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

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

 AGENDA 
FLUVANNA COUNTY PLANNING COMMISSION 

Organizational Meeting 
Circuit Courtroom 

Fluvanna Courts Building 
January 22nd 2014 

7:00 p.m. 

2014 Organizational Meeting of the Fluvanna County Planning Commission 
 
 1-CALL TO ORDER, PLEDGE OF ALLEGIANCE 
  Election of Chairman and Vice Chairman                                                                           D
  Selection of Dates for the Commission Meetings                                                                E 

Resolution entitled “Organizational Meeting of the Fluvanna County Planning 
Commission 2014”                                           F 

  Adoption of Planning Commission By-Laws and Rules of Procedures                              G 
   
 

AGENDA 
FLUVANNA COUNTY PLANNING COMMISSION 

Regular Meeting 
Circuit Court Room 

Fluvanna Courts Building 
January 22nd 2014 

Immediately following Organizational Meeting 
 

 
 2- PLANNING DIRECTOR’S REPORT 

Mr. Jason Stewart, Planning & Zoning Administrator             H                                    
 

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

 December 16, 2013                                                                                                              I 
                
             5-PRESENTATIONS (normally not to exceed 10-minute limitation)                            

                                                                     
 

   6-PUBLIC HEARINGS:   
 
  7-SITE DEVELOPMENT PLANS: 
                      
 8-SUBDIVISIONS: 

 
9-UNFINISHED BUSINESS: 
Reconsideration of additional information regarding ZMP 12:02 & SUP 13:02 – Hotel Street  
Capital, LLC                     J  
 

            10-NEW BUSINESS:  February Work Session regarding Comprehensive Plan Review 
 

11-PUBLIC COMMENT #2 (3 minutes each) 



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

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

 
 12-ADJOURN 

 
  

********** 
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.  

 



 
 
MOTION: I move to elect _______________ as Chairman of the Fluvanna County 
Planning Commission for the calendar year of 2014. 
 
MOTION: I move to elect _______________ as Vice Chairman of the Fluvanna 
County Planning Commission for the calendar year of 2014. 
 
 
AGENDA  PLANNING COMMISSION  January 22nd 2014 
 
SUBJECT: Election of Officers 
 
TIMING: Routine 
 
DISCUSSION: As has been your practice in the past, the Planning Director opens 
the meeting and calls for the nomination and election of the Chairman. 
 
Upon the election of the Chairman, the elected chairman will then call for the nomination 
and election of the Vice Chairman. 
 
The Annual or Organizational meeting of the Commission will be conducted first and 
then move to the Regular meeting and conduct of business. 
 
 
 
 
 
Staff: Jason Stewart, Planning Director 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
************************************** 
Planning Director’s Use Only 
 
 
 
 
_______________________________________ 
Jason Stewart, Planning Director 



 
 
MOTION: I move the Fluvanna County Planning Commission adopt the Planning 
Commission 2014 regular Meeting Calendar as presented [which does not include any 
joint meetings or work sessions]. 
 
 
 
 
 
 
 
 
 
 
 
 
 
Staff:  Jason Stewart, Planning Director 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
************************************** 
Planning Director’s Use Only 
 
Comments: 
 
 
 
_______________________________________ 
Allyson Finchum, Planning Director 
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Suggested 
Planning Commission  

Meeting Dates 
4th Wednesday of each month 
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2014 

Phone: 434-591-1910 
Fax: 434-591-1911 

E-mail: jstewart@fluvannacounty.org 

132 Main Street 
P.O. Box 540 

Palmyra, VA 22963 

F L U V A N N A  C O U N T Y  
P L A N N I N G  C O M M I S S I O N  

Organization 



PLANNING COMMISSION 
County of Fluvanna 

Palmyra, Virginia 
 

RESOLUTION 
 
 At a regular monthly meeting of the Fluvanna County Planning Commission held 
on Wednesday, January 22nd, 2014, in Palmyra, Virginia, the following action was taken: 
 
 

Present  Vote 
Lewis Johnson          

        Barry A. Bibb               
       Patricia Eager          

Donald Gaines                                                       
Ed Zimmer                

   
 
 
On a motion by_________, seconded by _______, and carried by a vote of ___ 
the following resolution was adopted: 
 

Organizational Meeting of the Fluvanna County Planning Commission 2014 
 
WHEREAS, the Code of Virginia requires an annual organizational meeting for the 
Planning Commission for the election of officers and the conduct of such other business 
as to meeting times and dates and, 
 
WHEREAS, the Planning Commission does now conduct such an organizational 
meeting. 
 
NOW, THEREFORE BE IT RESOLVED by the Planning Commission that it does hereby 
designate the Circuit Courtroom in the Fluvanna Courts Building as its meeting place for 
regular meetings to be held on the fourth Wednesday of each month at 7:00 p.m.  
Except in the months of November and December when the meetings shall be on the 
third Monday at 7:00 p.m. due to the holidays. 
 
Adopted this 22nd day of January 2014 
by the Fluvanna County Planning Commission 
 
 
ATTEST: 
 
 
        
Jason Stewart, Planning Director 



January 22nd, 2014 
Fluvanna County Planning Commission 

By-laws and Rules of Practice and Procedures 
 
CREATION 
The Fluvanna County Planning Commission, hereinafter called the “Commission”, is an 
appointed body provided by the Code of Virginia, Section 15.2-2210.  The Commission consists 
of five (5) members, one (1) appointed from each election district and one (1) representative of 
the Board of Supervisors. The Board of Supervisors representative does not vote by directive of 
the Board of Supervisors.   
 
PRINCIPAL OFFICE 
132 Main Street, Palmyra, Virginia; Mailing Address:  P.O. Box 540, Palmyra, VA 22963 
 
CHAIRMAN 
At the first meeting of the year, the Commission selects one of its members to serve as 
Chairman.  The Chairman is a voting member and serves for one year. 
 
