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 AGENDA 
FLUVANNA COUNTY PLANNING COMMISSION 

Regular Meeting 
Circuit Court Room 

Fluvanna Courts Building 
October 23, 2013 at 7:00pm 

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

Ms. Allyson Finchum, Planning Director       __                 M          
  

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

September 25, 2013                                                                                          N                                                                                                                 
    

5- PUBLIC HEARINGS:  
CPA 13:01 – Fluvanna County – Comprehensive Plan Text Amendment             O 

Amend the Infrastructure and Land Use chapters of the Comprehensive Plan, along with any other 
associated changes to the plan as a result of the additions. Portions of the existing text within the 
Infrastructure and Land Use chapters will be replaced with new text and illustrations prepared by the 
Board of Supervisors. The proposed amendment to the Comprehensive Plan adjusts Land Use goals and 
provides new text and an illustrative map in the Infrastructure chapter in order to better reflect the 
Interjurisdictional Agreement regarding the James River Water Pipeline:  “An Agreement between 
Louisa County, Virginia, Fluvanna County, Virginia, the Louisa County Water Authority, and the James 
River Water Authority regarding the James River Water Pipeline.” The amendment is generally 
consistent with other chapters of the Comprehensive Plan. 

SUP 13:04 – Andrew & Jessica Boyle                                    P 
A request for a Special Use Permit (SUP) to allow for a Commercial Kennel with respect to 4.067 acres 
of Tax Map 4, Section 41, Parcel 3. The property is zoned A-1 (Agricultural, General) and is located on 
the south side of Richmond Road (Route 250) 0.15 miles east of its intersection with Blue Ridge 
Turnpike (Route 708). The property is located in the Palmyra Election District and is within the Zion 
Crossroads Community Planning Area. 

 
SUP 13:05 - Lori L. Roberts                                           Q 

A request for a Special Use Permit (SUP) to allow for a Commercial Greenhouse with respect to 3.581 
acres of Tax Map 29, Section A, Parcel 89. The property is zoned A-1 (Agricultural, General) and is 
located on the south side of Thomas Jefferson Parkway (State Route 53) approximately 0.60 miles east of 
its intersection with Ruritan Lake Road (Route 619). The property is located in the Fork Union Election 
District and is within the Rural Residential Planning Area. 

 
SUP 13:06 – Gregory Cox                   R  

A request for a Special Use Permit (SUP) to allow for an automobile repair service establishment with 
respect to 10 acres of Tax Map 16, Section 14, Parcel 4.  The property is currently zoned A-1 
(Agricultural, General) and is located on Rock Lane, approximately 0.60 miles south of its intersection 
with State Route 619 (Ruritan Lake Road). The property is located in the Cunningham Election District 
and is within the Rural Residential Planning Area.  

 
SUP 13:07 – Brad Lee Philip Kennedy                                                                                           S  

A request for a Special Use Permit (SUP) to allow for an automobile repair service establishment with 
respect to 25.422 acres of Tax Map 29, Section A, Parcel 12.  The property is currently zoned A-1 
(Agricultural, General) and is located on the west side of State Route 660 (Sclaters Ford Road), 
approximately 0.25 miles south of State Route 619 (Ruritan Lake Road). The property is located in the 
Fork Union Election District and is within the Rural Residential Planning Area.  
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6-PRESENTATIONS (normally not to exceed 10-minute limitation)   

                                                                                          
7-SITE DEVELOPMENT PLANS: 
 
8-SUBDIVISIONS: 

 
9-UNFINISHED BUSINESS: 

 
10-NEW BUSINESS: 

Discussion on ZMP 12:02 & SUP 13:02 – Hotel Street Capital, LLC                           T 
 

11-PUBLIC COMMENT #2 (3 minutes each) 
 
12-ADJOURN 
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********** 

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:   October 23, 2013 
Re:   Planning Director’s Report 
 
1. Board of Supervisors Actions:   
 
October 2, 2013: 
 

CPA 13:01 – Resolution of Intent 
Ratified (4-0) the resolution initiating a Comprehensive Plan Amendment to amend the 
Infrastructure and Land Use chapters of the Comprehensive Plan, along with any other 
associated changes to the plan as a result of the additions; and to schedule a public hearing on 
October 23, 2013 to receive public input prior to formal Planning Commission consideration 
and recommendation to the Board of Supervisors. 

 
October 16, 2013: 
 

ZMP 12:02 & SUP 13:02 – Hotel Street Capital, LLC 
Remanded (4-1 Booker)  
ZMP 12:02 - 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 952 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 - 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.  
 
 

2. Board of Zoning Appeals Actions: 
 

No September Meeting. 

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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3. Technical Review Committee: 

 
October 10, 2013: 
 

SUP 13:08 – Mary E. Marks - A request for a Special Use Permit (SUP) to allow for a 
Commercial Kennel with respect to 26.602 acres of Tax Map 21, Section 12, Parcel 4 & 5.  
The property is currently zoned A-1 (Agricultural, General) and is located on the north side 
of Bybee Farms Lane approximately 0.15 miles west of its intersection with Hollands Road 
(Route 630). The property is located in the Columbia Election District and is within the 
Rural Preservation Planning Area. 

 



FLUVANNA COUNTY BUILDING INSPECTIONS
                                    MONTHLY BUILDING INSPECTION REPORT  

   SEPTEMBER 2013  
  YTD

USE Sep-12 VALUE    YTD 12 VALUE Sep-13 VALUE   YTD 13 VALUE Sep/Diff VALUE PERMITS VALUE
New Homes 6 1,817,590 58 10,390,614 9 1,548,000     59 11,179,483  3 (269,590)     1 788,869          
Duplex 0 0 0 0 0 -               0 -              0 -             0 -                 
Single Family (Attached) 0 0 4 360,000 4 600,000        12 1,800,000    4 600,000      8 1,440,000       
Adds&Alterations 22 264,467 193 2,832,851 33 1,098,051     205 2,891,228    11 833,584      12 58,377            
Garages & Carports 1 14,000 11 225,160       3 132,000        14 448,740       2 118,000      3 223,580          
Accessory Buildings 0 0 9 83,500         5 72,980          12 215,380       5 72,980        3 131,880          
Single Wide MH 0 0 1 500             0 -               1 3,000           0 -             0 2,500              
Swimming Pools 0 0 9 346,181       0 -               5 121,600       0 -             -4 (224,581)         
Recreational Bldgs 0 0 0 -              0 -               0 -              0 -             0 -                 
Business Bldgs 0 0 2 819,850       0 -               0 -              0 -             -2 (819,850)         
Industrial Bldgs 0 0 5 1,182,509    0 -               1 50,000         0 -             -4 (1,132,509)      
Other Buildings 0 0 8 620,219       0 -               8 553,905       0 -             0 (66,314)          

  

TOTALS 29 2,096,057 300 16,861,384 54 3,451,031     317 17,263,336  25 1,354,974   17 401,952          

FEES Sep-12 PREV TOT YTD 12 Sep-13 PREV TOT YTD 13 DIFFERENCE DIFFERENCE YTD
Building Permits 8,207.25$    80,799.35    89,006.60 15,527.14$  68,078.92 83,606.06    7,319.89        (5,400.54)    
Land Disturb Permits 2,750.00$    29,080.00    31,830.00 1,750.00$    18,741.25 20,491.25    (1,000.00)      (11,338.75)  
Zoning Permits/Proffers 900.00$       37,300.00    38,200.00 14,700.00$  22,900.00 37,600.00    13,800.00      (600.00)      

  
TOTALS 11,857.25$  147,179.35  159,036.60 31,977.14$  109,720.17 141,697.31  20,119.89$    (17,339.29)  

Sep-12 PREVIOUS YTD 12 Sep-13 PREVIOUS YTD 13
INSPECTIONS 160 1,238 1,398 180 1,195 1,375 20 -23

  Darius S. Lester (  ) represents a negative

  Building Official



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

Columbia
Approved

EST 13-001 22 (A)7, 42, 43 & (3)2,3 665.86

SDP 13-009 Major Site Plan 4 (A)99 14.771

Cunningham
Approved

SDP 13-011 Minor Site Plan 39 (A)48 26.041

ZUP 13-001 Modification/replacement of existing antennas 18 (A)41 26.041

Fork Union
Approved

BSP 13-014 Boundary Survey 39 (A)55 0

SUB 13-016 Ordinance of Vacation 49 (A) 26B, 26C, 26D 14.755 3

Tuesday, October 01, 2013 Page 1 of 1

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



Pending Meetings Report

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

Pending BOS Meeting
11/20/2013 Palmyra ZMP 12-003 Sycamore Square, LLC 9 (A)13,14,14 Proffer Amendment 43.733

Pending PC Meeting
10/23/2013 Fork Union SUP 13-005 Lori L. Roberts 29 (A)89 Commercial Greenhouse 3.581

10/23/2013 Palmyra SUP 13-004 Andrew & Jess Boyle 4 (41) 3 Commercial Kennel 4.067

10/23/2013 Fork Union SUP 13-007 Brad Kennedy 29 (A)12 Auto Repair Service Establishment 25.422

10/23/2013 Cunningham SUP 13-006 Gregory Cox 16 (14)4 Auto Repair Service Establishment 10

11/18/2013 Columbia SUP 13-008 Mary E. Marks 21 (12) 4, 5 Commercial Kennel 26.602

Thursday, October 17, 2013 Page 1 of 1



Code Compliance Enforcement Activity Report

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

Columbia

CCE 13-012 Awaiting Action33 (9)-1A 6/27/2013Liberty Homes, LLC, Et Al Trash Property address is located west of No.3049 Cedar Lane. Complaint is in regards 
trash, debris and junk. Site inspection 3-05-2013 noted an accumlation of trash and 
debri that could br providing a habitat for rodents and vermin. 1st letter sent 4-25-
2013. Site inspec. 5-30-2013 noted some progress during new house construction. 
Monitoring continues.

CCE 13-011 Awaiting Action33 (A)-57 6/27/2013Gail Bruce, Et, Al Trash Complaint is in regards trash, debris and junk. Site inspection 3-05-2013 noted an 
accumlation of trash and debris that could be providing a habitat for rodents and 
vermin. 1st letter sent 4-25-2013. Owner advised 5-30-2013 that her tenant is 
cleaning up the property. Monitoring continues.

Fork Union

CCE 12-001 Pending Court51A (A)22 5/21/2013JWS Enterprises, LLC (James W. Sherrill, Misc. 4985 James Madison Hwy. Site insp. 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. 1st hearing 5-21-13. 2nd hearing 9-10-13.

Palmyra

CCE 12-002 Pending Court3 (A)-31, 32 5/21/2013JWS Enterprises, LLC (James W. Sherrill, Misc. Behind 1017 Union Mills Road. Regards to "dumping". Site insp. 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. 
1st hearing 5-21-13. 2nd hearing 9-10-13.

Wednesday, October 16, 2013 Page 1 of 2



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

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.

Wednesday, October 16, 2013 Page 2 of 2



 
Project Status 
Special Use Permit (SUP) 
Applications 

●      SUP required (automobile repair service establishment) [TMP 29 (A) 12] 
o Planning Commission meets 10-23-13 (SUP 13:007)  

●      SUP required (automobile repair service establishment) [TMP 16 (14) 4]  
  ○    Planning Commission meets 10-23-13 (SUP 13:006) 

Special Use Permit (SUP) Violations ●      Compliance – Sound Levels [Tenaska] 
        ○    All requirements and conditions for sound levels compliant as of 10-24-13 

●      Compliance with site inspection for SUP 11:003 – All requirements compliant 
●      Compliance with site inspection for SUP 10-004 – All requirements compliant 
●      Compliance with site inspection for SUP 09-007 – All requirements compliant 
●      Compliance with site inspection for SUP 07-016 – All requirements compliant                       

Zoning Violations ●      Illegal Use [TMP 51A (A) 22], Zoned B-1, general outside storage of materials 
        ○    On 10-01-13 General District Court Judge ruled in favor of Fluvanna Co., fine $100    

●      Illegal Use [TMP 3 (A) 31, 32], Zoned A-1, contractor’s storage yard 
                    ○     On 10-01-13 General District court judge ruled in favor of Fluvanna Co., fine $100  
●      Illegal Use [TMP 23 (10) A1], Zoned A-1, single family attached dwelling 
                    ○      Owner has failed to initiate Virginia State licensure for permitted use – 
                             First letter of violation issued 9-24-13 
●      Illegal Use [TMP 5 (A) 59, Zoned A-1, removal of use or requiring SUP or rezoning to B-1- 
                    ○       Owner and tenant advised 9-20-13, monitoring for compliance   

Assisting Building Inspections and 
other agencies 

●      Evaluate Fluvanna County Voluntary Fire Station retention basin and ditches 
        for possible failure 
●      Evaluate Biosoild spill on Cedar Lane with Department of Environmental Quality    

Signage ●      Removal of Illegal Signage in Road Right-of-Ways 
  ○     Seventeen signs removed     
  ○     Placement of four public hearing signs (13:004, 13:005, 13:006, 13:007) 
  ○     Advised tenant for sign permit requirement [TMP 18 (10) 6] Cuppa Joe  
  ○     Advised tenant for sign permit requirement [TMP 51 (9) 3] Sals Italian Restaurant     

Miscellaneous  • Proactive compliance evaluation of all visible properties in the county – 30% complete  
• Deliver packet for the upcoming Planning Commission meeting 
• Acquired five new public hearing signs for placement 

 

Fluvanna County Planning Department 
Code Compliance Projects 

Staff Contact Scott Miller (Code Compliance Officer) 
Date October 15, 2013 



 
 

Sept. 25 Oct. 9 Oct. 23 Wed. Nov 13 Mon. Nov. 18 Wed. Dec. 13 Mon. Dec. 16 
 

PC Work 
Session: 

CIP 

 

PC Meeting: 

Public Hearing on 
CPA 13:01 – 
Comprehensive 
Plan Text 
Amendment re: 
JRWA Waterline  

 

PC Meeting:  

Comprehensive 
Plan amendments 
for JRWA 
Waterline 

 

Planning Commission Text 
Amendment Timeline 

Amended Ocotober 2013 

PC Meeting: 

Approval of 
Proffer Policy  

PC Meeting: 

 Public hearing 
on CIP 
Approval 

 

Amendment Discussions for 2014: 

• Comprehensive Plan Update 

• Hydrogeologic Testing  and Fiscal Impact Study 

• Phasing of Development 

• Central/ Public Sewer and Water for major 
subdivisions 

• Broadband Initiative/ Study 

PC Work Session: 

CIP 

PC Work Session 
(if needed) 

 



 

Current/ Complete Projects Status 
Comprehensive Plan Amendments – 
JRWA Public Utilities 

• Finalize Amendment language 
• Present Amendments to Planning Commission and Board of Supervisors 

Capital Improvement Plan (CIP) • Identify capital projects for CIP 
• Prepare estimates for request amounts 
• Present results to Planning Commission 

Walker’s Ridge • Determine new fiscal impacts to schools 
 

Upcoming Projects Status 
Development Activity Report • Begin Preparation of 2013 Development Activity Report (DAR) 
Comprehensive Plan Updates • Ongoing  
 

Fluvanna County Planning Department 
Long-Range Planning Projects 

Staff Contact Jay Lindsey (Planner) 
Date October 16, 2013 
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FLUVANNA COUNTY PLANNING COMMISSION 
REGULAR MEETING MINUTES 

Circuit Courtroom 
Fluvanna County Courts  

September 25, 2013 
7:00 p.m. 

 
MEMBERS PRESENT: Barry Bibb, Chairman 
   Patricia Eager, Vice-Chairman 

Donald Gaines 
Joe Chesser, Board of Supervisors Representative 

 
MEMBERS ABSENT: Samuel Babbitt 
   Ed Zimmer 
       
ALSO PRESENT: Frederick Payne, Fluvanna County Attorney 

Steven Tugwell, Senior Planner 
Jay Lindsey, Planner 
Heather Poole, Senior Program Assistant 
 

CALL TO ORDER 
Chairman Bibb called the Planning Commission meeting of September 25, 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 
Mr. Steve Tugwell, Senior Planner, gave the monthly report to the Planning Commission. 
 
 Board of Supervisors  

o September 4, 2013 
 None 

o September 18, 2013 
 Potential Amendments to the Fluvanna County Comprehensive 

Plan/Zoning Ordinances Regarding Extension of Major Utilities 
Approved (5-0) to direct the Planning Commission to initiate a 
Comprehensive Plan Amendment regarding extension of major utilities. 

 EST 13:01 – Central Meadows, LLC   
Approved (5-0) an ordinance to establish a new Conservation Easement 
with respect to 261.046 acres of Tax Map 22, Section A, Parcel 42, 
142.606 acres of Tax Map 22, Section A, Parcel 7, 118.769 acres of Tax 
Map 22, Section 3, Parcel 2, 104.109 acres of Tax Map 22, Section 3, 
Parcel 3, and 39.326 acres of Tax Map 22, Section A, Parcel 43.  The 
property is zoned A-1, Agricultural, General and is located to the south of 
Twin Oaks Lane approximately ½ mile from its intersection with State 
Route 629 (Deep Creek Road).  The property is located in the Columbia 
Election District and is within the Rural Preservation Planning Area. 
 

 Board of Zoning Appeals Actions – No September Meeting 
 

 Technical Review Committee 
o September 12, 2013 

 EST 13:01 – Central Meadows, LLC – An ordinance to establish a new 
Conservation Easement with respect to 261.046 acres of Tax Map 22, 
Section A, Parcel 42, 142.606 acres of Tax Map 22, Section A, Parcel 7, 
118.769 acres of Tax Map 22, Section 3, Parcel 2, 104.109 acres of Tax 
Map 22, Section 3, Parcel 3, and 39.326 acres of Tax Map 22, Section A, 
Parcel 43.  The property is zoned A-1, Agricultural, General and is located 
to the south of Twin Oaks Lane approximately ½ mile from its 
intersection with State Route 629 (Deep Creek Road).  The property is 
located in the Columbia Election District and is within the Rural 
Preservation Planning Area. 

 SUP 13:04 – Andrew & Jessica Boyle - A request for a Special Use 
Permit (SUP) to allow for a Commercial Kennel with respect to 4.067 
acres of Tax Map 4, Section 41, Parcel 3. The property is zoned A-1 
(Agricultural, General) and is located on the south side of Richmond Road 
(Route 250) 0.15 miles east of its intersection with Blue Ridge Turnpike 
(Route 708). The property is located in the Palmyra Election District and 
is within the Zion Crossroads Community Planning Area 
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 SUP 13:05 - Lori L. Roberts - A request for a Special Use Permit (SUP) 
to allow for a Commercial Greenhouse with respect to 3.581 acres of Tax 
Map 29, Section A, Parcel 89. The property is zoned A-1 (Agricultural, 
General) and is located on the south side of Thomas Jefferson Parkway 
(State Route 53) approximately 0.60 miles east of its intersection with 
Ruritan Lake Road (Route 619). The property is located in the Fork Union 
Election District and is within the Rural Residential Planning Area. 

 SUP 13:06 – Gregory Cox - A request for a special use permit to allow 
for an automobile repair service establishment with respect to 10 acres of 
Tax Map 16, Section 14, Parcel 4.  The property is currently zoned A-1 
(Agricultural, General) and is located on Rock Lane, approximately 0.60 
miles south of its intersection with State Route 619 (Ruritan Lake Road). 
The property is located in the Cunningham Election District and is within 
the Rural Residential Planning Area.  

 SUP 13:07 – Brad Lee Philip Kennedy - A request for a special use 
permit to allow for an automobile repair service establishment with respect 
to 25.422 acres of Tax Map 29, Section A, Parcel 12.  The property is 
currently zoned A-1 (Agricultural, General) and is located on the west side 
of State Route 660 (Sclaters Ford Road), approximately 0.25 miles south 
of State Route 619 (Ruritan Lake Road). The property is located in the 
Fork Union Election District and is within the Rural Residential Planning 
Area. 

 
PUBLIC COMMENTS #1 
Chairman Bibb opened the floor for the first section of public comments. 
With no one wishing to speak, Chairman Bibb closed the first section of public comments. 
 
APPROVAL OF MINUTES 
MOTION: 
Ms. Eager moved to approve the August 28, 2013 Planning Commission meeting minutes as presented.   
 
Mr. Gaines seconded. The motion carried with a vote of 3-0. AYES: Babbitt, Eager, and Gaines. NAYS: 
None. ABSENT: Babbitt and Zimmer. 
 
