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FLUVANNA COUNTY PLANNING COMMISSION 
WORK SESSION AND REGULAR MEETING AGENDA 

Circuit Courtroom, Fluvanna Courts Building    
{ŜǇǘŜƳōŜǊ2у, 2016 

   6:00 PM (Courthouse) 
   7:00 PM (Courthouse) 

TAB AGENDA ITEMS 

WORK SESSION 

A – CALL TO ORDER, PLEDGE OF ALLEGIANCE, MOMENT OF SILENCE 

B – PLANNING DIRECTOR COMMENTS  

C – PUBLIC COMMENTS (Limited to 3 minutes per speaker) 

D – WORK SESSION 

 ZMP 16:02 – Rivanna Heights rezoning updates 

 Sign Ordinance Discussion 

E – ADJOURN 

REGULAR MEETING 

1 – CALL TO ORDER, PLEDGE OF ALLEGIANCE 

2 – DIRECTOR’S REPORT 

3 – PUBLIC COMMENTS #1 (3 minutes each) 

4 – MINUTES 

 Minutes of July 27, 2016 

 Minutes of August 24, 2016 

5 – PUBLIC HEARING 

 SUP 16:10 VFW Telecom Tower—James Newman, Planner 

 SUP 16:09 Coronal Development — Brad Robinson, Senior Planner 

 ZMP 16:05 Fluvanna Self Storage — Brad Robinson, Senior Planner 

6 – PRESENTATIONS 

 None 

7 – SITE DEVELOPMENT PLANS 

 SDP 16:10 – Farm Heritage Museum —James Newman, Planner 

8 – SUBDIVISIONS 

 None 

9 – UNFINISHED BUSINESS 

 None 

10 – NEW BUSINESS 





Fluvanna County…The heart of central Virginia and your gateway to the future! 
 

For the Hearing-Impaired – Listening device available in the Board of Supervisors Room upon request.  TTY access number is 711 to make arrangements. 
For Persons with Disabilities – If you have special needs, please contact the County Administrator’s Office at 591-1910. 

********** 
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 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. 
 

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 dialogue 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 the Commission. 
• 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 call County staff prior to the public hearing. 
• Speakers should be brief and avoid repetition of previously presented comments. 

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 deliberation 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. 
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To:   Fluvanna County Planning Commission 
From:  Jason Stewart, AICP 
Date:   September 28, 2016 
Re:   Planning Director’s Report 
 
 
Board of Supervisors Actions:   
 
September 7, 2016 
 
None 
 
September 21, 2016 
 
None 
 
ZMP 16:04 (Foster Fuels Rezoning) and SUP 16:08 (Foster Fuels propane tank) were withdrawn 
by the applicant after the Planning Commission public hearing on August 24, 2016. 
 
 
Board of Zoning Appeals Actions: 

None 
 
Technical Review Committee for September 8, 2016: 
 

I. SUP 16:10 – VFW Telecom Tower– A request for a Special Use Permit to amend 
previous Special Use permit 11-03, with respect to 3.5 acres of Tax Map 47, Section A, 
Parcel 10. The proposed use regards constructing a self-support telecommunications 
lattice tower with a height of 250’. The property is located on West River Road (State 
Route 6), approximately .4 miles east of the intersection with Beals Lane (State Route 
645). The parcel is zoned A-1 Agricultural, General. The parcel is within the Rural 
Residential Community Planning Area and the Cunningham Election District. 



 
FLUVANNA COUNTY PLANNING COMMISSION 

REGULAR MEETING MINUTES 
Circuit Court Room--Fluvanna County Courts 

July 27, 2016 
7:00 p.m. 

 
 
MEMBERS PRESENT:  Barry Bibb, Chairman 
  Ed Zimmer, Vice Chairman  
                                     Donald Gaines  

Lewis Johnson 
Tony O’Brien, Board of Supervisors Representative 
 
 

ALSO PRESENT:       Jason Stewart, Planning Zoning Administrator   
Brad Robinson, Senior Planner 
James Newman, Planner 
Frederick Payne, Fluvanna County Attorney 
 

 
Absent:                   Howard Lagomarsino 
 
 
 
CALL TO ORDER/PLEDGE OF ALLEGIANCE 
Chairman Bibb called the meeting to order at 7:00 p.m., followed by reciting the Pledge of Allegiance. 
 
PLANNING DIRECTOR’S REPORT (Mr. Stewart) 
 
Board of Supervisors Actions:   
July 6, 2016:  
 
Proposed Ordinance to Amend Section 5-2-2 of the Fluvanna County Code: amended Chapter 5, Article 2, Section 2, of the 
Fluvanna County Code to exempt County owned and operated properties from Building Fees; and amend Chapter 6, Article 1, 
Section 5, of the Fluvanna County Code to exempt County owned and operated properties from Fees for Grading and Land 
Disturbing permits, Plans, and related Reviews: Approved 5-0-0  
 
ZTA 16:01– Amendment of the Fluvanna County Zoning Ordinance Subsections 22- 20-1: amended the Fluvanna County 
Zoning Ordinance entitled “AN ORDINANCE TO AMEND AND REENACT CHAPTER 22, ARTICLE 20 OF THE FLUVANNA COUNTY 
CODE BY CERTAIN AMENDMENTS TO SECTIONS AND SUBSECTIONS 22-20-1, THEREOF, AMENDING AND REENACTING THE 
FLUVANNA COUNTY ZONING ORDINANCE TO CONFORM TO THE CURRENT ENABLING LEGISLATION, AS AMENDED.” Approved 
5-0-0 
 
 
SUP 16:05 - Dominion Virginia Power: approved a request for a special use permit to relocate a private microwave 
communications tower, with respect to 91.05 acres of Tax Map 59, Section 7, Parcel 1, subject to the eleven (11) conditions 
listed in the staff report. Approved 5-0-0  
 
ZMP 16:03– Columbia Floodplain Ordinance Adoption: amended the Fluvanna County Zoning Map to include within the 
Special Flood Hazard Districts of the Flood Protection Overlay District the area within the limits of the former Town of 
Columbia, pursuant to County Code Section 22-17-8A et seq. Approved 5-0-0 
 
 
 
Board of Zoning Appeals Actions: 
None 



 
Technical Review Committee for July 14, 2016:  
 
1. ZMP 16:04 Foster Fuels Rezoning- A request to rezone, from I-1 Industrial Limited, to I-2 Industrial General, 14.77 acres of 
Tax Map 4, Section A, Parcel 99. The property is located on the north side of Richmond Road (US Route 250), approximately one 
half mile east of the intersection of Zion Road (State Route 627) and Richmond Road. The parcel is zoned I1. The parcel is within 
the Zion Community Planning Area and the Columbia Election District.  

2. SUP 16:08 Foster Fuels-Propane Tank - A request for a special use permit to install a petroleum distribution facility, with 
respect to 14.77 acres of Tax Map 4, Section A, Parcel 99. The property is located on the north side of Richmond Road (US 
Route 250), approximately one half mile east of the intersection of Zion Road (State Route 627) and Richmond Road. The parcel 
is zoned I1. The parcel is within the Zion Community Planning Area and the Columbia Election District  

3. SDP 16:07 – JaZan LLC – A site development plan request to construct, in three (3) phases, a series of industrial use buildings, 
with respect to 1.69 acres of Tax Map 5, Section 24, Parcel 2. The property is zoned I-1 Industrial, Limited and is located 
approximately 500 feet east of the intersection of Richmond Road (US Route 250) and Zion Station Road (State Route 631). The 
parcel is within the Zion Community Planning Area and the Columbia Election District.  

4. SDP 16:08 – Self-Support Tower– A site development plan request to construct a 250’ self-supported lattice tower, with a 
12’x16’ pre-fabricated concrete shelter, with respect to 100.288 acres of Tax Map 40, Section A, Parcel 16. The property is 
zoned A-1, Agricultural General, and is located approximately a half-mile from the intersection of West River Road (State Route 
6) and Goldmine Road (State Route 671). The property is located in the Fork Union Election District and is within a Rural 
Preservation Planning Area.  
 
Awaiting VDOT Comments on all TRC items as of July 22, 2016 
 
PUBLIC COMMENTS: 
Chairman Bibb opened the floor for the first section of public comments.  
With no one wishing to speak, Chairman Bibb closed the first public comment section.  
 
APPROVAL OF MINUTES: 

MOTION: Mr. Gaines motions to accept the minutes of the June 22, 2016 meeting as submitted, Mr. Johnson 
seconded. The motion carried a vote of Approved 4-0 with 1 absent 

 
PUBLIC HEARINGS: 
 
ZTA 16:02: Presented by Planner James Newman: An ordinance to amend and reenact Chapter 19, Article 9 of the Fluvanna 
County Code by certain amendments to Sections and Subsections 19-9-6, thereof, amending the Fluvanna County Subdivision 
Ordinance to exempt County owned property used for county purposes from the applicable fee schedule of the subdivision 
ordinance. 

James Newman explained that this will reduce unnecessary steps to develop County projects faster. This does not absolve 
Fluvanna county employees from the ability to review or resolve a county project. 

Recommended Conditions 
Staff has no conditions to recommend. 

PUBLIC HEARING COMMENTS: 
None 
 
Motion to Approve: Mr. Johnson moved to recommend approval of ZTA 16:02 Mr. Zimmer seconded. The motion carried 
with a vote of 4-0-1. Ayes: Mr. Bibb, Mr. Gains, Mr. Johnson, and Mr. Zimmer. Nays: None Abstain: None 
 



SUP 16:06 Silver Lining Flowers LLC – Presented by Planner James Newman; A request for a special use permit to operate a 
commercial greenhouse, with respect to 35.26 acres of Tax Map 40, Section 19, Parcel D. The property is located south of 
Haden Martin Road (State Route 640), approximately one mile north-east of the intersection of Haden Martin Road and Forest 
Glen Lane. The parcel is zoned A1. The parcel is within a Rural Preservation Planning Area and the Fork Union Election District. 
The applicant would like to sell retail and wholesale to customers and host a yearly festival.  

Applicant Mr. Bucker, states he will be responsible for maintaing the private street by adding gravel as necessary, and will be 
responsible for maintenance though, not reconstruction caused by a natural disaster or by an Act of God. Other property 
owners would not be responsible for this maintenance. Mr. Buckner states there about seventy five million hydrangeas that 
come from South America each year and that he would like to participate in this market for the East Coast. 

There will be an estimate of 10-15 green houses on the property and they will stay up year round.  He also plans plant 
hydrangeas out into the field to make the property look attractive, along with other screening plants. In regards to the festival, 
they are looking to have an attendance of up to199 people. 

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. Hours of operation shall be 7am-5pm Monday-Sunday, and deliveries and pickups will 
occur 7am-5pm Monday-Friday. 
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. All outdoor storage of materials shall be screened from the view of public roads, rights of- 
way, and adjacent properties as required by Sec. 22-24-7 3. iii of the Zoning 
Ordinance. 
6. The Board of Supervisors, or its representative, reserves the right to inspect the business 
For compliance with these conditions at any time 
7. 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. 
8. For so long as the use permitted by this special use permit shall remain in effect, the 
owner of such use shall be solely responsible for maintenance of the private road serving the subject property. 
 

PUBLIC HEARING COMMENTS: 

Karen Soto of Fox Jefferson Dr.: If you plan to have a distribution up and down the road will this bring large trucks as well? 
What kind of traffic do you propose to have for these festivals? 
Applicant Mr. Buckner: There would be a small van to come 2-3 times a week. In regards to the festival, they are looking to 
have an attendance of 199 people. 

PC Discussion:  
None 
 
Motion to Approve: 
Mr. Johnson moved to recommend approval of SUP 16:06 – Silver Lining Flowers, Mr. Zimmer seconded. The motion carried 
with a vote of 4-0-1. Ayes: Mr. Bibb, Mr. Gains, Mr. Johnson, and Mr. Zimmer. Nays: None Abstain: None 
 

SUP 16:07 Sycamore Square – Presented by Planner James Newman; A request for a special use permit to operate an assisted 
living facility, with respect to 3.36 acres of Tax Map 9, Section A, Parcel 14. The property is located at the intersection Ashlawn 
Boulevard and Lake Monticello Road (State Route 618). The parcel is zoned R-3. The parcel is within the Rivanna Community 
Planning Area and the Palmyra Election District.  

The previous SUP 04:20 is being modified by this SUP, which is applying to change or clarify the proposed use to fit the current 
County definition of an assisted living facility to be in compliance with Fluvanna County. Adult retirement community 



referenced to codes 22-22-4 and 22-22-1 SUP is not to be constructed on the property; the purpose of this SUP is to clarify that 
only an assisted living facility will be constructed on site. 

Applicant: SUP was approved in 2005 as adult retirement community/assisted living facility but they want to change to adult 
living facility in order to follow the ordinance. People would have their own units and services would be available on site. 
According to staff this will also clarify their abilities as to what they can provide for services. 

Conditions 
As this is updating the language of SUP 04:20, all conditions from SUP 04:20 still apply. Those 
conditions are: 
1. Satisfying all requirements of the Virginia Department of Transportation 
2. Satisfying all requirements of the Thomas Jefferson Soil and Water Conservation District 
3. Satisfying all requirements of the Health Department 
4. A site development plan shall be required per Article 23 of the County Zoning Ordinance 
5. Violation of any of the conditions of this permit shall be grounds for revocation of this 
special use permit 
Further conditions are: 
6. Development must adhere to the definition of ‘Assisted Living Facility’ as defined in County 
Code 22-22-1 
 

PUBLIC HEARING COMMENTS 

Stephanie Paris of Lake Monticello was concerned about rescue squad services to and from this location. As well as the 
demand this will put on the rescue squad for funding. 
Sue Cotellessa of 590 Jefferson Drive: What’s the difference between assisted vs independent in respect to onsite availability. 
Are medical services optional? 
William Houser 17 Horseback Lane: How many people per unit? How much money will this cost LMES? Anticipated traffic 
increase? 
Kathleen Houser of 17 Horseback Ln: EMS personnel concerns. 
Ed Zimmer: When is construction expected to begin? 
Jason Rosalez 200 Manor Blvd: Why was this location selected? 
Applicant Stated answers all the questions and concerns to the satisfaction of the Planning Commission. 
Mr. Gains asked VDOT if all requirements, sites, and distance were being followed at this time. 
VDOT: Yes. 
 
Motion to Approve: 
Mr. Gaines moved to recommend approval of SUP 16:06 Silver Lining Flowers Mr. Zimmer Seconded. The motion carried with 
a vote of 4-0-1. AYES: Mr. Bibb, and Mr. Johnson. NAYS: None. Abstain: None 
 
ZMP 16:02 Rivanna Heights Rezoning –  
Deferred until August 24, 2016 
 
 
ZMP 16:01– Nahor Village Amendment- Presented by Planner James Newman;  A request to amend the Nahor Village Master 
Plan in regards to the number and type of single family dwellings, with respect to the entirety of Nahor Village, centered around 
2.84 acres of Tax Map 17, Section A, Parcel 1F. The property is zoned R-3 Residential and is located at the intersection of Village 
Boulevard and Thomas Jefferson Parkway (State Route 53). The property is located in the Cunningham Election District, and is 
within the Rivanna Community Planning Area.  
 
In respect to the Master plan we would be changing attached family town homes to detached family single dwelling homes, 
with lots to show the setback requirements. 
Applicant: We have already noticed significant changes in sales in regards to having a townhouse as opposed to a single family 
detached house. We have and would continue to pave the roads and clear necessary trees needed to complete. 
 
Mr. Bibb. Made comments in favor of the reduction in impervious land use. 
 
Public Comment: 



None 
 
Motion to Approve: 
Mr. Zimmer moved to recommend approval of ZMP 16:01 Nahor Village Amendment Mr. Gaines Seconded. The motion 
carried with a vote of 4-0-1. AYES: Mr. Bibb, and Mr. Johnson. NAYS: None. Abstain: None 
 
Site Development Plans 

SDP 16:08- Presented by Planner James Newman; The proposed landfill property is zoned A-1, Agricultural General, and is 
located approximately a half-mile from the intersection of West River Road (State Route 6) and Goldmine Road (State Route 
671). The property is located in the Fork Union Election District. Approval of a Site Development Application to construct a 250’ 
self-support lattice tower and peripheral ground-equipment with respect to a portion of 100.288 acres.  
 
Planner James Newman explained that the proposed tower will accommodate the growing need and demand for 
telecommunications services and emergency service facilities. 
 
Recommended Conditions: 
 
1. Meeting all final site plan requirements. 
2. Meet all required Erosion and Sedimentation Control regulations. 
 
Motion to Approve: 
Mr. Gaines moved to recommend approval of SDP 16:08 Mr. Johnson Seconded. The motion carried with a vote of 4-0-1. 
AYES: Mr. Bibb, and Mr. Zimmer. NAYS: None. Abstain: None 
 
SDP 16:09 - Presented by Planner James Newman; Site Development Application to construct a 300’ Columbia site self-support 
lattice tower and peripheral ground-equipment with respect to a portion of 7.6 acres. Along with the tower, a 12’x16’ pre-
fabricated concrete shelter is proposed to hold the equipment required to operate the tower. There will also be a 1,000 gallon 
propane tank on site. A 15ft gravel access pointe road would be installed on the property, along with a proposed 20’ wide x 50’ 
long parking and turnaround. 
 
Recommended Conditions: 
1. Meeting all final site plan requirements which include, but are not limited to, 
providing parking and screening. 
2. Meet all required Erosion and Sedimentation Control regulations. 
3. Tower compound placement must avoid existing drain field 
 
 PC Discussion 
 Mr. Bibb - We need to get these items done to have better communication in the county. 
 
Motion to Approve: 
Mr. Gaines moved to recommend approval of SDP 16:09 Mr. Zimmer Seconded. The motion carried with a vote of 4-0-1. 
AYES: Mr. Bibb, and Mr. Johnson. NAYS: None. Abstain: None 
 
Comments by Jason Stewart 
Welcomed Brad Robinson as our new Senior Planner 
 
Adjourned 
There being no further business, Chairman Bibb adjourned the Planning Commission meeting of July 27, 2016 at 8:24 p.m.  
Minutes recorded by Stephanie Keuther, Senior Program Support Assistant. 
 
 

___________________________________________________ 
Barry A. Bibb, Chairman 

Fluvanna County Planning Commission 



FLUVANNA COUNTY PLANNING COMMISSION 
WORK SESSION MEETING MINUTES 

Circuit Court Room--Fluvanna County Courts 
August 24, 2016 

6:00 p.m. 
 
 

 
MEMBERS PRESENT:  Barry Bibb, Chairman 
  Lewis Johnson, Vice Chairman 
      Donald Gaines 
                                    Ed Zimmer  

Lewis Johnson 
Howard Lagomarsino 
 

ALSO PRESENT:      Jason Stewart, Planning and Zoning Administrator  
Brad Robinson, Senior Planner 
James Newman, Planner 
Frederick Payne, Fluvanna County Attorney 
Steven Nichols 
Stephanie Keuther 

 
Absent: Tony O’Brien, Board of Supervisors Representative 

 
Open the Work Session (Mr. Barry Bibb, Chairman) 

 
Planning Director: 
Jason Stewart - Economic Development Planning meeting – Wednesday August 1, 2016 at 1pm – 5pm 
Located at the Fluvanna County Library. 
 
Public Comment: (limit 3minutes per) 
None 
 
Sign Ordinance: 
Updating the Sign ordinance to change from flashing lights and flyers. 
Flashing signs are becoming a distraction. 
 
Public Sign Comments:  
None 
 
Planning commission: 
Mr. Bibb Chairman Would like us to check with Louisa & Albemarle Counties and there ordinances 
regarding signs. 
Mr. Zimmer Possibly requests a neighborhood meeting. 
Mr. Bibb Doesn’t want some of the portable signs to start becoming permanent. 
Jason Stewart Suggest to allow portable signs as a compromise. 
 



Older Business: 
More about Columbia 
  
Public Comment: (Limited to Three (3) Minutes per Speaker)  
None 
 
Adjourn: 
Chairman Bibb adjourned the Planning Commission Work Session meeting of August 24, 2016 at  
6:35 p.m.  
Work Session Minutes by Stephanie Keuther 
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 FLUVANNA COUNTY PLANNING COMMISSION 
REGULAR MEETING MINUTES 

Circuit Court Room--Fluvanna County Courts 
August 24, 2016 

7:00 p.m. 
 
 

 
MEMBERS PRESENT:  Barry Bibb, Chairman 
  Lewis Johnson, Vice Chairman 
                                    Ed Zimmer  

Lewis Johnson 
Howard Lagomarsino 
Donald Gaines 
 

ALSO PRESENT:      Jason Stewart, Planning and Zoning Administrator  
Brad Robinson, Senior Planner 
James Newman, Planner 
Frederick Payne, Fluvanna County Attorney 
Stephanie Keuther 

 
Absent:                  Tony O’ Brien 
  
 
 
CALL TO ORDER/PLEDGE OF ALLEGIANCE 
Chairman Bibb called the meeting to order at 7:00 p.m., followed by reciting the Pledge of Allegiance. 
 
PLANNING DIRECTOR’S REPORT (Mr. Stewart) 
 
Board of Supervisors Actions: 
 
ZMP 16:01– Nahor Village Amendment- A request to amend the Nahor Village Master 
Plan in regards to the number and type of single family dwellings, with respect to the 
Entirety of Nahor Village, centered around 2.84 acres of Tax Map 17, Section A, Parcel 
1F. The property is zoned R-3 Residential, and is located at the intersection of Village 
Boulevard and Thomas Jefferson Parkway (State Route 53). The property is located in 
The Cunningham Election District, and is within the Rivanna Community Planning Area. 
Approved 5-0 
 
ZTA 16:02: An ordinance to amend and reenact Chapter 19, Article 9 of the Fluvanna 
County Code by certain amendments to Sections and Subsections 19-9-6, thereof, 
Amending and reenacting the Fluvanna County Subdivision Ordinance to conform to the 
current enabling legislation, as amended. Action: Approved 5-0 
 
SUP 16:07 Sycamore Square - A request for a special use permit to operate an assisted 
living facility, with respect to 3.36 acres of Tax Map 9, Section A, Parcel 14. The 
property is located at the intersection Ashlawn Boulevard and Lake Monticello Road 
(State Route 618). The parcel is zoned R-3. The parcel is within the Rivanna Community 
Planning Area and the Palmyra Election District. Approved 5-0 
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SUP 16:06 Silver Lining Flowers LLC - A request for a special use permit to operate a 
commercial greenhouse, with respect to 35.26 acres of Tax Map 40, Section 19, Parcel D. 
The property is located south of Haden Martin Road (State Route 640), approximately 
One mile north-east of the intersection of Haden Martin Road and Forest Glen Lane. The 
Parcel is zoned A1. The parcel is within a Rural Preservation Planning Area and the Fork 
Union Election District. Approved 5-0 
 
BOARD OF ZONING APPEALS ACTIONS: 
None 
 
TECHNICAL REVIEW COMMITTEE August 11, 2016: 
 
ZMP 16:05 Fluvanna Self Storage Rezoning- A request to rezone, from A-1 
Agricultural, General to B-1 Business, General, 3.67 acres of Tax Map 8, Section A Parcels 31 and 32. The property 
is located on the north side of Lake Monticello Road 
(State Route 618), approximately one half mile east of the intersection of Thomas 
Jefferson Parkway (State Route 53). The parcels are within the Rivanna Community 
Planning Area and the Palmyra Election District. 
 
SUP 16:09 Coronal Development Solar Farm - A request for a special use permit to 
construct a solar farm (Major Utility), with respect to 57 acres of Tax Map 5, Section A, 
Parcels 23 and 23A. The property is located along Palmer Farm Lane off Little Creek 
Road (State Route 617), approximately 800 feet west of the intersection with James 
Madison Highway (US Route 15). The parcels are zoned A-1 Agricultural, General and I- 
1 Industrial, Limited. The parcels are within the Zion Crossroads Community Planning 
Area and the Columbia Election District. 
  
SDP 16:09 County of Fluvanna Farm Heritage Museum - A site development plan 
request to construct a new museum building with 16’ overhang and additional parking, 
with respect to 500 acres of Tax Map 30, Section A, Parcel 1. The property is located 
along Thomas Jefferson Parkway (State Route 53), approximately 1.32 miles west of the 
intersection with James Madison Highway (US Route 15). The property is zoned A-1 
Agricultural, General and located within the Zion Crossroads Community Planning Area 
and the Columbia Election District. 
 
PUBLIC COMMENTS 
Chairman Bibb opened the floor for the first section of public comments.  
 

• Ken Bahr - 2969 Richmond Rd – Comments In regards to the water line, Concerned about the reasoning 
for this and is it due to adding high business volumes.  

 
 
APPROVAL OF MINUTES: 

MOTION: Due to staffing issues, the minutes will be present on the September 28, 2016 meeting. 
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PUBLIC HEARINGS  
 
ZMP 16:04 Foster Fuels Rezoning – James Newman Planner, presented a request to rezone, from I-1 Industrial Limited, 
 to I-2 Industrial General, 14.77 acres of Tax Map 4, Section A, Parcel 99. The property is located on the north side of  
Richmond Road (US Route 250), approximately one half mile east of the intersection of Zion Road (State Route 627) and  
Richmond Road.  
The parcel is zoned I1. The parcel is within the Zion Community Planning Area and the Columbia Election District. 
The Reasoning for this rezoning is that a Special Use Permit is needed to install a Petroleum distribution facility.  
Rezoning in regards to a 30,000 gallon gas propane tank and structure. There are currently no proffers proposed.  
There are currently site plan and construction issues with respect to this property, in relation to another development proposal. 
 
PC COMMENTS    
 
Mr. Bibb They are currently not in compliance with temporary zoning? 
James Newman Correct. 
Mr. Zimmer No proffers? Old proffers will be voided. 
James Newman: Correct. 
Mr. Bibb Request that the applicant answer questions in regards to not completing previous zoning compliance’s.                                                                                                                                                                          
Ken Bahr 2969 Richmond Rd – Not sure of the extent on what needs to be fixed. As far as landscaping I am 
currently short two sycamore trees and a handful of pine trees that have died due to weather and heat. I have 
been advised at this time of year it is not good to re - plant them.  Applicant states he previously worked with Mr. 
Steven Tugwell in respect to the property structure. The applicant doesn’t feel he got the adequate help and 
guidance needed to complete the task at hand.                                                                                                                     
Mr. Bibb Asked in regards to staff showing up; have you ever denied or threatened any compliance officers that 
were on your property at any time?                                                                                                                                          
Ken Bahr   NO, except on another property…I detained but without weapons.                                                                            
Mr. Bibb   Are there hazardous materials, and if so the deed and trust agreement states that it’s not allowed? Also, 
is the bank aware of these hazardous materials?                                                                                                                   
Mr. Bahr - States that yes there are hazardous materials and yes the bank is aware.                                                          
Kim Johnson/Foster Fuels – States information in regards to the deed and the tanks being above ground.                           
Tim Spicer/ Foster Fuels - Explains Foster Fuels history, current business and future plans. Mr. Spicer also explains 
the trucks, their loads and routes that would be taken.  

PUBLIC COMMENTS ZMP 16:04 
 
Jamie Payne 3165 Richmond rd. Concerned about compliance issues and is against the rezoning.  
Marshal Tomlin Jr. 3424 Mt. Zion Rd. Presented a petition of Nays and says he is concerned about who this is good 
for? Fluvanna..? Or just Mr. Bahr? 
Mike Rogoll 3560 Zion Rd – Speaking on behalf of his elderly father. Concerns are with compliance. Nay 
Bobby McGee 3356 & 3360 Richmond Rd. Has an adjoining property by Mr. Bahr and the prison. Mr. McGee states 
that he hasn’t had anything wrong with his water/spring. He also states that the only noise he hears is from the 
prison along with the trash that he is always picking up and returning to the prison. 
Gwendolyn Rogoll 3560 Zion Rd. Gave pictures to the Planning Commission to look over. 
Tim Spicer Foster fuels Responds to the state of the traffic, with the change in the zoning it will limit the right use 
now. 
Mr. Bahr Responds/remarks to the questions and concerns. 
 
PC Discussion  
 
Mr. Zimmer Confirmed about proffers with Mr. Payne 
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Mr. Bibb Since we have had compliance issues in the past, giving more intense zoning compliance to an owner that 
has issues already with what he has doesn’t make much sense. I have looked over the property pictures witch 
show the property is not being well kept. 
Mr. Gaines Has the same concerns of if it’s not kept up with now, why would it be later. 
 
Motion to Deny: 
Mr. Johnson moved to recommend denial of ZMP 16:04 Foster Fuels Rezoning Mr. Gaines Seconded. The motion 
carried with a vote of 5-0-0. AYES: Mr. Bibb, Mr. Lagomarsino and Mr. Zimmer. NAYS: None. Abstain: None 
 
Mr. Bibb My question with this is with zoning. If denied would SUP be applicable?  
Mr. Payne Yes, because the board could approve.  
 
SUP FOSTER FUELS – PROPANE TANK 16:08 – James Newman, Planner presented 
A request for a special use permit to install a petroleum distribution facility, with respect to 14.77 acres of 
Tax Map 4, Section A, Parcel 99. The property is located on the north side of Richmond Road (US Route 250), 
Approximately one half mile east of the intersection of Zion Road (State Route 627) and Richmond Road.  
The parcel is zoned I1. The parcel is within the Zion Community Planning Area. 
Applicant would participate in classes. 30 gal instillation tank only. Prison across the road has one with no issues,  
Zoning would have to be changed to I-2 for the SUP to be approved.  
 
Mr. Zimmer – Just to confirm Rezoning was denied? 
Jason Stewart - Yes 
Mr. Payne – We need to consider SUP permit as if approved, board will consider your denial... 
Mr. Payne Explains the terms of a SUP and the boards PH. 
Mr. Payne   explains if the applicant Foster Fuels goes to the board that this 
Cannot be brought back for another year. 
Mr. Spicer States if Foster Fuels were to leave that the 30,000 gal tank we leave with Foster Fuels. 
Mr. Bibb & Mr. Payne Confirm questions and answers of a/the SUP 
Tim Spicer States if Foster Fuels were to leave that the 30,000 gal tank will leave with Foster Fuels... 
 
PUBLIC HEARING COMMENTS 
 
Mike Rogoll 3560 Zion rd. The parcel property where the tractor trailer on 250, the right front in order to operate 
would have to go around the building. Except currently the dumpsters are there. This could cause fires, and have 
more demand of fire and rescue. 
 
PC DISCUSSION 
 
Mr. Bibb I still have concerns in regards to what I read if this was not rezoned to I-2. My Main concern is not with 
Foster Fuel and their reputation they seem to be reputable.  
Mr. Zimmer My concerns of noncompliance and adverse reactions. 
If Foster Fuels was to leave it is a bigger concern. 
Mr. Bibb There are three choices approve, refer, or deny. 
 

 
 
Motion to Defer by: 
Mr. Lagomarsino moved to deferral SUP FOSTER FUELS – PROPANE TANK 16:08 to September meeting, Second by  
Mr. Zimmer. The motion carried with a vote of 5-0-0.  AYES: Mr. Bibb, and Mr. Johnson. NAYS: None. Abstain: 
None 
 
ZMP 16:02 RIVANNA HEIGHTS REZONING –  
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James Newman, Planner presented a request to rezone from A-1, Agricultural General, to R-3, Residential Planned 
Community, with respect to 13.81 acres of Tax Map 18, Section A, Parcel 10. The property is located on South 
Boston Road, roughly 1,000 feet south of the intersection of South Boston Road (State Route 600) and Lake 
Monticello Road (State Route 618). The parcel is within the Rivanna Community Planning Area and the Palmyra 
Election District. They have added a parking area for the Sheriff’s office based on TRC Reviews and a deceleration 
lane.  
 
Mr. Bibb To my understanding applicants have complied with all of VDOTS standards? 
James Newman Yes 
Applicant Bill Bailey Shows pictures of the 40 town homes and there styles. There are going to be styles for all 
types. Town homes to be 1200 to 1400 sq. feet, and cost to be in the uppers close to the 200’s. We also would like 
to have a community garden. We have talked with VDOT to meet the expectations of their upcoming concerns.  
Mr. Bibb Recommends reducing the speed limit due to non – compliance of the speed limit now. 
Mr. Gaines Would they be connecting with Aqua VA?  
Bill Bailey Yes 
Mr. Payne if approved there would need to be a subdivision review. The plan here is a conceptual plan, there 
would have to be a more detailed plan. If there is only one way in then there would only be one way out!  This is 
on a state road route. He expressed concerns with traffic flow onsite. 
Bill Bailey The width of that road is 20 ft. for emergency, VDOT has asked for a one way road.  
 
