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FLUVANNA COUNTY PLANNING COMMISSION 
REGULAR MEETING AGENDA 

Circuit Courtroom, Fluvanna Courts Building 
June 25, 2014, at 7:00 pm 

TAB AGENDA ITEMS 

1 - CALL TO ORDER, PLEDGE OF ALLEGIANCE 

2 - DIRECTOR’S REPORT 

P Director’s Report 

3 - PUBLIC COMMENTS #1 (3 minutes each) 

4 - APPROVAL OF MINUTES 

Q Minutes of May 28, 2014 

5 - SITE DEVELOPMENT PLANS 

R SDP 14: 04 Grace and Glory Lutheran Church--request to construct a 58x24 picnic shelter and 65 
additional parking spaces with respect to 10 acres of Tax Map 30, Section 6, Parcel A1.  

6 - PRESENTATIONS 

  

7 - PUBLIC HEARINGS 

S SUP  14:04 Joyce Parr--A request for a Special Use Permit (SUP) to allow for an educational 
facility with respect to 6.343 acres of a portion of Tax Map 18A, Section 4, Parcel 13A. 

T SUP 14:03 Jeffrey Stoneman--A request for a Special Use Permit (SUP) to allow for a commercial 
kennel with respect to 2.631 acres of Tax Map 30, Section A, Parcel 84B. 

U SUP 14:02 Hotel Street Capital, LLC-- A request for a special use permit to allow for major utilities in 
conjunction with a Master Plan Amendment of rezoning ZMP 09:02 with respect to 220.56 acres of 
Tax Map 30, Section A, Parcel 110, and 10 acres of Tax Map 19, Section A, Parcel 39C. 

V ZMP 14:01 Hotel Street Capital, LLC-- A Master Plan Amendment of rezoning ZMP 09:02 with respect 
to 220.56 acres of Tax Map 30, Section A, Parcel 110, and 10 acres of Tax Map 19, Section A, Parcel 
39C.   

  

8 - SUBDIVISIONS 

  

9 - UNFINISHED BUSINESS 

W Comprehensive Plan Review Discussion 

10 - NEW BUSINESS 

  

11 - PUBLIC COMMENTS #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:  Jason Stewart, AICP 
Date:   June 25, 2014 
Re:   Planning Director’s Report 
 
1. Board of Supervisors Actions:   
 
June 4, 2014: 
 
Approved 5-0 to reappoint Mr. Ed Zimmer (Columbia District), Mr. Donald Gaines (Rivanna 
District), and Mr. Lewis Johnson (Fork Union District) to the Planning Commission with terms 
to begin July 1, 2014 and to terminate June 30, 2018. 

 
June 18, 2014: 
 
None. 
  

2. Board of Zoning Appeals Actions: 
 

No June Meeting. 
 
3. Technical Review Committee: 
 
      No June 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 



FLUVANNA COUNTY BUILDING INSPECTIONS
                                    MONTHLY BUILDING INSPECTION REPORT  

   MAY 2014  
  YTD

USE May-13 VALUE    YTD 13 VALUE May-14 VALUE   YTD 14 VALUE May/Diff VALUE PERMITS VALUE
New Homes 9 2,187,645 32 6,356,288 9 1,875,000     27 5,243,186    0 (312,645)     -5 (1,113,102)      
Duplex 0 0 0 0 0 -                0 -               0 -              0 -                  
Single Family (Attached) 0 0 8 1,200,000 0 -                6 750,000       0 -              -2 (450,000)         
Adds&Alterations 19 75,281 107 1,021,725 31 468,300        111 1,250,057    12 393,019      4 228,332          
Garages & Carports 4 32,240 6 135,240       2 217,500        4 358,500       -2 185,260      -2 223,260          
Accessory Buildings 0 0 5 50,400         2 9,800            4 61,800         2 9,800          -1 11,400            
Single Wide MH 0 0 1 3,000           0 -                2 48,000         0 -              1 45,000            
Swimming Pools 0 0 2 82,000         0 -                0 -               0 -              -2 (82,000)           
Recreational Bldgs 0 0 0 -               0 -                0 -               0 -              0 -                  
Business Bldgs 0 0 0 -               0 -                0 -               0 -              0 -                  
Industrial Bldgs 1 50,000 1 50,000         0 -                0 -               -1 (50,000)       -1 (50,000)           
Other Buildings 2 176,000 2 176,000       0 -                1 1,538,885    -2 (176,000)     -1 1,362,885       

  

TOTALS 35 2,521,166 164 9,074,653 44 2,570,600     155 9,250,428    9 49,434        -9 175,775          

FEES May-13 PREV TOT YTD 13 May-14 PREV TOT YTD 14 DIFFERENCE DIFFERENCE YTD
Building Permits 11,191.57$  34,265.89    45,457.46 11,807.68$  33,457.20$   45,264.88$  616.11           (192.58)       
Land Disturb Permits 2,625.00$    9,116.25      11,741.25 1,310.00$    8,050.00$     9,360.00$    (1,315.00)       (2,381.25)    
Zoning Permits/Proffers 1,500.00$    5,550.00      7,050.00 14,200.00$  4,150.00$     18,350.00$  12,700.00      11,300.00   

  
TOTALS 15,316.57$  48,932.14    64,248.71 27,317.68$  45,657.20$   72,974.88$  12,001.11$    8,726.17     

May-13 PREVIOUS YTD 13 May-14 PREVIOUS YTD 14
INSPECTIONS 152 559 711 113 567 680 -39 -31

  Darius S. Lester (  ) represents a negative

  Building Official



Code Compliance Enforcement Activity Repor t

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, June 11, 2014
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, June 11, 2014
Page 2 of 2



Monthly Approval Report for May 2014

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

Columbia

Approved

BSP 14-011 boundary survey 13 (A) 44 0

BSP 14-012 Physical Survey 12 (A) 34 & 34A 0

SDP 14-003 major site plan--phased construction church gro 23 (A) 20 7

SUB 14-011 consolidation 13 (A) 10 & 10E 2.311 2

Fork Union

Approved

SUB 14-008 family subdivision 41 (A) 40 231.91 4

SUB 14-010 boundary adjustment 38 (A) 35B 39.994

Palmyra

Approved

SUP 14-001 SUP for a landscape materials supply business 4 (A)38 11.558

Wednesday, June 11, 2014 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



Transmittal Report April 2014

Line Number Code Name ID# Amount Received

10000013-318340

MISC Miscellaneous

SUP14004 $90.00

MSC14005 $155.00

MSC14007 $155.00

MSC14006 $155.00

Sum: $555.00

10000013-318341

Subdivision & Plat Review

SUB14008 $400.00

SUB14009 $600.00

SUB14010 $100.00

SUB14011 $225.00

SUBDIV Subdivision & Plat Review

BSP14011 $50.00

BSP14012 $50.00

Sum: $1,425.00

10000013-318342

SPUSEP Special Use Permits

SUP14004 $800.00

ZUP14008 $4,000.00

ZUP14007 $4,000.00

Sum: $8,800.00

Total: $10,780.00

Wednesday, June 11, 2014 Page 1 of 1
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FLUVANNA COUNTY PLANNING COMMISSION REGULAR MEETING 
MINUTES 

Circuit Court Room 
Fluvanna County Courts 

May 28, 2014 
7:00 p.m. 

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

Donald Gaines 
Lewis Johnson 
Ed Zimmer 

 
MEMBERS ABSENT:  Tony O’Brien, Board of Supervisors Representative 
 
ALSO PRESENT:          Frederick Payne, Fluvanna County Attorney 

Jason Stewart, Planning and Zoning Administrator 
Steven Tugwell, Senior Planner 
Jay Lindsey, Planner 
Kelly Belanger Harris, Senior Program Support Assistant 

 

CALL TO ORDER/PLEDGE OF ALLEGIANCE 

Chairman Bibb called the meeting was called to order at 7:00p.m., after which the Pledge of Allegiance 
was recited.  

PLANNING DIRECTOR’S REPORT 

Mr. Jason Stewart, Planning and Zoning Administrator, gave the monthly report to the Planning 
Commission. 

 Board of Supervisors Actions:   
 

• May 7, 2014: None. 
 

• May 21, 2014: 
 

• Approved SUP 14:01 – Timothy Reese - A request for a Special 
Use Permit (SUP) to allow for a landscaping materials supply 
business with respect to 11.558 acres of Tax Map 4, Section A, 
Parcel 38. The property is zoned A-1 (Agricultural, General) and is 
located on the east side of Paynes Mill Road  approximately 0.5 
miles south of its intersection with Richmond Road (Route 250).  
The property is located in the Palmyra Election District and is 
within the Rural Residential Planning Area. 

 
 Board of Zoning Appeals Actions: 

 

• No May Meeting. 
 
 Technical Review Committee: 

 
• May 15, 2014: 

 
• SDP 14:04 – Grace & Glory Lutheran Church - A site 

development plan request to construct a 58x24 picnic shelter and 
65 additional parking spaces with respect to 10 acres of Tax Map 
30, Section 6, Parcel A1.  The property is zoned A-1, Agricultural, 
General and is located on the southern side of Route 53 (Thomas 
Jefferson Parkway), approximately 0.63 miles west of Route 15 
(James Madison Highway)    The property is located in the Fork 
Union Election District and is within the Palmyra Community 
Planning Area 
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• SUP 14:03 – Jeffrey Stoneman - A request for a Special Use 
Permit (SUP) to allow for a commercial kennel with respect to 
2.631 acres of Tax Map 30, Section A, Parcel 84B. The property is 
zoned A-1 (Agricultural, General) and 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. 

 
• SUP 14:04 – Joyce Parr - A request for a Special Use Permit 

(SUP) to allow for an educational facility with respect to 6.343 
acres of a portion of Tax Map 18A, Section 4, Parcel 13A. The 
property is zoned B-1 (Business, General) and is located on the 
north side of Slice Road, approximately 500 feet from its 
intersection with  Route 600 (South Boston Road).  The property is 
located in the Palmyra Election District and is within the Rivanna 
Community 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 Public Comments.  

APPROVAL OF MINUTES  

MOTION:  

Mr Gaines moved to approve the minutes of the April 23, 2014 Planning Commission meeting with 
changes to reflect the presence of Mr. O’Brien. Ms. Eager seconded. The motion carried with a vote of 
5-0-0. AYES: Bibb, Eager, Gaines, Johnson, Zimmer. NAYS: None. ABSTAIN: None.  

PRESENTATIONS:  

 None 

PUBLIC HEARINGS: 

 None 

SITE DEVELOPMENT PLANS:    

 SDP: 14:03—Beulah Baptist Church Approval of a sketch plan for three (3) phases to 
construct an 800 seat sanctuary, 10 classrooms, and a 70x80 multi-purpose area with 
respect to 9.497 acres of Tax Map 23, Section A, Parcel 20. 

Mr. Tugwell presented phased-construction site development plan for Beulah Baptist in which plans for 
an 800-hundred seat sanctuary, 10 classrooms, and a 70x80 multi-purpose area would be built over a 
period of years. Mr. Tugwell pointed out that the plan is in three phases and appears to meet Zoning 
Ordinance, and as such staff recommends approval.    

Mr. Fred Payne clarified parking requirements for code-required parking and noted that the church is 
within county-required parameters.   

Chairman Bibb forwarded questions from absent member, Mr. O’Brien, inquiring about on-site septic 
systems and parking. Mr. Tugwell confirmed that the Health Department would be inspecting and making 
decisions regarding water and septic. With regards to sight-distance for turning into the property, Mr. 
Tugwell highlighted comments from VDOT, indicating that VDOT has made suggestions for obtaining 
optimal sight-distance at build-out of phase three.  

Chairman Bibb inquired after any further discussion. Hearing no further questions, Chairman Bibb asked 
if there was a motion.  



