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

For the Hearing-Impaired – Listening device available in the Fluvanna County Library upon request.  TTY access number is 711 to make arrangements. 
For Persons with Disabilities – If you have special needs, please contact the County Administrator’s Office at 434.591.1910. 

FLUVANNA COUNTY PLANNING COMMISSION 
WORK SESSION AND REGULAR MEETING AGENDA 

Fluvanna County Library 
214 Commons Boulevard 

Palmyra, VA 22963 
 

March 9, 2021 
6:00 pm Work Session 

7:00 pm  Regular Meeting 
TAB      AGENDA ITEMS 

WORK SESSION 

A – Call to Order, Pledge of Allegiance to the Flag and Moment of Silence 

B – Public Comments (Limited to 5 minutes per speaker) 

C – WORK SESSION – 2040 Fluvanna County Comprehensive Plan Series 

American Planning Association – Age Friendly Rural Planning in Fluvanna County 

      

REGULAR MEETING 

1 – Call to Order, Pledge of Allegiance to the Flag and Moment of Silence 

2 – Community Development Director’s Report – Douglas Miles, AICP, CZA 

3 – PUBLIC COMMENTS #1 (Limited to 5 minutes per speaker, not for the scheduled Public Hearings) 

4 – Approval of Draft February 9, 2021 Minutes 
5 – PUBLIC HEARINGS: 
 
SUP 20:03 Steven L. & Codie C. Peters  – A Special Use Permit request in the R-3, Residential, Planned Community 
District to permit both car wash and gas station uses with respect to 60.9 +/- acres of Tax Map 8, Section A, Parcel 
A14A. The property is located on the northeast corner of the intersection of Thomas Jefferson Parkway (Route 53) and 
Lake Monticello Road.  The subject parcel is within the Rivanna Community Planning Area and the Palmyra Election 
District. 
 
ZMP 21:01 Christian & Associates Excavating – A Conditional Rezoning from A-1, General Agricultural to the B-1, 
General Business District on 14 +/- acres of Tax Map 9 Section A Parcel 12A.  The property is located on the north line 
of Lake Monticello Road and 0.1 miles west of River Run Road.  The subject parcel is within the Rivanna Community 
Planning Area and the Palmyra Election District.  
 
SUP 21:01 Christian & Associates Excavating – A Special Use Permit request in the B-1, Business, General District 
to permit a contractor’s storage yard with respect to 14 +/- acres of Tax Map 9 Section A Parcel 12A.  The property is 
located on the north line of Lake Monticello Road and 0.1 miles west of River Run Road.  The subject parcel is within 
the Rivanna Community Planning Area and the Palmyra Election District. 
 
SUP 20:04 Cunningham Solar, LLC – A request for a Special Use Permit in the A-1, Agricultural, General District to 
construct a utility, major use (solar energy facility) on 62.4 +/- acres, Tax Map 18, Section A, Parcel 44. The property is 
located on the east side of South Boston Road (SR 600), approximately 0.2 miles north of its intersection with Thomas 
Jefferson Parkway (Route 53).  The subject parcel is within the Rivanna Community Planning Area and the Fork Union 
and Palmyra Election Districts. 
 
 

6 – Presentations: None 
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7 – Site Development Plans: None 

8 – Subdivisions:  SUB 20:33 Ballinger Bluffs Rural Cluster Sketch Plan 
 

9 – UNFINISHED BUSINESS: 
 
SUP 20:02 Quigley Properties LLC – A request for a Special Use Permit to construct a central sewer system / 
utilities, major for a rural cluster subdivision in an A-1 district, with respect to 48.4 +/- acres of Tax Map 31, 
Section A, Parcel 41 and Tax Map 31, Section 1, Parcel A. The properties are located along Courthouse 
Road, and 0.6 miles east of its intersection with Georges Mills Road and Stoneleigh Road. The parcels are 
zoned A-1, Agricultural, General and are located within the Rural Residential and Rural Preservation 
Planning Areas and the Columbia Election District. 
 

