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FLUVANNA COUNTY PLANNING COMMISSION 

WORK SESSION AGENDA 
Circuit Courtroom, Fluvanna Courts Building 

August 24, 2016 at 6:00 pm 
 
Planning Commission Work Session 

1. Open the work session (Mr. Barry Bibb, Chairman 
2. Planning Director Comments 
3. Public Comment (Limited to Three (3) Minutes Per Speaker 
4. Discussion of Sign Ordinance 
5. Adjourn 

 
                                   

      FLUVANNA COUNTY PLANNING COMMISSION 
REGULAR MEETING AGENDA (AMENDED) 

Circuit Courtroom, Fluvanna Courts Building 
August 24, 2016 at 7:00pm 

TAB AGENDA ITEMS 

1 - CALL TO ORDER, PLEDGE OF ALLEGIANCE 

2 - DIRECTOR’S REPORT 

3 - PUBLIC COMMENTS #1 (3 minutes each) 

4 – MINUTES 

 
Approval of Minutes 

5 - PUBLIC HEARINGS 

 I. 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. 

II. 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 
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Planning Area and the Columbia Election District. 

III. ZMP 16:02 Rivanna Heights Rezoning-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. 

6 - PRESENTATIONS 

 None 

7 - SITE DEVELOPMENT PLANS 

 I. 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. 

 
8 - SUBDIVISIONS 

 -None 

9 - UNFINISHED BUSINESS 

 -None 

10 - NEW BUSINESS 

 -None 

11 – OLD BUSINESS 

              -None 

12 - PUBLIC COMMENTS #2 (3 minutes each) 

13 - ADJOURN 
 

_______________________________________ 
Planning/Zoning Administrator Review 

 
********** 

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. 
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********** 
ORDER 

 
1. It shall be the duty of the Chairman to maintain order and decorum at meetings. The Chairman shall speak to points of 
order in preference to all other members. 
 
2. In maintaining decorum and propriety of conduct, the Chairman shall not be challenged and no debate shall be allowed 
until after the Chairman declares that order has been restored. In the event the Commission wishes to debate the matter of the 
disorder or the bringing of order; the regular business may be suspended by vote of the Commission to discuss the matter. 
 
3. No member or citizen shall be allowed to use abusive language, excessive noise, or in any way incite persons to use such 
tactics. The Chairman and/or the County Planner shall be the judge of such breaches, however, the Commission may vote to 
overrule both. 
 
4. When a person engages in such breaches, the Chairman shall order the person’s removal from the building, or may order 
the person to stand silent, or may, if necessary, order the person removed from the County property. 
 

********** 
 
 
 
 
 
 
 

Fluvanna County Planning Commission 
PUBLIC HEARING RULES OF PROCEDURE 

 
1. Purpose: 

The purpose of a public hearing is to receive testimony from the public on certain resolutions, ordinances or 
amendments prior to taking action. A hearing is not a dialog or debate. Its express purpose is to receive additional 
facts, comments and opinion on subject items. 

 
2. Speakers: 

 
• Speakers should approach the lectern so they may be visible and audible to the Commission. 
• Each speaker should clearly state his/her name and address. 
• All Comments should be directed to Commission. 
• Each speaker is limited to three minutes and time may not be donated from other audience members. 
• All questions should be directed to the Chairman. Members of the Commission are not expected to respond to 

questions, and response to questions shall be made at the Chairman’s discretion. Speakers are encouraged to 
contact staff regarding unresolved concerns or to receive additional information. 

• Speakers with questions are encouraged to contact County staff prior to the public hearing. 
• Speakers should be brief and avoid repetition of previously presented comments. 
• County residents and taxpayers may be given priority in speaking order. 

 
3. Action: 

At the conclusion of the public hearing on each item, the Chairman will close the public hearing. The Commission 
will proceed with its deliberations and will act on or formally postpone action on such item prior to proceeding to 
other agenda items. Further public comment after the public hearing has been closed generally will not be permitted. 



 
 
 
 
 
 
 
To:   Fluvanna County Planning Commission 
From:  Jason Stewart, AICP 
Date:   August 24, 2016 
Re:   Planning Director’s Report 
 
 
Board of Supervisors Actions:   
 
August 17, 2016 
 

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 

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 for August 11, 2016: 
 

I. 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, 
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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. 
 

II. 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. 
 

III. SDP 16:09 County of Fluvanna Farm Heritage Musuem - 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. 



Minutes From July 22and will be posted to the next Planning Commission Packet. 



No Building Inspections report is available for June & July due to staffing issues. The June/July reports 
should be included in the next Planning Commission Packet. 



Name of Localit  Fluvanna County Phone #: 434-591-1935

Person 
Completing 
Report:

Amy 
Helfrich/Roger 
Black Date:

Email:
ahelfrich@fluvann
acounty.org

Report 
(MM/YY): 16-Jul

Name of 
Construction 
Activity

Site Address

Latitude  
(Decimal 

Degree) (e.g. 
37.1234)

Longitude 
(Decimal 
Degree) 

(e.g. -
78.1234)

Total Disturbed 
Area (to the 
nearest one-

hundredth acre)

Date Plan or 
AILP 

Approved

Anticipated 
Start Date

Owner Name
Owner Contact 

(Address/Phone/E
mail)

Residential Zion Station Court 37.977532 78.2344 1.463 Acres 7/15/2016 7/15/2016
Richmond Road 
LLC/Jack Lugas 434-227-0833

Residential Tulip Drive 37.907197 78.342331 0.177 Acre 7/15/2016 7/15/2016
Southern Property 
LLC

434-245-0894 
Southern 
Development

Residential Fair Oaks Drive 37.885081 78.385672 2.0 Acres 7/14/2016 7/14/2016
Herndon, Sean & 
Britney

589-5075 Taylor 
Lyn Homes

9VAC25-840-65 of the Virginia Erosion and Sediment Control Regulations requires Virginia Erosion and Sedimont Control Programs 
(VESCP) Authorities to report, at least monthly, a listing of each land disturbing activity that has been approved during the prior 
month. When listing land disturbinh activities below include individual activities Approved as an agreement in Lieu of a Plan (AILP). 

Please complete and send this form to your DEQ Regional Office by the 5th of each month, to ; (RO STAFF EMAIL ADDRESS)

                                                      Virginia Erosion and Sediment Control Program
                                                                  Monthly Land Disturbance Report

mailto:ahelfrich@fluvannacounty.org
mailto:ahelfrich@fluvannacounty.org


Residential
Salem Church 
Road N/A 7/14/2016 7/14/2016

Central Virginia 
Electric Cooperative

434-981-2124 
Rittenhouse 
Excavating

Residential Two Rivers Drive 37.93427 78.306479 0.8 Acre 7/14/2016 7/14/2016
Richard & Martha 
Heck 434-242-0205

Residential South Boston Rd 37.890836 78.312354 64.154 Acres 7/12/2016 7/12/2016

Fluvanna County 
Habitat For 
Humanity

434-960-4407 
Michael Himes

Residential Ruritan Lake Rd 37.882665 78.382324 2.0 Acres 7/6/2016 7/6/2016
Donald & Casey 
King

434-960-7739 
Peak Builders



                                          Monthly Approval Report July 2016                                      

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

Approved

ZTA 16-001 Zoning Ordinance County Fee Elimination 0 

.

Columbia

Approved

ZMP 16-003 BOS Approved 5-0-0 53 (A)62C 0 

.

Cunningham

Approved

SUB 16-012 Boundary Line Adjustment 26 A 15, 15C(17)8,9 30.8 4 

.

Fork Union

Approved

SUP 16-005 Relocate Microwave Tower 59 (6) 1,2 0 

.

Thursday, August 18, 2016 Page 1 of 1

AFD - Agricultural Forestal District

BZA - Board of Zoning Appeals (Variance)

CPA - Comprehensive Plan Amendment 

SUB - Subdivisions 

ZMP - Zoning Map Proposal (Rezoning)

CCE - Code Compliance Enforcement 

BSP - Boundary Survey Plat

SDP - Site Development Plan  

SUP - Special Use Permits 

ZTA -  Zoning Text Amendment







Transmittal Report July 2016

Line Number Code Name ID# Amount Received

STSIGN

ZUP16008 $5,500.00

ZUP16007 $5,500.00

Sum: $11,000.00

10000013-318316
REZON Rezoning

ZMP16004 $1,738.50

ZMP16005 $1,183.50

Sum: $2,922.00

10000013-318319
SIGNPT Sign Permit

ZMP16004 $90.00

Sum: $90.00

10000013-318337
SITEPL Site Plan Review

SDP16007 $1,100.00

Sum: $1,100.00

10000013-318340
MISC Miscellaneous

MSC16007 $155.00

Sum: $155.00

10000013-318341
SUBDIV Subdivision & Plat Review

SUB16012 $100.00

SUB16014 $225.00

SUB16015 $500.00

Sum: $825.00

10000013-318342

Tuesday, August 02, 2016 Page 1 of 2



Line Number Code Name ID# Amount Received

SPUSEP Special Use Permits

SUP16008 $800.00

SUP16009 $890.00

Sum: $1,690.00

Total: $17,782.00

Tuesday, August 02, 2016 Page 2 of 2
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COUNTY OF FLUVANNA 
  

  
  
 

STAFF REPORT 
  
To: Fluvanna County Planning Commission    From: James Newman 
Case Number: ZMP 16:04      District: Palmyra 
Tax Map: Tax Map 4, Section A, Parcel 99               Date: August 24, 2016                                                                      
   
General Information: This request is to be heard by the Planning Commission on 
   Wednesday August 24, 2016 at 7:00 pm in the Circuit Court 
                                           Room in the Courts Building.   

 
Owner/Applicant:  Owner is Kenneth Bahr. Applicant is Foster Fuels via Tim Spicer 

and Kim Johnson.  
   
Representative:   Foster Fuels via Tim Spicer and Kim Johnson.  
 
Requested Action:  A request to rezone from I-1, Industrial Limited, to I-2, Industrial 

General, with respect to 14.77 acres of Tax Map 4, Section A, 
Parcel 99. (Attachment A) 

  
Location: The property is located at 2969 Richmond Road. 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. 

Existing Zoning:  I-1, Industrial Limited (Attachment B) 
 
Proposed Zoning: I-2, Industrial General 
 
Existing Land Use:  Industrial-business 
 
Planning Area:                      Zion Community Planning Area 
 
Adjacent Land Use:   Adjacent properties are zoned A-1 and I-1 
 
Zoning History:  ZMP 08:04, to amend the Fluvanna County Zoning Map with 

respect to approximately 14.771 acres of Tax Map 4, Section A, 
Parcel 99, to conditionally rezone the same from A-1, Agricultural, 
General to I-1, Industrial, Limited 



 
Zoning History (cont’d) SDP 13:09 a major site development plan request to construct an 

8,400 square foot building with respect to 14.771 acres of Tax Map 
4, Section A, Parcel 99, subject to conditions listed in the staff 
report. Further, approved the requested sidewalk variance in 
accordance with Section 22-23-6BB of the Zoning Ordinance. 
Approved 3-0-0 at the Planning Commission September 25, 2014 
meeting. 

                     
Neighborhood Meeting: 
 
Neighborhood meeting was held July 13, 2016. There were five (5) attendees (on the Sign In 
Sheet in the attachment, Tim Spicer and Kim Johnson have written their names, but they were 
there only to present). The attendees had several concerns which are explained in detail in 
Attachment C. 
 
In short, the questions (and answers) boiled down to: 
 

1. How does propane arrive on site?—Via an 18 wheel tractor trailer for delivery to the site. 
A smaller 6 wheeled van delivers to customers. 

2. What is the purpose of the proposed storage area?—It is a spot for consumer propane 
tanks to be stored. 

3. How many deliveries per day?—1 delivery van per day to visit customers. Depends on 
season; more trips in winter, less in summer. 

4. Won’t I-2 be too intensive for a residential area?—The site is already zoned I-1 and is 
located in a growth area. 

5. What sort of noise will be generated from this use?—The large propane tank makes 
almost no noise, and that small amount is generated only during fueling. The small trucks 
used for daily delivery do not generate an excessive amount of noise. 

6. Will the tank only be used to store propane?—That can be made a condition of the 
Special Use Permit 

7. How many of these 30,000 gallon storage tanks will there be?—One per Special Use 
Permit unless otherwise specified. 

8. What is the blast radius? Will there be any earthen dams to contain a blast?—No hills or 
earthen dams will be created for this. In cases like this explosions go upward not outward. 

9. Why is the storage area located on the other side of the property?—It’s just been planned 
like that. No particular reason. 

10. Will there be any smell? There should not be any noticeable smell. 
 

There were also concerns about traffic, the ability of large vehicles to maneuver in the property, 
and deed restrictions regarding the amount of the property that can be developed.  
 
 
 
 
 



    

Technical Review Committee: 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, July 14, 2016. These comments are applicable for both your rezoning and 
special use permit request: 

 
1. Planning Staff: Site has existing proffers, but those proffers would no longer be in effect 

with an I-2 rezoning. 
 

2. Fire Chief wanted to know what measures would be taken to mitigate risk. Applicant 
responded that they would incorporate all building and fire code requirements, as well as 
install bollards and fencing for security. Applicant offered to send a Fire Safety Analysis 
to Fire Chief and to neighbors. 
 
Fire Chief also stated that fire control exercises at the Fluvanna Correctional Center for 
Women could include this site. Applicant stated they are willing to work with the Fire 
Department. 
 
Fire Chief wanted to make sure that vehicles entering the site be at least 50ft away from 
the propane tank at all times. 

 
3. Erosion and Sediment Control had no comments. 

 
4. VDOT offers the following comments: 
The submitted plan sketch did not show much detail.  I commented that the typical items 
would need to be thoroughly review the future site plan (Turn Lane Analysis, Sight Distance 
verification, 45’ entrance radii etc.).  However, it was brought to my attention that there was a 
current site improvement plan and the construction of those items is almost complete.  
Therefore, no further improvements were discussed. 
 
The following are some details further clarified at the TRC meeting: 
• The site will be used for distribution only, no retail. 
• There is apparently some restrictive proffers from the previous rezoning that was brought 

to the planners attention after the meeting that may be restrictive to the proposed use.  
Needs clarification by County staff and possible proffer amendment. 

• The site’s owner stated that he was instructed by VDOT to place barrels along the uneven 
pavement course of the newly constructed turn-lane.  He mentioned he was told that 
VDOT was to mill and repave his portion of Rte. 250 and was to also pave the final 
asphalt surface course of the new turn-lane in June.  He wants to start using his turn-lane.  
I asked him to follow-up with you once you return to verify the paving schedule work and 
the outstanding items to be finalized. 

• (From Mark Woods replacement at the TRC): The developer’s contractor constructed the 
right turn lane and taper several months ago.  VDOT has a paving overlay contract on 
Rte. 250 between Rte. 689 and Rte. 250 for this paving season.  VDOT’s pavement 
overlay of Rte. 250 is planned to tie into the developer’s new right turn lane and taper.  I 



have sent an inquiry to VDOT’s pavement manager asking when he anticipates VDOT’s 
paving contractor to overly this section of Rte. 250. 
 