VICE-CHAIRMAN 
At the first meeting of the year, the Commission selects one of its members to serve as Vice-
Chairman.  The Vice-Chairman is a voting member and serves for one year. 
 
COUNTY PLANNER 
The County Planner shall be Clerk to the Commission and his general duty is set forth in the 
Code of Virginia, Section 15.2-2217.  He shall maintain an office at the same address as the 
Commission. 
 
COUNTY ATTORNEY 
The County Attorney assists the Commission in analyzing the facts; provides advice and action 
in legal matters and represents the Commission in civil actions. 
 
QUORUM FOR THE EXERCISE OF COMMISSION BUSINESS 
A majority of the commission shall constitute a quorum for the purpose of conducting 
Commission business.  A vote of the majority of those present is necessary to take action on an 
issue. 
 
PUBLIC SESSIONS 

1. Except as otherwise directed the regular public meeting of the Commission shall be held 
on the fourth Wednesday of each month at 7:00 p.m. at the Fluvanna Courts Building in 
the Circuit Courtroom in Palmyra, VA. 

2. A special meeting may be held at the call of the Chair or by the application of three 
members given to the County Planner.  There shall be at least seventy-two (72) hours 
written notice for a special meeting. 

 



MEETING AND ATTENDANCE 
1. All meetings and business shall be conducted in accordance with the Code of Virginia, 

Roberts Rules of Order Revised, and these by-laws. 
2. Meetings will be held on the fourth Wednesday of each month.  If the fourth Wednesday 

falls on a holiday, a new meeting date will be scheduled by the Chairman.  Meetings shall 
start at the appointed time, and if the Chairman is not present, the Vice-Chairman shall 
preside.  If neither the chairman nor the Vice-Chairman is present, the County Planner 
shall call the meeting to order and preside for the election of a Temporary Chairman. 

3. Any person making a written presentation or demonstrating a matter by way of a plat, 
brochure, picture, or similar document for inclusion in the record of the hearing shall 
provide the County Planner five (5) copies of such item seven (7) days prior to the 
meeting at which such person wishes to make a presentation. 

4. The County Planner shall list all items requested on the agenda.  If, in the opinion of the 
County Planner, an item is not appropriate for consideration by the Commission, he shall 
inform the Chairman, and if the Chairman is in agreement, the Commission shall first 
discuss whether to entertain the item. 

5. The County Planner and Chairman of the Commission shall allocate time to items on the 
agenda as is necessary for appropriate consideration 

6. The Commission shall consider all items docketed on the agenda before taking any other 
items unless an undocketed item is brought by consent of the Commission. 

7. Time permitting, items not on the agenda shall be heard as the final items of the 
Commission’s business.  If time does not, in the opinion of the Chairman of the 
Commission, permit hearing items on the agenda, they shall be carried over to the next 
regular or special meeting. 

8. The Chairman’s vote on all issues before the Commission shall be recorded as being 
given with the prevailing side, unless the Chairman clearly votes otherwise. 

9. Meetings shall be adjourned no later than 11:00 p.m. unless continued by unanimous 
vote. 

 
CONDUCT OF BUSINESS 

1. When the question is called and there is no dispute, the Chairman shall call for the vote. 
2. Any member abstaining on a vote shall so indicate following the call for the vote. 
3. Exhibits before the Commission shall become the property of the Commission and shall 

be filed with the County Planner. 
4. Citizens shall not speak at a meeting until they are recognized.  Citizens shall request 

recognition by addressing “Mr. Chairman” or Ms. Chairman” (as appropriate) and await 
acknowledgement.  At his or her discretion, the Chairman may permit a dialogue without 
individual recognition between members of the Commission or between a member and a 
citizen if such dialogue is orderly and contributes to the expedition of the business.  Such 
discussion will be discouraged. 

5. Prior to opening a meeting at which one or more public hearings will be held, the 
Chairman shall recount the rules under which the hearing shall be operated, but he/she 
may amend the rules during the hearing by giving notice of the change. 

6. At the beginning of the public hearing, the Chairman shall call upon the County Planner 
or the Chairman of the committee handling the matter at hand or shall recount a 
description of the issue placed before the hearing. 



7. Subject to revocation or extension by the majority of the commission assembled, the 
Chairman may in all matters establish a maximum time for consideration of the matter, 
and/or limit the amount of time available to each speaker on a matter and/or limit the 
number of times each speaker may address the Commission on a matter.  
Notwithstanding the foregoing statement, every Commission member shall be entitled to 
make a statement on every matter before the Commission and the call for the question 
shall not be entertained until all members who wish to exercise this right shall have done 
so. 

8. All members or citizens shall limit their comments before the Commission.  The 
Chairman has the option of requiring speakers to sign up before being authorized to 
address the Planning Commission. 

9. The Commission has set forth the following rules for presentation time limits: 
a. Individual presentations placed on the Commission’s agenda shall be limited to 

ten (10) minutes in duration. 
b. Individual presentation listed under the agenda item “Public Comments” shall be 

limited to three (3) minutes in duration. 
c. Statements from the public during the “Public Hearing” on individual agenda 

items shall be limited to three (3) minutes. 
d. Complete presentations on Commission action items shall be limited to not more 

than thirty (30) minutes. 
e. Either of the above limitations may be extended only by majority consent of the 

Commission. 
 
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 shall be the judge of such 
breaches. 

4. When a person engages in such a breach, the Chairman may 
a. Order the person to stand silent, 
b. Order the person’s removal from the building, or, 
c. Order the person removed from the County Property. 

 
COMMITTEES 
There will be no standing committees.  Ad Hoc committees will be appointed by the Chairman 
as needed.  Constitutional Officers may be appointed to committees. 
 