PUBLIC HEARING COMMENTS 
 
Mrs. Eager Troy, VA. Why is the Community Garden in the front? 
Terry Collison Lake Monticello, Comments on garden, we do have them at Pleasant Grove other than 2 months out 
of the year they are an eye sore. Trail/locks, are not accessible to people. You cannot see well at the entrance. 
There will be busloads of kids considering, Rd 600 is difficult especially with a bus! 
 
PC COMMENTS 
 
Mr. Bibb Expressed concerns with traffic flow. Recommends going back and talking with VDOT, we are currently 
looking at something that has concerning issues. You could combine the pull off with a secondary entrance as an 
option. 
 
Motion to Defer by: 
Mr. Zimmer moved to recommend deferral of ZMP 16:02 RIVANNA HEIGHTS REZONING Mr. Gaines Seconded. 
The motion carried with a vote of 5-0-0. AYES: Mr. Bibb, Mr. Lagomarsino and Mr. Johnson. NAYS: None. 
Abstain: None 
 
7 - SITE DEVELOPMENT PLANS  
 
SDP 16:07 – JaZan LLC – James Newman Planner, presented A site development plan request to construct, in three (3) 
phases, a series of industrial use buildings, with respect to 1.69 acres of Tax Map 5, Section 24, Parcel 2. The property is 
zoned I-1 Industrial, Limited and is located approximately 500 feet east of the intersection of Richmond Road (US Route 
250) and Zion Station Road (State Route 631). The parcel is within the Zion Community Planning Area and the Columbia 
Election District. 
 
Graham Murray Garrett Street, Charlottesville, VA Another parcel in this area had a similar non sidewalk that was 
approved. 
 
Recommended Conditions: 
1. Meeting all final site plan requirements which include, but are not limited to, 
providing parking, landscaping, tree protection, and outdoor lighting plans; 
2. Meeting all VDOT requirements; 
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3. Meet all required Erosion and Sedimentation Control regulations. 
4. All uses for structures must either be allowed by right or receive Special Use Permit 
approval from the Fluvanna County Board of Supervisors. 

PC DISCUSSION- 
None 
 
Motion to Approve by: 
Mr. Gaines moved to recommend Approval of SDP 16:07 – JaZan LLC Mr. Johnson Seconded. The motion carried 
with a vote of 5-0-0. AYES: Mr. Bibb, Mr. Lagomarsino and Mr. Zimmer. NAYS: None. Abstain: None 
 

 
Motion to waive the sidewalk requirement. 
 
 
Motion to Approve by: 
Mr. Gaines moved to recommend Approval of the sidewalk requirements Mr. Johnson Seconded. The motion 
carried with a vote of 5-0-0. AYES: Mr. Bibb, Mr. Lagomarsino and Mr. Zimmer. NAYS: None. Abstain: None 
 
 

 
 

 

 

 
 
  

13- ADJOURNED –  
Chairman Bibb adjourned the Planning Commission Meeting of August 24, 2016 at  
9:11 p.m.  
Minutes recorded by Stephanie Keuther 
 
 

_______________________________________________ 
Barry A. Bibb, Chairman 

Fluvanna County Planning Commission 

8 - SUBDIVISIONS  
None 
  
9 - UNFINISHED BUSINESS  
None  
 
10 - NEW BUSINESS  
None  
 
11 – OLD BUSINESS  
None  
 
12 -PUBLIC COMMENTS #2  
None 



Transmittal Report May 2016

Line Number Code Name ID# Amount Received

SUBDIV Subdivision & Plat Review

BSP16006 $50.00

Sum: $50.00

10000013-318319

SIGNPT Sign Permit

ZMP16005 $90.00

BZA16002 $90.00

Sum: $180.00

10000013-318338

VARINC Variances

BZA16002 $550.00

Sum: $550.00

10000013-318341

SUBDIV Subdivision & Plat Review

SUB16016 $100.00

SUB16017 $200.00

SUB16020 $100.00

SUB16019 $200.00

SUB16018 $550.00

Sum: $1,150.00

Total: $1,930.00

Friday, September 23, 2016 Page 1 of 1



BUILDING INSPECTIONS MONTHLY REPORT
County of Fluvanna

Category Year Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec TOTAL

2014 7 1 4 6 9 16 5 12 6 8 4 9 87
2015 4 5 10 9 12 12 14 13 2 4 7 3 95
2016 11 11 8 15 9 19 6 5 84

2014 0 0 6 0 0 0 0 0 0 0 2 0 8
2015 2 0 0 0 0 0 0 2 0 0 0 0 4
2016 0 0 0 0 0 0 0 0 0

2014 0 1 1 0 0 1 1 0 1 0 0 0 5
2015 0 0 0 0 1 1 0 2 0 0 0 0 4
2016 0 1 0 0 0 0 0 1 2

2014 22 12 17 29 31 28 18 28 31 36 25 25 302
2015 21 30 38 28 21 30 22 25 23 27 35 18 318
2016 13 10 31 27 29 29 15 32 186

2014 2 0 2 0 4 1 3 5 1 2 2 1 23
2015 4 4 3 4 1 0 0 2 6 0 0 3 27
2016 3 4 4 6 2 2 1 2 24

2014 0 0 0 1 0 0 0 0 0 0 0 1 2
2015 0 0 0 0 0 0 0 1 1 0 0 0 2
2016 0 0 0 0 0 1 1 0 2

2014 0 0 0 0 0 2 1 0 0 0 0 1 4
2015 1 0 0 0 0 0 2 0 0 1 1 1 6
2016 0 0 2 2 0 0 1 0 5

2014 8 1 10 4 8 16 3 10 5 9 6 10 90
2015 6 5 9 10 10 12 15 16 3 5 10 5 106
2016 12 11 8 14 10 18 7 6 86

2014 39 14 30 36 44 48 28 45 39 46 33 37 431
2015 32 39 51 41 35 43 38 45 32 32 43 25 456
2016 27 26 45 50 40 51 24 40 0 0 0 0 303

2014 1,902,399 453,326 1,783,992 2,540,111 2,570,600 3,119,333 1,724,192 2,586,705 1,353,471 1,922,260 1,461,680 2,563,409 23,981,478$    

2015 1,384,631 1,560,716 2,916,520 3,567,237 2,999,918 4,280,357 5,272,378 3,107,731 2,625,563 2,203,913 1,931,893 6,252,403 38,103,260$    

2016 1,817,981 2,555,455 5,552,458 3,711,821 2,447,891 5,311,921 3,611,179 1,817,783 0 0 0 0 26,826,489$    

2014 135 149 103 180 113 168 173 148 155 167 112 162 1765
2015 105 137 146 214 113 232 193 181 208 206 149 149 2033
2016 116 91 153 157 155 214 249 230 1365

2014 $9,160 $2,655 $10,041 $11,601 $11,808 $18,950 $6,913 $12,848 $8,080 $11,602 $9,740 $11,568 124,965$     

2015 $6,731 $8,351 $13,711 $16,037 $13,508 $16,628 $14,931 $18,895 $10,411 $8,558 $10,381 $9,575 147,717$     

2016 $11,850 $11,954 $11,576 $14,889 $8,447 $19,247 $12,947 $7,537 98,446$       

2014 $2,125 $1,225 $2,400 $2,300 $1,310 $8,500 $2,739 $2,850 $625 $2,839 $2,450 $2,850 32,213$       

2015 $1,775 $875 $1,425 $3,425 $1,750 $1,850 $2,325 $3,338 $1,085 $2,819 $10,450 $2,298 33,414$       

2016 $3,200 $2,575 $1,700 $1,950 $2,250 $2,325 $4,020 $875 18,895$       

2014 $1,000 $250 $1,800 $1,100 $14,200 $2,400 $1,050 $19,900 $1,400 $1,350 $950 $1,700 47,100$       

2015 $1,200 $1,000 $1,650 $2,600 $1,500 $1,850 $1,850 $2,400 $1,650 $1,050 $900 $850 18,500$       

2016 $1,150 $1,250 $1,800 $2,450 $1,650 $2,800 $1,150 $1,150 13,400$       

2014 12,285$  4,130$    14,241$  15,001$  27,318$  29,850$  10,702$  35,598$  10,105$  15,790$  13,140$  16,118$  204,278$     

2015 9,706$    10,226$  16,786$  22,062$  16,758$  20,328$  19,106$  24,632$  13,146$  12,427$  21,731$  12,722$  199,631$     

2016 16,200$  15,779$  15,076$  19,289$  12,347$  24,372$  18,117$  9,562$    -$            -$            -$            -$            130,741$     

NEW - Mobil 
Homes

Additions and 
Alterations

NEW - Single 
Family 

Detached

Building Official: Period:

Florin Moldovan Aug-2016

BUILDING PERMITS ISSUED

NEW - Single 
Family 

Attached

TOTAL
FEES

FEES COLLECTED

Accessory 
Buildings

Swimming 
Pools

Building 
Permits

Land 
Disturbing 

Permits

Zoning 
Permits/ 
Proffers

TOTAL 
INSPECTIONS

Land 
Disturbing 

Permits

Commercial/ 
Industrial Bldgs

TOTAL
PERMITS

BUILDING VALUES FOR PERMITS ISSUED

TOTAL
BUILDING
VALUES

INSPECTIONS COMPLETED
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STAFF REPORT 
 

To: Fluvanna County Planning Commission    From: James Newman 

Case Number: SUP 16:10                 District: Cunningham 

Tax Map: Tax Map 47, Section A, Parcel 10    Date: September 28, 2016                                                                       

  

 

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

Wednesday, September 28, 2016 at 7:00 p.m. in the Circuit Court 

Room in the Courts Building.   

 

Owner/Applicant:  National Communication Towers 

   

Representative:  Jamie Adams of National Communication Towers; Cheryl Elliott, 

Fluvanna County Emergency Services Coordinator 

 

Requested Action:  Request for a Special Use Permit to amend Special Use Permit 

11:03, with regards to a 250’ tall self-support lattice tower for 

telecommunication and emergency services purposes, with respect 

to 3.5 acres of Tax Map 47, Section A, Parcel 10.  (Attachment A) 

 

Location: The affected property is located on the north side of West River 

Road (U.S. Route 6),approximately 0.4 miles east of its 

intersection with Beals Lane (Route 645). The property is located 

in the Cunningham Election District and is within the Rural 

Residential Planning Area. (Attachment B) 

 

Existing Zoning:  A-1, Agricultural General 

 

Existing Land Use:  Veterans of Foreign Wars Post 8169 is located on this property 

 

Planning Area:                      Rural Residential Planning Area 

 

Adjacent Land Use:   Adjacent properties are zoned A-1 

 

Zoning History:  Previous SUP 11:03, approved 6-0-0 by Planning Commission 

November 14, 2011, subject to 14 conditions. Same SUP approved 

5-0-0 by Board of Supervisors December 21, 2011, subject to 14 

conditions. 
  



    

This is a request to amend previous SUP 11:03. The use of a tower at this site was approved; this 

SUP makes changes to the height and style of the tower, as well as changes to the conditions. 

  

Previous SUP 11:03 

This was a request for a special use permit to construct a 195’tall monopole telecommunications 

facility and associated ground equipment with respect to 3.5 acres of Tax Map 47, Section A, 

Parcel 10. Approved 6-0-0 by Planning Commission November 14, 2011, subject to 14 

conditions. Approved 5-0-0 by Board of Supervisors December 21, 2011, subject to 14 

conditions. 

 

The previous SUP was for a 195’ tall monopole telecommunications facility and associated 

ground equipment. This SUP application (16:10) modifies the height of the tower to be 250’ tall 

(not including lighting, lightning rods, and other ancillary structures), and changes from a 

monopole to a self-support lattice tower. This tower will be used for commercial purposes, but 

also has space for County Emergency Services (EMS) radio apparatus. 
  

(Attachment C) 
  

Previous SUP 11:03 Conditions 

From the Board of Supervisors staff report, dated December 21 , 2011: 

 

“This request for a special use permit for a 195 ft. monopole telecommunication facility appears 

to be in substantial conformance with the intent of the Comprehensive Plan’s recognition that 

telecommunications are a critical part of the role of infrastructure throughout the county, and 

the criteria set forth in the Zoning Ordinance.  The Board of Supervisors may wish to consider 

the potential for visual impacts to the Route 6 Virginia Byway, and to nearby properties.  Given 

the proximity of the proposed facility to the Byway, the Board may also wish to consider 

requiring a concealed facility instead of the proposed non-concealed facility.  If approved, staff 

recommends the following conditions: 

 

1) The tower, including antennae, will not be higher than 199 ft. and will not be lit; 

2) The applicant secures all necessary permits required, and submits structural design and 

certification by a Virginia Registered Professional Engineer that the proposed facility, as 

built, will comply with EIA/TIA 222-G for the wind zone for Fluvanna County; Virginia; 

3) Prior to issuance of building permits the applicant shall submit satisfactory SHPO and 

NEPA documentation; 

4) The applicant shall secure the necessary permits required by Fluvanna County and 

VDOT; 

5) The applicant provides written approval of County Public Safety antennas and feed lines 

use of the tower at the highest designed elevation.  Space for ground level electronic 

equipment shall be provided; The revised condition is as follows:  The applicant shall 

provide space on the TASF for the County’s Public Safety antennas and feed lines at the 

highest designed elevation.  Space for ground level electronic equipment shall also be 

provided; 

6) The facility when completed shall be accessible only to authorized personnel; 

7) The tower shall be a monopole, and shall be engineered with breakpoint technology; 



    

8) The facility shall install the necessary landscaping buffer; 

9) The applicant shall install an emergency generator to ensure continuity of 

telecommunications operations in the event of a disaster or major power outage; and 

provisions for such generators shall include additional special treatments; for diesel, a 

fuel retaining area for propane, ignition separation requirements; and that generator 

testing shall occur only between 9 AM and 4 PM Monday through Friday; and the same 

shall be noted on the site development plan; 

10) If the structures should no longer be needed, the applicant shall remove them, and restore 

the grounds to the prior condition;      

11) The support structure is to be sufficient to support antennas of a like design for at least six 

(6) wireless service providers; 

12) The tower shall be in the same location as shown in the application; 

13) Violation of any condition of this permit shall be grounds for revocation of this permit, 

and; 

14) The Board of Supervisors, or their representative, has the right to inspect the property for 

compliance with these conditions at any time.” 
  

Comprehensive Plan:   

 

Land Use Chapter: 

The Comprehensive Plan designates this property as within the Rural Residential Planning Area.  

According to this chapter: 

 

“Rural residential areas are linked to the rural cluster community element and general surround 

the six community planning areas. Rural residential areas conserve open space by clustering 

development or developing on larger lots. Projects should achieve the goal of preserving as 

much open space, and thus rural character, as possible. The open space should be strategically 

located to preserve viewsheds from roads and existing developments, and to be used by the 

residents of the planned community.” 

 

At the proposed location, only the tower will be seen, as both proposed tree 

landscaping/screening and the natural landscape of the site will block any view of the support 

buildings from the road. 

 

Infrastructure: 

Goal 5: To facilitate the deployment of comprehensive communications networks that ensures the 

reliability of the public safety, wireless, and broadband services. 

 

According to the applicant, National Communication Towers LLC will host Fluvanna County 

Public Safety radio apparatus on the proposed tower. This will be a privately owned tower with 

commercial service providers in addition to County EMS radio apparatus. 

 

Analysis: 
 

This is a special use permit application to amend SUP 11:03, to allow for the construction of a 

250’ tall self-support Class III communications tower. Fluvanna County’s Emergency Services 



    

Department views this special use permit in a favorable light, as it will allow for wider, more 

stable EMS coverage within the county.  

 

(Attachment D) 

 

First, the proposed use should not tend to change the character and established pattern of 

the area or community. 

 

The proposed use of a tower on this site was approved in 2011 by the Board of Supervisors. This 

particular location, located back from the roads and placed in the woods, will block the view of 

the support facilities at the base of the tower through the combined concealment of landscaping 

and terrain. This is a low intensity use, and the surrounding area features a mix of residential and 

agricultural uses. This use was already approved for this site; the changes that this SUP applies to 

the former SUP are changes in the height and style of the tower, as well as changes to some of 

the previous conditions. 

  

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.  

 

This use was already approved for this site; the changes that this SUP applies to the former SUP 

are changes in the height and style of the tower, as well as changes to some of the previous 

conditions. The proposed tower location will be such that support facilities cannot be seen from 

the road due to natural terrain and made-made landscaping. 

 

 Neighborhood Meeting: 

 

There were zero (0) attendees at the September 14, 2016 neighborhood meeting. 

 

Technical Review Committee: 

 

The following comments are the result of the Technical Review Committee meeting that was 

held on Thursday, September 8, 2016: 

  
1. Planning staff wanted to know if a new gravel access road would be constructed. 

Applicant answered in the affirmative, but that they foresee no VDOT or right of way 

access issues. 

 

Applicant also clarified that this SUP modifies previous SUP 11:03 to change tower 

structure height from 190’ to 250’, and changing style to a lattice tower. This is not a 

County owned tower; the County is merely leasing space. 

 

2. Fire Chief wanted to verify if any side lighting would be placed on the tower. Applicant 

stated yes, lights would be white during day, and red at night. 

 

3. VDOT has reviewed the preliminary plans for “VFW SCOTTSVILLE 254’ TOWER 

SITE PLAN” prepared by JMT, and VDOT does not have any objections to using the 



    

existing entrance to the VFW Post 8169 property (TMP 47-A-10) located on Rte. 6 (2977 

West River Road).  After construction of this project is complete, the cell tower site will 

generate very low volumes of traffic on an intermittent basis.---Comments received by 

Staff via email Sept. 23, 2016 
 

4. Health Department: VFW should make sure the tower area does not impact the drainfield 

area, if they have one. 

 

The full list of Technical Review Committee comments is attached to this staff report 

 

(Attachment E) 

 

Conclusion: 

 

The Planning Commission should consider changes to the height and style of the tower, as well 

as changes to the conditions. 

 

Recommended Conditions 

 

If approved, Staff recommends the following conditions:  

 

1) The tower structure shall not exceed 250 feet. This does not include antennae, lighting, 

lightning rods, and other ancillary equipment, subject to FAA regulations. 

2) The applicant secures all necessary permits required, and submits structural design and 

certification by a Virginia Registered Professional Engineer that the proposed facility, as 

built, will comply with EIA/TIA 222-G for the wind zone for Fluvanna County; Virginia; 

3) Prior to issuance of building permits the applicant shall submit satisfactory SHPO and 

NEPA documentation; 

4) The applicant shall secure the necessary permits required by Fluvanna County and 

VDOT; 

5) The applicant shall provide space on the TASF for the County’s Public Safety antennas 

and feed lines at the designed elevations.  Space for ground level electronic equipment 

shall also be provided; 

6) The facility when completed shall be accessible only to authorized personnel; 

7) The tower shall be a self-support lattice Class III tower; 

8) The facility shall install the necessary landscaping buffer; 

9) If the structures should no longer be needed, the applicant shall remove them, and restore 

the grounds to the prior condition;      

10) The support structure is to be sufficient to support antennas of a like design for at least six 

(6) wireless service providers; 

11) The tower shall be in the same location as shown in the application; 

12) Violation of any condition of this permit shall be grounds for revocation of this permit, 

and; 

13) The Board of Supervisors, or their representative, has the right to inspect the property for 

compliance with these conditions at any time. 

 



    

 

 

 

 

Suggested Motion: 
 

I move that the Planning Commission recommend [approval/denial/deferral] of SUP 16:10, a 

request to amend SUP 11:03, with respect 3.5 acres of Tax Map 47, Section A, Parcel 10  

 

Attachments: 
 

A – Application and Memo 

B – Aerial Map and zoning 

C – SUP 11:03 Planning Commission Complete Staff Report  

D – Site Plan 

E – TRC Comment Letter 
 

Cc:  File 
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Memorandum 
 
 
 
 
 
 
 
 
 

DATE:            September 20, 2016 
 
RE:                 Planning Commission APO Letter 

 
TO:                 Jason Stewart 

 
FROM:          Stephanie Keuther 

 
 
 
 
Please be advised the attached letter went out to the attached list of Adjacent Property 
Owners for the September 28, 2016 Planning Commission Meeting. 
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132 Main Street 
P.O. Box 540 

Palmyra, VA 22963 
(434) 591-1910 

Fax (434) 591-1911 
www.fluvannacounty.org 

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 

NOTICE OF PUBLIC HEARING 
September 19, 2016 

 
Name 
Address, City, State 
Tax Map 47 A 7 
 

Re: Public Hearing on SUP 16:10 
 
Dear Name, 
 
This letter is to notify you that the Fluvanna County Planning Commission will hold a public hearing on 
the above referenced item as noted below: 
 
 Purpose: Planning Commission Public Hearing 
 Day/Date: Wednesday, September 28, 2016 
 Time:  7:00 PM  
 Location: Fluvanna County Circuit Court Room, Palmyra, VA 
 
The applicant or applicant’s representative will be present at the Planning Commission meeting for the 
special use permit request that is described as follows: 

 
SUP 16:10 – VFW Telecom Tower– A request for a Special Use Permit to amend previous Special 
Use Permit 11-03, with respect to 3.5 acres of Tax Map 47, Section A, Parcel 10. The proposed use 
regards constructing a self-support telecommunications lattice tower with a height of 250’. The 
property is located on West River Road (State Route 6), approximately .4 miles east of the 
intersection with Beals Lane (State Route 645). The parcel is zoned A-1 Agricultural, General. The 
parcel is within the Rural Residential Community Planning Area and the Cunningham Election 
District. 

 
You are welcome to attend the Public hearing and you will have an opportunity to comment, if desired.  
The tentative agenda and staff report for this action is available for public review on the County website 
at: http://fluvannacounty.org/government/pc/agendasactionsminutes.  You can also view the report in 
the Fluvanna County Planning and Zoning Department during working hours (8:00 am – 5:00 pm, 
Monday through Friday). 
 
If you have any questions regarding this special use permit application or the Public Hearing, please 
contact me at 434–591–1910. 
Sincerely, 
 

 
Jason Stewart 
Planning and Zoning Administrator 

http://fluvannacounty.org/government/pc/agendasactionsminutes
jnewman
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SUP 16 :10 
  

     TMP NAME ADDRESS CITY, STATE ZIP 

     
37 A 32 

Fox Memorial Baptist 
Church 2847 West River Rd Scottsville, VA 24590 

47 A 30 Charles & Tara Ford 3076 West River Rd Scottsville, VA 24590 
47 A 12 
A 

Carlton & Christina Hunt 
III 2994 West River Rd Scottsville, VA 24590 

47 A 9 Richard & Lillie Hill  211 Capstone Circle Scottsville, VA 24590 
47 A 29 Larry & Lisa Easton P.O Box 218 Scottsville, VA 24590 
47 A 6 Reid & Norma Taylor 2978 West River Rd  Scottsville, VA 24590 
37 A 34 J.D. & Nancy T. Catlett P.O Box 385 Scottsville, VA 24590 
47 A 11 James Easton Et Al. 3020 West River Rd Scottsville, VA 24590 
47 A 7 Ruth Bogan 2910 West River Rd Scottsville, VA 24590 
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STAFF REPORT 
 

To: Fluvanna County Planning Commission               From: Steve Tugwell 

Case Number: SUP 11:03      District: Cunningham 

Tax Map: Tax Map 47, Section A, Parcel 10   Date: November 14, 2011 

 

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

Monday, November 14, 2011 at 7:00 pm in the Circuit Courtroom 

of the Courts Building.  

 

Applicant:              National Communication Towers, LLC 

 

Requested Action:  A request for a special use permit to construct a 195 foot monopole 

telecommunications facility and associated ground equipment with 

respect to 3.5 acres of Tax Map 47, Section A, Parcel 10. 

(Attachment A) 
  

Existing Zoning:  A-1, Agricultural, General 

 

Planning Area:  Rural Residential Planning Area 

 

Zoning Ordinance:  Section 22-27-1 

 

Location: The affected property is zoned A-1 and is located on the north side 

of West River Road (U.S. Route 6), approximately 0.4 miles east 

of its intersection with Beals Lane (Route 645). (Attachment B) 

 

Existing Land Use:  Veterans of Foreign Wars Post 8169 is located on this property.  

 

Adjacent Land Use:  The surrounding area is zoned A-1, Agricultural, General and is 

very low-density residential in nature. 

 

 

 

 

 

 

 

 

COUNTY OF FLUVANNA  

“Responsive & Responsible Government” 

  

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

 

Due to a procedural error, notices were not mailed to adjacent property owners, therefore the 

October 12
th

 neighborhood meeting was canceled.  

 

Technical Review Committee: 

 

At the October 13, 2011 Technical Review Committee meeting, VDOT stated that if the entrance 

to the site was disrupted, then the gravel would have to be restored, but that a permit would not 

be required; 

 

Central Virginia Electric Cooperative stated they would require their own easement to get power 

to the site; 

 

Planning staff inquired about the balloon test for this site, and the applicant stated they have a 

primary date of November 2
nd

 and a backup date of November 3
rd

 and 4
th

 from 8am to noon; they 

said they would be mailing out notices to the Board, Planning Commission, and adjacent 

property owners; Planning staff also commented that the top of the tower would be reserved for 

public safety as identified in the Telecommunication Master Plan, to which the applicant agreed. 

 

The full list of TRC comments is attached to this staff report (Attachment C). 

 

Comprehensive Plan:       

 

 The Comprehensive Plan designates this area as within the Rural Residential Planning Area. 

 The Infrastructure Chapter of the Comprehensive Plan has the following recommendations 

 concerning the siting of cellular towers. 

 

 Encourage the location and co-location of wireless communication equipment on existing 

structures; 

 

 Accommodate the growing need and demand for wireless communication services; 

 

 Encourage coordination between communication providers; 

 

 Establish consistent and balanced legal language governing wireless communications 

facilities that take into consideration the Comprehensive Plan and communications 

master plan; and 

 

 Maintain compliance with applicable laws, including but not limited to the 1996 

Telecommunications Act. 

 

The above recommendations are the primary reasons the county has procured a       

telecommunications consultant to assist with these applications. 
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Analysis: 
  

When evaluating proposed uses for special use permits, 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 character and established pattern of the area where the communications facility is proposed 

is rural, not highly populated, and has land involved in agricultural production.  According to the 

Virginia Department of Transportation, the entire segment of Route 6 in Fluvanna County is 

designated as a Virginia Byway.  “Per Virginia Code, a Virginia Byway means those highways 

designated by the Commonwealth Transportation Board (CTB) pursuant to articles §33.1-62 

through §33.1-66.  The Virginia Outdoors Plan, from the Department of Conservation and 

Recreation (DCR), identifies roads that have been considered as having intrinsic qualities of 

Virginia Byways for many years”.   

 

To be considered, a segment of road must substantially meet the following criteria: 

 

- The route provides important scenic values and experiences; 

- There is diversity of experiences, as in transition from one landscape scene to another; 

- The route links together or provides opportunities to leave high-speed routes for variety and 

   leisure in motoring.  Landscape control or management along the route is feasible; 

- The route allows for additional features that will enhance the motorist’s experience and  

   improve safety; 

-  Local government(s) has/have initiated zoning or other land-use controls, so as to reasonably  

   protect the aesthetic and cultural value of the highway.  (Attachment D) 

 

Staff conducted a site visit on Wednesday, November 2, 2011, in order to assess the potential 

visual impacts of the proposed tower, and also to observe the balloon test.  Weather conditions 

that day were sunny, dry, and cool with little wind.  Staff concluded that the tower would be very 

visible from several portions of West River Road (Route 6), when traveling in either direction, 

both east and west.  The balloon was also visible from neighboring properties and roadways, 

including the Fox Memorial Baptist Church located adjacent to the west.  Staff stopped at several 

residences and spoke with a handful of neighbors in the area and all of them appeared to be in 

favor of enhanced wireless capabilities over the potential for diminished or altered views.  In 

consideration of the proximity of the proposed tower’s location to West River Road (Route 6), a 

Virginia Byway, the proposed facility could also be concealed as a firetower or other similar 

structure that would better blend with the rural character of the area.  As proposed, it appears that 

a tower sited at this location could change the character and established pattern of the area, 

and/or create impacts that may be regarded as less than sensitive to its scenic beauty. 

(Attachment E) 
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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.  

 

This is a rural area, and all of the surrounding property is zoned A-1 (Agricultural General).    

Since the proposed tower will be less than 200 feet, it will not have to be lighted.  The applicant 

is proposing to build a 195 foot non-concealed freestanding antenna support facility within a 125 

foot x 125 foot lease area, which per Sec. 22-27-8, requires a special use permit, and is not 

permitted by-right.  Some permitted by-right uses in the A-1 zoning district include single-family 

dwellings, minor utilities, hunting preserves, public parks, home occupations, private kennels, 

group homes, and temporary sawmills to name a few.  The definition of a minor utility is: 

“Facilities for the distribution and collection of public, private, and central utilities including 

poles, lines, transformers, pipes, meters, and communication and distribution lines”.  

 

When evaluating an application for a proposed new telecommunication antenna support facility 

(TASF), siting of new facilities shall be in accordance with Sec. 22-27-8, the siting preference 

table.  The applicant is proposing to construct a new 195 foot non-concealed freestanding 

antenna support facility (monopole).  The subject property is zoned A-1 (Agricultural, General), 

and in accordance with the siting preference table, this application requires a special use permit 

and public hearing process. 

 

Pursuant to Sec. 22-27-9.8, all new telecommunication antenna support facilities shall meet the 

requirements of that section.  Staff has evaluated the application, and it appears all of the 

requirements of this section have been met. 

 

According to the Fluvanna County Wireless Master Plan, the area of the proposed tower is absent 

of sufficient telecommunications service, and could accommodate all of the service providers 

with a uniform and dependable signal 24/7.  The applicant has stated in their application, that 

“the tower will be designed to accommodate six collocations and the fenced compound will 

house a variety of support buildings and equipment pads”.  The ability to accommodate more 

collocations could result in a need for fewer new towers.  The applicant has also stated that “the 

facility will provide wireless phone coverage, data transmissions and internet services to the 

area.  Also, one radiation center on the tower and a 10’ x 20’ space in the compound will be 

made available for Fluvanna County’s 911 equipment on a rent free basis”. 

 

The applicant proposes to construct and maintain a leased telecommunication facility on the 

north side of West River Road (U.S. Route 6), approximately 0.4 miles east of its intersection 

with Beals Lane (Route 645).  The proposed facility would be comprised of a 195 foot monopole 

tower with the potential for multiple carriers, along with peripheral ground equipment.  The 

proposed site will be within a 80 x 90 fenced area, surrounded by a (125 ft. x 125 ft.) lease area.  

If approved, the applicant will be required to submit a site development plan for review and 

approval.  (Attachment F) 
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Consultant’s Recommendation: 

 

Cityscape Consultants, Inc. has stated that they are of the opinion that, “although there is no solid 

indication of carrier commitment, this application may have additional merits which could be 

beneficial to the citizens of Fluvanna County”.  

 

 Would the proposed facility be acceptable to other wireless service providers?  And, 

 Would the proposed facility be beneficial to the County and therefore the citizens of the 

County?  And, 

 Would the proposed facility fit the County Master Plan or would it be disruptive?  And, 

 Does the application meet the desires of the County because of generally accepted and 

adequately demonstrated technological reasons? 

 

The consultant has concluded that approval for this application for a new telecommunication 

antenna support facility will “accelerate the construction of additional wireless services to better 

serve the County’s citizens”.  The consultant has also stated, “in addition there are additional 

public benefits in that the tower will support a Fluvanna County Public Safety communication 

link”. 