10 – New Business: None 

11 – PUBLIC COMMENTS #2 (Limited to 5 minutes per speaker) 

12 – Adjournment 
 

     Douglas Miles 
_______________________________________ 

Community Development Director Review 
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********** 
PLEDGE OF ALLEGIANCE 

 
I pledge allegiance to the flag  

of the United States of America  
and to the Republic for which it stands,  

one nation, under God, indivisible, 
 with liberty and justice for all. 

 
********** 

 
ORDER 

 
1. It shall be the duty of the Chairman to maintain order and decorum at meetings.  The Chairman shall speak to points of 

order in preference to all other members. 
 
2. In maintaining decorum and propriety of conduct, the Chairman shall not be challenged and no debate shall be allowed 

until after the Chairman declares that order has been restored.  In the event the Commission wishes to debate the 
matter of the disorder or the bringing of order; the regular business may be suspended by vote of the Commission to 
discuss the matter. 

 
3. No member or citizen shall be allowed to use abusive language, excessive noise, or in any way incite persons to use 

such tactics.  The Chairman shall be the judge of such breaches, however, the Commission may vote to overrule both. 
 
4. When a person engages in such breaches, the Chairman shall order the person’s removal from the building, or may 

order the person to stand silent, or may, if necessary, order the person removed from the County property. 
 

PUBLIC HEARING RULES OF PROCEDURE 
 

1. PURPOSE 
• The purpose of a public hearing is to receive testimony from the public on certain resolutions, ordinances or 

amendments prior to taking action. 
• A hearing is not a dialogue or debate.  Its express purpose is to receive additional facts, comments and opinion on 

subject items. 
2. SPEAKERS 

• Speakers should approach the lectern so they may be visible and audible to the Commission. 
• Each speaker should clearly state his/her name and address.  
• All comments should be directed to the Commission. 
• All questions should be directed to the Chairman.  Members of the Commission are not expected to respond to 

questions, and response to questions shall be made at the Chairman's discretion.  
• Speakers are encouraged to contact staff regarding unresolved concerns or to receive additional information. 
• Speakers with questions are encouraged to call County staff prior to the public hearing. 
• Speakers should be brief and avoid repetition of previously presented comments. 

3. ACTION 
• At the conclusion of the public hearing on each item, the Chairman will close the public hearing. 
• The Commission will proceed with its deliberation and will act on or formally postpone action on such item prior to 

proceeding to other agenda items. 
• Further public comment after the public hearing has been closed generally will not be permitted. 
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To:    Fluvanna County Planning Commission Members 
 
From:   Douglas Miles, Community Development Director 
 
Date:  March 9, 2021 
 
Subject:   Community Development Director’s Report 
  
 
February 11, 2021 – Technical Review Committee (TRC) Meeting  
 
SUP 20:04 Cunningham Solar, LLC - A request for a Special Use Permit 
in the A-1, Agricultural, General District to construct a utility, major use 
(solar energy facility) on 62.4 +/- acres, Tax Map 18 Section A Parcel 44.  
The property is located on the east side of South Boston Road (SR 600) 
approximately 0.2 miles north of its intersection with Thomas Jefferson 
Parkway (Route 53).  The subject parcel is within the Rivanna Community 
Planning Area and the Fork Union and Palmyra Election Districts. 
 
This is a request by Sun Tribe Solar – Charlottesville to construct a five (5) 
megawatt (MW) photovoltaic (PV) solar energy facility directly adjacent to 
the Central Virginia Electric Cooperative (CVEC) Cunningham substation.  
Sun Tribe Solar will enter into a power purchase agreement with CVEC to 
produce energy to then be purchased and supplied to CVEC customers. 
 
A Neighborhood Meeting was conducted virtually on Thursday, February 
25th at 6:00 pm by the Sun Tribe Development Team, they presented the 5 
MW solar energy facility request to the adjacent property owners online and 
answered site development questions relative to site access and screening. 
 
 
 



Additional Neighborhood Meetings – February 25, 2021: 
 
SUP 20:03 Peters-Colonial Circle Car Wash and Gas Station Requests 
 
A Neighborhood Meeting was conducted virtually by Shimp Engineering on 
behalf of the developer for a proposed 4,500 square foot convenience store 
as a permitted land use in the R-3, Residential Planned Community (RPC) 
District.  A Special Use Permit (SUP) is required for both a car wash and 
gas station in this district due to their higher commercial traffic patterns. 
 