RULES 
1. The by-laws may be suspended at anytime by a majority vote of the Commission 
2. The by-laws may be amended by a majority vote of the Commission, but only at the 

regular meeting next held after the proposed amendment has been announced at a regular 
meeting. 

 
RECORD OF THE MEETING 
The Clerk of the Commission (or another person acting in the capacity) shall electronically 
record each regular meeting.  Recordings are the property of Fluvanna County.  A stenographic 
record shall not be admissible as evidence of what transpired at a meeting, unless the person 
taking the record has been sworn prior to making the record.  Interested persons may listen to the 
recordings in the County Planner’s office or may obtain copies of the recording or portions of a 
recording by making appropriate arrangements with the County Planner’s office.  Costs will be 
borne by the person making the request.  Audio recordings are also available on the county 
website www.fluvannacounty.org. 



 
 
 
 
 
 
 
 
 
To:   Fluvanna County Planning Commission 
From:  Jason Stewart, AICP 
Date:   January 16, 2014 
Re:   Planning Director’s Report 
 
1. Board of Supervisors Actions:   
 
January 8, 2014: 
 
          None. 

 
January 15, 2014: 
 

ZMP 13:02 – Cowboys, LLC (DEFERRED)- An ordinance to amend the Fluvanna 
County Zoning Map with respect to 2.631 acres of Tax Map 30, Section A, Parcel 84B to 
rezone the same from A-1, Agricultural, General to B-1, Business, General (conditional).  
The affected property is located on the southeast side of Route 15 (James Madison 
Highway), approximately 0.18 miles northeast of Route 53 (Thomas Jefferson Parkway).  
The property is located in the Fork Union Election District and is within the Palmyra 
Community Planning Area. 
 

2. Board of Zoning Appeals Actions: 
 

No January Meeting. 
 
3. Technical Review Committee: 

 
No January 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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FLUVANNA COUNTY PLANNING COMMISSION 
REGULAR MEETING MINUTES 

Circuit Courtroom 
Fluvanna County Courts  

December 16, 2013 
7:00 p.m. 

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

Donald Gaines 
Ed Zimmer 
Joe Chesser, Board of Supervisors Representative 

       
ALSO PRESENT: Frederick Payne, Fluvanna County Attorney 
   Steve Nichols, Fluvanna County Administrator 

Robert Popowicz, Director of Community Development 
Cheryl Wilkins, Emergency Services Coordinator 

   Wayne Stephens, Director of Public Works 
   Jason Smith, Director of Parks and Recreation 
   Eric Dahl, Budget Analyst 
   Jason Stewart, Planning and Zoning Administrator 

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

CALL TO ORDER 
Chairman Bibb called the Planning Commission meeting of December 16, 2013 to order at 7:00 p.m. in 
the Circuit Court room of the Fluvanna County Courts Building in Palmyra, Virginia. After the meeting 
was called to order, the Pledge of Allegiance was recited. 
 
Mr. Robert Popowicz, Director of Community Development, introduced Fluvanna County’s new 
Planning and Zoning Administrator, Mr. Jason Stewart. 
 
PLANNING DIRECTOR’S REPORT 
Mr. Steve Tugwell, Senior Planner, gave the monthly report to the Planning Commission. 
 
 Board of Supervisors  

o November 20, 2013 
 CPA 13:01 – Fluvanna County – Comprehensive Plan Text Amendment   

Approved (3-2, Ullenbruch & Weaver) 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. 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                    
Approved (5-0) 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 
Approved (5-0) 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 
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Approved (5-0) 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                                                                                            
Approved (5-0) 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.  
 

 Board of Zoning Appeals Actions – No December Meeting 
 

 Technical Review Committee – No December Meeting 
 

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 November 18, 2013 Planning Commission meeting minutes as 
presented.   
 
Mr. Zimmer seconded. The motion carried with a vote of 4-0. AYES: Bibb, Eager, Gaines and Zimmer. 
NAYS: None. 
 
PUBLIC HEARINGS: 
ZMP 13:02 – Cowboys, LLC - An ordinance to amend the Fluvanna County Zoning Map with 
respect to 2.631 acres of Tax Map 30, Section A, Parcel 84B to rezone the same from A-1, 
Agricultural, General to B-1, Business, General (conditional).  The affected property is located 
on the southeast side of Route 15 (James Madison Highway), approximately 0.18 miles northeast 
of Route 53 (Thomas Jefferson Parkway).  The property is located in the Fork Union Election 
District and is within the Palmyra Community Planning Area. 
 
Mr. Steve Tugwell, Senior Planner, presented the rezoning request to amend the Fluvanna County Zoning 
Map with respect to 2.631 acres of Tax Map 30, Section A, Parcel 84B to rezone the same from A-1, 
Agricultural, General to B-1, Business, General (conditional). 
 
Chairman Bibb opened the public hearing. 
With no one wishing to speak, Chairman Bibb closed the public hearing. 
 
Ms. Eager stated this request did meet Fluvanna County’s Comprehensive Plan view of Palmyra 
village and would add another business which the county needs. 
 
MOTION: 
Ms. Eager moved to recommend approval of ZMP 13:02, an ordinance to amend the Fluvanna County 
Zoning Map with respect to 2.631 acres of Tax Map 30, Section A, Parcel 84B to rezone the same from 
A-1, Agricultural, General to B-1, Business, General (conditional). 
 
Mr. Gaines seconded. The motion carried with a vote of 4-0. AYES: Bibb, Eager, Gaines and Zimmer. 
NAYS: None. 
 
FY2015 – FY2019 Capital Improvement Plan - Review and recommendation of the Capital 
Improvement Plan (CIP) for fiscal years 2015 through 2019 (FY2015 – FY2019), which is to be 
submitted in conjunction with the Fluvanna County Budget for fiscal year 2015 (FY2015).  The 
CIP lists major construction and acquisition efforts planned for the next five (5) fiscal years, and 
describes proposed methods of financing for each project.  
 