 

Therefore, Cityscape Consultants, Inc. has recommended approval of this application with the 

following conditions: 

 

1. The applicant provide the County with the necessary NEPA and SHPO approvals; and 

2. Satisfies any other conditions as stated by the County; and, 

3. The applicant provides written approval of County Public Safety antennas and feed lines 

use of the tower at the highest designed elevation.  Space for ground level electronic 

equipment shall be provided.  (Attachment G) 

 

Conclusion: 

 

This request for a special use permit for a 195 ft. monopole telecommunication facility appears to 

be in substantial conformance with the intent of the Comprehensive Plan’s recognition that 

telecommunications are a critical part of the role of infrastructure throughout the county, and the 

criteria set forth in the Zoning Ordinance.  The Planning Commission may wish to consider the 

potential for visual impacts to the Route 6 Virginia Byway, and to nearby properties.  Given the 

proximity of the proposed facility to the Byway, the Commission may also wish to consider 

requiring a concealed facility instead of the proposed non-concealed facility.  If approved, staff 

recommends the following conditions: 

 

1) The tower, including antennae, will not be higher than 199 ft. and will not be lit; 

2) The applicant secures all necessary permits required, and submits structural design and 

certification by a Virginia Registered Professional Engineer that the proposed facility, as 

built, will comply with EIA/TIA 222-G for the wind zone for Fluvanna County; Virginia; 

3) Prior to issuance of building permits the applicant shall submit satisfactory SHPO and 

NEPA documentation; 
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4) The applicant shall secure the necessary permits required by Fluvanna County and 

VDOT; 

5) The applicant provides written approval of County Public Safety antennas and feed lines 

use of the tower at the highest designed elevation.  Space for ground level electronic 

equipment shall be provided; 

6) The facility when completed shall be accessible only to authorized personnel; 

7) The tower shall be a monopole, and shall be engineered with breakpoint technology; 

8) The facility shall install the necessary landscaping buffer; 

9) The applicant shall install an emergency generator to ensure continuity of 

telecommunications operations in the event of a disaster or major power outage; and 

provisions for such generators shall include additional special treatments; for diesel, a 

fuel retaining area for propane, ignition separation requirements; and that generator 

testing shall occur only between 9 AM and 4 PM Monday through Friday; and the same 

shall be noted on the site development plan; 

10) If the structures should no longer be needed, the applicant shall remove them, and restore 

the grounds to the prior condition;      

11) The support structure is to be sufficient to support antennas of a like design for at least six 

(6) wireless service providers; 

12) The tower shall be in the same location as shown in the application; 

13) Violation of any condition of this permit shall be grounds for revocation of this permit, 

and; 

14) The Board of Supervisors, or their representative, has the right to inspect the property for 

compliance with these conditions at any time. 

 

Suggested Motion: 

 

I move that the Planning Commission recommend approval/denial of SUP 11:03, a special use 

permit request to allow for a 195 foot monopole telecommunications tower pursuant to Fluvanna 

County Code Section 22-27-1 with respect to 3.5 acres of Tax Map 47, Section A, Parcel 10, (if 

approved) subject to the conditions listed in the staff report. 

  

Attachments: 

 

A – Application, statement of proposed use, and APO letter 

B – Aerial Vicinity Map 

C – TRC comments 

D – Virginia Department of Transportation excerpt and byway map 

E -   Applicant’s photos, photosimulations, and balloon flight statement 

F –  Tower design certification, search ring map, and sketch site plan 

G – Consultant’s report 

 
Copy:  Owner- V.F.W. Post 8169, 2977 West River Road, Scottsville, VA 24590 

Applicant – National Communication Towers, LLC, 5413 Patterson Avenue, Suite 101, Richmond,    

VA 23226 

CityScape Consultants, 10704 Elmbrook Court, Raleigh, NC 27614 
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Statement of Proposed Use 

Special Use Permit Application 
National Communication Towers, LLC  
V.F.W. Post 8169, Scottsville, Virginia 

 
National Communication Towers L.C. (“National”) as lessee, hereby applies 
for a Special Use Permit to allow a telecommunications facility and 
accessory structures on leased land.  The leased land is located on property 
known by Tax Map Parcel 047-A-10.  The parcel is located on the north side 
of Rt. 6 approximately 2,000 feet east of Rt. 645. According to the tax 
records of Fluvanna County it is owned by V.F.W. Post 8169. 
 
National is requesting a Special Use Permit to allow a self support  
Monopole Tower, measuring approximately 195’ in height with a 4’ 
lightning rod, to be located within a leased area, measuring 125’ x 125’.  The 
facility will be designed to allow multiple collocations on the tower and 
within a secure fenced compound area.  The exact number and types of 
future users is difficult to predict, however the tower will be designed to 
accommodate a mix of carrier types.  The design mix will include: 6 or more 
users of panel antennas (typically 15 panels, 12” wide X 72” high, per user).  
Likewise, the compound area is designed to accommodate a mix of shelter 
types and sizes as denoted on the drawings submitted with this application. 
 
The 3.5 acre parcel is zoned A1.  According to the Fluvanna County zoning 
ordinance, telecommunication facilities are permitted on A1 zoned 
properties, with Special Use Permits.  Proper setback distances have been 
observed and are denoted on the enclosed plans. 
  
National develops telecommunication facilities for collocations by cellular, 
PCS, paging and other wireless services which rely upon a network of 
elevated platforms in areas where the carriers have gaps in signal coverage, 
or “holes.”  Such a hole exists along the Route 6 corridor. Supported by 
propagation studies, National believes a communications facility located on 
the subject parcel will enable carriers to fill this gap, while minimizing the 
effect on surrounding property owners. The tower can be designed to be 
extendable to 195’ should a higher Radiation Center be needed for County 
antennas. 
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The FCC has authorized several carriers to provide wireless services in this 
part of Cumberland County.  Those carriers include:  Sprint, AT&T, Verizon 
Wireless U.S. Cellular and Ntelos.  
 
The facility will be in continuous operation but will produce no interference 
with other types of communications including: radio, television, cable TV, 
garage door openers or other consumer electronic equipment.  No offices 
will be constructed on the site, so neither sewer nor water facilities will be 
required.  The facility will produce no refuse, noise, vibration, dust, glare, 
odors or fumes.  Neither National nor any of the tower users will introduce 
hazardous or toxic substances to the site.  After completion of construction, 
the only traffic associated with the site will be short visits by technicians on 
a monthly basis to test or replace equipment components.  In most instances 
towers below 200’are not required by the FAA to be lit.  
 
The facility will provide a vital public safety service to this part of the 
County in two important ways.  First, the County may co-locate antennas for 
law enforcement and fire and rescue at the 195’ radiation Center along with 
a 10’ X 20’ space inside of the compound on rent free bases.  Second, this 
new facility will enable wireless services to be extended to this part of the 
County, enabling the public at large to utilize those services for important 
medical or life-safety calls. 
 
The proposed use conforms to the provisions of all applicable ordinances, 
regulations, adopted standards and conditions.  National is not seeking any 
wavier or variance for the proposed use at this time.  National respectfully 
requests the approval of this Special Use Permit application. 
 

 
_________________________ 
Al Doss 
Vice President of Development 
National Communication Towers, L.L.C. 
 
08/24/2011 
Date 
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Memorandum 
 
DATE:  October 31, 2011 

 

RE:  APO’S for SUP 11:03 Public Hearing Letters 

 

TO:  Darren Coffey 

 

FROM: Lauren Ryalls 

 

 

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

Owners for the November 14, 2011 Planning Commission meeting.  

12
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NOTICE OF PUBLIC HEARING 

 
October 31, 2011 

 

   

Fox Memorial Baptist Church 

2847 W. River Rd. 

Scottsville, VA 24590 

TMP# 37(A)32 

 

Re: Public Hearing on SUP 11:03 
 

Dear  Fox Memorial Baptist Church: 

 

This letter is to notify you that the Fluvanna County Planning Commission will hold a public 

hearing on the above referenced item on Monday, November 14, 2011 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 11:03, National Communication Towers, LLC - A request for a special use permit to allow 

for a 195 foot wireless communications tower with respect to 3.5 acres of Tax Map 47, Section 

A, Parcel 10. The property is zoned A-1 and is located on the north side of West River Road 

(U.S. Route 6), approximately 0.4 miles east of its intersection with Beals Lane (Route 645). The 

property is located in the Cunningham Election District and is within the Rural Residential 

Planning Area. 

 

The applicant or applicant’s representative must be present at the Planning Commission meeting.  

The tentative agenda and staff report will also be available for review by the public in the 

Fluvanna County Planning and Community Development Department during working hours 

(8:30 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 

Planner 

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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October 18, 2011 

National Com. Towers, LLC (Al Doss) 

5413 Patterson Avenue, Suite 101 

Richmond, VA 23226 

 

Delivered via mail 

 

Re: TRC comments SUP 11:03 National Communication Towers, LLC Construct 195’ telecomm 

monopole, Tax Map:  47-A-10 

 

Dear Applicant: 
 

The following comments are the result of the Technical Review Committee meeting.   
 

1. The Dept. of forestry and the Health Dept. had no comments for this application; 

 

2. Virginia Department of Transportation said that if access to the site was disrupted, then it would 

have to be restored; and that a permit is not required; 

 

3. Central Virginia Electric Cooperative said they would require their own easement to get power 

service to the site; 

 

4. Planning staff inquired about the balloon test for this site, and the applicant said they have a 

primary date of November 2
nd

, with backup dates of November 3
rd

 and 4
th

 from 8am to noon; they 

also said they would be mailing out notices to the Board, Planning Commission, and adjacent 

property owners; Planning staff also commented that the top of the tower would be reserved for 

public safety as identified in the Telecomm Master Plan, and the applicant agreed. 

 

Please provide any other materials or documentation that is to be included in the Planning Commission 

packet by Friday, October 28, 2011.  Submitting revisions by this deadline will place your request on the 

November 14, 2011 Planning Commission agenda.   

 

If you have any questions or need additional information, please contact me at 434-591-1910.    

 

Sincerely, 

 

 

Steve Tugwell 

Planner 

Dept. of Planning & Community Development 

 
Cc: V.F.W. Post 8169, 2977 West River Road, Scottsville, VA 24590 

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 

ATTACHMENT C
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ometimes it’s the 
journey as much 
as the destination 
that makes 

traveling special. Drive on 
Virginia’s scenic roads and 
you’ll find that “getting 
there” is half the fun. 

Veer off the interstate and take a Virginia Byway 
or a national scenic parkway. Not only will you 
go slower, but sometimes you’ll find yourself 
going back in time as you traverse areas rich in 
history, steeped in beauty and alive with nature.

When you see a colorful 
Virginia Byway sign, you’re 
invited to places where beauty 
beckons or your vehicle 
becomes a time machine, 
taking you back a few 
centuries to see the way we 
really were. 

Just beyond the next curve is a new reason 
to ooh and ahh over the commonwealth’s 
breathtaking sights.

Take a motorcycle ride along Skyline Drive 
or take in the plantations via convertible along 
Route 5. Bike the Blue Ridge Parkway. 
Scenic drives take in the state’s wide-ranging 
climate and geography from the majestic 
mountaintops in the southwest to the beaches 
of the Eastern Shore.

These roads take you by fertile farmlands and 
vineyards, deep valleys, 
restored villages, and Civil 
War battlefields where the 
guns fell silent more than 
a century ago. They invite 
you to drive from the 
modern Capital of today 
to the restored Colonial 
Capital of yesterday. 
Beauty, history, nature and 

solitude. You’ll find them on a drive along 
Virginia’s scenic roads. 

Scenic RoadS in ViRginia
Scenic RoadS FacTS:

A Map of Scenic Roads in Virginia showcases Virginia Byways, road corridors containing aesthetic or cultural value near areas of historical, 

natural or recreational significance. About 2,900 miles of roads are official Virginia Byways, and are marked in light green on this map. 

These roads are marked by blue Virginia Byways signs featuring a cardinal and dogwood blossom. Other scenic roads that qualify for Virginia 

Byway status, but have not yet been designated as such, are marked in dark green. 

  

24-Hour Traffic/Traveler Services

Statewide traffic 
information 

511 or 1-866-MY511VA
511Virginia.org

Historic Markers
Since 1927 more than 2,000 roadside 

markers note Virginia’s rich historic, 

architectural and archaeological heritage 

by commemorating sites, individuals, 

buildings, and events of statewide or 

national interest. Learn more from the 

Department of Historic Resources at 

DHR.Virginia.gov

For More Information
This map is a graphic representation of selected 
parts of Virginia’s highway system. Please refer to 
the Official State Transportation Map for more detail. 
Call (804)786-2801 or go to VirginiaDOT.org to 
request a copy. While using this map to route your 
journey through Virginia’s network of scenic roads, 
call the numbers below to find out about interesting 
stops along the way. (TTY/TDD users, call 711.) 

Tourist Information
Virginia Travel Guide

Bed & Breakfast/Country Inns
information and reservations

Virginia Civil War Trails 

Outdoor Recreation

(800) 847-4882    Virginia.org

(888) 660-2228    Innvirginia.com

(888) CIVIL WAR    Civilwartrails.org  

Adopt-a-Highway
Nearly 50,000 volunteers help keep 

Virginia’s roads clean for your enjoyment. 

Please help them by disposing of your 

litter properly.

NAtIoNAL PARk seRVICe

Appalachian Trail

Chesapeake Bay Gateways

National Parks   

National Scenic Parkways 

National Park Service

National Battlefield Parks                  

U.s. DePt. of AgRICULtURe foRest seRVICe 

George Washington National Forest 

Jefferson National Forest

U.s. fIsH & WILDLIfe seRVICe 

National Wildlife Refuges

Harrison Lake National Fish Hatchery

VIRgINIA DePARtMeNt  of CoNseRVAtIoN & ReCReAtIoN

State Parks 

State Natural Area Preserves

VIRgINIA DePARtMeNt of gAMe & INLAND fIsHeRIes

State Wildlife Management Areas  

Public Boating Access                       

Fishing Guide & Regulations                      

Hunting Guide & Regulations 

State Fish Hatcheries

Public Fishing Lakes

VIRgINIA DePARtMeNt of tRANsPoRtAtIoN

Bicycling Information (800) 835-1203    VirginiaDot.org

  (304) 535-6331     NPs.gov

(888) 824-5877    Baygateways.net

(800) 933-7275    DCR.Virginia.gov

(804) 367-1000    DgIf.Virginia.gov

(703) 358-1744    fWs.gov

(804) 829-2421    fWs.gov

  (202) 208-4747    NPs.gov

(540) 265-5100    fs.fed.us/r8/gwj/

Report unsafe road conditions and incidents 

Statewide traffic cameras

(800) 367-RoAD

trafficland.com
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NATIONAL COMMUNICATION TOWERS, LLC 

5413 Patterson Avenue, Suite 101 
Richmond, Virginia  23226 
Telephone: 804-673-8800 
Facsimile: 804-673-4242 

 

VFW Balloon Flight 

Certification Statement 

November 2, 2011 

 

General weather conditions: clear, average visibility 7 miles, light winds averaging 4 to 6 MPH 
from 8:00 AM to 9:00 AM and mostly calm throughout the morning. 

 

8:05 AM: Balloon launched winds 4-6 MPH some fog 

9:00 AM to 12:05 PM: Winds calm to light, visibility good 

12:05 PM: Ended balloon flight 

 

Date: 11/07/2011       

 

Al Doss 

Vice President of Development 
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VIEW FROM THE WEST / LOCATION: GAS LINE ACCESS AREA ON ROUTE 6 N C T  

BALLOON 

PHOTO 1: BALLOON FLIGHT 
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VIEW FROM THE WEST / LOCATION: GAS LINE ACCESS AREA ON ROUTE 6 N C T  

TOWER 

PHOTO 1: TOWER SIMULATION 
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VIEW FROM THE WEST / LOCATION: INTERSECTION AT ROUTE 6 & ROUTE 645 ~1,500 FT. N C T  

BALLOON 

PHOTO 2: BALLOON FLIGHT 
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VIEW FROM THE WEST / LOCATION: INTERSECTION AT ROUTE 6 & ROUTE 645 ~1,500 FT. N C T  

TOWER 

PHOTO 2: TOWER SIMULATION 
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VIEW FROM THE WEST / LOCATION: ROUTE 6 WESTERN ENTRANCE AT VFW POST N C T  

PHOTO 3: BALLOON FLIGHT 
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VIEW FROM THE WEST / LOCATION: ROUTE 6 WESTERN ENTRANCE AT VFW POST N C T  

PHOTO 3: TOWER SIMULATION 
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VIEW FROM THE EAST / LOCATION: ROUTE 6 NEAR THE EASTERN EDGE OF  THE VFW POST EAST ENTRANCE N C T  

BALLOON PHOTO 4: BALLOON FLIGHT 
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VIEW FROM THE EAST / LOCATION: ROUTE 6 NEAR THE EASTERN EDGE OF  THE VFW POST EAST ENTRANCE N C T  

TOWER PHOTO 4: TOWER SIMULATION 
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VIEW FROM THE EAST / LOCATION: ROUTE 6 EAST OF THE SITE ~1,500 FT. N C T  

BALLOON 

PHOTO 5: BALLOON FLIGHT 
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VIEW FROM THE EAST / LOCATION: ROUTE 6 EAST OF THE SITE ~1,500 FT. N C T  

TOWER 

PHOTO 5: TOWER SIMULATION 
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VIEW FROM THE EAST / LOCATION: INTERSECTION AT ROUTE 6 & ROUTE 611 N C T  

BALLOON 

PHOTO 6: BALLOON FLIGHT 
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VIEW FROM THE EAST / LOCATION: INTERSECTION AT ROUTE 6 & ROUTE 611 N C T  

TOWER 

PHOTO 6: TOWER SIMULATION 
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NATIONAL COMMUNICATION TOWERS, LLC 

5413 Patterson Avenue, Suite 101 
Richmond, Virginia  23226 
Telephone: 804-673-8800 
Facsimile: 804-673-4242 

 
 

October 25, 2011 
 
 
 

Rick Edwards 
Consultant 
CityScape Consultants, Inc. 
10704 Elmbrook Ct., 
Raleigh, NC 27614 
 
 
 
Subject: VFW Communications Tower Design Certification 
 
 
 
This letter is to certify National Communications Towers, LLC, as applicant and developer of 
the VFW Communications Facility, will design and build the proposed monopole tower  
capable of bearing the equipment loading of six collocations (See the attached Tower 
Design RFQ). Also in the event of a catastrophic occurrence, the tower will be designed with 
breakpoint technology and will fail at the 130’ elevation AGL. 
 
Sincerely, 

 
A. S. Doss 
V.P. of Development 
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September 22, 2016 

Jamie Adams 
5413 Patterson Avenue 
Suite 101 
Richmond VA 23226 
   Delivered via email to jadams@nationaltowers.com 
Mr. Adams, 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, September 8, 2016: 

 
1. Planning staff wanted to know if a new gravel access road would be constructed. 

Applicant answered in the affirmative, but that they foresee no VDOT or right of way 
access issues. 
 
Applicant also clarified that this SUP modifies previous SUP 11:03 to change tower 
structure height from 190’ to 250’, and changing style to a lattice tower. This is not a 
County owned tower; the County is merely leasing space. 
 

2. Fire Chief wanted to verify if any side lighting would be placed on the tower. Applicant 
stated yes, lights would be white during day, and red at night. 
 

 
3. VDOT has no comments as of September 22, 2016  

 
4. Health Department: VFW should make sure the tower area does not impact the drainfield 

area, if they have one. 
 

The Planning Commission will have a meeting to discuss this item at their Wednesday, 
September 28, 2016 meeting.  Your attendance is required at this meeting. 
 
If you have any questions or need additional information, please contact me at 434-591-1910, or 
jnewman@fluvannacounty.org .    
 
Sincerely, 
James Newman 
Planner 
Dept. of Planning & Zoning 
 
cc:   Cheryl Elliott at celliott@fluvannacounty.org  

File 

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 

mailto:jadams@nationaltowers.com
mailto:jnewman@fluvannacounty.org
mailto:celliott@fluvannacounty.org
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STAFF REPORT 
 

To: Fluvanna County Planning Commission    From: Brad Robinson 
Case Number: SUP 16:09      District: Columbia 
Tax Map: Tax Map 5, Section A, Parcels 23 & 23E   Date: September 28, 2016                                                                      
  
 
General Information: This request is to be heard by the Planning Commission on 

Wednesday, September 28, 2016 at 7:00 p.m. in the Circuit Court 
Room in the Courts Building. 

 
Owner:   Grover & Wanda Palmer (Tax Map 5-A-23) and Bryan K. Palmer 

et al (Tax Map 5-A-23E) 
 
Applicant:   Palmer Solar Center LLC 
   
Representative:  Kyle West, Coronal Development Services 
 
Requested Action:  Request for a special use permit to operate a solar farm (major 

utility) with respect to 57 acres of Tax Map 5, Section A, Parcels 
23 and 23E. 

 (Attachment A) 
 
Location: The property is located along Palmer Farm Lane off Little Creek 

Road (State Route 617), approximately 800 feet west of the 
intersection with James Madison Highway (US Route 15). The 
parcels are within the Zion Crossroads Community Planning Area 
and the Columbia Election District. (Attachment B) 

 
Existing Zoning:  A-1, Agricultural, General and I-1, Industrial, Limited 
 
Existing Land Use:  Agricultural 
 
Planning Area:                      Zion Crossroads Community Planning Area 
 
Adjacent Land Use:   Adjacent properties are zoned A-1, Agricultural, General and I-1, 

Industrial, Limited. 
 
Zoning History:  None 
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Comprehensive Plan: 
 
Land Use Chapter: 
The Comprehensive Plan designates this property as within the Zion Crossroads Community 
Planning Area.  According to this chapter, “Zion Crossroads is the primary gateway to Fluvanna 
County, and should be enhanced to provide a scenic welcome to residents and tourists. It should 
develop as an employment, retail, commercial, and recreation destination for county residents 
and travelers along Routes 64, 15, and 250.”   
 
Analysis: 
 
This is a special use permit application to construct a photovoltaic solar project also known as a 
“solar farm”. Photovoltaics (PV) is the method of converting light to electricity. Solar farms 
utilize a mass of solar panels to capture solar energy and send it to the local electrical grid where 
it is bought by an electric utility company for distribution. Solar energy is considered to be a 
clean, renewable and reliable source of power. 
 
The subject use is classified as a “major utility” and defined in the Zoning Ordinance as 
“facilities for the distribution, collection, treatment, production, transmission and generation of 
public, private and central utilities including, but not limited to, transmission lines, production 
plants, electrical substations, pumping stations, treatment facilities, information and 
communication facilities”.  Major utilities are permitted by special use permit in both the A-1 
and I-1 zoning districts and are subject to an approved site development plan.  The detail of the 
site development plan that is required is at the discretion of the Director of Planning, and many 
times the sketch plan provided with the SUP application is sufficient. 
 
In accordance with the application, the proposed project will consist of solar modules (solar 
panels) on aluminum or steel racking structures and inverters on separate concrete pads. An exact 
number of structures has not been finalized but the applicant has indicated the project could have 
approximately 22,000 solar modules. No new buildings will be constructed. Each racking 
structure will be approximately 12 feet off the ground at the tallest point and tilted approximately 
30°. The racking structures could be designed to rotate east to west in order to track the sun or 
they may remain fixed. All structures will be wired together and interconnected to Central 
Virginia Electric Co-operative’s electric system which serves portions of 14 counties in Central 
Virginia including Fluvanna County. Security fencing with a height of 7 feet will surround the 
project.  
 
The subject parcels will be leased by the applicant for a period up to 35 years. At the end of the 
lease, all equipment related to the operation will be removed from the property. Condition #8 
reflects this arrangement. 
 
The project may require some tree clearing on two adjoining properties to prevent shading onto 
the solar arrays. Tree removal will be established in an agreement with the properties involved. 
Staff recommends some of the existing vegetation in the area designated for tree clearing along 
Little Creek Road be maintained so the project will be screened from public view. This is 
reflected in Condition #5. 
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The project will generate some truck traffic during construction – however, traffic is anticipated 
to be very minimal after completion. The subject parcels are currently accessed by Palmer Farm 
Lane, a private gravel road/driveway from Little Creek Road (State Route 617). The private road 
will continue to be used for access to the project and road maintenance is covered in the 
applicant’s lease agreement. 
 
When evaluating proposed uses for a special use permit, in addition to analyzing the potential 
adverse impacts of the use, staff utilizes two (2) general guidelines for evaluation as set forth in 
the zoning ordinance. 
 
First, the proposed use should not tend to change the character and established pattern of 
the area or community. 
 
The subject property is located within the Zion Crossroads Community Planning Area, within 
close proximity of existing agricultural and industrial zoning and uses.  Adjoining properties 
along Palmer Farm Lane contain residential uses that will have a view of the project. However 
the project overall is situated off the main road out of public view and is surrounded by a fair 
amount of existing vegetation and trees.  The character of the area is expected to remain 
unchanged. 
 
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.  
 
Major utilities are allowed by SUP in the A-1 and I-1 districts.  By-right uses that are similar, in 
operation or size of structures, to this application may include temporary sawmills, minor 
utilities, contractor’s storage yards and lumberyards. The subject property is located in an area 
where zoning transitions from agricultural to industrial towards Zion Crossroads. 
 
Sec. 22-1-2 of the zoning ordinance states its purpose is “to facilitate the creation of a 
convenient, attractive and harmonious community” as well as “to protect against over-crowding 
of land”.  Additionally, the zoning ordinance encourages “economic development activities”.  
The construction phase of the project will temporarily generate increased consumer activity in the 
area which will provide an economic benefit. 
 
(Attachment C) 
 
Neighborhood Meeting: 
 
Including staff and the applicant, there were five (5) attendees at the August 10, 2016 
Neighborhood meeting. No opposition to the project was expressed during the meeting. 
 
(Attachment D) 
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Technical Review Committee: 
 
The following comments were generated from the August 11, 2016 Technical Review 
Committee meeting: 

 
1. Planning staff wanted to know if all of the equipment related to the farm would be 

removed at the end of the lease and if the applicant would be willing to have this be a 
condition of the special use permit. The applicant had no objection to this request. 

2. Fire Chief had no comments. 

3. Building Official wanted to know how similar projects of this nature were permitted 
and/or taxed in other localities. The applicant gave examples from several Virginia 
localities but said more projects had been done in North Carolina than Virginia. 

4. VDOT: VDOT has made a site visit and reviewed the sketch plan for the proposed Coronal 
Development Solar Farm on Little Creek Road (Rte. 617) in Fluvanna County. Rte. 617 has a 
functional classification of Rural Local Road and VDOT’s 2015 Traffic Data shows that Rte. 
617 has an Average Annual Daily Traffic of 220 which classifies it as a Low Volume Road.  The 
speed limit on Rte. 617 is unposted and is therefore considered to be the statutory 55 mph speed 
limit.  The entrance to the Solar Panel Farm will be considered a Low Volume Entrance 
(maximum 50 vehicles per day) since once it is constructed traffic visiting the facility will be 
infrequent.  A Low Volume Entrance requires that Stopping Sight Distance be achieved 
compared to Intersection Sight Distance for a Commercial Entrance which is greater.  Based on 
the statutory 55 mph speed limit a minimum of 495 ft. of Stopping Sight Distance from the 
existing entrance (Palmer Farm Road) is required in both directions (east and west).  NOTE: Rte. 
617 was paved sometime in 2008 under VDOT’s Rural Rustic Road Program.  During the 2008 
Session, the General Assembly established that the maximum speed limit for a road designated as 
a Rural Rustic Road, on or after July 1, 2008 is 35 mph.  VDOT will research this matter and 
determine if the 35 mph speed limit currently applies to Rte. 617.  Some of the options available 
to address the existing sight distance limitations for this site are: 

• If a sight easement is acquired across the front of Parcel 5-A-40 (inside of curve on south 
side of Rte. 617) the existing entrance at Palmer Farm Lane will have approximately 270 ft. 
of available sight distance to the left (east).  The existing entrance has well over 500 ft. of 
sight distance to the right (west) if some trees immediately west of the existing entrance are 
removed from Parcel 5-A-38.  This option would more than satisfy the Stopping Sight 
Distance at a posted speed limit of 35 mph. 

• If the entrance to the solar panel site is shifted approximately 400 ft. to the west onto Parcel 
5-A-38 the 495 ft. of Stopping Sight Distance required at a 55 mph posted speed limit can be 
achieved. 

• If the entrance to the solar panel site is shifted approximately 200 ft. to the west onto Parcel 
5-A-38 the 250 ft. of Stopping Sight Distance required at a 35 mph posted speed limit can be 
achieved. 

It should be noted that the construction traffic resulting from the Solar Panel Farm will require 
submission, approval and implementation of a Temporary Traffic Control Plan (see VDOT’s 
2015 Work Area Protection Manual for details). 
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5. Health Department had no comments. 

(Attachment E)   
 
Conclusion: 
 
The Planning Commission should consider any potential adverse impacts, such as traffic entering 
and exiting the property, noise, dust, vibration, or visual clutter. The Planning Commission may 
also want to consider placing a limit on the number of solar panels. 
 
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 size of the use shall not exceed 57 acres. 

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. A buffer meeting the requirements of Sec. 22-24-7(B) of the Fluvanna County Code shall 
be maintained along Little Creek Road (State Route 617) to screen the use from public 
view. 

6. The Board of Supervisors, or its representative, reserves the right to inspect the property 
for compliance with these conditions at any time. 

7. Any noise generated by the activity on this site shall be limited to the maximum decibel 
level allowed by Sec. 15.1-9 A. d. of the County Code. 

8. All equipment and/or structures associated with the major utility use shall be removed 
from the property upon termination of the lease agreement. 

9. Under Sec. 22-17-4 F (2) of the Fluvanna County Code, the Board of Supervisors has the 
authority to revoke a Special Use Permit if the property owner has substantially breached 
the conditions of the Special Use Permit. 

 
Suggested Motion: 
 
I move that the Planning Commission recommend approval/denial of SUP 16:09, a request to 
allow for a major utility with respect to 57 acres of Tax Map 5, Section A, Parcels 23 and 23E, 
[if approved] subject to the  (X) conditions listed in the staff report. 
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Attachments: 
A – Application and APO letter 
B – Aerial Vicinity Map 
C – Applicant’s rendering 
D – Neighborhood meeting sign-in sheet and notes 
E – TRC comment letter 
 
Copy:  Kyle West via email – kwest@coronalgroup.com  
           File 
 

mailto:kwest@coronalgroup.com
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Memorandum 
 
DATE:  September 22, 2016 
 
RE:  Planning Commission APO Letter 
 
TO:  Jason Stewart 
 
FROM: Stephanie Keuther 
 
 
Please be advised the attached letter went out to the attached list of Adjacent Property 
Owners for the September 28, 2016 Planning Commission Meeting. 
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132 Main Street 
P.O. Box 540 

Palmyra, VA 22963 
(434) 591-1910 

Fax (434) 591-1911 
www.fluvannacounty.org 

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 

NOTICE OF PUBLIC HEARING 
September 22, 2016 

 
«Name» 
«Address» 
«City_State» «ZIP» 
TMP#«TMP» 
 
Re: Public Hearing on SUP 16:09 
 
Dear «Name»: 
 
This letter is to notify you that the Fluvanna County Planning Commission will hold a public hearing on 
the above referenced item as noted below: 
 
 Purpose: Planning Commission Public Hearing 
 Day/Date: Wednesday, September 28, 2016 
 Time:  7:00 PM 
 Location: Fluvanna County Circuit Court Room, Palmyra, VA 
 
The applicant or applicant’s representative will be present at the Planning Commission meeting for the 
special use permit request that is described as follows: 

 
SUP 16:09 Coronal Development Solar Farm - A request for a special use permit to construct a solar 
farm (Major Utility), with respect to 57 acres of Tax Map 5, Section A, Parcels 23 and 23E. The property 
is located along Palmer Farm Lane off Little Creek Road (State Route 617), approximately 800 feet west 
of the intersection with James Madison Highway (US Route 15). The parcels are zoned A-1 Agricultural, 
General and I-1 Industrial, Limited. The parcels are within the Zion Crossroads Community Planning Area 
and the Columbia Election District. 
 
You are welcome to attend the Public hearing and you will have an opportunity to comment, if desired.  
The tentative agenda and staff report for this action is available for public review on the County website 
at: http://fluvannacounty.org/government/pc/agendasactionsminutes.  You can also view the report in 
the Fluvanna County Planning and Zoning Department during working hours (8:00 am – 5:00 pm, 
Monday through Friday). 
 
If you have any questions regarding this special use permit application or the Public Hearing, please 
contact me at 434–591–1910. 
 
Sincerely, 
 

 
Jason Stewart 
Planning and Zoning Administrator 

http://fluvannacounty.org/government/pc/agendasactionsminutes
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SUP 16 :10

TMP NAME ADDRESS CITY, STATE ZIP
5 A 38 William S Clark ET AL Co/ Clsrk Oliver 3961 Pomeroy Dr Winston Salem, NC 27105
5 A 23E Bryan K. Palmer ET AL 705 Aldrige Ln Scottsville, VA 24590
5 A 23F Gary & Patricia L. Swain 172 Palmer Farm Ln Troy, VA 22974
5 A 23A Donald Fitzsimons P.O Box 312 Grottoes, VA 24441
5 7 9C Virginia Properties, LLC P.O Box 7627 Charlottesville, VA 22906
5 7 8 Hunters Branch LLC P.O Box 7627 Charlottesville, VA 22906
5 A  23B Grover & Wanda Palmer  987 Little Creek Rd Troy, VA 22974
5 A 23D Connie A Palmer & Dona Fitzsimons 118 Palmer Farm Ln. Troy, VA 22974
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Neighborhood Meeting Notes – August 10, 2016 
 
Special Use Permit 16:09 – Coronal Development Services 
 

• How far back will the tree line be cleared/trimmed? 
• Wet strip/wetlands? 
• Site work/disturbance of land? 
• Lease agreement / removal of equipment at end of term? 
• Road maintenance? 
• Stormwater runoff? 
• Impact on taxes/personal property? 