Specific questions were raised about pedestrian access from Effort Baptist 
Church using the new roundabout crosswalks and the extended sidewalks. 
Effort Baptist was in support of the Colonial Circle R-3, Residential Planned 
Community (RPC) request to construct a new retail foodmart with gasoline 
sales and automated car wash facility.  Effort Baptist Church has a JAUNT 
Shuttle stop and a Park and Ride location within the church’s parking lot. 
 
ZMP 21:01 and SUP 21:01 Christian & Associates Excavating 
 
A Neighborhood Meeting was conducted virtually by Shimp Engineering on 
behalf of the business owner for a contractor’s storage yard to be permitted 
on a 14 acre parcel by conditionally rezoning the site to B-1 with an SUP. 
 
The property was previously approved for a VDOT entrance and the site 
owner currently resides behind the property and will locate his business on 
Lake Monticello Road and will be properly screened from view on the road. 
 
An adjacent property owner located across Lake Monticello Road from the 
site contacted me prior to this Neighborhood Meeting to indicate that she 
was in support of these requests to allow for a Fluvanna-based business.  
 
February 11, 2021 Transportation Subcommittee (TS) Meeting: 
 
Bethel Kefyalew, VDOT – Louisa Residency provided an update on VDOT 
intersection analysis of specific Route 15 and Route 53 intersections with 
additional comments provided by Chief Abbott, LMOA and by Major Wells. 
 



Route 53: Ruritan Lake Road has site distance and banking issues due to 
the curvature of the intersection and has traffic delays during peak periods; 
Monish Road – LMOA Tufton Gate has experienced fifteen (15) crashes in 
two years due to this road being hidden and is sloped down into Route 53. 
 
Route 15: Union Mills Road has road grade issues and the lack of a right 
turn lane towards Lake Monticello with a majority of lake traffic utilizing it; 
Troy Road has road grade issues with the lack of a left turn lane towards 
Zion Crossroads and Route 250 towards Charlottesville and it was a 2018 
VDOT Smart Scale project, was not funded but scored on safety measures. 
 
Community Development Director - February 22nd Training: 
 
The Impact of Masonry Products in Promoting Sustainable Communities – 
APA Virginia webinar on the importance of brick homes and commercial 
buildings providing quality architectural building techniques and energy 
efficiencies; how new commercial village areas can be of quality design. 
 
Zion Crossroads Corridor Plan - February 25th Stakeholders Meeting: 
 
The Thomas Jefferson PDC staff and VDOT Planning Manager provided a 
status update through Kittelson and Associates who has completed Phase 
II transportation planning analysis of the Route 15 & 250 intersections.  A 
good portion of the meeting time was spent discussing the Louisa County 
intersections on US 15 around and just north of the I-64 DDI interchange. 
 
They are unsure at this time on how to solve the crossover traffic issues at 
the fast food restaurants and convenience store on US 15 prior to the I-64 
interchange with the VDOT median and none of the existing roads line up. 
 
A follow-up meeting will be conducted with Fluvanna County staff and the 
TJ PDC staff to specifically discuss our Route 250 Corridor intersections 
based upon the Phase II transportation planning analysis of these areas. 
 
The meeting will provide for additional transportation planning to occur on 
250 to take advantage of the recently awarded VDOT Smartscale funding 
at Troy Road and Route 250 across from Zion Station Industrial Park for 
the roundabout design with an estimated amount of $9.4 million dollars. 



CODE COMPLIANCE VIOLATION STATISTICS  February 2021 
Scott B. Miller, CZO, Code Inspector, Building Site Inspector 

Case No.  Tax Map 
Number Property Owner Address Date of 

Complaint Violation Type Status* Deadline District 

1803-01 4-(12)-1 Meredith, White Et Al 251 Country La. 03/02/2018 Inoperable Vehicles Extended 03/02/2021 Palmyra 

2001-02 40-(19)-C Young, Eileen C. 2448 Haden Martin Rd. 01/15/2020 Setback Violation To 
Accessory Structures 