5. Health Department had no comments. 
 

The TRC letter can be found as Attachment D. 
 
Surveys and applicable paperwork can be found in Attachment E. 
 
Comprehensive Plan::      
 
A request to rezone from I-1, Industrial Limited, to I-2, Industrial General, with respect to 14.77 
acres of Tax Map 4, Section A, Parcel 99. The property is located at 2969 Richmond Road. 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. 
 
According to the 2015 Comprehensive plan, the purpose of the Zion Community Planning Area 
is such that: 
 
“Located at the crossroads that connect Charlottesville, Richmond, and destinations to the north 
and south, Zion Crossroads is situated to contribute to Fluvanna County’s goals for the future. 
The county seeks to expand the services, recreation, restaurant, and retail options available to its 
residents, while at the same time retaining the area’s rural character… It should develop as an 
employment, retail, commercial, and recreation destination for county residents and travelers 
along Routes 64, 15, and 250. As the county’s Urban Development Area…Zion Crossroads is 
envisioned to be the most intensely developed part of the county, consisting of regional mixed-
use, regional employment, and neighborhood mixed-use developments. This area is the county’s 
primary regional economic development area and is targeted as a regional employment center 
with primarily mixed-use, mixed-income development… The following recommendations focus 
on the potential of Zion Crossroads as a center of commerce, employment, and higher-density 
residential uses: 
 
Support mixed-use development. Mixed-use development appropriate for Zion Crossroads 
should include multifamily housing, small, locally owned shops, larger retail development, and 
light industry. Zion Crossroads is also favored for more intensive uses that stimulate the county 
economy, provide jobs, offer a range of retail stores, and provide for leisure activity through 
parks and playing fields within the defined growth area” (pgs.44-45). 
 
Protect the rural features of the Zion Crossroads area. The development of Zion Crossroads 
need not come at the expense of its rural and environmental features. 
 
Support economic development and community-based services. Since much of what constitutes 
Zion Crossroads is in Louisa County, the main opportunities in Fluvanna County lie south of the 
Route 15 and Route 250 intersection. The current industrial park on Route 250 just east of this 
intersection is in both Fluvanna and Louisa counties and may have the potential for additional 
development.” (pages 44-48) 



    

  
I-2 Industrial General is defined in the Zoning Ordinance: 

“The primary purpose of this district is to establish an area as defined by the Comprehensive 
Plan where the principal use of land is for heavy commercial and industrial operations, which 
may create some nuisance, and which are not properly associated with, nor particularly 
compatible with, residential, institutional, and neighborhood commercial service establishments. 
The specific intent of this district is to: (A) encourage the construction of and the continued use 
of the land for heavy commercial and industrial purposes; (B) prohibit residential and 
neighborhood commercial use of the land and to prohibit any other use which would 
substantially interfere with the development, continuation or expansion of commercial and 
industrial uses in the district; (C) to encourage the discontinuance of existing uses that would 
not be permitted as new uses under the provisions of this ordinance.” (pgs.333-334) 
 
Site Plan Compliance 
 
The site has site plan compliance issues. There are large metal dumpster-style/open-shipping 
containers on site, even though no storage area for such items is shown on Site Development 
Plan 13:09. 
 
Furthermore, a temporary Certificate of Occupancy was issued in June 2016. The applicant had 
to comply with conditions from a letter dated May 6, 2016 in order to receive a permanent 
Certificate of Occupancy; those conditions have not been met as of August 16, 2016. 
(Attachment F) 
 
Earlier Proffers and Conditions: 
 
The proffers for ZMP 08:04 were: 

 
(1) We hereby withdraw any and all plans to access this property from Zion Road (Rt 
627) as previously shown on the preliminary site plan; 

 
(2) We further propose to establish a landscaping buffer along the entire frontage of 
the property on Zion Road (Rt. 627) as well as along the eastern boundary adjacent 
to the Bourne and Wills properties; 

 
(3) We propose that all building facades fronting onto Richmond Highway (Rt. 
250)and Zion Road (Rt, 627) will incorporate finishing materials such as brick, 
stucco, split-faced block, etc.; 

 
(4) ,we propose to follow "dark sky" exterior lighting as provided in Fluvanna County 
site plan requirements. 

 
(5) We propose to follow Sec. 19-7-7, Article 7 of the Subdivision Design 
Standards which states: The proposed development shall be designed to minimize 
the impact of noise, glare and pollution on adjoining property and protect the 
surrounding lands from the same. 

 
(6) In addition, we offer to proffer out of the list of permitted uses under I-1 by Special 
Use Permit the following uses: 



 
(1) wood yard with chipper 

 
(2) Solid waste material recovery facility 
 

SDP 013:09 was approved by the Planning Commission on September 25, 2013 3-0-2, subject to 
the following conditions: 

1. Meeting all final site plan requirements which include, but are not limited to, providing 
parking, landscaping, tree protection, directional signage, and outdoor lighting plans 
when and where applicable;  

2. Meeting all public agency requirements including but not limited to VDOT requirements;  
3. Meeting all Erosion and sedimentation control requirements;  
4. The site shall be developed in compliance with the proffers approved with the rezoning of 

this property (ZMP 08:04), which was approved on September 17, 2008. 
 

Attachment G is SDP 13:09 Staff Report. Attachment H is ZMP 08:04 Staff Report. 
 
Analysis: 
 
The existing property was rezoned from A-1 to I-1via ZMP 06:06. While the property is within a 
Community Planning Area, there are concerns about potential increases in traffic, noise, and 
overall development in an area which is still predominately residential in character. When this 
site was initially rezoned from A-1 Agricultural General to I-1 Industrial Limited, a series of 
proffers were made. There are no proffers associated with this rezoning submission. There are 
outstanding site compliance issues. The applicant proposes a use (petroleum distribution facility) 
which requires a special use permit, which itself is dependent upon this rezoning from I-1 to I-2. 
 
Conclusion: 
 
This rezoning amendment request appears to meet the intent of the Comprehensive Plan in that 
the proposed rezoning may contribute to Zion Crossroads Community Planning Area “as an 
employment, retail, commercial, and recreation destination for county residents and travelers 
along Routes 64, 15, and 250. As the county’s Urban Development Area…Zion Crossroads is 
envisioned to be the most intensely developed part of the county, consisting of regional mixed-
use, regional employment, and neighborhood mixed-use developments. This area is the county’s 
primary regional economic development area and is targeted as a regional employment center 
with primarily mixed-use, mixed-income development” (Comprehensive Plan pg. 44). 
 
There are outstanding issues in regards to existing site compliance; specifically in regards to 
landscaping, and container storage area demarcation. 
 
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 that future development may cause as a result of this 
rezoning. 
 
 



    

Suggested Motion: 
 
I move that the Planning Commission recommend [approval/denial/deferral] of ZMP 16:04 a 
request to rezone from I-1, Industrial Limited, to I-2, Industrial General, with respect to 14.77 
acres of Tax Map 4, Section A, Parcel 99. 
 
Attachments: 
A – Application and APO Letter 
B – Aerial Vicinity Map 
C – Neighborhood meeting sign in sheet and comments 
D – TRC comment letter 
E—Surveys and associated paperwork 
F—Site Compliance Letter 
G—SDP 13:09 Staff Report 
H—ZMP 08:04 Staff Report 
I—Site pictures, taken July 29, 2016 
J—Zoning Ordinance Language 
 
Copy:  File 
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August 15, 2016 

Tim Spicer 
2151 Richmond Road 
Charlottesville VA 
 
Delivered via email to tim.spicer@fosterfuels.com 
 
Re:  
ZMP 16:04 –Foster Fuels Rezoning 
SUP 16:08- Foster Fuels Propane Tank 
Tax Map: 4, Section A, Parcel 99 
 
Dear Mr. Spicer: 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, July 14, 2016. These comments are applicable for both your rezoning and 
special use permit request: 

 
1. Planning Staff: Site has existing proffers, but these do not appear to affect the use of a 

petroleum distribution facility or rezoning to I2. 
 

2. Fire Chief wanted to know what measures would be taken to mitigate risk. Applicant 
responded that they would incorporate all building and fire code requirements, as well as 
install bollards and fencing for security. Applicant offered to send a Fire Safety Analysis 
to Fire Chief and to neighbors. 
 
Fire Chief also stated that fire control exercises at the Fluvanna Correctional Center for 
Women could include this site. Applicant stated they are willing to work with the Fire 
Department. 
 
Fire Chief wanted to make sure that vehicles entering the site be at least 50ft away from 
the propane tank at all times. 

 
3. Erosion and Sediment Control had no comments. 

 
4. VDOT offers the following comments: 
The submitted plan sketch did not show much detail.  I commented that the typical items 
would need to be thoroughly review the future site plan (Turn Lane Analysis, Sight Distance 
verification, 45’ entrance radii etc.).  However, it was brought to my attention that there was a 
current site improvement plan and the construction of those items is almost complete.  
Therefore, no further improvements were discussed. 
 
The following are some details further clarified at the TRC 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 
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• The site will be used for distribution only, no retail. 
• There is apparently some restrictive proffers from the previous rezoning that was brought 

to the planners attention after the meeting that may be restrictive to the proposed use.  
Needs clarification by County staff and possible proffer amendment. 

• The site’s owner stated that he was instructed by VDOT to place barrels along the uneven 
pavement course of the newly constructed turn-lane.  He mentioned he was told that 
VDOT was to mill and repave his portion of Rte. 250 and was to also pave the final 
asphalt surface course of the new turn-lane in June.  He wants to start using his turn-lane.  
I asked him to follow-up with you once you return to verify the paving schedule work and 
the outstanding items to be finalized. 

• (From Mark Woods Replacement at the TRC): The developer’s contractor constructed the 
right turn lane and taper several months ago.  VDOT has a paving overlay contract on 
Rte. 250 between Rte. 689 and Rte. 250 for this paving season.  VDOT’s pavement 
overlay of Rte. 250 is planned to tie into the developer’s new right turn lane and taper.  I 
have sent an inquiry to VDOT’s pavement manager asking when he anticipates VDOT’s 
paving contractor to overly this section of Rte. 250. 
 

5. Health Department had no comments. 
 

The Planning Commission will have a meeting to discuss this item at their Wednesday, August 
24, 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, 
James Newman 
Planner 
Dept. of Planning & Zoning 
 
cc:   File 
Kim Johnson at kim.johnson@fosterfuels.com  

mailto:kim.johnson@fosterfuels.com
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May 6, 2016 

 

Ken Bahr 

2316 Highland Avenue 

Charlottesville VA 22903 

 

Delivered via email to kenbahr@comcast.net 

 

REF:  Re: SDP 13:09 Cavalier Containers Landscape Plan comments, Tax Map 4-A-99  

 

Dear Mr. Bahr: 

I have reviewed the landscape, well and septic plan dated July 6, 2015. Based on our site review 

yesterday May 5, 2016, I have the following comments: 

1. Please plant two (2) additional trees on the driveway. These tree must be of the same species 

as those which front Route 250. 

2. Please remove all dead or dying landscaping trees and replace them with living versions of 

the same species. 

Once these actions have been done, and based on Steve Tugwell’s previous letters, I will consider 

the site to be in compliance with the landscape ordinance and with the submitted landscape portion 

of the landscape, well and septic plan dated July 6, 2015. 

If you have any questions or comments, feel free to contact me at (434) 591-1910 or at 

jnewman@fluvannacounty.org. 
 

Sincerely, 

 

James Newman 

Planner 

Dept. of Planning & Community Development 
 

Copy:  Mark Keller, Terra Concepts P.C., 2046 Rock Quarry Road, Louisa VA 23093, at 

mkeller@terraconceptspc.com  

File 

       

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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August 17, 2016 
 

Ken Bahr 
2316 Highland Avenue 
Charlottesville VA 22903 
 

Delivered via mail 
 
REF:  Re: SDP 13:09 Cavalier Containers Landscape Plan comments, Tax Map 4-A-99  
 
Dear Mr. Bahr: 

 

Please be aware that you have not yet reached full compliance with your Site Development Plans 
regarding the aforementioned property. The following must be done in order for you to reach 
compliance and therefore receive a permanent Certificate of Occupancy. 

1. Please plant two (2) additional trees on the driveway. These tree must be of the same species 
as those which front Route 250. 

2. Please remove all dead or dying landscaping trees and replace them with living versions of 
the same species. 

3. Metal dumpsters/open shipping containers were observed by County Staff on July 29, 2016. 
No storage area for these containers has been shown on your site plan. An amendment to 
your site plan will be necessary, showing the location on your site where you propose to 
keep these items stored. 

Once these actions have been done, and based previous letters, I will consider the site to be in 
compliance with the landscape ordinance and with the submitted landscape portion of the 
landscape, well and septic plan dated July 6, 2015, as well as your overall site plan. 

 

If you have any questions or comments, feel free to contact me at (434) 591-1910 or at 
jnewman@fluvannacounty.org. 
 
Sincerely, 
 
James Newman 
Planner 
Dept. of Planning & Community Development 
 

File 
       

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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James Newman

From: James Newman
Sent: Thursday, August 18, 2016 8:46 AM
To: 'Kenneth Bahr'
Subject: RE: Cavalier Containers Landscaping Timeline Followup

Thank you for the update Mr. Bahr. 
 

From: Kenneth Bahr [mailto:kenbahr@comcast.net]  
Sent: Wednesday, August 17, 2016 6:04 PM 
To: James Newman 
Subject: RE: Cavalier Containers Landscaping Timeline Followup 
 
We attempted the grass seeding twice and it has had poor results.  We really need to seed in the optimal time-
frame of mid September - mid October.  We have squandered thousands of dollars in materials and labor trying 
to force the seeding issue in the summertime.  It simply won't work- the area is too large to water- we must rely 
on nature. 
 
Snow's cannot get the two London Plane (Sycamore) trees at this time.  They too need to be harvested and 
planted in season (winter).  I have a letter from Snow's.  Will forward. 
 
Finally Snow's replaced several dead or distressed White Pines until their nursery stock became depleted.   In 
the interim, I noticed a few more pines are in distress.  Ditto as with the Sycamore trees, any additional White 
Pines need to be harvested and planted in cool temperatures. 
 
Regarding covering the sediment basin to bio-filter,  I believe Harman Construction has been advised by Roger 
Black to wait until next year to ensure the site is fully stabilized. 
 
 
 

-------- Original message -------- 
From: James Newman  
Date:08/17/2016 10:47 AM (GMT-04:00)  
To: kenbahr@comcast.net, mkeller@terraconceptspc.com  
Cc: Jason Stewart  
Subject: Cavalier Containers Landscaping Timeline Followup  
 

Good morning Mr. Bahr and Mr. Keller, 

  

What is your proposed timeline for implementing the comments listed in the ‘Landscaping review comments 5 
6 16’ letter emailed to you both on Friday May 6,2016? 

  

James Newman 
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County Planner & GIS Coordinator 

Fluvanna County Planning Dept. 