 
Rezoning Application ZMP 16:05 – CPBurns Properties LLC 
 

• Singlewide used as rental property? 
• Would like to see the property remain agricultural 
• Lighting? (proposed to be pointed down) 
• Noise? 
• Hours? (will be open 24 hours) 
• Accidents in front of Julian and Carolyn Thomas property; entrance to property could be 

dangerous; fitness center traffic 
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August 25, 2016 

Kyle West 
Coronal Development Services 
321 E. Main Street, Suite 3 
Charlottesville, VA 22902 
 
DDeelliivveerreedd  vviiaa  eemmaaiill  ttoo  kwest@coronalgroup.com 
 
Re: SUP 16:09 Coronal Development Services 
Tax Map:  5, Section A, Parcels 23 & 23A 
 
Dear Mr. West: 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, August 11, 2016: 

 
1. Planning staff wanted to know if all of the equipment related to the farm would be 

removed at the end of the lease and if the applicant would be willing to have this be a 
condition of the special use permit. The applicant had no objection to this request. 
 

2. Fire Chief had no comments. 
 

3. Building Official wanted to know how similar projects of this nature were permitted 
and/or taxed in other localities. The applicant gave examples from several Virginia 
localities but said more projects had been done in North Carolina than Virginia. 

 
4. VDOT: VDOT has made a site visit and reviewed the sketch plan for the proposed 

Coronal Development Solar Farm on Little Creek Road (Rte. 617) in Fluvanna County. 
Rte. 617 has a functional classification of Rural Local Road and VDOT’s 2015 Traffic 
Data shows that Rte. 617 has an Average Annual Daily Traffic of 220 which classifies it 
as a Low Volume Road.  The speed limit on Rte. 617 is unposted and is therefore 
considered to be the statutory 55 mph speed limit.  The entrance to the Solar Panel Farm 
will be considered a Low Volume Entrance (maximum 50 vehicles per day) since once it 
is constructed traffic visiting the facility will be infrequent.  A Low Volume Entrance 
requires that Stopping Sight Distance be achieved compared to Intersection Sight 
Distance for a Commercial Entrance which is greater.  Based on the statutory 55 mph 
speed limit a minimum of 495 ft. of Stopping Sight Distance from the existing entrance 
(Palmer Farm Road) is required in both directions (east and west).  NOTE: Rte. 617 was 
paved sometime in 2008 under VDOT’s Rural Rustic Road Program.  During the 2008 
Session, the General Assembly established that the maximum speed limit for a road 
designated as a Rural Rustic Road, on or after July 1, 2008 is 35 mph.  VDOT will 
research this matter and determine if the 35 mph speed limit currently applies to Rte. 617.  
Some of the options available to address the existing sight distance limitations for this 
site are: 

COUNTY OF FLUVANNA

“Responsive & Responsible Government”

  

P.O. Box 540 Palmyra, VA 22963 (434) 591-1910 FAX (434) 591-1911 www.co.fluvanna.va.us 
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 If a sight easement is acquired across the front of Parcel 5-A-40 (inside of curve on 
south side of Rte. 617) the existing entrance at Palmer Farm Lane will have 
approximately 270 ft. of available sight distance to the left (east).  The existing 
entrance has well over 500 ft. of sight distance to the right (west) if some trees 
immediately west of the existing entrance are removed from Parcel 5-A-38.  This 
option would more than satisfy the Stopping Sight Distance at a posted speed limit of 
35 mph. 

 If the entrance to the solar panel site is shifted approximately 400 ft. to the west onto 
Parcel 5-A-38 the 495 ft. of Stopping Sight Distance required at a 55 mph posted 
speed limit can be achieved. 

 If the entrance to the solar panel site is shifted approximately 200 ft. to the west onto 
Parcel 5-A-38 the 250 ft. of Stopping Sight Distance required at a 35 mph posted 
speed limit can be achieved. 

It should be noted that the construction traffic resulting from the Solar Panel Farm will 
require submission, approval and implementation of a Temporary Traffic Control Plan 
(see VDOT’s 2015 Work Area Protection Manual for details). 
 

5. Health Department had no comments. 
 

The Planning Commission will have a meeting to discuss this item at their Wednesday, 
September 28, 2016 meeting.  Your attendance is required at this meeting. 
 
If you have any questions or need additional information, please contact me at 434-591-1910.    
 
Sincerely, 
Brad Robinson 
Senior Planner 
Dept. of Planning & Zoning 
 
cc:   File 

brobinson
Typewritten Text
Attachment E



    

113322  MMaaiinn  SSttrreeeett  
PP..OO..  BBooxx  554400  

PPaallmmyyrraa,,  VVAA  2222996633  
((443344))  559911--11991100  

FFaaxx  ((443344))  559911--11991111  
wwwwww..fflluuvvaannnnaaccoouunnttyy..oorrgg  

““RReessppoonnssiivvee  &&  RReessppoonnssiibbllee  GGoovveerrnnmmeenntt””  

COUNTY OF FLUVANNA 
  

  
  
 

STAFF REPORT 
  
To: Fluvanna County Planning Commission    From: Brad Robinson 
Case Number: ZMP 16:05      District: Palmyra 
Tax Map: Tax Map 8, Section A, Parcels 31 & 32   Date: September 28, 2016                                                                      
   
General Information: This request is to be heard by the Planning Commission on 
   Wednesday, September 28, 2016 at 7:00 pm in the Circuit Court 
                                           Room in the Courts Building.   

 
Owner/Applicant:  CPBurns Properties LLC 
   
Representative:   Carlos A. Burns 
 
Requested Action:  To amend the Fluvanna County Zoning Map with respect to 3.67 

acres of Tax Map 8, Section A, Parcels 31 & 32, to rezone the 
same from A-1, Agricultural, General, to B-1, Business, General. 
(Attachment A) 

  
Location: The affected property is located on the north side of Lake 

Monticello Road (State Route 618), approximately one half mile 
east of its intersection of Thomas Jefferson Parkway (State Route 
53). The parcels are within the Rivanna Community Planning Area 
and the Palmyra Election District. 

 (Attachment B) 
 
Existing Zoning:  A-1, Agricultural, General (Attachment C) 
 
Proposed Zoning: B-1, Business, General 
 
Existing Land Use:  Residential 
 
Planning Area:                      Rivanna Community Planning Area 
 
Adjacent Land Use:   Adjacent properties are zoned A-1 and R-4, with B-1 zoning in 

close proximity (approximately 50 feet) to the east. 
 
Zoning History:  None 



Neighborhood Meeting: 
 
A neighborhood meeting was held August 10, 2016. There were two (2) attendees not including 
staff and the applicant. 
 
The attendees had questions or concerns about issues involving lighting, noise, hours of 
operation and traffic. 
 
(Attachment D) 
 
Technical Review Committee: 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, August 11, 2016: 
 

1. Planning staff had no comments. 
2. Fire Chief stated that the road access within the project appears to be about 24 feet 

in width. The applicant responded that they normally prefer around 27 feet. 

3. Building Official wanted to know if the existing property line between the two 
parcels being rezoned was going to be vacated. Building walls that are five (5) feet or 
less from a property line are required to be fire rated. 

4. VDOT: VDOT has made a site visit and reviewed the sketch plan for the proposed 
Fluvanna Self Storage.  Two storage units are shown on the conceptual site plan with stub outs 
indicating that there will be additional storage units or other development in the future. 
Based on the two (2) storage units shown on the conceptual site plan (5,000 sq. ft. & 5,400 sq. 
ft.), a Low Volume Commercial Entrance (maximum 50 vehicles per day) would be adequate 
for the first phase of development.  There are several trees to the east of the proposed entrance 
that will have to be removed and some trimming of limbs may be required to the west in 
order to provide the minimum 360 ft. of Stopping Sight Distance required for a Low 
Volume Entrance.  If full buildout of the site exceeds the maximum  50  vehicles  per  day 
then  an  entrance  analysis  is  required  as  well  as  a Commercial Entrance with a minimum 
of 500 ft. of Intersection Sight Distance in both directions.   Based upon initial review, if a 
Commercial Entrance is required it appears that a sight distance easement would most likely 
be required from the landowner(s) to the west of the proposed entrance on the south side of 
Rte. 618 along the inside of the horizontal curve in order to achieve the minimum 500 ft. of 
Intersection Sight Distance to support a Commercial Entrance.  If a sight easement is required, 
in addition to the sight triangle, designate the entire area 5 ft. beyond and parallel to the sight 
triangle as part of the sight easement. Make sure that any proposed signs, landscaping, etc. 
along Rte. 618 does not obstruct or impair the required minimum of 360 ft. of Stopping Sight 
Distance for a Low Volume Entrance or the minimum 500 ft. of Intersection Sight Distance.  If a 
gate is installed to control access to the site, make sure that it is set back far enough from Rte. 
618 that vehicles entering the site do not block traffic on the state road. 

5. Health Department had no comments. 
 
(Attachment E) 
 



    

Analysis: 
 
The applicant is requesting to rezone 3.67 acres of Tax Map 8, Section A, Parcels 31 and 32 from 
A-1, Agricultural, General, to B-1, Business, General. The subject property is located on the 
north side of Lake Monticello Road (State Route 618) approximately ½ mile east of its 
intersection with Thomas Jefferson Parkway (State Route 53). 
 
The proposed use of the property is a self-storage facility. This site will be an extension of 
Fluvanna Self Storage operated by the applicant just east of the property (approximately 450 feet) 
at 21 Burns Plaza. The existing business and subject property to be rezoned are separated by a 
driveway serving residential properties at the rear as well as a strip commercial center that 
contains Orme Family Fitness along with other businesses. 
 
Both subject properties contain an existing dwelling; the one on Tax Map 8-A-31 (677 Lake 
Monticello Road) is currently vacant while the one on Tax Map 8-A-32 (647 Lake Monticello 
Road) is currently occupied. If this rezoning request is approved, the applicant proposes to 
remove the dwelling on Tax Map 8-A-31 and retain the one on Tax Map 8-A-32 as rental 
property. A rezoning to B-1 would deem the remaining dwelling as a legal nonconforming use.  
 
Initial development of the property will involve the construction of two storage facility buildings 
in the general area of the dwelling that is proposed to be removed. In accordance with the 
applicant’s sketch plan, one storage building will be 5,000 square feet in size while the other will 
be 5,400 square feet. The applicant also intends to vacate the property line between the two 
subject parcels in order to only have one parcel. Depending on future needs of the business, 
additional storage buildings could be added to the property in the future – however this is 
anticipated to be several years or more. Any future expansion would be permitted by right in the 
B-1 District and would simply need to obtain required reviews and approvals at that time. 
 
The purpose of the A-1 District is “to conserve water and other natural resources, reduce soil 
erosion, protect watersheds and reduce hazards from floods; to preserve the rural character of 
the county; to promote existing and future farming and forestry operations; and to promote the 
retention of undisturbed open space.” 
 
In contrast, the B-1 District “covers those areas of the county as defined by the Comprehensive 
Plan that are intended for the conduct of general business to which the public requires direct 
and frequent access, but which is not characterized either by constant heavy trucking other than 
stocking and delivery of light retail goods, or by any nuisance factors other than occasioned by 
incidental light and noise of congregation of people and passenger vehicles.” 
 
If this rezoning is approved, then a site development plan that is in full compliance with county 
ordinances and associated proffers shall be reviewed and approved by planning staff prior to the 
commencement of any site improvements or construction. 
 
(Attachment F) 
 
 



Comprehensive Plan::      
 
Land Use Chapter: 
The Comprehensive Plan designates this property as within the Rivanna (Lake Monticello) 
Community Planning Area. According to this chapter, “the area is traditionally neighborhood 
residential, with primarily single-family detached dwellings. Surrounding growth should be a 
mixture of uses and residential dwelling types that serve a variety of incomes. Neighborhood 
mixed-use is needed to help offset the volume of single-family residential development in this 
community. Additional services and infrastructure are needed to accommodate more growth.” 
 
The Rivanna Community Planning Area is the most developed planning area in the county, and 
represents a good mixture of residential and commercial uses to sustain the citizenry. A variety of 
retail, food service and professional service oriented businesses are located in and around the 
Rivanna CPA. 
 
Economic Development Chapter: 
According to this chapter, “the primary infrastructure service areas will be the Zion Crossroads, 
Lake Monticello, and Fork Union community planning areas.” This property is located within 
the Rivanna (Lake Monticello) Community Planning Area, in close proximity to high-density 
residential development. 
 
Conclusion: 
 
This rezoning request appears to meet the intent of the Comprehensive Plan in that the proposed 
rezoning may contribute to “medium and small commercial businesses, along with office, civic, 
and residential uses, combine to form a series of neo-traditional developments that are 
interconnected with surrounding development”. Additionally, the proposed use may contribute to 
the sustainability of services for the greater Lake Monticello residential community. 
 
In addition to conformance with the Comprehensive Plan, the Planning Commission may want to 
consider any potential adverse impacts, such as traffic entering and exiting the property, noise, or 
potential impacts to adjacent properties. 
 
Suggested Motion: 
 
I move that the Planning Commission recommend approval/denial/deferral of ZMP 16:05, a 
request to amend the Fluvanna County Zoning Map with respect to approximately 3.67 acres of 
Tax Map 8, Section A, Parcels 31 and 32, to rezone the same from A-1, Agricultural, General, to 
B-1, Business, General. 
 
Attachments: 
A – Application and APO Letter 
B – Aerial Vicinity Map 
C – Existing Zoning Map 
D – Neighborhood Meeting sign in sheet and comments 
E – TRC comment letter 



    

F – Applicant’s site rendering 
G – Proposed ordinance 
H – Letters of support from neighbors 
 
 
Copy:  Mr. Carlos Burns – carlos@storefss.com  
           File 

mailto:carlos@storefss.com
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Memorandum 
 
 
 
 
 
 
 
 
 

DATE:            September 20, 2016 
 
RE:                 Planning Commission APO Letter 

 
TO:                 Jason Stewart 

 
FROM:          Stephanie Keuther 

 
 
 
 
Please be advised the attached letter went out to the attached list of Adjacent Property 
Owners for the September 28, 2016 Planning Commission Meeting. 
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132 Main Street 
P.O. Box 540 

Palmyra, VA 22963 
(434) 591-1910 

Fax (434) 591-1911 
www.fluvannacounty.org 

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 

NOTICE OF PUBLIC HEARING 
September 13, 2016 

 
«Name» 
«Address» 
«City_State» «ZIP» 
TMP#«TMP» 
 
Re: Public Hearing on ZMP 16:05 
 
Dear «Name»: 
 
This letter is to notify you that the Fluvanna County Planning Commission will hold a public hearing on 
the above referenced item as noted below: 
 
 Purpose: Planning Commission Public Hearing 
 Day/Date: Wednesday, September 28, 2016 
 Time:  7:00 PM 
 Location: Fluvanna County Circuit Court Room, Palmyra, VA 
 
The applicant or applicant’s representative will be present at the Planning Commission meeting for the 
special use permit request that is described as follows: 

 
ZMP 16:05 Fluvanna Self Storage: A request to rezone, from A-1 Agricultural, General to B-1 Business, 
General, 3.67 acres of Tax Map 8, Section A, Parcels 31 and 32. The property is located on the north side 
of Lake Monticello Road (State Route 618), approximately one half mile east of the intersection of 
Thomas Jefferson Parkway (State Route 53). The parcels are within the Rivanna Community Planning 
Area and the Palmyra Election District. 
 
You are welcome to attend the Public hearing and you will have an opportunity to comment, if desired.  
The tentative agenda and staff report for this action is available for public review on the County website 
at: http://fluvannacounty.org/government/pc/agendasactionsminutes.  You can also view the report in 
the Fluvanna County Planning and Zoning Department during working hours (8:00 am – 5:00 pm, 
Monday through Friday). 
 
If you have any questions regarding this special use permit application or the Public Hearing, please 
contact me at 434–591–1910. 
 
Sincerely, 
 

 
Jason Stewart 
Planning and Zoning Administrator 
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SUP 16 :10

TMP NAME ADDRESS CITY, STATE ZIP 
8 A 32 CPBURNS PROPERTIES LLC 647 LAKE MONTICELLO RPALMYRA, VA 22963
8 A 30A JULIAN A. & CAROLYN C. THOMAS 599 LAKE MONTICELLO RPALMYRA, VA 22963
8 A 30D RAY FRANKLIN & JANE MARTIN 697 LAKE MONTICELLO RPALMYRA, VA 22963
18A 5 131 ROY T BUTLER 581 JEFFERSON DR PALMYRA, VA 22963
18A 5 134 SCOTT A & WENDI M WOODSON 575 JEFFERSON DR PALMYRA, VA 22963
18A 5 132 THOMAS & MARY KATE KINNEY 579 JEFFERSON DR PALMYRA, VA 22963
18A 5 133 WILLIAM A CONNOR 577 JEFFERSON DR PALMYRA, VA 22963
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Neighborhood Meeting Notes – August 10, 2016 
 
Special Use Permit 16:09 – Coronal Development Services 
 

• How far back will the tree line be cleared/trimmed? 
• Wet strip/wetlands? 
• Site work/disturbance of land? 
• Lease agreement / removal of equipment at end of term? 
• Road maintenance? 
• Stormwater runoff? 
• Impact on taxes/personal property? 

 
Rezoning Application ZMP 16:05 – CPBurns Properties LLC 
 

• Singlewide used as rental property? 
• Would like to see the property remain agricultural 
• Lighting? (proposed to be pointed down) 
• Noise? 
• Hours? (will be open 24 hours) 
• Accidents in front of Julian and Carolyn Thomas property; entrance to property could be 

dangerous; fitness center traffic 
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August 25, 2016 

 
Carlos A. Burns 
CPBurns Properties LLC 
40 Xebec Road 
Palmyra, VA 22963 
 
DDeelliivveerreedd  vviiaa  eemmaaiill  ttoo  ccppbbuurrnnss..pprrooppeerrttiieess@@ggmmaaiill..ccoomm   
 
Re: ZMP 16:05 Fluvanna Self Storage 
Tax Map:  8, Section A, Parcels 31 & 32 
 
Dear Mr. Burns: 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, August 11, 2016: 

 
1. Planning staff had no comments. 

 
2. Fire Chief stated that the road access within the project appears to be about 24 feet in 

width. The applicant responded that they normally prefer around 27 feet. 
 

3. Building Official wanted to know if the existing property line between the two parcels 
being rezoned was going to be vacated. Building walls that are five (5) feet or less from a 
property line are required to be fire rated. 

 
4. VDOT: VDOT has made a site visit and reviewed the sketch plan for the proposed 

Fluvanna Self Storage.  Two storage units are shown on the conceptual site plan with stub 
outs indicating that there will be additional storage units or other development in the 
future.  Based on the two (2) storage units shown on the conceptual site plan (5,000 sq. ft. 
& 5,400 sq. ft.), a Low Volume Commercial Entrance (maximum 50 vehicles per day) 
would be adequate for the first phase of development.  There are several trees to the east 
of the proposed entrance that will have to be removed and some trimming of limbs may 
be required to the west in order to provide the minimum 360 ft. of Stopping Sight 
Distance required for a Low Volume Entrance.  If full buildout of the site exceeds the 
maximum 50 vehicles per day then an entrance analysis is required as well as a 
Commercial Entrance with a minimum of 500 ft. of Intersection Sight Distance in both 
directions.  Based upon initial review, if a Commercial Entrance is required it appears 
that a sight distance easement would most likely be required from the landowner(s) to the 
west of the proposed entrance on the south side of Rte. 618 along the inside of the 
horizontal curve in order to achieve the minimum 500 ft. of Intersection Sight Distance to 
support a Commercial Entrance.  If a sight easement is required, in addition to the sight 
triangle, designate the entire area 5 ft. beyond and parallel to the sight triangle as part of 

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 

mailto:cpburns.properties@gmail.com
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the sight easement. Make sure that any proposed signs, landscaping, etc. along Rte. 618 
does not obstruct or impair the required minimum of 360 ft. of Stopping Sight Distance 
for a Low Volume Entrance or the minimum 500 ft. of Intersection Sight Distance.  If a 
gate is installed to control access to the site, make sure that it is set back far enough from 
Rte. 618 that vehicles entering the site do not block traffic on the state road. 

5. Health Department had no comments. 
 

The Planning Commission will have a meeting to discuss this item at their Wednesday, 
September 28, 2016 meeting.  Your attendance is required at this meeting. 
 
If you have any questions or need additional information, please contact me at 434-591-1910.    
 
Sincerely, 
Brad Robinson 
Senior Planner 
Dept. of Planning & Zoning 
 
cc:   File 
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An Ordinance To Amend The Fluvanna County Zoning Map, With Respect To 3.67 acres of 
Tax Map 8, Section A, Parcels 31 and 32 to rezone the same from A-1, Agricultural, General to 
B-1, Business, General (ZMP 16:05) 

 
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 3.67 acres of Tax Map 8, Section A, Parcels 31 and 32, be and is hereby, rezoned from A-1, 
Agricultural, General to B-1, Business, General. 
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STAFF REPORT 
 
To: Fluvanna County Planning Commission   From: James Newman 
Case Number: SDP 16:10     District: Fork Union 
Tax Map: Tax Map 30, Section A, Parcel 1                 Date: September 28, 2016 
                   
  
General Information:  This item is scheduled to be heard by the Planning Commission on 

Wednesday, September 28, 2016 at 7:00 p.m. in the Circuit 
Courtroom of the Fluvanna County Courts Building. 

 
Owner:         County of Fluvanna, VA 
 
Applicant/Representative: Draper Aden Associates is applicant, owner is Fluvanna County 
 
Requested Action: Approval of a Site Development Application to construct an 

approximately 4,320 sq ft building with associated parking, with 
respect to 500 acres of Tax Map 30, Section A, Parcel 1.  
(Attachment A) 

 
Location                The property is zoned A-1, Agricultural General, and is located at 

Pleasant Grove Drive on the north side of Thomas Jefferson 

Highway (Route 53). It is located roughly 2 miles west of the 

intersection Thomas Jefferson Highway (Route 53) and James 

Madison Highway (Route 15). The property is located in the Fork 

Union Election District. (Attachment B) 

Existing Zoning:  A-1, Agricultural, General  
 
Existing Land Use:  Pleasant Grove Museum, park system 
                                              
Adjacent Land Uses:  Adjacent properties are zoned A-1, Agricultural, General and R-3 

Residential Planned Community 
 
Comprehensive Plan:  Palmyra Community Planning Area 
 
Zoning History:   None.    

COUNTY OF  F LUVANNA 
“ Responsive & Responsible Government”  

  

P.O. Box 540 Palmyra, VA 22963 (434) 591-1910 FAX (434) 591-1911 www.co.fluvanna.va.us 
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Analysis: 
 
This structure is being proposed as the Fluvanna Farm Heritage Museum. The applicant is 
requesting sketch plan approval to construct an approximately 4,320 sq ft building with 
associated parking on a portion A-1 zoned property, approximately 500 acres in size. The 
building will be located behind and to the north-east of the existing Pleasant Grove 
House/Museum, a distance of roughly 240 feet. The building will have an overhang roof. The 
building itself is located on the opposite side of the gravel drive located to the east of Pleasant 
Grove House. 
 
This project was proposed by a partnership of Fluvanna County and the Fluvanna County 
Historic Society. The building will be used to house exhibits and items of interest owned by the 
County, Historic Society, or others who wish to exhibit items of historical significance.  
  
(Attachment C) 
 
Parking/Roads 
 
The site has existing access via an approximately 13ft wide gravel road. This road may be 
extended up to approximately 24ft wide based on the plan provided. This roadway widening 
would allow for two-way traffic to flow smoothly. Furthermore, across the road from the 
museum, a new road will connect the existing parking lot to the gravel drive in front of the 
museum. Two parking spaces in the existing parking lot will be removed to make way for this 
new road entrance. This new road will be approximately 20ft wide. 
 
10 new parking spaces are proposed, including two handicap parking spaces. These handicap 
parking spaces would be adjacent to the proposed sidewalk connecting the existing Pleasant 
Grove pathways to the new Farm Heritage Museum. This will allow for seamless handicap 
access from the main house, to the comfort station, to the new museum building. 
 
Landscaping/Screening 
 
All landscaping should be in compliance with the Fluvanna County Zoning Ordinance.  All 
parking lots of five (5) or more spaces must be screened from view of public roads, rights-of-
way, and adjacent properties. 
 
Stormwater Management 
 
An erosion and sediment control plan would also be required for review and approval prior to the 
issuance of any land disturbing permit.  
 
Technical Review Committee 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, August 11, 2016: 
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1. Planning Staff had no comments. 
 

2. Fire Chief wanted to know what materials the building would be made from. Applicant 
stated it would be wood, metal, and other basic construction materials. Fire Chief was 
satisfied. 
 

3. The Department of Forestry stated they have no comments 
 

4. Health Dept. stated they have no comments. 
 

5. Erosion and Sediment Control had no comments. 
 

6. VDOT: - VDOT made a site visit and reviewed the sketch plan and for the proposed 
County of Fluvanna Farm Heritage Museum & Parking Lot Improvements.  The proposed 
museum and parking lot is located off Rte. 721 (Pleasant Grove Road) which has a posted 
speed limit of 30 mph and is served by a right turn lane off Rte. 53 (posted speed limit = 
45 mph).  Access to the proposed improvements is by way of an existing gravel entrance 
off Pleasant Grove Road.  The intersection is controlled by a Stop Sign and it has good 
sight distance.  VDOT does not have any objections or concerns with the proposed 
project. 
 

7. Chamber of Commerce representative wanted to know if the building would host a 
rotating series of events. The applicant stated that could be a possibility. 

    
(Attachment D) 
 
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, and screening; 

2. Meet all required Erosion and Sedimentation Control regulations; 
3. Meet all VDOT requirements 

 
Suggested Motion: 
 
I move to approve SDP 16:10, a sketch plan to construct an approximately 4,320 sq ft building 
with associated parking and road improvements, with respect to 500 acres of Tax Map 30, 
Section A, Parcel 1., subject to the three (3) conditions listed in the staff report. 
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Attachments:                  
 
A – Application 
B – Aerial Vicinity Map 
C -  Site sketch plan 
D- Environmental Health Dept comments from TRC 
 
Copy: 
Owner:  County of Fluvanna Public Works Dept. Head: Wayne Stephens, at wstephens@fluvannacounty.org  
File 

mailto:wstephens@fluvannacounty.org
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August 26, 2016 
Julia Skare 
700 Harris Street 
Charlottesville VA, 22903 
 
Delivered via email to jskare@daa.com  
 
Re: SDP 16:10- Fluvanna County Farm Museum 
Tax Map:  30, Section A, Parcel 1 
 
Dear Ms. Skare: 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, August 11, 2016: 
 

1. Planning Staff had no comments. 
 

2. Fire Chief wanted to know what materials the building would be made from. Applicant 
stated it would be wood, metal, and other basic construction materials. Fire Chief was 
satisfied. 
 

3. The Department of Forestry stated they have no comments 
 

4. Health Dept. stated they have no comments. 
 

5. Erosion and Sediment Control had no comments. 
 

6. VDOT: - VDOT made a site visit and reviewed the sketch plan and for the proposed 
County of Fluvanna Farm Heritage Museum & Parking Lot Improvements.  The proposed 
museum and parking lot is located off Rte. 721 (Pleasant Grove Road) which has a posted 
speed limit of 30 mph and is served by a right turn lane off Rte. 53 (posted speed limit = 
45 mph).  Access to the proposed improvements is by way of an existing gravel entrance 
off Pleasant Grove Road.  The intersection is controlled by a Stop Sign and it has good 
sight distance.  VDOT does not have any objections or concerns with the proposed 
project. 
 

7. Chamber of Commerce representative wanted to know if the building would host a 
rotating series of events. The applicant stated that could be a possibility. 
 

The Planning Commission will have a meeting to discuss this item at their Wednesday, 
September 28, 2016 meeting.  Your attendance is required at this meeting. 
 

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 

mailto:jskare@daa.com
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If you have any questions or need additional information, please contact me at 434-591-1910.    
 
Sincerely, 
James Newman 
Planner 
Dept. of Planning & Zoning 
 
cc:   File 

jnewman
Typewritten Text
Attachment D



132 Main Street 
P.O. Box 540 

Palmyra, VA 22963 
(434) 591-1910 

Fax (434) 591-1911 
www.fluvannacounty.org 

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 
 

 
 
 

Memo 
 
To: Fluvanna County Planning Commission 
From:    Jason Stewart, Planning & Zoning Administrator 
Date: September 28, 2016 
 
 
Re: Review of the Telecommunications Ordinance/Supplemental Review Fee 
 
Staff is advising the Planning Commission to initiate a zoning text amendment change in regards to 
Section 22-27-14 Fees for Supplemental Review in regards to Article 27 Regulation of 
Telecommunications Facilities.  
 
Concerns have been raised and discussed by Staff, the County Attorney’s Office, and our Third Party 
Expert that would lead us to conclude that further clarity is needed in how the $4000 fee for 
supplemental review is applied and exactly what the criteria would qualify a proposal for the reduced 
fee of $1800. If initiated, Staff plans to work with the County Attorney’s Office, and our Third Party 
Expert (Cityscape) to bring back a revised text for the Planning Commission’s consideration for a 
recommendation to the Board of Supervisors.  
 
If you have any questions, please contact the Planning Department at (434) 591-1910 or via email.  
 
Suggested Motion: 
MOTION:  I move that the Fluvanna County Planning Commission direct staff to initiate a Zoning Text 
Amendment to amend “Section 22-27-14, Fees for Supplemental review in Article 27. Regulation of 
Telecommunications Facilities” to improve clarity of the fee schedule utilized by the County in regards to 
its third party expert, and to schedule a future public hearing for formal Planning Commission 
consideration and recommendation to the Board of Supervisors. 
 
 
 



132 Main Street 
P.O. Box 540 

Palmyra, VA 22963 
(434) 591-1910 

Fax (434) 591-1911 
www.fluvannacounty.org 

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA
 

 
 

To:   Fluvanna County Planning Commission 
From:  Jason Stewart, AICP 
Date:   September 28, 2016 
Re:   Planning Director’s Report 
 
 
Board of Supervisors Actions:   
 
September 7, 2016 
 
None 
 
September 21, 2016 
 
None 
 
ZMP 16:04 (Foster Fuels Rezoning) and SUP 16:08 (Foster Fuels propane tank) were withdrawn 
by the applicant after the Planning Commission public hearing on August 24, 2016. 
 
 
Board of Zoning Appeals Actions: 

None 
 
Technical Review Committee for September 8, 2016: 
 

I. SUP 16:10 – VFW Telecom Tower– A request for a Special Use Permit to amend 
previous Special Use permit 11-03, with respect to 3.5 acres of Tax Map 47, Section A, 
Parcel 10. The proposed use regards constructing a self-support telecommunications 
lattice tower with a height of 250’. The property is located on West River Road (State 
Route 6), approximately .4 miles east of the intersection with Beals Lane (State Route 
645). The parcel is zoned A-1 Agricultural, General. The parcel is within the Rural 
Residential Community Planning Area and the Cunningham Election District. 



 
FLUVANNA COUNTY PLANNING COMMISSION 

REGULAR MEETING MINUTES 
Circuit Court Room--Fluvanna County Courts 

July 27, 2016 
7:00 p.m. 

 
 
MEMBERS PRESENT:  Barry Bibb, Chairman 
  Ed Zimmer, Vice Chairman  
                                     Donald Gaines  

Lewis Johnson 
Tony O’Brien, Board of Supervisors Representative 
 
 

ALSO PRESENT:       Jason Stewart, Planning Zoning Administrator   
Brad Robinson, Senior Planner 
James Newman, Planner 
Frederick Payne, Fluvanna County Attorney 
 

 
Absent:                   Howard Lagomarsino 
 
 
 
CALL TO ORDER/PLEDGE OF ALLEGIANCE 
Chairman Bibb called the meeting to order at 7:00 p.m., followed by reciting the Pledge of Allegiance. 
 