Mr. Jay Lindsey, Planner, presented the FY2015 – FY2019 Capital Improvement Plan to the Planning 
Commission. 
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Chairman Bibb opened the public hearing. 
With no one wishing to speak, Chairman Bibb closed the public hearing. 
 
Chairman Bibb stated his concern over the large amount of repair projects listed and that the Planning 
Commission felt those projects should be seen as priority before any new projects went forward. 
 
The Planning Commission discussed which items to prioritize in the Capital improvement Plan for FY 
2015 – FY2019. 
 
Mr. Nichols, County Administrator, Mr. Dahl, Budget Analyst and Mr. Wayne Stephens, Director of 
Public Works, addressed the questions presented by the Planning Commission regarding drinking water 
for the Fork Union Sanitary District (FUSD). 
 
MOTION: 
Mr. Gaines moved to recommend approval of the FY2015 – FY2019 Capital Improvement Plan (CIP) 
as presented, with a list of funding priorities prepared by the Planning Commission. 
 
Ms. Eager seconded. The motion carried with a vote of 4-0. AYES: Bibb, Eager, Gaines and Zimmer. 
NAYS: None. 
 
PRESENTATIONS: 
None 
 
SITE DEVELOPMENT PLANS: 
None 
 
SUBDIVISIONS:  
None 
 
UNFINISHED BUSINESSS: 
ZMP 12:02 & SUP 13:02 – Hotel Street Capital, LLC 
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.  
 
Chairman Bibb discussed his various concerns regarding the PUD application with the Planning 
Commission. Chairman Bibb stated his belief that portions of the application did not include sufficient 
information. 
 
Mr. Nichols, County Administrator, inquired when the Planning Commission planned on making their 
recommendation to the Board of Supervisors. Planning Commission members discussed and decided on 
taking action at their meeting scheduled for January 22, 2014.  
 
NEW BUSINESS: 
None 
 
PUBLIC COMMENTS #2 
Chairman Bibb opened the floor for the second section of public comments. 
 Mr. Al Talley, 14307 James Madison Highway, stated he was thankful for the staff and Planning 

Commission’s hard work. Mr. Talley also suggested rethinking where the county invests its 
money; and, that instead of investing so much in Pleasant Grove or water at Zion Crossroads, the 
county should think about investing at Ferncliff where growth is apparent. 
 

With no one wishing to speak, Chairman Bibb closed the second section of public comments. 
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ADJOURN 
There being no further business, Chairman Bibb adjourned the Planning Commission meeting of 
December 16, 2013 at 9:41 p.m.   
 
Minutes recorded by Heather Poole. 
 
 

                 _____________________________ 
                                                              Barry A. Bibb, Chairman  
    Fluvanna County Planning Commission      
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April	  30,	  2013	  
	  

Hon.	  Shaun	  Kenney,	  Chairman,	  Board	  of	  Supervisors	  
Mr.	  Barry	  A.	  Bibb,	  Chairman,	  Planning	  Commission	  
County	  of	  Fluvanna	  
P.O.	  Box	  540	  
Palmyra,	  VA	  22963	  
	  
Re:	   Comment	  on	  proposed	  Walker’s	  Ridge	  PUD	  
	  
Dear	  Mr.	  Kenney	  and	  Mr.	  Bibb,	  
	  
By	  this	  letter,	  the	  Rivanna	  River	  Basin	  Commission	  offers	  comments	  on	  the	  PUD	  
proposed	  rezoning,	  Walker’s	  Ridge,	  on	  the	  Rivanna	  River	  near	  the	  Village	  of	  
Palmyra.	  We	  have	  concern	  about	  the	  size	  and	  number	  of	  units	  at	  build-‐out,	  the	  
configuration	  of	  the	  development,	  and	  the	  proximity	  of	  the	  development	  to	  the	  
Rivanna	  River	  and	  the	  resources	  it	  provides	  to	  citizens	  and	  aquatic	  species.	  
	  
The	  Rivanna	  River	  Basin	  Commission	  (RRBC)	  is	  empowered,	  by	  Virginia	  statute,	  to	  
“provide	  guidance	  and	  make	  recommendations	  to	  local,	  state,	  and	  federal	  
legislative	  and	  administrative	  bodies,	  and	  to	  others	  as	  it	  deems	  necessary	  and	  
appropriate,	  regarding	  the	  use,	  stewardship,	  and	  enhancement	  of	  the	  [Rivanna]	  
Basin’s	  water	  and	  other	  natural	  resources.”	  Fluvanna	  County	  has	  been	  a	  member	  
since	  RRBC’s	  inception	  in	  2007,	  and	  our	  staff	  has	  worked	  with	  Fluvanna	  County	  staff	  
on	  numerous	  occasions	  to	  enhance	  our	  collective	  understanding	  of	  the	  impacts	  of	  
development	  on	  the	  health	  of	  natural	  and	  water	  resources	  throughout	  the	  
watershed.	  We	  offer	  the	  following	  specific	  comments	  to	  help	  inform	  decision-‐
makers	  charged	  with	  evaluating	  this	  project.	  
	  
Impact	  on	  Virginia	  State	  Scenic	  River	  Status.	  The	  Rivanna	  holds	  a	  special	  place	  in	  
the	  history	  of	  Fluvanna,	  and	  it	  was	  precisely	  because	  of	  this,	  and	  the	  Rivanna’s	  
relatively	  unspoiled	  character,	  that	  Fluvanna	  citizens	  were	  instrumental	  in	  obtaining	  
Virginia	  state	  scenic	  river	  status	  for	  the	  Rivanna	  at	  the	  inception	  of	  the	  
Commonwealth’s	  program	  in	  the	  1970s.	  Maintaining	  this	  special	  status	  depends	  on	  
maintaining	  views	  from	  the	  river	  that	  are	  not	  cluttered	  by	  signs	  of	  human	  
development.	  A	  development	  of	  this	  size	  and	  character,	  so	  close	  to	  –	  and	  visible	  
from	  –	  the	  river	  will	  change	  the	  character	  of	  this	  stretch	  of	  the	  river,	  which	  is	  
directly	  across	  from	  the	  Pleasant	  Grove,	  a	  public,	  but	  minimally	  developed	  facility.	  	  	  
	  