PUBLIC HEARINGS: 
None 
 
PRESENTATIONS: 
JRWA Waterline: Amendments to Fluvanna County’s Comprehensive Plan 
Jay Lindsey, Comprehensive Planner, presented potential amendments to Fluvanna County’s 
Comprehensive Plan related to the JRWA waterline. Mr. Lindsey notified the Planning Commission that 
staff will be working with Mr. Payne to strengthen some of the suggested language in order for it to better 
reflect the intent of the Interjurisdictional Agreement between Louisa County and Fluvanna County. 
Instead of discouraging potable water, proposed language would discourage connections in Rural 
Preservation Areas of Fluvanna County. 
 
Mr. Lindsey stated the agreement between counties requires that all waterline related amendments be 
completed by November 30, 2013. As a result, the issue is to go before the Planning Commission on 
October 23, 2013 and the Board of Supervisors on November 20, 2013.  
 
Mr. Lindsey reviewed § 15.2-2232 of Virginia State Code, which requires a locality’s comprehensive 
plan to include the location, character and extent of new features (including utilities). Mr. Lindsey 
presented the proposed text amendments and a map showing the extent and location of the JRWA 
waterline.  
 
Mr. Frederick Payne, County Attorney, clarified the language in need of alteration would, instead of 
discouraging potable water, discourage public and central potable water and sewer connections to 
residential, commercial and industrial uses in the Rural Preservation Areas.  
 
SITE DEVELOPMENT PLANS: 
SDP 13:09 – I & J Homebuilders, LLC 
A major site development plan request to construct an 8,400 square foot building with respect to 
14.771 acres of Tax Map 4, Section A, Parcel 99.  The property is zoned I-1, Industrial, Limited 
(Conditional) and is located on the north side of Route 250 (Richmond Road) approximately 
0.33 miles east of Route 627 (Zion Road).  The property is located in the Columbia Election 
District and is within the Zion Crossroads Community Planning Area. 
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Mr. Steve Tugwell, Senior Planner, presented the major site development plan request to construct an 
8,400 square foot building with respect to 14.771 acres of Tax Map 4, Section A, Parcel 99.  
 
Ms. Eager asked the applicant about materials seen on his property (insulation, stone and bricks). 
Ms. Eager asked if the applicant intended on storing materials of this nature in the future and 
warned the applicant of his property being in potential violation with the county. Mr. Bahr, the 
applicant, stated he planned on storing materials inside in the future. 
 
Chairman Bibb inquired if the applicant would comply with VDOT requirements. The applicant 
stated he would. 
 
MOTION: 
Mr. Gaines moved to approve SDP 13:09, a major site development plan request to construct an 
8,400 square foot building with respect to 14.771 acres of Tax Map 4, Section A, Parcel 99, 
subject to conditions listed in the staff report.  
  
Ms. Eager seconded. The motion carried with a vote of 3-0. AYES: Bibb, Eager, and Gaines. 
NAYES: None. ABEST: Babbitt and Zimmer. 

 
Further, Mr. Gaines moved to recommend approval of the sidewalk variance in accordance with Section 
22-23-6BB of the Zoning Ordinance. 
 
Ms. Eager seconded. The motion carried with a vote of 3-0. AYES: Bibb, Eager, and Gaines. 
NAYES: None. ABEST: Babbitt and Zimmer. 
SUBDIVISIONS:  
None 
 
UNFINISHED BUSINESSS: 
None 
 
 
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 
September 25, 2013 at 7:35 p.m.   
 
Minutes recorded by Heather Poole. 
 
 

                 _____________________________ 
                                                              Barry A. Bibb, Chairman  
    Fluvanna County Planning Commission      
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STAFF REPORT 
 
To: Fluvanna County Planning Commission   From:  Jay M. Lindsey 
Case Number: CPA 13:01             Date: October 23, 2013 
 
General Information:            This request is to be heard by the Planning Commission on 

Wednesday, October 23, 2013 at 7:00 pm in the Circuit Courtroom 
in the Fluvanna County Courts Building.   

 
Applicant/Representative: Fluvanna County Planning Commission 
 
Requested Action:  A request for a Comprehensive Plan Amendment to revise the 

Infrastructure chapter to reflect the location, extent, and nature of 
new infrastructure features; and the Land Use chapter to limit the 
types of infrastructure connections encouraged in Rural 
Preservation Areas.  

 
Location: Not Applicable 
 
Zoning History:  Not Applicable 
  
Board of Supervisors 
 
At its September 18, 2013 meeting, the Board of Supervisors approved an Interjurisdictional 
Agreement regarding the James River Water Pipeline: “An Agreement between Louisa County, 
Virginia, Fluvanna County, Virginia, the Louisa County Water Authority, and the James River 
Water Authority regarding the James River Water Pipeline subject to revision of Section 1.1(b)i 
to provide for Louisa to fund, design, and construct a T-connection along the Louisa pipeline for 
the benefit of Fluvanna (Vote 3-2).” At its October 2, 2013 meeting, the Board of Supervisors 
approved “An Agreement between Louisa County, Virginia, Fluvanna County, Virginia, the 
Louisa County Water Authority, and the James River Water Authority regarding the James River 
Water Pipeline (Vote 3-1).”  
 
At its September 18, 2013 meeting, the Board of Supervisors directed the Planning Commission 
to initiate a Comprehensive Plan Amendment regarding extension of major utilities (Vote: 5-0). 
On October 2, 2013, the Board of Supervisors ratified the resolution initiating a Comprehensive 
Plan Amendment to amend the Infrastructure and Land Use chapters of the Comprehensive Plan, 
along with any other associated changes to the plan as a result of the additions; and to schedule a 
public hearing on October 23, 2013 to receive public input prior to formal Planning Commission 
consideration and recommendation to the Board of Supervisors (Vote: 4-0).  

COUNTY OF  F LUVANNA 
“ Responsive & Responsible Government”  
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Analysis: 
 
The Comprehensive Plan is a guide to future growth and development in Fluvanna County. It 
describes the county’s goals and vision for the next twenty years, and includes strategies that may 
be used to achieve that vision. State law requires every locality to adopt a comprehensive plan 
(VA Code § 15.2-2223). The current Comprehensive Plan was adopted on March 18, 2009, after 
several months of public input.  

As § 15.2-2232 of Virginia State Code requires a locality’s comprehensive plan to include the 
location, character, and extent of new features (including utilities), the Board of Supervisors 
directed the Planning Commission to initiate a Comprehensive Plan Amendment to amend the  
Infrastructure and Land Use chapter of the Comprehensive Plan, along with any other associated 
changes to the plan as a result of the revisions; and to schedule a public hearing on October 23, 
2013 to receive public input prior to formal Planning Commission consideration and 
recommendation to the Board of Supervisors.    

The Comprehensive Plan may, at the discretion of the Board of Supervisors, be amended (VA 
Code § 15.2-2229). The Plan Process and Implementation section of the Comprehensive Plan 
describes the criteria that should be considered when determining the appropriateness of a 
proposed amendment (page 250). For a Comprehensive Plan amendment application to be 
accepted, one or more of the following criteria should be met: 

1. The request must be a creative idea or concept that will benefit the community and that 
was unforeseen during the planning process for the comprehensive plan; 

2. The subject property or concept was misinterpreted or overlooked in the comprehensive 
plan; 

3. Conditions have changed substantially since the last comprehensive plan update, 
necessitating a change (e.g. changes in surrounding land use or economic conditions); 

4. An undue hardship exists that substantially limits the use of the subject property; and/or 

5. The amendment will effectively aid in the implementation of other goals of the 
comprehensive plan or the community vision.  

Comprehensive Plan amendments should be carefully considered by the Board of Supervisors. 
These amendments should be based upon established goals and sound planning principles. 
Occasional revision is essential if the plan is to continue to serve as a reliable guide for 
community growth; however, excessive amendment of the plan undermines and limits its 
effectiveness. Since its adoption in 2009, the Board of Supervisors has approved four 
amendments to the current Comprehensive Plan (Table 1).  
 
Table 1: Approved Amendments to the Current Comprehensive Plan 
Applicant Name Description Date Approved 

Steven L. Peters Addition of Tax Map 8-A-A14A to the 
Rivanna Community Planning Area 

January 20, 2010 
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Fluvanna County Addition of the Financial Sustainability 
Chapter 

February 17, 2010 

Fluvanna County Revisions to the Urban Development Area 
(UDA) and Telecommunications sections of 
the Comprehensive Plan. 

November 16, 2011 

Fluvanna County Amendments to the Vision section of the 
Comprehensive Plan. 

June 20, 2012 

 
Due to a change in the county’s future infrastructure, it may be appropriate to amend the 
Comprehensive Plan (see Criteria 1, 3, and 5 above). Only two of the five current Board 
members (Ms. Booker and Mr. Weaver) were on the Board of Supervisors at the time of the 
plan’s adoption.  
 
Per state requirements, the Comprehensive Plan must be reviewed at least once every five (5) 
years (VA Code § 15.2-2230). The next in-depth review of the Comprehensive Plan will begin in 
2013 and be complete by early 2014. 
 
Relationship to the Other Chapters of the Comprehensive Plan 
 
The Comprehensive Plan is divided into thirteen interrelated subject areas. Below is an 
explanation of how the proposed amendments affect these subject areas, and how they are 
consistent with rest of the Comprehensive Plan (Table 2):  
 
Table 2: Summary of Proposed Amendment & Comparison with Other Chapters of the 
Comprehensive Plan 

Subject Area Summary of Proposed 
Amendment 

Comparison with Other 
Chapters of the Comprehensive 
Plan 

Natural 
Environment 

Water and sewer systems should 
have a minimal impact on water 
quality, and the protection of the 
Rivanna River should remain a 
priority. 

The proposed amendment is 
generally consistent with the 
Natural Environment chapter. 
 
 

Land Use Growth is directed to existing 
development areas, and the rural 
character of much of the county 
should be retained. Development 
areas should have adequate 
infrastructure, both public and 
private. 

The proposed amendment will 
allow the addition of infrastructure 
to the county’s eastern edge to be 
generally consistent with the Land 
Use chapter. The amendment will 
also, as called for by the Land Use 
chapter, help provide needed 
infrastructure to the county’s 
growth areas. 
 



  44  

Community 
Design 

The proposed amendment does not 
significantly affect community 
design.  

The proposed amendment has little 
effect on the concepts presented in 
the Community Design chapter.  
 

Infrastructure The amendment describes the 
location, nature, and extent of the 
proposed infrastructure addition. It 
also allows for future connections 
to the infrastructure, but restricts 
such connections to the provision of 
service to the Community Planning 
Areas (CPAs). 

The proposed amendment is 
generally consistent with the 
Infrastructure chapter.  
 

  
  
  

Subject Area Summary of Proposed 
Amendment 

Comparison with Other 
Chapters of  
the Comprehensive Plan 

Transportation  The proposed amendment does not 
significantly affect transportation. 

The proposed amendment is 
generally consistent with the 
Transportation chapter.  
 

Economic 
Development 

Fluvanna County will be better 
positioned for economic 
development due to increases in 
capacity resulting from the area’s 
improved infrastructure.  

The proposed amendment 
strengthens the Economic 
Development chapter by increasing 
overall county capacity. 
 

Historic 
Preservation 

The proposed amendment does not 
significantly affect historic 
preservation.  

The proposed amendment does not 
significantly affect historic 
preservation. 

Parks & 
Recreation 

Pleasant Grove is developed as a 
destination for tourism, recreation, 
hiking, fishing, and other outdoor 
events. A trail system will connect 
Pleasant Grove with Palmyra and 
Lake Monticello. 

The proposed amendment is 
generally consistent with the Parks 
& Recreation chapter.  
 

Housing Residential development will be 
directed to the community planning 
areas, where there is adequate 
infrastructure capable of handling 
new growth.  

The proposed amendment is 
generally consistent with the 
Housing chapter.  
 

Human Services The proposed amendment does not 
directly address human services.  

The proposed amendment is 
generally consistent with the 
Human Services chapter.  
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Education The proposed amendment leaves 
open the possibility of infrastructure 
service to future schools, even if 
they are located outside of the 
CPAs. 

The proposed amendment is 
generally consistent with the 
Education chapter.  
 

Public Safety The proposed amendment will have 
little effect on Public Safety.  

The proposed amendment is 
generally consistent with the Public 
Safety chapter.  
 

Financial 
Sustainability 

The proposed amendment does not 
significantly address issues of 
financial sustainability, but by 
continuing to focus growth to the 
CPAs and by providing 
infrastructure which can act as an 
economic driver, the amendment 
may result in a positive outcome for 
the county’s efforts at financial 
sustainability.  

The proposed amendment is 
generally consistent with the 
Financial Sustainability chapter.  
 

  
The proposed amendment is generally consistent with the rest of the Comprehensive Plan. The 
amendment makes the Comprehensive Plan and the county’s future infrastructure consistent with 
one another. The Infrastructure and Land Use chapters heavily influence the social, physical, and 
economic character of the county as a whole, so changes to them should be well thought-out and 
account for future needs and unforeseen consequences.  
 
Conclusion 
 
The Planning Commission should consider whether or not the proposed amendment is 
appropriate, based on the criteria described within the Comprehensive Plan itself. Any 
amendment should build upon sound planning practices and the community’s established goals.  
The proposed amendments to the Land Use and Infrastructure chapters of the Comprehensive 
Plan are generally consistent with current County policies, as well as the rest of the 
Comprehensive Plan. Overall, the amendments do not introduce new concepts, but describe the 
addition of infrastructure in a way which will not disrupt current land use patterns.  
 
Suggested Motion 
 
I move that the Planning Commission recommend [approval/denial] of CPA 13:01, amendments 
to  Chapter 2, Land Use, and Chapter 4, Infrastructure, of the 2009 Comprehensive Plan, as 
originally proposed by the Board of Supervisors. 
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PROPOSED RAW WATER PIPELINE 
Summary of Proposed Amendments to the Fluvanna County Comprehensive Plan 
October 2013 
 
Existing and Proposed Language within Comprehensive Plan 
 
Land Use, Course of Action, Goal 2, Implementation Strategy 8 
 
8. Discourage centralized water and sewer utilities in the rural preservation area. 
8. Discourage public and central potable water and sewer connections to residential, 
commercial, and industrial uses in the rural preservation area. 
 
Infrastructure, Water Systems 
 
The county has one large, private, central water system and several smaller systems. The 
county’s largest water system serves the Lake Monticello community, where over 40 percent of 
Fluvanna’s population resides. This private water system is owned by Aqua Virginia and draws 
from the Rivanna River. The maximum daily withdrawal rate for the plant is 2.5 million gallons 
per day (mgd) with an annual withdrawal of 400 million gallons (which equates to a 1.1 mgd 
average withdrawal rate). River flows in the Rivanna are usually adequate, but also highly 
variable and occasionally subject to periods of severe drought. During such low-water periods, 
in-stream flow may be restricted by natural conditions and the demands of upstream localities 
and industrial users. 
 
Fluvanna’s 2013 agreement with Louisa County, through the jointly-held James River Water 
Authority (created under the Virginia Water and Waste Authorities Act), will result in a pipeline 
which draws water from the James River near Columbia on Fluvanna’s southern boundary  for 
transmittal to Louisa County on Fluvanna’s northern boundary. The water line will closely 
follow the existing right-of-way of the Colonial Gas Line. 
Fluvanna County may, at future points, connect to the raw water line with “T” connections for 
distribution of water to the Community Planning Areas (the CPAs). However, any water 
transmitted through Fluvanna’s rural preservation districts should be raw, non-potable water, 
which can be treated for consumption at the CPAs. This measure ensures that rural preservation 
areas will not be subject to the development pressures associated with access to potable water. 
 
Other systems include the Fork Union Sanitary District, the Central Elementary/Fluvanna 
County High School system, and privately owned systems operating in Palmyra and Columbia. 
All of these systems draw from public wells. The remainder of the county residents draw their 
water from private sources such as wells or springs.  

COUNTY OF FLUVANNA 
“Responsive & Responsible Government” 
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The Fork Union Sanitary District provides water through twenty-six miles of pipe to roughly 425 
customers, including residences, small businesses, Dominion’s Bremo Bluff power plant, the 
Fork Union Military Academy, Carysbrook, and the Fluvanna County Middle School. The 
district’s service area includes Bremo Bluff, Fork Union, Thessalonia, Cloverdale, West Bottom, 
and portions of Carysbrook. In 2007, the system enhanced its volume and pressure by replacing 
two ground-level standpipe storage tanks with two elevated storage tanks. While this increased 
pressure was a positive step for the system, it highlighted the fact that the remaining 
infrastructure was aging. The sanitary district is preparing to review the connection fees. A 
typical residential connection fee was $1,050 in 2008. For larger users, the fee is based on the 
actual cost to the district. 
 
Present and long-term water needs are an issue in the county. There is much concern that the 
water table might not be able to adequately support existing and future wells. The county is in 
the design phase of a project that will bring water from the James River to provide additional 
capacity to the Fork Union, Palmyra, Rivanna, and Zion Crossroads areas. The county has a 
Memorandum of Understanding with Louisa County to share in the cost of construction of the 
water system and to share the available water supply equally. The existing well-based municipal 
systems have water tanks and pipes installed that could be integrated into a larger public water 
system. Reservoirs, which could also provide passive recreation opportunities, may also be 
considered as a means to serve the county with water. The county will develop a water supply 
plan in accordance with state requirements, and that plan will help the county design its public 
water infrastructure over the next fifty years.  
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Proposed Infrastructure Map 

 
 



 

 
Figure LU-1, Mixed-Use Community 

LAND USE 
Mapping Out the Future 
 

VISION 
 

Pastoral, diverse, innovative, and friendly are just a few of the terms used to describe 

Fluvanna County. The implementation of growth areas, or community planning areas, has 

enabled the county to direct new development into these communities, which have the 

infrastructure needed for population growth and sustainable development. The success of 

the growth-area plan has allowed for more effective conservation of the identified rural 

preservation areas by slowing and carefully controlling development in these areas. The 

preservation of much of the county’s historic and environmental resources is the key to 

the continuing rural character that Fluvanna is known for, both regionally and nationally.  

 

Fluvanna is centrally located within 

the state and is home to much of the 

region’s workforce. Both the state and 

national capitals are within a one- or 

two-hour drive, respectively. Taxes are 

low, particularly compared to similar 

counties within the region. The 

combination of a high quality of life 

and proximity to major economic and 

transportation centers makes Fluvanna 

a highly desirable place to live and 

work. These growth pressures have 

been handled through the concept of 

sustainable and well-planned 

community planning areas that house 

over 70 percent of all new 

development. Less than a quarter of the county is carefully identified for growth within a 

community planning area. Each community planning area has its own character and 

history, and the development strategies within each area are reflective of that 

community’s values and character. 

 

A primary key to Fluvanna’s success in high-quality planning and development is in its 

effective implementation of its vision and goals through specific strategies. Each strategy 

helps to implement a key element of the vision by addressing an identified goal. An 

example of such coordinated planning is the types of development within the community 

planning areas. It is not enough for an rezoning applicant to simply apply for an upzoning 

because a property is within a community planning area. Each application is carefully 

considered by the county to see if the proposed development is well planned and thought 

out, particularly within the context of the surrounding community. Rezoning applications 

that do not effectively address the community’s vision and values, as well as all 

anticipated adverse impacts from the project, are not approved. Successful applicants 
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Figure LU-2, Green Infrastructure 

meet with the community and county officials well in advance of application submittal so 

that they can design the best possible projects. This process benefits their projects as well 

as the existing community, and results in quality development that improves the overall 

quality of life within the county. 

 

This balanced approach to development has led to first-class economic development that 

has diversified the county’s tax base, allowed the population to increase at sustainable 

levels, minimized the impact on existing infrastructure, and accounted for the typical 

impacts associated with development such as stormwater runoff, traffic, public safety, 

schools, and water and sewer capacity, among other issues. The careful planning and 

placement of development has also led to a diverse mixed-use and mixed-income 

community that emphasizes the affordability of its housing stock as well as the 

importance of creating neighborhoods that are connected and interactive with one 

another, as opposed to separate subdivisions that have no connection with their 

surroundings.  

 

A principal element in ensuring integrated 

development is the placement and utilization of open 

space. The effective use of green infrastructure within 

and between developments can provide needed 

buffers. Trails and parks that unite communities also 

provide a sense of place within the neighborhood, 

strengthening the overall rural character of the 

county. Trails and parks are common within the 

community planning areas and serve to tie each 

individual neighborhood together within the larger 

community. The recreational opportunities that these 

green amenities provide also enhance the overall health and livability of the citizenry, and 

have a positive impact on public safety. The extensive provision and use of parks and 

open space is a critical part of a well-designed community. 