Planning Commission, May 28, 2014 Page 3 of 4 
 

  

MOTION:  

Mr. Zimmer moved to approve a sketch site plan in three (3) phases to construct 
an 800 seat sanctuary, 10 classrooms, and a 70x80 multi-purpose area with 
respect to 9.497 acres of Tax Map 23, Section A, Parcel 20, subject to the 
conditions listed in the staff report. Ms. Eager seconded and the motion carried 
with a vote of 5-0-0. AYE: Bibb, Eager, Gaines, Johnson, Zimmer. NAY: None. 
ABSTAIN: None.  

SUBDIVISIONS:   

 None 

UNFINISHED BUSINESSS: 

The Commission continued the discussion of the review of the Comprehensive Plan: Infrastructure. 
Chairman Bibb indicated that Mr. Wayne Stevens, Director of Public Works, was unable to attend the 
meeting. Mr. Stewart extended Mr. Stevens’ regrets and indicated that Mr. Stevens welcomes comments 
or questions with regards to his area of experience and expertise. Mr. Lindsey provided a review of the 
purposes of the Comprehensive Plan, including a review of the Comprehensive Plan Review Timeline, 
including numerous opportunities for the public to weigh in on the proposed revisions. Mr. Lindsey noted 
that the revisions to the Comp Plan will be submitted to the Commission in October for final review, for a 
PC Public Hearing in November, and a Public Hearing at the BOS in December.  

Mr. Jason Stewart, County Planner, noted that with the possibility of the Town of Columbia dissolving 
their Town Charter, the Comprehensive Plan will, of necessity, have to be revised to reflect this change.  

Mr. Fred Payne, County Attorney, spoke to the legal ramifications and processes as the Town of 
Columbia anticipates this change.  

Chairman Bibb expressed his concern that the dates advertised for the Comprehensive Plan Information 
Sessions were determined without the input of the Planning Commission. He pointed out that the 
Planning Commission is ultimately responsible for the Comprehensive Plan, as mandated by Code, and as 
such needs to be kept informed of any and all items pertaining to the Planning Commission and 
Comprehensive Plan.   

Mr. Stewart indicated that Staff will attend the upcoming Comprehensive Plan Information Sessions to 
gather citizen response and report to the Planning Commission.  

Mr. Gaines further questioned Mr. Payne about the number of voters needed to abolish the Town of 
Columbia town charter. Mr. Payne indicated that according to Town of Columbia Mayor Hammond, there 
are 17 registered voters in the town. Chairman Bibb and Mr. Payne engaged in some discussion about the 
ramifications of the dissolution, including transfer of any property.  

Ms. Eager asked for clarification regarding the timeline for presenting the revisions to the public, 
Planning Commission, and the Board of Supervisors. Mr. Lindsey affirmed the anticipated timeline. 
Chairman Bibb and Mr. Gaines noted that this appears to be an aggressive time line; Chairman Bibb 
indicated that the Planning Commission is, by its own timeline, a few chapters behind where it hoped to 
be at this time.  

Chairman Bibb expressed a hope to have fluid communication with Staff and the Board of Supervisors 
regarding plans for moving forward in Fluvanna’s growth.  

Mr. Payne suggested that any comments received from Planning (and non –planning) Staff be included 
when formulating recommendations to the Board.  

Ms. Eager noted that without specific information from Mr. Stevens, moving forward with the 
Infrastructure chapter is difficult. Mr. Lindsey indicated that gathered comments and questions from the 
Commission would be communicated to Mr. Stevens, with his comments returning to the Commission.  

Ms. Eager indicated that questions of priority are: water sources available or can be acquired to serve 
Fork Union, Palmyra, and Zion Crossroads and associated sewer service.  
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Chairman Bibb noted that the Telecommunications Plan has not been updated in several years. He 
expressed concern regarding the unavailability of broadband internet service in the county.  

Mr. Stewart noted that he and Mr. Lindsey attended a conference regarding access to the internet in rural 
areas and possibilities for Fluvanna.  

Ms. Eager asked to return to Palmyra water and sewer needs and noted the discrepancies between what 
the Comp Plan indicates with regards to access to water and sewer when Fluvanna High School was built. 
Since that plan did not work out as planned the infrastructure component would need to be reviewed. Mr. 
Payne reminded the Planning Commission that in all areas it is expected to use the knowledge and 
expertise that each Commissioner brings to the Commission to review, explore, and interpret the 
Comprehensive Plan based on that knowledge.  

Mr. Lindsey pointed out that one of the goals of the Comp Plan was to not extend water and sewer into 
Rural Residential and Rural Preservation areas. If the Palmyra CPA is reduced or eliminated, bringing 
water and sewer into Palmyra is at odds with the Comp Plan. Mr. Payne cautioned viewing options as 
“either/or” and noted that the one of the largest employers and business in Fluvanna County is seated in 
Palmyra—Fluvanna County Government. However, reviewing the needs of the area is prudent.  

Chairman Bibb indicated a desire to review VDOT’s six year plan in order to more accurately inform the 
work of the Commission moving forward with the Transportation chapter. Mr. Lindsey noted many of the 
items in the Transportation chapter were not updated on the last cycle of Comp Plan Review and finds is 
important to examine the chapter with an eye toward glaring inconsistencies.  

Chairman Bibb asked the Commission if there were additional questions for Mr. Stevens, to be forwarded 
by Planning Staff. Chairman Bibb voiced a desire to be “on the same page” as the Board of Supervisors, 
so that the work of the Commission supports the work of the Board. Chairman Bibb noted that the next 
chapter to be discussed is Economic Development; the inclusion of Mr. Bobby Popowicz, Community 
Planning Director, is desirable for that discussion.  

Mr. Stewart put to the Commission the possibility of continuing the discussion at the June 11, 2014 Work 
Session meeting, indicating that the June regular meeting is a heavily scheduled. 

Mr. Stewart indicated that he will ask Mr. Stevens to attend the June 11, 2014 meeting for possible 
discussion at that meeting. Chairman Bibb tasked Planning Staff with providing the Commission with 
information regarding VDOT’s six year plan as well as rural access to broadband internet.  

Mr. Payne brought to the Commission’s attention comments made at the May 21, 2014 Board of 
Supervisors meeting regarding citizen comments. Mr. Payne noted that Planning Commission members 
are not only entitled to express opinions about a topic, they are obligated to express opinions. Mr. Payne 
offered the observation that folks do not understand the role of the Planning Commission—the obligation 
is to share experience and opinions, entitled, but obligated to express opinions. Entitled and obligated to 
consider the opinions of other Commission members.  

NEW BUSINESS:   

 None. 

PUBLIC COMMENTS #2 

There being no citizens present, the second Public Comments section was not opened. 

ADJOURN 

There being no further business, Mr. Gaines adjourned the Planning Commission meeting of May 28, 
2014 at approximately 8:12 p.m.   

Minutes recorded by Kelly Belanger Harris. 

 
                 _____________________________ 

                                                              Barry A. Bibb, Chairman  
    Fluvanna County Planning Commission      



  
  
  
  
 

 
STAFF REPORT 

 
To: Fluvanna County Planning Commission    From: Steve Tugwell 
Case Number: SDP 14:04      District: Fork Union 
Tax Map: Tax Map 30, Section 6, Parcel A1                         Date: June 25, 2014 
                   
  
General Information:  This item is scheduled to be heard by the Planning Commission on 

Wednesday, June 25, 2014 at 7:00 p.m. in the Circuit Courtroom in 
the Courts Building.   

 
Owner:         Grace & Glory Lutheran Church  
 
Applicant/Representative: Mike Woolwine, Hughes Associates  
 
Requested Action: Approval of a sketch plan to construct a 1,392 square foot picnic 

shelter and 65 additional parking spaces with respect to 10 acres of 
Tax Map 30, Section 6, Parcel A1. (Attachment A)   

 
Location:   The subject property is located on the southern side of Route 53 

(Thomas Jefferson Parkway), approximately 0.63 miles west of 
Route 15 (James Madison Highway). (Attachment B)  

 
Existing Zoning:  A-1, Agricultural, General  
 
Existing Land Use:  Church with peripheral parking 
                                              
Adjacent Land Uses:  Adjacent properties are zoned A-1 
 
Comprehensive Plan:  Palmyra Community Planning Area 
 
Zoning History:   A special use permit (SUP 03:13) to construct the church was 

approved for this property on October 15, 2003, a variance (BZA 
08:04) to reduce the minimum required setback was approved for 
this property on June 3, 2008, and a site development plan (SDP 
10:02) was approved on March 24, 2010.  

  

COUNTY OF  F LUVANNA 
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Analysis: 
 
The applicant is requesting sketch plan approval of an existing site development of A-1 zoned 
property, 10 acres in size, in order to construct a 58’ x 24’ picnic shelter, and 65 additional 
parking spaces.  The site currently consists of a 7,243 square foot church sanctuary, and 79 
parking spaces. (Attachment C).   
 
Parking/Roads 
 
The site is accessed via Route 53 (Thomas Jefferson Parkway).  Churches are required to have 
one (1) parking space per four (4) fixed seats, or one (1) space per seventy-five (75) square feet 
of assembly area, whichever is greater.  This site contains 79 existing parking spaces.  Due to 
“tremendous growth in membership”, this plan proposes to reduce the parking by eight (8) 
spaces, and add 65 new spaces.  This would bring the total number of parking spaces to 136, and 
require the Planning Commission to approve parking that is more than 40% of the minimum 
required by the ordinance.  (Attachment D)  
 
Landscaping/Screening 
 
All landscaping should be in compliance with the Fluvanna County Ordinance.  All parking lots 
of five or more spaces must be screened from view of public roads, rights-of-way, and adjacent 
properties.  Shade trees are required in the parking islands and at the ends of all parking bays.  
Tree protection barriers that meet the requirements of Sec. 22-24-8 of the Fluvanna County Code 
should be placed around any natural areas to be retained on the site.  Per the existing approved 
site plan, there is a substantial amount of landscaping, and more will be added with this plan. 
 
Signage & Outdoor Lighting 
 
Directional signage is a key aspect of this site.  Traffic circulation will be controlled by 
appropriate signage at the entrance/exit points into the site.  Approximate locations of outdoor 
lighting have been shown on the sketch plan.  The facility will be required to submit an outdoor 
lighting plan as part of the final site plan approval.  This plan must show outdoor lighting that is 
fully shielded and uses full cut-off lighting fixtures.  A monument-style sign has been approved and 
built at this property. 
 
Stormwater Management 
 
Stormwater management will be handled by increasing the capacity of the existing basin. An 
erosion and sediment control plan would also be required for review and approval prior to the 
issuance of any land disturbing permit.  
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Septic and Water Usage 
 
Existing water service is provided from an on-site well.  Sanitary sewer is provided from the 
public sewer line along Route 53.  
 
Technical Review Committee: 
 
The following comments came from the May 15, 2014 Technical Review Committee meeting: 
 
VDOT:  – Grace and Glory Lutheran Church – As long as there is not an increase in the size of 
the church building, VDOT does not object to the existing entrance improvements on Rte. 53 
serving the existing church and the proposed 58’ x 24’ picnic shelter and the 65 additional 
parking spaces; 

 
Central Virginia Electric Cooperation has no issues with the application; 

 
Planning staff- Based on the proposed number of parking spaces, seven (7) handicap spaces are 
required, and a final site development plan is required; 

 
The Fire Chief stated that a fireplace is subject to state burn laws; 

 
Health Dept. stated that a qualified and licensed company will need to design a suitable 
drainfield for the proposed facilities. 
 
(Attachment E) 
 
Conclusion: 
 
The submitted sketch plan appears to meet the sketch plan requirements of Section 22-23-8.A of 
the Fluvanna County Zoning Ordinance.  Prior to final approval, a site development plan that 
meets the requirements of Sections 22-23, 24, 25 and 26 of the Fluvanna County Zoning 
Ordinance must be submitted for staff review and approval. 
 