(434) 591 1910 ext: 1023 
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STAFF REPORT 
 

To: Fluvanna County Planning Commission    From: Steve Tugwell 

Case Number: SDP 13:09      District: Columbia 

Tax Map: Tax Map 4, Section A, Parcel 99                                      Date: September 25, 2013 

  

 

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

Wednesday, September 25, 2013 at 7:00 p.m. in the Circuit 

Courtroom in the Courts Building.   

 

Owner:         Serenity Partners, LLC 

 

Applicant/Representative: I & J Home Builders, LLC  

 

Requested Action: Approval of a sketch plan to construct an 8,400 square foot 

building with respect to 14.771 acres of Tax Map 4, Section A, 

Parcel 99.  (Attachment A) 

 

Location:   The subject property is located on the north side of Route 250 

(Richmond Road) approximately 0.33 miles east of Route 627 

(Zion Road).  (Attachment B) 

 

Existing Zoning:  I-1, Industrial, Limited (conditional) (Attachment C) 

 

Existing Land Use:  vacant parcel 

                                              

Adjacent Land Uses:  Adjacent properties are zoned A-1, Agricultural, General 

 

Comprehensive Plan:  Zion Crossroads Community Planning Area 

 

Zoning History:   A rezoning (ZMP 08-04), from A-1 to I-1 with proffered 

conditions, was approved for this property by the Board of 

Supervisors on September 17, 2008. (Attachment D)  

 
  

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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Analysis: 

 

The applicant is requesting sketch plan approval to construct an 8,400 square foot building, 

which will contain 480 square feet of office space.  The applicant has stated the building will be 

used for truck storage and maintenance in conjunction with his existing refuse receptacle 

business.  This parcel was rezoned from A-1 (Agricultural, General), to I-1 (Industrial, Limited) 

with proffers on September 17, 2008.  Per the approved proffers, a landscaping buffer is required 

along the entire frontage of the property on Zion Road (Route 627), as well as along the eastern 

boundary adjacent to the Bourne and Wills properties.  Additionally, building facades fronting on 

Richmond Road (Route 250), and Zion Road (Route 627) will “incorporate finishing materials 

such as brick, stucco, split-faced block, etc.”, in accordance with the approved proffers.    

 

This parcel is zoned I-1 (Industrial, Limited), with approved proffers.  The proffers exclude 

certain types of uses of this property that are typically allowed in the I-1 zoning district, but do 

not exclude warehouses, or using warehouses for storage or office space in conjunction with a 

business.  This site is located within the Zion Crossroads Community Planning Area, and 

adjoining parcels are zoned A-1.  As adjacent parcels contain single-family residences, it appears 

that proffers were written with consideration to the neighbors in regard to screening, lighting, and 

building materials. 

 

Parking/Roads 

 

The site is proposed to be accessed from Richmond Road (Route 250).  The revised sketch plan 

is showing one (1) point of access from Route 250, as VDOT previously commented that two (2) 

points of access would not be allowed.  Additionally, proffer # 3 states that “we hereby withdraw 

any and all plans to access this property from Zion Road (Route 627) as previously shown on the 

preliminary plat”.   

 

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

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

they have stated in their request letter.  Adjacent properties are zoned A-1 (Agricultural, 

General), and there is a posted speed limit of 55 miles per hour.  Therefore, a waiver from 

sidewalk requirements at this location may be appropriate.  (Attachment E)  

 

Landscaping/Screening 

 

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

have addressed landscaping buffer requirements along Richmond Road (Route 250), and Zion 

Road (Route 627).  In addition to that, the final site development plan shall be in compliance 

with Article 24 of the zoning ordinance (Landscaping and Tree Protection). 
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Signage & Outdoor Lighting 

 

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

point into the site.  Proffer # 6 states “we propose to follow dark sky exterior lighting as provided 

in Fluvanna County site plan requirements”.  As five (5) parking spaces are shown on the plan, 

full-cutoff lighting is required.  Any new signage is subject the regulations as prescribed in 

Article 15 of the Zoning Ordinance, and shall require a separate application for a sign permit. 
    

Stormwater Management 

 

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

issuance of any land disturbing permit.   

 

Septic and Water Usage 

 

Water and sewer service will be provided on-site.    

  

Technical Review Committee: 

 

1. At the July 11, 2013 Technical Review Committee meeting, the Health Department 

commented that the buildings must have a private water and sewage system, and that it is 

their understanding that a soils report and proposal will be completed and will be 

reviewed by the Health Dept. when submitted by the applicant; 

 

2. The Fire Chief asked what the proposed two buildings will be used for, and if any 

hazardous materials will be stored inside the buildings; 

 

3. Central Virginia Electric Cooperative stated their concerns were that no buildings, wells, 

or drain-fields are to be constructed within 20 feet of either side of the overhead 

distribution lines that run through the property; 

 

44..  The E & S inspector commented that an approved erosion and sedimentation control and 

stormwater plan and land disturbing permit will be required prior to any land disturbing 

activity on site;  
  

5. VDOT commented that there will not be two entrances at the proposed location, that this 

is a primary roadway which requires under the new access management standards 

possible spacing requirements, may generate a turn lane/taper, widening of the pavement, 

etc., also a site plan is needed and line of sight issues may arise due to the proposed 

landscaping plan. Additionally, a 150 foot turn lane will be required, due to the traffic on 

Route 250 generated by the site and the square footage of the two proposed buildings; 

 

Planning Staff asked what the proposed uses for the buildings will be, and the uses will 

have a bearing on the number of required parking spaces, and that if five (5) or more 

parking spaces is required, then site full-cutoff site lighting will also be required, the 

building setback from Route 250 is 200 feet and not 100 feet as the sketch plan shows, 

3
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any lights installed on the buildings are required to be full-cutoff lighting and a 

photometric plan will be required, landscaping will be required per the approved proffers;;  

the site will have to be developed in accordance with the approved proffers;;  Per Sec. 22-

9-10, sidewalks that comply with the most recent VDOT specifications shall be required 

on both sides of all roadways, public and private, (a variation to the sidewalk 

requirements may be granted by the Planning Commission for projects where); 
 

a) VDOT prohibits the construction of sidewalks; 
 

b) The physical conditions on the lot or adjoining lots, including but not limited to, existing 

            structure  and parking areas, existing utility easements, environmental features, or the size 

            and shape of the lot, make it impossible or unfeasible to provide the required sidewalks; 
 

c) The application of the before mentioned requirements would not further the goals of the 

            Comprehensive Plan or otherwise serve the greater public’s health, safety, and welfare. 
 

If a variation from the Planning Commission is desired, then a written request addressed to the 

Planning Commission identifying one or more of the reasons above should be submitted to the 

Planning Department along with the sketch plan revision to be forwarded with the staff report   

  

  ((AAttttaacchhmmeenntt  FF))  

 

 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, tree protection, directional signage, and outdoor lighting plans 

when and where applicable;  

 

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

and VDOT requirements; 
  

3. Meeting all Erosion and sedimentation control requirements; 
  

4. The site shall be developed in compliance with the proffers approved with the rezoning of 

this property (ZMP 08:04), which was approved on September 17, 2008. 
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Suggested Motion: 

 

I move to approve SDP 13:09, a sketch plan to construct an 8,400 square foot building with 

respect to 14.771 acres of Tax Map 4, Section A, Parcel 99, subject to the conditions listed in the 

staff report.   

 

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

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

 

Attachments:                  

 

A – Application and sketch plan 

B – Aerial Vicinity Map 

C – Zoning Map  

D – Rezoning ZMP 08:04 approval letter with proffers 

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

BB.  

F – Planning staff comment letter, applicant’s response to TRC comments, emails from the TRC 

members  

 

 
Copy: 

Owner:  Serenity Partners, LLC 

Applicant/Representative:  I & J Home Builders, LLC, 21708 James Madison Highway, Troy, VA 22974 
File 
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STAFF REPORT 
 

To: Fluvanna County Board of Supervisors    From: Bryant Phillips 
Case Number: ZMP 08:04      District: Palmyra 
Tax Map: Tax Map 4, Section A, Parcel 99    Date: September 17, 2008 
   
 
General Information: This request is scheduled to be heard by the Board of Supervisors 

on Wednesday, September 17, 2008 at 7:00 pm in the Circuit 
Courtroom in the Courts Building.   

 
Owner:   Tracey Cosner 
   
Applicant:   Serenity Partners 
 
Representative:  William Anderson 
 
Requested Action:  To amend the Fluvanna County Zoning Map with respect to 

approximately 14.771 acres of Tax Map 4, Section A, Parcel 99, to 
conditionally rezone the same from A-1, Agricultural, General to I-
1, Industrial, Limited 

 
Location: The affected property is located on the northern side of Route 250 

(Richmond Road) approximately 0.33 miles east of Route 627 
(Zion Road) (Attachment B). 

 
Existing Zoning:  A-1, Agricultural, General 
 
Proposed Zoning: I-1, Industrial, Limited 
 
Existing Land Use:  Primarily open land.  There is an existing building on the property 

that is to be removed. 
 
Adjacent Land Use:   Adjacent properties are zoned A-1, Agricultural, General.  The 

Women’s Correctional Center is located across Route 250 from the 
property. 

 
Comprehensive Plan: This parcel is located within the Zion Crossroads Community 

Planning Area. 
 

COUNTY OF  F LUVANNA 
“ Responsive & Responsible Government”  
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Zoning History:  None 
 
  
Submitted Proffers:   The following proffers were submitted to staff by the applicant: 
  

The following uses permitted by-right in the I-1 zoning district have been 
proffered out by the applicant: 
 13) Monumental Stone Works; 
 19) Feed Mill; 

20) Refabrication and overhaul of pipes and fittings; wholesale 
merchandising of commercial piping and fittings; and attendant storage 
related hereto; and 
21) Storing, blending and packaging of ingredients for lawn and garden 
productions for agricultural purposes and certain industrial uses. 
 

The applicant has also agreed to follow VDOT regulations and the landscape 
requirements of the County along the Route 250 Corridor.  

 
  
Statement of Intent:  The Statement of Intent indicates the purpose of the zoning district 

and describes the characteristics of uses generally found within the 
district. 

 
The Statement of Intent for the I-1, Industrial, Limited Zoning District is as follows: 
 
“The primary purpose of this district is to permit certain light industries.  The limitations on (or 
provisions relating to) height of buildings, horsepower, heating, flammable liquids or 
explosives, controlling emission of fumes, odors and/noise, landscaping, and the number of 
persons employed are imposed to protect and foster adjacent residential property while 
permitting certain light industries to locate near a labor supply.” 

 
Analysis: 
 
Current Request: 
The applicant is requesting to conditionally rezone 14.771 acres from A-1, Agricultural, General 
to I-1, Industrial, Limited.  The applicant has submitted a conceptual plan, however, this plan has 
not been proffered (Attachment C).  The conceptual plan includes five (5) industrial buildings 
surrounded by parking area with a loading area located at the center of the development.  The 
applicant is also proposing to have entrances on the property from both Route 250 (Richmond 
Road) and Route 627 (Zion Road).  There is an existing building located on the property that the 
applicant is proposing to remove.  The applicant has also included a revised proffer list 
(Attachment D) and a letter withdrawing the original proffer that was submitted (Attachment E).   
 
Technical Review Committee: 
At the July 10, 2008 Technical Review Committee meeting, the Health Department indicated 
that they would need reports from an AOSE delineating soil conditions and anticipated system 
designs for sewage disposal prior to approving this request.  According to their records, prior 
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assessment of soils in the area indicate that there are severe limitations with the soil suitability 
for drain field use and that a conventional system design would not be possible. 
 
The Fluvanna County Erosion and Sediment Control Inspector indicated that E&S control plans 
should be submitted for review at the site development plan phase of this proposed development.  
It was also mentioned that some of the soils on this property may not be suitable for storm water 
management areas and that shrink-swell soils may exist. 
 
VDOT has indicated that both entrances should have commercial entrances and the required sight 
distance must be provided (610’ for Route 250 and 500’ for Route 627).   
 
Comprehensive Plan: 
 
Land Use: 
This property is located in the Zion Crossroads Community Planning Area, and according to the 
2000 Comprehensive Plan, this area is characterized by primary transportation networks that 
connect west to Charlottesville and east to Richmond.  The Comprehensive Plan also goes on to 
say that this area should expand on its established employment base. 
 
Economic Development:  
The 2000 Comprehensive Plan states that the Zion Crossroads area has an existing employment 
base and is an area of concentration of major employers.  The Comprehensive Plan considers this 
an area that is very conducive to further development due to its location and proximity to major 
transportation networks.  This area is one that should be zoned for industrial and/or commercial 
uses and the County should promote economic development in this area along Route 250 and 
Route 15. 
 
Conclusion: 
 
Since this property is located in the Zion Crossroads Community Planning Area, and along a 
major transportation corridor, it appears that this proposed rezoning meets the intent of the 
Comprehensive Plan.  The Board of Supervisors may wish to consider if there are any adverse 
impacts such as traffic, lighting, storm water management, noise, etc., and whether the 
application, as submitted, adequately addresses any identified impacts. 
 
There were a few issues that were raised at the TRC meeting that would be addressed at the site 
development plan stage.  Prior to beginning any construction or development, an erosion and 
sediment control plan and a site development plan that meets the requirements of the Fluvanna 
County Zoning Ordinance must be submitted for review and approval. 
 
Planning Commission Recommendation: 
 
At the August 27, 2008 Planning Commission meeting, the Commission discussed the proposed 
rezoning and the potential impact it could have on the surrounding area.  Several citizens 
expressed their concern with this rezoning and how it could impact their property.  One of the 
main concerns from adjacent property owners was the storm water management issue.  
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According to the adjacent property owners, storm water drainage is a problem on this site and 
they were concerned with how the development of this site would affect storm water drainage.  
Others were concerned with the traffic that would be generated on Route 627.  The Planning 
Commission discussed these issues and determined that they would have to be addressed at the 
site plan stage, prior to beginning any construction. 
 
Dr. Babbitt made a motion to recommend approval of ZMP 08:04 and Mr. Chesser seconded.  
The motion carried with a vote of 6-0.  AYES: Babbitt, Chesser, Fortune, Murdock, Bibb, 
Halstead.  NAYS: None.   
 
Suggested Motion: 
 
I move that the Board of Supervisors approve/deny of the attached ordinance for ZMP 08:04, a 
request to amend the Fluvanna County Zoning Map with respect to approximately 14.771 acres 
of Tax Map 4, Section A, Parcel 99, to conditionally rezone the same from A-1, Agricultural, 
General to I-1, Industrial, Limited, with the submitted proffers. 
 