 

Land-use policies are the primary issue in local government with regard to growth and 

development. The way a community chooses to grow, or not grow, directly impacts the 

tax base, and therefore, the taxes paid by existing citizens. Responsible land-use policies 

will result in fiscally self-sustaining development that will have a positive impact on 

taxpayers. Growth models should show a healthy, balanced mixture of business and 

residential uses that provide a net gain to the community. 

 

In the central Piedmont area of Virginia, the debate is not about whether to grow or not to 

grow—the area is too attractive to newcomers, both economically and environmentally—

but rather how we should grow. Fluvanna has chosen to channel its growth, and manage 

it in such a way that it strengthens and diversifies the overall community, and protects 

those areas identified for preservation. Change is inevitable, but how a community 

changes depends on how closely it adheres to its vision, goals, and strategies for making 

the vision a reality. 
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EXISTING CONDITIONS 
 

Where land is developed is a prime concern because of the long-reaching impact it has on 

the community. This chapter is an important guide on how to balance economic growth 

with quality of life.  

 

This chapter, in conjunction with chapter 3, ―Community Design,‖ should reflect the 

community’s desires and expectations for where, how, and what type of growth should be 

permitted, as well as those areas that should be preserved. Some of the challenges ahead 

are determining where growth is appropriate, given the rural nature of the county, 

existing and future traffic patterns, and the relationship to current and future 

infrastructure.  

 

This chapter can be used to: 

 Assist in identifying where to install infrastructure and public facilities;  

 Serve as a guide for evaluating proposed developments; 

 Establish the framework necessary to develop regulatory policies that will promote 

the desired land-use development patterns; 

 Assist federal, state, and local agencies in coordinating their work, such as planning 

for future road and infrastructure needs; and 

 Reflect the land-use opportunities and needs identified in other Comprehensive Plan 

chapters. 

 

Land-Use Patterns 
Fluvanna County is a rural community with a few small manufacturing firms and a desire 

for a sustainable and agriculturally friendly economy. Development has generally 

occurred in areas close to primary road networks and community services. The county 

has retained a sense of rural character, despite continued growth. Development has been 

dispersed throughout the county and in the small communities of Fork Union, Bremo 

Bluff, Palmyra, and Lake Monticello, along with the towns of Columbia and Scottsville. 

Other smaller communities are associated with rural stores that existed throughout the 

county.  

 

Lake Monticello, established in the early 1970s, was the county’s primary residential 

growth area through the end of the twentieth century. While Lake Monticello houses 

approximately 40 percent of the county’s population, no traditional urban center has 

developed there.  

 

Commercial and industrial development have seen changes as well. As the county’s 

population has grown, so has the need for goods and services. Commercial and industrial 

growth has been centered around Lake Monticello and Zion Crossroads. These areas are 

ideally situated to attract more development, especially if current trends continue.  
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Figure LU-3, Population Density 

 

Development around Lake Monticello has primarily been strip commercial development 

that generally serves the needs of the local population. However, Zion Crossroads is 

becoming the new center of industry and commerce for the county. Its location in relation 

to existing and proposed infrastructure, an interstate interchange, and the intersection of 

Routes 250 and 15 makes it a logical choice for business development. Additionally, 

rapid commercial development on the Louisa County side of Zion Crossroads will likely 

bring even more development to Fluvanna County. The Northwest Fluvanna / Southwest 

Louisa Multimodal Corridor Study, developed in conjunction with the Thomas Jefferson 

Planning District Commission, projects that there will be 28,000 additional jobs in the 

area by 2050. 

 

To further enhance development opportunities in the Zion Crossroads area, the counties 

of Fluvanna and Louisa have joined together to ensure that the infrastructure needs of the 

area are met. A joint pipeline from the James River is in the planning stages. 

Additionally, Louisa County may be able to extend waste treatment lines into the area as 

well, although more waste treatment capacity will ultimately be needed.  
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Recent Trends 

Increased growth has brought increased pressure to develop agricultural and forested 

lands. In 2007, 66 percent, or 121,366 acres, of the county was in land-use assessment 

status, down from 71 percent in 2003. Of the 121,366 acres, farmland accounted for 25.6 

percent of that total, 74.2 percent was forested, and less than 1 percent was open space.
1
  

 

In response to requests from landowners, the Board of Supervisors approved fifteen 

agricultural and forestal districts in 1999 and 2000. As of 2008, twenty districts, totaling 

20,806 acres, had been established in Fluvanna County. Two of the districts were 

renewed in 2007 through 2015, with eleven more coming up for renewal within the next 

two years.  

 

Fluvanna County Agricultural and Forestal Districts 

District 
Name 

Planning Areas 
Approval 

Date 
Review 
Period 

Review Date 
Total 

Acreage 

Riverside Rural preservation 8/7/2002 10 years August 2012 600.53 
Union Mills Rural preservation 5/15/2002 10 years May 2012 324.752 

Adams Creek Rural residential 5/16/2001 10 years May 2011 557.674 
Bremo 
Recess Rural preservation 1/17/2001 10 years January 2011 359.67 

Lower Bremo Rural preservation 1/17/2001 10 years January 2011 800.377 
Shores-

Hardware Rural preservation 1/17/2001 10 years January 2011 1,239.81 

Dobby Creek Rural residential 1/17/2001 10 years January 2011 393.16 
Shepherds Rural preservation 11/15/2000 10 years November 2010 703.99 

Upper Bremo Rural preservation 9/20/2000 10 years September 2010 1,851.78 
Stage 

Junction Rural preservation 6/7/2000 10 years June 2010 819.454 

Poorhouse  Rural residential 1/19/2000 10 years January 2010 615.315 

Kidds Store 
Rural preservation 
& Route 6/Antioch 
primary residential 

12/15/1999 10 years December 2009 2,116.75 

North 640 Rural preservation 11/17/1999 10 years November 2009 2,575.13 

Cunningham 
Acres 

Rural residential & 
Lake Monticello 

primary residential 
11/17/1999 10 years November 2009 517.068 

Glenarvon 
Farm Rural preservation 11/17/1999 10 years November 2009 1,524.78 

Bourne Tract Rural preservation 8/4/1999 8 years August 2015 271.657 
Granite Hills Rural preservation 8/4/1999 10 years August 2009 911.035 
Byrd Creek  Rural preservation 7/21/1999 10 years July 2009 1,920.10 
Carysbrook Rural preservation 7/21/1999 10 years July 2009 1,736.95 
Bowlesville Rural preservation 3/17/1999 8 years March 2015 1,069.01 

Total acreage 20,806.30 

Percent of total county acreage in ag/forestal districts 11.4% 

Figure LU-4, Ag/Forestal District Information 

                                                 
1 Fluvanna County Commissioner of Revenue. 
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In 2004, the Board of Supervisors adopted residential cluster development regulations. 

Cluster development became mandatory in the A-1 district and an alternative 

development style in other residential districts. For A-1 clusters a minimum of 75 percent 

open space is required, but this open space can be configured in a variety of ways and 

with a diverse number of uses. Cluster developments in the R-1, R-2, and R-4 zoning 

districts are required to preserve no less than 50 percent of the site as permanent open 

space, while the R-3 district requires 25 percent. 

 

Additionally, in 2006 the board adopted a county conservation easement program. The 

first two conservation easements to be held by Fluvanna County were approved in 2007 

for a total of 208 acres. As of 2008, 9,710 acres were under conservation easements in 

Fluvanna County. Most of these easements are held by state agencies such as the 

Department of Historic Resources, the Department of Conservation and Recreation, and 

the Virginia Outdoors Foundation. 

 

Future Trends 

Population 

According to the Weldon Cooper Center, Fluvanna’s population grew 28 percent in 

between 2000 and 2006, from 20,047 to an estimated 25,668 people. The projected 

population for 2010 is 28,971, which is a growth rate of 43 percent over the decade. In 

the decade between 2010 and 2020, at current population estimates, a total of 37,433 

residents are anticipated, a 30 percent increase.
2
 Growth is anticipated to stay at around 

26 percent from 2020 to 2030, for a projected population of 47,010 persons.  

 

Fluvanna County Population Projections 

Year  Population  

2030  47,010 

2020  37,433 

2010  28,971 
Source: Virginia Employment Commission 

Figure LU-5, Population Projections 

 

These population figures will continue to change over the years and decades based on 

economic conditions and regional and national migration patterns. The overall point of 

these growth projections is that they are high rates of growth, particularly relative to other 

parts of the country, and this pattern is anticipated to continue over at least the next two 

decades. 

 

                                                 
2 Virginia Employment Commission Community profile. 
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Land area consumed by projected housing at: 

< 1 unit / acre 
12,222 acres 

2 units / acre 5,500 acres 

4 units / acre 2,700 acres 

8 units / acre 1,375 acres 

12 units / acre 916 acres 

 
Figure LU-6, Year 2050 Land Consumption 

Source: Northwest Fluvanna/Southwest Louisa Multimodal Corridor Study, 2007, by the Thomas Jefferson PDC 

Pattern of Development 

Fluvanna’s growth rate and pattern of development create significant challenges to 

managing growth in a way that maintains the rural character of the county. With Lake 

Monticello nearing build-out, an increasing number of homes have been built elsewhere 

in the county. Between 2004 and 2007 only 15 percent of new homes built in the county 

were within Lake Monticello proper; 26 percent were within approximately one mile of 

the Lake, and 59 percent were built elsewhere in the county.
3
  

 

A trend analysis developed as part of the Northwest Fluvanna / Southwest Louisa 

Multimodal Corridor Study shows that based on current projections, the study area will 

have approximately 18,000 homes by the year 2050. If the current development patterns 

persist, it is projected that approximately 10,630 acres of land in the Northwest Corridor 

study area would be developed (fig. LU-6).  

 

Figure LU-6 is significant in that it proportionally shows the amount of acreage that 

could be developed at various density levels, given the same number of overall housing 

units. Therefore, assuming that 18,000 homes are coming to the study area, then the 

policy question becomes, Should they go on 10,000 acres, 5,000 acres, or less? The trade-

off between density, total number of homes, and land conservation is the primary land-

use issue for the county.  

                                                 
3 Fluvanna County Building Inspections Dept. 
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A primary agent of sprawl development is often the sporadic rezoning of properties 

throughout a locality. Spot zoning is the reclassifying of one or more tracts of land 

primarily for the private interests of one or more landowners instead of furthering the 

welfare of the entire community as part of an overall zoning plan. There must be valid 

reasons for any zoning amendment that are substantially related to the public welfare and 

necessity. It is not sufficient that an applicant merely show that there is no neighborhood 

objection to the requested amendment. Three questions may be asked as a litmus test for 

spot zoning: 
 

(1) Is the proposed change contrary to the established land-use pattern?  
 

(2) Is the proposed land-use change in conformance with the Comprehensive 

Plan?  
 

(3) Would the proposal create an isolated zoning district unrelated to similar 

districts?  
 

Zoning applications for residential, commercial, or industrial development should be well 

planned and integrated with the future vision of that area. Critical items include buffers 

and screening between incompatible uses, connectivity and walkability, adequate 

infrastructure, sustainable and attractive design, and other factors that will mitigate any 

adverse impacts, and result in a fiscally responsible and value-added development for the 

community. Applications that do not address a project’s external costs to the community 

and provide a clear fiscal benefit to the county will not be favorably received. This 

decision is subjective, and completely within the purview of the Board of Supervisors; 

however, this plan will be used as a reference in evaluating all such discretionary 

projects.  
 

Future Land-Use Tools 

In addition to the county’s land-use assessment policy, ag/forestal districts, conservation 

easements, and cluster development regulations, as well as the land-use concepts that will 

be discussed below, additional policies and programs should be considered both to help 

implement the Zion Crossroads urban development area and the community planning 

areas, but also to achieve the county’s rural preservation vision. 
 

Innovative transfer of development rights (TDR) and purchase of development rights 

(PDR) programs should be seriously examined to encourage a transfer of density from 

the designated rural preservation or rural residential areas to the Zion Crossroads urban 

development area. These programs are allowed under state law, but have yet to be fully, 

or widely, implemented in a Virginia community. County funding of a TDR program 

may not be needed, but should be examined for its potential impact on such a program. A 

PDR program, at least initially, would need to be funded by the county. 
 

Utilities, specifically sewerage systems, need to be carefully controlled and regulated. 

Both centralized and decentralized systems have serious long-term maintenance 

challenges that need to be proactively addressed by the county in close coordination with 

the Virginia Department of Health. These regulations and controls are designed not to 

control land use but rather to assist in the implementation of the prescribed land-use plan 

in a sustainable and environmentally responsible manner. 
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Design Elements and Standards 
The design elements and standards described in this section set the stage for how 

development should occur and what type of development should be permitted. The 

transect concept sets a framework for how development density and level of activity 

should be configured along an urban-to-rural continuum. Traditional neighborhood 

development describes what type of development should be permitted. Community 

elements set forth the standards for development along the transect continuum. 

 
The Transect Concept 
A transect is the continuum of zones from the town or city business district core outward 

through a high-density, mixed-use city center; a general-use area, including multifamily 

housing; an edge area of single-family housing and schools; and finally reserves of 

green space. Figure LU-7 shows how the areas can work together.  

 

 
 

Figure LU-7, Transect Concept 

 

The transect focuses growth in more concentrated urban centers, thereby allowing for 

the preservation of rural land. The transect is also a device for planning walkable 

neighborhoods, in which pedestrians can travel comfortably from one destination to 

another within about a quarter-mile walk.  

 

Within the transect concept, traditional neighborhood development (TND) captures the 

function and form of development. 

 

Source: Duany Plater-Zyberk & Company 
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Figure LU-8, Preferred Development Scenario 

 

 

Traditional Neighborhood Development (TND) 

The TND model, also frequently interchanged with the terms new urbanism or 

neotraditional development, offers a blueprint for the greater community based on 

traditional community development patterns that were prevalent prior to the enormous 

expansion of the car-dominated suburbs in the post–World War II era. In other words, 

what is old is new again—and the traditional model worked well. 

 

Function is the basic building block in traditional neighborhood developments. The 

emphasis is on human-scale design sized for easy walking distance, town and 

neighborhood centers, public spaces, civic uses, and other features that foster a sense of 

community. This type of development is also characterized by an interconnected network 

of narrow streets. Narrow street widths, on-street parking, street trees, and other features 

are intended to slow local traffic and create a safe, attractive environment for pedestrians, 

in addition to cars. Transit and bicycle travel are also accommodated. The grid pattern of 

streets includes collectors and arterials, but also provides a variety of routes for local 

traffic.  
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Figure LU-9, Walkable Streetscape 

Community Elements 

The Northwest Fluvanna / Southwest Louisa Multimodal Corridor Study identifies a 

preferred development scenario for Fluvanna County that focuses growth within and 

around existing centers using a model of walkable mixed-use centers. The study provides 

specific descriptions for each of the seven community elements. 

 

 Most new growth occurs at Zion Crossroads, which develops into a large 

regional mixed-use center featuring employment centers as well as a 

diverse mix of retail opportunities and housing options.  
 

 The current retail centers surrounding Lake Monticello, in the Rivanna 

community planning area, develop into neighborhood mixed-use centers 

with smaller-scale retail opportunities and housing options.  
 

 Growth in the courthouse area of Palmyra should be scaled to match that 

of the surrounding village, with new neighborhood mixed-use developing 

near Pleasant Grove.  
 

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

Fork Union Military Academy, surrounded by residential neighborhoods. 
 

 Finally, developments occurring in rural areas should be limited to rural 

housing clusters and limited residential development with a large open-

space component. 

 

Regional Centers 

Regional Mixed-Use Center 

The regional mixed-use center is a focal point for the larger region and reinforces this 

through its scale of development and rich range of land uses. Regional mixed-use 

development is characterized by a higher intensity and mixture of land uses than 

surrounding areas. Larger-scale commercial uses, such as big-box stores, are situated 

along the main arterial roadway, with 

slower-speed streets and smaller block 

sizes pulled off of the busy arterial. 

 

Regional Employment Center 

The regional employment center is 

predominately devoted to employment 

uses, but still maintains a small mixed-

use component to serve employees and 

surrounding residents. In the Zion 

Crossroads area, it will play an integral part in the vitality of the mixed-use center. 

Employment uses may include professional office space, research facilities, storefront 

offices, and warehouse and light industrial uses. Office uses are recommended at the 

core, while warehousing and light industry are appropriate at the periphery. It is 

important to link larger single-use areas with adjacent mixed-use development. Live-

work units are recommended to maximize the residential capacity of regional 
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Figure LU-10, Regional Mixed-Use Center 

employment centers. Although some uses may require large block sizes, smaller block 

sizes should be maintained wherever possible. 

 

Compact blocks oriented around a mixed-use main street define the core of the regional 

center. This main street must provide a comfortable pedestrian environment between 

small shops, stores, and offices. Higher-density residential areas are encouraged within 

close walking distance to the main street. 

 

Street Types 

The regional center is focused on a pedestrian-friendly main street providing wide 

sidewalks, shade trees, and safe crosswalks. When larger-scale commercial roads pass 

through regional mixed-use and employment centers, the cross section should be scaled 

to balance vehicular traffic with the presence of pedestrians. Large commercial uses may 

front onto the commercial street, with smaller retail uses lining the main street and 

surrounding streets set back from the higher-speed commercial street. 

40

Attachment D



 

 

 
Figure LU-11, Regional Streetscape  

 

Connectivity and Block Size 

Because of the building density and desire for walkability, small block sizes are 

appropriate in the regional center. In certain cases, block sizes for commercial, office, or 

light industrial uses must be expanded to accommodate larger retail stores, or office and 

light industrial campuses, without disrupting the overall block network. Buildings should 

line the perimeter of blocks, with the center of the block being used for surface parking 

and courtyards. The tight street network provides many routes for pedestrians, connects 

parking lots, and joins the residential and mixed-use areas. 

 

Building Height and Frontage 

The tallest buildings making up the 

main street should provide a sense 

of spatial enclosure, creating an 

―urban room‖ for pedestrians. 

Setbacks should be minimized, 

with no setback along primary 

streets, particularly those with 

retail uses. Residential uses toward 

the edge may have lower building 

heights and small setbacks. 

 

Parking 

On-street parking is encouraged along both commercial and residential streets. Surface 

parking should be placed to the rear of buildings, shielded from the sidewalk and Main 

Street setting. As density increases over time, structured parking may become a feasible 

option. 

 

Mix of Uses 

The regional mixed-use center has the largest diversity of uses, combining retail and 

office in close connection to residential and other varied uses. This mixed-use quality is 

important for creating a vibrant Main Street core and an energized streetscape for 

residents, patrons, and workers. 

 

The regional employment center is primarily composed of office uses and related 

services. Despite this focus, the employment center should incorporate a fair degree of 

mixed-use elements, including restaurants, retail, and some multifamily residential. This 

mixed-use quality is important for the establishment of a desirable workplace, and its 

relationship to surrounding development. 
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Figure LU-12, Regional Employment Center 

 
Figure LU-13, Pedestrian-oriented Streetscape 

Density 

The regional center is a high-density community element. Large parking areas should be 

minimized in order to optimize the potential density of the center. Residential uses are 

primarily multifamily, taking form as apartments and townhouses. Larger uses, such as 

large-footprint commercial, office, and light industrial, should be placed toward the edge 

of the development area. 

 

Integration of Open Spaces 

Due to its development intensity, the regional center has limited opportunities for open 

space. A town square is the most appropriate type of open space for the mixed-use center, 

and is encouraged to establish a public civic space at the core of the downtown area. 

Pocket parks are the most appropriate type of open space in employment centers, and can 

be distributed throughout the area to serve various functions. Greenways may provide 

connections to downtown and from surrounding areas. 

 

Neighborhood Mixed-Use 

The neighborhood mixed-use 

community element incorporates 

multiple uses into a walkable, 

pedestrian-friendly environment with 

compact block sizes. Ideally, 

neighborhood mixed-use areas will 
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Figure LU-14, Neighborhood Mixed-Use 

include a mix of retail and office uses at the center, with connected residential uses at the 

edge. A centralized public space is encouraged to establish the identity of the center as a 

focal point and important civic space in the community. 