Recommended Conditions: 
 

1. Meeting all final site plan requirements which include, but are not limited to, 
providing parking, landscaping, erosion and sedimentation control, tree protection, 
and outdoor lighting plans;  
 

2. Prior to the issuance of a final certificate of occupancy, the sewage and water systems 
must have received all final approvals from the Health Department and must be ready 
to begin operation; 
 

3. Meeting all VDOT requirements. 
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Attachments:                  
 
A – Application 
B – Aerial Vicinity Map 
C – Sketch Site Plan   
D – Parking increase letter 
E – TRC comment letter and emails 
 
 
 
Copy: 
Owner:  Grace & Glory Lutheran Church, 683 Thomas Jefferson Parkway, Palmyra, VA 22963 
Applicant:  Mr. Keith Cuda, 1043 Bell Farms Lane, Palmyra, VA 22963 
Representative:  Mr. Mike Woolwine, Hughes Associates Architects, 656 Elm Avenue, Roanoke, VA 24005  
File 
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STAFF REPORT 
 

To: Fluvanna County Planning Commission   From: Jay Lindsey 
Case Number: SUP 14:04     District: Palmyra 
Tax Map: Tax Map 18A, Section 4, Parcel 13A  Date:  June 25, 2014 
 
General Information:      This request is to be heard by the Planning Commission on 

Wednesday, June 25, 2014 at 7:00 pm in the Circuit Court Room 
in the Courts Building.   

 
Owner/Applicant:  Rountop Limited Partnership 
  
Representative:                Joyce Parr 
 
Requested Action:  Request for special use permit to allow for an educational facility 

with respect to a portion of 6.34 acres of Tax Map 18A, Section 4, 
Parcel 13A.   

 
Location:  The affected property is located within the Lake Centre Shopping 

Center at Center Court, Palmyra on the northwest side of the 
intersection of Slice Road and South Boston Road (route 600), 
approximately 500 feet from that intersection.  (Attachment B)   

 
Existing Zoning:  B-1, Business, General 
 
Planning Area:  Rivanna Community Planning Area 
 
Existing Land Use:  The parcel is approximately 6.343 acres within the Lake Centre 

Shopping Center at Center Court, Palmyra.   
                                          
Adjacent Land Use:  The surrounding area is zoned R-4, Residential, Limited.  
 
Zoning History: The parcel was rezoned from A-1 to B-1 in 1991. Two site 

development plans were approved for a daycare center and retail, 
respectively, in 1991. A special use permit was issued in 2003 for 
the siting of a cellular communications tower.  

 
 
 

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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Comprehensive Plan:   
  
VISION 2029 
The vision for Fluvanna County is based on key goals such as “preserving the rural character, 
promote economic development and protect individual property rights”.  
 
ECONOMIC DEVELOPMENT 
Goal 3: To protect rural areas through economic development. 
 
Implementation Strategy 3. Support the development of local economies, locally owned 
businesses, and entrepreneurial opportunities, particularly those that are of rural character and 
will require little provision of infrastructure. 
 

Analysis: 
 
The applicant is proposing to operate an educational facility within a tenant space approximately 
1,800 square feet in area, referred to as Suites 6 and 6B. The building has been previously used 
as a Real Estate office. This structure is attached by a breezeway to an existing 2,555 square foot 
building housing the Dogwood Restaurant.  The entire site is located within the existing Lake 
Centre Shopping Center and is zoned B-1.  
 
Improvements to the structure will include installing a doorway and door to connect Suites 6 and 
6B, removing a counter, and may include installing a sink or drinking fountain in a plumbed-
ready wall in Suite 6B. 
  
The educational facility is proposed to be a Kindergarten through 8th grade day school and a 
Kindergarten through 12th grade homeschool cooperative. According to the applicant, the 
homeschool cooperative will “provide support to homeschooling parents and provide 
opportunities to share resources, joint field trips, project-based instruction, and other 
activities/programs.” (Attachment A) 
 
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 educational facility would be located on a 6.34 acre parcel, within an existing shopping 
center.  The surrounding area features a mix of residential, business, and agricultural uses. It does 
not appear that the educational facility, as proposed, would alter or change the established pattern 
of the community being that it would be located in an existing commercial structure within a 
shopping center. 
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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.  
The educational facility would be housed in an existing structure in an existing shopping center 
in B-1 zoning. Neighboring properties include a dance studio, a restaurant, and a pre-school. 
There are other commercial uses nearby, and the residential uses should not be adversely affected 
by the operation of the educational facility. 
 
 Neighborhood Meeting: 
 
With the exception of the applicant, there were no other attendees at the May 13th, 2013 
neighborhood meeting. 
 
Technical Review Committee: 
 
At the May 15th, 2014 Technical Review Committee meeting: 

1. Aqua Virginia stated that the site is served by public water and sewer, and at this time 
there is  sufficient capacity for this use; 

2. VDOT noted that there is an existing traffic signal with designated right and left turn 
lanes at the intersection of Rte. 600 and Slice Road/ Abby Road that will adequately 
serve the school. In addition, there is over 225 feet of corner clearance between Rte. 600 
and Centre Court to allow for the stacking of vehicles. VDOT does not object to the 
proposal; 

3. Central VA Electric Cooperative stated that they have no concerns with the project; 
4. The Fire Chief said that an additional evacuation plan may be required; and 
5. Planning Commission member Patricia Eager asked how many students the school will 

serve. 
 
The full list of Technical Review Committee comments is attached to this staff report. 
(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. The maximum number of students enrolled at this facility during the academic school year 
shall be fifty (50). 

2. The regular school hours of operation shall be 8am to 4 pm Monday through Friday. 
3. The Board of Supervisors, or representative, reserves the right to inspect the business for 

compliance with these conditions at any time.   

3



4. 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 14:04, [if approved], 
with respect to a portion of 6.34 acres of Tax Map 18A, Section 4, Parcel 13A, with the 
conditions as described in the staff report. 
 
Attachments: 
 
A – Application, originally submitted sketch plan, & APO Letter 
B – Zoning map 
C – Aerial Vicinity Map 
D – TRC Comment Letter, Health Dept. memo, and applicant’s response letter 
 
Cc:  Rountop Limited Partnership, 2246 Ivy Road, Suite 5, Charlottesville, VA 22903, Ms. Joyce Parr, 13 
Woodlawn Drive, Palmyra, VA 22963 
File 
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Memorandum 
 

 

 

DATE: June 10, 2014  

RE: APO’S for SUP 14:04 Public Hearing Letters  

TO: Jay Lindsey, Planner 

FROM: Kelly Belanger Harris   

Please be advised the attached letter went out to the attached list of Adjacent Property Owners 

for the June 25, 2014 Planning Commission meeting re: SUP 14:04—Parr. 
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TMP Name address 1 address 2 City, State zip
 18A  4    10  WILLIAM F & MILDRED S. SMITH 185 JEFFERSON DR Palmyra, VA 22963
 18A  4    12  GEORGE S. & THELMA S. HOWARD 3846 Carters Mt Rd Charlottesville, VA 22902
 18A  4     9  CHESTER R & W SUE LANE 2  Pinecrest Court Palmyra, VA 22963
 18A  4    13 CRAIG OGDEN MARTIN, ET UX 191 JEFFERSON DR Palmyra, VA 22963
 18A  4     8 EDWARD P. & BARBARA J. BRADY 183 Bellevue Rd Oakdale, NY 11769
 18A  4    13A ROUNTOP LIMITED PARTNERSHIP, LLC 2246 Ivy Rd Ste 5 Charlottesville, VA 22903
 18A  4     7 CHRISTOPHER & CHRISTINA MELTON 177 JEFFERSON DR Palmyra, VA 22963
 18   A    52 OSCAR R HOUCHENS PO Box 218 Lanexa, VA 23089
 18A  4    11 CHARLES M & ELIZABETH M. JOHNSON 187 JEFFERSON DR Palmyra, VA 22963
 18A  4    13C LAKE MONTICELLO ELECTIFICATION TRUST PO Box 308 Palmyra, VA 22963
18c 1 C1 Ballif Investments, LLC 170 S Pantops Dr Charlottesville, VA 22911
18c 1 C2 Curtis Naylor 747 Park St Charlottesville, VA 22902
18c 1 C3 Hood Family Ltd Partnership, c/o Marilyn and Sammie Hood 6142 N Academy Ave Clovis, CA 93619
Applicant Joyce Parr 13 Woodlawn Dr Palmyra, VA 22963
 18A  4     6 SARAH G. YAGER moved no fowarding address
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NOTICE OF PUBLIC HEARING 

 
June 9, 2014 
 
«Name_» 
«address_2» 
«City_State» «zip» 
TMP# «TMP» 
 
Re: Public Hearing on SUP 14:04 
 
Dear «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, June 25, 2014 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 14:04 – Joyce Parr – A request for a Special Use Permit (SUP) to allow for an 
educational facility with respect to 6.343 acres of a portion of Tax Map 18A, Section 4, 
Parcel 13A. The property is zoned B-1 (Business, General) and is located on the north side 
of Slice Road, approximately 500 feet from its intersection with  Route 600 (South Boston 
Road).  The property is located in the Palmyra Election District and is within the Rivanna 
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, 
 
 
 
Jay Lindsey 
Planner 

P.O. Box 540 Palmyra, VA 22963 (434) 591-1910 FAX (434) 591-1911 www.fluvannacounty.org 

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 
 

15

Attachment A



SO
UT

H B
OS

TO
N R

D
SLICE RD

JE
FF

ER
SO

N D
R

JU
ST

IN 
DR

ABBY RD

CEN
TR

E C
T

MARKET
 ST

VIL
LA

 CIR

BUNKER BLVD

RE
BE

CC
A D

R

JEFFERSON DR

±
0 240 480120 Feet

R-4
R-3
R-2
R-1

I-2
I-1
B-C
B-1

Legend
A-1

16

Attachment B



SLICE RD

SO
UT

H B
OST

ON R
DCEN

TR
E C

T

MARKET
 ST

ABBY RD

JEFFE
RSON DR

VIL
LA

 CIR

±

0 120 24060 Feet
17

Attachment C



  
  

  
  

  
 
 

May 21, 2014 
 

 
Joyce Parr 
13 Woodlawn Drive 
Palmyra, VA 22963 
 
Delivered via email 
 
Re: SUP 14:04 Joyce Parr Educational Facility (The Light Academy)  
Tax Map:  18A, Section 4, Parcel 13A 
 
Dear Applicant: 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, May 15, 2014.  Comments are outlined below: 
 

1. Aqua Virginia stated that this site is served by public water and sewer, and that at this 
time there is adequate capacity to serve this use; 
 

2. VDOT stated that the proposed school with up to 50 students will utilize suites 6 & 6B in 
the existing Lake Centre Shopping Center.  There is an existing traffic signal with 
designated right and left turn lanes at the intersection of Rte. 600 and Slice Road/Abby 
Road that will adequately serve the school.  In addition, there is over 225 ft. of corner 
clearance between Rte. 600 and Centre Court to allow for the stacking of vehicles.  
VDOT does not object to the proposal; 
 

3. Steve Olson with the Central Virginia Electric said that he has no concerns with the 
application; 

  
4. The Fire Chief said that an additional evacuation plan may be required; 

 
5. Mrs. Eager (Planning Commission rep.) asked how many students will attend. 

 
 
 
 
 
 

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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Please provide any revised sketch plans and email a PDF version of the plan to 
stugwell@fluvannacounty.org, along with any other materials or documentation that is to be 
included in the Planning Commission packet by Friday, May 30, 2014.  Submitting revisions by 
this deadline will place your request on the June 25, 2014 Planning Commission agenda.   
 
 
If you have any questions or need additional information, please contact me at 434-591-1910.    
 
Sincerely, 
 
 
Steve Tugwell 
Senior Planner 
Dept. of Planning & Community Development 
 
cc: File 
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STAFF REPORT 
 

To: Fluvanna County Planning Commission   From: Steve Tugwell 
Case Number: SUP 14:03     District: Palmyra 
Tax Map: Tax Map 30, Section A, Parcel 84B  Date: June 25, 2014 
 
General Information:      This request is to be heard by the Planning Commission on 

Wednesday, June 25, 2014 at 7:00 pm in the Circuit Court Room 
in the Courts Building.   