Attachments: 
 
A – Application and APO letter 
B – Aerial Vicinity Map 
C – Sketch Plan 
D – Revised Proffer Letter 
E – Original Proffer Withdrawal Letter 
F – TRC Comments Letter 
G – Proposed Ordinance 
H – Letter from William Anderson to the Planning Commission 
 
Copy: 
Owner:  Tracey Cosner, 4796 Three Chopt Road, Troy, VA 22974 
Applicant:  Serenity Partners, 151 Starlite Park, Troy, VA 22974 
Representative:  William Anderson, 3 Ponderosa Lane, Palmyra, VA 22963 
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AATTTTAACCHHMMEENNTT  JJ  
  
DDrraafftt  OOrrddiinnaannccee  ffoorr  tthhee  BBooaarrdd  ooff  SSuuppeerrvviissoorrss  ttoo  ccoonnssiiddeerr::  
  
BBEE  IITT  OORRDDAAIINNEEDD  BBYY  TTHHEE  FFLLUUVVAANNNNAA  BBOOAARRDD  OOFF  SSUUPPEERRVVIISSOORRSS,,  ppuurrssuuaanntt  ttoo  VViirrggiinniiaa  
CCooddee  SSeeccttiioonn  1155..22--22228855,,  tthhaatt  tthhee  FFlluuvvaannnnaa  CCoouunnttyy  ZZoonniinngg  MMaapp  bbee,,  aanndd  iitt  iiss  hheerreebbyy,,  aammeennddeedd,,  aass  
ffoolllloowwss::  
  
AAnn  OOrrddiinnaannccee  TToo  AAmmeenndd  TThhee  FFlluuvvaannnnaa  CCoouunnttyy  ZZoonniinngg  MMaapp,,  WWiitthh  RReessppeecctt  ttoo  1144..7777  aaccrreess  ooff  
TTaaxx  MMaapp  44,,  SSeeccttiioonn  AA,,  PPaarrcceell  9999..  
  



    

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: James Newman 
Case Number: SUP 16:08      District: Palmyra 
Tax Map: Tax Map 4, Section A, Parcel 99               Date: August 24, 2016                                                                      
   
General Information: This request is to be heard by the Planning Commission on 
   Wednesday August 24, 2016 at 7:00 pm in the Circuit Court 
                                           Room in the Courts Building.   

 
Owner/Applicant:  Owner is Kenneth Bahr. Applicant is Foster Fuels via Tim Spicer 

and Kim Johnson.  
   
Representative:   Foster Fuels via Tim Spicer and Kim Johnson.  
 
Requested Action:  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. 
(Attachment A) 

 
APPROVAL OF THIS ITEM DEPENENDS ON REZONING OF PROPERTY TO I-2  

  
Location: The property is located at 2969 Richmond Road. 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. 

Existing Zoning:  I-1, Industrial Limited (Attachment B) 
 
Zoning Required: I-2, Industrial General 
 
Existing Land Use:  Industrial-business 
 
Planning Area:                      Zion Community Planning Area 
 
Adjacent Land Use:   Adjacent properties are zoned A-1 and I-1 
 
Zoning History:  ZMP 08:04, to amend the Fluvanna County Zoning Map with 

respect to approximately 14.771 acres of Tax Map 4, Section A, 



Parcel 99, to conditionally rezone the same from A-1, Agricultural, 
General to I-1, Industrial, Limited 

 
Zoning History (cont’d) SDP 13:09 a major site development plan request to construct an 

8,400 square foot building with respect to 14.771 acres of Tax Map 
4, Section A, Parcel 99, subject to conditions listed in the staff 
report. Further, approved the requested sidewalk variance in 
accordance with Section 22-23-6BB of the Zoning Ordinance. 
Approved 3-0-0 at the Planning Commission September 25, 2014 
meeting. 

                     
Neighborhood Meeting: 
 
Neighborhood meeting was held July 13, 2016. There were five (5) attendees (on the Sign In 
Sheet in the attachment, Tim Spicer and Kim Johnson have written their names, but they were 
there only to present). The attendees had several concerns which are explained in detail in 
Attachment C. 
 
In short, the questions (and answers) boiled down to: 
 

1. How does propane arrive on site?—Via an 18 wheel tractor trailer for delivery to the site. 
A smaller 6 wheeled van delivers to customers. 

2. What is the purpose of the proposed storage area?—It is a spot for consumer propane 
tanks to be stored. 

3. How many deliveries per day?—1 delivery van per day to visit customers. Depends on 
season; more trips in winter, less in summer. 

4. Won’t I-2 be too intensive for a residential area?—The site is already zoned I-1 and is 
located in a growth area. 

5. What sort of noise will be generated from this use?—The large propane tank makes 
almost no noise, and that small amount is generated only during fueling. The small trucks 
used for daily delivery do not generate an excessive amount of noise. 

6. Will the tank only be used to store propane?—That can be made a condition of the 
Special Use Permit 

7. How many of these 30,000 gallon storage tanks will there be?—One per Special Use 
Permit unless otherwise specified. 

8. What is the blast radius? Will there be any earthen dams to contain a blast?—No hills or 
earthen dams will be created for this. In cases like this explosions go upward not outward. 

9. Why is the storage area located on the other side of the property?—It’s just been planned 
like that. No particular reason. 

10. Will there be any smell? There should not be any noticeable smell. 
 

There were also concerns about traffic, the ability of large vehicles to maneuver in the property, 
and deed restrictions regarding the amount of the property that can be developed.  
 
 
 



    

 
 
Technical Review Committee: 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, July 14, 2016. These comments are applicable for both your rezoning and 
special use permit request: 

 
1. Planning Staff: Site has existing proffers, but those proffers would no longer be in effect 

with an I-2 rezoning. 
 

2. Fire Chief wanted to know what measures would be taken to mitigate risk. Applicant 
responded that they would incorporate all building and fire code requirements, as well as 
install bollards and fencing for security. Applicant offered to send a Fire Safety Analysis 
to Fire Chief and to neighbors. 
 
Fire Chief also stated that fire control exercises at the Fluvanna Correctional Center for 
Women could include this site. Applicant stated they are willing to work with the Fire 
Department. 
 
Fire Chief wanted to make sure that vehicles entering the site be at least 50ft away from 
the propane tank at all times. 

 
3. Erosion and Sediment Control had no comments. 

 
4. VDOT offers the following comments: 
The submitted plan sketch did not show much detail.  I commented that the typical items 
would need to be thoroughly review the future site plan (Turn Lane Analysis, Sight Distance 
verification, 45’ entrance radii etc.).  However, it was brought to my attention that there was a 
current site improvement plan and the construction of those items is almost complete.  
Therefore, no further improvements were discussed. 
 
The following are some details further clarified at the TRC meeting: 
• The site will be used for distribution only, no retail. 
• There is apparently some restrictive proffers from the previous rezoning that was brought 

to the planners attention after the meeting that may be restrictive to the proposed use.  
Needs clarification by County staff and possible proffer amendment. 

• The site’s owner stated that he was instructed by VDOT to place barrels along the uneven 
pavement course of the newly constructed turn-lane.  He mentioned he was told that 
VDOT was to mill and repave his portion of Rte. 250 and was to also pave the final 
asphalt surface course of the new turn-lane in June.  He wants to start using his turn-lane.  
I asked him to follow-up with you once you return to verify the paving schedule work and 
the outstanding items to be finalized. 

• (From Mark Woods replacement at the TRC): The developer’s contractor constructed the 
right turn lane and taper several months ago.  VDOT has a paving overlay contract on 
Rte. 250 between Rte. 689 and Rte. 250 for this paving season.  VDOT’s pavement 



overlay of Rte. 250 is planned to tie into the developer’s new right turn lane and taper.  I 
have sent an inquiry to VDOT’s pavement manager asking when he anticipates VDOT’s 
paving contractor to overly this section of Rte. 250. 
 

5. Health Department had no comments. 
 

The TRC letter can be found as Attachment D. 
 
Surveys and applicable paperwork can be found in Attachment E. 
 
Comprehensive Plan::      
 
A request to rezone from I-1, Industrial Limited, to I-2, Industrial General, with respect to 14.77 
acres of Tax Map 4, Section A, Parcel 99. The property is located at 2969 Richmond Road. 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. 
 
According to the 2015 Comprehensive plan, the purpose of the Zion Community Planning Area 
is such that: 
 
“Located at the crossroads that connect Charlottesville, Richmond, and destinations to the north 
and south, Zion Crossroads is situated to contribute to Fluvanna County’s goals for the future. 
The county seeks to expand the services, recreation, restaurant, and retail options available to its 
residents, while at the same time retaining the area’s rural character… It should develop as an 
employment, retail, commercial, and recreation destination for county residents and travelers 
along Routes 64, 15, and 250. As the county’s Urban Development Area…Zion Crossroads is 
envisioned to be the most intensely developed part of the county, consisting of regional mixed-
use, regional employment, and neighborhood mixed-use developments. This area is the county’s 
primary regional economic development area and is targeted as a regional employment center 
with primarily mixed-use, mixed-income development… The following recommendations focus 
on the potential of Zion Crossroads as a center of commerce, employment, and higher-density 
residential uses: 
 
Support mixed-use development. Mixed-use development appropriate for Zion Crossroads 
should include multifamily housing, small, locally owned shops, larger retail development, and 
light industry. Zion Crossroads is also favored for more intensive uses that stimulate the county 
economy, provide jobs, offer a range of retail stores, and provide for leisure activity through 
parks and playing fields within the defined growth area” (pgs.44-45). 
 
Protect the rural features of the Zion Crossroads area. The development of Zion Crossroads 
need not come at the expense of its rural and environmental features. 
 
Support economic development and community-based services. Since much of what constitutes 
Zion Crossroads is in Louisa County, the main opportunities in Fluvanna County lie south of the 
Route 15 and Route 250 intersection. The current industrial park on Route 250 just east of this 



    

intersection is in both Fluvanna and Louisa counties and may have the potential for additional 
development.” (pages 44-48) 
  
I-2 Industrial General is defined in the Zoning Ordinance: 

“The primary purpose of this district is to establish an area as defined by the Comprehensive 
Plan where the principal use of land is for heavy commercial and industrial operations, which 
may create some nuisance, and which are not properly associated with, nor particularly 
compatible with, residential, institutional, and neighborhood commercial service establishments. 
The specific intent of this district is to: (A) encourage the construction of and the continued use 
of the land for heavy commercial and industrial purposes; (B) prohibit residential and 
neighborhood commercial use of the land and to prohibit any other use which would 
substantially interfere with the development, continuation or expansion of commercial and 
industrial uses in the district; (C) to encourage the discontinuance of existing uses that would 
not be permitted as new uses under the provisions of this ordinance.” (pgs.333-334) 
 
Site Plan Compliance 
 
The site has site plan compliance issues. There are large metal dumpster-style/open-shipping 
containers on site, even though no storage area for such items is shown on Site Development 
Plan 13:09. 
 
Furthermore, a temporary Certificate of Occupancy was issued in June 2016. The applicant had 
to comply with conditions from a letter dated May 6, 2016 in order to receive a permanent 
Certificate of Occupancy; those conditions have not been met as of August 16, 2016. 
(Attachment F) 
 
Earlier Proffers and Conditions: 
 
The proffers for ZMP 08:04 were: 

 
(1) We hereby withdraw any and all plans to access this property from Zion Road (Rt 
627) as previously shown on the preliminary site plan; 

 
(2) We further propose to establish a landscaping buffer along the entire frontage of 
the property on Zion Road (Rt. 627) as well as along the eastern boundary adjacent 
to the Bourne and Wills properties; 

 
(3) We propose that all building facades fronting onto Richmond Highway (Rt. 
250)and Zion Road (Rt, 627) will incorporate finishing materials such as brick, 
stucco, split-faced block, etc.; 

 
(4) ,we propose to follow "dark sky" exterior lighting as provided in Fluvanna County 
site plan requirements. 

 
(5) We propose to follow Sec. 19-7-7, Article 7 of the Subdivision Design 
Standards which states: The proposed development shall be designed to minimize 
the impact of noise, glare and pollution on adjoining property and protect the 
surrounding lands from the same. 



 
(6) In addition, we offer to proffer out of the list of permitted uses under I-1 by Special 
Use Permit the following uses: 

 
(1) wood yard with chipper 

 
(2) Solid waste material recovery facility 
 

SDP 013:09 was approved by the Planning Commission on September 25, 2013 3-0-2, subject to 
the following conditions: 

1. Meeting all final site plan requirements which include, but are not limited to, providing 
parking, landscaping, tree protection, directional signage, and outdoor lighting plans 
when and where applicable;  

2. Meeting all public agency requirements including but not limited to VDOT requirements;  
3. Meeting all Erosion and sedimentation control requirements;  
4. The site shall be developed in compliance with the proffers approved with the rezoning of 

this property (ZMP 08:04), which was approved on September 17, 2008. 
 

Attachment G is SDP 13:09 Staff Report. Attachment H is ZMP 08:04 Staff Report. 
 
Analysis: 
 
The existing property was rezoned from A-1 to I-1via ZMP 06:06. While the property is within a 
Community Planning Area, there are concerns about potential increases in traffic, noise, and 
overall development in an area which is still predominately residential in character. When this 
site was initially rezoned from A-1 Agricultural General to I-1 Industrial Limited, a series of 
proffers were made. There are outstanding site compliance issues. The applicant proposes a use 
(petroleum distribution facility) which requires a special use permit, which itself is dependent 
upon a rezoning of this parcel from I-1 to I-2. 
 
Conclusion: 
 
This Special Use Permit request appears to meet the intent of the Comprehensive Plan in that the 
proposed rezoning may contribute to Zion Crossroads Community Planning Area “as an 
employment, retail, commercial, and recreation destination for county residents and travelers 
along Routes 64, 15, and 250. As the county’s Urban Development Area…Zion Crossroads is 
envisioned to be the most intensely developed part of the county, consisting of regional mixed-
use, regional employment, and neighborhood mixed-use developments. This area is the county’s 
primary regional economic development area and is targeted as a regional employment center 
with primarily mixed-use, mixed-income development” (Comprehensive Plan pg. 44). 
 
There are outstanding issues in regards to existing site compliance; specifically in regards to 
landscaping, and container storage area demarcation. 
 
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 that future development may cause as a result of this 
special use permit. 
 
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) Meeting all VDOT and Health Department requirements. 
3) New buildings and structures shall be compatible with existing buildings, and be 

approved by planning staff prior to construction. 
4) Any lighting will not be directed toward adjacent properties and will be limited in nature. 
5) All screening shall be maintained in a condition acceptable to the County; 
6) Safety measures such as fencing and bollards will be required, to the satisfaction of 

Fluvanna County Fire Chief, Building Staff, and Planning Staff. 
7) Outside storage of materials and machinery shall be screened from the public rights-of-

way with either architectural or vegetative screening as approved by the County; 
8) Only the sole 30,000 gallon tank may be installed; further tank installations will require 

additional Special Use Permits 
9) The Board of Supervisors, or representative, reserves the right to inspect the business for 

compliance with these conditions at any time.   
 
Suggested Motion: 
 
I move that the Planning Commission recommend [approval/denial/deferral] of SUP 16:08 a 
request to install a petroleum distribution facility, with respect to 14.77 acres of Tax Map 4, 
Section A, Parcel 99, subject to the nine (9) conditions listed in the staff report. 
 