 

Street Types 

Commercial areas within neighborhood mixed-use elements should incorporate Main 

Street standards. As land use turns to residential, neighborhood streets should be 

incorporated. When larger, high-speed roads enter the pedestrian-oriented core of a 

neighborhood mixed-use element, the cross section should shift into a commercial street, 

to balance vehicular and pedestrian needs. 

 

Connectivity and Block Size 

Because of the building density, small block sizes are appropriate for the neighborhood 

mixed-use element. Block sizes for commercial uses must expand to accommodate large 

retail stores without disrupting the overall block network. Where there are smaller-scale 

storefronts, office uses, and residential, the block size should be minimized. 

 

Building Height and Frontage 

The tallest buildings making up the neighborhood mixed-use element should be 

concentrated around Main Street to provide a sense of spatial enclosure, creating an 

―urban room‖ for pedestrians. Setbacks should be minimized, with no setback along areas 

serving as Main Street. 
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Parking 

On-street parking is encouraged along both commercial and residential streets. Surface 

parking should be placed to the rear of buildings, shielded from the sidewalk and Main 

Street setting. Large surface parking lots should be placed within the interior of blocks 

and arranged to maximize sharing between multiple uses. 

 

Mix of Uses 

Although the neighborhood mixed-use element has a retail bias, a diverse integration of 

uses, including storefront retail, office, civic, and residential, is recommended. This 

mixed-use quality is important to the vibrancy of the center, creating an energized 

streetscape for residents, patrons, and workers. 

 

Density 

The neighborhood mixed-use element combines higher-density retail and residential uses. 

Large parking areas should be minimized in order to optimize the potential density of the 

center. Most residential uses should be multi-family, with single-family residences only 

appropriate at the edges as a transition into neighborhood residential areas. 

 

Integration of Open Spaces 

Due to its development intensity, the neighborhood mixed-use element allows limited 

opportunities for open space. A town square or pocket park is the most appropriate type 

of open space and is encouraged to establish a public civic space at the core. Greenways 

may connect between the center and peripheral areas. Recreational parks may be 

integrated at the edge of the commercial area to serve the community at large. 

 

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. 
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Figure LU-15, Neighborhood Residential 

 
Figure LU-16, Residential Streetscape 

Street Types 

Neighborhood streets are the primary street type within the neighborhood residential 

element. Because of the residential character of these centers, commercial streets are 

limited. 

 

Connectivity and Block Size 

Block size should relate to the lot size and density of residences. Higher-density blocks 

allow for smaller block sizes, where lower-density areas may have larger-scale blocks. 

Connectivity with adjacent land uses, primarily nearby neighborhoods, is encouraged. 

Where street connections are not feasible, greenways are recommended. 

 

Building Height and Frontage 

The majority of buildings in neighborhood 

residential areas are residences. As such, 

buildings have a reduced scale and greater 

setbacks in comparison to regional centers and 

neighborhood mixed use. Shorter setbacks are 

recommended for higher-density residential 

blocks. 

 

Parking 

On-street parking is suggested in higher-density residential areas. Where block sizes are 

bigger, on-street parking may fully give way to residential driveways and garages. Where 
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Figure LU-17, Village Element 

garages are present, it is important to set them to the side and rear of the residence, so that 

they do not dominate the residential frontage. 

 

Mix of Uses 

While predominately single-family residential, neighborhood residential areas should 

incorporate some degree of mixed use, primarily in the way of multifamily residential. 

Storefront retail and office may be integrated at a residential scale. 

 

Density 

The neighborhood residential element is primarily composed of single-family residences. 

Residential development should strive to maintain a reasonable density (e.g., less than 

quarter-acre lots), freeing green space to be retained as a shared amenity. 

 

Integration of Open Spaces 

Ideally, the neighborhood residential element can incorporate a shared green space at its 

core. Neighborhood parks may vary in scale, but are intended to serve local residents as 

recreational and gathering space. If possible, greenway trails should be integrated to link 

the neighborhood to surrounding neighborhoods and open spaces. 
 

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. 
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Figure LU-18, Neighborhood Street 

 

Street Types 

Main streets and neighborhood streets are the primary street types within villages. When 

higher-speed roads approach the walkable core of a village, the street section should shift 

into a commercial street to better balance vehicular and pedestrian needs. 

 

Connectivity and Block Size 

The mixed-use village core should have 

small block sizes to accommodate a 

limited, but dense, collection of small 

retail uses. Residential block size should 

relate to the lot size and density of 

residences. Higher-density blocks allow 

for smaller block sizes, where lower-

density areas may have larger-scale 

blocks. 

 

Building Height and Frontage 

The majority of buildings in villages are residential. As such, buildings have a reduced 

scale and greater setbacks in comparison to downtown and commercial centers. Due to 

the varying rural quality of villages, setback requirements should remain flexible. 

 

Parking 

On-street parking is suggested in higher-density residential areas. Where block sizes are 

bigger, on-street parking may fully give way to residential driveways and garages. Where 

garages are present, it is important to set them to the side and rear of the residence, so that 

they do not dominate the residential frontage. 

 

Mix of Uses 

While predominately single-family residential, villages should incorporate mixed use at 

their core, including small-scale storefront retail and office. Multifamily residential may 

also be integrated at the core and within surrounding blocks. 

 

Density 

The village element combines a range of uses and densities. In general, development 

should strive to maintain a reasonably high density, in turn freeing green space for 

community use or for use as a natural buffer. 

 

Integration of Open Spaces 

Villages provide a great opportunity for open-space preservation, typically at the 

periphery surrounding the developed area. Neighborhood parks are recommended at the 

core. If possible, greenway trails may be integrated to link villages with surrounding 

neighborhoods and open spaces. 
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Figure LU-19, Rural Clusters 

 

Rural Clusters 

Rural clusters are small-scale residential areas surrounded by farmland, preservation 

zones, or otherwise environmentally sensitive land. Although they are small in scale, 

rural neighborhoods should strive to maintain density within the cluster similar to that of 

the neighborhood residential community element. This will maximize preserved land 

through the clustering of homes on small lots. Rural cluster planning must be sensitive to 

existing natural features, agricultural land, and viewsheds when positioning development. 

Rural clusters are predominantly single-family residential, but may incorporate limited 

multifamily residential, small-scale retail, and farm uses. 

 

Street Types 

Within their developed area, rural clusters primarily use neighborhood streets and are 

connected to other places in the region by rural roads. Because of the rural character of 

these centers, streets do not require curbs and gutters or fixed sidewalks. Off-road paths 

are often a more appropriate pedestrian facility than formal sidewalks. 

 

Connectivity and Block Size 

When a rural cluster takes a compact form, block sizes should remain relatively small. 

However, some situations do not allow for typical defined blocks, in which case no 

maximum block size is applicable. In such situations, it is still important to maintain a 

connected street network. 
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Figure LU-20, Open Space 

Building Height and Frontage 

The majority of buildings in rural clusters are residential. As such, buildings have a 

reduced scale and greater setbacks in comparison to those in neighborhood settings. 

Setback requirements should remain flexible, due to the varying rural quality of rural 

areas. 

 

Parking 

In a rural setting, formal on-street parking is rarely required or appropriate. For 

residential parking, it is important to set garages to the side and rear of the residence, so 

that they do not dominate the residential frontage. 

 

Mix of Uses 

While predominantly single-family residential, rural clusters may incorporate a limited 

multifamily residential component, typically positioned at the center of the developed 

area. 

 

Density 

The rural cluster element concentrates development in a compact area, leaving the 

remaining land for preservation and common use. In general, development should strive 

to maintain a reasonable (e.g., not more than five units per acre) net density (i.e., within 

the non-open-space portion of a development), in order to optimize the opportunity for 

preservation. 

 

Integration of Open Spaces 

Rural clusters provide a great opportunity for open-space preservation, typically at the 

periphery surrounding the developed area. Open space should be clustered in such a way 

as to maximize large areas of open space whenever possible. Neighborhood parks are 

recommended at the core. If possible, greenway trails may be integrated to link rural 

neighborhoods with surrounding neighborhoods and open spaces. 

 

Rural Preservation 

Development in the rural preservation areas 

should consist of farmland, preservation 

zones, or otherwise environmentally 

sensitive land with scattered housing.  
 

Street Types 

This area is characterized by rural roads that 

connect farmland to markets. Because of the 

rural character of this area, curbs and 

gutters or fixed sidewalks are not 

appropriate. Where stormwater management is needed, it should be managed with grass 

swales.  
 

Connectivity and Block Size 

Farms and scattered housing are connected to main roads by informal private drives. 

Because the housing is dispersed, there is no block size requirement. 
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Building Height and Frontage 

The majorities of buildings in the preservation area are residential and farm use. Building 

types should be limited to single-family residential and agricultural uses, with the height 

of structures varying with use. Setback requirements should remain flexible, due to the 

varying rural quality of this area. 
 

Parking 

In a rural setting, formal on-street parking is rarely required or appropriate.  
 

Mix of Uses 

The rural preservation area consists primarily of open space and agricultural and forestry 

uses with scattered single-family residential. 
 

Density 

In general, development should strive to maintain a very low density (e.g., less than one 

unit every five acres), in order to maximize the opportunity for continued preservation of 

farms and open space. 
 

Integration of Open Spaces 

Development in the rural preservation area should maximize open space. Open space 

should be clustered in such a way as to maximize large areas of open space whenever 

possible. If possible, greenway trails may be integrated to link rural neighborhoods with 

surrounding neighborhoods and open spaces. 

 

Community Element Standards  

Figure LU-21 provides a development matrix on the seven community elements that 

provide suggested development standards. These standards should be used as a general 

guide for development proposals such as planned unit development projects, but it should 

be recognized that each project will have unique characteristics, and will not always 

adhere to the standards recommended in the matrix. 
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Figure LU-21, Community Element Matrix 
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Urban Development Areas 
In 2007, the Virginia General Assembly passed, and revised in 2010, Urban Development 

Area legislation (Virginia Code 15.2-2223.1), requiring high-growth counties like 

Fluvanna to create Urban Development Areas (UDAs) of sufficient size and density to 

accommodate future growth.  Such areas should be developed in accordance with the 

principles of traditional neighborhood design.  This legislation presents Fluvanna County 

with an opportunity to strengthen its existing designation of Community Planning Areas 

as places to concentrate future growth and economic development, while preserving the 

rural heritage of other parts of the County.  This section details the designation of a single 

Urban Development Area for Fluvanna, located within the Zion Crossroads Community 

Planning Area.     

 

As defined by this legislation, a UDA is an area, designated by a locality, that is 

appropriate for higher-density development due to its proximity to transportation 

facilities, the availability of a public or community water and sewer system, or proximity 

to a city, town, or other developed area.  The UDA must be large enough to meet the 

projected demand for residential and commercial growth for the next ten to twenty years.   

 

Additionally, Urban Development Areas should incorporate the principles of traditional 

neighborhood design, and should be appropriate for densities of at least: 

 

 Four single family residences per acre, 

 Six townhouses per acre, or 

 Twelve apartments or condominium units per acre; and 

 A floor area ratio of at least 0.4 for commercial development. 

 

The Benefits of UDAs        

The purpose of Virginia’s urban development areas legislation is to improve the future 

efficiency of state-funded road building and maintenance.  The suburban sprawl that has 

resulted from large-lot development and separation of uses in typical suburban 

developments has brought about increased traffic and the financial burden of maintaining 

a rapidly expanding road network.   

 

The benefits of compactness and traditional neighborhood design can address some of the 

transportation effects of suburban sprawl.  By locating residences or businesses closer 

together, these new uses can be connected to existing roads with shorter new road 

segments constructed and maintained at lower cost.  By combining commercial and 

residential uses in the same community, TND communities require much shorter trips to 

access daily needs.  The pedestrian focus of TND communities also means that some 

trips can be made by walking, removing some vehicle trips from roads.    

 

UDA development can help the County reach its comprehensive plan goals for the 

County and the Zion Crossroads area.  By allowing more intense development in 

appropriate areas, the County has the opportunity to preserve its rural and agricultural 

landscape by reducing development pressures on these sensitive areas.  Compact 

development can also mean shorter infrastructure connections for public water and sewer 
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utilities, reduced need for school busing, and improved response times for police and fire 

services.      

 

UDA Demographic Projections 

The size of the Urban Development Area must adhere to the definitions and requirements 

of Section 15.2-2223.1 of the Code of Virginia.  The objective of the legislation is that 

the UDA be sized based on the Virginia Employment Commission’s projections of 

Fluvanna’s future population growth over the next 10 to 20 years. 

 

The legislation defines the UDA as a place for developing single family homes, attached 

homes like town houses and duplexes, multifamily homes like apartments or 

condominiums, and commercial or office uses, and specifies target densities for these 

uses.  The UDA densities are to be applied only to developable acreage, that is, an area 

for active development that is exclusive of existing parks, road rights-of-way, railroads, 

utilities, and other public facilities.  

 

URBAN DEVELOPMENT AREA DENSITIES 

 

o UDA Single Family Detached Residential:   4 units/acre 

o UDA Attached Residential:     6 units/acre 

o UDA Multifamily Residential:    12 units/acre 

o UDA Commercial and Office Employment:   0.40 FAR 

o A proportional mix of the above densities 

 

Using population projections and a likely mix of the above stated densities, it is possible 

to project the land area necessary to accommodate future growth in a Traditional 

Neighborhood Development pattern.  By applying population projections to rural and 

suburban densities approximating Fluvanna’s existing development, it is also possible to 

project the land area that would be necessary to accommodate future growth at existing 

densities.   
 

As of 2010, Fluvanna County had 25,691 residents.  The Virginia Employment 

Commission has projected that Fluvanna’s population will increase to 37,433 by the year 

2020, and to 47,010 by the year 2030.  As a result, the Zion Crossroads UDA should be 

planned to accommodate between 11,742 and 21,319 new residents over the next 10 to 20 

years.  
 

At existing rural and suburban densities 11,041 to 25,186 acres of new development 

would be needed to accommodate projected growth.  The same growth could be 

accommodated by Traditional Neighborhood Development of between 711 and 1708 

acres. 
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UDA Location 

The County’s Urban Development Area should be located to take advantage of major 

roads and areas of development that already exist.  In general, the UDA legislation states 

that UDAs should be located based on:     

 

o Proximity to existing transportation facilities, 

o Availability of public water and sewer systems, and  

o Proximity to towns or other areas of existing development. 

 

By encouraging more intense new development near areas of existing facilities and 

development, the County has the opportunity to protect the agricultural and rural lands 

that are one of the County’s great assets from suburban sprawl development.  The plan 

also recognizes that one strategy to protect these assets is to focus potential future 

development in the most advantageous areas, thereby saving farmland from being 

developed, and creating villages as important centers of community and commerce.  This 

strategy is very much in line with the intent and community development principles of 

Urban Development Areas; to encourage village-like development in select areas, while 

preserving the natural and agricultural character of outlying areas.   

 

Zion Crossroads 

One urban development area is envisioned in this plan, referred to as the Zion Crossroads 

Urban Development Area.  This location was chosen because it correlates with the Zion 

Crossroads community planning area and the intersection of two existing major 

transportation networks—U.S. Routes 250 and 15. 

 

The Zion Crossroads urban development area is designed to take advantage of the high 

volume of traffic generated by its position in close proximity to an interstate interchange, 

and with the intersection of Routes 250 and 15.  In the near term, much of the traffic in 

the area will be generated from outside the County, until residential growth expands in 

the area.  As stated previously, an important key to the success of the Zion Crossroads 

UDA is working with Louisa County to ensure that growth in both counties is managed 

well. 

 

The designated UDA encompasses a total of 1890 acres.  Within this area are a 

significant number of roads and other public facilities, as well as established and stable 

uses, which cannot be considered developable.  Therefore, the actual developable acreage 

of the designated UDA is somewhat reduced, and falls within the projected 711 to 1708 

developable acres needed to accommodate 10 to 20 years of projected future growth.  As 

a result, the above analysis supports the designated Zion Crossroads UDA. 

 

It is important to note that the provision of additional infrastructure, particularly water, is 

needed to allow for more intense development in Zion Crossroads.  Other necessary 

infrastructure such as sewer, roads, stormwater systems, and telecommunications should 

be substantially provided by developments or other private enterprises. 
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Figure LU-22, Zion Crossroads Urban Development Area 

 

Traditional Neighborhood Design 

Development within Urban Development Areas should be based on the principles and 

features of Traditional Neighborhood Design (TND) in order to achieve transportation 

and other benefits over typical suburban development.  Sometimes also called new 

urbanism, or neo-traditional design, the features of TND include: 
 

o pedestrian-friendly road design,  

o interconnection of new local streets with existing local streets and roads, 

o connectivity of road and pedestrian networks, 

o preservation of natural areas, 

o mixed-use neighborhoods, including a mix of housing types,  

o reduction of front and side yard building setbacks, and 

o reduction of street widths and turning radii at subdivision intersections.   
 

The purpose of these TND features is to bring commercial and residential uses closer 

together, and to increase the transportation efficiency of new development.  While typical 

suburban development separates the places where people live, work, and shop into 

separate areas, TND development mixes uses so that trips between them are shorter.  By 

focusing on a connected pattern of streets, rather than suburban cul-de-sacs, and by 

providing sidewalks and other pedestrian amenities, some trips may even be 

accomplished by walking or biking rather than driving.   

 

These TND features support the overall land use goals for the Zion Crossroads UDA and 

Community Planning Area, by encouraging a village-scaled center at Zion Crossroads as 

a place for economic development.  The Comprehensive Plan chapter on Community 

Design further illustrates these TND principles. 
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Community Planning Areas 

The 2000 Comprehensive Plan established four land-use designations to further guide 

development—community planning, primary residential, rural residential, and rural 

preservation. These areas are a series of unique geographies with distinct attributes. Five 

areas—Lake Monticello (Rivanna), Palmyra, Zion Crossroads, Fork Union, and 

Columbia—were designated as community planning areas. Areas outside the community 

planning areas—the primary residential, rural residential, and rural preservation areas—

completed the continuum from the more dense community areas to less dense residential 

development to the more rural and natural areas. Since 2000, Lake Monticello (Rivanna), 

Palmyra, Zion Crossroads, and Fork Union have had community plans developed to 

further refine how those areas should grow. 

The preference for the dispersion of new development within these land use 

classifications is: 

 70 percent in community planning and primary residential areas; 

 20 percent in rural residential areas; and 

 10 percent in rural preservation area. 

To date, a review of actual building permits issued since 2001 shows that 67 percent of 

these permits were issued in the community planning and primary residential areas. 

However, only 30 percent of approved subdivisions between 2000 and 2006 were in the 

community and primary residential areas; 20 percent were in rural residential areas, and 

49 percent in rural preservation areas. Obviously, this trend is the reverse of the desired 

development pattern, with the most development occurring in the areas intended for the 

lowest density and most preservation of open space. The future development of approved 

subdivisions could provide significant challenges to the preservation of rural character. 

 

The 2009 Comprehensive Plan retains the same goals for development distribution 

among the land use designations. Primary residential areas are now included as part of 

each community planning area, in the form of the neighborhood residential community 

element, to better define the edges of each of those areas, and to prevent suburban sprawl 

into the rural residential and rural preservation areas. A new community planning area is 

also proposed to better define and direct development in the Scottsville portion of the 

county. These changes are intended to strengthen the land-use vision of the county, more 

effectively implement the community planning areas, and better buffer the rural 

residential and rural preservation areas. 
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Figure LU-23, 2029 Future Land Use Map 
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Figure LU-24, Regional Center Element 

Zion Crossroads 

This area is the county’s primary regional economic development area and is targeted as 

a regional employment center and for primarily mixed-use, mixed-income development 

that will also help develop the infrastructure needed for such development, as well as 

diversifying the county’s tax base.  

 

Commercial and neighborhood streets make up the primary transportation network, along 

with sidewalks, trails, and bicycle lanes. Other open space consists of green infrastructure 

such as streams, storm channels, and small pocket parks or town squares.  

 

Large, medium, and small commercial businesses, along with office, civic, and 

multifamily residential uses, combine to form a neotraditional development or series of 

interconnected developments. Commercial and office structures do not exceed six stories, 

and residential density is up to ten dwelling units per acre (10 du/ac). Density may be 

increased with incentives such as open space, affordable housing, or transfer of 

development rights, depending on the zoning district standards. 

 

Rivanna 

Home to approximately half of the county’s residents in the Lake Monticello community, 

this community planning area lies adjacent to the municipal services of the Palmyra area, 

but also has the significant private infrastructure of the Lake community. The area is 

traditionally neighborhood residential, with primarily single-family detached dwellings. 