 
Owner/Applicant:  The Cowboys, LLC 
  
Representative:                Jeffrey Stoneman 
 
Requested Action:  Request for a special use permit to allow for a commercial kennel 

with respect to 2.631 acres of Tax Map 30, Section A, Parcel 84B. 
The applicant is proposing to operate a commercial kennel. 
(Attachment A)  

 
Location: 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).  (Attachment B) 

 
Existing Zoning:  A-1, Agricultural, General (Attachment C) 
 
Planning Area:  Palmyra Community Planning Area 
 
Existing Land Use:  Vacant land 
 
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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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”). 
 
Land Use: 
 
The Land Use section of the 2009 Comprehensive Plan for Palmyra states that “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”.  Additionally, the Land Use section states “a mixture of 
medium and small commercial businesses combines with office, civic and residential uses to 
form a village-like, neo-traditional development or series of interconnected developments”. 
The addition of a commercial kennel near Palmyra village may contribute to the variety of 
existing businesses, and provide a service to the existing nearby residences. 

 
Community Design: 
 
The Community Design section of the 2009 Comprehensive Plan for Palmyra states “growth in 
the Palmyra area should occur at a village scale, with economic and residential development 
complementing the existing conditions and fostering street life”, and; “development in the 
immediate area of the village of Palmyra should reflect the unique village style of development 
that currently exists”.  Mr. Stoneman is proposing to combine his residence with the commercial 
kennel, with the residence’s façade facing Route 15 (James Madison Highway).  Mr. Stoneman 
has provided preliminary examples of the proposed building’s elevation, and it appears to be 
consistent with the scale and design of similar structures within Palmyra Village. 
 
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”.   
 
Per Sec. 22-4-2.2 of the zoning ordinance, commercial kennels are allowed with a special use 
permit in the A-1 (Agricultural, General) zoning district. 
 
The location of the proposed kennel is a 2.631 acre parcel situated on the southeast side of Route 
15 (James Madison Highway), between the Village of Palmyra and the Rivanna River.  The 
applicant intends on constructing his primary residence (a by-right use in the A-1 district) on the 
property, with an attached kennel approximately 60’ x 90’ in size.  A six (6) foot privacy fence is 
proposed off the back of the kennel.   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 
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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, special insulation will be installed. The individual kennels will have privacy panels 
designed to reduce and discourage barking.” The proposed kennel would employ Mr. & Mrs. 
Stoneman, with the possibility to employ an additional four (4) people in the future.  (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 proposed location for the commercial kennel is a 2.631) acre parcel situated on the southeast 
side of Route 15 (James Madison Highway), between the Village of Palmyra and the Rivanna 
River.  Route 15 is a heavily traveled north-south 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 would be located downhill, approximately 200 feet from the 
nearest residence, with the next nearest residence more than 700 feet away.  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. Single-family dwellings are a by-right use in the A-1 zoning district, and a single-
family dwelling is proposed on this property, along with the kennel. 
 
Sec. 22-1-2 of the zoning ordinance states that the purpose of the zoning ordinance is “to protect 
against over crowding of land”. Commercial kennels are generally considered more intensive 
uses, however given the proximity of this property to Route 15, 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.  
 
Neighborhood Meeting: 
 
With the exception of the applicant’s, there were no other attendees present for this item at the 
May 7, 2014 Neighborhood meeting. 
 
 
 
 

3



Technical Review Committee: 
 
At the May 8, 2014 Technical Review Committee meeting: 

• Mike Brent, Fire Chief has no comments; 
 

• Mr. Wayne Stephens (County Engineer) with the Public Works Dept. stated that 
““connection to public sewer will be challenging.  The only nearby sewer line is on the 
opposite side of Rt 15, and it is a force main.  This means the owner would need to install 
a grinder pump system on their property, and route a small-diameter force main under Rt 
15 to “over-pump” the County’s force main; 

 
First, however, they would need to have a consulting engineer take a look at the County’s 
force main to see if it can be safely over-pumped.  Assuming it is feasible from a 
technical and operational standpoint, they would need permission from the County to do 
connect directly to a force main; 

 
Their only other option would be obtaining off-site easements and putting in a gravity 
sewer line flowing northward along Rt 15 to the County’s sewage pumping station (a 
much longer distance which traverses several private properties).  Elevations and routes 
would need to be verified, but I think this option would eliminate the need for their own 
sewage pump station”; 
 

• VDOT stated that “The existing entrance to the property (TMS 30-A-84B) has excellent 
intersection sight distance.  Given the proposed use of the property as a residence in 
conjunction with a dog kennel, this proposal will qualify for a low commercial volume 
entrance (50 vehicles per day or less).  The existing gravel entrance will have to be paved 
so that it is 20 ft. wide with 25 ft. radii.  The pavement can terminate 25 ft. from the white 
edge line on Rte. 15 and the existing paved shoulder can be used as part of the paved low 
volume commercial entrance; 
 

• Virginia Electric Cooperative stated they do not have any concerns with the application; 
 

• Planning- if the SUP is approved, then a site development plan in compliance with the 
zoning ordinance will be required. 
 
(Attachment E) 

 
Conclusion: 

 
The Planning Commission should consider any potential adverse impacts, such as traffic entering 
and exiting the property, noise, dust, or visual clutter.   
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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. 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.  

7. Dogs shall be housed indoors between the hours of 7pm and 7am. 
 

Suggested Motion: 
 
I move that the Planning Commission recommend approval/denial of SUP 14:03, a special use 
permit request to allow for a commercial kennel with respect to 2.631 acres of Tax Map 30, 
Section A, Parcel 84B, [if approved] subject to the conditions listed in the staff report. 
 
Attachments: 
 
A – Application & APO Letter 
B – Aerial Map 
C -  Zoning Map 
D – Sketch and business plan 
E – TRC Memos from the Health Dept., Public Works, and VDOT 
 
 
 
Copy:   
Applicant – Barbara Wright Goshorn, PC, 203 Main Street, Palmyra, VA 22963, Mr. & Mrs. Jeffrey Stoneman, 
15991 Newfound Hills Lane, Montpelier, VA 23192     
File 
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STAFF REPORT 
 

To: Fluvanna County Planning Commission    From: Planning Staff 
Case Number: ZMP 14:01      District: Palmyra 
Tax Map: Tax Map 30, Section A, Parcel 110 &   Date: June 25, 2014 
                  Tax Map 19, Section A, Parcel 39C    
 
General Information: This request is scheduled to be heard by the Planning Commission 

on Wednesday, June 25, 2014 at 7:00 pm in the Circuit Courtroom 
in the Courts Building.   

 
Owner/Applicant:  Hotel Street Capital, LLC 
   
Representative:  Justin M. Shimp, P.E., Shimp Engineering, P.C. 
 
Requested Action:  To amend the Fluvanna County Zoning Map with respect to 

approximately 220.56 acres of Tax Map 30, Section A, Parcel 110, 
and 10 acres of Tax Map 19, Section A, Parcel 39C, for an 
aggregate of 230.56 acres, to amend the same from R-3, 
Residential, Planned Community (conditional) to R-3, Residential, 
Planned Community (conditional).  (Attachment A) 

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

the western side of State Route 15 (James Madison Highway) and 
Route 644 (Friendship Road) approximately 0.25 miles north of 
Route 661 (Rescue Lane).  (Attachment B) 

 
Existing Zoning:  R-3, Residential, Planned Community (conditional)  
 
Proposed Zoning: R-3, Residential, Planned Community (conditional) - amended 
 
Existing Land Use:  The Laurel Ridge Golf Course and Clubhouse previously existed 

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

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

Friendship is adjacent to the property to the north. 
 
Comprehensive Plan: This parcel is located within the Palmyra Community Planning 

Area. 

COUNTY OF  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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Zoning History:  A special use permit (SUP 95:13) was approved for this site on 
January 17, 1996 to allow for the golf course.  A special exception 
permit (SEP 91:05) was approved on October 16, 1991 to allow for 
a hotel/conference center on Tax Map 19, Section A, Parcels 39 & 
39A and the final site plan (SDP 06:11) for the resort and 
conference center was approved on July 25, 2008.  SUB 06:96 was 
approved on April 14, 2008 which subdivided the 10 acre parcel 
(19-A-39C) off of Tax Map 19, Section A, Parcel 39.  ZMP 08:05 
was denied on February 18, 2009.  ZMP 09:02 was approved on 
May 20, 2009.  ZMP 12:02 was denied on February 19, 2014.  
(Attachment C) 

   
 
Statement of Intent:  The Statement of Intent indicates the purpose of the zoning district 
and describes the characteristics of uses generally found within the district. 
 
The Statement of Intent for the R-3, Residential, Planned Community Zoning District is as 
follows: 
 
“This district is intended to permit compact village-style residential development and associated 
institutional uses, community serving mixed uses, open spaces, and creative design in 
accordance with a master plan.  The development should occur in a manner that will protect 
and preserve the natural resources, trees, watersheds, contours and topographic features of the 
land; and to protect and enhance the natural scenic beauty of the area....  The scale of the 
housing and the commercial use should be appropriate to support the residential needs at a 
neighborhood scale.” 

 (Attachment D) 
 
Analysis: 
  
The applicant is requesting a master plan amendment of existing R-3, Residential, Planned 
Community (conditional), on two (2) parcels totaling 230.56 acres, Tax Map 30-A-110 (220.56 
acres), and Tax Map 19-A-39C (10 acres).  The existing zoning was approved on May 20, 2009 
(ZMP 09:02), and included master plan approval for 254 residential units, and 63 hotel rooms.  
The prior plan included single-family detached, single-family attached, and townhome dwelling 
type housing.  The proposed amended plan is limited to single-family attached, and single-family 
detached dwelling types, and excludes townhomes as a dwelling type. 
 
The maximum gross density permitted based on the aggregate total acreage of 230.56 is 1.375 
dwelling units per acre.  The land-use table on sheet 3 of the plan identifies maximum residential 
density at 175 single-family detached units, and 156 single-family attached units, for a maximum 
residential density of 331 units, or an additional 14 units over what is approved with the current 
master plan.  There appears to be a discrepancy in the total number of proposed units.  The land-
use table on sheet 3 of the plan references 317 residential units, but they add up to 331 units.  331 
units is also the number stated on Anish Jantrania, Ph.D’s report to Mr. Shimp dated March 31, 
2014, and 331 units is stated on the traffic signal analysis report dated April 1, 2014.  Maximum 
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commercial density is 74,000 square feet.  The plan is also providing a minimum of 20 park & 
ride spaces with the first phase of commercial development.  
(Attachment E) 
 
Areas H-1, H-2, and H-3 are shown as “reserved areas”, and may include parks, recreational 
areas, and minor utilities.  Any future commercial or residential development proposed within 
these designated “reserved areas” shall require prior approval of a future amendment to this 
preliminary master plan by the Board of Supervisors.  Development within any “reserved areas” 
shall not occur until or unless the Fluvanna County Board of Supervisors approves a future 
amendment to the master plan.  In conjunction with this master plan amendment, the applicant is 
requesting a special use permit for major utilities, in order to establish on-site water service, and 
sewage disposal infrastructure.  Placement or partial placement, of the proposed water and 
sewage disposal systems may be permitted within the designated “reserved areas”, only with an 
approved special use permit for major utilities.  Areas H-1, H-2, and H-3 comprise 67.02 acres of 
the site, or 29% of the aggregate total acreage.  A 22.12 acre riparian buffer is shown between the 
proposed development and the Rivanna River, as required by Sec. 22-24-5 of the Tree Protection 
section of the zoning ordinance.  
 