PLANNING DIRECTOR’S REPORT (Mr. Stewart) 
 
Board of Supervisors Actions:   
July 6, 2016:  
 
Proposed Ordinance to Amend Section 5-2-2 of the Fluvanna County Code: amended Chapter 5, Article 2, Section 2, of the 
Fluvanna County Code to exempt County owned and operated properties from Building Fees; and amend Chapter 6, Article 1, 
Section 5, of the Fluvanna County Code to exempt County owned and operated properties from Fees for Grading and Land 
Disturbing permits, Plans, and related Reviews: Approved 5-0-0  
 
ZTA 16:01– Amendment of the Fluvanna County Zoning Ordinance Subsections 22- 20-1: amended the Fluvanna County 
Zoning Ordinance entitled “AN ORDINANCE TO AMEND AND REENACT CHAPTER 22, ARTICLE 20 OF THE FLUVANNA COUNTY 
CODE BY CERTAIN AMENDMENTS TO SECTIONS AND SUBSECTIONS 22-20-1, THEREOF, AMENDING AND REENACTING THE 
FLUVANNA COUNTY ZONING ORDINANCE TO CONFORM TO THE CURRENT ENABLING LEGISLATION, AS AMENDED.” Approved 
5-0-0 
 
 
SUP 16:05 - Dominion Virginia Power: approved a request for a special use permit to relocate a private microwave 
communications tower, with respect to 91.05 acres of Tax Map 59, Section 7, Parcel 1, subject to the eleven (11) conditions 
listed in the staff report. Approved 5-0-0  
 
ZMP 16:03– Columbia Floodplain Ordinance Adoption: amended the Fluvanna County Zoning Map to include within the 
Special Flood Hazard Districts of the Flood Protection Overlay District the area within the limits of the former Town of 
Columbia, pursuant to County Code Section 22-17-8A et seq. Approved 5-0-0 
 
 
 
Board of Zoning Appeals Actions: 
None 



 
Technical Review Committee for July 14, 2016:  
 
1. ZMP 16:04 Foster Fuels Rezoning- A request to rezone, from I-1 Industrial Limited, to I-2 Industrial General, 14.77 acres of 
Tax Map 4, Section A, Parcel 99. The property is located on the north side of Richmond Road (US Route 250), approximately one 
half mile east of the intersection of Zion Road (State Route 627) and Richmond Road. The parcel is zoned I1. The parcel is within 
the Zion Community Planning Area and the Columbia Election District.  

2. SUP 16:08 Foster Fuels-Propane Tank - A request for a special use permit to install a petroleum distribution facility, with 
respect to 14.77 acres of Tax Map 4, Section A, Parcel 99. The property is located on the north side of Richmond Road (US 
Route 250), approximately one half mile east of the intersection of Zion Road (State Route 627) and Richmond Road. The parcel 
is zoned I1. The parcel is within the Zion Community Planning Area and the Columbia Election District  

3. SDP 16:07 – JaZan LLC – A site development plan request to construct, in three (3) phases, a series of industrial use buildings, 
with respect to 1.69 acres of Tax Map 5, Section 24, Parcel 2. The property is zoned I-1 Industrial, Limited and is located 
approximately 500 feet east of the intersection of Richmond Road (US Route 250) and Zion Station Road (State Route 631). The 
parcel is within the Zion Community Planning Area and the Columbia Election District.  

4. SDP 16:08 – Self-Support Tower– A site development plan request to construct a 250’ self-supported lattice tower, with a 
12’x16’ pre-fabricated concrete shelter, with respect to 100.288 acres of Tax Map 40, Section A, Parcel 16. The property is 
zoned A-1, Agricultural General, and is located approximately a half-mile from the intersection of West River Road (State Route 
6) and Goldmine Road (State Route 671). The property is located in the Fork Union Election District and is within a Rural 
Preservation Planning Area.  
 
Awaiting VDOT Comments on all TRC items as of July 22, 2016 
 
PUBLIC COMMENTS: 
Chairman Bibb opened the floor for the first section of public comments.  
With no one wishing to speak, Chairman Bibb closed the first public comment section.  
 
APPROVAL OF MINUTES: 

MOTION: Mr. Gaines motions to accept the minutes of the June 22, 2016 meeting as submitted, Mr. Johnson 
seconded. The motion carried a vote of Approved 4-0 with 1 absent 

 
PUBLIC HEARINGS: 
 
ZTA 16:02: Presented by Planner James Newman: An ordinance to amend and reenact Chapter 19, Article 9 of the Fluvanna 
County Code by certain amendments to Sections and Subsections 19-9-6, thereof, amending the Fluvanna County Subdivision 
Ordinance to exempt County owned property used for county purposes from the applicable fee schedule of the subdivision 
ordinance. 

James Newman explained that this will reduce unnecessary steps to develop County projects faster. This does not absolve 
Fluvanna county employees from the ability to review or resolve a county project. 

Recommended Conditions 
Staff has no conditions to recommend. 

PUBLIC HEARING COMMENTS: 
None 
 
Motion to Approve: Mr. Johnson moved to recommend approval of ZTA 16:02 Mr. Zimmer seconded. The motion carried 
with a vote of 4-0-1. Ayes: Mr. Bibb, Mr. Gains, Mr. Johnson, and Mr. Zimmer. Nays: None Abstain: None 
 



SUP 16:06 Silver Lining Flowers LLC – Presented by Planner James Newman; A request for a special use permit to operate a 
commercial greenhouse, with respect to 35.26 acres of Tax Map 40, Section 19, Parcel D. The property is located south of 
Haden Martin Road (State Route 640), approximately one mile north-east of the intersection of Haden Martin Road and Forest 
Glen Lane. The parcel is zoned A1. The parcel is within a Rural Preservation Planning Area and the Fork Union Election District. 
The applicant would like to sell retail and wholesale to customers and host a yearly festival.  

Applicant Mr. Bucker, states he will be responsible for maintaing the private street by adding gravel as necessary, and will be 
responsible for maintenance though, not reconstruction caused by a natural disaster or by an Act of God. Other property 
owners would not be responsible for this maintenance. Mr. Buckner states there about seventy five million hydrangeas that 
come from South America each year and that he would like to participate in this market for the East Coast. 

There will be an estimate of 10-15 green houses on the property and they will stay up year round.  He also plans plant 
hydrangeas out into the field to make the property look attractive, along with other screening plants. In regards to the festival, 
they are looking to have an attendance of up to199 people. 

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. Hours of operation shall be 7am-5pm Monday-Sunday, and deliveries and pickups will 
occur 7am-5pm Monday-Friday. 
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. All outdoor storage of materials shall be screened from the view of public roads, rights of- 
way, and adjacent properties as required by Sec. 22-24-7 3. iii of the Zoning 
Ordinance. 
6. The Board of Supervisors, or its representative, reserves the right to inspect the business 
For compliance with these conditions at any time 
7. 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. 
8. For so long as the use permitted by this special use permit shall remain in effect, the 
owner of such use shall be solely responsible for maintenance of the private road serving the subject property. 
 

PUBLIC HEARING COMMENTS: 

Karen Soto of Fox Jefferson Dr.: If you plan to have a distribution up and down the road will this bring large trucks as well? 
What kind of traffic do you propose to have for these festivals? 
Applicant Mr. Buckner: There would be a small van to come 2-3 times a week. In regards to the festival, they are looking to 
have an attendance of 199 people. 

PC Discussion:  
None 
 
Motion to Approve: 
Mr. Johnson moved to recommend approval of SUP 16:06 – Silver Lining Flowers, Mr. Zimmer seconded. The motion carried 
with a vote of 4-0-1. Ayes: Mr. Bibb, Mr. Gains, Mr. Johnson, and Mr. Zimmer. Nays: None Abstain: None 
 

SUP 16:07 Sycamore Square – Presented by Planner James Newman; A request for a special use permit to operate an assisted 
living facility, with respect to 3.36 acres of Tax Map 9, Section A, Parcel 14. The property is located at the intersection Ashlawn 
Boulevard and Lake Monticello Road (State Route 618). The parcel is zoned R-3. The parcel is within the Rivanna Community 
Planning Area and the Palmyra Election District.  

The previous SUP 04:20 is being modified by this SUP, which is applying to change or clarify the proposed use to fit the current 
County definition of an assisted living facility to be in compliance with Fluvanna County. Adult retirement community 



referenced to codes 22-22-4 and 22-22-1 SUP is not to be constructed on the property; the purpose of this SUP is to clarify that 
only an assisted living facility will be constructed on site. 

Applicant: SUP was approved in 2005 as adult retirement community/assisted living facility but they want to change to adult 
living facility in order to follow the ordinance. People would have their own units and services would be available on site. 
According to staff this will also clarify their abilities as to what they can provide for services. 

Conditions 
As this is updating the language of SUP 04:20, all conditions from SUP 04:20 still apply. Those 
conditions are: 
1. Satisfying all requirements of the Virginia Department of Transportation 
2. Satisfying all requirements of the Thomas Jefferson Soil and Water Conservation District 
3. Satisfying all requirements of the Health Department 
4. A site development plan shall be required per Article 23 of the County Zoning Ordinance 
5. Violation of any of the conditions of this permit shall be grounds for revocation of this 
special use permit 
Further conditions are: 
6. Development must adhere to the definition of ‘Assisted Living Facility’ as defined in County 
Code 22-22-1 
 

PUBLIC HEARING COMMENTS 

Stephanie Paris of Lake Monticello was concerned about rescue squad services to and from this location. As well as the 
demand this will put on the rescue squad for funding. 
Sue Cotellessa of 590 Jefferson Drive: What’s the difference between assisted vs independent in respect to onsite availability. 
Are medical services optional? 
William Houser 17 Horseback Lane: How many people per unit? How much money will this cost LMES? Anticipated traffic 
increase? 
Kathleen Houser of 17 Horseback Ln: EMS personnel concerns. 
Ed Zimmer: When is construction expected to begin? 
Jason Rosalez 200 Manor Blvd: Why was this location selected? 
Applicant Stated answers all the questions and concerns to the satisfaction of the Planning Commission. 
Mr. Gains asked VDOT if all requirements, sites, and distance were being followed at this time. 
VDOT: Yes. 
 
Motion to Approve: 
Mr. Gaines moved to recommend approval of SUP 16:06 Silver Lining Flowers Mr. Zimmer Seconded. The motion carried with 
a vote of 4-0-1. AYES: Mr. Bibb, and Mr. Johnson. NAYS: None. Abstain: None 
 
ZMP 16:02 Rivanna Heights Rezoning –  
Deferred until August 24, 2016 
 
 
ZMP 16:01– Nahor Village Amendment- Presented by Planner James Newman;  A request to amend the Nahor Village Master 
Plan in regards to the number and type of single family dwellings, with respect to the entirety of Nahor Village, centered around 
2.84 acres of Tax Map 17, Section A, Parcel 1F. The property is zoned R-3 Residential and is located at the intersection of Village 
Boulevard and Thomas Jefferson Parkway (State Route 53). The property is located in the Cunningham Election District, and is 
within the Rivanna Community Planning Area.  
 
In respect to the Master plan we would be changing attached family town homes to detached family single dwelling homes, 
with lots to show the setback requirements. 
Applicant: We have already noticed significant changes in sales in regards to having a townhouse as opposed to a single family 
detached house. We have and would continue to pave the roads and clear necessary trees needed to complete. 
 
Mr. Bibb. Made comments in favor of the reduction in impervious land use. 
 
Public Comment: 



None 
 
Motion to Approve: 
Mr. Zimmer moved to recommend approval of ZMP 16:01 Nahor Village Amendment Mr. Gaines Seconded. The motion 
carried with a vote of 4-0-1. AYES: Mr. Bibb, and Mr. Johnson. NAYS: None. Abstain: None 
 
Site Development Plans 

SDP 16:08- Presented by Planner James Newman; The proposed landfill property is zoned A-1, Agricultural General, and is 
located approximately a half-mile from the intersection of West River Road (State Route 6) and Goldmine Road (State Route 
671). The property is located in the Fork Union Election District. Approval of a Site Development Application to construct a 250’ 
self-support lattice tower and peripheral ground-equipment with respect to a portion of 100.288 acres.  
 
Planner James Newman explained that the proposed tower will accommodate the growing need and demand for 
telecommunications services and emergency service facilities. 
 
Recommended Conditions: 
 
1. Meeting all final site plan requirements. 
2. Meet all required Erosion and Sedimentation Control regulations. 
 
Motion to Approve: 
Mr. Gaines moved to recommend approval of SDP 16:08 Mr. Johnson Seconded. The motion carried with a vote of 4-0-1. 
AYES: Mr. Bibb, and Mr. Zimmer. NAYS: None. Abstain: None 
 
SDP 16:09 - Presented by Planner James Newman; Site Development Application to construct a 300’ Columbia site self-support 
lattice tower and peripheral ground-equipment with respect to a portion of 7.6 acres. Along with the tower, a 12’x16’ pre-
fabricated concrete shelter is proposed to hold the equipment required to operate the tower. There will also be a 1,000 gallon 
propane tank on site. A 15ft gravel access pointe road would be installed on the property, along with a proposed 20’ wide x 50’ 
long parking and turnaround. 
 
Recommended Conditions: 
1. Meeting all final site plan requirements which include, but are not limited to, 
providing parking and screening. 
2. Meet all required Erosion and Sedimentation Control regulations. 
3. Tower compound placement must avoid existing drain field 
 
 PC Discussion 
 Mr. Bibb - We need to get these items done to have better communication in the county. 
 
Motion to Approve: 
Mr. Gaines moved to recommend approval of SDP 16:09 Mr. Zimmer Seconded. The motion carried with a vote of 4-0-1. 
AYES: Mr. Bibb, and Mr. Johnson. NAYS: None. Abstain: None 
 
Comments by Jason Stewart 
Welcomed Brad Robinson as our new Senior Planner 
 
Adjourned 
There being no further business, Chairman Bibb adjourned the Planning Commission meeting of July 27, 2016 at 8:24 p.m.  
Minutes recorded by Stephanie Keuther, Senior Program Support Assistant. 
 
 

___________________________________________________ 
Barry A. Bibb, Chairman 

Fluvanna County Planning Commission 



FLUVANNA COUNTY PLANNING COMMISSION 
WORK SESSION MEETING MINUTES 

Circuit Court Room--Fluvanna County Courts 
August 24, 2016 

6:00 p.m. 
 
 

 
MEMBERS PRESENT:  Barry Bibb, Chairman 
  Lewis Johnson, Vice Chairman 
      Donald Gaines 
                                    Ed Zimmer  

Lewis Johnson 
Howard Lagomarsino 
 

ALSO PRESENT:      Jason Stewart, Planning and Zoning Administrator  
Brad Robinson, Senior Planner 
James Newman, Planner 
Frederick Payne, Fluvanna County Attorney 
Steven Nichols 
Stephanie Keuther 

 
Absent: Tony O’Brien, Board of Supervisors Representative 

 
Open the Work Session (Mr. Barry Bibb, Chairman) 

 
Planning Director: 
Jason Stewart - Economic Development Planning meeting – Wednesday August 1, 2016 at 1pm – 5pm 
Located at the Fluvanna County Library. 
 
Public Comment: (limit 3minutes per) 
None 
 
Sign Ordinance: 
Updating the Sign ordinance to change from flashing lights and flyers. 
Flashing signs are becoming a distraction. 
 
Public Sign Comments:  
None 
 
Planning commission: 
Mr. Bibb Chairman Would like us to check with Louisa & Albemarle Counties and there ordinances 
regarding signs. 
Mr. Zimmer Possibly requests a neighborhood meeting. 
Mr. Bibb Doesn’t want some of the portable signs to start becoming permanent. 
Jason Stewart Suggest to allow portable signs as a compromise. 
 



Older Business: 
More about Columbia 
  
Public Comment: (Limited to Three (3) Minutes per Speaker)  
None 
 
Adjourn: 
Chairman Bibb adjourned the Planning Commission Work Session meeting of August 24, 2016 at  
6:35 p.m.  
Work Session Minutes by Stephanie Keuther 
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 FLUVANNA COUNTY PLANNING COMMISSION 
REGULAR MEETING MINUTES 

Circuit Court Room--Fluvanna County Courts 
August 24, 2016 

7:00 p.m. 
 
 

 
MEMBERS PRESENT:  Barry Bibb, Chairman 
  Lewis Johnson, Vice Chairman 
                                    Ed Zimmer  

Lewis Johnson 
Howard Lagomarsino 
Donald Gaines 
 

ALSO PRESENT:      Jason Stewart, Planning and Zoning Administrator  
Brad Robinson, Senior Planner 
James Newman, Planner 
Frederick Payne, Fluvanna County Attorney 
Stephanie Keuther 

 
Absent:                  Tony O’ Brien 
  
 
 
CALL TO ORDER/PLEDGE OF ALLEGIANCE 
Chairman Bibb called the meeting to order at 7:00 p.m., followed by reciting the Pledge of Allegiance. 
 
PLANNING DIRECTOR’S REPORT (Mr. Stewart) 
 
Board of Supervisors Actions: 
 
ZMP 16:01– Nahor Village Amendment- A request to amend the Nahor Village Master 
Plan in regards to the number and type of single family dwellings, with respect to the 
Entirety of Nahor Village, centered around 2.84 acres of Tax Map 17, Section A, Parcel 
1F. The property is zoned R-3 Residential, and is located at the intersection of Village 
Boulevard and Thomas Jefferson Parkway (State Route 53). The property is located in 
The Cunningham Election District, and is within the Rivanna Community Planning Area. 
Approved 5-0 
 
ZTA 16:02: An ordinance to amend and reenact Chapter 19, Article 9 of the Fluvanna 
County Code by certain amendments to Sections and Subsections 19-9-6, thereof, 
Amending and reenacting the Fluvanna County Subdivision Ordinance to conform to the 
current enabling legislation, as amended. Action: Approved 5-0 
 
SUP 16:07 Sycamore Square - A request for a special use permit to operate an assisted 
living facility, with respect to 3.36 acres of Tax Map 9, Section A, Parcel 14. The 
property is located at the intersection Ashlawn Boulevard and Lake Monticello Road 
(State Route 618). The parcel is zoned R-3. The parcel is within the Rivanna Community 
Planning Area and the Palmyra Election District. Approved 5-0 
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SUP 16:06 Silver Lining Flowers LLC - A request for a special use permit to operate a 
commercial greenhouse, with respect to 35.26 acres of Tax Map 40, Section 19, Parcel D. 
The property is located south of Haden Martin Road (State Route 640), approximately 
One mile north-east of the intersection of Haden Martin Road and Forest Glen Lane. The 
Parcel is zoned A1. The parcel is within a Rural Preservation Planning Area and the Fork 
Union Election District. Approved 5-0 
 
BOARD OF ZONING APPEALS ACTIONS: 
None 
 
TECHNICAL REVIEW COMMITTEE August 11, 2016: 
 
ZMP 16:05 Fluvanna Self Storage Rezoning- A request to rezone, from A-1 
Agricultural, General to B-1 Business, General, 3.67 acres of Tax Map 8, Section A Parcels 31 and 32. The property 
is located on the north side of Lake Monticello Road 
(State Route 618), approximately one half mile east of the intersection of Thomas 
Jefferson Parkway (State Route 53). The parcels are within the Rivanna Community 
Planning Area and the Palmyra Election District. 
 
SUP 16:09 Coronal Development Solar Farm - A request for a special use permit to 
construct a solar farm (Major Utility), with respect to 57 acres of Tax Map 5, Section A, 
Parcels 23 and 23A. The property is located along Palmer Farm Lane off Little Creek 
Road (State Route 617), approximately 800 feet west of the intersection with James 
Madison Highway (US Route 15). The parcels are zoned A-1 Agricultural, General and I- 
1 Industrial, Limited. The parcels are within the Zion Crossroads Community Planning 
Area and the Columbia Election District. 
  
SDP 16:09 County of Fluvanna Farm Heritage Museum - A site development plan 
request to construct a new museum building with 16’ overhang and additional parking, 
with respect to 500 acres of Tax Map 30, Section A, Parcel 1. The property is located 
along Thomas Jefferson Parkway (State Route 53), approximately 1.32 miles west of the 
intersection with James Madison Highway (US Route 15). The property is zoned A-1 
Agricultural, General and located within the Zion Crossroads Community Planning Area 
and the Columbia Election District. 
 
PUBLIC COMMENTS 
Chairman Bibb opened the floor for the first section of public comments.  
 

• Ken Bahr - 2969 Richmond Rd – Comments In regards to the water line, Concerned about the reasoning 
for this and is it due to adding high business volumes.  

 
 
APPROVAL OF MINUTES: 

MOTION: Due to staffing issues, the minutes will be present on the September 28, 2016 meeting. 
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PUBLIC HEARINGS  
 
ZMP 16:04 Foster Fuels Rezoning – James Newman Planner, presented a request to rezone, from I-1 Industrial Limited, 
 to I-2 Industrial General, 14.77 acres of Tax Map 4, Section A, Parcel 99. The property is located on the north side of  
Richmond Road (US Route 250), approximately one half mile east of the intersection of Zion Road (State Route 627) and  
Richmond Road.  
The parcel is zoned I1. The parcel is within the Zion Community Planning Area and the Columbia Election District. 
The Reasoning for this rezoning is that a Special Use Permit is needed to install a Petroleum distribution facility.  
Rezoning in regards to a 30,000 gallon gas propane tank and structure. There are currently no proffers proposed.  
There are currently site plan and construction issues with respect to this property, in relation to another development proposal. 
 
PC COMMENTS    
 
Mr. Bibb They are currently not in compliance with temporary zoning? 
James Newman Correct. 
Mr. Zimmer No proffers? Old proffers will be voided. 
James Newman: Correct. 
Mr. Bibb Request that the applicant answer questions in regards to not completing previous zoning compliance’s.                                                                                                                                                                          
Ken Bahr 2969 Richmond Rd – Not sure of the extent on what needs to be fixed. As far as landscaping I am 
currently short two sycamore trees and a handful of pine trees that have died due to weather and heat. I have 
been advised at this time of year it is not good to re - plant them.  Applicant states he previously worked with Mr. 
Steven Tugwell in respect to the property structure. The applicant doesn’t feel he got the adequate help and 
guidance needed to complete the task at hand.                                                                                                                     
Mr. Bibb Asked in regards to staff showing up; have you ever denied or threatened any compliance officers that 
were on your property at any time?                                                                                                                                          
Ken Bahr   NO, except on another property…I detained but without weapons.                                                                            
Mr. Bibb   Are there hazardous materials, and if so the deed and trust agreement states that it’s not allowed? Also, 
is the bank aware of these hazardous materials?                                                                                                                   
Mr. Bahr - States that yes there are hazardous materials and yes the bank is aware.                                                          
Kim Johnson/Foster Fuels – States information in regards to the deed and the tanks being above ground.                           
Tim Spicer/ Foster Fuels - Explains Foster Fuels history, current business and future plans. Mr. Spicer also explains 
the trucks, their loads and routes that would be taken.  

PUBLIC COMMENTS ZMP 16:04 
 
Jamie Payne 3165 Richmond rd. Concerned about compliance issues and is against the rezoning.  
Marshal Tomlin Jr. 3424 Mt. Zion Rd. Presented a petition of Nays and says he is concerned about who this is good 
for? Fluvanna..? Or just Mr. Bahr? 
Mike Rogoll 3560 Zion Rd – Speaking on behalf of his elderly father. Concerns are with compliance. Nay 
Bobby McGee 3356 & 3360 Richmond Rd. Has an adjoining property by Mr. Bahr and the prison. Mr. McGee states 
that he hasn’t had anything wrong with his water/spring. He also states that the only noise he hears is from the 
prison along with the trash that he is always picking up and returning to the prison. 
Gwendolyn Rogoll 3560 Zion Rd. Gave pictures to the Planning Commission to look over. 
Tim Spicer Foster fuels Responds to the state of the traffic, with the change in the zoning it will limit the right use 
now. 
Mr. Bahr Responds/remarks to the questions and concerns. 
 
PC Discussion  
 
Mr. Zimmer Confirmed about proffers with Mr. Payne 
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Mr. Bibb Since we have had compliance issues in the past, giving more intense zoning compliance to an owner that 
has issues already with what he has doesn’t make much sense. I have looked over the property pictures witch 
show the property is not being well kept. 
Mr. Gaines Has the same concerns of if it’s not kept up with now, why would it be later. 
 
Motion to Deny: 
Mr. Johnson moved to recommend denial of ZMP 16:04 Foster Fuels Rezoning Mr. Gaines Seconded. The motion 
carried with a vote of 5-0-0. AYES: Mr. Bibb, Mr. Lagomarsino and Mr. Zimmer. NAYS: None. Abstain: None 
 
Mr. Bibb My question with this is with zoning. If denied would SUP be applicable?  
Mr. Payne Yes, because the board could approve.  
 
SUP FOSTER FUELS – PROPANE TANK 16:08 – James Newman, Planner presented 
A request for a special use permit to install a petroleum distribution facility, with respect to 14.77 acres of 
Tax Map 4, Section A, Parcel 99. The property is located on the north side of Richmond Road (US Route 250), 
Approximately one half mile east of the intersection of Zion Road (State Route 627) and Richmond Road.  
The parcel is zoned I1. The parcel is within the Zion Community Planning Area. 
Applicant would participate in classes. 30 gal instillation tank only. Prison across the road has one with no issues,  
Zoning would have to be changed to I-2 for the SUP to be approved.  
 
Mr. Zimmer – Just to confirm Rezoning was denied? 
Jason Stewart - Yes 
Mr. Payne – We need to consider SUP permit as if approved, board will consider your denial... 
Mr. Payne Explains the terms of a SUP and the boards PH. 
Mr. Payne   explains if the applicant Foster Fuels goes to the board that this 
Cannot be brought back for another year. 
Mr. Spicer States if Foster Fuels were to leave that the 30,000 gal tank we leave with Foster Fuels. 
Mr. Bibb & Mr. Payne Confirm questions and answers of a/the SUP 
Tim Spicer States if Foster Fuels were to leave that the 30,000 gal tank will leave with Foster Fuels... 
 
PUBLIC HEARING COMMENTS 
 
Mike Rogoll 3560 Zion rd. The parcel property where the tractor trailer on 250, the right front in order to operate 
would have to go around the building. Except currently the dumpsters are there. This could cause fires, and have 
more demand of fire and rescue. 
 
PC DISCUSSION 
 
Mr. Bibb I still have concerns in regards to what I read if this was not rezoned to I-2. My Main concern is not with 
Foster Fuel and their reputation they seem to be reputable.  
Mr. Zimmer My concerns of noncompliance and adverse reactions. 
If Foster Fuels was to leave it is a bigger concern. 
Mr. Bibb There are three choices approve, refer, or deny. 
 

 
 
Motion to Defer by: 
Mr. Lagomarsino moved to deferral SUP FOSTER FUELS – PROPANE TANK 16:08 to September meeting, Second by  
Mr. Zimmer. The motion carried with a vote of 5-0-0.  AYES: Mr. Bibb, and Mr. Johnson. NAYS: None. Abstain: 
None 
 
ZMP 16:02 RIVANNA HEIGHTS REZONING –  
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James Newman, Planner presented a request to rezone from A-1, Agricultural General, to R-3, Residential Planned 
Community, with respect to 13.81 acres of Tax Map 18, Section A, Parcel 10. The property is located on South 
Boston Road, roughly 1,000 feet south of the intersection of South Boston Road (State Route 600) and Lake 
Monticello Road (State Route 618). The parcel is within the Rivanna Community Planning Area and the Palmyra 
Election District. They have added a parking area for the Sheriff’s office based on TRC Reviews and a deceleration 
lane.  
 
Mr. Bibb To my understanding applicants have complied with all of VDOTS standards? 
James Newman Yes 
Applicant Bill Bailey Shows pictures of the 40 town homes and there styles. There are going to be styles for all 
types. Town homes to be 1200 to 1400 sq. feet, and cost to be in the uppers close to the 200’s. We also would like 
to have a community garden. We have talked with VDOT to meet the expectations of their upcoming concerns.  
Mr. Bibb Recommends reducing the speed limit due to non – compliance of the speed limit now. 
Mr. Gaines Would they be connecting with Aqua VA?  
Bill Bailey Yes 
Mr. Payne if approved there would need to be a subdivision review. The plan here is a conceptual plan, there 
would have to be a more detailed plan. If there is only one way in then there would only be one way out!  This is 
on a state road route. He expressed concerns with traffic flow onsite. 
Bill Bailey The width of that road is 20 ft. for emergency, VDOT has asked for a one way road.  
 
PUBLIC HEARING COMMENTS 
 
Mrs. Eager Troy, VA. Why is the Community Garden in the front? 
Terry Collison Lake Monticello, Comments on garden, we do have them at Pleasant Grove other than 2 months out 
of the year they are an eye sore. Trail/locks, are not accessible to people. You cannot see well at the entrance. 
There will be busloads of kids considering, Rd 600 is difficult especially with a bus! 
 
PC COMMENTS 
 
Mr. Bibb Expressed concerns with traffic flow. Recommends going back and talking with VDOT, we are currently 
looking at something that has concerning issues. You could combine the pull off with a secondary entrance as an 
option. 
 
Motion to Defer by: 
Mr. Zimmer moved to recommend deferral of ZMP 16:02 RIVANNA HEIGHTS REZONING Mr. Gaines Seconded. 
The motion carried with a vote of 5-0-0. AYES: Mr. Bibb, Mr. Lagomarsino and Mr. Johnson. NAYS: None. 
Abstain: None 
 
7 - SITE DEVELOPMENT PLANS  
 
SDP 16:07 – JaZan LLC – James Newman Planner, presented A site development plan request to construct, in three (3) 
phases, a series of industrial use buildings, with respect to 1.69 acres of Tax Map 5, Section 24, Parcel 2. The property is 
zoned I-1 Industrial, Limited and is located approximately 500 feet east of the intersection of Richmond Road (US Route 
250) and Zion Station Road (State Route 631). The parcel is within the Zion Community Planning Area and the Columbia 
Election District. 
 
Graham Murray Garrett Street, Charlottesville, VA Another parcel in this area had a similar non sidewalk that was 
approved. 
 
Recommended Conditions: 
1. Meeting all final site plan requirements which include, but are not limited to, 
providing parking, landscaping, tree protection, and outdoor lighting plans; 
2. Meeting all VDOT requirements; 
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3. Meet all required Erosion and Sedimentation Control regulations. 
4. All uses for structures must either be allowed by right or receive Special Use Permit 
approval from the Fluvanna County Board of Supervisors. 

PC DISCUSSION- 
None 
 
Motion to Approve by: 
Mr. Gaines moved to recommend Approval of SDP 16:07 – JaZan LLC Mr. Johnson Seconded. The motion carried 
with a vote of 5-0-0. AYES: Mr. Bibb, Mr. Lagomarsino and Mr. Zimmer. NAYS: None. Abstain: None 
 

 
Motion to waive the sidewalk requirement. 
 