Attachments: 
A – Application and APO Letter 
B – Aerial Vicinity Map 
C – Neighborhood meeting sign in sheet and comments 
D – TRC comment letter 
E—Site Compliance Letter 
F—SDP 13:09 Staff Report 
G—ZMP 08:04 Staff Report 
H—Site pictures, taken July 29, 2016 
I—Applicant propane informational guide 
 
Copy:  File 
Applicant Tim Spicer and Kim Johnson 
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August 15, 2016 

Tim Spicer 
2151 Richmond Road 
Charlottesville VA 
 
Delivered via email to tim.spicer@fosterfuels.com 
 
Re:  
ZMP 16:04 –Foster Fuels Rezoning 
SUP 16:08- Foster Fuels Propane Tank 
Tax Map: 4, Section A, Parcel 99 
 
Dear Mr. Spicer: 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, July 14, 2016. These comments are applicable for both your rezoning and 
special use permit request: 

 
1. Planning Staff: Site has existing proffers, but these do not appear to affect the use of a 

petroleum distribution facility or rezoning to I2. 
 

2. Fire Chief wanted to know what measures would be taken to mitigate risk. Applicant 
responded that they would incorporate all building and fire code requirements, as well as 
install bollards and fencing for security. Applicant offered to send a Fire Safety Analysis 
to Fire Chief and to neighbors. 
 
Fire Chief also stated that fire control exercises at the Fluvanna Correctional Center for 
Women could include this site. Applicant stated they are willing to work with the Fire 
Department. 
 
Fire Chief wanted to make sure that vehicles entering the site be at least 50ft away from 
the propane tank at all times. 

 
3. Erosion and Sediment Control had no comments. 

 
4. VDOT offers the following comments: 
The submitted plan sketch did not show much detail.  I commented that the typical items 
would need to be thoroughly review the future site plan (Turn Lane Analysis, Sight Distance 
verification, 45’ entrance radii etc.).  However, it was brought to my attention that there was a 
current site improvement plan and the construction of those items is almost complete.  
Therefore, no further improvements were discussed. 
 
The following are some details further clarified at the TRC 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 
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• The site will be used for distribution only, no retail. 
• There is apparently some restrictive proffers from the previous rezoning that was brought 

to the planners attention after the meeting that may be restrictive to the proposed use.  
Needs clarification by County staff and possible proffer amendment. 

• The site’s owner stated that he was instructed by VDOT to place barrels along the uneven 
pavement course of the newly constructed turn-lane.  He mentioned he was told that 
VDOT was to mill and repave his portion of Rte. 250 and was to also pave the final 
asphalt surface course of the new turn-lane in June.  He wants to start using his turn-lane.  
I asked him to follow-up with you once you return to verify the paving schedule work and 
the outstanding items to be finalized. 

• (From Mark Woods Replacement at the TRC): The developer’s contractor constructed the 
right turn lane and taper several months ago.  VDOT has a paving overlay contract on 
Rte. 250 between Rte. 689 and Rte. 250 for this paving season.  VDOT’s pavement 
overlay of Rte. 250 is planned to tie into the developer’s new right turn lane and taper.  I 
have sent an inquiry to VDOT’s pavement manager asking when he anticipates VDOT’s 
paving contractor to overly this section of Rte. 250. 
 

5. Health Department had no comments. 
 

The Planning Commission will have a meeting to discuss this item at their Wednesday, August 
24, 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, 
James Newman 
Planner 
Dept. of Planning & Zoning 
 
cc:   File 
Kim Johnson at kim.johnson@fosterfuels.com  

mailto:kim.johnson@fosterfuels.com
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May 6, 2016 

 

Ken Bahr 

2316 Highland Avenue 

Charlottesville VA 22903 

 

Delivered via email to kenbahr@comcast.net 

 

REF:  Re: SDP 13:09 Cavalier Containers Landscape Plan comments, Tax Map 4-A-99  

 

Dear Mr. Bahr: 

I have reviewed the landscape, well and septic plan dated July 6, 2015. Based on our site review 

yesterday May 5, 2016, I have the following comments: 

1. Please plant two (2) additional trees on the driveway. These tree must be of the same species 

as those which front Route 250. 

2. Please remove all dead or dying landscaping trees and replace them with living versions of 

the same species. 

Once these actions have been done, and based on Steve Tugwell’s previous letters, I will consider 

the site to be in compliance with the landscape ordinance and with the submitted landscape portion 

of the landscape, well and septic plan dated July 6, 2015. 

If you have any questions or comments, feel free to contact me at (434) 591-1910 or at 

jnewman@fluvannacounty.org. 
 

Sincerely, 

 

James Newman 

Planner 

Dept. of Planning & Community Development 
 

Copy:  Mark Keller, Terra Concepts P.C., 2046 Rock Quarry Road, Louisa VA 23093, at 

mkeller@terraconceptspc.com  

File 

       

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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August 17, 2016 
 

Ken Bahr 
2316 Highland Avenue 
Charlottesville VA 22903 
 

Delivered via mail 
 
REF:  Re: SDP 13:09 Cavalier Containers Landscape Plan comments, Tax Map 4-A-99  
 
Dear Mr. Bahr: 

 

Please be aware that you have not yet reached full compliance with your Site Development Plans 
regarding the aforementioned property. The following must be done in order for you to reach 
compliance and therefore receive a permanent Certificate of Occupancy. 

1. Please plant two (2) additional trees on the driveway. These tree must be of the same species 
as those which front Route 250. 

2. Please remove all dead or dying landscaping trees and replace them with living versions of 
the same species. 

3. Metal dumpsters/open shipping containers were observed by County Staff on July 29, 2016. 
No storage area for these containers has been shown on your site plan. An amendment to 
your site plan will be necessary, showing the location on your site where you propose to 
keep these items stored. 

Once these actions have been done, and based previous letters, I will consider the site to be in 
compliance with the landscape ordinance and with the submitted landscape portion of the 
landscape, well and septic plan dated July 6, 2015, as well as your overall site plan. 

 

If you have any questions or comments, feel free to contact me at (434) 591-1910 or at 
jnewman@fluvannacounty.org. 
 
Sincerely, 
 
James Newman 
Planner 
Dept. of Planning & Community Development 
 

File 
       

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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James Newman

From: James Newman
Sent: Thursday, August 18, 2016 8:46 AM
To: 'Kenneth Bahr'
Subject: RE: Cavalier Containers Landscaping Timeline Followup

Thank you for the update Mr. Bahr. 
 

From: Kenneth Bahr [mailto:kenbahr@comcast.net]  
Sent: Wednesday, August 17, 2016 6:04 PM 
To: James Newman 
Subject: RE: Cavalier Containers Landscaping Timeline Followup 
 
We attempted the grass seeding twice and it has had poor results.  We really need to seed in the optimal time-
frame of mid September - mid October.  We have squandered thousands of dollars in materials and labor trying 
to force the seeding issue in the summertime.  It simply won't work- the area is too large to water- we must rely 
on nature. 
 
Snow's cannot get the two London Plane (Sycamore) trees at this time.  They too need to be harvested and 
planted in season (winter).  I have a letter from Snow's.  Will forward. 
 
Finally Snow's replaced several dead or distressed White Pines until their nursery stock became depleted.   In 
the interim, I noticed a few more pines are in distress.  Ditto as with the Sycamore trees, any additional White 
Pines need to be harvested and planted in cool temperatures. 
 
Regarding covering the sediment basin to bio-filter,  I believe Harman Construction has been advised by Roger 
Black to wait until next year to ensure the site is fully stabilized. 
 
 
 

-------- Original message -------- 
From: James Newman  
Date:08/17/2016 10:47 AM (GMT-04:00)  
To: kenbahr@comcast.net, mkeller@terraconceptspc.com  
Cc: Jason Stewart  
Subject: Cavalier Containers Landscaping Timeline Followup  
 

Good morning Mr. Bahr and Mr. Keller, 

  

What is your proposed timeline for implementing the comments listed in the ‘Landscaping review comments 5 
6 16’ letter emailed to you both on Friday May 6,2016? 

  

James Newman 
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County Planner & GIS Coordinator 

Fluvanna County Planning Dept. 

(434) 591 1910 ext: 1023 

  



  

  

  

  

 

 

STAFF REPORT 
 

To: Fluvanna County Planning Commission    From: Steve Tugwell 

Case Number: SDP 13:09      District: Columbia 

Tax Map: Tax Map 4, Section A, Parcel 99                                      Date: September 25, 2013 

  

 

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

Wednesday, September 25, 2013 at 7:00 p.m. in the Circuit 

Courtroom in the Courts Building.   

 

Owner:         Serenity Partners, LLC 

 

Applicant/Representative: I & J Home Builders, LLC  

 

Requested Action: Approval of a sketch plan to construct an 8,400 square foot 

building with respect to 14.771 acres of Tax Map 4, Section A, 

Parcel 99.  (Attachment A) 

 

Location:   The subject property is located on the north side of Route 250 

(Richmond Road) approximately 0.33 miles east of Route 627 

(Zion Road).  (Attachment B) 

 

Existing Zoning:  I-1, Industrial, Limited (conditional) (Attachment C) 

 

Existing Land Use:  vacant parcel 

                                              

Adjacent Land Uses:  Adjacent properties are zoned A-1, Agricultural, General 

 

Comprehensive Plan:  Zion Crossroads Community Planning Area 

 

Zoning History:   A rezoning (ZMP 08-04), from A-1 to I-1 with proffered 

conditions, was approved for this property by the Board of 

Supervisors on September 17, 2008. (Attachment D)  

 
  

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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Analysis: 

 

The applicant is requesting sketch plan approval to construct an 8,400 square foot building, 

which will contain 480 square feet of office space.  The applicant has stated the building will be 

used for truck storage and maintenance in conjunction with his existing refuse receptacle 

business.  This parcel was rezoned from A-1 (Agricultural, General), to I-1 (Industrial, Limited) 

with proffers on September 17, 2008.  Per the approved proffers, a landscaping buffer is required 

along the entire frontage of the property on Zion Road (Route 627), as well as along the eastern 

boundary adjacent to the Bourne and Wills properties.  Additionally, building facades fronting on 

Richmond Road (Route 250), and Zion Road (Route 627) will “incorporate finishing materials 

such as brick, stucco, split-faced block, etc.”, in accordance with the approved proffers.    

 

This parcel is zoned I-1 (Industrial, Limited), with approved proffers.  The proffers exclude 

certain types of uses of this property that are typically allowed in the I-1 zoning district, but do 

not exclude warehouses, or using warehouses for storage or office space in conjunction with a 

business.  This site is located within the Zion Crossroads Community Planning Area, and 

adjoining parcels are zoned A-1.  As adjacent parcels contain single-family residences, it appears 

that proffers were written with consideration to the neighbors in regard to screening, lighting, and 

building materials. 

 

Parking/Roads 

 

The site is proposed to be accessed from Richmond Road (Route 250).  The revised sketch plan 

is showing one (1) point of access from Route 250, as VDOT previously commented that two (2) 

points of access would not be allowed.  Additionally, proffer # 3 states that “we hereby withdraw 

any and all plans to access this property from Zion Road (Route 627) as previously shown on the 

preliminary plat”.   

 

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

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

they have stated in their request letter.  Adjacent properties are zoned A-1 (Agricultural, 

General), and there is a posted speed limit of 55 miles per hour.  Therefore, a waiver from 

sidewalk requirements at this location may be appropriate.  (Attachment E)  

 

Landscaping/Screening 

 

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

have addressed landscaping buffer requirements along Richmond Road (Route 250), and Zion 

Road (Route 627).  In addition to that, the final site development plan shall be in compliance 

with Article 24 of the zoning ordinance (Landscaping and Tree Protection). 
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Signage & Outdoor Lighting 

 

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

point into the site.  Proffer # 6 states “we propose to follow dark sky exterior lighting as provided 

in Fluvanna County site plan requirements”.  As five (5) parking spaces are shown on the plan, 

full-cutoff lighting is required.  Any new signage is subject the regulations as prescribed in 

Article 15 of the Zoning Ordinance, and shall require a separate application for a sign permit. 
    

Stormwater Management 

 

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

issuance of any land disturbing permit.   

 

Septic and Water Usage 

 

Water and sewer service will be provided on-site.    

  

Technical Review Committee: 

 

1. At the July 11, 2013 Technical Review Committee meeting, the Health Department 

commented that the buildings must have a private water and sewage system, and that it is 

their understanding that a soils report and proposal will be completed and will be 

reviewed by the Health Dept. when submitted by the applicant; 

 

2. The Fire Chief asked what the proposed two buildings will be used for, and if any 

hazardous materials will be stored inside the buildings; 

 

3. Central Virginia Electric Cooperative stated their concerns were that no buildings, wells, 

or drain-fields are to be constructed within 20 feet of either side of the overhead 

distribution lines that run through the property; 

 

44..  The E & S inspector commented that an approved erosion and sedimentation control and 

stormwater plan and land disturbing permit will be required prior to any land disturbing 

activity on site;  
  

5. VDOT commented that there will not be two entrances at the proposed location, that this 

is a primary roadway which requires under the new access management standards 

possible spacing requirements, may generate a turn lane/taper, widening of the pavement, 

etc., also a site plan is needed and line of sight issues may arise due to the proposed 

landscaping plan. Additionally, a 150 foot turn lane will be required, due to the traffic on 

Route 250 generated by the site and the square footage of the two proposed buildings; 

 

Planning Staff asked what the proposed uses for the buildings will be, and the uses will 

have a bearing on the number of required parking spaces, and that if five (5) or more 

parking spaces is required, then site full-cutoff site lighting will also be required, the 

building setback from Route 250 is 200 feet and not 100 feet as the sketch plan shows, 

3
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any lights installed on the buildings are required to be full-cutoff lighting and a 

photometric plan will be required, landscaping will be required per the approved proffers;;  

the site will have to be developed in accordance with the approved proffers;;  Per Sec. 22-

9-10, sidewalks that comply with the most recent VDOT specifications shall be required 

on both sides of all roadways, public and private, (a variation to the sidewalk 

requirements may be granted by the Planning Commission for projects where); 
 

a) VDOT prohibits the construction of sidewalks; 
 

b) The physical conditions on the lot or adjoining lots, including but not limited to, existing 

            structure  and parking areas, existing utility easements, environmental features, or the size 

            and shape of the lot, make it impossible or unfeasible to provide the required sidewalks; 
 

c) The application of the before mentioned requirements would not further the goals of the 

            Comprehensive Plan or otherwise serve the greater public’s health, safety, and welfare. 
 

If a variation from the Planning Commission is desired, then a written request addressed to the 

Planning Commission identifying one or more of the reasons above should be submitted to the 

Planning Department along with the sketch plan revision to be forwarded with the staff report   

  

  ((AAttttaacchhmmeenntt  FF))  

 

 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, tree protection, directional signage, and outdoor lighting plans 

when and where applicable;  

 

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

and VDOT requirements; 
  

3. Meeting all Erosion and sedimentation control requirements; 
  

4. The site shall be developed in compliance with the proffers approved with the rezoning of 

this property (ZMP 08:04), which was approved on September 17, 2008. 