According to the submitted master plan amendment, this site includes 27% open space, or 62 
acres.  The R-3, Residential, Planned Community section of the zoning ordinance (Sec. 22-27-
12) requires three (3) groups of recreational amenities for units of 101, or greater.  The open 
space in this amendment includes community greens/gardens, trailheads with benches, 
“primitive” walking trails, picnic pavilion, rectangular ballfield, playground, and a swimming 
pool/clubhouse.  Additionally, the plan states that “a golf course, which was approved as a 
permitted use in the previous R-3 preliminary master plan, is retained as a permitted use in 
reserved area blocks H-1c and H-2”.  This is consistent with the option to utilize parks and 
recreational amenities within an open space or reserved area.  The proposed recreational facilities 
appear to meet the requirements of Sec. 22-27-12 of the zoning ordinance.  (Attachment E) 
 
Schools data: 
The applicant has proffered the following for schools:  “For each dwelling unit constructed on 
the property, the owner shall contribute cash to Fluvanna County for funding the items as 
delineated in the attached adopted FY 2015-19 “C.I.P” under the heading “schools”, as 
follows:  Two thousand dollars ($2,000.00) for each dwelling unit.  The cash contribution for 
each dwelling unit shall be paid at the time of the issuance of the certificate of occupancy for 
such dwelling unit”. 
(Attachment F) 
 
Special Use Permit for major utilities: 
 
This plan is proposing a centralized water and sewer system, and as such will require a special 
use permit for major utilities.  The master plan amendment application plan states that, “sewage 
disposal will be provided via on-site central treatment works”.  And, “the treatment works shall 
be operated by a licensed utility company and will provide subsurface disposal of septic effluent 
in accordance with applicable local and state ordinances”.   The Virginia Department of Health 
has preliminarily stated that “a huge drainfield will be required”, and “they say they have more 
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than sufficient area of suitable soil for the project”, “they” referring to the applicant.  The current 
zoning allows connection to the Palmyra area wastewater treatment plant, however, the 
wastewater treatment plant does not have the capacity to serve the proposed development.  This 
site is within proximity of the Palmyra Regional Service Facility, however they are not required 
to connect because pursuant to County Code Sec. 21-4-14, the proposed site is greater than four-
hundred feet in distance from the facility.  If the master plan amendment and special use permit 
requests are approved, this development will then be subject to County site plan and subdivision 
review processes.  As part of those processes, independent and incremental evaluations of on-site 
water and sewer capabilities must be reviewed and approved prior to development.  Additionally, 
a hydrological study may be required in order to adequately determine the feasibility of such on-
site water and sewer facilities to serve the proposed number of units.  If the Special Use Permit 
for major utilities is approved, staff is recommending the following conditions: 
 

1. Construction, operation, and maintenance of the central water and sewer system shall 
comply with all local, State, and Federal requirements. 

2. The water system shall be adequate to provide fire suppression. 
3. The project shall comply with all Virginia erosion and sediment control regulations as 

specified in the 1992 Virginia Erosion and Sediment Control Handbook as amended. 
4. For construction of the water and sewer system occurring adjacent to existing 

development, adequate dust and siltation control measures shall be taken to prevent 
adverse effects on the adjacent property. It is intended that the present and future results 
of the proposed extension not create adverse effects on the public health, safety, comfort, 
or convenience, or value of the surrounding property and uses thereon. 

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

6. All construction activity for the central utility system shall occur between 7:00 a.m. and 
5:00 p.m. Monday through Friday. 

7. The applicant shall avoid removing trees and bushes along the water and sewer corridor, 
except as shown on the approved site plan. Trees and bushes damaged during 
construction shall be replaced with a tree or bush of equal type as approved by the 
Planning Director. 

8. The Homeowner’s Association shall be responsible for all maintenance of the on-site 
central water and sewer systems in perpetuity, and the responsibility for maintenance 
shall not be borne by the County of Fluvanna or any other public agency. 

9. Start of construction, as defined in the Fluvanna County Zoning Ordinance, shall have 
commenced within twenty-four months of this special use permit approval, or the permit 
shall be void. This special use permit is not severable. Invalidation of any word, phrase, 
clause, sentence, or paragraph shall invalidate the remainder. 
 
(Attachment G) 
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Roadways & VDOT: 
According to the submitted plan amendment, “the new roads within the development shall be 
private with the exception of State Route 644 (Friendship Road)”.  Private roads shall be 
constructed as identified in the road design guidelines table on sheet 5 of the master plan 
amendment application.  All materials and drainage shall comply with VDOT standards.  Notes 
on the plan state that “roads shall remain private and neither the County of Fluvanna, nor VDOT 
shall be responsible for maintenance of the private roads”.  It is further stated that “The HOA for 
the development shall maintain funding as necessary for maintenance and snow removal for the 
private road network within the development”. 
 
Frontage Improvements:  With regards to “Poplar Ridge, and vehicular access of the same, the 
applicant has proffered the following:  “Contemporaneously with, and as part of, frontage 
improvements along James Madison Highway (U.S. Route 15) required in connection with any 
subdivision plat or site plan for the property, the owner shall construct such turn lanes and 
improvements to the horizontal alignment, vertical alignment and cross-section of James 
Madison Highway (U.S. Route 15) as shown in the preliminary master plan, and as reasonably 
necessary to provide safe and convenient access to Poplar Ridge provided, however, that the 
owner’s responsibility under this proffer shall be limited to the extent of the Property’s frontage 
only.  Improvements constructed in accordance with this proffer shall be designed and 
constructed to applicable VDOT standards, including, without limitation, VDOT’s Geometric 
Design Standards which may be amended from time to time”. 
 
VDOT comments from the “Poplar Ridge Traffic Signal Analysis: 
 

•  In reviewing the development plans there are several large areas labeled “Future 
Development Area” (see Sheet 5 of 6) that were not included in the traffic analysis, but 
will affect the connections to Route 644 and Route 15 and may require additional 
improvements to these connections.  The proposed development is planning uses at these 
connections that would restrict further intersection improvements if necessary for full 
development of the site.  This is not acceptable.  These future development areas should 
be evaluated in the traffic study to ensure that the full impacts are identified and 
addressed during the design and construction of the proposed development; 
 

• Sheet 5 of 6, VDOT understands that the roads in Poplar Ridge shall be private with the 
exception of the public street (Rte. 644) that bisects the commercial property in Block A; 
 
 

• Sheet 5 of 6, given the large increase in traffic volume on Rte. 644, the existing angle of 
intersection of Rte. 644 needs to be increased for traffic safety purposes, the desirable 
angle of intersection is 90 degrees.  VDOT still recommends that a roundabout be 
constructed at this location, a roundabout would eliminate the need for the additional turn 
and receiving lanes as well as the need for possible future signalization to handle the 
“Future Development Area”; 
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• The alignment of Rte. 644 has to be built to state standards which will include a 
horizontal curve instead of the intersection as shown on the Preliminary Masterplan.  The 
private roads (B and C) will be under stop control where they intersect Rte. 644; 
 

• Sheet 5 of 6, 225 ft. is the minimum corner clearance from the edge of the proposed right 
turn lane on Rte. 15 to the closest edge of the proposed entrances to the parking lots 
serving the commercial property in Block A; 
 

• Proffer #2 regarding “Frontage Improvements” makes reference to “Rural Collector 
Road” geometric design standards, however, it should be noted that Rte. 15 has a 
functional classification of Rural Minor Arterial and that VDOT’s GS-2 Standards 
apply.  It shall be the developer’s responsibility for acquiring any additional Right of 
Way and/or easements necessary to make the road improvements (turn lanes, road 
shoulders, ditches, fill/cut slopes, sight distance, etc.) as per VDOT’s appropriate 
Geometric Design Standards. 
 
It should be noted that as of June 18, 2014, additional comments from VDOT were 
expected, but not yet received.  The comments above were emailed to staff on May 23, 
2014. 

 
 (Attachment H) 
 
Neighborhood Meeting: 
At the April 15, 2014 Neighborhood Meeting, there were approximately 15 citizens present, and 
had the following comments and questions: 
 

• What has changed with this plan? 
• How will wells impact neighboring wells and the Rivanna River? 
• What is meant by the future development plan? 
• Why was the name of the project changed? 
• Why is this project economically feasible now? 
• Who does this project benefit?  What will it bring the county financially? 
• Where will the residents of this proposed community work? 
• How many units will be rental units? 
• What happened to Nahor Village? 
• Why are we continuing to build these subdivisions? 
• What is the average cost of a house in Fluvanna County? 
• What will be the square footage per unit? 
• Water and sewer information? 
• I wouldn’t send my child to Camp Friendship with this type of development nearby. 
• What type of impact will this development have on traffic? 
• What is the right-of-way width coming into Camp Friendship? 
• Significant concern about the proposed on-site water well drilling, and possibly draining 

the Rivanna River and existing nearby wells and water supplies. 
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• Why do you expect new business to survive at this development when there are empty 
buildings and businesses already in Fluvanna. 

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

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

Technical Review Committee: 
At the April 17, 2014 Technical Review Committee (TRC) meeting, the following comments 
were received: 
 

1. The Fire Dept. commented that they are strongly concerned with the cluster housing that 
is being proposed. As indicated on sheet 6 of the Poplar Ridge Master plan Proposal there 
is only 24', 30' and 40' spacing between the residences. This creates a potential for more 
than one residence burning should one catch on fire due to the close proximity to each 
other. This generally requires large amounts of water to contain the burning structure; and 
 
If built, they request that an adequate water system be installed to provide fire with an 
adequate amount of water and Fire Hydrant connections. Fire flows are figured by the sq. 
footage of fire load. Hydrants should not be more than 800' apart and threads must be 
National Standard. 
 

2. E & S  
 

3. Planning staff: 
 
a. How does this plan comply with the comp. plan requirement to show impact on 

surrounding groundwater? 
 

b. How many units were approved for the resort center?   
  

c. Was the resort center proposed to be located on the separate 10-acre parcel? 
  

d. Is there an approved site plan for the resort center? 
  

e. State exactly what is changing with this amendment on the title sheet, including all 
prior land-use approvals for both Tax Map 30-A-110, and 19-A-39C. 

  

f. Are H1, H2, and H3 part of the open space? 
  

g. What are the H1, H2, and H3 areas proposed for? 
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h. Sec. 22-7-4 (f) asks that pedestrian and bicycle facilities, including sidewalks and 
trails, with proposed cross-sections.  Are sidewalks and trails proposed? 

  

i. What will the design of the buildings be?  Are there architectural guidelines that will 
be proffered into this development? 

 (Attachment I) 
 
Comprehensive Plan: 
The following sections of the comprehensive plan should be considered when reviewing this 
project: 

 
Vision section 
 
Fluvanna County through self-reliance, self-sufficiency, and self-government is the ideal place to 
raise families, foster entrepreneurship, and do business in the Commonwealth.  
— Fluvanna County Board of Supervisors (2012)  
 
Fluvanna County's vision is based on the following key principles, which are used as guides for 
future development, governance, and land use policies for the county:  
That good government is no substitute for self- government,  
That our government should reflect the values and principles of the people,  
That solidarity and prosperity are the proper means of fostering communities,  
That people forge economies and communities,  
That our rural character and natural resources are part of Fluvanna's unique heritage, and should be 
preserved where practical,  
That the individual citizens and taxpayers of Fluvanna consist of our community, and that their 
individual interests and rights subordinate the collective desires of our government,  
That a comprehensive, accessible, and quality system of education enabling a modern, highly skilled 
21st century workforce is to be fostered,  
That future development be fiscally prudent while respecting individual property rights,  
That our infrastructure requirements are maintained and first-class,  
That our public safety personnel are properly equipped and compensated in a manner and means that 
respects their sacrifice,  
That Fluvanna's rich community heritage and our history be the cornerstones of our shared identity 
moving forward into the 21st century,  
That our rights as enumerated in the Virginia Declaration of Rights and the Virginia Constitution are 
to be maintained both in letter and in spirit.  
 

As a continuing effort for Fluvanna County’s vision of becoming “the most 
livable and sustainable community in the United States”, measuring smart-growth 
and implementing our key goals are essential elements to this process.  According 
to the Vision 2029 section of the Comprehensive Plan, “Land use is recognized as 
directly related to quality of life.” Towards this end, land use and land use 
implications are taken into consideration when an application for rezoning is 
evaluated.  An example of such coordinated planning is the types of development 
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within the community planning areas. It may not be adequate simply for a 
rezoning applicant to apply for an upzoning because a property is within a 
community planning area. Each application is independently considered by the 
county to see if the proposed development is well planned, consistent with the 
Comprehensive Plan, and shares compatibility with the surrounding community. 
As part of a successful rezoning process, the applicant is encouraged to meet with 
neighbors, the community, and county officials well in advance of application 
submittal. This process is beneficial not only to the applicant, but to the greater 
community. 
 