Extended 
(Bldg. Dept.) 03/15/2021 Fork Union 

2003-01 40-(19)-C Young, Eileen C. 2448 Haden Martin Rd. 03/16/2020 Setback Violation Extended 03/16/2021 Fork Union 

2004-02 3-(18)-10 Hensley, Frederick L., Sr. 284 Mechunk Creek Dr. 04/14/2020 Junk, Inoperable Vehicles Pending  03/14/2021 Palmyra 

2006-02 8-(A)-25B Stevens, Roger A. Thomas Farm Ln. (no. add.) 06/23/2020 Junk, Inoperable Vehicles Pending 03/23/2021 Palmyra 

2101-02 30-(12)-3A Park, Sidney A. & Ann L. 12506 James Madison Hwy. 01/05/2021 Special Use Permit Extended 03/05/2021 Fork Union 

2102-01 54A-91)-64B Harry, Richard T. & Donna M. 515 Saint James St. 02/07/2021 Debris, Blight Extended 03/02/2021 Columbia 

2102-02 54A-(1)-78B Springbuck LLC. 436 Saint James St. 02/07/2021 Debris, Blight Extended 03/02/2021 Columbia 

2102-03 54A-(10-59 Grady, Paul J., Jr. Saint James St. (no address) 02/07/2021 Debris, Blight Extended 03/02/2021 Columbia 

2102-04 52-(15)-4 Landes, Rose Marie 11 & 17 Dixie La. 02/07/2021 SUP Cleared n/a Fork Union 

2102-05 51-(A)-91 D.D. Watson Company, LLC. 4002 James Madison Hwy. 02/07/2021 Inoperable Vehicles Cleared n/a Fork Union 

         

         

         

         

         

         

         

         

         

         

         

         

         

         



STATUS DEFINITIONS* 

Board - Case is pending Board Approval Court Pending - Summons to be issued Permit Pending - Applied for Permit to Abate Violation 

Cleared - Violation Abated Extended - Extension Given/Making Progress to Abate Violations Rezoning - Property is in Rezoning Process 

Court - Case is before Judge Pending - Violation Notice Sent SUP Pending - SUP Application made to Abate Violation 

MISCELLANEOUS ACTIONS / TASKS 

Biosolids Applied and Signs Displayed (Total – 123 Sites) 

Compliance with Tenaska Virginia Sound Levels 02/17/2021 

Signs Removed From Public Rights-Of-Way (Total – 31) 

Placed and removed "Public Hearing Signs" as needed 

Deliver packets to BOS, PC Members 

 

Planning / Zoning site plan evaluations for form (FEBRUARY 2021) 
          SUB 21:01, TM: 38-(A)-54 & 52, The Haislip Property - Family Division 

          ZUP 19:05, TM: 11-(A)-20, T Mobile Wireless 

 

Planning / Zoning materials to VDOT Louisa Residency (FEBRUARY 2021)  
         One Trip 

 

 

 

 

 

 

          

 

          

 

 

 



BUILDING INSPECTIONS MONTHLY REPORT
County of Fluvanna

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

2017 3 2 16 6 4 10 6 5 14 5 7 13 91

2018 8 3 15 11 13 17 13 10 8 8 6 9 121

2019 8 10 14 9 12 9 10 14 13 2 11 7 119

2020 12 13 22 14 8 18 19 17 15 20 22 11 191

2021 15 9 24

2017 0 0 0 0 0 5 0 0 0 0 0 0 5

2018 0 0 0 0 0 0 0 0 0 0 0 0 0

2019 0 0 0 0 0 0 0 0 0 0 0 0 0

2020 0 0 0 0 1 6 0 0 6 0 0 5 18

2021 6 0 0 0 0 0 0 0 0 0 0 0 6

2017 0 0 0 0 2 1 0 1 0 0 0 0 4

2018 0 0 1 1 0 0 0 0 0 0 0 0 2

2019 0 0 0 0 0 0 0 0 1 1 0 1 3

2020 0 0 1 0 0 1 0 0 1 0 0 0 3

2021 0 0 0 0 0 0 0 0 0 0 0 0 0

2017 29 20 29 43 20 29 32 18 23 27 43 28 341

2018 19 6 10 19 8 13 26 25 32 42 22 21 243

2019 35 33 37 27 38 38 44 34 34 36 35 31 422

2020 37 38 23 30 30 22 27 20 30 34 35 23 349

2021 28 14 0 0 0 0 0 0 0 0 0 0 42
* Trade permits count not in      .