 

 

 

 

 

4

jnewman
Typewritten Text
Attachment F



Suggested Motion: 

 

I move to approve SDP 13:09, a sketch plan to construct an 8,400 square foot building with 

respect to 14.771 acres of Tax Map 4, Section A, Parcel 99, subject to the conditions listed in the 

staff report.   

 

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

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

 

Attachments:                  

 

A – Application and sketch plan 

B – Aerial Vicinity Map 

C – Zoning Map  

D – Rezoning ZMP 08:04 approval letter with proffers 

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

BB.  

F – Planning staff comment letter, applicant’s response to TRC comments, emails from the TRC 

members  

 

 
Copy: 

Owner:  Serenity Partners, LLC 

Applicant/Representative:  I & J Home Builders, LLC, 21708 James Madison Highway, Troy, VA 22974 
File 
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STAFF REPORT 
 

To: Fluvanna County Board of Supervisors    From: Bryant Phillips 
Case Number: ZMP 08:04      District: Palmyra 
Tax Map: Tax Map 4, Section A, Parcel 99    Date: September 17, 2008 
   
 
General Information: This request is scheduled to be heard by the Board of Supervisors 

on Wednesday, September 17, 2008 at 7:00 pm in the Circuit 
Courtroom in the Courts Building.   

 
Owner:   Tracey Cosner 
   
Applicant:   Serenity Partners 
 
Representative:  William Anderson 
 
Requested Action:  To amend the Fluvanna County Zoning Map with respect to 

approximately 14.771 acres of Tax Map 4, Section A, Parcel 99, to 
conditionally rezone the same from A-1, Agricultural, General to I-
1, Industrial, Limited 

 
Location: The affected property is located on the northern side of Route 250 

(Richmond Road) approximately 0.33 miles east of Route 627 
(Zion Road) (Attachment B). 

 
Existing Zoning:  A-1, Agricultural, General 
 
Proposed Zoning: I-1, Industrial, Limited 
 
Existing Land Use:  Primarily open land.  There is an existing building on the property 

that is to be removed. 
 
Adjacent Land Use:   Adjacent properties are zoned A-1, Agricultural, General.  The 

Women’s Correctional Center is located across Route 250 from the 
property. 

 
Comprehensive Plan: This parcel is located within the Zion Crossroads Community 

Planning Area. 
 

COUNTY OF  F LUVANNA 
“ Responsive & Responsible Government”  

  

P.O. Box 540 Palmyra, VA 22963 (434) 591-1910 FAX (434) 591-1911 www.co.fluvanna.va.us 
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Zoning History:  None 
 
  
Submitted Proffers:   The following proffers were submitted to staff by the applicant: 
  

The following uses permitted by-right in the I-1 zoning district have been 
proffered out by the applicant: 
 13) Monumental Stone Works; 
 19) Feed Mill; 

20) Refabrication and overhaul of pipes and fittings; wholesale 
merchandising of commercial piping and fittings; and attendant storage 
related hereto; and 
21) Storing, blending and packaging of ingredients for lawn and garden 
productions for agricultural purposes and certain industrial uses. 
 

The applicant has also agreed to follow VDOT regulations and the landscape 
requirements of the County along the Route 250 Corridor.  

 
  
Statement of Intent:  The Statement of Intent indicates the purpose of the zoning district 

and describes the characteristics of uses generally found within the 
district. 

 
The Statement of Intent for the I-1, Industrial, Limited Zoning District is as follows: 
 
“The primary purpose of this district is to permit certain light industries.  The limitations on (or 
provisions relating to) height of buildings, horsepower, heating, flammable liquids or 
explosives, controlling emission of fumes, odors and/noise, landscaping, and the number of 
persons employed are imposed to protect and foster adjacent residential property while 
permitting certain light industries to locate near a labor supply.” 

 
Analysis: 
 
Current Request: 
The applicant is requesting to conditionally rezone 14.771 acres from A-1, Agricultural, General 
to I-1, Industrial, Limited.  The applicant has submitted a conceptual plan, however, this plan has 
not been proffered (Attachment C).  The conceptual plan includes five (5) industrial buildings 
surrounded by parking area with a loading area located at the center of the development.  The 
applicant is also proposing to have entrances on the property from both Route 250 (Richmond 
Road) and Route 627 (Zion Road).  There is an existing building located on the property that the 
applicant is proposing to remove.  The applicant has also included a revised proffer list 
(Attachment D) and a letter withdrawing the original proffer that was submitted (Attachment E).   
 
Technical Review Committee: 
At the July 10, 2008 Technical Review Committee meeting, the Health Department indicated 
that they would need reports from an AOSE delineating soil conditions and anticipated system 
designs for sewage disposal prior to approving this request.  According to their records, prior 
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assessment of soils in the area indicate that there are severe limitations with the soil suitability 
for drain field use and that a conventional system design would not be possible. 
 
The Fluvanna County Erosion and Sediment Control Inspector indicated that E&S control plans 
should be submitted for review at the site development plan phase of this proposed development.  
It was also mentioned that some of the soils on this property may not be suitable for storm water 
management areas and that shrink-swell soils may exist. 
 
VDOT has indicated that both entrances should have commercial entrances and the required sight 
distance must be provided (610’ for Route 250 and 500’ for Route 627).   
 
Comprehensive Plan: 
 
Land Use: 
This property is located in the Zion Crossroads Community Planning Area, and according to the 
2000 Comprehensive Plan, this area is characterized by primary transportation networks that 
connect west to Charlottesville and east to Richmond.  The Comprehensive Plan also goes on to 
say that this area should expand on its established employment base. 
 
Economic Development:  
The 2000 Comprehensive Plan states that the Zion Crossroads area has an existing employment 
base and is an area of concentration of major employers.  The Comprehensive Plan considers this 
an area that is very conducive to further development due to its location and proximity to major 
transportation networks.  This area is one that should be zoned for industrial and/or commercial 
uses and the County should promote economic development in this area along Route 250 and 
Route 15. 
 
Conclusion: 
 
Since this property is located in the Zion Crossroads Community Planning Area, and along a 
major transportation corridor, it appears that this proposed rezoning meets the intent of the 
Comprehensive Plan.  The Board of Supervisors may wish to consider if there are any adverse 
impacts such as traffic, lighting, storm water management, noise, etc., and whether the 
application, as submitted, adequately addresses any identified impacts. 
 
There were a few issues that were raised at the TRC meeting that would be addressed at the site 
development plan stage.  Prior to beginning any construction or development, an erosion and 
sediment control plan and a site development plan that meets the requirements of the Fluvanna 
County Zoning Ordinance must be submitted for review and approval. 
 
Planning Commission Recommendation: 
 
At the August 27, 2008 Planning Commission meeting, the Commission discussed the proposed 
rezoning and the potential impact it could have on the surrounding area.  Several citizens 
expressed their concern with this rezoning and how it could impact their property.  One of the 
main concerns from adjacent property owners was the storm water management issue.  

jnewman
Typewritten Text
Attachment G



  44  

According to the adjacent property owners, storm water drainage is a problem on this site and 
they were concerned with how the development of this site would affect storm water drainage.  
Others were concerned with the traffic that would be generated on Route 627.  The Planning 
Commission discussed these issues and determined that they would have to be addressed at the 
site plan stage, prior to beginning any construction. 
 
Dr. Babbitt made a motion to recommend approval of ZMP 08:04 and Mr. Chesser seconded.  
The motion carried with a vote of 6-0.  AYES: Babbitt, Chesser, Fortune, Murdock, Bibb, 
Halstead.  NAYS: None.   
 
Suggested Motion: 
 
I move that the Board of Supervisors approve/deny of the attached ordinance for ZMP 08:04, a 
request to amend the Fluvanna County Zoning Map with respect to approximately 14.771 acres 
of Tax Map 4, Section A, Parcel 99, to conditionally rezone the same from A-1, Agricultural, 
General to I-1, Industrial, Limited, with the submitted proffers. 
 
Attachments: 
 
A – Application and APO letter 
B – Aerial Vicinity Map 
C – Sketch Plan 
D – Revised Proffer Letter 
E – Original Proffer Withdrawal Letter 
F – TRC Comments Letter 
G – Proposed Ordinance 
H – Letter from William Anderson to the Planning Commission 
 
Copy: 
Owner:  Tracey Cosner, 4796 Three Chopt Road, Troy, VA 22974 
Applicant:  Serenity Partners, 151 Starlite Park, Troy, VA 22974 
Representative:  William Anderson, 3 Ponderosa Lane, Palmyra, VA 22963 
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Propane in Your Community 

Presented to: 
Cavalier Container 
2969 Richmond Rd. Troy, VA. 22974 
July 13th, 2016 
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Today’s Presentation 

 
 
Section 1: Overview of Propane and Safety Measures 

 
Propane delivery and storage comes under “National Fire                                
Protection Association Pamphlet 58 (NFPA 58).  
 

Section 2: Our Company’s Project 
            Cavalier Container 
                        2969 Richmond Rd.  
                        Troy, VA. 22974 
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Propane in Your Community 

 
 
 

Overview of Propane and  
Safety Measures 
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Propane – Versatile and Reliable 

• 60 million Americans safely 
use and rely on propane 

• 90% of U.S. propane 
supplies are produced at 
facilities in our country 

• Propane is a secure and 
reliable energy source 
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Propane – Versatile and Reliable 

• Residential Uses 
– Home and water heating 
– Cooking 
– Standby electrical 

generation  
– Grills, patio heaters, 

outdoor fireplaces 

• Commercial/Industrial Uses 
– Fuel for forklifts 
– Space and water heating 
– Heat & Hot Water 

agricultural and multiple 
other uses 
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Propane – Versatile and Reliable 

• Agricultural Uses 
– Pest and weed control 
– Crop drying 
– Irrigation system power 

– Winery, Cidery, Brewery 

• Transportation Uses 
– School buses 
– Commercial fleets  
    (trucks, taxis, police cars) 
– Most widely used 

alternative fuel 
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Propane – Versatile and Reliable 

• Clean and environmentally friendly fuel 

– Propane appliances have lower greenhouse gas 
emissions than oil or electric appliances*  

– Propane vehicles cut greenhouse gas emissions 
about 20% compared to similar vehicles that are 
fueled with gasoline or diesel fuel 

– Propane-fueled appliances and vehicles reduce 
nitrogen oxide, carbon monoxide, particulate matter 
and hydrocarbon emissions compared to gasoline, 
diesel, and fuel oil options 

*When electricity is generated from fossil fuels 
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Safety Is Our Highest Priority 

• Propane is a safe fuel when properly stored, 
handled, transported, and used 
– Comprehensive training for new employees 
– Continuing education courses required for all 

employees 
– Training programs are  frequently updated 
– Stringent codes, standards, and regulations 
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Safety Is Our Highest Priority 

• Foster Fuels Inc. support for local firefighters and 
emergency responders is a priority 

• Propane Emergencies program established by the 
propane industry 
– Comprehensive training program for firefighters and 

emergency responders 
– Used by 35 state firefighter training academies 
– Over 200,000 firefighters trained 
– Program is constantly updated and refreshed and 

delivered by Companies like Foster Fuels Inc. 
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Safety Is Our Highest Priority 

     “The propane industry’s 
commitment to the safety and 
health of our nation’s emergency 
response community is very 
strong. In fact, the Propane 
Emergencies program, which has 
trained our firefighters on safely 
responding to a propane incident, 
serves as a model program for 
other industries to follow.” 

 

 Wade Collins 
 Deputy Director Technological 

Hazardous Division.  
 Virginia Dept. of Emergency 

Management 
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What Is a Propane Storage Facility? 

• Over 13,500 propane storage 
facilities in the U.S. 

• Built to industry and 
government standards 

• Installed on a firm foundation 

• Protected to prevent tampering 
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Propane Storage Facility Safety 

• Storage facilities have an excellent safety record 
– Rigorous employee training programs 
– Implementation of industry-based practices and procedures 
– State and federal regulations and standards 

• U.S. DOE study concluded that a public fatality caused by a  
storage facility incident is less than 1 in 37,000,000 

• Texas A&M study concluded that very few incidents and no 
fatalities occurred at storage facilities during study period 
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Propane Storage Facility Safety 

• Every propane storage 
facility is required to have 
an emergency system that 
immediately stops the flow 
of propane 

• Many safety features in 
place to help ensure the 
safety of the public, 
employees, and    
emergency responders 
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A Good Neighbor for You  
and the Environment 

• Propane is non-toxic 
– Does not produce below- or above-ground pollutants 
– Does not contaminate soil or groundwater, unlike oil 

products such as diesel fuel, gasoline, or fuel oil 

• Propane quickly dissipates in the air if leaked 

• Propane and propane facilities do not disturb the 
natural environment 
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A Good Neighbor for You  
and the Environment 

• Foster Fuels storage 
facilities are neat and 
clean 

• Foster Fuels storage 
facilities do not emit 
odors under normal 
operation 

• Foster Fuels storage 
facilities do not 
produce a significant 
amount of noise 
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We Are Part of the Community 

   Foster is part of the 
community too. Our 
employees live in the 
community and we 
provide services to 
customers in the area. 

    Foster strives to be 
responsible stewards  
of the community and  
the environment. 
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We Are Part of the Community 

• A new propane storage facility will provide the 
community with several economic benefits 
– New jobs that will be filled locally 
– Enhancement of the community’s tax base 
– Provide goods and services to local residents 
– Keep expenditures within the community 
– Enhance business activity and economic 

development 
– Safe, dependable, and efficient energy source 
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Frequently Asked Questions 

 
Q: Is a propane facility harmful to the environment? 
 
A: Propane is non-toxic. It will dissipate in the air  

 if spilled. Propane does not adversely affect  
 groundwater or soil. 
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Frequently Asked Questions 

 
Q: Will adjacent property owners be bothered  
  by propane odors? 
 
A: The normal operation of a propane storage  
  facility does not produce odors that affect  
  nearby residents. On very rare occasions,  
  adjacent property owners may sense the  
  slight smell of the odorant used in propane. 
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Frequently Asked Questions 

 
Q: Do propane storage facilities have a good  

 safety record? 
 
A: Propane storage facilities have an excellent  

 safety record. According to a recent study by  
 Texas A&M University, there were very few  
 incidents and no fatalities at propane storage  
 facilities during the nine-year study period. 
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Frequently Asked Questions 

Q: Are local and volunteer fire departments trained 
 to assist Foster Fuels Inc. in a propane fire or 
emergency? 

 
A: Yes. Through the Propane Emergencies program, 

 more than 200,000 firefighters have been trained to 
 handle propane-related emergencies. The program 
 is used by 35 state firefighter training academies,            
including Virginia.  Foster Fuels Inc. partners with 
local EMS / First responders to provide “top quality” 
training of handling propane emergencies. 
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Frequently Asked Questions 

 
Q: Will Foster Fuels Inc. propane facility help the local 

economy? 
 
A: Yes. A propane storage facility adds jobs and 

 enhances the community’s tax base. 
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Frequently Asked Questions 

 
Q: Are Foster Fuels Inc. employees of propane 

facilities well trained? 
 