Land Use chapter, Community Planning Area section 
Palmyra 
This historic village area is the county seat, and has a regional park, the new 
county high school campus, a library, a public safety center, and other municipal 
services. The area should remain a village, and surrounding growth should be a 
mixture of uses and residential dwelling types that support a variety of incomes.  
 
Commercial and neighborhood streets, along with rural roads, make up the 
transportation network, along with sidewalks, trails, and bicycle lanes. Open space 
includes Pleasant Grove, neighborhood parks, and greenways, along with the town 
square.  
 
A mixture of medium and small commercial businesses combines with office, 
civic and residential uses to form a village-like neo-traditional development or 
series of interconnected developments. Commercial and office structures do not 
exceed three stories, and residential density is up to four dwelling units per acre (4 
du/ac). Density may be increased with incentives such as open space, affordable 
housing, or transfer of development rights, depending on the zoning district 
standards. 
 
Community Design chapter, Community Plans section 
Palmyra Community Plan Overview 
Existing assets within the community should be properly integrated with new 
development in order to promote a cohesive, well-planned community. New 
housing should be allowed that complements existing historic resources and 
provides an expanded population base for local businesses. Economic 
development is appropriate in this area, and opportunities for tourism, including 
commercial uses that complement the historic aspects of Palmyra and its 
government center, should be promoted. 
 
Neighborhood Mixed-Use 
The neighborhood mixed-use community element incorporates multiples uses into 
a walkable, pedestrian-friendly environment with compact block sizes.  Ideally, 
neighborhood mixed-use areas will include a mix of retail and office uses at the 
center, with connected residential uses at the edge.  A centralized public water 
space is encouraged to establish the identity of the center as focal point and 
important civic space in the community. 
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Neighborhood Residential 
Neighborhood residential areas should provide a range of residential housing 
types and lot sizes.  Generally, this includes a balance of single-family residences 
and some multifamily housing.  A central neighborhood park is an excellent asset 
for a neighborhood center, and is strongly encouraged.  Connections should be 
made to surrounding neighborhoods and commercial centers wherever possible.  
Where roadway connections are not feasible, greenway connections are 
recommended.  Neighborhood residential centers typically border higher-density 
neighborhood mixed-use areas.  In some cases, some small commercial and 
institutional uses may be incorporated into the neighborhood residential 
community element. 
 
Village 
Villages are characterized by a small, mixed-use core surrounded by residential 
uses.  An essential component of villages is their strong connection to 
surrounding natural features and open spaces.  Despite their small scale and 
limited density, villages typically have a generous amount of mixed use, often in 
the form of a major civic use.  Outside of a small mixed-use center, villages are 
generally characterized by single-family residential uses.  By focusing 
development around the center, a green buffer may be created at the perimeter of 
the village, closely integrating open spaces with the developed area. 
  

This proposed development is located on the northern fringe of the Palmyra Community 
Planning Area and not within the Palmyra village core where many of the historic resources are 
located. Conventionally, community planning areas are typically designed for higher density 
projects within the county.  The impacts to local businesses may be positive with the addition of 
more residents in the core of the County, however, considerations should also be given to the 
impacts to local schools, additional traffic, and the local water supply.   
 
(Attachment J) 
 
Conclusion: 
 
When reviewing this master plan amendment, and request for a special use permit for major 
utilities, the Planning Commission should take into consideration the potential adverse impacts 
that the development may have on the Palmyra area.  This project appears to achieve consistency 
with the established R-3, Residential, Planned Community section of the ordinance, and within 
the permitted residential density requirements prescribed by Sec. 22-7-8.  
 
Traffic should be carefully considered when reviewing this application.  331 additional 
residential units would generate an increase in traffic which will impact the roadways in the area.  
Consideration should also be given to the availability of water, and water sustainability. 
Final consideration of this development should carefully consider VDOT’s review of the traffic 
impact study and the recommendations they provide. 
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Suggested Motions: 
 
I move that the Planning Commission recommend approval/denial of the attached ordinance for 
ZMP 14:01, a request to amend the Fluvanna County Zoning Map with respect to approximately 
220.56 acres of Tax Map 30, Section A, Parcel 110 and 10 acres of Tax Map 19, Section A, 
Parcel 39C, for an aggregate of 230.56 acres, to amend the same from R-3, Residential, Planned 
Community (conditional) to R-3, Residential, Planned Community (conditional))..    ; and 
 
I move that the Planning Commission recommend approval/denial of SUP 14:02, a request for a 
special use permit to allow for major utilities in conjunction with a Master Plan Amendment 
(MPA) with respect to approximately 220.56 acres of Tax Map 30, Section A, Parcel 110 and 10 
acres of Tax Map 19, Section A, Parcel 39C, [if approved] subject to the condition listed in the 
staff report. 
 
(Attachment K) 
 
Attachments: 
A – Applications, owner’s letter of permission, letter of a complete application, and APO letter 
B – Aerial Vicinity Map 
C – Existing zoning approval letter with proffers  
D – R-3, Residential, Planned Community process and ordinance section 
E – Submitted plan and applicant’s narrative, Zoning Administrator’s letter of determination  
F – Potential impact to local schools data 
G – Anish Jantrania, Ph.D’s flow and area calculations letter, and response letter to Wayne 
Stephens, P.E., County Engineer comments with regard to the SUP 
H – Traffic Impact Analysis and email response from Mark Wood, P.E. with VDOT  
I -   TRC comments and applicant’s response letter, emails 
J –  Comprehensive Plan excerpts 
K – Proposed ordinance and submitted proffers 
 
 
Copy: 
Owner/Applicant:  Hotel Street Capital, LLC, 31 Garrett Street, Warrenton, VA 20186 
Representative:  Mr. Justin M. Shimp/Shimp Engineering, P.C., 201 E. Main Street, Charlottesville, VA 22902, and 
Mr. Keith B. Smith, 35 Acre Lane, Palmyra, VA 22963 
File 
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Memorandum 
 

 

 

DATE: June 10, 2014  

RE: APO’S for SUP 14:02 & ZMP 14:01 Public Hearing Letters  

TO: Steve Tugwell, Senior Planner  

FROM: Kelly Belanger Harris   

Please be advised the attached letter went out to the attached list of Adjacent Property Owners 

for the June 25, 2014 Planning Commission meeting re: SUP 14:02 & ZMP 14:01—Poplar 

Ridge  
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NOTICE OF PUBLIC HEARING 

 

June 6, 2014 
 
«Owner» 
«Address» 
«City_State» «ZIP_Code» 
TMP# «TMP» 
Re: Public Hearing on ZMP 14:01 & SUP 14:02 
 
Dear «Owner»: 
 
This letter is to notify you that the Fluvanna County Planning Commission will hold a public hearing on 
the above referenced items on Wednesday, June 25, 2014 at 7:00 PM in the Circuit Court Room at the 
Fluvanna County Courts Building in Palmyra, VA.  The requests are described as follows: 
 

SUP 14:02 - Hotel Street Capital, LLC – A request for a special use permit to allow for major 
utilities in conjunction with a Master Plan Amendment of rezoning ZMP 09:02 with respect to 
220.56 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.  

 
ZMP 14:01 – Hotel Street Capital, LLC – A Master Plan Amendment of rezoning ZMP 09:02 with 
respect to 220.56 acres of Tax Map 30, Section A, Parcel 110, and 10 acres of Tax Map 19, Section 
A, Parcel 39C.  The affected property is located in the Palmyra Election District on the western 
side of State Route 15 (James Madison Highway) and Route 644 (Friendship Road) approximately 
0.25 miles north of Route 661 (Rescue Lane).  The property is located in the Palmyra Election 
District and is within the Palmyra 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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TMP# Owner Address City, State Zip Code
19 A 31, 31B, 31C, 31D, 
38 C RAYMOND ACKENBOM P.O. BOX 145 PALMYRA, VA 22963
19 17 1, 2  D BURDELL CAVANAUGH 11889 JAMES MADISON HWY PALMYRA, VA 22963
19 A 30 CAVANAUGH, THOMAS N EST C/O THOMAS CAVANAUGH, JR. 1030 EAST ANDREWS AVE HENDERSON, NC 27536

19 A 40B COMCAST OF CALIFORNIA ETC
ONE COMCAST CENTER                                                       
1701 JOHN F. KENNEDY BLVD, 32ND FL PHILADELPHIA, PA 19103

30 A 119A CSX TRANSPORTATION 500 WATER ST JACKSONVILLE, FL 32202
19 A 37 DOGPOINT FARM PALMYRA VA LLC P.O. BOX 132 SOMERSET, MA 02726
19 A 39B FLUVANNA COUNTY P.O. BOX 299 PALMYRA, VA 22963
19 A 39 FRIENDSHIP CAMP, INC P.O. BOX 145 PALMYRA, VA 22963
30 A 110, 19 A 39C HOTEL STREET CAPITAL LLC 31 GARRETT ST WARRENTON, VA 20186
19 17  3 VICTOR & ALICE RIVERA 11416 COVENTRY GROVE CIRCLE LITHIA, FL 33547
30 A 112, 112A WILLIAM ALFRED TALLEY, JR. P.O. BOX 10 PALMYRA, VA 22963
19 6 1A JANET E.VAUGHN, EST. C/O FRANCIS D. CHAMBERLAYNE 1817 FAIRMONT AVE RICHMOND, VA 23223
19 6 1 FLUVANNA HABITAT FOR HUMANITY 3661B LAKE MONTICELLO RD PALMYRA, VA 22963
REPRESENTATIVE JUSTIN SHIMP/SHIMP ENGINEERING 201 E. MAIN ST, SUITE M CHARLOTTESVILLE 22902

ZMP 14:01 & SUP 14-02 Property Owners Adjacent to Adjacent Property Owners
TMP# Owner Address City, State Zip Code
19 A 32 CHARLES R.ACKENBOM, JR. P.O. BOX 145 PALMYRA, VA 22963
19 A 22, 40 ALEXANDER, EMMA PURCELL, LAND & LUMBER CORP. P.O. BOX 666 LOUISA, VA 23093
19 A 31A RUTH ELDER ANDERSON 15404 JAMES MADISON HWY PALMYRA, VA 22963
19 A 29  PEARLIE P. CARTER C/O NELLIE LEWIS 461 E. RIVER ROAD FORK UNION, VA 23055
19 17 4  D. BURDELL CAVANAUGH 11880 JAMES MADISON HWY PALMYRA, VA 22963
19 5 4 GLADYS & HELEN CAVANAUGH, 15258 JAMES MADISON HWY PALMYRA, VA 22963
19 5 3 INA MAE CAVANAUGH 15234 JAMES MADISON HWY PALMYRA, VA 22963
19 A 24, 25; 19 5 1 ROBERTA C. CAVANAUGH 642 FRIENDSHIP ROAD PALMYRA, VA 22963
19 5 2 THOMAS N. CAVANAUGH, ESTATE C/O THOMAS CAVANAUGH, JR. 1030 EAST ANDREWS AVE HENDERSON, NC 27536
19 A 33 MEGHAN CROAL P.O. BOX 145 PALMYRA, VA 22963
30 2 1 FLUVANNA COUNTY SCHOOL BOARD 14455 JAMES MADISON HIGHWAY PALMYRA, VA 22963
30 A 119B FLUVANNA HERITAGE TRAIL INC. P.O. BOX 501 PALMYRA, VA 22963
19 A 28 FLUVANNA HOUSING FOUNDATION P.O. BOX 413 PALMYRA, VA 22963
19 A 47 LISA A. GARNER,  ET AL C/O LAURE MCGRUDER 15446 JAMES MADISON HWY PALMYRA, VA 22963
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19 A 49 LUCY A GROOMS,  ET AL C/O CONSTANCE PAYNE DAVIS 750 GREENWAY PLACE DAYTONA BEACH, FL 32114
19 A 23 GLORIA J. HUBERT 771 FRIENDSHIP ROAD PALMYRA, VA 22963
19 A 26 JOHN R. & JOAN B KEY 1352 CLOVERDALE RD BREMO BLUFF, VA 23022
19 A 44  LINDA E MORGAN MAIR 111 SKYVIEW LANE NEW ROCHELLE, NY 10804
19 A 36  L.P. & BRAXTON L. MCGRUDER 15446 JAMES MADISON HWY PALMYRA, VA 22963
19 A 33A  DOROTHY P. MEADORS 1204 AGNESE ST. CHARLOTTESVILLE, VA 22901
19 A 27 DAVID T. RICHARDSON 3080 PARK AVE. APT. 6H BRONX, NY 10451
19 5 5 DAVID C SPENCER 15316 JAMES MADISON HWY PALMYRA, VA 22963
30 A 113; 30 4 1, 2, 3; 
30 3 2, 4A ELEANOR W. TALLEY P.O. BOX 10 PALMYRA, VA 22963
19 14 2, 4, 4A DAVID W. & MARY W. TILMAN P.O. BOX 238 PALMYRA, VA 22963
30 17 7 WOOD PROPERTY INVESTMENTS LLC 216 Highview Lane CHARLOTTESVILLE, VA 22901
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30   A   110