 
Motion to Approve by: 
Mr. Gaines moved to recommend Approval of the sidewalk requirements Mr. Johnson Seconded. The motion 
carried with a vote of 5-0-0. AYES: Mr. Bibb, Mr. Lagomarsino and Mr. Zimmer. NAYS: None. Abstain: None 
 
 

 
 

 

 

 
 
  

13- ADJOURNED –  
Chairman Bibb adjourned the Planning Commission Meeting of August 24, 2016 at  
9:11 p.m.  
Minutes recorded by Stephanie Keuther 
 
 

_______________________________________________ 
Barry A. Bibb, Chairman 

Fluvanna County Planning Commission 

8 - SUBDIVISIONS  
None 
  
9 - UNFINISHED BUSINESS  
None  
 
10 - NEW BUSINESS  
None  
 
11 – OLD BUSINESS  
None  
 
12 -PUBLIC COMMENTS #2  
None 



Transmittal Report May 2016

Line Number Code Name ID# Amount Received

SUBDIV Subdivision & Plat Review

BSP16006 $50.00

Sum: $50.00

10000013-318319

SIGNPT Sign Permit

ZMP16005 $90.00

BZA16002 $90.00

Sum: $180.00

10000013-318338

VARINC Variances

BZA16002 $550.00

Sum: $550.00

10000013-318341

SUBDIV Subdivision & Plat Review

SUB16016 $100.00

SUB16017 $200.00

SUB16020 $100.00

SUB16019 $200.00

SUB16018 $550.00

Sum: $1,150.00

Total: $1,930.00

Friday, September 23, 2016 Page 1 of 1



BUILDING INSPECTIONS MONTHLY REPORT
County of Fluvanna

Category Year Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec TOTAL

2014 7 1 4 6 9 16 5 12 6 8 4 9 87
2015 4 5 10 9 12 12 14 13 2 4 7 3 95
2016 11 11 8 15 9 19 6 5 84

2014 0 0 6 0 0 0 0 0 0 0 2 0 8
2015 2 0 0 0 0 0 0 2 0 0 0 0 4
2016 0 0 0 0 0 0 0 0 0

2014 0 1 1 0 0 1 1 0 1 0 0 0 5
2015 0 0 0 0 1 1 0 2 0 0 0 0 4
2016 0 1 0 0 0 0 0 1 2

2014 22 12 17 29 31 28 18 28 31 36 25 25 302
2015 21 30 38 28 21 30 22 25 23 27 35 18 318
2016 13 10 31 27 29 29 15 32 186

2014 2 0 2 0 4 1 3 5 1 2 2 1 23
2015 4 4 3 4 1 0 0 2 6 0 0 3 27
2016 3 4 4 6 2 2 1 2 24

2014 0 0 0 1 0 0 0 0 0 0 0 1 2
2015 0 0 0 0 0 0 0 1 1 0 0 0 2
2016 0 0 0 0 0 1 1 0 2

2014 0 0 0 0 0 2 1 0 0 0 0 1 4
2015 1 0 0 0 0 0 2 0 0 1 1 1 6
2016 0 0 2 2 0 0 1 0 5

2014 8 1 10 4 8 16 3 10 5 9 6 10 90
2015 6 5 9 10 10 12 15 16 3 5 10 5 106
2016 12 11 8 14 10 18 7 6 86

2014 39 14 30 36 44 48 28 45 39 46 33 37 431
2015 32 39 51 41 35 43 38 45 32 32 43 25 456
2016 27 26 45 50 40 51 24 40 0 0 0 0 303

2014 1,902,399 453,326 1,783,992 2,540,111 2,570,600 3,119,333 1,724,192 2,586,705 1,353,471 1,922,260 1,461,680 2,563,409 23,981,478$    

2015 1,384,631 1,560,716 2,916,520 3,567,237 2,999,918 4,280,357 5,272,378 3,107,731 2,625,563 2,203,913 1,931,893 6,252,403 38,103,260$    

2016 1,817,981 2,555,455 5,552,458 3,711,821 2,447,891 5,311,921 3,611,179 1,817,783 0 0 0 0 26,826,489$    

2014 135 149 103 180 113 168 173 148 155 167 112 162 1765
2015 105 137 146 214 113 232 193 181 208 206 149 149 2033
2016 116 91 153 157 155 214 249 230 1365

2014 $9,160 $2,655 $10,041 $11,601 $11,808 $18,950 $6,913 $12,848 $8,080 $11,602 $9,740 $11,568 124,965$     

2015 $6,731 $8,351 $13,711 $16,037 $13,508 $16,628 $14,931 $18,895 $10,411 $8,558 $10,381 $9,575 147,717$     

2016 $11,850 $11,954 $11,576 $14,889 $8,447 $19,247 $12,947 $7,537 98,446$       

2014 $2,125 $1,225 $2,400 $2,300 $1,310 $8,500 $2,739 $2,850 $625 $2,839 $2,450 $2,850 32,213$       

2015 $1,775 $875 $1,425 $3,425 $1,750 $1,850 $2,325 $3,338 $1,085 $2,819 $10,450 $2,298 33,414$       

2016 $3,200 $2,575 $1,700 $1,950 $2,250 $2,325 $4,020 $875 18,895$       

2014 $1,000 $250 $1,800 $1,100 $14,200 $2,400 $1,050 $19,900 $1,400 $1,350 $950 $1,700 47,100$       

2015 $1,200 $1,000 $1,650 $2,600 $1,500 $1,850 $1,850 $2,400 $1,650 $1,050 $900 $850 18,500$       

2016 $1,150 $1,250 $1,800 $2,450 $1,650 $2,800 $1,150 $1,150 13,400$       

2014 12,285$  4,130$    14,241$  15,001$  27,318$  29,850$  10,702$  35,598$  10,105$  15,790$  13,140$  16,118$  204,278$     

2015 9,706$    10,226$  16,786$  22,062$  16,758$  20,328$  19,106$  24,632$  13,146$  12,427$  21,731$  12,722$  199,631$     

2016 16,200$  15,779$  15,076$  19,289$  12,347$  24,372$  18,117$  9,562$    -$            -$            -$            -$            130,741$     

NEW - Mobil 
Homes

Additions and 
Alterations

NEW - Single 
Family 

Detached

Building Official: Period:

Florin Moldovan Aug-2016

BUILDING PERMITS ISSUED

NEW - Single 
Family 

Attached

TOTAL
FEES

FEES COLLECTED

Accessory 
Buildings

Swimming 
Pools

Building 
Permits

Land 
Disturbing 

Permits

Zoning 
Permits/ 
Proffers

TOTAL 
INSPECTIONS

Land 
Disturbing 

Permits

Commercial/ 
Industrial Bldgs

TOTAL
PERMITS

BUILDING VALUES FOR PERMITS ISSUED

TOTAL
BUILDING
VALUES

INSPECTIONS COMPLETED
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STAFF REPORT 
 

To: Fluvanna County Planning Commission    From: Brad Robinson 
Case Number: SUP 16:09      District: Columbia 
Tax Map: Tax Map 5, Section A, Parcels 23 & 23E   Date: September 28, 2016                                                                      
  
 
General Information: This request is to be heard by the Planning Commission on 

Wednesday, September 28, 2016 at 7:00 p.m. in the Circuit Court 
Room in the Courts Building. 

 
Owner:   Grover & Wanda Palmer (Tax Map 5-A-23) and Bryan K. Palmer 

et al (Tax Map 5-A-23E) 
 
Applicant:   Palmer Solar Center LLC 
   
Representative:  Kyle West, Coronal Development Services 
 
Requested Action:  Request for a special use permit to operate a solar farm (major 

utility) with respect to 57 acres of Tax Map 5, Section A, Parcels 
23 and 23E. 

 (Attachment A) 
 
Location: The property is located along Palmer Farm Lane off Little Creek 

Road (State Route 617), approximately 800 feet west of the 
intersection with James Madison Highway (US Route 15). The 
parcels are within the Zion Crossroads Community Planning Area 
and the Columbia Election District. (Attachment B) 

 
Existing Zoning:  A-1, Agricultural, General and I-1, Industrial, Limited 
 
Existing Land Use:  Agricultural 
 
Planning Area:                      Zion Crossroads Community Planning Area 
 
Adjacent Land Use:   Adjacent properties are zoned A-1, Agricultural, General and I-1, 

Industrial, Limited. 
 
Zoning History:  None 
  



  22  

Comprehensive Plan: 
 
Land Use Chapter: 
The Comprehensive Plan designates this property as within the Zion Crossroads Community 
Planning Area.  According to this chapter, “Zion Crossroads is the primary gateway to Fluvanna 
County, and should be enhanced to provide a scenic welcome to residents and tourists. It should 
develop as an employment, retail, commercial, and recreation destination for county residents 
and travelers along Routes 64, 15, and 250.”   
 
Analysis: 
 
This is a special use permit application to construct a photovoltaic solar project also known as a 
“solar farm”. Photovoltaics (PV) is the method of converting light to electricity. Solar farms 
utilize a mass of solar panels to capture solar energy and send it to the local electrical grid where 
it is bought by an electric utility company for distribution. Solar energy is considered to be a 
clean, renewable and reliable source of power. 
 
The subject use is classified as a “major utility” and defined in the Zoning Ordinance as 
“facilities for the distribution, collection, treatment, production, transmission and generation of 
public, private and central utilities including, but not limited to, transmission lines, production 
plants, electrical substations, pumping stations, treatment facilities, information and 
communication facilities”.  Major utilities are permitted by special use permit in both the A-1 
and I-1 zoning districts and are subject to an approved site development plan.  The detail of the 
site development plan that is required is at the discretion of the Director of Planning, and many 
times the sketch plan provided with the SUP application is sufficient. 
 
In accordance with the application, the proposed project will consist of solar modules (solar 
panels) on aluminum or steel racking structures and inverters on separate concrete pads. An exact 
number of structures has not been finalized but the applicant has indicated the project could have 
approximately 22,000 solar modules. No new buildings will be constructed. Each racking 
structure will be approximately 12 feet off the ground at the tallest point and tilted approximately 
30°. The racking structures could be designed to rotate east to west in order to track the sun or 
they may remain fixed. All structures will be wired together and interconnected to Central 
Virginia Electric Co-operative’s electric system which serves portions of 14 counties in Central 
Virginia including Fluvanna County. Security fencing with a height of 7 feet will surround the 
project.  
 
The subject parcels will be leased by the applicant for a period up to 35 years. At the end of the 
lease, all equipment related to the operation will be removed from the property. Condition #8 
reflects this arrangement. 
 
The project may require some tree clearing on two adjoining properties to prevent shading onto 
the solar arrays. Tree removal will be established in an agreement with the properties involved. 
Staff recommends some of the existing vegetation in the area designated for tree clearing along 
Little Creek Road be maintained so the project will be screened from public view. This is 
reflected in Condition #5. 
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The project will generate some truck traffic during construction – however, traffic is anticipated 
to be very minimal after completion. The subject parcels are currently accessed by Palmer Farm 
Lane, a private gravel road/driveway from Little Creek Road (State Route 617). The private road 
will continue to be used for access to the project and road maintenance is covered in the 
applicant’s lease agreement. 
 
When evaluating proposed uses for a special use permit, in addition to analyzing the potential 
adverse impacts of the use, staff utilizes two (2) general guidelines for evaluation as set forth in 
the zoning ordinance. 
 
First, the proposed use should not tend to change the character and established pattern of 
the area or community. 
 
The subject property is located within the Zion Crossroads Community Planning Area, within 
close proximity of existing agricultural and industrial zoning and uses.  Adjoining properties 
along Palmer Farm Lane contain residential uses that will have a view of the project. However 
the project overall is situated off the main road out of public view and is surrounded by a fair 
amount of existing vegetation and trees.  The character of the area is expected to remain 
unchanged. 
 
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.  
 
Major utilities are allowed by SUP in the A-1 and I-1 districts.  By-right uses that are similar, in 
operation or size of structures, to this application may include temporary sawmills, minor 
utilities, contractor’s storage yards and lumberyards. The subject property is located in an area 
where zoning transitions from agricultural to industrial towards Zion Crossroads. 
 
Sec. 22-1-2 of the zoning ordinance states its purpose is “to facilitate the creation of a 
convenient, attractive and harmonious community” as well as “to protect against over-crowding 
of land”.  Additionally, the zoning ordinance encourages “economic development activities”.  
The construction phase of the project will temporarily generate increased consumer activity in the 
area which will provide an economic benefit. 
 
(Attachment C) 
 
Neighborhood Meeting: 
 
Including staff and the applicant, there were five (5) attendees at the August 10, 2016 
Neighborhood meeting. No opposition to the project was expressed during the meeting. 
 
(Attachment D) 
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Technical Review Committee: 
 
The following comments were generated from the August 11, 2016 Technical Review 
Committee meeting: 

 
1. Planning staff wanted to know if all of the equipment related to the farm would be 

removed at the end of the lease and if the applicant would be willing to have this be a 
condition of the special use permit. The applicant had no objection to this request. 

2. Fire Chief had no comments. 

3. Building Official wanted to know how similar projects of this nature were permitted 
and/or taxed in other localities. The applicant gave examples from several Virginia 
localities but said more projects had been done in North Carolina than Virginia. 

4. VDOT: VDOT has made a site visit and reviewed the sketch plan for the proposed Coronal 
Development Solar Farm on Little Creek Road (Rte. 617) in Fluvanna County. Rte. 617 has a 
functional classification of Rural Local Road and VDOT’s 2015 Traffic Data shows that Rte. 
617 has an Average Annual Daily Traffic of 220 which classifies it as a Low Volume Road.  The 
speed limit on Rte. 617 is unposted and is therefore considered to be the statutory 55 mph speed 
limit.  The entrance to the Solar Panel Farm will be considered a Low Volume Entrance 
(maximum 50 vehicles per day) since once it is constructed traffic visiting the facility will be 
infrequent.  A Low Volume Entrance requires that Stopping Sight Distance be achieved 
compared to Intersection Sight Distance for a Commercial Entrance which is greater.  Based on 
the statutory 55 mph speed limit a minimum of 495 ft. of Stopping Sight Distance from the 
existing entrance (Palmer Farm Road) is required in both directions (east and west).  NOTE: Rte. 
617 was paved sometime in 2008 under VDOT’s Rural Rustic Road Program.  During the 2008 
Session, the General Assembly established that the maximum speed limit for a road designated as 
a Rural Rustic Road, on or after July 1, 2008 is 35 mph.  VDOT will research this matter and 
determine if the 35 mph speed limit currently applies to Rte. 617.  Some of the options available 
to address the existing sight distance limitations for this site are: 

• If a sight easement is acquired across the front of Parcel 5-A-40 (inside of curve on south 
side of Rte. 617) the existing entrance at Palmer Farm Lane will have approximately 270 ft. 
of available sight distance to the left (east).  The existing entrance has well over 500 ft. of 
sight distance to the right (west) if some trees immediately west of the existing entrance are 
removed from Parcel 5-A-38.  This option would more than satisfy the Stopping Sight 
Distance at a posted speed limit of 35 mph. 

• If the entrance to the solar panel site is shifted approximately 400 ft. to the west onto Parcel 
5-A-38 the 495 ft. of Stopping Sight Distance required at a 55 mph posted speed limit can be 
achieved. 

• If the entrance to the solar panel site is shifted approximately 200 ft. to the west onto Parcel 
5-A-38 the 250 ft. of Stopping Sight Distance required at a 35 mph posted speed limit can be 
achieved. 

It should be noted that the construction traffic resulting from the Solar Panel Farm will require 
submission, approval and implementation of a Temporary Traffic Control Plan (see VDOT’s 
2015 Work Area Protection Manual for details). 
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5. Health Department had no comments. 

(Attachment E)   
 
Conclusion: 
 
The Planning Commission should consider any potential adverse impacts, such as traffic entering 
and exiting the property, noise, dust, vibration, or visual clutter. The Planning Commission may 
also want to consider placing a limit on the number of solar panels. 
 
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 size of the use shall not exceed 57 acres. 

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. A buffer meeting the requirements of Sec. 22-24-7(B) of the Fluvanna County Code shall 
be maintained along Little Creek Road (State Route 617) to screen the use from public 
view. 

6. The Board of Supervisors, or its representative, reserves the right to inspect the property 
for compliance with these conditions at any time. 

7. Any noise generated by the activity on this site shall be limited to the maximum decibel 
level allowed by Sec. 15.1-9 A. d. of the County Code. 

8. All equipment and/or structures associated with the major utility use shall be removed 
from the property upon termination of the lease agreement. 

9. Under Sec. 22-17-4 F (2) of the Fluvanna County Code, the Board of Supervisors has the 
authority to revoke a Special Use Permit if the property owner has substantially breached 
the conditions of the Special Use Permit. 

 
Suggested Motion: 
 
I move that the Planning Commission recommend approval/denial of SUP 16:09, a request to 
allow for a major utility with respect to 57 acres of Tax Map 5, Section A, Parcels 23 and 23E, 
[if approved] subject to the  (X) conditions listed in the staff report. 
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Attachments: 
A – Application and APO letter 
B – Aerial Vicinity Map 
C – Applicant’s rendering 
D – Neighborhood meeting sign-in sheet and notes 
E – TRC comment letter 
 
Copy:  Kyle West via email – kwest@coronalgroup.com  
           File 
 

mailto:kwest@coronalgroup.com
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Memorandum 
 
DATE:  September 22, 2016 
 
RE:  Planning Commission APO Letter 
 
TO:  Jason Stewart 
 
FROM: Stephanie Keuther 
 
 
Please be advised the attached letter went out to the attached list of Adjacent Property 
Owners for the September 28, 2016 Planning Commission Meeting. 
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132 Main Street 
P.O. Box 540 

Palmyra, VA 22963 
(434) 591-1910 

Fax (434) 591-1911 
www.fluvannacounty.org 

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 

NOTICE OF PUBLIC HEARING 
September 22, 2016 

 
«Name» 
«Address» 
«City_State» «ZIP» 
TMP#«TMP» 
 
Re: Public Hearing on SUP 16:09 
 
Dear «Name»: 
 
This letter is to notify you that the Fluvanna County Planning Commission will hold a public hearing on 
the above referenced item as noted below: 
 
 Purpose: Planning Commission Public Hearing 
 Day/Date: Wednesday, September 28, 2016 
 Time:  7:00 PM 
 Location: Fluvanna County Circuit Court Room, Palmyra, VA 
 
The applicant or applicant’s representative will be present at the Planning Commission meeting for the 
special use permit request that is described as follows: 

 
SUP 16:09 Coronal Development Solar Farm - A request for a special use permit to construct a solar 
farm (Major Utility), with respect to 57 acres of Tax Map 5, Section A, Parcels 23 and 23E. The property 
is located along Palmer Farm Lane off Little Creek Road (State Route 617), approximately 800 feet west 
of the intersection with James Madison Highway (US Route 15). The parcels are zoned A-1 Agricultural, 
General and I-1 Industrial, Limited. The parcels are within the Zion Crossroads Community Planning Area 
and the Columbia Election District. 
 
You are welcome to attend the Public hearing and you will have an opportunity to comment, if desired.  
The tentative agenda and staff report for this action is available for public review on the County website 
at: http://fluvannacounty.org/government/pc/agendasactionsminutes.  You can also view the report in 
the Fluvanna County Planning and Zoning Department during working hours (8:00 am – 5:00 pm, 
Monday through Friday). 
 
If you have any questions regarding this special use permit application or the Public Hearing, please 
contact me at 434–591–1910. 
 
Sincerely, 
 

 
Jason Stewart 
Planning and Zoning Administrator 

http://fluvannacounty.org/government/pc/agendasactionsminutes
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SUP 16 :10

TMP NAME ADDRESS CITY, STATE ZIP
5 A 38 William S Clark ET AL Co/ Clsrk Oliver 3961 Pomeroy Dr Winston Salem, NC 27105
5 A 23E Bryan K. Palmer ET AL 705 Aldrige Ln Scottsville, VA 24590
5 A 23F Gary & Patricia L. Swain 172 Palmer Farm Ln Troy, VA 22974
5 A 23A Donald Fitzsimons P.O Box 312 Grottoes, VA 24441
5 7 9C Virginia Properties, LLC P.O Box 7627 Charlottesville, VA 22906
5 7 8 Hunters Branch LLC P.O Box 7627 Charlottesville, VA 22906
5 A  23B Grover & Wanda Palmer  987 Little Creek Rd Troy, VA 22974
5 A 23D Connie A Palmer & Dona Fitzsimons 118 Palmer Farm Ln. Troy, VA 22974
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Neighborhood Meeting Notes – August 10, 2016 
 
Special Use Permit 16:09 – Coronal Development Services 
 

• How far back will the tree line be cleared/trimmed? 
• Wet strip/wetlands? 
• Site work/disturbance of land? 
• Lease agreement / removal of equipment at end of term? 
• Road maintenance? 
• Stormwater runoff? 
• Impact on taxes/personal property? 

 
Rezoning Application ZMP 16:05 – CPBurns Properties LLC 
 

• Singlewide used as rental property? 
• Would like to see the property remain agricultural 
• Lighting? (proposed to be pointed down) 
• Noise? 
• Hours? (will be open 24 hours) 
• Accidents in front of Julian and Carolyn Thomas property; entrance to property could be 

dangerous; fitness center traffic 
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August 25, 2016 

Kyle West 
Coronal Development Services 
321 E. Main Street, Suite 3 
Charlottesville, VA 22902 
 
DDeelliivveerreedd  vviiaa  eemmaaiill  ttoo  kwest@coronalgroup.com 
 
Re: SUP 16:09 Coronal Development Services 
Tax Map:  5, Section A, Parcels 23 & 23A 
 
Dear Mr. West: 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, August 11, 2016: 

 
1. Planning staff wanted to know if all of the equipment related to the farm would be 

removed at the end of the lease and if the applicant would be willing to have this be a 
condition of the special use permit. The applicant had no objection to this request. 
 

2. Fire Chief had no comments. 
 

3. Building Official wanted to know how similar projects of this nature were permitted 
and/or taxed in other localities. The applicant gave examples from several Virginia 
localities but said more projects had been done in North Carolina than Virginia. 

 
4. VDOT: VDOT has made a site visit and reviewed the sketch plan for the proposed 

Coronal Development Solar Farm on Little Creek Road (Rte. 617) in Fluvanna County. 
Rte. 617 has a functional classification of Rural Local Road and VDOT’s 2015 Traffic 
Data shows that Rte. 617 has an Average Annual Daily Traffic of 220 which classifies it 
as a Low Volume Road.  The speed limit on Rte. 617 is unposted and is therefore 
considered to be the statutory 55 mph speed limit.  The entrance to the Solar Panel Farm 
will be considered a Low Volume Entrance (maximum 50 vehicles per day) since once it 
is constructed traffic visiting the facility will be infrequent.  A Low Volume Entrance 
requires that Stopping Sight Distance be achieved compared to Intersection Sight 
Distance for a Commercial Entrance which is greater.  Based on the statutory 55 mph 
speed limit a minimum of 495 ft. of Stopping Sight Distance from the existing entrance 
(Palmer Farm Road) is required in both directions (east and west).  NOTE: Rte. 617 was 
paved sometime in 2008 under VDOT’s Rural Rustic Road Program.  During the 2008 
Session, the General Assembly established that the maximum speed limit for a road 
designated as a Rural Rustic Road, on or after July 1, 2008 is 35 mph.  VDOT will 
research this matter and determine if the 35 mph speed limit currently applies to Rte. 617.  
Some of the options available to address the existing sight distance limitations for this 
site are: 

COUNTY OF FLUVANNA

“Responsive & Responsible Government”

  

P.O. Box 540 Palmyra, VA 22963 (434) 591-1910 FAX (434) 591-1911 www.co.fluvanna.va.us 
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 If a sight easement is acquired across the front of Parcel 5-A-40 (inside of curve on 
south side of Rte. 617) the existing entrance at Palmer Farm Lane will have 
approximately 270 ft. of available sight distance to the left (east).  The existing 
entrance has well over 500 ft. of sight distance to the right (west) if some trees 
immediately west of the existing entrance are removed from Parcel 5-A-38.  This 
option would more than satisfy the Stopping Sight Distance at a posted speed limit of 
35 mph. 

 If the entrance to the solar panel site is shifted approximately 400 ft. to the west onto 
Parcel 5-A-38 the 495 ft. of Stopping Sight Distance required at a 55 mph posted 
speed limit can be achieved. 

 If the entrance to the solar panel site is shifted approximately 200 ft. to the west onto 
Parcel 5-A-38 the 250 ft. of Stopping Sight Distance required at a 35 mph posted 
speed limit can be achieved. 

It should be noted that the construction traffic resulting from the Solar Panel Farm will 
require submission, approval and implementation of a Temporary Traffic Control Plan 
(see VDOT’s 2015 Work Area Protection Manual for details). 
 

5. Health Department had no comments. 
 

The Planning Commission will have a meeting to discuss this item at their Wednesday, 
September 28, 2016 meeting.  Your attendance is required at this meeting. 
 
If you have any questions or need additional information, please contact me at 434-591-1910.    
 
Sincerely, 
Brad Robinson 
Senior Planner 
Dept. of Planning & Zoning 
 
cc:   File 
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132 Main Street 

P.O. Box 540 

Palmyra, VA 22963 

(434) 591-1910 

Fax (434) 591-1911 

www.fluvannacounty.org 

  

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA  
  

  

  

  

 

STAFF REPORT 
 

To: Fluvanna County Planning Commission    From: James Newman 

Case Number: SUP 16:10                 District: Cunningham 

Tax Map: Tax Map 47, Section A, Parcel 10    Date: September 28, 2016                                                                       

  

 

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

Wednesday, September 28, 2016 at 7:00 p.m. in the Circuit Court 

Room in the Courts Building.   

 

Owner/Applicant:  National Communication Towers 

   

Representative:  Jamie Adams of National Communication Towers; Cheryl Elliott, 

Fluvanna County Emergency Services Coordinator 

 

Requested Action:  Request for a Special Use Permit to amend Special Use Permit 

11:03, with regards to a 250’ tall self-support lattice tower for 

telecommunication and emergency services purposes, with respect 

to 3.5 acres of Tax Map 47, Section A, Parcel 10.  (Attachment A) 

 

Location: The affected property is located on the north side of West River 

Road (U.S. Route 6),approximately 0.4 miles east of its 

intersection with Beals Lane (Route 645). The property is located 

in the Cunningham Election District and is within the Rural 

Residential Planning Area. (Attachment B) 

 

Existing Zoning:  A-1, Agricultural General 

 

Existing Land Use:  Veterans of Foreign Wars Post 8169 is located on this property 

 

Planning Area:                      Rural Residential Planning Area 

 

Adjacent Land Use:   Adjacent properties are zoned A-1 

 

Zoning History:  Previous SUP 11:03, approved 6-0-0 by Planning Commission 

November 14, 2011, subject to 14 conditions. Same SUP approved 

5-0-0 by Board of Supervisors December 21, 2011, subject to 14 

conditions. 
  



    

This is a request to amend previous SUP 11:03. The use of a tower at this site was approved; this 

SUP makes changes to the height and style of the tower, as well as changes to the conditions. 

  

Previous SUP 11:03 

This was a request for a special use permit to construct a 195’tall monopole telecommunications 

facility and associated ground equipment with respect to 3.5 acres of Tax Map 47, Section A, 

Parcel 10. Approved 6-0-0 by Planning Commission November 14, 2011, subject to 14 

conditions. Approved 5-0-0 by Board of Supervisors December 21, 2011, subject to 14 

conditions. 

 

The previous SUP was for a 195’ tall monopole telecommunications facility and associated 

ground equipment. This SUP application (16:10) modifies the height of the tower to be 250’ tall 

(not including lighting, lightning rods, and other ancillary structures), and changes from a 

monopole to a self-support lattice tower. This tower will be used for commercial purposes, but 

also has space for County Emergency Services (EMS) radio apparatus. 
  

(Attachment C) 
  

Previous SUP 11:03 Conditions 

From the Board of Supervisors staff report, dated December 21 , 2011: 

 

“This request for a special use permit for a 195 ft. monopole telecommunication facility appears 

to be in substantial conformance with the intent of the Comprehensive Plan’s recognition that 

telecommunications are a critical part of the role of infrastructure throughout the county, and 

the criteria set forth in the Zoning Ordinance.  The Board of Supervisors may wish to consider 

the potential for visual impacts to the Route 6 Virginia Byway, and to nearby properties.  Given 

the proximity of the proposed facility to the Byway, the Board may also wish to consider 

requiring a concealed facility instead of the proposed non-concealed facility.  If approved, staff 

recommends the following conditions: 

 

1) The tower, including antennae, will not be higher than 199 ft. and will not be lit; 

2) The applicant secures all necessary permits required, and submits structural design and 

certification by a Virginia Registered Professional Engineer that the proposed facility, as 

built, will comply with EIA/TIA 222-G for the wind zone for Fluvanna County; Virginia; 

3) Prior to issuance of building permits the applicant shall submit satisfactory SHPO and 

NEPA documentation; 

4) The applicant shall secure the necessary permits required by Fluvanna County and 

VDOT; 

5) The applicant provides written approval of County Public Safety antennas and feed lines 

use of the tower at the highest designed elevation.  Space for ground level electronic 

equipment shall be provided; The revised condition is as follows:  The applicant shall 

provide space on the TASF for the County’s Public Safety antennas and feed lines at the 

highest designed elevation.  Space for ground level electronic equipment shall also be 

provided; 

6) The facility when completed shall be accessible only to authorized personnel; 

7) The tower shall be a monopole, and shall be engineered with breakpoint technology; 



    

8) The facility shall install the necessary landscaping buffer; 

9) The applicant shall install an emergency generator to ensure continuity of 

telecommunications operations in the event of a disaster or major power outage; and 

provisions for such generators shall include additional special treatments; for diesel, a 

fuel retaining area for propane, ignition separation requirements; and that generator 

testing shall occur only between 9 AM and 4 PM Monday through Friday; and the same 

shall be noted on the site development plan; 

10) If the structures should no longer be needed, the applicant shall remove them, and restore 

the grounds to the prior condition;      

11) The support structure is to be sufficient to support antennas of a like design for at least six 

(6) wireless service providers; 

12) The tower shall be in the same location as shown in the application; 

13) Violation of any condition of this permit shall be grounds for revocation of this permit, 

and; 

14) The Board of Supervisors, or their representative, has the right to inspect the property for 

compliance with these conditions at any time.” 
  

Comprehensive Plan:   

 

Land Use Chapter: 

The Comprehensive Plan designates this property as within the Rural Residential Planning Area.  

According to this chapter: 

 

“Rural residential areas are linked to the rural cluster community element and general surround 

the six community planning areas. Rural residential areas conserve open space by clustering 

development or developing on larger lots. Projects should achieve the goal of preserving as 

much open space, and thus rural character, as possible. The open space should be strategically 

located to preserve viewsheds from roads and existing developments, and to be used by the 

residents of the planned community.” 

 

At the proposed location, only the tower will be seen, as both proposed tree 

landscaping/screening and the natural landscape of the site will block any view of the support 

buildings from the road. 

 

Infrastructure: 

Goal 5: To facilitate the deployment of comprehensive communications networks that ensures the 

reliability of the public safety, wireless, and broadband services. 

 

According to the applicant, National Communication Towers LLC will host Fluvanna County 

Public Safety radio apparatus on the proposed tower. This will be a privately owned tower with 

commercial service providers in addition to County EMS radio apparatus. 

 

Analysis: 
 

This is a special use permit application to amend SUP 11:03, to allow for the construction of a 

250’ tall self-support Class III communications tower. Fluvanna County’s Emergency Services 



    

Department views this special use permit in a favorable light, as it will allow for wider, more 

stable EMS coverage within the county.  

 

(Attachment D) 

 

First, the proposed use should not tend to change the character and established pattern of 

the area or community. 

 

The proposed use of a tower on this site was approved in 2011 by the Board of Supervisors. This 

particular location, located back from the roads and placed in the woods, will block the view of 

the support facilities at the base of the tower through the combined concealment of landscaping 

and terrain. This is a low intensity use, and the surrounding area features a mix of residential and 

agricultural uses. This use was already approved for this site; the changes that this SUP applies to 

the former SUP are changes in the height and style of the tower, as well as changes to some of 

the previous conditions. 

  

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.  

 

This use was already approved for this site; the changes that this SUP applies to the former SUP 

are changes in the height and style of the tower, as well as changes to some of the previous 

conditions. The proposed tower location will be such that support facilities cannot be seen from 

the road due to natural terrain and made-made landscaping. 

 

 Neighborhood Meeting: 

 

There were zero (0) attendees at the September 14, 2016 neighborhood meeting. 

 

Technical Review Committee: 

 

The following comments are the result of the Technical Review Committee meeting that was 

held on Thursday, September 8, 2016: 

  
1. Planning staff wanted to know if a new gravel access road would be constructed. 

Applicant answered in the affirmative, but that they foresee no VDOT or right of way 

access issues. 

 

Applicant also clarified that this SUP modifies previous SUP 11:03 to change tower 

structure height from 190’ to 250’, and changing style to a lattice tower. This is not a 

County owned tower; the County is merely leasing space. 

 

2. Fire Chief wanted to verify if any side lighting would be placed on the tower. Applicant 

stated yes, lights would be white during day, and red at night. 

 

3. VDOT has reviewed the preliminary plans for “VFW SCOTTSVILLE 254’ TOWER 

SITE PLAN” prepared by JMT, and VDOT does not have any objections to using the 



    

existing entrance to the VFW Post 8169 property (TMP 47-A-10) located on Rte. 6 (2977 

West River Road).  After construction of this project is complete, the cell tower site will 

generate very low volumes of traffic on an intermittent basis.---Comments received by 

Staff via email Sept. 23, 2016 
 

4. Health Department: VFW should make sure the tower area does not impact the drainfield 

area, if they have one. 

 

The full list of Technical Review Committee comments is attached to this staff report 

 

(Attachment E) 

 

Conclusion: 

 

The Planning Commission should consider changes to the height and style of the tower, as well 

as changes to the conditions. 

 

Recommended Conditions 

 

If approved, Staff recommends the following conditions:  

 

1) The tower structure shall not exceed 250 feet. This does not include antennae, lighting, 

lightning rods, and other ancillary equipment, subject to FAA regulations. 

2) The applicant secures all necessary permits required, and submits structural design and 

certification by a Virginia Registered Professional Engineer that the proposed facility, as 

built, will comply with EIA/TIA 222-G for the wind zone for Fluvanna County; Virginia; 

3) Prior to issuance of building permits the applicant shall submit satisfactory SHPO and 

NEPA documentation; 

4) The applicant shall secure the necessary permits required by Fluvanna County and 

VDOT; 

5) The applicant shall provide space on the TASF for the County’s Public Safety antennas 

and feed lines at the designed elevations.  Space for ground level electronic equipment 

shall also be provided; 

6) The facility when completed shall be accessible only to authorized personnel; 

7) The tower shall be a self-support lattice Class III tower; 

8) The facility shall install the necessary landscaping buffer; 

9) If the structures should no longer be needed, the applicant shall remove them, and restore 

the grounds to the prior condition;      

10) The support structure is to be sufficient to support antennas of a like design for at least six 

(6) wireless service providers; 

11) The tower shall be in the same location as shown in the application; 

12) Violation of any condition of this permit shall be grounds for revocation of this permit, 

and; 

13) The Board of Supervisors, or their representative, has the right to inspect the property for 

compliance with these conditions at any time. 