Impacts	  on	  Groundwater	  Recharge.	  	  The	  2009	  Fluvanna	  County	  Comprehensive	  
Plan	  states,	  “Groundwater	  recharge	  is	  critical	  in	  sustaining	  stream	  flow	  in	  dry	  
weather.”	  The	  proposed	  development	  will	  rely	  on	  several	  wells	  for	  obtaining	  
groundwater	  from	  this	  site	  to	  serve	  the	  residents.	  There	  is	  already	  anecdotal	  
evidence	  from	  long-‐time	  Fluvanna	  residents	  that	  the	  stream	  flows	  in	  Fluvanna’s	  	  
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portion	  of	  the	  Rivanna	  have	  decreased	  over	  the	  years.	  Department	  of	  Environmental	  
Quality’s	  Director,	  Mr.	  David	  Paylor,	  reported	  on	  April	  10,	  2013,	  at	  the	  Environment	  Virginia	  
conference	  that	  USGS	  studies	  are	  showing	  reduced	  overall	  stream	  flows	  throughout	  the	  
Commonwealth.	  	  
	  
The	  1999	  TJPDC	  report,	  Water	  Resources	  in	  Fluvanna,	  notes	  that	  the	  county	  should	  [italics	  
added]	  
	  

establish	  a	  groundwater	  hydrogeologic	  testing	  program	  to	  ascertain	  the	  effects	  of	  new	  
wells	  on	  existing	  wells.	  This	  is	  particularly	  important	  when	  approving	  new	  subdivisions,	  
which	  will	  be	  dependent	  on	  groundwater.	  Incorporate	  data	  from	  all	  hydrogeologic	  tests	  
performed	  in	  the	  County	  into	  the	  hydrogeologic	  database.	  	  
	  

Without	  the	  necessary	  data	  from	  such	  a	  program,	  the	  county	  is	  risking	  depletion	  of	  
groundwater	  resources	  that	  help	  maintain	  adequate	  flow	  to	  neighboring	  wells	  and	  to	  the	  
Rivanna	  to	  the	  detriment	  of	  aquatic	  and	  terrestrial	  organisms	  that	  rely	  on	  these	  resources.	  	  
	  
Presence	  of	  globally	  rare	  and	  threatened	  species	  of	  freshwater	  mussels.	  The	  section	  of	  the	  
Rivanna	  River	  located	  adjacent	  to	  the	  proposed	  development	  is	  identified	  by	  the	  
Department	  of	  Conservation	  and	  Recreation	  (Division	  of	  Natural	  Heritage)	  as	  containing	  
aquatic	  natural	  heritage	  resources	  that	  are	  either	  globally	  rare	  or	  threatened	  (see	  
Attachment	  A).	  Specifically,	  these	  natural	  heritage	  resources	  are	  one	  or	  both	  of	  two	  mussel	  
species,	  Fusconaia	  masoni	  (Atlantic	  Pigtoe)	  and	  Lasmigona	  subviridis	  (Green	  Floater).	  Both	  
are	  sensitive	  to	  excessive	  sedimentation	  and	  other	  water	  quality	  issues.	  Greater	  stormwater	  
flow	  volumes	  from	  increased	  impervious	  surfaces	  generated	  from	  the	  proposed	  
development	  will	  threaten	  natural	  heritage	  resources	  in	  the	  Rivanna	  River,	  here	  and	  
downstream.	  	  
	  
Change	  in	  land	  use	  due	  to	  proposed	  development.	  The	  overarching	  issue	  for	  this	  site	  is	  that	  
the	  proposed	  development	  will	  result	  in	  a	  major	  land	  cover	  change,	  decreasing	  forest	  cover	  
and	  increasing	  the	  amount	  of	  impervious	  surface.	  Even	  with	  state-‐mandated	  stormwater	  
management	  requirements	  in	  the	  design	  of	  this	  development,	  these	  changes	  will	  result	  in	  
less	  infiltration	  for	  groundwater	  recharge	  and	  additional,	  harmful	  runoff	  to	  the	  Rivanna	  
River.	  	  
	  
The	  local	  water	  quality-‐monitoring	  group,	  StreamWatch,	  developed	  a	  model	  that	  predicts	  
water	  quality	  within	  sub-‐watersheds	  based	  on	  land	  use.	  Given	  current	  land	  use	  within	  the	  
sub-‐watershed	  in	  which	  the	  development	  is	  proposed,	  water	  quality	  in	  the	  river	  and	  
streams	  is	  likely	  to	  be	  in	  “fair	  to	  good”	  condition	  (and	  leaning	  towards	  fair).	  In	  other	  words,	  
the	  waterways	  in	  the	  sub-‐watershed	  are	  likely	  to	  be	  "on	  the	  cusp,"	  not	  meeting	  Virginia	  
water	  quality	  standards	  for	  aquatic	  resources.	  	  There	  is	  potential	  for	  water	  quality	  
improvement	  if	  measures	  are	  taken	  to	  improve	  conditions	  in	  the	  sub-‐watershed	  (see	  
Attachment	  B).	  	  
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The	  StreamWatch	  Land	  Use	  Study	  (2011)	  shows	  that	  changes	  from	  forested	  land	  cover	  to	  
impervious	  surface	  in	  our	  Rivanna	  watershed	  result	  in	  degradation	  of	  habitat	  and	  water	  
quality	  that	  do	  not	  support	  biological	  life,	  including	  fish	  for	  fishermen	  and	  aquatic	  life	  that	  
non-‐human	  species	  rely	  on.	  
	  