19   A    39C

30   A   110

JAMES MADISON HWY
Poplar Ridge±

0 760 1,520380 Feet

Legend
Poplar Ridge parcels
MainRoads
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May 21, 2009 
 
Phil Carrow 
Rivanna Woods Golf Club, LP 
3504 Wedgewood Court 
Keswick, Va 22947 
 
 
REF:  ZMP 09:02 (Tax Map Parcels 30-A-110 and 19-A-39C) 
 
 
Dear Mr. Carrow: 
 
Please accept this letter as notification of the action taken on May 20, 2009 by the 
Board of Supervisors with regard to the request referenced above.  Your request to 
amend the Fluvanna County Zoning Map with respect to approximately 220.56 acres of 
Tax Map 30, Section A, Parcels 110 and 10 acres of Tax Map 19, Section A, Parcel 
39C, for an aggregate of 230.56 acres, to conditionally rezone the same from A-1, 
Agricultural, General to R-3, Residential, Planned Community was approved (5-0) by 
the Board of Supervisors with the following eleven (11) proffers: 
 

1. The units in “The Point at The Rivanna Resort” will be sold subject to the 
attached “Residential density yield plan dated 02/27/09.” 

 
2. Rivanna Woods Golf Club L.P. proffers the attached Preliminary Master Plan 

for land use purposes.  All vegetative buffers, building and parking locations 
adjoining existing Public Road Rights-of Ways shall be as per the attached 
Preliminary Master Plan. Necessary site developments shall be determined 
during the site plan approval process. 

 
3. The golf course at “The Point at The Rivanna Resort ” shall not become a 

private club but shall remain open to the public. The golf course property 
(composed of the 18 holes, club house and support facilities) shall not be used 
for any land use other than uses associated with the operation and support of the 
golf course.  

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

“Responsive & Responsible Government”

COUNTY OF FLUVANNA
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4. Rivanna Woods Golf Club L.P. makes a cash proffer of $5,000.00 per 

residential unit constructed at the proposed “The Point at The Rivanna 
Resort” project which funds shall be used for the construction of the new 
Fluvanna County High School to offset any possible additional expenses that 
this rezoning might cost the Fluvanna County Public Schools.  In the event the 
proffered funds cannot be used for this purpose, they should be used for the 
development costs for the Pleasant Grove Community Center. The cash proffer 
shall be due and payable at closing of the sale of each  unit(s) or prior to the 
issuance of a certificate of occupancy for such unit(s), whichever occurs first.  

 
5. Rivanna Woods Golf Club L.P. shall pay $1,000.00 to the Fluvanna / Louisa 

Housing Foundation per residential unit constructed at the proposed “The Point 
at The Rivanna Resort”.  This money shall be earmarked for emergency 
repairs for Fluvanna County residents earning less than 80% of the area medium 
income.  This proffer shall be due and payable at closing of the sale of each 
unit(s) or prior to the issuance of a certificate of occupancy for such unit(s), 
whichever occurs first. 

 
6. Rivanna Woods Golf Club L.P. will improve Rt. 644 / Rt. 15 as provided in the 

traffic impact study and VDOT’s requirements associated with the site plan 
approval. 

 
7. The applicant shall proffer up to $50,000 to the construction of a future traffic 

light, if required by VDOT as result of future additional development in the 
area, at the intersection of Route 15 and Route 644.  If the construction of the 
improvements is not started within 5 years of the successful final site plan 
approval of ZMP 09:02, this proffer shall expire. 

 
8. Rivanna Woods Golf Club L.P. will provide a water and sewer tap connection 

location for the Palmyra Fire Station, located on Route 15, adjacent to the 
property. This is to facilitate the expansion of sewer services in the greater 
Palmyra area as the service area has been designed.  Palmyra Fire Department 
and or /others will be responsible for application for service, application fee, 
required permitting by any prevailing authority, connection and construction 
expenses and or other fees and any required engineering.  

 
9. Rivanna Woods Golf Club L.P. will provide one water and sewer tap connection 

location on Rt. 15 to facilitate the expansion of sewer services in the greater 
Palmyra area as the service area has been designed.  The expanding entity and or 
/others will be responsible for application for service, application fee, required 
permitting by any prevailing authority, connection and construction expenses 
and or other fees and any required engineering.   

 
10. Rivanna Woods Golf Club L.P. shall proffer the exterior commercial 

architectural guidelines in “Block #1 Commercial Center” at “The Point at The 
Rivanna Resort” to be consistent with the architectural design and materials use 
for the new Palmyra Fire Station located on Rt. 15, as determined by the 
convening County authority for site plan approval. 
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11. Rivanna Woods Golf Club L.P. shall proffer the following residential exterior 

architectural guidelines at “the Point at The Rivanna Resort”. 
 

1. Siding; 
No vinyl, aluminum and or metal siding shall be allowed. Only 
architectural grade natural siding products shall be allowed; such as 
cement fiber board siding, wood or equal. 

2. Roofing; 
Only architectural grade roofing and metal roofing or any combination 
there of shall be allowed. No three tab shingles shall be allowed. 

3. Foundation covering; 
All concrete and or masonry foundations above grade shall be embossed 
with either a brick and or stone pattern. 

 
 
If I can be of any further assistance, please feel free to contact me. 
 
Sincerely, 
 
 
 
 
Darren K. Coffey 
Planning Director 
 
 
 
 
cc:  Keith Smith, 6342 Thomas Jefferson Parkway, Palmyra, VA 22963 
       ZMP 09:02 File 
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PRELIMINARY MASTER PLAN AMENDMENT FOR
POPLAR RIDGE

SHEET INDEX
C1   -  COVER SHEET
C2   -  EXISTING CONDITIONS
C3   -  PRELIMINARY MASTER PLAN
C4   -  AMENITIES PLAN
C5   -  UTILITY PLAN
C6   -  DESIGN GUIDELINES

201 EAST MAIN STREET, SUITE M
CHARLOTTESVILLE, VA 22902

(434) 207-8086

SHEET 1 OF 6

FORMERLY THE POINT AT THE RIVANNA RESORT
TAX MAP 30, SECTION A, PARCEL 110 and

TAX MAP 19, SECTION A, PARCEL 39C
PALMYRA DISTRICT, FLUVANNA COUNTY, VIRGINIA

MARCH 31, 2014
Revised June 3, 2014
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TMP 30-2-1

Fluvanna County

School Board

Zoned: A-1

Use: School Admin. Office

TMP 19-6-1

Fluvanna Habitat For Humanity

DB 858 PG 951

DB 221-436, 440 Plat

Zoned: A-1

Use: Vacant Woods

TMP 19-6-1A

2 (Parts)

Janet E. Vaughan, Est.

DB 31-368

DB 36-202

DB 69-159

WB 26-255

TMP 19-17-1

D. Burdell Cavanaugh

DB 678-599, 600 Plat

Zoned: A-1

Use: Vacant

TMP 19-17-2

D. Burdell Cavanaugh

DB 678-599, 600 Plat

Zoned: A-1

Use: Vacant

TMP 19-17-3

Victor & Alice Rivera

DB 785 PG 571

Zoned: A-1

Use: Vacant

TMP 30-A-112

William A. Talley, Jr.

DB 882 PG 408

WB 22-246

DB 27-20 Plat

Zoned: A-1

Use: Vacant Partial Woods

TMP 19-A-30

Thomas N. Cavanaugh

WB 31-568

Zoned: A-1

Use: Vacant Woods

TMP 19-A-38

Charles R. Ackenbom

DB 152-475

DB 10-320 Plat

Zoned: A-1

Use: Camp

TMP 19-A-37

Dogpoint Farm Palmyra Va., LLC

DB 589-20

DB 25-383 Plat

Zoned: A-1

Use: Farm

TMP 19-A-31

Charles Ackenbom, Jr.

DB 845 PG 726

Zoned: A-1

Use: Residence

TMP 19-A-31B

Raymond C.

Ackenbom, Jr.

DB 814 PG 151

Zoned: A-1

Use: Vacant

    Woods

TMP 19-A-31C

Raymond C.

Ackenbom

PB 2-261

Zoned: A-1

Use: Residence

TMP 19-A-31D

Erin Wise-Ackenbom

DB 705-991

Zoned: A-1

Use: Vacant Woods

U.S. Route 15

66' & Variable Width R/W

DB 18-75, Project #493A Sheet 11

St. Rt. Route 644

Friendship Rd.

TMP 30-A-119A

CSX Transportation

DB 3-217

TMP 19-A-39C

Hotel Street Capital, LLC.

DB 765 PG 229

Zoned: R-3

Use: Vacant Golf Course

10.00 Acres

TMP 19-A-39

Friendship Camp, Inc.

DB 223-217

DB 192-745, 746 Plat

DB 764-783

DB 768-951

DB 169-119

PB 1-247 Plat

Zoned: A-1

Use: Camp

TMP 30-A-112A

William A. Talley, Jr.

DB 201-11

Zoned: A-1

Use: Vacant Woods

TMP 19-A-39B

Fluvanna County

DB 317 PG 834

Zoned: A-1

Use: Fire Station

Friendship Way

EX
IS

TI
N
G

 C
O

N
D

IT
IO

N
S

RIVANNA RIVER
FLOOD PLAIN

FISHING LAKE

EXISTING RAIL ROAD BED

U.S. ROUTE 15

PONDS

1.44 ACRES OF TMP
30-A-110 ZONED A-1

(NOT INCLUDED IN THIS
AMENDMENT)

SLOPES OVER 20% (TYP.)

SLOPES OVER
20% (TYP.)

ROUTE 644
FRIENDSHIP ROAD
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1.44 ACRES OF TMP 30-A-110 ZONED A-1
(NOT INCLUDED IN THIS R-3 MASTER PLAN

AMENDMENT)

LAND USE NOTES:

RESERVED AREAS (H-1, H-2, and H-3) shall require approval of a future amendment to this Preliminary
Master Plan by the Fluvanna County Board of Supervisors in accordance with Section 22-7 of the Fluvanna
County Zoning Ordinance prior to any residential and/or commercial development.  Minor Utilities, Public
Parks and Recreation areas, and Conservation Areas shall be permitted in these RESERVED AREAS in
accordance with Section 22-7-9.1 and Major Utilities shall be permitted in these areas in accordance with
Section 22-7-9.2 of the Fluvanna County Zoning Ordinance.

A Golf Course, which was approved as a permitted use in the previous R-3 Preliminary Master Plan, is
retained as a permitted use in RESERVED AREA Blocks H-1c and H-2 in accordance with the note provided
above.

While individual Block Densities may be higher in accordance with the Land Use Table on this sheet, the
maximum gross density permitted for the entire Poplar Ridge development shall be 1.375 dwelling units per
acre (or 317 units per 230.56 acres).