Surrounding growth should be a mixture of uses and residential dwelling types that serve 

a variety of incomes. Neighborhood mixed-use is needed to help offset the volume of 

single-family residential development already in this community. Additional services and 

infrastructure are needed to accommodate more growth. 
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Figure LU-25, Neighborhood Residential Element 

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

network, along with sidewalks, trails, and bicycle lanes in the newly developed areas. 

Open space includes access to Pleasant Grove, neighborhood parks, and greenways.  

 

Medium and small commercial businesses, along with office, civic, and residential uses, 

combine to form a series of neotraditional developments that are interconnected with 

surrounding development. Commercial and office structures do not exceed four stories, 

and residential density is up to six dwelling units per acre (6 du/ac). Density may be 

increased with incentives such as open space, affordable housing, or transfer of 

development rights, depending on the zoning district standards. 

 

Palmyra 

This historic village area is the county seat, and has a regional park, the future 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 serve 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 villagelike neotraditional 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 housing, or transfer of 

development rights, depending on the zoning district standards. 
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Figure LU-26, Neighborhood Mixed-Use Element 

 

Fork Union 

Similar to Palmyra, this historic village area is home to the Fork Union Military 

Academy and has access to some of the academy’s recreational amenities and open 

space. The area should remain a village, and surrounding growth should be a mixture of 

uses and residential dwelling types that serve a variety of incomes.  

 

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

network, along with sidewalks, trails, and bicycle lanes. Neighborhood parks and 

greenways are an integral part of new development.  

 

A mixture of smaller-scale commercial businesses along with office, civic, and 

residential uses form a villagelike neotraditional development or series of interconnected 

developments. Neighborhood residential development is also appropriate within the 

community planning area. 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 housing, or transfer of 

development rights, depending on the zoning district standards. 
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Figure LU-27, Village Element 

Columbia 

This area lies mostly within a floodplain and needs to be comprehensively revitalized 

either as a village or neighborhood mixed-use project. There are potentially beautiful 

views of the Rivanna and James Rivers, but development within the floodplain would 

have to be either elevated or carefully placed and constructed. In the future, the rail line 

could be used for commuter transportation to Richmond, as well as increased freight. 

This historic town relied heavily on the rivers for commerce, but now they would make it 

an excellent heritage and ecotourism destination, with the rail line serving as a commerce 

and commuter lifeline.  

 

Neighborhood streets with a main street, along with rural roads such as Route 6, comprise 

the transportation network. Sidewalks, trails, and bicycle lanes are needed. The 

floodplain in this area lends itself to an extensive park, greenway, and trail network with 

significant possibilities. 

 

A mixture of smaller-scale commercial businesses combined with office and residential 

uses form a villagelike neotraditional development or series of interconnected 

developments. Commercial and office structures do not exceed four stories, and 

residential density is up to six dwelling units per acre (6 du/ac). Density may be increased 

with incentives such as open space, affordable housing, or transfer of development rights, 

depending on the zoning district standards. 
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Scottsville 

The county’s newest community planning area, Scottsville is also an historic town that 

lends itself to well-planned neighborhood mixed-use development with some limited 

neighborhood residential on the periphery. All development should enhance the character 

of the area and reinforce the villagelike atmosphere of the town. 

 

Neighborhood streets, along with rural roads such as Route 6, comprise the transportation 

network. Sidewalks, trails, and bicycle lanes are needed. The rail line also could be used 

for commuter transportation to Charlottesville and Richmond, as well as increased 

freight. 

 

A mixture of smaller-scale commercial businesses combine with office and residential 

uses to form a villagelike neotraditional development or series of interconnected 

developments. Commercial and office structures do not exceed two 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 housing, or transfer of 

development rights, depending on the zoning district standards. 

 

Rural Areas 

Maintaining the rural character of the county is the primary principle and vision that 

drives this plan, as expressed by Fluvanna citizens throughout the planning process (see 

appendix A, ―2006 Planning Issues Survey‖). Exactly what rural character means, and 

how to implement or preserve it, are largely defined by the individual, and opinions vary 

sharply. However, two land-use designations were identified in the 2000 Comprehensive 

Plan, as mentioned previously, and are explained in this plan as well—rural residential 

and rural preservation. 

 

Rural Residential 

Rural residential areas are closely linked to the rural cluster community element and 

generally surround the six identified growth areas, or community planning areas. Rural 

residential areas are intended to conserve open space by clustering development, or 

developing on larger lots. Regardless of the type of development, the project should 

achieve the goal of preserving as much open space, and thus rural character, as possible. 

The open space should be strategically located to preserve viewsheds from roads and 

existing developments, and to be used by the residents of the planned community. Open 

spaces in subdivisions should be available to the community, be available for rural uses 

such as farming, wildlife, and recreation, and minimize or exclude utilities such as wells 

and septic fields or reserve areas. 

 

Streets are neighborhood streets within developments, or rural roads. Commercial and 

multifamily developments are limited, neighborhood-oriented, and smaller in scale. 

Multiuse trails should connect rural cluster developments wherever possible. Provisions 

should also be made for future connections.  

 

Some mixed-use development may be possible at a very small, rural neighborhood scale, 

but most development is single-family or two-family residential projects with limited 
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commercial uses. Structures do not exceed two stories, and residential density is up to 

one unit every two acres gross (i.e., counting the acreage for the whole parcel), or six 

units per acre net (i.e., just the developable area, not including the permanent open 

space), whichever is most restrictive. There are no density incentives outside of the 

cluster development concept in the rural residential areas. Larger subdivisions should be 

located within identified community planning areas and should be discouraged in the 

rural residential areas.  

 

Rural Preservation 

The rural preservation areas are intended to be the least developed areas of the county. 

They are directly correlated with the rural preservation community element. Large parks, 

agricultural and forestal districts, working farms, and passive open spaces should 

comprise most of the land use, with very low-density residential development (e.g., less 

than one unit every five acres). The open space should be strategically located to preserve 

viewsheds from roads and existing developments, and to be used by the residents of the 

planned community. Open spaces in subdivisions should be available to the community, 

be available for rural uses such as farming, wildlife, and recreation, and minimize or 

exclude utilities such as wells and septic fields or reserve areas. 

 

Large subdivisions in the rural preservation areas should be discouraged. Rural roads, 

two-story structures, single-family dwellings, home occupations, and country stores are 

examples of the most intense developments that should generally occur.  
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The Relationship between Community Elements, the Urban 

Development Area, and the Community Planning Areas 
  
Each community element correlates to a community planning area (or land use 

designation) and the urban development area, as shown in figure LU-28. The community 

elements may be appropriate in different configurations within each community planning 

area and the urban development area, as shown below and discussed previously. 

 

  

Community Element 
Community Planning 

Area 
Urban Development Area 

Regional mixed use 

Zion Crossroads Zion Crossroads 
Regional employment 

Neighborhood mixed use 

Columbia, Fork Union, 

Palmyra, Rivanna (Lake 

Monticello), Scottsville, 

 Zion Crossroads 

Zion Crossroads 

 

Neighborhood residential 

Columbia, Fork Union, 

Palmyra, Rivanna, 

Scottsville, Zion 

Crossroads 

 

Village 
Columbia, Fork Union, 

Palmyra, Scottsville 

Rural cluster 
Rural residential 

Rural preservation 

Rural preservation Rural preservation 

Figure LU-28, Land-Use Relationships 

 

In practice, the specific recommendations for each type of community element should 

guide the design of a development depending on its location, both in terms of the specific 

community planning area as well as the precise location within a planning area. The 

Comprehensive Plan lays out the framework and basic parameters of each land-use 

designation, including the community planning areas and urban development area, in the 

context of the various community elements. 
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COURSE OF ACTION 
 

The county’s land-use vision cannot be realized without achieving the following goals by 

implementing the recommended strategies. However, these strategies are in no way 

intended to bind the policies of the Board of Supervisors, but should be used as a guide to 

help form and adopt the major policies and fiscal decisions of the county. Not all future 

projects or policies can be foreseen in the formulation of any plan, which is why the plan 

should be amended as needed to help support policies of the county that are not initially 

included in the plan.  
 

Goal 1:  To effectively implement the Comprehensive Plan land-use strategies and 

the Future Land Use Map. 
 

Implementation Strategies 
 

1. Establish a portion of the Zion Crossroads Community Planning Area as the 

county’s designated urban development area on the Future Land Use Map. 
 

2. Create a planned unit development (PUD) zoning district to allow for the 

efficient implementation of the seven community planning elements in the 

context of traditional neighborhood development (TND) within the urban 

development area and each of the community planning areas. 
 

3. Amend the current R-3 zoning district to allow for TND, and other 

neotraditional planning concepts, within the community planning areas as 

appropriate. 
 

4. Revise the county’s zoning and subdivision ordinances so those land-use tools 

are consistent with the Comprehensive Plan’s goals and strategies. 
 

5. Develop new zoning and subdivision regulations that will further the desired 

growth patterns and property uses, as well as help to protect the rural 

preservation area (e.g., subdivisions with density of less than one unit per five 

acres, new zoning districts for rural areas to encourage a variety of housing 

types and rural mixture of uses, and so on). 
 

6. Construct a public water line to the county’s urban development and 

community planning areas as feasible, and require development projects to 

provide any necessary infrastructure such as waste treatment facilities, 

telecommunication services, road improvements, and stormwater facilities for 

healthy, viable community planning areas.  
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Goal 2:  To enable well-planned, coordinated, and sustainable development to 

occur throughout the county. 
 

Implementation Strategies 

1. Amend the subdivision ordinance to require that new developments provide 

easements for connection to future developments, including utilities, 

transportation, and recreation/open space. 
 

2. Establish a utility service district(s) for water and sewer infrastructure in 

appropriate community planning areas to encourage development in areas 

where public services are provided.  
 

3. Require new development within service districts to install necessary 

infrastructure for the project to county standards and for potential public 

ownership and operation. 
 

4. Employ fiscal impact modeling and studies to evaluate future land-use 

changes prior to rezoning approvals. Appropriate planning/phasing of 

development to match the service/infrastructure availability and capacity 

should also be established. 
 

5. Develop either a cash proffer ordinance, impact fee ordinance, level-of-

services standards, or all three, in accordance with state code, to fairly assess 

the fiscal impact of development on public services and infrastructure.  
 

6. Examine the merit of collecting cash proffers or impact fees with the approval 

of the final plat as opposed to the building permit application process. 
 

7. Ensure that both centralized and decentralized sewerage systems, and other 

utility infrastructure as needed, at a minimum, are in compliance with all state 

and local laws and regulations in order to facilitate sustainable and 

environmentally responsible development. 
 

8. Discourage centralized water and sewer utilities in the rural preservation area.  

 

Goal 3:  To promote infill development in existing communities. 
 

Implementation Strategies 
 

1. Develop village-style regulations in keeping with traditional development 

patterns to ensure that new development is consistent with existing design and 

development patterns in the community. 
 

2. Ensure adequate infrastructure is constructed or upgraded to support 

development in existing communities. 

 

64

Attachment D



 

Goal 4:  To develop a transfer of development rights (TDR) or purchase of 

development rights (PDR) program. 
 

Implementation Strategies  
 

1. Enact TDR or PDR regulations to provide incentives for property owners to 

preserve land in identified areas (e.g., the rural preservation and rural 

residential areas) by providing enough development right value to make them 

marketable (e.g., one dwelling unit/two acres depending on soils, etc.).  
 

2. Seek special legislation from the Virginia General Assembly to allow the 

same TDR banking rights recently granted to Albemarle County. 
 

3. Create density bonuses for identified receiving areas to provide economic 

incentives for developers to purchase and transfer development rights (e.g., 

base density in the Zion Crossroads urban development area could be 10 

units/acre with a density bonus of up to 15 du/ac with TDRs). 
 

4. Establish a PDR policy that allows the county to purchase development rights 

for property that has been identified as being in the public interest to preserve. 

 

Goal 5:  To actively preserve and promote open space. 
 

Implementation Strategies 
 

1. Promote the county’s conservation easement program, along with other open-

space preservation alternatives (e.g., Virginia Outdoors Foundation).  
 

2. Require open-space preservation in major cluster developments, as well as 

other major subdivisions, including commercial and industrial projects. 
 

3. Require new development to include trails, parks, or other open space that will 

be either publicly or privately owned and directly serve the farming or wildlife 

and recreational needs of the project, with consideration given to surrounding 

areas. 
 

4. Evaluate the use of open space for utilities (e.g., septic fields, reserve areas, 

wells, and so on). 
 

5. Evaluate the long-term viability of a development’s dedicated open space as a 

private, individual lot that is restricted from further division.  
 

6. Require the location of a subdivision’s open space to further the rural 

character of the area in terms of viewshed from the public roadway and 

existing surrounding development, and require open space to be designed for 

maximum connectivity to other open spaces of either existing or potential 

future adjacent developments, and to act as buffers to existing agricultural 

activities. 
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Figure I-1, Green Infrastructure 

INFRASTRUCTURE  
Building Blocks of the Community 
 

VISION 
 

The strength of a house lies in the quality of 

its foundation, and so it is with a community’s 

infrastructure. The least recognized 

component of a development’s infrastructure 

is the land on which it is built. This ―green 

infrastructure‖ is a vital component of all 

development, and the underlying foundation 

of all land-use and community design policies 

in Fluvanna County.  The county’s vibrant 

open-space network, including parks, 

greenways, trails, farms, forests, and other 

contiguous open spaces, is a tribute to this 

development philosophy. Green infrastructure 

includes stormwater management and other 

development techniques that are sustainable 

and environmentally responsible, and are a 

fundamental component of well-planned 

development that respects the physical 

environment. 
 

Fluvanna has a vibrant infrastructure in both environmental and traditional terms. Water, 

sewer, transportation, telecommunications, stormwater, and open space are an integral 

part of each community planning area as a result of a strong and continuing partnership 

between the county and the development community. Developers provide the necessary 

infrastructure for their projects in exchange for increased density within the community 

planning areas of the county. A diverse mixture of uses and incomes within projects, 

along with the provision of green and traditional infrastructure, provide a positive 

economic benefit for Fluvanna’s taxpayers. Infrastructure improvements are capital-

intensive, requiring significant funding—not only for the initial development but also for 

its continual maintenance and operation. It is becoming increasingly difficult for 

communities to find adequate fiscal resources to pay for new or improved facilities, as 

well as maintaining existing facilities. To provide facilities in a fiscally responsible and 

equitable manner, comprehensive planning is vital to ensure the highest benefit is 

provided to the citizens in exchange for the cost of providing these services. 
 

Sustainable and vibrant infrastructure is the result of careful planning, design, and 

implementation primarily by the development community, and with input and direction 

from the county and other government agencies. Renewable sources of energy generation 

are encouraged and supported. As such, all infrastructure design is done in accordance 

with the best available technologies and environmental practices.  
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Figure I-2, Pre vs. Post Development Stormwater Runoff 

The county’s capital improvement program (CIP) serves as the major financial planning 

guide for expenditures toward capital facilities and equipment. It guides development of 

large-scale projects for which costs exceed the amount normally available in the annual 

budgeting process, such as water and sewer, or government buildings. The CIP helps to 

ensure that major projects, considered together, are within the fiscal reach of the county. 

The county continually reexamines the way it does business, uses cost/benefit analyses to 

evaluate proposed spending projects, and strives to achieve maximum efficiency and cost 

savings in its operations.  
 

Water and sewer infrastructure is critical to the long-term viability of communities in 

terms of cost-effectiveness and efficiency. These systems are carefully managed, and are 

accomplished in close cooperation with both the county and state, with particular 

attention to future operation and maintenance needs. Central systems are bonded if 

privately operated and maintained, and carefully regulated by state agencies. 

Consideration is given to the public operation of these systems, at least above a certain 

threshold as established by the county, and particularly in the community planning areas. 

The primary water source for the county’s urban development area (UDA) is the James 

River water line, which is operated by a public utility authority. 
 

Transportation infrastructure will continue to be the responsibility more of localities than 

of the state. Given this reality, the burden for this infrastructure shifts, in large part, to the 

development community for both the creation of new roads and the maintenance of 

existing roads, as correlated with the projected impact of the traffic each project will 

generate. Alternative transportation infrastructure and systems such as greenways, trails, 

bicycle lanes, sidewalks, and transit systems are a vital part of a healthy and diverse 

transportation system. Alternative transportation infrastructure through walkable, mixed-

use, mixed-income communities holistically addresses the needs of the citizenry within a 

small area.  
 

The green infrastructure model effectively addresses stormwater issues from cost to 

sustainability, thereby ensuring quality and reduced quantity of stormwater runoff. 

Regional stormwater controls are placed throughout the county in cooperation with major 

developments and individual landowners along critical drainage areas. The county also 

strictly enforces its own stormwater management ordinance. 
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Telecommunications is critical infrastructure for any modern community for daily living, 

as well as economic development. These systems are deployed and redeployed 

throughout the county so that broadband, wireless, and emergency communications needs 

are met. Along with all other infrastructure, this deployment is done in a responsible 

manner that will minimize the proliferation of towers and the impact to the county’s 

viewshed. This balance of fewer towers (taller) or less visibility (more locations) 

continues to be evaluated by citizens, and as new technology continues to emerge. 
 

Fluvanna’s house is solid because its foundation is well built. Infrastructure is developed 

in cooperation with citizens and stakeholders, and is well financed and maintained. The 

county continues to seek innovative partnerships and fiscally responsible and 

environmentally sustainable policies. Excellent, holistic infrastructure is a critical 

component of successful land use, community design, and economic development 

policies.  

 

EXISTING CONDITIONS  
 

Fluvanna has experienced rapid residential growth over the past decade. In fact, Fluvanna 

was the second-fastest-growing county in the state in 1999, and is expected to remain 

among the fastest-growing Virginia communities. This level of growth is accompanied by 

increasing demands for services and infrastructure. Lake Monticello, Fluvanna’s 4,200-

home subdivision, has its own water and sewer infrastructure. As Lake Monticello nears 

its building capacity, the county’s growth has slowed to what is comparable to the mid- to 

late 1970s. Fluvanna and Louisa counties are planning to provide water to the Zion 

Crossroads area and the Route 250 corridor. This new infrastructure will direct 

development to community planning areas (primarily the UDA), and is also paramount to 

rural conservation. 
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WWhhaatt  iiss  ggrreeeenn  iinnffrraassttrruuccttuurree??  

 “An interconnected network of green 
spaces that conserves natural 
ecosystem values and functions and 
provides associated benefits to human 
populations.” 

 Open space with a purpose! 

 Like “gray infrastructure” (roads, 
utilities, and so on), green infrastructure 
provides a community foundation. 

 

WWhhaatt  ddooeess  aa  ggrreeeenn  iinnffrraassttrruuccttuurree  ssyysstteemm  llooookk  

lliikkee?? 

 Hubs—large patches of preserved land 
that anchor the system 

 Links—corridors that connect the 
system together and provide a way for 
animals, seeds, and/or people to get 
from one hub to another 

 Sites—smaller areas of some 
significance that may not be connected 

 

WWhhaatt  ccaann  wwee  ddoo  wwiitthh  ggrreeeenn  iinnffrraassttrruuccttuurree??  

 Protect water quality 

 Provide recreation areas 

 Conserve critical elements of native 
ecosystems 

 Provide large habitat areas and 
corridors for wildlife and seeds to move 
between 

 Allow for a more consistent water 
supply 

 Enhance community appearance 

 Protect working lands with ecological 

value 

Green Infrastructure 

The county considers 

green infrastructure to be 

the effective and efficient 

utilization of the land 

upon which a 

development is proposed 

or built. The sensitive 

development of the land 

is critical to the 

sustainability of a project 

and its value to the 

community. Preservation 

of wetlands, wildlife 

corridors, and other 

sensitive habitats and 

environments not only 

lessens a project’s 

environmental impact but 

also benefits the final 

development product. 

Subdivisions with open 

spaces such as greenways 

and parks are much more 

attractive and bring a 

higher market value than 

those developments 

without such amenities. 

Green infrastructure 

creates integrated 

neighborhoods and 

communities as opposed 

to isolated developments 

and subdivisions.  
 