Thus,	  changes	  in	  forest	  and	  impervious	  land	  cover	  at	  Walker’s	  Ridge	  could	  determine	  whether	  
this	  area’s	  streams	  meet	  or	  fail	  Virginia	  water	  quality	  standards.	  Using	  2009	  RRBC	  Land	  Use/Land	  
Cover	  Map	  data,	  RRBC	  estimates	  that	  roughly	  60%	  of	  existing	  forest	  will	  be	  eliminated	  from	  the	  
site	  based	  on	  the	  current	  plans	  proposal	  (see	  Attachment	  C).	  
	  
Human	  waste	  management.	  RRBC	  is	  concerned	  about	  the	  addition	  of	  an	  “innovative”	  on-‐site	  
drain	  field	  used	  to	  handle	  multiple	  units	  at	  once,	  being	  sited	  close	  to	  the	  Rivanna	  River.	  While	  
cluster	  development	  is	  a	  hallmark	  of	  low	  impact	  design	  (LID),	  clustering	  housing	  works	  best	  
when	  municipal	  sewage	  treatment	  systems	  are	  utilized.	  In	  addition,	  unrelated	  and	  potentially	  
uncoordinated	  alternative	  systems,	  designed	  to	  meet	  the	  needs	  of	  sites	  for	  single	  family	  homes,	  
have	  the	  potential	  to	  be	  overwhelmed	  by	  capacity	  needs,	  resulting	  in	  unintended	  infiltration	  to	  
groundwater	  or,	  worse,	  overland	  flow	  to	  the	  Rivanna,	  resulting	  in	  a	  human	  health	  problem	  and	  
direct	  impacts	  on	  the	  aesthetics	  and	  safety	  during	  recreational	  uses	  of	  the	  Rivanna	  and	  its	  
adjacent	  properties	  due	  to	  bacterial	  contamination.	  	  
	  
In	  addition,	  Fluvanna	  County	  estimated	  6,067	  septic	  systems	  (as	  of	  January	  2012)	  for	  county’s	  
Chesapeake	  Bay	  WIP	  II	  submission,	  a	  number	  based	  based	  on	  the	  total	  amount	  of	  housing	  units	  
from	  the	  2010	  census	  minus	  the	  number	  of	  homes	  on	  public	  sewer.	  The	  county’s	  total	  estimated	  
load	  was	  based	  on	  this	  number	  along	  with	  other	  factors.	  Providing	  centralized	  sewer	  (and	  water	  
supply)	  are	  important	  ways	  that	  Fluvanna	  County	  can	  ensure	  environmental	  safety	  and	  
economic	  development.	  The	  increase	  in	  the	  number	  of	  separate	  systems	  will	  impede	  Fluvanna’s	  
ability	  to	  achieve	  the	  required	  nutrients	  and	  sediment	  reductions	  called	  for	  by	  the	  Chesapeake	  
Bay	  TMDL.	  	  See	  
http://www.rivannariverbasin.org/docs/ChesBayTMDL/Fluvanna_WIPIISubmittal_12Feb01.pdf	  	  
	  
	  
If	  the	  Walker’s	  Ridge	  PUD	  moves	  forward	  with	  Fluvanna’s	  approval,	  RRBC	  recommends	  the	  
following	  be	  included	  in	  the	  rezoning:	  

	  
1.	  	  Riparian	  Buffers.	  	  RRBC	  recommends	  that	  the	  100-‐foot	  riparian	  buffer	  be	  reforested	  before	  
other	  phases	  of	  construction	  are	  begun	  and	  the	  floodplain	  be	  reforested	  during	  initial	  phases	  of	  
construction	  to	  provide	  additional	  filtration	  and	  replacement	  for	  existing	  forest	  that	  is	  to	  be	  
eliminated.	  The	  July	  2012	  Walker’s	  Ridge	  rezoning	  plan	  proposes	  that	  the	  Rivanna’s	  floodplain	  
become	  a	  “wooded	  area,”	  and	  RRBC	  commends	  this.	  However,	  according	  to	  2009	  RRBC	  Land	  
Use/Land	  Cover	  Map	  data,	  the	  majority	  of	  the	  floodplain	  is	  not	  currently	  forested,	  including	  
sections	  of	  the	  Rivanna’s	  100-‐foot	  riparian	  buffer,	  A	  fully	  forested	  100-‐foot	  stream	  buffer	  can	  
reduce	  97%	  of	  sediment	  (as	  well	  as	  80%	  of	  nitrogen	  and	  77%	  of	  phosphorus)	  from	  entering	  the	  
river.	  	  
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2.	  	  Walker’s	  Ridge	  as	  an	  example	  of	  the	  best	  in	  stormwater	  management	  in	  Fluvanna	  County.	  	  
RRBC	  recommends	  that	  Fluvanna	  require	  the	  Walker’s	  Ridge	  PUD	  to	  utilize	  stormwater	  best	  
management	  practices	  beyond	  those	  minimally	  required	  by	  the	  Virginia	  stormwater	  
management	  permit.	  These	  include	  low	  impact	  development	  techniques,	  large-‐scale	  rainwater	  
harvesting	  and	  reuse,	  water	  conservation	  features,	  individual	  rain	  gardens,	  tree	  planting	  in	  open	  
space,	  and	  constructed	  wetlands	  for	  water	  quality	  and	  quantity	  treatment.	  The	  2009	  Fluvanna	  
County	  Comprehensive	  Plan	  notes,	  “All	  of	  these	  techniques	  can	  be	  used	  in	  both	  residential	  and	  
commercial/industrial	  development,	  and	  should	  either	  be	  strongly	  encouraged	  or	  required.”	  The	  
Walker’s	  Ridge	  development	  could	  serve	  as	  a	  model	  for	  how	  to	  minimize	  the	  effects	  of	  land	  use	  
change	  by	  requiring	  the	  development	  to	  go	  beyond	  the	  minimum	  requirements.	  	  
	  