A: The propane industry has developed several  

 state-of-the-art safety and training programs.  
 New employees go through a rigorous training  
 program before they are allowed to handle  
 propane. All employees participate in continuing 
 education programs that provide up-to-date training 
 throughout the duration of their employment. 
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Propane in Your Community 

 
 
 

Our Company’s Project 
 

Cavalier Container 
 Site Plan 

2969 Richmond Rd. Troy, Va. 22974 
 
 

jnewman
Typewritten Text

jnewman
Typewritten Text
Attachment I



About Our Company 

• History and ownership - Foster, locally owned and serving 
Central Virginia since 1921 

• Products and services - Full Service Fuel Distributor 

• Company goals and philosophy - Exceeding the energy 
needs of Virginia consumers with quality products and affordable 
services. 

jnewman
Typewritten Text

jnewman
Typewritten Text
Attachment I



About Our Project 

• Location – Cavalier Container 
      - 2969 Richmond Rd. Troy, VA. 22974 
• Number and size of tank – 1/30K  
• Hours of operation - M-F 7:30 a.m. – 5 p.m. (Extreme conditions 

may include extended days and hours due to customer 
demands/needs)  

• Number of employees at plant – intermittently throughout the day  
• Number of seasonal/daily delivery trucks – 1 during non heating 

months, 2 during heating season 
• Plant security - In accordance with all Federal, State and local 

Codes 
• Special safety measures or considerations – Foster Fuels Inc. 

exceeds Federal, State and Local requirements 
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Community Concerns and Issues 

• Effect on traffic patterns – Minimal to none 

• Effect on neighborhood character – None 

• Environmental impacts –  No impact  
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Community Concerns and Issues 

• Adjacent property concerns or issues  
– Proximity to homes and schools – Minimal location to residential; 

no schools within 5 miles 
– Property values – None 
– Noise – Minimal  
– Odors – Minimal  
– Traffic – Minimal  
– Dust and erosion – None  
– Light glare – None  
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Economic Benefits to the 
Community 

• Our propane storage facility will provide the 
community with several economic benefits 
– Number of new jobs created - 2 

– Provide propane and services to numerous local 
residents 

– Keeps expenditures within the county 
– Enhance business activity and economic 

development 
– Stable, long-term member of community – Proving  

safe/exceptional,  energy sources to Central Virginia Since 1921 
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Training Our Employees 

• All Foster Fuels Inc. employees that handle propane 
are required to complete (CETP)Certified Employee 
Training Program. 

• Training includes many focused areas 
– The Plant Operator 
– The Bulk Delivery Driver 
– The Installation and Service Technician 

• Security awareness training is required for  
all Foster Fuels Inc. employees 
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Safety Is Our Highest Priority 

• National standards help to ensure that propane 
storage facilities are as safe as possible 

• Propane storage facilities follow codes developed by 
the National Fire Protection Association (NFPA) 
– NFPA 58 (Standard for the Storage and  

Handling of Liquefied Petroleum Gas) 

• Propane storage facilities also adhere to Federal, 
State, and Local Codes 
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Safety Is Our Highest Priority 

• Storage facilities have safety features  
in place to help ensure the safety of the public, 
Foster Fuels Inc. employees and emergency 
responders 
– Emergency shut-off valves 
– Pressure-relief valves 
– Backflow-check/excess-flow valves 
– Internal valves 
– Line valves 

• Safety features are in accordance with  
NFPA 58 and Company policy 
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Fire and Emergency Preparation 

• Coordination with FCVFD (Fire Marshal or local Fire 
Official/AHJ) to ensure proper planning, training, and 
ability to respond to an emergency 

• Compliant with requirements of NFPA 58 

• Per NFPA 58 requirement, Fire Safety Analysis 
(FSA) will be completed for Cavalier Container Site 
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Fire and Emergency Preparation 

• Fire Safety Analysis (FSA) will provide site specific 
information: 
– Effectiveness of product control measures 
– Exposure to the neighborhood of facility hazards 
– Effectiveness of local fire department to respond  

to an emergency 
– Compliance to code requirements and corrective 

actions to address any deficiencies 

• FSA will be reviewed by Louisa Emergency Services 
Coordinator and FCVFD, VSP.  
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Thank You 

• Foster Fuels Inc. goal is to be responsible stewards of the 
community and the environment 

• Foster Fuels Inc. will continue to work with residents, community 
leaders, firefighters, and other authorities to address any safety 
issues or concerns 

• If you have any questions or concerns, please contact : 

Tim Spicer or Rick Tate with Foster Fuels Inc.  

tim.spicer@fosterfuels.com (O) 434-975-2345, (C) 434-531-2510 

rick.tate@fosterfuels.com (O) 800-344-6457 

 

mailto:tim.spicer@fosterfuels.com
mailto:rick.tate@fosterfuels.com
mailto:rick.tate@fosterfuels.com
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STAFF REPORT 
  
To: Fluvanna County Planning Commission    From: James Newman 
Case Number: ZMP 16:02      District: Palmyra 
Tax Map: Tax Map 18, Section A, Parcel 10              Date: August 24, 2016                                                                      
   
 
General Information: This request is to be heard by the Planning Commission on 
   Wednesday August 24, 2016 at 7:00 pm in the Circuit Court 
                                           Room in the Courts Building.   

 
Owner/Applicant:  Owner is Beverly and Carolyn Butler. Applicant is William Bailey.  
   
Representative:  Bryan Chambers. 
 
Requested Action:  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. (Attachment A) 

  
 
Location: 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. 

 
Existing Zoning:  A-1, Agricultural General (Attachment B) 
 
Proposed Zoning: R-3, Residential Planned Community 
 
Existing Land Use:  Forested/vacant 
 
Planning Area:                      Rivanna Community Planning Area 
 
Adjacent Land Use:   Adjacent properties are zoned A-1, R-4 
 
Zoning History:  None. This item was heard at the Planning Commission work 

session on June 22, 2016. 
                     

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 



                     
Neighborhood Meeting: 
 
Neighborhood meeting was held June 8, 2016. There was one (1) attendee specifically for this 
item (on the Sign In Sheet in the attachment, Mike Brown and Bryan Chambers have written 
their names, but they were there only to present. The sole attendee is the person listed last on the 
list). The attendee had several concerns which are explained in detail in Attachment C. 
 
In short, the questions (and answers) boiled down to: 
 

1. What type of affordable housing will be constructed? Housing affordable to service 
workers. This is not intended to be Section 8 or otherwise subsidized housing. Meant to 
house many different age groups, and create a community. 

2. Will these be rental or owner-occupied units? While these are intended to be owner-
occupied, rentals are possible. 

3. What will happen to the trees on sight? Buffer zones will be placed. 
4. How many vehicle entrances to the sight will there be? Just one entering from South 

Boston Road, unless Riverside Drive is extended into the property. 
5. South Boston Road has heavy and fast moving traffic. What will this project do regarding 

that? A de-acceleration lane has been placed for people making a right turn into the 
development. We have also thought about placing an area aside for a Sheriff’s vehicle to 
stay in and monitor traffic. 

 
A letter of support for this item was received, and is included in Attachment A. 
 
Technical Review Committee: 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, June 9, 2016.  
 

1. Planning Staff: This is a rezoning from A-1 to R-3. The parcel is located within a 
Community Planning Area and is surrounded by R-4 Residential, Limited District zoned 
parcels. The sketch plan appears to conform to R-3 zoning requirements. No comments 
for rezoning application (if rezoning is approved, staff will do another TRC review for 
site plan). County needs affordable housing for service workers. Applicant does not plan 
on having rentals in development plan. 
 

2. Fire Chief wanted to know if Aqua would be providing water service for site. Fire Dept. 
will need at least 2 hydrants with a 6 inch main. Proposed buildings need to have 
firewalls. Road width must be large enough to allow emergency vehicle access. 

 
3. Erosion and Sediment Control had no comments on the rezoning. The Site Plan is a 

challenging site for stormwater management. Further comments will be given if Site 
Development Plan is submitted, pending rezoning approval. 
 

4. VDOT offers the following preliminary comments: 



    

Rte. 600 (South Boston Road) is a Rural Major Collector with a posted speed limit of 45 
mph.  VDOT’s 2015 Traffic Data shows an estimated Annual Average Daily Traffic 
Volume of 5300 vehicles. 
 
Provide an entrance analysis for the proposed development at full build out (residential 
and commercial) along with the recommended road improvements to support the 
proposed the development, VDOT will review the entrance analysis and provide 
comments if applicable.  Base traffic volumes for the study off of VDOT’s 2015 Traffic 
Data (5300 AADT), the additional traffic generated by other proposed developments at 
full build out (Sycamore Square, Houchens Place, etc.) and the projected traffic volumes 
from the existing approved developments (Village Oaks, River Oaks, etc.) along Rte. 618 
that are under construction or have not yet been built out . 
Rte. 600 (South Boston Road) has a posted speed limit of 45 mph which requires a 
minimum of 500 ft. of Intersection Sight Distance for a standard  commercial entrance.  
Intersection Sight Distance will be measured from 14.5 ft. behind the edge of the right 
turn lane. 
 
If a left turn lane is not required for the development, ensure that there is a minimum of 
425 ft. of Stopping Sight Distance for motorists on Rte. 618 that are approaching stopped 
vehicles waiting to make a left turn into Lafayette Village. 
 
Graphically demonstrate (horizontally and vertically) that the proposed commercial 
entrance provides the minimum 500 ft. of Intersection Sight Distance (height of eye = 3.5 
ft., height of object = 3.5 ft. and 14.5 ft. off edge of pavement) at all points along the 
travel lane between the proposed entrance and the approaching travel lanes. 
 
Provide all necessary sight easements (on site and off site) to provide and protect the 500 
ft. sight triangles.  The sight easement extends 5 ft. outside of and parallel to the sight 
lines. 
 
The preliminary site plan of “Rivanna Heights” shows approximately 50 ft. of corner 
clearance from the edge of the right turn lane to the closest edge of Rivanna Heights 
Lane.  VDOT’s Access Management Regulations require a minimum of 225 ft. of corner 
clearance. 
 
Master Plan shows the “Approximate Location of Existing Line of Sight Easement”.  
Show the exact location of the existing sight easement on the site plan as well as the line 
of sight for the minimum 500 feet of sight distance in relationship to the existing sight 
easement.  Provide the legal reference (Deed/Plat Book & Page Number) for the existing 
sight easement. 
 
Provide the distances in feet (center line to center) from the center of the proposed 
entrance to the closest commercial entrances or state road intersections (north and south 
of the proposed entrance).  
 



Design of turn lane(s) shall conform to VDOT’s Geometric Design for Rural Collector 
Road System (GS-3) with ADT over 2000, Rolling Terrain (12 ft. min. lane width, 8 ft. 
graded shoulder, etc.). 
 
Rte. 600 improvements associated with Rivanna Heights shall conform to VDOT’s WP-2 
detail (mill and overlay to the center of road) along with any and all pavement marking 
eradication and installation of new pavement markings per VDOT standards and 
specifications. 
 
A VDOT Land Use Permit and Security Bond will be required. 
 

5. Health Department had no comments. 
 

6. Sheriff: Rezoning would increase traffic on a road that is already dangerous. VDOT needs 
to modify speed limits. Applicant proposed putting in a spot for police vehicles to lie-in-
wait of watching traffic and catching offenders. Sheriff appreciated offer but says VDOT 
needs to do more to control traffic speeds. 

            (Attachment D) 
 
Surveys and applicable paperwork can be found in attachment E. 
 
Analysis:   
 
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. 
 
According to the 2015 Comprehensive plan, the purpose of the Rivanna Community Planning 
Area is such that: 
 
“While there are a range of opinions on the extent and type of growth desired, most residents 
agree that it is important to take steps to maintain the rural character of the surrounding area, 
enhance the “country suburban” character of the community, promote a vibrant quality of life 
for residents, and plan for the future. The Lake proper is nearing build-out, but there is 
significant growth outside of the Lake. The desirable form of growth at the “Lake gates” is 
neighborhood mixed-use. Beyond the gates, growth should be neighborhood residential 
development.”” (pgs.50-51). 
 

R-3 Residential Planned Community is defined in the Zoning Ordinance as: 

“This district is intended to permit compact village-style residential development and associated 

institutional uses, community serving mixed uses, open spaces, and creative design in 

accordance with a master plan. The development should occur in a manner that will protect and 



    

preserve the natural resources, trees, watersheds, contours and topographic features of the land; 

and to protect and enhance the natural scenic beauty of the area and support. The scale of the 

housing and the commercial use should be appropriate to support the residential needs at a 

neighborhood scale.” (pg. 308) 
 

While the property is within a Community Planning Area and is surrounded by residential 

growth, there are concerns about potential increases in traffic. The Virginia Department of 

Transportation is in charge of managing the roads; the developer has offered to dedicate an 

easement to the County (the applicant may choose to officially voluntarily propose such an 

easement during the Site Development Application, pending approval of this rezoning). 

 

Overall, the Site Plan appears to conform to the requirements of Fluvanna County Code. 

However, this application is purely in regards to the rezoning, and the Site Development 

Application will be reviewed separately. 

 
Comprehensive Plan:   
  
Land Use Chapter: 
The Comprehensive Plan designates this property as within the Rivanna Community Planning 
Area.  According to this chapter, “additional services and infrastructure are needed to 
accommodate more growth”.  Additionally, “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”.  This is a heavily populated area of the 
county, with a variety of retail establishments designed to support the existing residential 
community.   
 
Further, “surrounding growth should be a mixture of uses and residential dwelling types that 
serve a variety of incomes.  Neighborhood mixed-use is needed to help offset the volume of 
single-family residential development already in this community”. While this proposed 
development amendment is not mixed use, it does encourage the building of affordable housing, 
which is something Fluvanna County needs.   
 
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. 
 
 
 



Conclusion: 
 
This rezoning amendment request appears to meet the intent of the Comprehensive Plan in that 
the proposed rezoning may contribute to “maintain the rural character of the surrounding area, 
enhance the country suburban character of the community, promote a vibrant quality of life for 
residents, and plan for the future” (Comprehensive pg. 50). 
 
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 that future development may cause as a result of this 
rezoning. 
 