Other environmental techniques that are synonymous with green infrastructure include 

low-impact development (LID) and other stormwater management systems (e.g., rain 

gardens, green roofs, rain barrels, cisterns), alternative energy sources (e.g., geothermal, 

wind, and solar), porous pavement, and an increasing number of others. The Rivanna 

River Basin Commission promotes a number of these stormwater best management 

practices, particularly LID development. All of these techniques can be used in both 

residential and commercial/industrial development, and should either be strongly 

encouraged or required. 
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Figure I-3, Fluvanna Courthouse 

Energy Efficiency 

In addition to green infrastructure, there is a growing ―green government‖ movement that 

is promoting sustainability through energy efficiency. There are numerous reasons why 

increasing energy efficiency makes sense from environmental to economic 

considerations, particularly with the increasing rise in energy costs.  
 

Economic development is a major reason cited for ―going green.‖ As new technologies 

and services evolve, there is an opportunity for investment in job training programs and 

locating new businesses. As much as 30 percent of the energy consumed in commercial 

buildings, including government, is used inefficiently or unnecessarily. By diversifying 

the economic base of the county and reducing direct energy costs, energy efficiency can 

save taxpayer dollars, create jobs, and improve the overall health of the local economy.  
 

Environmental conservation is another primary reason to become more energy efficient. 

Energy use in commercial buildings and industrial facilities creates over 50 percent of all 

U.S. carbon dioxide emissions. Recycling and using renewable resources conserve 

natural resources, and promoting growth in the community planning areas helps to 

preserve farmland, wildlife habitats, and future recreational and environmental amenities. 

Water quality is another major benefit to conserving natural resources. Reducing urban 

sprawl, using porous paving materials, using green infrastructure as natural stormwater 

buffers and filters, and maintaining healthy vegetative buffers around waterways all will 

help to protect our surface and groundwater resources (www.greencounties.org). 

 

Local Government Facilities 

Just as it is important to take care of one’s home 

first, any effective and efficient local government 

is going to also manage its own facilities well. 

This requires planning and budgeting for periodic 

renovations, major capital repairs, asset 

replacement (vehicles, HVAC systems, and so 

on), and new facilities. Many of these items can 

be planned for well in advance, but maintaining 

existing infrastructure and facilities also requires 

rapid response to unexpected needs such as 

premature equipment or structure failure.   
 

School, park, and public safety improvements are detailed in chapters 8, ―Education,‖ 11, 

―Parks and Recreation,‖ and 12, ―Public Safety.‖ Other than the high school and the 

James River water line, Fluvanna’s largest capital improvement is the renovation of the 

existing building in Carysbrook to serve as the new Human Services Building. 

Administrative building renovations are also needed, including the Health Department 

and Old Palmyra Firehouse areas. Modern management software, primarily for finances 

and human resources, is a critical information technology need. Palmyra sewer plant 

expansion, vehicles, an emergency location generator, and electronic poll books for the 

registrar are also planned in future years. 
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Water Systems  
The county has one large, private, central water system and several smaller systems. The 

largest water system serves the Lake Monticello community, where over 40 percent of 

Fluvanna’s population resides. This private water system is owned by Aqua Virginia and 

draws from the Rivanna River. The maximum daily withdrawal rate for the plant is 2.5 

million gallons per day (mgd) with an annual withdrawal of 400 million gallons (which 

equates to a 1.1 mgd average withdrawal rate). River flows in the Rivanna are usually 

adequate, but also highly variable and occasionally subject to periods of severe drought. 

During such low-water periods, in-stream flow may be restricted by natural conditions 

and the demands of upstream localities and industrial users.  
 

Other systems include the Fork Union Sanitary District, the Central Elementary/Fluvanna 

County High School system, and privately owned systems operating in Palmyra and 

Columbia. All of these systems draw from public wells. The remainder of the county 

residents draw their water from private sources such as wells or springs. 
 

The Fork Union Sanitary District provides water through twenty-six miles of pipe to 

roughly 425 customers, including residences, small businesses, Dominion’s Bremo Bluff 

power plant, the Fork Union Military Academy, Carysbrook, and the Fluvanna County 

Middle School. The district’s service area includes Bremo Bluff, Fork Union, 

Thessalonia, Cloverdale, West Bottom, and portions of Carysbrook. In 2007, the system 

enhanced its volume and pressure by replacing two ground-level standpipe storage tanks 

with two elevated storage tanks. While this increased pressure was a positive step for the 

system, it highlighted the fact that the remaining infrastructure was aging. The sanitary 

district is preparing to review the connection fees. A typical residential connection fee 

was $1,050 in 2008. For larger users, the fee is based on the actual cost to the district. 
 

Present and long-term water needs are an issue in the county. There is much concern that 

the water table might not be able to adequately support existing and future wells. The 

county is in the design phase of a project that will bring water from the James River to 

provide additional capacity to the Fork Union, Palmyra, Rivanna, and Zion Crossroads 

areas. The county has a Memorandum of Understanding with Louisa County to share in 

the cost of construction of the water system and to share the available water supply 

equally. The existing well-based municipal systems have water tanks and pipes installed 

that could be integrated into a larger public water system. Reservoirs, which could also 

provide passive recreation opportunities, may also be considered as a means to serve the 

county with water. The county will develop a water supply plan in accordance with state 

requirements, and that plan will help the county design its public water infrastructure 

over the next fifty years. 
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Figure I-4, Proposed James River Water Line 
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Sewer Systems  
The primary resources available to provide sewage collection and treatment in the area 

are the activated sludge treatment plants serving Lake Monticello and the package plant 

in the Palmyra area. Lake Monticello is presently permitted for 600,000 gallons per day 

(gpd) with space and preliminary designs to expand to at least 3.75 million gallons per 

day (mgd). The package plant in Palmyra has a permitted capacity of 150,000 gpd.  It is 

currently constructed with a capacity to treat 40,000 gpd. According to the Department of 

Environmental Quality (DEQ), there are no permitting problems with the effluent amount 

discharged into the Rivanna River from the Lake Monticello treatment plant, as long as 

standards for industrial waste treatment are met. 

 

In support of economic development at the Zion Crossroads area, and with the James 

River water feed coming online, sewer is the logical next step. Additional sewerage 

capacity will be needed in this area for both Fluvanna and Louisa counties. Private, 

mixed-use development is expected to provide or significantly contribute a package plant 

that may ultimately be publicly owned and operated. The location of this facility will 

depend on the exact nature of the proposed development for the Zion Crossroads area, as 

well as its location within the area. 

 

The 2000 Comprehensive Plan stated, ―The new courthouse and future development at 

Pleasant Grove will require sewer infrastructure and may provide the impetus for a 

limited [sewer] system‖; that has proven to be the case. The new Palmyra sewage 

treatment facility is publicly owned. This plant will initially serve a small service area 

within the Palmyra community planning area. The connection fees for the sewer plant are 

based on ―equivalent residential units‖ (ERUs).  A single-family home is considered a 

single ERU and is assumed to have a monthly flow of 4,500 gallons. If a business has 

more flow than this each month, then it is considered to have more than one ERU. The 

cost to connect to the system for each ERU is $4,500 for the availability fee (to cover the 

cost of the plant and other infrastructure), and $2,000 for the connection fee. Therefore 

each ERU costs $6,500 to connect. 

 

Development outside the Lake Monticello community and the new Palmyra service area 

utilizes septic tanks and drain fields for sewer needs. Some citizens have expressed 

concern about possible contamination of wells by septic fields.  New state regulations 

regarding alternative wastewater treatment systems become effective in 2009. The 

regulations will require that the owners of developments with alternative sewer systems 

have a licensed plant operator or operators, and maintenance agreements detailing how 

owners will run, operate, and maintain the systems. 
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Figure I-5, Transco Pipeline 

Pipelines 

Natural Gas 

Williams operates several pipelines throughout the 

country, including the 10,500 miles of the Transco 

pipeline system that traverses the country from 

Houston to New York City, including its northern 

route through the western part of Fluvanna County. 

The Transco pipeline system is a major provider of 

natural gas to the northeastern and southeastern 

states. Its compressor stations help move gas from the 

Gulf Coast to twelve southeastern and Atlantic 

seaboard states, including major metropolitan areas in 

New York, New Jersey, and Pennsylvania 

(http://www.williams.com/gas_pipeline).  

 

Liquid Petroleum 

Colonial Pipeline Company is an interstate common carrier of refined petroleum products 

in over 5,500 miles of pipeline. Colonial has two lines—a 32-inch and a 36-inch line—

that cross the southern and eastern parts of the country from Houston to New York City, 

including Virginia destinations such as Roanoke and Norfolk. These lines pass through 

the eastern part of Fluvanna County and carry multiple petroleum products, including 

diesel, gasoline, and kerosene, simultaneously and under pressure, flowing at the rate of 

13 million gallons per day. The pipeline supplies 20 percent of the country’s petroleum 

and 70 percent of the state’s. 
  

Aerial patrol is the only practical method of inspecting thousands of miles of right-of-

way. Aerial surveillance allows company pilots to effectively inspect the pipeline rights-

of-way and adjacent surface conditions. Aerial inspection, which is necessary for the safe 

operation of the pipeline and to ensure public safety of the easements, can succeed only if 

the surface of the rights-of-way can be observed from the air. Trees and large shrubs, 

which obstruct the pilot’s vision, prevent effective inspection of the rights-of-way. Tree 

roots also pose a danger to the coatings that protect pipelines from corrosion, and trees 

can hinder repair crew access to the pipelines. For these reasons, it is essential that 

Colonial regularly clear its rights-of-way corridors. The federal government requires that 

easements be inspected twenty-six times a year, but Colonial inspects its lines weekly, 

weather permitting (http://www.colpipe.com). 
 

Excavators and homeowners should use the one-call system before starting any digging 

project such as fences, landscaping, storage buildings, foundations, swimming pools, 

ground clearing, deep plowing, or laying underground pipe or wiring. By taking the time 

to call, contractors can prevent disruption of service, accidents, injuries, and possibly 

death. Call Miss Utility at 811 or 1-800-552-7001 (http://www.missutilityofvirginia.com) 

at least forty hours in advance of digging. 
 

Colonial Pipeline recommends a minimum setback for all structures of seventy-five feet 

from the edge of its easement. 
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Figure I-6, Recycling Container 

2007 Recycling and Solid Waste 
Disposed in Fluvanna County 

Primary Recyclable Materials (PRMs) Fluvanna (tons) 

Paper 324.6 
Metal 107.9 
Plastic 27.2 
Glass 718.5 
Commingled 809.8 
Yard waste (composted or mulched) 0.0 
Waste wood (chipped or mulched) 6,713.7 
Textiles 0.0 
Tires 7.5 
Used oil 21.7 
Used oil filters 0.0 
Used antifreeze 0.4 
Batteries 7.2 
Electronics 0.0 
Inoperative motor vehicles 0.0 
Other—cooking oil and grease, sludge 
compost 0.0 
TOTAL PRMs 8,739 
Solid Waste (reused)   
Crushed concrete 0 
Clothing, etc. 0 
Flooring, joists, and other wood 0 
Housing material 0 
Freecycle 0 
TOTAL SOLID WASTE REUSED 0 
Municipal Solid Waste Disposed   
Household 3,686 
Commercial 10,971 
Institutional 88 
Other (nonindustrial) 0 
TOTAL MSW DISPOSED 14,745 
Base Recycling Rate 37.2 

Figure I-7, Recycling and Solid Waste Data 

Solid Waste  
As a result of the state-mandated closing of the 

Fluvanna County landfill on December 31, 2007, 

alternative waste disposal methods have been 

implemented, including a convenience center at 

the former landfill site for residential waste and an 

agreement with Allied Waste for collection of 

commercial trash from haulers at their site on 

Route 250.   

 

The county conducts a comprehensive set of 

monitoring tests on groundwater to determine 

whether the former landfill is the source of any 

contamination deriving from the solid waste in the 

closed landfill. This testing will 

continue for at least the next thirty 

years. If any contamination is found to 

be leaving the site, an appropriate 

corrective action plan will be 

developed and implemented. 

 

As figure I-7 shows, the 

preponderance of municipal solid 

waste is from the commercial sector. 

The county had a recycling rate in 

2007 of 37 percent, well above the 

state requirement of 25 percent.  

 

Despite current conditions that have 

slowed growth in the county, future 

growth will bring with it more solid 

waste. Since the expected growth is 

predominantly residential, the types of 

waste related to development and 

operation of residential communities 

should be expected. 

 

With increased land development, 

vegetative waste from land clearing 

will increase, and as forests are 

converted to yards, annual vegetative 

material will also increase. Land 

clearing debris may be burned on-site 

with a permit issued by the 

Department of Environmental Quality. 
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Construction and demolition debris will also increase as a result of land development. 

Methods for managing larger volumes of inert waste, including brick, rock, and lumber, 

will be necessary. To this end a facility is scheduled to open next to the Allied Waste 

facility on Route 250 that will target recycling of construction and demolition debris. 

This type of recycling lends itself to moving toward green building in the county. One of 

the many items that help to make a building LEED (Leadership in Energy and 

Environmental Design)–certified is the recycling of waste from the building site. Having 

such a facility makes LEED building more likely in the county. 

 

Communication Infrastructure  
The rapidly changing area of technology and communications, particularly regarding 

public safety radio, wireless, and broadband communications systems, requires a greater 

level of technical expertise than the county can provide internally. The county is 

developing a comprehensive communications strategy that will maximize current and 

future investments in infrastructure and its placement.  
 

Public Safety Communications 

The existing public safety communications system is in need of a substantial upgrade or 

replacement. A number of factors have contributed to this circumstance. The county is 

currently operating four frequencies (two for law enforcement and two for fire and 

rescue) on a wide-band VHF system. The system has an inadequate coverage area that 

appears to be degrading. There is a single transmitting site, and three receiver sites. In 

some areas at the farthest points from the transmit site, there is little or no communication 

capability (including wireless). This is an obviously dangerous situation that the county is 

committed to alleviating.  
 

The county commissioned a study in 2000 that includes detailed propagation maps and 

demonstrated that the county’s options are clear: (1) joining the 

Charlottesville/Albemarle 800 MHz system, (2) using a stand-alone 800 MHz system, (3) 

using a UHF simulcast trunked system, or (4) using a VHF simulcast trunked system.  
 

The purpose of the communications master plan that deals with this aspect of 

communications is to detail and rate each upgrade option based on factors such as ability 

to meet or exceed system expectations, cost, and ongoing maintenance.  
 

Wireless Communication 

Fluvanna County is receiving an ever-growing number of applications for wireless 

towers. The Board of Supervisors is increasingly concerned with its limited ability to 

fully evaluate these applications in terms of appropriate location, necessary height, and 

other site considerations. The county will require a more comprehensive application and 

offer ways to more thoroughly evaluate these requests.  
 

In 2010, the County hired a consultant to conduct an independent review of each tower 

application submitted to the county. Detailed tower application reviews that reference the 

Comprehensive Plan, the zoning ordinance, and the communications master plan gives 

the Planning Commission and Board of Supervisors a consistent basis upon which to 

consider these requests. 
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The purpose of the Wireless Telecommunications Facilities Master Plan, and associated 

ordinance amendments, is to establish general guidelines for the siting of wireless 

telecommunications towers, antenna, ground equipment, and related accessory structures. 

Policies and recommendations should minimize the impacts of wireless communication 

facilities on surrounding areas by establishing standards for location, structural integrity, 

and compatibility; encourage the location and colocation of wireless communication 

equipment on existing structures; accommodate the growing need and demand for 

wireless communication services; encourage coordination between communication 

providers; establish consistent and balanced legal language governing wireless 

communications facilities that take into consideration the Comprehensive Plan and 

communications master plan; and maintain compliance with applicable laws, including 

but not limited to the 1996 Telecommunications Act. 
 

The Telecommunications Master Plan was adopted as a policy by the Board in September 

2011, along with zoning ordinance amendments regulating telecommunications facilities.    
 

The following excerpts are the more pertinent sections of the Master Plan from a policy 

perspective: 
 

The County provided CityScape a list of thirteen (13) County-owned properties as 

potential locations for new wireless telecommunications infrastructure.  

CityScape went to each property and reviewed the following site development 

criteria for each location: lot size; accessibility; existing and adjacent land uses; 

proximity to existing towers; and potential use of the land for new 

telecommunications infrastructure. All thirteen (13) locations identified were 

found acceptable for potential future infrastructure. Providing lease space to the 

wireless telecommunications industry on these properties could gross the County 

millions of dollars over the next twenty years.   

Location 

Suggested  

Height 

 

Suggested Type of Telecommunication 

Facility  

Pleasant Grove Road >200' Light Stanchion 

Palmyra Fire House ≤199' Monopole 

Kent Store Fire House >200' Monopole 

Central Elementary School >200' Light Stanchion or no pole 

Carysbrook Complex ≤199' Light stanchion 

Columbia Elementary School ≤199' Light Stanchion 

Fluvanna County Solid Waste 

Convenience Center ≤199' 

 

Monopole 

Omohundro Water Tank ≤199' Attachment 

Future Fork Union Fire House ≤199' Monopole, Slick Stick, or Flag Pole 

Weber City Water Tank ≤199' Attachment 

Weber City/Melton Property ≤199' Monopole 

Bremo Bluff Property >200' Faux Fire Tower 

Bottom Road Property >200' Painted Monopole  
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Hierarchy recommendation A Siting Hierarchy is a zoning tool to encourage the 

use of existing antenna support structures, and the use of publicly owned property 

for future telecommunications infrastructure.  Providing a Siting Alternative 

Hierarchy is one way to encourage the use of existing facilities and county-owned 

properties as locations for new wireless telecommunications infrastructure.  

Adding the hierarchy of preferable infrastructure options also addresses the visual 

and locational preferences of future network installations.  The draft siting 

hierarchy below is based on the feedback received from the attendees at the public 

meetings. 
 
Siting hierarchy.  Siting of a new antenna array or new TASF shall be in 

accordance with the preferred siting hierarchy in the order outlined below.  All 

siting options are preferred to be located on publicly-owned property, as identified 

in the County’s Telecommunications Master Plan, as a first option.  The location 

of antenna array or other facilities on non publicly-owned property is acceptable 

as a secondary option within each category. 

(1) Concealed attached antenna 

(2) Colocation; antenna modification; combined antenna(s) on existing TASF  

(3) Colocation or new TASF in utility right-of-way 

(4) Non-concealed attached antenna 

(5) Replacement of existing TASF 

(6) Mitigation of existing TASF 

(7) Concealed freestanding TASF 

(8) Non-concealed freestanding TASF 

(a)  Monopole 

(b) Lattice 

(c) Guyed 

 

Rural Broadband 

While investigating options that may lead to a greater investment in infrastructure for 

public safety and wireless communications, the county would like to have a plan in place 

for the provision of rural broadband throughout the underserved areas of the county. This 

service is intended to serve three functions: 
 

 Provide high-speed internet service at a reasonable cost for Fluvanna County 

residents.  
 

 Provide high-speed internet service at a reasonable cost for Fluvanna County 

businesses. 
 

 Provide for county-wide use of law enforcement mobile data terminals through this 

system solely, or a combination of this system and the wireless or public safety 

communication system if feasible.  
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Additionally, as part of any capital project that requires ―opening the ground,‖ conduit for 

future fiber or other high-tech infrastructure should be placed in the ground for future 

use, particularly along corridors and between community planning areas and public 

services. 

 

Television 

Cable television service is not available in most areas of the county, although satellite 

networks have narrowed the cable service gap over the past decade. Dish Network and 

DirectTV are the two satellite television providers in the area. 
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Figure I-8, Map of Wireless Communication Facilities 
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COURSE OF ACTION  
 

 A viable, fiscally responsible, and environmentally sustainable infrastructure is 

contingent on implementing the following goals and strategies. 

 

Goal 1: To protect the county’s natural and historic resources and critical wildlife 

habitats by the effective utilization of green infrastructure in all 

development projects. 

 

Implementation Strategies 
 

1. Work with developers to minimize the impact of development by preserving 

wildlife corridors, wetlands, and other sensitive areas through the creation of 

greenways, trails, parks, and other open spaces. 
 

2. Partner with developers to receive land dedications, as appropriate, to be 

owned and operated by the county as public parks and greenways. 
 

3. Require that open-space dedications that are to be privately maintained are 

adequately protected and may not be further developed as part of the 

associated project, or without further public or legal discussion and formal 

action. 
 

4. Encourage and support renewable energy generation (windmills, solar panels, 

biofuel production, and so on) by allowing such facilities in the zoning 

ordinance. 
 

5. Build new and remodeled county buildings to an established energy efficiency 

standard such as Energy Star or LEED (Leadership in Energy and 

Environmental Design). 

 

Goal 2:  To develop a comprehensive public water system to serve the county’s 

community planning areas.  

