” launcher and receiver will 

also be included for installation and ongoing maintenance of the pipeline.   

 

The Zoning Administrator has previously determined that a special use permit is not required in 

order for the conversion to take place, due to the establishment of this facility as a major utility 

prior to the adoption of a County Zoning Ordinance.  (Attachment D) 

 

Parking/Roads 

 

The site has existing access from State Route 656 (Bremo Road), and no new points of access are 

proposed.  The number of employees is not increasing, therefore on-site parking requirements are 

not changing. 

 

Additionally, pursuant to Section 22-23-6 BB of the Zoning Ordinance, the applicant has 

requested a variation to the sidewalk regulations by the Planning Commission for the reasons 

they have stated in their request letter.  Granting the variation to sidewalk requirements at this 

site may be appropriate due to the fact this site is located outside of a growth-area, and all 

adjacent properties are zoned A-1 (Agricultural, General).   (Attachment E)  

 

Landscaping/Screening 

 

All landscaping should be in compliance with the Fluvanna County Zoning Ordinance.  All 

parking lots of five or more spaces must be screened from view of public roads, rights-of-way, 
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and adjacent properties.  Shade trees are required in the parking islands and at the ends of all 

parking bays.  Tree protection barriers that meet the requirements of Sec. 22-24-8 of the 

Fluvanna County Code should be placed around any natural areas to be retained on the site.     

 

Signage & Outdoor Lighting 

 

Traffic circulation should be controlled by appropriate signage at the entrance/exit points into the 

site, and site lighting may only be required if the number of parking spaces is increasing.  Any 

new signage is subject the regulations as prescribed in Article 15 of the Zoning Ordinance. 
    

Stormwater Management 

 

An erosion and sediment control plan would be required for review and approval prior to the 

issuance of any land disturbing permit.  

 

Septic and Water Usage 

 

Water and sewer service to this site is not impacted, therefore changes are not required and the 

Health Department made no comment. 

  

Technical Review Committee: 

 

At the May 9, 2013 Technical Review Committee meeting,,  The Health Department stated 

they had no comments on this site; 

 

The Fire Chief asked how the natural gas will be transported across the river; 

 

The E & S inspector commented that most or all of the VA Power Project will be covered 

by their Annual Standards and Specifications filed with DCR; and if the connection 

between the pipeline terminus and the power generation building does not fall under DCR 

jurisdiction but proposes to disturb 10,000 sq. ft. of land, or more, Fluvanna County 

would require that an Erosion & Sediment Control Plan be submitted to the Building 

Department for review and approval prior to the issuance of a Land Disturbing Permit;  

  

As of May 20, 2013, VDOT had not responded to requests from staff to provide 

comments for this site.  (Attachment F) 

 

 Conclusion: 

 

The submitted sketch plan appears to meet the sketch plan requirements of Section 22-23-8.A of 

the Fluvanna County Zoning Ordinance.  Prior to final approval, a site development plan that 

meets the requirements of Sections 22-23, 24, 25 and 26 of the Fluvanna County Zoning 

Ordinance must be submitted for staff review and approval. 
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Recommended Conditions: 

 

1. Meeting all final site plan requirements which include, but are not limited to, 

providing parking, landscaping, tree protection, and outdoor lighting plans when and 

where applicable;  

2. Meeting all public agency requirements including but not limited to VDOT 

requirements. 

 

Suggested Motion: 

 

I move to approve SDP 13:05, a sketch site plan to convert an existing coal-fired power 

generation facility into a gas-fired power generation facility including gas line and all peripheral 

equipment with respect to 49.4 acres of Tax Map 59, Section 6, Parcels 1, 1A, 2, 2A, and Tax 

Map 62, Section A, Parcel 1, subject to the conditions listed in the staff report.   

 

Further, I move to approve/deny the request to the variation of the sidewalk regulations of 

Section 22-23-6 BB of the Zoning Ordinance. 

 

Attachments:                  

 

A – Application 

B – Aerial Vicinity Map 

C – Sketch Site Plan  

D – Zoning Administrator’s Zoning Determination Letter  

E - Applicant’s request for a variation to the sidewalk regulations as required by Sec. 22-23-6 

BB.  

F - TRC Comment Letter, and emails from the Health Dept. & E&S inspector 

 
Copy: 

Owner:  Virginia Electric and Power Company, 1038 Bremo Road, Bremo Bluff, VA 23022 

Applicant/Representative:  John McCauley, P.E., 5000 Dominion Boulevard, Richmond, VA 23060  

Planning Commission 

File 
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