The entire area of Block G-8 (22.45 acres) shall be maintained as a Riparian Protection Area of the Rivanna
River in accordance with Section 22-22.1 of the Fluvanna County Zoning Ordinance.

*

**

***

****

OWNER/DEVELOPER SHALL PROVIDE A
MINIMUM OF 20 PARK & RIDE SPACES WITH
FIRST PHASE OF COMMERCIAL
DEVELOPMENT
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LANDSCAPE BUFFERS ALONG
JAMES MADISON HIGHWAY

LANDSCAPE BUFFERS ALONG
JAMES MADISON HIGHWAY

RECTANGULAR BALLFIELD
(GROUP B REQUIREMENT)

LANDSCAPE BUFFERS ALONG
INTERNAL ROAD FRONTAGE

SCREENING BUFFERS ALONG
FRIENDSHIP ROAD

SCREENING BUFFERS ALONG
ADJOINING PROPERTY

PRIMITIVE WALKING TRAILS
(GROUP A REQUIREMENT)

PLAYGROUND
(GROUP B REQUIREMENT)

COMMUNITY GREEN / GARDENS
(GROUP A REQUIREMENT)

PICNIC PAVILION
(GROUP B REQUIREMENT)

POOL AND CLUBHOUSE
(GROUP C REQUIREMENT)

SCREENING BUFFERS ALONG
ADJOINING PROPERTY

PICNIC PAVILION
(GROUP B REQUIREMENT)

FISHING/BOATING PIER
(GROUP B REQUIREMENT)

TRAILHEAD & BENCH (TYP.)
(GROUP A REQUIREMENT)

TRAILHEAD & BENCH (TYP.)
(GROUP A REQUIREMENT)

RIPARIAN PROTECTION AREA
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GRAPHIC LEGEND:

Proposed Storm Water

Management Area

Proposed Sanitary

Drainfield Locations

Proposed water Well/Treatment

LocationW

POTENTIAL WELL LOCATION FOR
BLOCK A1

POTENTIAL DRIP SYSTEM LOCATION
FOR BLOCK A

EXISTING POND TO BE
MODIFIED FOR ON-SITE

STORMWATER MANAGMENT

EXISTING POND TO BE
MODIFIED FOR ON-SITE

STORMWATER MANAGMENT

NEW STORMWATER
MANAGMENT

FACILITY
(TYP.)

STORMWATER MANAGEMENT AND STREAM
RESTORATION AREA WITH SERIES OF
TREATMENT, INFILTRATION, AND DETENTION
MEASURES AS REQUIRED BY VA DEQ.

NEW STORMWATER
MANAGMENT

FACILITY
(TYP.)

Road Design Guidelines

KEY Road Type Design Speed
Min.

Horizontal
Radius

Maximum
Grade Notes

A
Rural Local Street

(No On-Street Parking) PER VDOT

B
Primary Connecting Roadway

(With On-Street Parking) 25 MPH 110 FT 10 % PRIVATE

C
Subdivision Access Road

(TH or SFD)
(No On Street Parking)

20 MPH 110 FT 16% PRIVATE

D
Subdivision Access Road

(TH or SFD)
(With On Street Parking)

20 MPH 110 FT 10 % PRIVATE

UTILITY, INFRASTRUCTURE, &

SWM NARRATIVE:

SWM STRATEGY:

Storm Management shall be provided for the site through

a variety of methods to ensure compliance with the Storm

Water Management guidelines developed by DEQ.

Existing ponds will be converted to permanent detention

basins and modified as required to comply with the

applicable regulations. Open space area's with existing

streams and wetland area's will be improved as

practicable for increasing potential of infiltration and

detention of storm water runoff.

SANITARY SEWER:

Sewage disposal will be provided via onsite central

treatment works. (Major Utility) The treatment works shall

be operated by a licensed utility company and will

provide subsurface disposal of septic effluent in

accordance with applicable local and state ordinances.

WATER SERVICE:

Water service for the site will be provided by an onsite

central water system. (Major Utility) The water system will

be operated by a licensed utility company in accordance

with the applicable local and state ordinances. If onsite

wells are used as a source for water then the testing

procedures as outlined on sheet 6 shall be implemented.

ROAD NETWORK:

The new roads within the development shall be private

with the exception of Road A (State Route 644 Friendship

Road). Private roads shall be constructed per the road

design guidelines on this sheet. All materials and drainage

design shall be in conformance with VDOT standards.

Roads shall remain private and the neither the County of

Fluvanna, nor VDOT shall be responsible for maintenance

of the private roads. The HOA for the development shall

maintain funding as necessary for maintenance and snow

removal of the private road network within the

development.

A

B

C

C
C

C

C

C

D

D

D

D

T
FH Proposed Fire Hydrant Location

NOTE:  State Route 644 alignment and Section detail is shown conceptually as per

               Sheet S10 of approved Site Development Plan for Rivanna River Resort,

               dated 11-16-2007 and last revised on 07-22-08.
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Architectural and Landscape Standards:

Architectural Guidelines:

General Requirements:

Structures within Poplar Ridge shall be designed to be generally compatible with the surrounding neighborhoods. An

Architectural Review Committee (ARC) shall be established by the Developer (or future HOA) for the purpose of

reviewing architectural plans for the development and providing comments.

Exterior materials used within Poplar Ridge shall be chosen from the materials listed hereinafter for the specific use

(commercial or residential) and be of a low maintenance character in the interest of maintaining a quality appearance.

Architectural Standards for Commercial Uses:

Commercial and Civic Structures:

 Massing of commercial and civic structures shall be broken up in such a manner as to avoid boxy appearing

buildings. Use of gables, offsets, and similar details to break down the mass of the building is strongly

encouraged.

 Buildings shall maintain a consistent street edge with at least one street oriented entrance.

 Use of multiple, yet compatible wall materials is encouraged.

 Use of arches, columns, quoins, and similar details is encouraged.

 Storefront metal shall be factory finished. Mill finish aluminum is prohibited.

 Accessory structures shall be constructed of materials similar to the main structure on the lot.

Permitted Wall Materials

A.Brick

B. Stone, natural or portland cement simulated (Cultured Stone or similar)

C.Fiber reinforced cementitious siding (Hardiplank or similar)

D. Wood siding, painted or stained

E. Wood or fiber reinforced cement shingles

F. Architectural precast concrete (cast stone)

G.Stucco

Permitted Visible Roofing Materials

A.Standing seam metal

B. Slate

C.Simulated slate

D. Architectural shingles designed to simulate slate.

Permitted Trim Materials

A.Fiber reinforced cementitous trim (Hardietrim, Hardiesoffit, or similar)

B. Cellular PVC

C.Wood, painted or stained

D.Factory finished aluminum clad wood (fascia & rake boards)

E. Vented or unvented aluminum or vinyl soffit panels

Permitted Window Materials

A.Painted Wood

B. Clad (aluminum or fiberglass) wood

C.Extruded fiberglass or aluminum

D. Aluminum Storefront

E. Divided light windows shall have SDL or true divided light muntins.

F. Vinyl

Permitted Door Materials

A.Wood

B. Insulated metal

C.Fiberglass

D. Aluminum storefront

Other Permitted Materials

A.Fabric awnings

B. Cellular PVC railings

C.Metal railings

D.Factory finished aluminum or natural copper gutters & downspouts

E. Wood or vinyl shutters

Architectural Standards for Residential Uses:

Permitted Wall Materials

A. Any material permitted in Commercial Uses plus the following:

B. Vinyl siding

C.Painted concrete foundations with simulated brick face

Permitted Visible Roofing Materials

A. Any material permitted in Commercial Uses plus the following:

B. Architectural shingles designed to simulate wood shakes (Timberline or similar)

Permitted Trim Materials

A. Any material permitted in Commercial Uses

Permitted Window Materials

A.  Any material permitted in Commercial Uses.

Permitted Door Materials

A.  Any material permitted in Commercial Uses.

Other Permitted Materials

A. Any material permitted in Commercial Uses plus the following:

B. Pressure treated wood railings.

25' BUILDING

SETBACK

(TYP.)

50' BUILDING

SETBACK

(TYP.)

10' DEEP

LANDSCAPING

BUFFER (TYP.)

20' DEEP

LANDSCAPING

BUFFER (TYP.)

20' DEEP

LANDSCAPING

BUFFER (TYP.)

10' DEEP

LANDSCAPING

BUFFER (TYP.)

10' BUILDING SETBACK

ON ALL CORNER LOTS

FROM THE MINOR STREET

(SIDE YARD)

GROUNDWATER TESTING PROTOCOL FOR WELL SYSTEMS:

In conjunction with the development of a central water system utilizing onsite groundwater wells the

following assessment will be required by a professional geologist or similarly qualified individual

(hereafter the Geologist):

 

 Geologic Mapping.

 A fracture Trace Analysis & Electric Resistivity Geophysical Survey.

 Prepare an Inventory of existing groundwater wells within 1,000 feet of the property line.

 

The aforementioned steps will form the basis for determining optimal drilling sites for construction of the

first well. Design specifications will be in accordance with VDH guidelines. If a blown yield measurement

by the driller indicates sufficient capacity for use the following testing procedure shall commence:

 

 Pump test shall be performed for 72 hours.

 Any public well within 500' of the well being tested shall be pumped at its rated capacity

simultaneous with the new well for the duration of the test to evaluate possible interference

between the two wells. If the Geologist determines that significant interference is present the

well site will be abandoned and a new well site developed.

 Two observation wells shall be installed in locations selected by the geologist to monitor

ground water impacts from wells on the north and east sides of the site.

 When a well site is selected a review of wells within the area shall be performed. The owner of

any offsite well within 1000' of the proposed well site will be notified of the proposed well. The

new well installation will then commence. If the offsite well owner grants the geologist

permission to monitor their well and agrees to follow the testing protocol as outlined by the

geologist the offsite well shall be monitored for interference with the new well site. If the

geologist determines that significant interference is present, the proposed well site shall be

abandoned and a new site developed.
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PROPOSED STREET TREES ALONG

EXISTING PRIVATE ROAD A

BLOCK

C-2a
BLOCK

C-2b

BLOCK C-1a

BLOCK C-1f

BLOCK

F-1a

BLOCK

F-1b

BLOCK

F-1c

REVISED ENTRANCE TO BE

CONSTRUCTED PER SDP 06:11

(APPROVED ON JULY 25, 2008)
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High Growth
Students Per 
Unit SFD Units SFA Units Total

175 156 331

Single Fam 
Detached 
Ratio 0.94 164.5

Single Family 
Attached 
Ratio 1.19 185.64

350.14

K12 
Projection*

Fluvanna 
Households

K12 per 
Household

Poplar 
Households

Projected 
K12

3594 10,566 0.3401476 331 113

* Weldon Cooper School Efficiency Review of Fluvanna County Public Schools

Projection Methodology 1

Projection Methodology 2
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K12 
Projection*

Fluvanna 
Households

K12 per 
Household

Poplar 
Households

Projected 
K12

3712 9,449 0.3928458 331 130

* Weldon 
Cooper 
School 
Efficiency 
Review of 
Fluvanna 
County Public 
Schools

Projection Methodology
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An Ordinance to amend the Fluvanna County Zoning Map with respect to 
approximately 220.56 acres of Tax Map 30, Section A, Parcel 110 and 10 acres of 
Tax Map 19, Section A, Parcel 39C, for an aggregate of 230.56 acres, to amend 
the same from R-3, Residential, Planned Community (conditional) to R-3, 
Residential, Planned Community (conditional).  (ZMP 14:01) 

 
BE IT ORDAINED BY THE FLUVANNA BOARD OF SUPERVISORS, 

pursuant to Virginia Code Section 15.2-2285, that the Fluvanna County Zoning 
Map be, and it is hereby, amended, as follows: 

 
That 220.56 acres of Tax Map 30, Section A, Parcel 110 and 10 acres of Tax Map 
19, Section A, Parcel 39C, be and is hereby, amended from R-3, Residential, 
Planned Community, to R-3, Residential, Planned Community subject to the 
submitted proffers as set out in the letter dated June 4, 2014, which is attached 
hereto. 
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