RRBC	  understands	  that	  the	  decision	  about	  the	  Walker’s	  Ridge	  PUD	  proposal	  is,	  in	  part,	  a	  decision	  
about	  investing	  in	  Fluvanna’s	  economic	  future.	  RRBC	  believes	  that	  economic	  development	  can	  
go	  hand-‐in-‐hand	  with	  sound	  environmental	  planning.	  RRBC	  recommends	  that	  the	  county	  
consider	  how	  a	  development	  of	  this	  scale	  adjacent	  to	  the	  Rivanna	  River	  will	  impact	  water	  
quality,	  groundwater	  flows,	  stream	  flows,	  aquatic	  and	  terrestrial	  species,	  and	  the	  quality	  of	  life	  
for	  Fluvanna	  well	  in	  to	  the	  future.

	  
	  
Sincerely,	  
	  

	  
Leslie	  Middleton,	  Executive	  Director,	  on	  behalf	  of	  the	  RRBC	  
	  
cc:	  	  	  
Fluvanna	  Board	  of	  Supervisors	  
Fluvanna	  Planning	  Commission	  
Ms.	  Allyson	  Fincham,	  Planning	  Director	  
	  
Attachment	  A:	  Aquatic	  Resources	  and	  Recreation	  
Attachment	  B:	  StreamWatch	  Predicted	  Stream	  Health	  of	  Subwatersheds	  
Attachment	  C:	  Proposed	  Walker’s	  Ridge	  Subdivision	  Land	  Use	  Evaluation	  (RRBC)	  
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EPR-ENGINEERING & PLANNING RESOURCES 
    637 BERKMAR CIRCLE, CHARLOTTESVILLE, VA 22901 

 
TO:   JUSTIN SHIMP, P.E.  FROM: BILL WUENSCH, P.E., PTOE 

         
   

ORGANIZATION: SHIMP ENGINEERING  DATE: NOVEMBER 13, 2013 
   

PHONE NUMBER:   SENDER’S REFERENCE NUMBER:  
   

RE: WALKERS RIDGE – PHASE 1 DEVELOPMENT TURN
LANE WARRANT FOR NORTHERN ROUTE 644 

 YOUR REFERENCE NUMBER: 

   

 
 

M E M O R A N D U M  

 

 URGENT  FOR REVIEW   PLEASE COMMENT  PLEASE REPLY X FOR YOUR USE 

 
This memorandum responds to the question about the potential northbound left turn lane 
need, under the first phase of development, at the northerly Route 644 at Route 15 
intersection.  Also addressed is the question about a potential need for a 2nd egress lane at 
that same intersection to separate out the rights and lefts. 
 
The projected traffic along Route 15 was generated using the growth rate per all previous 
memos for this study.  The site traffic was then applied to the background growth, 
consistent with the memorandum dated 11-1 that summarized intersection operations for 
the re-aligned southern end of Route 644 at Route 15. 
 
The need for the left turn lane on the northern intersection of Route 644 at Route 15 was 
examined using the VDOT (based on FHWA) turn lane warrants.  Based on the warrants, as 
many as 27 and 23 northbound left turns in the AM and PM peak hour, respectively,  could 
be accommodated before a left turn lane would be warranted.  This would constitute 
between ½ and 1/3 of the overall site trips in the peak hours using the northern Route 644 
intersection for the northbound left movement.  Note that at present, there are zero left 
turns occurring from Route 15 onto the northern entrance to Route 644 in the AM and PM 
peak hours of the day. 
 
Based on this assessment of the turn lane warrants and per the layout of the site plan for 
phase 1, it seems unlikely that the phase 1 development would result in turn volumes at the 
northerly Route 644 intersection to warrant the northbound left turn lane. 
 
The need for the 2nd egress lane was studied base on projecting the traffic shown in the 
attached Figure 5 up to the north. (same data as used for the left turn lane analysis as 
described above).  It was found that with the phase 1 development, projected to occur by 
year 2018, as many as 50 rights and lefts (100 total) could access Route 15 at that intersection 
while still maintaining a LOS C, all within one egress lane (i.e. shared left / right lane).  We 
wouldn’t expect these levels of volumes, but this analysis proves that there is no capacity or 



 

 2 

delay issue at that location under the phase 1 development scenario. The screenshot below is 
from Synchro unsignalized analysis. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

END of MEMORANDUM 
 
Attachments: 

1. Existing volumes summary 
2. Excerpt of prior memo site volumes at the southerly entrance 
3. Warrant forms for the northerly entrance (volumes deduced from the volume 

summary for the southerly entrance) 











 



 






 



  



 





   



   


  




















   

 

               
  
    

    
  
            

     

 

 
  

Figure III-A
Existing Condition, AM

Figure III-B
Existing Condition, PM
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Figure 3 Site Trip Distribution Figure 4 Site Trips
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Figure 5 Future (2018) Build Traffic Volumes
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WARRANT FOR LEFT-TURN STORAGE LANES ON TWO-LANE HIGHWAYS

Project: Analysis Date: 2018

Intersection: Data Date: 2018

Approach Direction: Projection Year: 2018

Peak Hour:

Peak Hour Left Turns (VL): vph

Advancing Volume (VA): vph (Northbound Approach)

Opposing Volume (VO): vph (Southbound Approach)

Operating/Design Speed (V): mph

% Left Turns in VA (L): 5%     (Calculated Value: 7.5%)
Optional % Left Turn Override:

    (0' storage required based on chart)
% Trucks in VL:     (0' additional storage for trucks)

CONCLUSION: No Left-Turn Lane Required
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WARRANT FOR LEFT-TURN STORAGE LANES ON 2-LANE HIGHWAYS Figure 14