 



    

 

 

 

 

Suggested Motion: 
 

I move that the Planning Commission recommend [approval/denial/deferral] of SUP 16:10, a 

request to amend SUP 11:03, with respect 3.5 acres of Tax Map 47, Section A, Parcel 10  

 

Attachments: 
 

A – Application and Memo 

B – Aerial Map and zoning 

C – SUP 11:03 Planning Commission Complete Staff Report  

D – Site Plan 

E – TRC Comment Letter 
 

Cc:  File 
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Memorandum 
 
 
 
 
 
 
 
 
 

DATE:            September 20, 2016 
 
RE:                 Planning Commission APO Letter 

 
TO:                 Jason Stewart 

 
FROM:          Stephanie Keuther 

 
 
 
 
Please be advised the attached letter went out to the attached list of Adjacent Property 
Owners for the September 28, 2016 Planning Commission Meeting. 
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132 Main Street 
P.O. Box 540 

Palmyra, VA 22963 
(434) 591-1910 

Fax (434) 591-1911 
www.fluvannacounty.org 

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 

NOTICE OF PUBLIC HEARING 
September 19, 2016 

 
Name 
Address, City, State 
Tax Map 47 A 7 
 

Re: Public Hearing on SUP 16:10 
 
Dear Name, 
 
This letter is to notify you that the Fluvanna County Planning Commission will hold a public hearing on 
the above referenced item as noted below: 
 
 Purpose: Planning Commission Public Hearing 
 Day/Date: Wednesday, September 28, 2016 
 Time:  7:00 PM  
 Location: Fluvanna County Circuit Court Room, Palmyra, VA 
 
The applicant or applicant’s representative will be present at the Planning Commission meeting for the 
special use permit request that is described as follows: 

 
SUP 16:10 – VFW Telecom Tower– A request for a Special Use Permit to amend previous Special 
Use Permit 11-03, with respect to 3.5 acres of Tax Map 47, Section A, Parcel 10. The proposed use 
regards constructing a self-support telecommunications lattice tower with a height of 250’. The 
property is located on West River Road (State Route 6), approximately .4 miles east of the 
intersection with Beals Lane (State Route 645). The parcel is zoned A-1 Agricultural, General. The 
parcel is within the Rural Residential Community Planning Area and the Cunningham Election 
District. 

 
You are welcome to attend the Public hearing and you will have an opportunity to comment, if desired.  
The tentative agenda and staff report for this action is available for public review on the County website 
at: http://fluvannacounty.org/government/pc/agendasactionsminutes.  You can also view the report in 
the Fluvanna County Planning and Zoning Department during working hours (8:00 am – 5:00 pm, 
Monday through Friday). 
 
If you have any questions regarding this special use permit application or the Public Hearing, please 
contact me at 434–591–1910. 
Sincerely, 
 

 
Jason Stewart 
Planning and Zoning Administrator 

http://fluvannacounty.org/government/pc/agendasactionsminutes
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SUP 16 :10 
  

     TMP NAME ADDRESS CITY, STATE ZIP 

     
37 A 32 

Fox Memorial Baptist 
Church 2847 West River Rd Scottsville, VA 24590 

47 A 30 Charles & Tara Ford 3076 West River Rd Scottsville, VA 24590 
47 A 12 
A 

Carlton & Christina Hunt 
III 2994 West River Rd Scottsville, VA 24590 

47 A 9 Richard & Lillie Hill  211 Capstone Circle Scottsville, VA 24590 
47 A 29 Larry & Lisa Easton P.O Box 218 Scottsville, VA 24590 
47 A 6 Reid & Norma Taylor 2978 West River Rd  Scottsville, VA 24590 
37 A 34 J.D. & Nancy T. Catlett P.O Box 385 Scottsville, VA 24590 
47 A 11 James Easton Et Al. 3020 West River Rd Scottsville, VA 24590 
47 A 7 Ruth Bogan 2910 West River Rd Scottsville, VA 24590 
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STAFF REPORT 
 

To: Fluvanna County Planning Commission               From: Steve Tugwell 

Case Number: SUP 11:03      District: Cunningham 

Tax Map: Tax Map 47, Section A, Parcel 10   Date: November 14, 2011 

 

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

Monday, November 14, 2011 at 7:00 pm in the Circuit Courtroom 

of the Courts Building.  

 

Applicant:              National Communication Towers, LLC 

 

Requested Action:  A request for a special use permit to construct a 195 foot monopole 

telecommunications facility and associated ground equipment with 

respect to 3.5 acres of Tax Map 47, Section A, Parcel 10. 

(Attachment A) 
  

Existing Zoning:  A-1, Agricultural, General 

 

Planning Area:  Rural Residential Planning Area 

 

Zoning Ordinance:  Section 22-27-1 

 

Location: The affected property is zoned A-1 and is located on the north side 

of West River Road (U.S. Route 6), approximately 0.4 miles east 

of its intersection with Beals Lane (Route 645). (Attachment B) 

 

Existing Land Use:  Veterans of Foreign Wars Post 8169 is located on this property.  

 

Adjacent Land Use:  The surrounding area is zoned A-1, Agricultural, General and is 

very low-density residential in nature. 

 

 

 

 

 

 

 

 

COUNTY OF FLUVANNA  

“Responsive & Responsible Government” 

  

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

 

Due to a procedural error, notices were not mailed to adjacent property owners, therefore the 

October 12
th

 neighborhood meeting was canceled.  

 

Technical Review Committee: 

 

At the October 13, 2011 Technical Review Committee meeting, VDOT stated that if the entrance 

to the site was disrupted, then the gravel would have to be restored, but that a permit would not 

be required; 

 

Central Virginia Electric Cooperative stated they would require their own easement to get power 

to the site; 

 

Planning staff inquired about the balloon test for this site, and the applicant stated they have a 

primary date of November 2
nd

 and a backup date of November 3
rd

 and 4
th

 from 8am to noon; they 

said they would be mailing out notices to the Board, Planning Commission, and adjacent 

property owners; Planning staff also commented that the top of the tower would be reserved for 

public safety as identified in the Telecommunication Master Plan, to which the applicant agreed. 

 

The full list of TRC comments is attached to this staff report (Attachment C). 

 

Comprehensive Plan:       

 

 The Comprehensive Plan designates this area as within the Rural Residential Planning Area. 

 The Infrastructure Chapter of the Comprehensive Plan has the following recommendations 

 concerning the siting of cellular towers. 

 

 Encourage the location and co-location of wireless communication equipment on existing 

structures; 

 

 Accommodate the growing need and demand for wireless communication services; 

 

 Encourage coordination between communication providers; 

 

 Establish consistent and balanced legal language governing wireless communications 

facilities that take into consideration the Comprehensive Plan and communications 

master plan; and 

 

 Maintain compliance with applicable laws, including but not limited to the 1996 

Telecommunications Act. 

 

The above recommendations are the primary reasons the county has procured a       

telecommunications consultant to assist with these applications. 
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Analysis: 
  

When evaluating proposed uses for special use permits, 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 character and established pattern of the area where the communications facility is proposed 

is rural, not highly populated, and has land involved in agricultural production.  According to the 

Virginia Department of Transportation, the entire segment of Route 6 in Fluvanna County is 

designated as a Virginia Byway.  “Per Virginia Code, a Virginia Byway means those highways 

designated by the Commonwealth Transportation Board (CTB) pursuant to articles §33.1-62 

through §33.1-66.  The Virginia Outdoors Plan, from the Department of Conservation and 

Recreation (DCR), identifies roads that have been considered as having intrinsic qualities of 

Virginia Byways for many years”.   

 

To be considered, a segment of road must substantially meet the following criteria: 

 

- The route provides important scenic values and experiences; 

- There is diversity of experiences, as in transition from one landscape scene to another; 

- The route links together or provides opportunities to leave high-speed routes for variety and 

   leisure in motoring.  Landscape control or management along the route is feasible; 

- The route allows for additional features that will enhance the motorist’s experience and  

   improve safety; 

-  Local government(s) has/have initiated zoning or other land-use controls, so as to reasonably  

   protect the aesthetic and cultural value of the highway.  (Attachment D) 

 

Staff conducted a site visit on Wednesday, November 2, 2011, in order to assess the potential 

visual impacts of the proposed tower, and also to observe the balloon test.  Weather conditions 

that day were sunny, dry, and cool with little wind.  Staff concluded that the tower would be very 

visible from several portions of West River Road (Route 6), when traveling in either direction, 

both east and west.  The balloon was also visible from neighboring properties and roadways, 

including the Fox Memorial Baptist Church located adjacent to the west.  Staff stopped at several 

residences and spoke with a handful of neighbors in the area and all of them appeared to be in 

favor of enhanced wireless capabilities over the potential for diminished or altered views.  In 

consideration of the proximity of the proposed tower’s location to West River Road (Route 6), a 

Virginia Byway, the proposed facility could also be concealed as a firetower or other similar 

structure that would better blend with the rural character of the area.  As proposed, it appears that 

a tower sited at this location could change the character and established pattern of the area, 

and/or create impacts that may be regarded as less than sensitive to its scenic beauty. 

(Attachment E) 
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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.  

 

This is a rural area, and all of the surrounding property is zoned A-1 (Agricultural General).    

Since the proposed tower will be less than 200 feet, it will not have to be lighted.  The applicant 

is proposing to build a 195 foot non-concealed freestanding antenna support facility within a 125 

foot x 125 foot lease area, which per Sec. 22-27-8, requires a special use permit, and is not 

permitted by-right.  Some permitted by-right uses in the A-1 zoning district include single-family 

dwellings, minor utilities, hunting preserves, public parks, home occupations, private kennels, 

group homes, and temporary sawmills to name a few.  The definition of a minor utility is: 

“Facilities for the distribution and collection of public, private, and central utilities including 

poles, lines, transformers, pipes, meters, and communication and distribution lines”.  

 

When evaluating an application for a proposed new telecommunication antenna support facility 

(TASF), siting of new facilities shall be in accordance with Sec. 22-27-8, the siting preference 

table.  The applicant is proposing to construct a new 195 foot non-concealed freestanding 

antenna support facility (monopole).  The subject property is zoned A-1 (Agricultural, General), 

and in accordance with the siting preference table, this application requires a special use permit 

and public hearing process. 

 

Pursuant to Sec. 22-27-9.8, all new telecommunication antenna support facilities shall meet the 

requirements of that section.  Staff has evaluated the application, and it appears all of the 

requirements of this section have been met. 

 

According to the Fluvanna County Wireless Master Plan, the area of the proposed tower is absent 

of sufficient telecommunications service, and could accommodate all of the service providers 

with a uniform and dependable signal 24/7.  The applicant has stated in their application, that 

“the tower will be designed to accommodate six collocations and the fenced compound will 

house a variety of support buildings and equipment pads”.  The ability to accommodate more 

collocations could result in a need for fewer new towers.  The applicant has also stated that “the 

facility will provide wireless phone coverage, data transmissions and internet services to the 

area.  Also, one radiation center on the tower and a 10’ x 20’ space in the compound will be 

made available for Fluvanna County’s 911 equipment on a rent free basis”. 

 

The applicant proposes to construct and maintain a leased telecommunication facility on the 

north side of West River Road (U.S. Route 6), approximately 0.4 miles east of its intersection 

with Beals Lane (Route 645).  The proposed facility would be comprised of a 195 foot monopole 

tower with the potential for multiple carriers, along with peripheral ground equipment.  The 

proposed site will be within a 80 x 90 fenced area, surrounded by a (125 ft. x 125 ft.) lease area.  

If approved, the applicant will be required to submit a site development plan for review and 

approval.  (Attachment F) 
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Consultant’s Recommendation: 

 

Cityscape Consultants, Inc. has stated that they are of the opinion that, “although there is no solid 

indication of carrier commitment, this application may have additional merits which could be 

beneficial to the citizens of Fluvanna County”.  

 

 Would the proposed facility be acceptable to other wireless service providers?  And, 

 Would the proposed facility be beneficial to the County and therefore the citizens of the 

County?  And, 

 Would the proposed facility fit the County Master Plan or would it be disruptive?  And, 

 Does the application meet the desires of the County because of generally accepted and 

adequately demonstrated technological reasons? 

 

The consultant has concluded that approval for this application for a new telecommunication 

antenna support facility will “accelerate the construction of additional wireless services to better 

serve the County’s citizens”.  The consultant has also stated, “in addition there are additional 

public benefits in that the tower will support a Fluvanna County Public Safety communication 

link”. 

 

Therefore, Cityscape Consultants, Inc. has recommended approval of this application with the 

following conditions: 

 

1. The applicant provide the County with the necessary NEPA and SHPO approvals; and 

2. Satisfies any other conditions as stated by the County; and, 

3. The applicant provides written approval of County Public Safety antennas and feed lines 

use of the tower at the highest designed elevation.  Space for ground level electronic 

equipment shall be provided.  (Attachment G) 

 

Conclusion: 

 

This request for a special use permit for a 195 ft. monopole telecommunication facility appears to 

be in substantial conformance with the intent of the Comprehensive Plan’s recognition that 

telecommunications are a critical part of the role of infrastructure throughout the county, and the 

criteria set forth in the Zoning Ordinance.  The Planning Commission may wish to consider the 

potential for visual impacts to the Route 6 Virginia Byway, and to nearby properties.  Given the 

proximity of the proposed facility to the Byway, the Commission may also wish to consider 

requiring a concealed facility instead of the proposed non-concealed facility.  If approved, staff 

recommends the following conditions: 

 

1) The tower, including antennae, will not be higher than 199 ft. and will not be lit; 

2) The applicant secures all necessary permits required, and submits structural design and 

certification by a Virginia Registered Professional Engineer that the proposed facility, as 

built, will comply with EIA/TIA 222-G for the wind zone for Fluvanna County; Virginia; 

3) Prior to issuance of building permits the applicant shall submit satisfactory SHPO and 

NEPA documentation; 
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4) The applicant shall secure the necessary permits required by Fluvanna County and 

VDOT; 

5) The applicant provides written approval of County Public Safety antennas and feed lines 

use of the tower at the highest designed elevation.  Space for ground level electronic 

equipment shall be provided; 

6) The facility when completed shall be accessible only to authorized personnel; 

7) The tower shall be a monopole, and shall be engineered with breakpoint technology; 

8) The facility shall install the necessary landscaping buffer; 

9) The applicant shall install an emergency generator to ensure continuity of 

telecommunications operations in the event of a disaster or major power outage; and 

provisions for such generators shall include additional special treatments; for diesel, a 

fuel retaining area for propane, ignition separation requirements; and that generator 

testing shall occur only between 9 AM and 4 PM Monday through Friday; and the same 

shall be noted on the site development plan; 

10) If the structures should no longer be needed, the applicant shall remove them, and restore 

the grounds to the prior condition;      

11) The support structure is to be sufficient to support antennas of a like design for at least six 

(6) wireless service providers; 

12) The tower shall be in the same location as shown in the application; 

13) Violation of any condition of this permit shall be grounds for revocation of this permit, 

and; 

14) The Board of Supervisors, or their representative, has the right to inspect the property for 

compliance with these conditions at any time. 

 

Suggested Motion: 

 

I move that the Planning Commission recommend approval/denial of SUP 11:03, a special use 

permit request to allow for a 195 foot monopole telecommunications tower pursuant to Fluvanna 

County Code Section 22-27-1 with respect to 3.5 acres of Tax Map 47, Section A, Parcel 10, (if 

approved) subject to the conditions listed in the staff report. 

  

Attachments: 

 

A – Application, statement of proposed use, and APO letter 

B – Aerial Vicinity Map 

C – TRC comments 

D – Virginia Department of Transportation excerpt and byway map 

E -   Applicant’s photos, photosimulations, and balloon flight statement 

F –  Tower design certification, search ring map, and sketch site plan 

G – Consultant’s report 

 
Copy:  Owner- V.F.W. Post 8169, 2977 West River Road, Scottsville, VA 24590 

Applicant – National Communication Towers, LLC, 5413 Patterson Avenue, Suite 101, Richmond,    

VA 23226 

CityScape Consultants, 10704 Elmbrook Court, Raleigh, NC 27614 
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Statement of Proposed Use 

Special Use Permit Application 
National Communication Towers, LLC  
V.F.W. Post 8169, Scottsville, Virginia 

 
National Communication Towers L.C. (“National”) as lessee, hereby applies 
for a Special Use Permit to allow a telecommunications facility and 
accessory structures on leased land.  The leased land is located on property 
known by Tax Map Parcel 047-A-10.  The parcel is located on the north side 
of Rt. 6 approximately 2,000 feet east of Rt. 645. According to the tax 
records of Fluvanna County it is owned by V.F.W. Post 8169. 
 
National is requesting a Special Use Permit to allow a self support  
Monopole Tower, measuring approximately 195’ in height with a 4’ 
lightning rod, to be located within a leased area, measuring 125’ x 125’.  The 
facility will be designed to allow multiple collocations on the tower and 
within a secure fenced compound area.  The exact number and types of 
future users is difficult to predict, however the tower will be designed to 
accommodate a mix of carrier types.  The design mix will include: 6 or more 
users of panel antennas (typically 15 panels, 12” wide X 72” high, per user).  
Likewise, the compound area is designed to accommodate a mix of shelter 
types and sizes as denoted on the drawings submitted with this application. 
 
The 3.5 acre parcel is zoned A1.  According to the Fluvanna County zoning 
ordinance, telecommunication facilities are permitted on A1 zoned 
properties, with Special Use Permits.  Proper setback distances have been 
observed and are denoted on the enclosed plans. 
  
National develops telecommunication facilities for collocations by cellular, 
PCS, paging and other wireless services which rely upon a network of 
elevated platforms in areas where the carriers have gaps in signal coverage, 
or “holes.”  Such a hole exists along the Route 6 corridor. Supported by 
propagation studies, National believes a communications facility located on 
the subject parcel will enable carriers to fill this gap, while minimizing the 
effect on surrounding property owners. The tower can be designed to be 
extendable to 195’ should a higher Radiation Center be needed for County 
antennas. 
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The FCC has authorized several carriers to provide wireless services in this 
part of Cumberland County.  Those carriers include:  Sprint, AT&T, Verizon 
Wireless U.S. Cellular and Ntelos.  
 
The facility will be in continuous operation but will produce no interference 
with other types of communications including: radio, television, cable TV, 
garage door openers or other consumer electronic equipment.  No offices 
will be constructed on the site, so neither sewer nor water facilities will be 
required.  The facility will produce no refuse, noise, vibration, dust, glare, 
odors or fumes.  Neither National nor any of the tower users will introduce 
hazardous or toxic substances to the site.  After completion of construction, 
the only traffic associated with the site will be short visits by technicians on 
a monthly basis to test or replace equipment components.  In most instances 
towers below 200’are not required by the FAA to be lit.  
 
The facility will provide a vital public safety service to this part of the 
County in two important ways.  First, the County may co-locate antennas for 
law enforcement and fire and rescue at the 195’ radiation Center along with 
a 10’ X 20’ space inside of the compound on rent free bases.  Second, this 
new facility will enable wireless services to be extended to this part of the 
County, enabling the public at large to utilize those services for important 
medical or life-safety calls. 
 
The proposed use conforms to the provisions of all applicable ordinances, 
regulations, adopted standards and conditions.  National is not seeking any 
wavier or variance for the proposed use at this time.  National respectfully 
requests the approval of this Special Use Permit application. 
 

 
_________________________ 
Al Doss 
Vice President of Development 
National Communication Towers, L.L.C. 
 
08/24/2011 
Date 
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Memorandum 
 
DATE:  October 31, 2011 

 

RE:  APO’S for SUP 11:03 Public Hearing Letters 

 

TO:  Darren Coffey 

 

FROM: Lauren Ryalls 

 

 

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

Owners for the November 14, 2011 Planning Commission meeting.  

12
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NOTICE OF PUBLIC HEARING 

 
October 31, 2011 

 

   

Fox Memorial Baptist Church 

2847 W. River Rd. 

Scottsville, VA 24590 

TMP# 37(A)32 

 

Re: Public Hearing on SUP 11:03 
 

Dear  Fox Memorial Baptist Church: 

 

This letter is to notify you that the Fluvanna County Planning Commission will hold a public 

hearing on the above referenced item on Monday, November 14, 2011 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 11:03, National Communication Towers, LLC - A request for a special use permit to allow 

for a 195 foot wireless communications tower with respect to 3.5 acres of Tax Map 47, Section 

A, Parcel 10. The property is zoned A-1 and is located on the north side of West River Road 

(U.S. Route 6), approximately 0.4 miles east of its intersection with Beals Lane (Route 645). The 

property is located in the Cunningham Election District and is within the Rural Residential 

Planning Area. 

 

The applicant or applicant’s representative must be present at the Planning Commission meeting.  

The tentative agenda and staff report will also be available for review by the public in the 

Fluvanna County Planning and Community Development Department during working hours 

(8:30 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 

Planner 

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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October 18, 2011 

National Com. Towers, LLC (Al Doss) 

5413 Patterson Avenue, Suite 101 

Richmond, VA 23226 

 

Delivered via mail 

 

Re: TRC comments SUP 11:03 National Communication Towers, LLC Construct 195’ telecomm 

monopole, Tax Map:  47-A-10 

 

Dear Applicant: 
 

The following comments are the result of the Technical Review Committee meeting.   
 

1. The Dept. of forestry and the Health Dept. had no comments for this application; 

 

2. Virginia Department of Transportation said that if access to the site was disrupted, then it would 

have to be restored; and that a permit is not required; 

 

3. Central Virginia Electric Cooperative said they would require their own easement to get power 

service to the site; 

 

4. Planning staff inquired about the balloon test for this site, and the applicant said they have a 

primary date of November 2
nd

, with backup dates of November 3
rd

 and 4
th

 from 8am to noon; they 

also said they would be mailing out notices to the Board, Planning Commission, and adjacent 

property owners; Planning staff also commented that the top of the tower would be reserved for 

public safety as identified in the Telecomm Master Plan, and the applicant agreed. 

 

Please provide any other materials or documentation that is to be included in the Planning Commission 

packet by Friday, October 28, 2011.  Submitting revisions by this deadline will place your request on the 

November 14, 2011 Planning Commission agenda.   

 

If you have any questions or need additional information, please contact me at 434-591-1910.    

 

Sincerely, 

 

 

Steve Tugwell 

Planner 

Dept. of Planning & Community Development 

 
Cc: V.F.W. Post 8169, 2977 West River Road, Scottsville, VA 24590 

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 

ATTACHMENT C
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ometimes it’s the 
journey as much 
as the destination 
that makes 

traveling special. Drive on 
Virginia’s scenic roads and 
you’ll find that “getting 
there” is half the fun. 

Veer off the interstate and take a Virginia Byway 
or a national scenic parkway. Not only will you 
go slower, but sometimes you’ll find yourself 
going back in time as you traverse areas rich in 
history, steeped in beauty and alive with nature.

When you see a colorful 
Virginia Byway sign, you’re 
invited to places where beauty 
beckons or your vehicle 
becomes a time machine, 
taking you back a few 
centuries to see the way we 
really were. 

Just beyond the next curve is a new reason 
to ooh and ahh over the commonwealth’s 
breathtaking sights.

Take a motorcycle ride along Skyline Drive 
or take in the plantations via convertible along 
Route 5. Bike the Blue Ridge Parkway. 
Scenic drives take in the state’s wide-ranging 
climate and geography from the majestic 
mountaintops in the southwest to the beaches 
of the Eastern Shore.

These roads take you by fertile farmlands and 
vineyards, deep valleys, 
restored villages, and Civil 
War battlefields where the 
guns fell silent more than 
a century ago. They invite 
you to drive from the 
modern Capital of today 
to the restored Colonial 
Capital of yesterday. 
Beauty, history, nature and 

solitude. You’ll find them on a drive along 
Virginia’s scenic roads. 

Scenic RoadS in ViRginia
Scenic RoadS FacTS:

A Map of Scenic Roads in Virginia showcases Virginia Byways, road corridors containing aesthetic or cultural value near areas of historical, 

natural or recreational significance. About 2,900 miles of roads are official Virginia Byways, and are marked in light green on this map. 

These roads are marked by blue Virginia Byways signs featuring a cardinal and dogwood blossom. Other scenic roads that qualify for Virginia 

Byway status, but have not yet been designated as such, are marked in dark green. 

  

24-Hour Traffic/Traveler Services

Statewide traffic 
information 

511 or 1-866-MY511VA
511Virginia.org

Historic Markers
Since 1927 more than 2,000 roadside 

markers note Virginia’s rich historic, 

architectural and archaeological heritage 

by commemorating sites, individuals, 

buildings, and events of statewide or 

national interest. Learn more from the 

Department of Historic Resources at 

DHR.Virginia.gov

For More Information
This map is a graphic representation of selected 
parts of Virginia’s highway system. Please refer to 
the Official State Transportation Map for more detail. 
Call (804)786-2801 or go to VirginiaDOT.org to 
request a copy. While using this map to route your 
journey through Virginia’s network of scenic roads, 
call the numbers below to find out about interesting 
stops along the way. (TTY/TDD users, call 711.) 

Tourist Information
Virginia Travel Guide

Bed & Breakfast/Country Inns
information and reservations

Virginia Civil War Trails 

Outdoor Recreation

(800) 847-4882    Virginia.org

(888) 660-2228    Innvirginia.com

(888) CIVIL WAR    Civilwartrails.org  

Adopt-a-Highway
Nearly 50,000 volunteers help keep 

Virginia’s roads clean for your enjoyment. 

Please help them by disposing of your 

litter properly.

NAtIoNAL PARk seRVICe

Appalachian Trail

Chesapeake Bay Gateways

National Parks   

National Scenic Parkways 

National Park Service

National Battlefield Parks                  

U.s. DePt. of AgRICULtURe foRest seRVICe 

George Washington National Forest 

Jefferson National Forest

U.s. fIsH & WILDLIfe seRVICe 

National Wildlife Refuges

Harrison Lake National Fish Hatchery

VIRgINIA DePARtMeNt  of CoNseRVAtIoN & ReCReAtIoN

State Parks 

State Natural Area Preserves

VIRgINIA DePARtMeNt of gAMe & INLAND fIsHeRIes

State Wildlife Management Areas  

Public Boating Access                       

Fishing Guide & Regulations                      

Hunting Guide & Regulations 

State Fish Hatcheries

Public Fishing Lakes

VIRgINIA DePARtMeNt of tRANsPoRtAtIoN

Bicycling Information (800) 835-1203    VirginiaDot.org

  (304) 535-6331     NPs.gov

(888) 824-5877    Baygateways.net

(800) 933-7275    DCR.Virginia.gov

(804) 367-1000    DgIf.Virginia.gov

(703) 358-1744    fWs.gov

(804) 829-2421    fWs.gov

  (202) 208-4747    NPs.gov

(540) 265-5100    fs.fed.us/r8/gwj/

Report unsafe road conditions and incidents 

Statewide traffic cameras

(800) 367-RoAD

trafficland.com
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NATIONAL COMMUNICATION TOWERS, LLC 

5413 Patterson Avenue, Suite 101 
Richmond, Virginia  23226 
Telephone: 804-673-8800 
Facsimile: 804-673-4242 

 

VFW Balloon Flight 

Certification Statement 

November 2, 2011 

 

General weather conditions: clear, average visibility 7 miles, light winds averaging 4 to 6 MPH 
from 8:00 AM to 9:00 AM and mostly calm throughout the morning. 

 

8:05 AM: Balloon launched winds 4-6 MPH some fog 

9:00 AM to 12:05 PM: Winds calm to light, visibility good 

12:05 PM: Ended balloon flight 

 

Date: 11/07/2011       

 

Al Doss 

Vice President of Development 
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VIEW FROM THE WEST / LOCATION: GAS LINE ACCESS AREA ON ROUTE 6 N C T  

BALLOON 

PHOTO 1: BALLOON FLIGHT 
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VIEW FROM THE WEST / LOCATION: GAS LINE ACCESS AREA ON ROUTE 6 N C T  

TOWER 

PHOTO 1: TOWER SIMULATION 
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VIEW FROM THE WEST / LOCATION: INTERSECTION AT ROUTE 6 & ROUTE 645 ~1,500 FT. N C T  

BALLOON 

PHOTO 2: BALLOON FLIGHT 

23

jnewman
Typewritten Text
Attachment C



VIEW FROM THE WEST / LOCATION: INTERSECTION AT ROUTE 6 & ROUTE 645 ~1,500 FT. N C T  

TOWER 

PHOTO 2: TOWER SIMULATION 
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VIEW FROM THE WEST / LOCATION: ROUTE 6 WESTERN ENTRANCE AT VFW POST N C T  

PHOTO 3: BALLOON FLIGHT 
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VIEW FROM THE WEST / LOCATION: ROUTE 6 WESTERN ENTRANCE AT VFW POST N C T  

PHOTO 3: TOWER SIMULATION 
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VIEW FROM THE EAST / LOCATION: ROUTE 6 NEAR THE EASTERN EDGE OF  THE VFW POST EAST ENTRANCE N C T  

BALLOON PHOTO 4: BALLOON FLIGHT 
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VIEW FROM THE EAST / LOCATION: ROUTE 6 NEAR THE EASTERN EDGE OF  THE VFW POST EAST ENTRANCE N C T  

TOWER PHOTO 4: TOWER SIMULATION 
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VIEW FROM THE EAST / LOCATION: ROUTE 6 EAST OF THE SITE ~1,500 FT. N C T  

BALLOON 

PHOTO 5: BALLOON FLIGHT 
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VIEW FROM THE EAST / LOCATION: ROUTE 6 EAST OF THE SITE ~1,500 FT. N C T  

TOWER 

PHOTO 5: TOWER SIMULATION 
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VIEW FROM THE EAST / LOCATION: INTERSECTION AT ROUTE 6 & ROUTE 611 N C T  

BALLOON 

PHOTO 6: BALLOON FLIGHT 
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VIEW FROM THE EAST / LOCATION: INTERSECTION AT ROUTE 6 & ROUTE 611 N C T  

TOWER 

PHOTO 6: TOWER SIMULATION 
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NATIONAL COMMUNICATION TOWERS, LLC 

5413 Patterson Avenue, Suite 101 
Richmond, Virginia  23226 
Telephone: 804-673-8800 
Facsimile: 804-673-4242 

 
 

October 25, 2011 
 
 
 

Rick Edwards 
Consultant 
CityScape Consultants, Inc. 
10704 Elmbrook Ct., 
Raleigh, NC 27614 
 
 
 
Subject: VFW Communications Tower Design Certification 
 
 
 
This letter is to certify National Communications Towers, LLC, as applicant and developer of 
the VFW Communications Facility, will design and build the proposed monopole tower  
capable of bearing the equipment loading of six collocations (See the attached Tower 
Design RFQ). Also in the event of a catastrophic occurrence, the tower will be designed with 
breakpoint technology and will fail at the 130’ elevation AGL. 
 
Sincerely, 

 
A. S. Doss 
V.P. of Development 
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September 22, 2016 

Jamie Adams 
5413 Patterson Avenue 
Suite 101 
Richmond VA 23226 
   Delivered via email to jadams@nationaltowers.com 
Mr. Adams, 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, September 8, 2016: 

 
1. Planning staff wanted to know if a new gravel access road would be constructed. 

Applicant answered in the affirmative, but that they foresee no VDOT or right of way 
access issues. 
 
Applicant also clarified that this SUP modifies previous SUP 11:03 to change tower 
structure height from 190’ to 250’, and changing style to a lattice tower. This is not a 
County owned tower; the County is merely leasing space. 
 

2. Fire Chief wanted to verify if any side lighting would be placed on the tower. Applicant 
stated yes, lights would be white during day, and red at night. 
 

 
3. VDOT has no comments as of September 22, 2016  

 
4. Health Department: VFW should make sure the tower area does not impact the drainfield 

area, if they have one. 
 

The Planning Commission will have a meeting to discuss this item at their Wednesday, 
September 28, 2016 meeting.  Your attendance is required at this meeting. 
 
If you have any questions or need additional information, please contact me at 434-591-1910, or 
jnewman@fluvannacounty.org .    
 
Sincerely, 
James Newman 
Planner 
Dept. of Planning & Zoning 
 
cc:   Cheryl Elliott at celliott@fluvannacounty.org  

File 

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 

mailto:jadams@nationaltowers.com
mailto:jnewman@fluvannacounty.org
mailto:celliott@fluvannacounty.org
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STAFF REPORT 
 
To: Fluvanna County Planning Commission   From: James Newman 
Case Number: SDP 16:10     District: Fork Union 
Tax Map: Tax Map 30, Section A, Parcel 1                 Date: September 28, 2016 
                   
  
General Information:  This item is scheduled to be heard by the Planning Commission on 

Wednesday, September 28, 2016 at 7:00 p.m. in the Circuit 
Courtroom of the Fluvanna County Courts Building. 