 

Implementation Strategies 
 

1. Design and construct a water line from the James River to the Zion 

Crossroads UDA in cooperation with Louisa County. 
 

2. Establish a water service authority to serve Louisa and Fluvanna counties to 

provide adequate water supply, primarily for the Zion Crossroads UDA. 
 

3. Allocate a portion of the James River water line to serve the Rivanna, 

Palmyra, and Fork Union community planning areas. 
 

4. Complete the state-mandated water supply plan in order to identify sources for 

the county’s long-term water needs, particularly for each of its community 

planning areas. 

112

Attachment E



 

5. Provide additional water resources for the Columbia community planning area 

as part of a large, comprehensive, well-planned mixed-use development 

project (or projects) to revitalize the area. 
 

6. Establish a unified structure for the operation of public water utilities. 
 

7. Consider requiring a hydrogeological study to determine groundwater 

capacity for development that proposes to use wells to serve the project.  
 

8. Discourage connections to, or extensions of, the public water line into the 

rural residential and rural preservation planning areas. 
 

9. Construct water storage facilities to increase both the volume and 

pressurization of water for emergency conditions such as extended power 

outages, drought, floods, and other natural disasters. 

 

Goal 3:  To provide central sewer to the community planning areas. 
 

Implementation Strategies 
 

1. Provide central sewer service in the Zion Crossroads UDA in partnership with 

both Louisa County and private developers. 
 

2. Extend the collection line of the Palmyra sewer system to connect the 

infrastructure on Pleasant Grove to the sewer plant. This should include the 

proposed high school that is planned to be built on the western side of 

Pleasant Grove.  
 

3. Expand the 40,000-gallons-per-day public sewer system for the Palmyra 

community planning area as needed.  
 

4. Work with the private sector to develop a public sewer system to serve the 

Fork Union community planning area to enable future growth in this area, and 

to assist current residents with their aging (and increasingly failing) septic 

systems. 
 

5. Work with development projects in all community planning areas for the 

provision of central sewer whether publicly or privately owned and operated. 
 

6. Utilize the unified structure for the operation of public water utilities for 

public sewer as well. 
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Goal 4:  To regulate private utilities, whether centralized or decentralized. 

 

Implementation Strategies 
 

1. Require development to determine future septic suitability and groundwater 

resources for the proposed project, and its potential impact on surrounding 

wells. 
 

2. Develop enforceable maintenance requirements for alternative sewer systems 

to ensure their proper and continued operation and maintenance. 
 

3. Discourage the use of new septic systems within community planning areas 

and require the connection to central sewer as existing systems fail. 
 

4. Revise zoning and subdivision regulations to ensure proper maintenance of all 

permitted wastewater systems, both centralized and decentralized.  
 

5. Discourage the use of central sewer in the rural preservation areas and 

carefully limit its use in the rural residential areas to primarily cluster 

developments. 

 

Goal 5:  To maintain a comprehensive, long-range solid waste management 

program.  

 

Implementation Strategies 
 

1. Continue the annual collection of household hazardous waste and publicize 

the importance of the program. 
 

2. Establish a yard waste composting program on a regional basis in partnership 

with other public or private entities. 
 

3. Continue a countywide education program on the advantages of waste 

reduction, recycling, and reuse, as well as the continued use of the recycling 

center at the county landfill site. 
 

4. Examine the feasibility of establishing recycling and refuse collection sites 

throughout the county. 
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Goal 6: To facilitate the deployment of a comprehensive communications network 

that ensures the reliability of public safety, wireless, and broadband 

services. 

 

Implementation Strategies 
 

1. Adopt a comprehensive telecommunications master plan that establishes 

location criteria that reflects the priorities and goals of the county’s residents 

and stakeholders. 
 

2. Increase access to high-speed broadband for residences and businesses 

throughout the county.  
 

3. Give priority for towers on publicly owned land, as appropriate, including 

sites owned by the Fork Union Sanitary District, among others. 
 

4. Install conduit in the ground for future fiber-optic lines or other high-tech 

cable uses whenever and wherever the installation of other utility lines, 

particularly main lines that connect community planning areas and major 

businesses and public facilities, is under way. 

 

Goal 7:  To evaluate private developments and public investments, such as capital 

improvement projects, within a fiscal framework as approved by the 

Board of Supervisors. 

 

Implementation Strategies 
 

1. Provide a fiscal impact statement, including an examination of alternative 

solutions and their costs and benefits, for all capital improvements over 

$100,000. 
 

2. Analyze capital project costs, including the debt service over the life of the 

loan period to accurately project the financial (tax) impact. 
 

3. Amend the Comprehensive Plan as needed to include all projects that are 

projected in the capital improvement program (CIP). 
 

4. Adopt a system of cash proffers, impact fees, level-of-service standards, or 

some combination thereof, and collect at the earliest possible time while 

allowing for feasible implementation of the project. 
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STAFF REPORT 
 

To: Fluvanna County Planning Commission   From: Steve Tugwell 
Case Number: SUP 13:04     District: Palmyra 
Tax Map: Tax Map 4, Section 41, Parcel 3              Date:  October 23, 2012 
 
General Information:      This request is to be heard by the Planning Commission on 

Wednesday, October 23, 2012 at 7:00 pm in the Circuit Court 
Room in the Courts Building.   

 
Owner/Applicant:  Andrew and Jessica Boyle 
  
Representative:                Andrew and Jessica Boyle 
 
Requested Action:  Request for a special use permit to allow for a commercial kennel 

with respect to 4.067 +/- acres of Tax Map 4, Section 41, Parcel 3. 
The applicant is proposing to operate a commercial kennel. 
(Attachment A)  

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

south side of Richmond Road (Route 250) approximately 570 feet 
west of its intersection with Oliver Creek Road (Route 676) and 
473 feet east of Blue Ridge Drive (Route 708).  (Attachment B) 

 
Existing Zoning:  A-1, Agricultural, General  
 
Planning Area:  Zion Crossroads Community Planning Area 
 
Existing Land Use:  The parcel is approximately four (4.067) acres in size with a 

primary residence and two accessory structures (2).  (Attachment 
C)  

 
Adjacent Land Use:  The surrounding area is zoned A-1, Agricultural, General.  
 
Zoning History: The subject property was originally part of a larger lot that was 

subdivided in 1990 to its current four (4) acres. 

COUNTY OF  F LUVANNA 
“ 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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Neighborhood Meeting: 
 
With the exception of the applicant’s, there were no other attendees present for this item at the 
September 11, 2013 Neighborhood meeting. 
 
Technical Review Committee: 
 
At the September 12, 2013 Technical Review Committee meeting: 

• The Fire Chief notified Planning Staff that no Fire Department issues are related to this 
application; 

• Patricia Eager, representing the Planning Commission, advised the applicants to expect 
public comments regarding the potential for noise generated by the kennel; 

• VDOT stated that a VDOT Land Use Permit for a Low-Volume Commercial Entrance is 
required – meaning that the existing entrance will need to be widened to 12 feet, the 
entrance radii onto Route 250 (Richmond Road) must be at least 20 feet, and that some of 
the cedar limbs to the west are overhanging into the line of sight and need to be trimmed 
to ensure that the minimum 495 feet of sight distance is available; and 

• Fluvanna County’s Director of Public Works recommends that a condition of approval be 
placed with this SUP to require that the kennel pay all applicable fees and connect to the 
public water and/ or sewer systems at such time as public water and sewer lines of 
sufficient capacity are in place adjacent to the parcel on which the kennel will be located. 

 
Comprehensive Plan:   
  
VISION 2009 
The vision for Fluvanna County is based on key goals such as “preserving the rural character, 
promote economic development and protect individual property rights”. Protecting and 
preserving the rural character is essential as was expressed by Fluvanna citizens throughout the 
comprehensive planning process (see Appendix A in the Comprehensive Plan under the “2006 
Planning Issues Survey”). 

 
Analysis: 
 
The applicant is proposing to operate a commercial kennel.  The County’s definition of a 
commercial kennel is “a place designed and used to house, board, breed, handle, or otherwise 
keep or care for dogs, cats, or other household pets for the specific intent of sale or in return for 
compensation”.   
 
The location of the proposed kennel is a four (4) acre parcel situated between Oliver Creek Road 
and Blue Ridge Drive, on Route 250 (Richmond Road).  The applicant’s primary residence is 
also on the property, and will allow for 24 hour staffing of the kennel facility.  The initial kennel 
is proposed to be 18 by 24 feet in size, and have nine (9) six by four foot kennels and a bathtub. 
According to the applicant, concerns about potential noise generated by the kennel will be 
addressed and “special consideration has been taken to help mitigate the noise levels. The 
building and property are surrounded by moderate levels of vegetation which will help reduce 
noise. Noise exposure will be further mitigated through the use of landscaping and fencing to 
deflect sound away from the neighbors.  Inside the kennel building, soundproof insulation will be 
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used on the walls and ceilings. The individual kennels will have privacy barriers between each 
kennel to help reduce the stress on the dogs and thereby reduce barking.” The proposed kennel 
would employ Mr. & Mrs. Boyle, and no outside employees would be required.  (Attachment E).  
 
When evaluating proposed uses for a special use permit, in addition to analyzing the potential 
adverse impacts of the use, staff utilizes two (2) general guidelines for evaluation as set forth in 
the zoning ordinance. 
 
First, the proposed use should not tend to change the character and established pattern of 
the area or community. 
 
The proposed location for the commercial kennel is a four (4) acre parcel situated between Oliver 
Creek Road and Blue Ridge Drive, facing onto Route 250 (Richmond Road).  Route 250 is a 
heavily traveled east-west corridor, and its traffic-generated noise levels may make potential 
noise levels generated by the kennel negligible.  The parcel is bordered by vegetation and the 
kennel structure is at least 300 feet from any buildings on neighboring parcels.  According to the 
application, steps have been taken to insulate the potential noise levels that could be generated by 
the kennel by sound-proofing the individual kennels, fencing, and landscaping. 
 
Second, the proposed use should be compatible with the uses permitted by-right in that 
zoning district and shall not adversely affect the use/or value of neighboring property.  
 
Small home industries and commercial kennels are allowed by SUP in the A-1 zoning district.  
By-right uses that are similar, in operation or size of structures, to this application may include 
home occupations, equestrian facilities, farm sales, non-commercial greenhouses, and accessory 
dwellings.  
 
Sec. 22-1-2 of the zoning ordinance states that the purpose of the zoning ordinance is “to protect 
against over crowding of land”. Generally, a commercial kennel is considered an intensive use, 
however given the size and location of this property, this proposal may be less impactive to 
neighboring properties.  The applicant is applying to provide a service to the community by 
bringing a full-service commercial kennel to the area.  
 
Conclusion: 

 
The Planning Commission should consider any potential adverse impacts, such as traffic entering 
and exiting the property, noise, dust, vibration, or visual clutter.   
 
Recommended Conditions: 
 
If approved Staff recommends the following conditions:  
 

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.  
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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. The Board of Supervisors, or its representative, reserves the right to inspect the business 
for compliance with these conditions at any time.   

6. 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.  

 
Suggested Motion: 
 

I move to recommend approval/denial of SUP 13:04, a special use permit request to allow for a 
commercial kennel with respect to 4.067 acres of Tax Map 4, Section 41, Parcel 3, [if approved] 
subject to the conditions listed in the staff report. 
 
Attachments: 
 
A – Application & APO Letter 
B – Sketch Plan and Aerial Map 
C -  Zoning Map 
D – TRC Memos from the Health Dept. and Email from VDOT 
E – Business Plan and kennel sketch 
 
 
Copy:   
Applicant – Andrew and Jessica Boyle, 2425 Olive Street Philadelphia, PA 19130     
File 
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Memorandum 
 
DATE:  October 9, 2013 
 
RE:  APO’S for SUP 13:04 Public Hearing Letters 
 
TO:  Allyson Finchum 
 
FROM: Heather Poole 
 
 
Please be advised the attached letter went out to the attached list of Adjacent Property 
Owners for the October 23, 2013 Planning Commission meeting.  
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NOTICE OF PUBLIC HEARING 

 
 October 9, 2013 
 
   
«Title» «First_Name» «Last_Name» 
«Company_Name» 
«Address_Line_1» 
«City», «State» «ZIP_Code» 
TMP# «TMP_» 
 
Re: Public Hearing on SUP 13:04 
 
Dear «Title» «Last_Name»«Company_Name»: 
 
This letter is to notify you that the Fluvanna County Planning Commission will hold a public 
hearing on the above referenced item on Wednesday, October 23, 2013 at 7:00 PM in 
the Circuit Court Room at the Fluvanna County Courts Building in Palmyra, VA.  The request is 
described as follows: 
 
SUP 13:04 – Andrew & Jessica Boyle - A request for a Special Use Permit (SUP) to allow for 
a Commercial Kennel with respect to 4.067 acres of Tax Map 4, Section 41, Parcel 3. The 
property is zoned A-1 (Agricultural, General) and is located on the south side of Richmond Road 
(Route 250) 0.15 miles east of its intersection with Blue Ridge Turnpike (Route 708). The 
property is located in the Palmyra Election District and is within the Zion Crossroads 
Community Planning Area 
 
The applicant or applicant’s representative must be present at the Planning Commission meeting.  
The tentative agenda and staff report will also be available for review by the public in the 
Fluvanna County Planning and Community Development Department during working hours 
(8:00 a.m. – 5:00 p.m., Monday through Friday).  If you have any questions, please feel free to 
contact me at 434–591–1910. 
 
Sincerely, 
 
 
 
Steve Tugwell  
Senior Planner 

P.O. Box 540 Palmyra, VA 22963 (434) 591-1910 FAX (434) 591-1911 www.fluvannacounty.org 

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 
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SUP 13-04 Adjacent Property Owners
TMP# Owner Address City, State Zip Code
4  41  3 Hackney, Sean C & Lorie M 3800 Richmond Rd TROY, VA 22974
4 A 118 Sechler, Paul J & Laura D 3740 Richmond Rd TROY, VA 22974
4  A  118D Stodgel, Alexander H. 3878 Richmond Rd TROY, VA 22974
4  A  118F Stodgel, Alexander H. 3878 Richmond Rd TROY, VA 22974
4  A  119 Stodgel, Alexander H. 3878 Richmond Rd TROY, VA 22974
4  41  4 Chrismer, David T & Tracy S 2649 Oliver Creek Rd TROY, VA 22974
4  41  5 Schifflett, Carole A 28 Prospect Lane TROY, VA 22974
APPLICANT/REPRESENTATIVE Boyle, Andrew & Jess 2425 Olive St PHILADELPHIA, PA 19130
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STAFF REPORT 
 

To: Fluvanna County Planning Commission    From: Steve Tugwell 
Case Number: SUP 13:05                 District: Fork Union 
Tax Map: Tax Map 29, Section A, Parcel 89     Date: October 23, 2013                                                                        
  
 
General Information:            This request is to be heard by the Planning Commission on 

Wednesday, October 23, 2013 at 7:00 pm in the Circuit Courtroom 
in the Courts Building.   

 
Owner/Applicant:  Lori L. Roberts 
   
Representative:  Lori L. Roberts 
 
Requested Action:  Request for a special use permit to operate a commercial 

greenhouse and florist with respect to 3.581 acres of Tax Map 29, 
Section A, Parcel 89. The applicant is proposing to operate a 
commercial greenhouse and florist. (Attachment A) 

 
Location: The affected property 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) (Attachment 
B) 

 
Existing Zoning:  A-1, Agricultural, General 
 
Existing Land Use:  Single-family dwelling and accessory buildings 
 
Planning Area:                      Rural Residential  
 
Adjacent Land Use:   Adjacent properties are all zoned A-1, Agricultural (Attachment C) 
 
Zoning History:  No Previous Zoning Activities.  
  
 
  
  
  
  
 

COUNTY OF  F LUVANNA 
“ 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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Analysis: 
 
This is a Special Use Permit application to operate a commercial greenhouse and florist.  The 
Zoning Ordinance defines commercial greenhouse as, “a facility employing a glass, plastic, or 
similar enclosure for the cultivation of plants, in which plants are offered for sale to the public, 
either at wholesale or at retail.  Supplemental items used in planting and landscaping, such as 
mulch, topsoil plant containers, yard ornaments, hand tools, and the like, may be sold on-site as 
secondary or incidental items.  Such a use is not characterized by frequent heavy equipment 
operation, other than the occasional delivery or shipment of product “. 
 
Ms. Roberts currently operates the florist next to Papa John’s pizza off of Heritage Drive.  Ms. 
Roberts has a residence on more than 3 acres, and she would like to relocate her florist business 
there.  As there is not a separate distinction for “florist” identified in the A-1 zoning section of 
the ordinance, the zoning administrator determined that a florist is a use covered in the definition 
of “commercial greenhouse”.  An existing 36 x 36 horse barn is planned to house the florist, and 
a separate 10 x 36 building will facilitate the greenhouse.  The greenhouse will be used to raise 
flowers and indoor plants, and the flowers will be part of their existing florist delivery business.  
The application states that “handmade gifts such as birdhouses, metal arts, etc.” will also be on 
display for sale.  (Attachment D) 
 
When evaluating proposed uses for a special use permit, in addition to analyzing the potential 
adverse impacts of the use, staff utilizes two (2) general guidelines for evaluation as set forth in 
the zoning ordinance. 
 
First, the proposed use should not tend to change the character and established pattern of 
the area or community. 
 
The subject property is located within the Rural Residential Planning Area.  The nearest 
residence is approximately 300 feet away, and the site has a good amount of existing vegetation 
that may be retained as a buffer to screen from adjacent parcels.  The commercial greenhouse and 
florist would operate on several acres, and make use of an existing building that was formerly 
used as a horse barn.  It does not appear that the commercial greenhouse and florist as proposed 
would change the character and established pattern of the area. 
 
Second, the proposed use should be compatible with the uses permitted by-right in that 
zoning district and shall not adversely affect the use/or value of neighboring property.  
 
Commercial greenhouses are allowed by SUP in the A-1 district.  By-right uses that are similar, 
in operation or size of structures, to this application may include home occupations, equestrian 
facilities, farm sales, non-commercial greenhouses, and accessory dwellings. The zoning 
ordinance allows for one accessory dwelling unit per subject property, similar to locating the 
garage behind the primary dwelling. In general, small home industries differ from home 
occupations in that non-family employees can be hired and the business may take up more than 
25% of the gross floor area of the dwelling.  
 
Sec. 22-1-2 of the zoning ordinance states that the purpose of the zoning ordinance is “to protect 
against over-crowding of land”.  Furthermore, the zoning ordinance states its purpose is to 
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“facilitate the creation of a convenient, attractive and harmonious community” requiring the 
upkeep of the property, free from debris.  This site has already been improved tremendously 
since Ms. Roberts purchased it in 2012.  Additionally, the zoning ordinance states its purpose as 
“encouraging economic development activities”.  The applicants may provide a service to the 
community by employing several people, and by providing their clients with florist and 
greenhouse services they would have to travel a much further distance to acquire. 
 
Neighborhood Meeting: 
 
There was one (1) attendee with the exception of the applicant at the September 11, 2013 
Neighborhood meeting.   
  
Technical Review Committee: 
 
At the September 12, 2013 Technical Review Committee meeting, The Fire Department stated 
via email that they have no issues with this application; 
 
The Health Department stated that this proposal does not appear to have an impact on the 
existing septic system or well; 
 
Mr. Wood with the Virginia Department of Transportation stated that a VDOT land-use permit 
for a low-volume commercial entrance is required, and that the existing entrance radii will have 
to be increased to meet the 20 foot minimum where the entrance ties into Route 53; 
 
The E&S inspector asked how large the greenhouse would be.  (Attachment E)   
 
Conclusion: 

 
The Planning Commission should consider any potential adverse impacts, such as traffic entering 
and exiting the property, noise, dust, vibration, or visual clutter.   
 
Recommended Conditions: 
 
If approved, Staff recommends the following conditions: 
 

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 8:00 am and 6:00 pm Monday through Saturday. 
6. The Board of Supervisors, or its representative, reserves the right to inspect the business 

for compliance with these conditions at any time. 
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7. All outdoor storage of materials 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. 

8. 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. 

 
Suggested Motion: 
 
I move that the Planning Commission recommend approval/denial of SUP 13:05, a request to 
allow for the operation of a commercial greenhouse and florist with respect to 3.581 acres of Tax 
Map 29, Section A, Parcel 89, [if approved] subject to the conditions listed in the staff report. 
 