Source: Highway Research Record Number 211 - Figure 14
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WARRANT FOR LEFT-TURN STORAGE LANES ON TWO-LANE HIGHWAYS

Project: Analysis Date: 2018

Intersection: Data Date: 2018

Approach Direction: Projection Year: 2018

Peak Hour:

Peak Hour Left Turns (VL): vph

Advancing Volume (VA): vph (Northbound Approach)

Opposing Volume (VO): vph (Southbound Approach)

Operating/Design Speed (V): mph

% Left Turns in VA (L): 5%     (Calculated Value: 7.3%)
Optional % Left Turn Override:

    (0' storage required based on chart)
% Trucks in VL:     (0' additional storage for trucks)

CONCLUSION: No Left-Turn Lane Required
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WARRANT FOR LEFT-TURN STORAGE LANES ON 2-LANE HIGHWAYS Figure 14

Source: Highway Research Record Number 211 - Figure 14
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Experts in non-sewered development 
 

A Division of Northwest Cascade Inc. 
 
November 21, 2013 
 
Justin M. Shimp, P.E. 
President 
Shimp Engineering, P.C. 
201 E. Main Street, Suite M 
Charlottesville, VA 22902 
 
 
Subject:  Response to County Engineer’s Comments on Soils & Drainfield 

Feasibility Report for the proposed Walker’s Ridge development.  
 
 
Dear Justin:   
 
I have reviewed Mr. J. Wayne Stephens, P.E. (the County Engineer) comments on the 
Soils and Drainfield Feasibility Report that we prepared earlier this month for the 
proposed Walker’s Ridge development in Fluvanna County.  I will address the comments 
and concerned raised by the County Engineer related to the soils and drainfield feasibility 
report for this project in this letter. 
 
Overall, it appears that the County Engineer is concerned over availability of “suitable” 
land area to support subsurface effluent disposal system.  Based on our preliminary field 
assessment and review of the USDA-NRCS soil information, and our experience in 
designing large drip systems, we are confident that there is an adequate amount of land 
area available on the property for installing a drip system.   
 
Our preliminary field evaluation did not indicate “high potential” of hydric soils in the 
proposed open area where soils are classified as Nason silt loam, rolling phase (Nf), 
Tatum silt loam, undulating phase (Tc), or Tatum silty clay loam, eroded rolling phase 
(Td).  The USDA-NRCS soil report classifies these soil types as “Well drained” soils 
with depth to water table more than 80 inches.  While the USDA-NRCS soil report 
classifies capacity of the most limiting layer to transmit water as “Very low to moderately 
low” with Ksat values less than 4 cm/day, when we conduct field testing for these type of 
soils we typically observe Ksat values greater than 2 cm/day in the upper soil horizons.   
 
We have used a very conservative application rate of 2 cm/day to determine the drip area 
necessary for this project.  Field testing of Ksat along with detailed description of soil 
profile and mapping of soil testing locations will be performed during the VDH 
permitting process, if this project moves forward.  For preliminary field assessments to 
determine if the site as a whole provides the opportunity for adequate area for drip 
systems a detailed soil evaluation is not required.
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Drip systems are suitable for the type of soil and site conditions observed on the property 
proposed for the Walker’s Ridge development.  Drip systems have been successfully 
used in Virginia and in other states on sites with moderate to steep slopes.   
 
Following three pictures show use of drip in area with steep to moderate slopes.  While 
the first picture is out-of-state picture not taken by me, the rest of the pictures are from 
Virginia taken by me. 
 

 
Photo from Geoflow drip system.  Geoflow drip system installation at Yosemite West, steep slope. 
 
The above pictures shows potential of using a drip system on sites with extreme slope.  
This type of site conditions are not present on the property prosed for Walker’s Ridge 
development.  The above picture is included just to show how drip technology is used to 
overcome adverse site conditions where conventional low-pressure-pipe type system 
cannot be used for subsurface effluent disposal.   
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Drip system installed at the Explorer Park, Roanoke, VA, side-slope of the parking lot.  
 
 

 
Drip system installed at Greentown Gaskin Road, Lancaster County, VA, gentle slope. 
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Sites with slope in the range of 15-25% are approved by VDH for drip system because 
the drip emitters allows extremely low discharge rates (typically less than 1 gallon/hour 
per emitter), and the spacing between drip tubing does not have to be increased as 
typically necessary for a low-pressure pipe drain line system mainly because high 
discharge rate (typically more than 60 gallon/hour per discharge point).   
 
During our preliminary field evaluation of the proposed site, we saw site conditions 
throughout the site as shown in the following three pictures, which we believe would be 
ideal and acceptable by VDH for installing drip systems.  Preliminary soil evaluations in 
the area done by our soil scientist indicated no hydric soil conditions and good soil 
texture and structure indicating adequate conductivity to support hydraulic loading rate 
greater than 2 cm/day.  Drip systems are typically installed in shallow soil horizons 
within top 18 inches of the ground surface to take advantage of the most robust natural 
soil treatment possible for polishing effluent. 
 
 
 

 
Relatively flat area found on the proposed property. 
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Area with gentle slope less than 15% 
 

 
Long and narrow area within the abandon golf course 
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We are confident that there is adequate area (approximately 30 acres) of  suitable soils 
outside the limits of the proposed development, and within the more than 100 acres of 
open space for the design and installation of a drip system for the proposed development.   
 
Our detailed soil and site evaluation will focus first within the area shown in the above 
three pictures, and we will explore other areas with slopes steeper than what is seen in the 
above three pictures only if necessary.  The area we will identify for installing drip 
system will be acceptable by the VDH for approving this project under the current laws 
and regulations.  
 
Please let me know if you or the County have any additional questions related to 
wastewater system for the proposed Walker’s Ridge development. 
 
 
Sincerely, 

 
Anish Jantrania, Ph.D., P.E. 
Senior Project Manager. 
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