 
Owner:         County of Fluvanna, VA 
 
Applicant/Representative: Draper Aden Associates is applicant, owner is Fluvanna County 
 
Requested Action: Approval of a Site Development Application to construct an 

approximately 4,320 sq ft building with associated parking, with 
respect to 500 acres of Tax Map 30, Section A, Parcel 1.  
(Attachment A) 

 
Location                The property is zoned A-1, Agricultural General, and is located at 

Pleasant Grove Drive on the north side of Thomas Jefferson 

Highway (Route 53). It is located roughly 2 miles west of the 

intersection Thomas Jefferson Highway (Route 53) and James 

Madison Highway (Route 15). The property is located in the Fork 

Union Election District. (Attachment B) 

Existing Zoning:  A-1, Agricultural, General  
 
Existing Land Use:  Pleasant Grove Museum, park system 
                                              
Adjacent Land Uses:  Adjacent properties are zoned A-1, Agricultural, General and R-3 

Residential Planned Community 
 
Comprehensive Plan:  Palmyra Community Planning Area 
 
Zoning History:   None.    

COUNTY OF  F LUVANNA 
“ Responsive & Responsible Government”  

  

P.O. Box 540 Palmyra, VA 22963 (434) 591-1910 FAX (434) 591-1911 www.co.fluvanna.va.us 
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Analysis: 
 
This structure is being proposed as the Fluvanna Farm Heritage Museum. The applicant is 
requesting sketch plan approval to construct an approximately 4,320 sq ft building with 
associated parking on a portion A-1 zoned property, approximately 500 acres in size. The 
building will be located behind and to the north-east of the existing Pleasant Grove 
House/Museum, a distance of roughly 240 feet. The building will have an overhang roof. The 
building itself is located on the opposite side of the gravel drive located to the east of Pleasant 
Grove House. 
 
This project was proposed by a partnership of Fluvanna County and the Fluvanna County 
Historic Society. The building will be used to house exhibits and items of interest owned by the 
County, Historic Society, or others who wish to exhibit items of historical significance.  
  
(Attachment C) 
 
Parking/Roads 
 
The site has existing access via an approximately 13ft wide gravel road. This road may be 
extended up to approximately 24ft wide based on the plan provided. This roadway widening 
would allow for two-way traffic to flow smoothly. Furthermore, across the road from the 
museum, a new road will connect the existing parking lot to the gravel drive in front of the 
museum. Two parking spaces in the existing parking lot will be removed to make way for this 
new road entrance. This new road will be approximately 20ft wide. 
 
10 new parking spaces are proposed, including two handicap parking spaces. These handicap 
parking spaces would be adjacent to the proposed sidewalk connecting the existing Pleasant 
Grove pathways to the new Farm Heritage Museum. This will allow for seamless handicap 
access from the main house, to the comfort station, to the new museum building. 
 
Landscaping/Screening 
 
All landscaping should be in compliance with the Fluvanna County Zoning Ordinance.  All 
parking lots of five (5) or more spaces must be screened from view of public roads, rights-of-
way, and adjacent properties. 
 
Stormwater Management 
 
An erosion and sediment control plan would also be required for review and approval prior to the 
issuance of any land disturbing permit.  
 
Technical Review Committee 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, August 11, 2016: 
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1. Planning Staff had no comments. 
 

2. Fire Chief wanted to know what materials the building would be made from. Applicant 
stated it would be wood, metal, and other basic construction materials. Fire Chief was 
satisfied. 
 

3. The Department of Forestry stated they have no comments 
 

4. Health Dept. stated they have no comments. 
 

5. Erosion and Sediment Control had no comments. 
 

6. VDOT: - VDOT made a site visit and reviewed the sketch plan and for the proposed 
County of Fluvanna Farm Heritage Museum & Parking Lot Improvements.  The proposed 
museum and parking lot is located off Rte. 721 (Pleasant Grove Road) which has a posted 
speed limit of 30 mph and is served by a right turn lane off Rte. 53 (posted speed limit = 
45 mph).  Access to the proposed improvements is by way of an existing gravel entrance 
off Pleasant Grove Road.  The intersection is controlled by a Stop Sign and it has good 
sight distance.  VDOT does not have any objections or concerns with the proposed 
project. 
 

7. Chamber of Commerce representative wanted to know if the building would host a 
rotating series of events. The applicant stated that could be a possibility. 

    
(Attachment D) 
 
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, and screening; 

2. Meet all required Erosion and Sedimentation Control regulations; 
3. Meet all VDOT requirements 

 
Suggested Motion: 
 
I move to approve SDP 16:10, a sketch plan to construct an approximately 4,320 sq ft building 
with associated parking and road improvements, with respect to 500 acres of Tax Map 30, 
Section A, Parcel 1., subject to the three (3) conditions listed in the staff report. 
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Attachments:                  
 
A – Application 
B – Aerial Vicinity Map 
C -  Site sketch plan 
D- Environmental Health Dept comments from TRC 
 
Copy: 
Owner:  County of Fluvanna Public Works Dept. Head: Wayne Stephens, at wstephens@fluvannacounty.org  
File 

mailto:wstephens@fluvannacounty.org


jnewman
Typewritten Text

jnewman
Typewritten Text

jnewman
Typewritten Text
Attachment A



 

 

jnewman
Typewritten Text
Attachment B

jnewman
Typewritten Text
Green=A1Yellow=R1Red=R3

jnewman
Typewritten Text

jnewman
Typewritten Text
Zoning Key



 

jnewman
Typewritten Text
Attachment B



P
:\

R
1

3
\4

0
0

\R
1

3
4

5
7

C
\R

1
3

4
5

7
C

−1
1

\C
A

D
\R

1
3

4
5

7
C

−1
1
 S

D
\R

1
3
5
4
7
C

−1
1
 −

 C
o
ve

r.
d
w

g
  

S
e

p
te

m
b

e
r 

2
0
, 
2
0
1
6

 2
:5

5
:5

4
 P

M

DESIGNED BY:

DRAWN BY:

CHECKED BY:

SCALE:

DATE:

PROJECT NUMBER:

REVISIONS

R13457C−11

SEPTEMBER 20, 2016

P
A

L
M

Y
R

A
, 

V
IR

G
IN

IA

F
A

R
M

 H
E

R
IT

A
G

E
 M

U
S

E
U

M
&

 P
A

R
K

IN
G

 L
O

T
 I

M
P

R
O

V
E

M
E

N
T

S

D
ra

p
er

 A
d

en
 A

ss
o
ci

at
es

E
n

g
in

e
e
ri

n
g

  
  

  
S

u
rv

e
y
in

g
  

  
  
E

n
vi

ro
n
m

en
ta

l 
S
er

vi
ce

s

C
h

a
rl

o
tt

e
s
v

il
le

, 
V

A
 2

2
9
0
3

7
0
0

 H
a
rr

is
 S

tr
e

e
t,

 S
u

it
e
 E

C
h

a
rl

o
tt

e
s

v
il
le

, 
V

A

4
3
4
-2

9
5

-0
7

0
0
  
F

a
x
: 

4
3
4

-2
9
5
-2

1
0
5

w
w

w
.d

a
a

.c
o

m
N

o
rt

h
e
rn

 V
ir

g
in

ia

C
o

a
ts

, 
N

C

F
a
y
e

tt
e

v
il

le
, 

N
C

H
a
m

p
to

n
 R

o
a

d
s

, 
V

A

B
la

c
k

s
b

u
rg

, 
V

A

R
ic

h
m

o
n

d
, 
V

A

NO SCALE

CAH

CEP

CAH

C001

C
O

V
E

R

SEPTEMBER 20, 2016
*  *  *  *

*  *  *
FLUVANNA COUNTY
 PALMYRA, VIRGINIA

VICINITY MAP
1" = 2,000'

MAJOR SITE SKETCH PLAN
*  *  *

R13457C−11

K
E

E
P

 V
IRG I N IA  SAFE

!

BEFO
R

E
 Y

O
U

 D
IG

!

C A R E

A
LW

A

Y
S

Sheet Index

No. Title

C001 COVER

C101 TOPOGRAPHIC SURVEY

C201 MAJOR SITE SKETCH PLAN

jnewman
Typewritten Text

jnewman
Typewritten Text
ATTACHMENT C



0 20 4010

1 inch =                ft.20

N
A
D
8
3

DESIGNED BY:

DRAWN BY:

CHECKED BY:

SCALE:

DATE:

PROJECT NUMBER:

P
:\

R
1

3
\4

0
0

\R
1

3
4

5
7

C
\R

1
3

4
5

7
C

−1
1

\C
A

D
\R

1
3

4
5

7
C

−1
1

 S
D

\R
1
3
5
4
7
C

−1
1
 −

 T
o
p
o
g
ra

p
h
ic

 S
u
rv

e
y.

d
w

g
  

S
e

p
te

m
b

e
r 

2
0
, 
2
0
1
6

 2
:5

5
:5

5
 P

M

T
O

P
O

G
R

A
P

H
IC

 S
U

R
V

E
Y

P
A

L
M

Y
R

A
, 

V
IR

G
IN

IA

F
A

R
M

 H
E

R
IT

A
G

E
 M

U
S

E
U

M
&

 P
A

R
K

IN
G

 L
O

T
 I

M
P

R
O

V
E

M
E

N
T

S

JLD

CAS

1"=20’

07/07/2016

R13457C−11

C101

D
ra

p
er

 A
d

en
 A

ss
o
ci

at
es

E
n

g
in

e
e
ri

n
g

  
  

  
S

u
rv

e
y
in

g
  

  
  
E

n
vi

ro
n
m

en
ta

l 
S
er

vi
ce

s

C
h

a
rl

o
tt

e
s
v

il
le

, 
V

A
 2

2
9
0
3

7
0
0

 H
a
rr

is
 S

tr
e

e
t,

 S
u

it
e
 E

C
h

a
rl

o
tt

e
s

v
il
le

, 
V

A

4
3
4
-2

9
5

-0
7

0
0
  
F

a
x
: 

4
3
4

-2
9
5
-2

1
0
5

w
w

w
.d

a
a

.c
o

m
N

o
rt

h
e
rn

 V
ir

g
in

ia

C
o

a
ts

, 
N

C

F
a
y
e

tt
e

v
il

le
, 

N
C

H
a
m

p
to

n
 R

o
a

d
s

, 
V

A

B
la

c
k

s
b

u
rg

, 
V

A

R
ic

h
m

o
n

d
, 
V

A

THESE PLANS HAVE BEEN SUBJECTED TO TECHNICAL AND QUALITY REVIEWS BY:

SURVEY PARTY CHIEF

SUBSURFACE UTILITY ENGINEER

PROJECT MANAGER/QUALITY REVIEWER

STAFF TECHNICIAN

NOTES:

jnewman
Typewritten Text
ATTACHMENT C



�����

P
:\

R
1

3
\4

0
0

\R
1

3
4

5
7

C
\R

1
3

4
5

7
C

−1
1

\C
A

D
\R

1
3

4
5

7
C

−1
1
 S

D
\R

1
3
5
4
7
C

−1
1
 −

 S
ite

.d
w

g
  

S
e

p
te

m
b

e
r 

2
0
, 
2
0
1
6

 2
:5

5
:5

6
 P

M

DESIGNED BY:

DRAWN BY:

CHECKED BY:

SCALE:

DATE:

PROJECT NUMBER:

REVISIONS

R13457C−11

SEPTEMBER 20, 2016

P
A

L
M

Y
R

A
, 

V
IR

G
IN

IA

F
A

R
M

 H
E

R
IT

A
G

E
 M

U
S

E
U

M
&

 P
A

R
K

IN
G

 L
O

T
 I

M
P

R
O

V
E

M
E

N
T

S

D
ra

p
er

 A
d

en
 A

ss
o
ci

at
es

E
n

g
in

e
e
ri

n
g

  
  

  
S

u
rv

e
y
in

g
  

  
  
E

n
vi

ro
n
m

en
ta

l 
S
er

vi
ce

s

C
h

a
rl

o
tt

e
s
v

il
le

, 
V

A
 2

2
9
0
3

7
0
0

 H
a
rr

is
 S

tr
e

e
t,

 S
u

it
e
 E

C
h

a
rl

o
tt

e
s

v
il
le

, 
V

A

4
3
4
-2

9
5

-0
7

0
0
  
F

a
x
: 

4
3
4

-2
9
5
-2

1
0
5

w
w

w
.d

a
a

.c
o

m
N

o
rt

h
e
rn

 V
ir

g
in

ia

C
o

a
ts

, 
N

C

F
a
y
e

tt
e

v
il

le
, 

N
C

H
a
m

p
to

n
 R

o
a

d
s

, 
V

A

B
la

c
k

s
b

u
rg

, 
V

A

R
ic

h
m

o
n

d
, 
V

A

1" = 10’

CAH

CEP

CAH

C201

M
A

JO
R

 S
IT

E
 S

K
E

T
C

H
 P

L
A

N

1 inch =        ft.

( IN FEET )

GRAPHIC SCALE

010 10 20

10

405

jnewman
Typewritten Text
ATTACHMENT C



  11  

  
  

  
  

August 26, 2016 
Julia Skare 
700 Harris Street 
Charlottesville VA, 22903 
 
Delivered via email to jskare@daa.com  
 
Re: SDP 16:10- Fluvanna County Farm Museum 
Tax Map:  30, Section A, Parcel 1 
 
Dear Ms. Skare: 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, August 11, 2016: 
 

1. Planning Staff had no comments. 
 

2. Fire Chief wanted to know what materials the building would be made from. Applicant 
stated it would be wood, metal, and other basic construction materials. Fire Chief was 
satisfied. 
 

3. The Department of Forestry stated they have no comments 
 

4. Health Dept. stated they have no comments. 
 

5. Erosion and Sediment Control had no comments. 
 

6. VDOT: - VDOT made a site visit and reviewed the sketch plan and for the proposed 
County of Fluvanna Farm Heritage Museum & Parking Lot Improvements.  The proposed 
museum and parking lot is located off Rte. 721 (Pleasant Grove Road) which has a posted 
speed limit of 30 mph and is served by a right turn lane off Rte. 53 (posted speed limit = 
45 mph).  Access to the proposed improvements is by way of an existing gravel entrance 
off Pleasant Grove Road.  The intersection is controlled by a Stop Sign and it has good 
sight distance.  VDOT does not have any objections or concerns with the proposed 
project. 
 

7. Chamber of Commerce representative wanted to know if the building would host a 
rotating series of events. The applicant stated that could be a possibility. 
 

The Planning Commission will have a meeting to discuss this item at their Wednesday, 
September 28, 2016 meeting.  Your attendance is required at this meeting. 
 

COUNTY OF  F LUVANNA 
“ Responsive & Responsible Government”  
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If you have any questions or need additional information, please contact me at 434-591-1910.    
 
Sincerely, 
James Newman 
Planner 
Dept. of Planning & Zoning 
 
cc:   File 
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COUNTY OF FLUVANNA 
  

  
  
 

STAFF REPORT 
  
To: Fluvanna County Planning Commission    From: Brad Robinson 
Case Number: ZMP 16:05      District: Palmyra 
Tax Map: Tax Map 8, Section A, Parcels 31 & 32   Date: September 28, 2016                                                                      
   
General Information: This request is to be heard by the Planning Commission on 
   Wednesday, September 28, 2016 at 7:00 pm in the Circuit Court 
                                           Room in the Courts Building.   

 
Owner/Applicant:  CPBurns Properties LLC 
   
Representative:   Carlos A. Burns 
 
Requested Action:  To amend the Fluvanna County Zoning Map with respect to 3.67 

acres of Tax Map 8, Section A, Parcels 31 & 32, to rezone the 
same from A-1, Agricultural, General, to B-1, Business, General. 
(Attachment A) 

  
Location: The affected property is located on the north side of Lake 

Monticello Road (State Route 618), approximately one half mile 
east of its intersection of Thomas Jefferson Parkway (State Route 
53). The parcels are within the Rivanna Community Planning Area 
and the Palmyra Election District. 

 (Attachment B) 
 
Existing Zoning:  A-1, Agricultural, General (Attachment C) 
 
Proposed Zoning: B-1, Business, General 
 
Existing Land Use:  Residential 
 
Planning Area:                      Rivanna Community Planning Area 
 
Adjacent Land Use:   Adjacent properties are zoned A-1 and R-4, with B-1 zoning in 

close proximity (approximately 50 feet) to the east. 
 
Zoning History:  None 



Neighborhood Meeting: 
 
A neighborhood meeting was held August 10, 2016. There were two (2) attendees not including 
staff and the applicant. 
 
The attendees had questions or concerns about issues involving lighting, noise, hours of 
operation and traffic. 
 
(Attachment D) 
 
Technical Review Committee: 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, August 11, 2016: 
 

1. Planning staff had no comments. 
2. Fire Chief stated that the road access within the project appears to be about 24 feet 

in width. The applicant responded that they normally prefer around 27 feet. 

3. Building Official wanted to know if the existing property line between the two 
parcels being rezoned was going to be vacated. Building walls that are five (5) feet or 
less from a property line are required to be fire rated. 

4. VDOT: VDOT has made a site visit and reviewed the sketch plan for the proposed 
Fluvanna Self Storage.  Two storage units are shown on the conceptual site plan with stub outs 
indicating that there will be additional storage units or other development in the future. 
Based on the two (2) storage units shown on the conceptual site plan (5,000 sq. ft. & 5,400 sq. 
ft.), a Low Volume Commercial Entrance (maximum 50 vehicles per day) would be adequate 
for the first phase of development.  There are several trees to the east of the proposed entrance 
that will have to be removed and some trimming of limbs may be required to the west in 
order to provide the minimum 360 ft. of Stopping Sight Distance required for a Low 
Volume Entrance.  If full buildout of the site exceeds the maximum  50  vehicles  per  day 
then  an  entrance  analysis  is  required  as  well  as  a Commercial Entrance with a minimum 
of 500 ft. of Intersection Sight Distance in both directions.   Based upon initial review, if a 
Commercial Entrance is required it appears that a sight distance easement would most likely 
be required from the landowner(s) to the west of the proposed entrance on the south side of 
Rte. 618 along the inside of the horizontal curve in order to achieve the minimum 500 ft. of 
Intersection Sight Distance to support a Commercial Entrance.  If a sight easement is required, 
in addition to the sight triangle, designate the entire area 5 ft. beyond and parallel to the sight 
triangle as part of the sight easement. Make sure that any proposed signs, landscaping, etc. 
along Rte. 618 does not obstruct or impair the required minimum of 360 ft. of Stopping Sight 
Distance for a Low Volume Entrance or the minimum 500 ft. of Intersection Sight Distance.  If a 
gate is installed to control access to the site, make sure that it is set back far enough from Rte. 
618 that vehicles entering the site do not block traffic on the state road. 

5. Health Department had no comments. 
 
(Attachment E) 
 



    

Analysis: 
 
The applicant is requesting to rezone 3.67 acres of Tax Map 8, Section A, Parcels 31 and 32 from 
A-1, Agricultural, General, to B-1, Business, General. The subject property is located on the 
north side of Lake Monticello Road (State Route 618) approximately ½ mile east of its 
intersection with Thomas Jefferson Parkway (State Route 53). 
 
The proposed use of the property is a self-storage facility. This site will be an extension of 
Fluvanna Self Storage operated by the applicant just east of the property (approximately 450 feet) 
at 21 Burns Plaza. The existing business and subject property to be rezoned are separated by a 
driveway serving residential properties at the rear as well as a strip commercial center that 
contains Orme Family Fitness along with other businesses. 
 
Both subject properties contain an existing dwelling; the one on Tax Map 8-A-31 (677 Lake 
Monticello Road) is currently vacant while the one on Tax Map 8-A-32 (647 Lake Monticello 
Road) is currently occupied. If this rezoning request is approved, the applicant proposes to 
remove the dwelling on Tax Map 8-A-31 and retain the one on Tax Map 8-A-32 as rental 
property. A rezoning to B-1 would deem the remaining dwelling as a legal nonconforming use.  
 
Initial development of the property will involve the construction of two storage facility buildings 
in the general area of the dwelling that is proposed to be removed. In accordance with the 
applicant’s sketch plan, one storage building will be 5,000 square feet in size while the other will 
be 5,400 square feet. The applicant also intends to vacate the property line between the two 
subject parcels in order to only have one parcel. Depending on future needs of the business, 
additional storage buildings could be added to the property in the future – however this is 
anticipated to be several years or more. Any future expansion would be permitted by right in the 
B-1 District and would simply need to obtain required reviews and approvals at that time. 
 
The purpose of the A-1 District is “to conserve water and other natural resources, reduce soil 
erosion, protect watersheds and reduce hazards from floods; to preserve the rural character of 
the county; to promote existing and future farming and forestry operations; and to promote the 
retention of undisturbed open space.” 
 
In contrast, the B-1 District “covers those areas of the county as defined by the Comprehensive 
Plan that are intended for the conduct of general business to which the public requires direct 
and frequent access, but which is not characterized either by constant heavy trucking other than 
stocking and delivery of light retail goods, or by any nuisance factors other than occasioned by 
incidental light and noise of congregation of people and passenger vehicles.” 
 
If this rezoning is approved, then a site development plan that is in full compliance with county 
ordinances and associated proffers shall be reviewed and approved by planning staff prior to the 
commencement of any site improvements or construction. 
 
(Attachment F) 
 
 



Comprehensive Plan::      
 
Land Use Chapter: 
The Comprehensive Plan designates this property as within the Rivanna (Lake Monticello) 
Community Planning Area. According to this chapter, “the area is traditionally neighborhood 
residential, with primarily single-family detached dwellings. Surrounding growth should be a 
mixture of uses and residential dwelling types that serve a variety of incomes. Neighborhood 
mixed-use is needed to help offset the volume of single-family residential development in this 
community. Additional services and infrastructure are needed to accommodate more growth.” 
 
The Rivanna Community Planning Area is the most developed planning area in the county, and 
represents a good mixture of residential and commercial uses to sustain the citizenry. A variety of 
retail, food service and professional service oriented businesses are located in and around the 
Rivanna CPA. 
 
Economic Development Chapter: 
According to this chapter, “the primary infrastructure service areas will be the Zion Crossroads, 
Lake Monticello, and Fork Union community planning areas.” This property is located within 
the Rivanna (Lake Monticello) Community Planning Area, in close proximity to high-density 
residential development. 
 
Conclusion: 
 
This rezoning request appears to meet the intent of the Comprehensive Plan in that the proposed 
rezoning may contribute to “medium and small commercial businesses, along with office, civic, 
and residential uses, combine to form a series of neo-traditional developments that are 
interconnected with surrounding development”. Additionally, the proposed use may contribute to 
the sustainability of services for the greater Lake Monticello residential community. 
 
In addition to conformance with the Comprehensive Plan, the Planning Commission may want to 
consider any potential adverse impacts, such as traffic entering and exiting the property, noise, or 
potential impacts to adjacent properties. 
 
Suggested Motion: 
 
I move that the Planning Commission recommend approval/denial/deferral of ZMP 16:05, a 
request to amend the Fluvanna County Zoning Map with respect to approximately 3.67 acres of 
Tax Map 8, Section A, Parcels 31 and 32, to rezone the same from A-1, Agricultural, General, to 
B-1, Business, General. 
 
Attachments: 
A – Application and APO Letter 
B – Aerial Vicinity Map 
C – Existing Zoning Map 
D – Neighborhood Meeting sign in sheet and comments 
E – TRC comment letter 



    

F – Applicant’s site rendering 
G – Proposed ordinance 
H – Letters of support from neighbors 
 
 
Copy:  Mr. Carlos Burns – carlos@storefss.com  
           File 

mailto:carlos@storefss.com
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Memorandum 
 
 
 
 
 
 
 
 
 

DATE:            September 20, 2016 
 
RE:                 Planning Commission APO Letter 

 
TO:                 Jason Stewart 

 
FROM:          Stephanie Keuther 

 
 
 
 
Please be advised the attached letter went out to the attached list of Adjacent Property 
Owners for the September 28, 2016 Planning Commission Meeting. 
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132 Main Street 
P.O. Box 540 

Palmyra, VA 22963 
(434) 591-1910 

Fax (434) 591-1911 
www.fluvannacounty.org 

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 

NOTICE OF PUBLIC HEARING 
September 13, 2016 

 
«Name» 
«Address» 
«City_State» «ZIP» 
TMP#«TMP» 
 
Re: Public Hearing on ZMP 16:05 
 
Dear «Name»: 
 
This letter is to notify you that the Fluvanna County Planning Commission will hold a public hearing on 
the above referenced item as noted below: 
 
 Purpose: Planning Commission Public Hearing 
 Day/Date: Wednesday, September 28, 2016 
 Time:  7:00 PM 
 Location: Fluvanna County Circuit Court Room, Palmyra, VA 
 
The applicant or applicant’s representative will be present at the Planning Commission meeting for the 
special use permit request that is described as follows: 

 
ZMP 16:05 Fluvanna Self Storage: A request to rezone, from A-1 Agricultural, General to B-1 Business, 
General, 3.67 acres of Tax Map 8, Section A, Parcels 31 and 32. The property is located on the north side 
of Lake Monticello Road (State Route 618), approximately one half mile east of the intersection of 
Thomas Jefferson Parkway (State Route 53). The parcels are within the Rivanna Community Planning 
Area and the Palmyra Election District. 
 
You are welcome to attend the Public hearing and you will have an opportunity to comment, if desired.  
The tentative agenda and staff report for this action is available for public review on the County website 
at: http://fluvannacounty.org/government/pc/agendasactionsminutes.  You can also view the report in 
the Fluvanna County Planning and Zoning Department during working hours (8:00 am – 5:00 pm, 
Monday through Friday). 
 
If you have any questions regarding this special use permit application or the Public Hearing, please 
contact me at 434–591–1910. 
 
Sincerely, 
 

 
Jason Stewart 
Planning and Zoning Administrator 
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SUP 16 :10

TMP NAME ADDRESS CITY, STATE ZIP 
8 A 32 CPBURNS PROPERTIES LLC 647 LAKE MONTICELLO RPALMYRA, VA 22963
8 A 30A JULIAN A. & CAROLYN C. THOMAS 599 LAKE MONTICELLO RPALMYRA, VA 22963
8 A 30D RAY FRANKLIN & JANE MARTIN 697 LAKE MONTICELLO RPALMYRA, VA 22963
18A 5 131 ROY T BUTLER 581 JEFFERSON DR PALMYRA, VA 22963
18A 5 134 SCOTT A & WENDI M WOODSON 575 JEFFERSON DR PALMYRA, VA 22963
18A 5 132 THOMAS & MARY KATE KINNEY 579 JEFFERSON DR PALMYRA, VA 22963
18A 5 133 WILLIAM A CONNOR 577 JEFFERSON DR PALMYRA, VA 22963
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ZONING KEY 

Green=A1 

Brown=R4 

Pink=B1 
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Neighborhood Meeting Notes – August 10, 2016 
 
Special Use Permit 16:09 – Coronal Development Services 
 

• How far back will the tree line be cleared/trimmed? 
• Wet strip/wetlands? 
• Site work/disturbance of land? 
• Lease agreement / removal of equipment at end of term? 
• Road maintenance? 
• Stormwater runoff? 
• Impact on taxes/personal property? 

 
Rezoning Application ZMP 16:05 – CPBurns Properties LLC 
 

• Singlewide used as rental property? 
• Would like to see the property remain agricultural 
• Lighting? (proposed to be pointed down) 
• Noise? 
• Hours? (will be open 24 hours) 
• Accidents in front of Julian and Carolyn Thomas property; entrance to property could be 

dangerous; fitness center traffic 
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August 25, 2016 

 
Carlos A. Burns 
CPBurns Properties LLC 
40 Xebec Road 
Palmyra, VA 22963 
 
DDeelliivveerreedd  vviiaa  eemmaaiill  ttoo  ccppbbuurrnnss..pprrooppeerrttiieess@@ggmmaaiill..ccoomm   
 
Re: ZMP 16:05 Fluvanna Self Storage 
Tax Map:  8, Section A, Parcels 31 & 32 
 
Dear Mr. Burns: 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, August 11, 2016: 

 
1. Planning staff had no comments. 

 
2. Fire Chief stated that the road access within the project appears to be about 24 feet in 

width. The applicant responded that they normally prefer around 27 feet. 
 

3. Building Official wanted to know if the existing property line between the two parcels 
being rezoned was going to be vacated. Building walls that are five (5) feet or less from a 
property line are required to be fire rated. 

 
4. VDOT: VDOT has made a site visit and reviewed the sketch plan for the proposed 

Fluvanna Self Storage.  Two storage units are shown on the conceptual site plan with stub 
outs indicating that there will be additional storage units or other development in the 
future.  Based on the two (2) storage units shown on the conceptual site plan (5,000 sq. ft. 
& 5,400 sq. ft.), a Low Volume Commercial Entrance (maximum 50 vehicles per day) 
would be adequate for the first phase of development.  There are several trees to the east 
of the proposed entrance that will have to be removed and some trimming of limbs may 
be required to the west in order to provide the minimum 360 ft. of Stopping Sight 
Distance required for a Low Volume Entrance.  If full buildout of the site exceeds the 
maximum 50 vehicles per day then an entrance analysis is required as well as a 
Commercial Entrance with a minimum of 500 ft. of Intersection Sight Distance in both 
directions.  Based upon initial review, if a Commercial Entrance is required it appears 
that a sight distance easement would most likely be required from the landowner(s) to the 
west of the proposed entrance on the south side of Rte. 618 along the inside of the 
horizontal curve in order to achieve the minimum 500 ft. of Intersection Sight Distance to 
support a Commercial Entrance.  If a sight easement is required, in addition to the sight 
triangle, designate the entire area 5 ft. beyond and parallel to the sight triangle as part of 

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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the sight easement. Make sure that any proposed signs, landscaping, etc. along Rte. 618 
does not obstruct or impair the required minimum of 360 ft. of Stopping Sight Distance 
for a Low Volume Entrance or the minimum 500 ft. of Intersection Sight Distance.  If a 
gate is installed to control access to the site, make sure that it is set back far enough from 
Rte. 618 that vehicles entering the site do not block traffic on the state road. 

5. Health Department had no comments. 
 

The Planning Commission will have a meeting to discuss this item at their Wednesday, 
September 28, 2016 meeting.  Your attendance is required at this meeting. 
 
If you have any questions or need additional information, please contact me at 434-591-1910.    
 
Sincerely, 
Brad Robinson 
Senior Planner 
Dept. of Planning & Zoning 
 
cc:   File 
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An Ordinance To Amend The Fluvanna County Zoning Map, With Respect To 3.67 acres of 
Tax Map 8, Section A, Parcels 31 and 32 to rezone the same from A-1, Agricultural, General to 
B-1, Business, General (ZMP 16:05) 

 
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 3.67 acres of Tax Map 8, Section A, Parcels 31 and 32, be and is hereby, rezoned from A-1, 
Agricultural, General to B-1, Business, General. 
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132 Main Street 
P.O. Box 540 

Palmyra, VA 22963 
(434) 591-1910 

Fax (434) 591-1911 
www.fluvannacounty.org 

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 
 

 
 
 

Memo 
 
To: Fluvanna County Planning Commission 
From:    Jason Stewart, Planning & Zoning Administrator 
Date: September 28, 2016 
 
 
Re: Review of the Telecommunications Ordinance/Supplemental Review Fee 
 
Staff is advising the Planning Commission to initiate a zoning text amendment change in regards to 
Section 22-27-14 Fees for Supplemental Review in regards to Article 27 Regulation of 
Telecommunications Facilities.  
 
Concerns have been raised and discussed by Staff, the County Attorney’s Office, and our Third Party 
Expert that would lead us to conclude that further clarity is needed in how the $4000 fee for 
supplemental review is applied and exactly what the criteria would qualify a proposal for the reduced 
fee of $1800. If initiated, Staff plans to work with the County Attorney’s Office, and our Third Party 
Expert (Cityscape) to bring back a revised text for the Planning Commission’s consideration for a 
recommendation to the Board of Supervisors.  
 
If you have any questions, please contact the Planning Department at (434) 591-1910 or via email.  
 
Suggested Motion: 
MOTION:  I move that the Fluvanna County Planning Commission direct staff to initiate a Zoning Text 
Amendment to amend “Section 22-27-14, Fees for Supplemental review in Article 27. Regulation of 
Telecommunications Facilities” to improve clarity of the fee schedule utilized by the County in regards to 
its third party expert, and to schedule a future public hearing for formal Planning Commission 
consideration and recommendation to the Board of Supervisors. 
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