Attachments: 
A – Application, sketch plan, and APO letter 
B – Aerial Vicinity Map 
C – Zoning map 
D – Site with proposed additions  
E - TRC comment letter, memo from the Health Dept., and email from VDOT 
 
Copy:  File 
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Memorandum 
 
DATE:  October 9, 2013 
 
RE:  APO’S for SUP 13:05 Public Hearing Letters 
 
TO:  Allyson Finchum 
 
FROM: Heather Poole 
 
 
Please be advised the attached letter went out to the attached list of Adjacent Property 
Owners for the October 23, 2013 Planning Commission meeting.  
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NOTICE OF PUBLIC HEARING 

 
October 9, 2013 
 
   
«Title» «First_Name» «Last_Name» 
«Company_Name» 
«Address_Line_1» 
«City», «State» «ZIP_Code» 
TMP# «TMP_» 
 
Re: Public Hearing on SUP 13:05 
 
Dear «Title» «Last_Name»«Company_Name»: 
 
This letter is to notify you that the Fluvanna County Planning Commission will hold a public 
hearing on the above referenced item on Wednesday, October 23, 2013 at 7:00 PM in 
the Circuit Court Room at the Fluvanna County Courts Building in Palmyra, VA.  The request is 
described as follows: 
 
SUP 13:05 – Lori L. Roberts - A request for a Special Use Permit (SUP) to allow for a 
Commercial Greenhouse with respect to 3.581 acres of Tax Map 29, Section A, Parcel 89. The 
property is zoned A-1 (Agricultural, General) and is located on the south side of Thomas 
Jefferson Parkway (State Route 53) approximately 0.60 miles east of its intersection with Ruritan 
Lake Road (Route 619). The property is located in the Fork Union Election District and is within 
the Rural Residential Planning Area. 
 
The applicant or applicant’s representative must be present at the Planning Commission meeting.  
The tentative agenda and staff report will also be available for review by the public in the 
Fluvanna County Planning and Community Development Department during working hours 
(8:00 a.m. – 5:00 p.m., Monday through Friday).  If you have any questions, please feel free to 
contact me at 434–591–1910. 
 
Sincerely, 
 
 
 
Steve Tugwell  
Senior Planner 

P.O. Box 540 Palmyra, VA 22963 (434) 591-1910 FAX (434) 591-1911 www.fluvannacounty.org 

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 
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SUP 13-05 Adjacent Property Owners
TMP# Owner Address City, State Zip Code
 29   4     5 Nespeco, David James 2650 Thomas Jefferson Pkwy PALMYRA, VA 22963
 29   4     6 Martin, Rodney E & Carrie 2618 Thomas Jefferson Pkwy PALMYRA, VA 22963
 29   A    89A Forsberg, Ronald W & Ava B 2671 Thomas Jefferson Pkwy PALMYRA, VA 22963
 29   A    88A Dean, Jessica C & Kidd, Jessica L 2589 Thomas Jefferson Pkwy PALMYRA, VA 22963
 29   A    88 Fick, Thomas V Et Al 2153 Thomas Jefferson Pkwy PALMYRA, VA 22963
 29   A    85 Sclater, Daniel W Et Al 4212 Skipfare Ct PRINCE WILLIAM, VA 22192
 29   A    87 Sclater, Daniel W Et Al 4212 Skipfare Ct PRINCE WILLIAM, VA 22192
29 A 89 (APPLICANT/REPRESENTATIVE) Roberts, Lori L 2611 Thomas Jefferson Pkwy PALMYRA, VA 22963
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STAFF REPORT 
 

To: Fluvanna County Planning Commission   From: Steve Tugwell 
Case Number: SUP 13:06     District: Cunningham 
Tax Map: Tax Map 16, Section 14, Parcel 4              Date: October 23, 2013 
 
General Information: This request is to be heard by the Planning Commission on 

Wednesday, October 23, 2013 at 7:00 pm in the Circuit Court 
Room in the Courts Building.   

 
Owner/Applicant:  Gregory W. Cox 
  
Representative:                Gregory W. Cox 
 
Requested Action:  Request for special use permit to allow for an automotive repair 

service establishment with respect to 10 acres of Tax Map 16, 
Section 14, Parcel 4.  (Attachment A)  

 
Location:  The affected property is currently zoned A-1 (Agricultural, 

General) and is located on Rock Lane, approximately 0.60 miles 
south of its intersection with State Route 619 (Ruritan Lake Road))..  
(Attachment B)   

 
Existing Zoning:  A-1, Agricultural, General (Attachment C) 
 
Planning Area:  Rural Residential Planning Area 
 
Existing Land Use:  Single-family dwelling and accessory building 
                                          
Adjacent Land Use:  The surrounding area is zoned A-1, Agricultural, General.  
 
Zoning History: None 
 
 
 
 
 
 

COUNTY OF  F LUVANNA 
“ 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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Analysis: 
 
This is a Special Use Permit application request to operate an automotive repair service 
establishment.  The Zoning Ordinance defines automotive repair service establishments as, “a 
facility for the general repair, rebuilding, or reconditioning of engines, motor vehicles, or 
trailers, or providing collision services, including body, frame, or fender repair, and overall 
painting.”   
 
Mr. Cox has stated in his application that he intends on using the existing 31 x 28 detached 
accessory building for his automotive repair operation, and no additional buildings would be 
required.  All automotive repair service activities will be conducted within the existing building.   
According to the sketch plan provided by the applicant, the building is in compliance with the 
required building setbacks for accessory structures.  Additionally, Mr. Cox has inquired with 
Building Inspections with regard to their requirements for bringing the garage into commercial 
code compliance, and plans on obtaining a commercial building permit if this Special Use Permit 
is approved.   
 
When evaluating proposed uses for a special use permit, in addition to analyzing the potential 
adverse impacts of the use, staff utilizes two (2) general guidelines for evaluation as set forth in 
the zoning ordinance. 
 
First, the proposed use should not tend to change the character and established pattern of 
the area or community. 
The subject property is located within the Rural Residential Planning Area, on a large ten-acre lot 
surrounded by several other large lots of 10 acres or greater.  Single-family dwellings on large 
lots are consistent with the established pattern in the A-1 zoning district, and the Rural 
Residential Planning Area.  The automotive repair establishment would make use of an existing 
detached garage, a by-right accessory use within the A-1 zoning district.  All repair work would 
be done inside the garage, thus not creating a commercial atmosphere for the community.  There 
may be one (1) occasional part-time employee as necessitated by volume of work.  
 
Second, the proposed use should be compatible with the uses permitted by-right in that 
zoning district and shall not adversely affect the use/or value of neighboring property.  
 
Automotive repair service establishments are allowed by SUP in the A-1 zoning district.  By-
right uses that are similar, in operation or size of structures, to this application may include home 
occupations, equestrian facilities, farm sales, non-commercial greenhouses, and accessory 
dwellings. The nearest residence is approximately 800 feet away, and the site has a substantial 
amount of existing vegetation that may be retained as a buffer to screen on-site materials from 
adjacent parcels.  The zoning ordinance allows for one accessory dwelling unit per property, 
similar to location of the existing garage on this parcel.    
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Neighborhood Meeting: 
 
With the exception of the applicant, there were no attendees at the September 11, 2013 
neighborhood meeting present for this item. 
 
Technical Review Committee: 
 

At the September 12, 2013 Technical Review Committee meeting The Fire Chief notified 
planning that they have no Fire Dept. related issues with this application; 
 
The Virginia Department of Transportation stated that a VDOT Land Use Permit for a 
Low-Volume Commercial Entrance.   There are some overhanging limbs and a sapling to 
the left that need to be removed to ensure that the minimum 360 ft. of sight distance is 
available.  A sight easement to the left (west) is required to protect the line of sight, and 
asked if Rock Lane have an existing deeded sight easement where it connects to Rte. 
619? 
 

 (Attachment D) 
 
Conclusion: 

 
The Planning Commission should consider any potential adverse impacts, such as traffic entering 
and exiting the property, noise, or potential visual impacts to adjacent properties.   
 
Recommended Conditions 
 
If approved, Staff recommends the following conditions:  
 

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. Not more than five (5) vehicles waiting for service shall be stored on the property outside 

of normal business hours. 
5. All activity related to this automotive repair service establishment shall be confined to 

within the 31x28 detached building. 
6. The hours of operation shall be from 7 a.m. to 5 p.m. Monday – Saturday. 
7. All noise generated by this activity shall be limited to maximum daytime level of 60 dB at 

the property line.  
8. Used motor oil, coolants, discarded automotive parts and tires shall be recycled or 

disposed of in accordance with State and local laws. 
9. 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. 
10. The Board of Supervisors, or representative, reserves the right to inspect the business for 

compliance with these conditions at any time.   
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11. 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.  

 
Suggested Motion: 
 

I move that the Planning Commission recommend [approval/denial] of SUP 13:06, [if approved], 
with respect to 10 acres of Tax Map 14, Section 16, Parcel 4, with the conditions as described in 
the staff report. 
 
Attachments: 
 
A – Application, sketch plan, & APO Letter 
B – Aerial Vicinity Map 
C – Zoning map 
D – TRC Comment Letter, and emails from VDOT and the Health Dept. 
 
Copy:   
Applicant – Greg Cox, 984 Rock Lane, Scottsville, VA 24590 
File 
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Memorandum 
 
DATE:  October 9, 2013 
 
RE:  APO’S for SUP 13:06 Public Hearing Letters 
 
TO:  Allyson Finchum 
 
FROM: Heather Poole 
 
 
Please be advised the attached letter went out to the attached list of Adjacent Property 
Owners for the October 23, 2013 Planning Commission meeting.  
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NOTICE OF PUBLIC HEARING 

 
October 9, 2013 
 
   
«Title» «First_Name» «Last_Name» 
«Company_Name» 
«Address_Line_1» 
«City», «State» «ZIP_Code» 
TMP# «TMP_» 
 
Re: Public Hearing on SUP 13:06 
 
Dear «Title» «Last_Name»«Company_Name»: 
 
This letter is to notify you that the Fluvanna County Planning Commission will hold a public 
hearing on the above referenced item on Wednesday, October 23, 2013 at 7:00 PM in 
the Circuit Court Room at the Fluvanna County Courts Building in Palmyra, VA.  The request is 
described as follows: 
 
SUP 13:06 – Gregory Cox - A request for a Special Use Permit (SUP) to allow for an 
automobile repair service establishment with respect to 10 acres of Tax Map 16, Section 14, 
Parcel 4.  The property is currently zoned A-1 (Agricultural, General) and is located on Rock 
Lane, approximately 0.60 miles south of its intersection with State Route 619 (Ruritan Lake 
Road). The property is located in the Cunningham Election District and is within the Rural 
Residential Planning Area.  
 
The applicant or applicant’s representative must be present at the Planning Commission meeting.  
The tentative agenda and staff report will also be available for review by the public in the 
Fluvanna County Planning and Community Development Department during working hours 
(8:00 a.m. – 5:00 p.m., Monday through Friday).  If you have any questions, please feel free to 
contact me at 434–591–1910. 
 
Sincerely, 
 
 
 
Steve Tugwell  
Senior Planner 

P.O. Box 540 Palmyra, VA 22963 (434) 591-1910 FAX (434) 591-1911 www.fluvannacounty.org 

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 
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SUP 13-06 Adjacent Property Owners
TMP# Owner Address City, State Zip Code
 16  14     5 Yancey, Donald E & Jeanette 452 Stagecoach Hills Rd PALMYRA, VA 22963
 16   A    13 Hellinger, Raymond B 1841 Ruritan Lake Rd SCOTTSVILLE, VA 24590
 16   A    23 Mouser, Isabel W 495 Deepwood Farm Dr SCOTTSVILLE, VA 24590
 16  14     3 Pippin, Roy H 1020 Thomas Jefferson Hwy CHARLOTTESVILLE, VA 22902
16   14     4 (APPLICANT/REPRESENTATIVE) Cox, Gregory & Ann P 984 Rock Lane SCOTTSVILLE, VA 24590
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STAFF REPORT 
 

To: Fluvanna County Planning Commission   From: Steve Tugwell 
Case Number: SUP 13:07     District: Fork Union 
Tax Map: Tax Map 29, Section A, Parcel 12             Date: October 23, 2013 
 
General Information: This request is to be heard by the Planning Commission on 

Wednesday, October 23, 2013 at 7:00 pm in the Circuit Court 
Room in the Courts Building.   

 
Owner/Applicant:  Brad Lee Philip Kennedy 
  
Representative:                Brad Lee Philip Kennedy 
 
Requested Action:  Request for special use permit to allow for an automotive repair 

service establishment with respect to 25.422 acres of Tax Map 29, 
Section A, Parcel 12.  (Attachment A)  

 
Location:  The affected property is located on the western side of State Route 

660 (Sclaters Ford Road), approximately 975 feet south of State 
Route 619 (Ruritan Lake Road).  (Attachment B)   

 
Existing Zoning:  A-1, Agricultural, General (Attachment C) 
 
Planning Area:  Rural Residential Planning Area 
 
Existing Land Use:  Single-family dwelling 
                                          
Adjacent Land Use:  The surrounding area is zoned A-1, Agricultural, General.  
 
Zoning History: None 
 
 
 
 
 
 
 
 

COUNTY OF  F LUVANNA 
“ Responsive & Responsible Government”  

  

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



    

Analysis: 
 
This is a Special Use Permit application request to operate an automotive repair service 
establishment.  The Zoning Ordinance defines automotive repair service establishments as, “a 
facility for the general repair, rebuilding, or reconditioning of engines, motor vehicles, or 
trailers, or providing collision services, including body, frame, or fender repair, and overall 
painting.”   
 
Mr. Kennedy has stated in his application that he intends to continue using the existing 80 x 40 
structure for his automotive repair operation, and no additional buildings would be required.  All 
automotive repair service activities will be conducted within the building.   According to the 
sketch plan provided by the applicant, the building is in compliance with the required building 
setbacks for accessory structures.     
 
When evaluating proposed uses for a special use permit, in addition to analyzing the potential 
adverse impacts of the use, staff utilizes two (2) general guidelines for evaluation as set forth in 
the zoning ordinance. 
 
First, the proposed use should not tend to change the character and established pattern of 
the area or community. 
The subject property is located within the Rural Residential Planning Area, on a large ten-acre lot 
surrounded by several other large lots of 10 acres or greater.  Single-family dwellings on large 
lots are consistent with the established pattern in the A-1 zoning district, and the Rural 
Residential Planning Area.  The automotive repair establishment would make use of an existing 
detached garage, a by-right accessory use within the A-1 zoning district.  All repair work would 
be done inside the garage, thus not creating a commercial atmosphere for the community.  There 
may be one (1) occasional part-time employee as necessitated by volume of work.  
 
Second, the proposed use should be compatible with the uses permitted by-right in that 
zoning district and shall not adversely affect the use/or value of neighboring property.  
 
Automotive repair service establishments are allowed by SUP in the A-1 zoning district.  By-
right uses that are similar, in operation or size of structures, to this application may include home 
occupations, equestrian facilities, farm sales, non-commercial greenhouses, and accessory 
dwellings. The nearest residence is approximately 750 feet away, and the site has a substantial 
amount of existing vegetation that may be retained as a buffer to screen on-site materials from 
adjacent parcels.  The zoning ordinance allows for one accessory dwelling unit per property, 
similar to location of the existing garage on this parcel.    
 
Neighborhood Meeting: 
 
With the exception of the applicant, there was one attendee at the September 11th, 2013 
neighborhood meeting. No public comments were offered.  (Attachment D) 
 
 
 
 



    

Technical Review Committee: 
 
At the September 12th, 2013 Technical Review Committee meeting, The Fire Chief notified 
planning that they have no Fire Dept. related issues with this application; 

 
The Virginia Department of Transportation stated that a VDOT Land Use Permit for a Low-Volume 
Commercial Entrance.  There are overhanging limbs and brush in the existing recorded sight distance 
easement to the right of the entrance that will have to be removed to ensure that the minimum 360 ft. of 
sight distance is available. 
 
 (Attachment E) 
 
Conclusion: 

 
The Planning Commission should consider any potential adverse impacts, such as traffic entering 
and exiting the property, noise, or potential visual impacts to adjacent properties.   
 
Recommended Conditions 
 
If approved, Staff recommends the following conditions:  
 

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. All activity related to this automotive repair service establishment shall be confined to 

within the 80x40 detached garage. 
5. The hours of operation shall be from 7 a.m. to 5 p.m. Monday – Saturday. 
6. All noise generated by this activity shall be limited to maximum daytime level of 60 dB at 

the property line.  
7. Used motor oil, coolants, discarded automotive parts and tires shall be recycled or 

disposed of in accordance with State and local laws. 
8. 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. 
9. The Board of Supervisors, or representative, reserves the right to inspect the business for 

compliance with these conditions at any time.   
10. 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.  

 
Suggested Motion: 
 

I move that the Planning Commission recommend [approval/denial] of SUP 13:07, [if approved], 
with respect to 25.422 acres of Tax Map 29, Section A, Parcel 12, with the conditions as 
described in the staff report. 
 
 



    

Attachments: 
A – Application, sketch plan, & APO Letter 
B – Aerial Vicinity Map 
C – Zoning map 
D – Neighborhood meeting sign-in sheet 
E - TRC Comment Letter, and emails from VDOT and the Health Dept. 
 
Copy:   
Applicant – Brad Lee Philip Kennedy, 5394 Ruritan Lake Road, Palmyra, VA 24590 
File 
  













Memorandum 
 
DATE:  October 9, 2013 
 
RE:  APO’S for SUP 13:07 Public Hearing Letters 
 
TO:  Allyson Finchum 
 
FROM: Heather Poole 
 
 
Please be advised the attached letter went out to the attached list of Adjacent Property 
Owners for the October 23, 2013 Planning Commission meeting.  



 
NOTICE OF PUBLIC HEARING 

 
October 9, 2013 
 
   
«Title» «First_Name» «Last_Name» 
«Company_Name» 
«Address_Line_1» 
«City», «State» «ZIP_Code» 
TMP# «TMP_» 
 
Re: Public Hearing on SUP 13:07 
 
Dear «Title» «Last_Name»«Company_Name»: 
 
This letter is to notify you that the Fluvanna County Planning Commission will hold a public 
hearing on the above referenced item on Wednesday, October 23, 2013 at 7:00 PM in 
the Circuit Court Room at the Fluvanna County Courts Building in Palmyra, VA.  The request is 
described as follows: 
 
SUP 13:07 – Brad Lee Philip Kenney - A request for a Special Use Permit (SUP) to allow for 
an automobile repair service establishment with respect to 25.422 acres of Tax Map 29, Section 
A, Parcel 12.  The property is currently zoned A-1 (Agricultural, General) and is located on the 
west side of State Route 660 (Sclaters Ford Road), approximately 0.25 miles south of State Route 
619 (Ruritan Lake Road). The property is located in the Fork Union Election District and is 
within the Rural Residential Planning Area.  
 
The applicant or applicant’s representative must be present at the Planning Commission meeting.  
The tentative agenda and staff report will also be available for review by the public in the 
Fluvanna County Planning and Community Development Department during working hours 
(8:00 a.m. – 5:00 p.m., Monday through Friday).  If you have any questions, please feel free to 
contact me at 434–591–1910. 
 
Sincerely, 
 
 
 
Steve Tugwell  
Senior Planner 

P.O. Box 540 Palmyra, VA 22963 (434) 591-1910 FAX (434) 591-1911 www.fluvannacounty.org 

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 
 



SUP 13-07 Adjacent Property Owners
TMP# Owner Address City, State Zip Code
 29   A    17 Campbell, Beauford & Kelly G 2732 Sclaters Ford Rd PALMYRA, VA 22963
 29  15     1 Powell, Michael W Et Al 2667 Sclaters Ford Rd PALMYRA, VA 22963
 29  15     2 Honaker, Sandra K 2721 Sclaters Ford Rd PALMYRA, VA 22963
 29   A     3 Parrish, Mary Ann H Le Et Als 5190 Ruritan Lake Rd PALMYRA, VA 22963
 29   A    11 Parrish, Albert W Et Ux PO Box 85 PALMYRA, VA 22963
 29   A     1 Turner, John E Le Et Al 4514 Ruritan Lake Rd PALMYRA, VA 22963
 29  21    11 Osteen, Douglas Wayne Et Al 20419 James Madison Hwy TROY, VA 22974
29   A    12 (APPLICANT/REPRESENTATIVE) Kennedy, Brad Lee Philip 5394 Ruritan Lake Rd PALMYRA, VA 22963
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