 
Suggested Motion: 
 
I move that the Planning Commission recommend [approval/denial/deferral] of ZMP 16:02 a 
request to rezone from A-1 Agricultural General to R-3 Residential Planned Community, with 
respect to approximately 13.81 acres of Tax Map 18, Section A, Parcel 10  
 
 
Attachments: 
A – Application and APO Letter 
B – Aerial Vicinity Map 
C – Neighborhood meeting sign in sheet 
D – TRC comment letter 
E—Surveys and associated paperwork 
F- Draft Ordinance for BOS 
 
Copy:  File 
Representative: Bryan Chambers at chamberslandsurveying@yahoo.ocm  
Applicant of Record: billbailey@centurylink.net  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:chamberslandsurveying@yahoo.ocm
mailto:billbailey@centurylink.net
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Green=A1 Zoning 

Brown=R4 Zoning 

jnewman
Typewritten Text
Attachment B



jnewman
Typewritten Text

jnewman
Typewritten Text

jnewman
Typewritten Text
Attachment C



jnewman
Typewritten Text

jnewman
Typewritten Text
Att. C



jnewman
Typewritten Text
Attachment C



jnewman
Typewritten Text

jnewman
Typewritten Text

jnewman
Typewritten Text
Attachment C



jnewman
Typewritten Text
Att. C



jnewman
Typewritten Text
Attachment D



jnewman
Typewritten Text
Attachment D



jnewman
Typewritten Text
Attachment D



jnewman
Typewritten Text
Attachment E



jnewman
Typewritten Text
Attachment E



jnewman
Typewritten Text

jnewman
Typewritten Text
Attachment E



jnewman
Typewritten Text
Attachment E



jnewman
Typewritten Text
Attachment E



jnewman
Typewritten Text
Attachment E



    

ATTACHMENT F 
 
Draft Ordinance for the Board of Supervisors to consider: 
 
An Ordinance To Amend The Fluvanna County Zoning Map, With Respect To 13.81 acres of 
Tax Map 18, Section A, Parcel 10, to rezone the same from A-1, Agricultural, General to R-3, 
Residential Planned Community 
 
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 13.81acres of Tax Map 18, Section A, Parcel 10, be and is hereby, rezoned from A-1, 
Agricultural, General to R-3, Residential Planned Community 
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STAFF REPORT 

 
To: Fluvanna County Planning Commission    From: James Newman 
Case Number: SDP 16:07      District: Columbia 
Tax Map: Tax Map 5, Section 24, Parcel 2                                     Date: August 24, 2016 
                   
  
General Information:  This item is scheduled to be heard by the Planning Commission on 

Wednesday, August 24, 2016 at 7:00 p.m. in the Circuit Courtroom 
in the Courts Building.   

 
Owner:         Ja-Zan, LLC 
 
Applicant/Representative: Stonegate Land Holdings LLC/Collins Engineering 
 
Requested Action: Approval of a sketch plan request to construct Phase One of a three 

phase project, to construct an approximately 5,000 square foot 
building and site infrastructure, with respect to 1.73 acres of Tax 
Map 5, Section 24, Parcel 2 

 
Location:   The affected property is located on the south side of Zion Station 

Road, approximately 300 feet east of the intersection of Zion 
Station Road and Route 250 (Richmond Road).    (Attachment B) 

 
Existing Zoning:  I-1, Industrial, Limited  
 
Existing Land Use:  unimproved lot  
                                              
Adjacent Land Uses:  Adjacent properties are zoned A-1, B-1, and I-1. 
 
Comprehensive Plan:  Zion Crossroads 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: 
 
The applicant is requesting approval of a sketch plan to construct Phase One of a three phase 
project, to construct an approximately 5,000 square foot building and site infrastructure, with 
respect to 1.73 acres of Tax Map 5, Section 24, Parcel 2. The affected property is located on the 
south side of Zion Station Road, approximately 300 feet east of the intersection of Zion Station 
Road and Route 250 (Richmond Road).  
 
The proposed use for this Phase One structure is a wedding rental company, wherein the majority 
of the building will store the rental equipment (4,000 sf) and the remaining portion of the 
building (1,000 sf) will be used for an office/showroom. In accordance with Sec. 22-11-2.1 of the 
Fluvanna County Zoning Ordinance, wholesale warehouses are a by-right use, and this item fits 
with the definition of a wholesale warehouse: 
 
“Facilities for the display, storage, and sale of goods to other firms for resale, as well as 
activities involving significant movement and storage of products or equipment, including 
moving and storage facilities, warehouses, storage activities, and distribution centers.” –County 
Code pg. 457 
 
The subject parcel is lot 2 of Zion Station industrial subdivision.  There are currently three (3) 
buildings in the subdivision, and a total of 12 lots.      According to the submitted sketch plan, the 
applicant is proposing to construct a Phase One warehouse building approximately 50’ x 100’ in 
size (more or less), with peripheral parking and loading spaces. The sketch plan states that 
buildings shall be no taller than 45 ft.  
 
The sketch plan proposes an additional Phase Two 8,500 square foot building, and a Phase 3 
7,200 square foot building. According to Graham Murray of Collins Engineering: 
 
“The building associated with phase I will be used for a company involved with wedding rentals. 
The majority of the building will store the rental equipment (4,000 sf) and the remaining portion 
of the building (1,000 sf) will be used for an office/showroom.  The required parking lot, 
circulation, ESC and SWM infrastructure will be installed with phase I. The phase II & III 
buildings will not be constructed right away however. Prior to the construction of these 
buildings site plan(s) will be submitted.” (via email, August 11, 2016) 
 
In accordance with Sec. 22-11-6 of the zoning ordinance, the sketch plan for Phase One is in 
compliance with the minimum building setback requirement of 50’ from adjoining agriculturally 
zoned parcels, and the 25’ parking setback requirement. (Attachment C) 
 
Exception requested to not construct a sidewalk: 
 
Per Sec. 22-11-11 of the Zoning Ordinance, the applicant is requesting an exception from the 
Planning Commission to not install sidewalks along the parcel’s road-frontage on Zion Station 
Court. Staff recommend approval. (Attachment D) 
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This is a limited-lot, industrial subdivision that was designed prior to the effective ordinance 
amendment date (5-4-2011) that requires sidewalks “on both sides of all roadways, public and 
private”.  In lieu of not installing sidewalks with this development, staff has advised the 
applicant to ensure that the final site development plan provides for safe and convenient internal 
pedestrian access to and from the building’s main entrance, placing particular emphasis on 
handicapped parking spaces.   
 
Parking/Roads 
 
This site is accessed off of Zion Station Road, an internal street within the Zion Station industrial 
subdivision. A total of 20 parking spaces including two (2) handicap spaces are proposed with 
this project. VDOT’s had several comments, which are available in the Technical Review 
Committee section of this report. 
 
In accordance with Sec. 22-26-4 C. of the zoning ordinance, parking lots consisting of five (5) or 
more spaces shall be screened from view of the public roads, rights-of-way, and adjacent 
property.  Additionally, per Sec. 22-26-3 F., “to the greatest extent possible, parking areas shall 
not be located between the adjacent public right-of-way and the principal structure(s) on the 
site.” Their final site plan must comport with these requirements; the applicant does have a 
landscape barrier between the road and parking. 
 
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.  Shade trees are required in the parking islands and at the ends of 
all parking bays.  In accordance with Sec. 22-11-3 (b) of the zoning ordinance, screening from 
adjacent business, residential and agricultural districts shall be required. Applicant has proposed 
screening via landscaping, to block the view from both Richmond Road and Zion Station Road. 
 
Signage & Outdoor Lighting 
 
Directional/traffic circulation signage is permitted by-right at entrance/exit points into the site.  
Permanent signs are required to have a separate sign permit.  Approximate locations of outdoor 
parking lot lighting have not been shown on the sketch plan, but will be required on the final site 
plan in accordance with Sec. 22-26-4 E. of the zoning ordinance.  All site lighting must be 
outdoor lighting that is fully shielded and uses full cut-off lighting fixtures, in accordance with 
Sec. 22-25-6 of the zoning ordinance.  
 
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.  
 
 



  44  

Septic and Water Usage 
 
Charles Miller with the Health Dept. stated that the lots at Zion Station are served by wells that 
fall under the Dept. of Health, Office of Water Programs in Lexington, VA, and the sewage 
disposal system is an engineered, time-dosed system. 
  
Technical Review Committee: 
 

The following comments were generated from the July 14, 2016, 2015 Technical Review 
Committee meeting: 
 

1. Planning Staff: How will phasing be done? What are the proposed uses of the site? 
Applicant stated that the required parking lot, circulation, ESC and SWM infrastructure 
will be installed with phase I. The phase II & III buildings will not be constructed right 
away however. Prior to the construction of these buildings, site plan(s) will be submitted. 
The building associated with phase I will be used for a company involved with wedding 
rentals. The majority of the building will store the rental equipment (4,000 sf) and the 
remaining portion of the building (1,000 sf) will be used for an office/showroom.  
 
Applicant had stated they wish to apply for a sidewalk variance. Such a variance seems 
reasonable. 
 

2. Fire Chief Brent wanted to know if there would be any hazardous materials stored on site. 
Applicant responded that only residential type propane tanks would be on site. 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: - A preliminary site development plan was submitted and the following items 
were discussed and clarified: 

• The County Planner agreed to support the developer’s request to not provide sidewalk 
improvements along Rte. 631 since the improvement would not serve any other 
pedestrian facilities or the industrial nature of the existing parcels. 

• The proposed site plan indicates building construction in (3) phases.  However, there will 
only be (1) site plan approval to include all phases and site improvements will be done 
initially. The remaining (2) phases (structures) will be constructed at a later date. 

• Site is proposed to be used for showroom/warehousing for rental supplies associated to 
weddings & special events. 

• I commented that the truck movement analysis illustration does not reflect the proposed 
internal movement of the site.  In addition, the auto-turn illustration shows the truck 
entering the site in a perpendicular position and does not correctly illustrate the normal 
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maneuvering function of the vehicle from the intersection.  It was clarified by the clients 
engineer, that actual truck deliveries will be serving the rear of the site and not the front 
as illustrated. 

• I gave them the entrance radii guidance from Appendix “F” of the road design manual 
and explained that the proposed entr. Radii needs to be a minimum of 45’(not the 25’ as 
designed).  However, once the entrance is designed and clearly identifies the proper truck 
entrance and internal movement, the Eastern proposed commercial entrance may remain 
with the 25’ radii as designed as it will only serve passenger vehicles and light trucks. 

• It was noted that the throat width of the entrances are to be dimensioned from the radii 
tangent (most narrow throat width). 

• Proposed curb termination design “turn-down” along shoulders will need to be included 
in site plan. 

• Mark – Location of the proposed commercial entrance to Parcel 5-24-2 shall be off Rte. 
1022 (Zion Station Road) as shown on the preliminary site plan (no direct access off of 
Rte. 250). 

 
Conclusion: 
 
The applicant is requesting approval of a sketch plan to construct Phase One of a three phase 
project, to construct an approximately 5,000 square foot building and site infrastructure, with 
respect to 1.73 acres of Tax Map 5, Section 24, Parcel 2. The affected property is located on the 
south side of Zion Station Road, approximately 300 feet east of the intersection of Zion Station 
Road and Route 250 (Richmond Road). The proposed use for this Phase One structure is a 
wedding rental company, wherein the majority of the building will store the rental equipment 
(4,000 sf) and the remaining portion of the building (1,000 sf) will be used for an 
office/showroom.    
 
This sketch plan appears to be in conformance with the requirements of Fluvanna County Code. 
 
 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, tree protection, and outdoor lighting plans;  

2. Meeting all VDOT requirements; 
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. 
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Suggested Motion: 
 
I move to approve/deny/defer SDP 16:07, a sketch plan to construct Phase One of a three phase 
project, to construct an approximately 5,000 square foot building and site infrastructure, with 
respect to 1.73 acres of Tax Map 5, Section 24, Parcel 2, subject to the four (4) conditions listed 
in the staff report.  
  
I move to approve/deny/defer a sidewalk waiver to SDP 16:07, a sketch plan to construct Phase 
One of a three phase project, to construct an approximately 5,000 square foot building and site 
infrastructure, with respect to 1.73 acres of Tax Map 5, Section 24, Parcel 2, pursuant to County 
Code Section 22-23-6.6.A 
 
Attachments:                  
 
A – Application 
B – Aerial Vicinity Map 
C -  Site sketch plan 
D – Applicant’s letter requesting an exception to not construct a sidewalk  
E - TRC comment letter 
  
Copy: 
File 
 



jnewman
Typewritten Text

jnewman
Typewritten Text
Attachment A



jnewman
Typewritten Text
Attachment A



 

jnewman
Typewritten Text
Attachment B



jnewman
Typewritten Text
Attachment C



jnewman
Typewritten Text

jnewman
Typewritten Text
Attachment D



  11  

  
  

  
  

August 15, 2016 
Graham Murray 
200 Garrett Street Suite K 
Charlottesville VA 
 
Delivered via email to graham@collins-engineering.com  
 
Re: SDP 16:07- Zion Station Business Park/Ja-Zan LLC. 
Tax Map:  5, Section 24, Parcel 2 
 
Dear Mr. Murray: 
 
The following comments are the result of the Technical Review Committee meeting that was 
held on Thursday, July 14, 2016: 
 

1. Planning Staff: How will phasing be done? What are the proposed uses of the site? 
Applicant stated that the required parking lot, circulation, ESC and SWM infrastructure 
will be installed with phase I. The phase II & III buildings will not be constructed right 
away however. Prior to the construction of these buildings, site plan(s) will be submitted. 
The building associated with phase I will be used for a company involved with wedding 
rentals. The majority of the building will store the rental equipment (4,000 sf) and the 
remaining portion of the building (1,000 sf) will be used for an office/showroom.  
 
Applicant had stated they wish to apply for a sidewalk variance. Such a variance seems 
reasonable. 
 

2. Fire Chief Brent wanted to know if there would be any hazardous materials stored on site. 
Applicant responded that only residential type propane tanks would be on site. 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: - A preliminary site development plan was submitted and the following items 
were discussed and clarified: 

• The County Planner agreed to support the developer’s request to not provide sidewalk 
improvements along Rte. 631 since the improvement would not serve any other 
pedestrian facilities or the industrial nature of the existing parcels. 

COUNTY OF  F LUVANNA 
“ Responsive & Responsible Government”  
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• The proposed site plan indicates building construction in (3) phases.  However, there will 
only be (1) site plan approval to include all phases and site improvements will be done 
initially. The remaining (2) phases (structures) will be constructed at a later date. 

• Site is proposed to be used for showroom/warehousing for rental supplies associated to 
weddings & special events. 

• I commented that the truck movement analysis illustration does not reflect the proposed 
internal movement of the site.  In addition, the auto-turn illustration shows the truck 
entering the site in a perpendicular position and does not correctly illustrate the normal 
maneuvering function of the vehicle from the intersection.  It was clarified by the clients 
engineer, that actual truck deliveries will be serving the rear of the site and not the front 
as illustrated. 

• I gave them the entrance radii guidance from Appendix “F” of the road design manual 
and explained that the proposed entr. Radii needs to be a minimum of 45’(not the 25’ as 
designed).  However, once the entrance is designed and clearly identifies the proper truck 
entrance and internal movement, the Eastern proposed commercial entrance may remain 
with the 25’ radii as designed as it will only serve passenger vehicles and light trucks. 

• It was noted that the throat width of the entrances are to be dimensioned from the radii 
tangent (most narrow throat width). 

• Proposed curb termination design “turn-down” along shoulders will need to be included 
in site plan. 

• Mark – Location of the proposed commercial entrance to Parcel 5-24-2 shall be off Rte. 
1022 (Zion Station Road) as shown on the preliminary site plan (no direct access off of 
Rte. 250). 
 

The Planning Commission will have a meeting to discuss this item at their Wednesday, August 
24, 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, 
James Newman 
Planner 
Dept. of Planning & Zoning 
 
cc:   File 
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