2017 0 4 2 3 2 2 2 4 2 0 2 2 25

2018 2 3 3 6 2 1 4 2 1 2 2 2 30

2019 2 4 6 4 4 3 3 8 2 8 4 4 52

2020 2 4 4 4 5 5 1 7 8 3 5 1 49

2021 1 3 0 0 0 0 0 0 0 0 0 0 4

2017 0 0 0 0 0 1 1 0 0 1 1 0 4

2018 0 1 1 1 0 1 2 0 1 2 0 0 9

2019 0 0 0 3 2 2 0 1 0 1 0 1 10

2020 0 1 3 3 1 2 3 1 1 0 0 0 15

2021 0 0 0 0 0 0 0 0 0 0 0 0 0

2017 1 2 0 0 0 0 2 2 1 1 0 0 9

2018 0 0 0 0 0 2 0 0 0 0 0 0 2

2019 0 0 1 1 0 2 0 0 0 0 0 0 4

2020 0 0 1 0 1 0 0 3 0 0 2 0 7

2021 1 0 0 0 0 0 0 0 0 0 0 0 1

2017 33 28 47 52 28 43 43 30 40 34 53 43 474

2018 29 13 30 38 23 34 45 37 42 54 30 33 408

2019 45 47 58 44 56 54 57 57 50 48 50 43 609

2020 51 56 54 51 46 54 50 48 63 57 54 40 624

2021 51 26 0 0 0 0 0 0 0 0 0 0 77
* Trade permits count not included as in previous years 

2017 $857,767 $827,724 $4,859,777 $2,066,132 $1,512,789 $3,676,118 $1,904,915 $2,359,988 $2,846,545 $1,957,646 $1,897,110 $3,479,285 28,245,796$    

2018 $2,451,433 $1,075,551 $3,544,096 $2,153,241 $3,834,995 $5,693,348 $3,156,593 $4,729,005 $3,637,992 $1,791,222 $2,169,284 $2,421,169 37,107,929$    

2019 $1,991,054 $2,502,719 $5,639,238 $4,695,173 $3,057,597 $3,228,152 $3,360,952 $3,926,015 $3,457,214 $2,636,194 $3,148,369 $2,960,579 40,603,256$    

2020 $2,292,161 $3,202,055 $7,238,708 $2,997,448 $2,245,441 $4,389,903 $3,644,002 $5,555,492 $5,271,906 $4,201,357 $3,513,834 $2,954,193 47,506,500$    

2021 $5,397,000 $1,687,484 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 7,084,484$      

BUILDING VALUES FOR PERMITS ISSUED

TOTAL
BUILDING
VALUES

Building Official: Period:

Andrew Wills February, 2021

BUILDING PERMITS ISSUED

Swimming 
Pools

Commercial/ 
Industrial 
Build/Cell 

Towers

TOTAL 
BUILDING 
PERMITS

NEW - Single 
Family 

Detached 
(incl. Trades 

permits)

NEW - Single 
Family 

Attached

NEW - Mobil 
Homes

Additions and 
Alterations

Accessory 
Buildings



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

2017 3 2 17 7 7 9 6 6 15 8 7 14 101

2018 10 4 16 13 11 17 13 7 9 6 7 8 121

2019 8 12 16 9 14 10 12 14 13 2 11 8 129

2020 11 10 26 13 8 24 13 19 20 19 13 16 192

2021 22 10 0 0 0 0 0 0 0 0 0 0 32

2017 159 144 171 141 177 152 202 182 153 183 181 169 2,014

2018 163 148 173 186 215 176 164 220 144 221 154 141 2,105

2019 237 207 232 297 305 246 324 332 295 298 204 216 3,193

2020 213 197 302 369 371 304 434 368 439 464 407 412 4,280

2021 430 349 0 0 0 0 0 0 0 0 0 0 779

2017 $4,060 $3,660 $22,692 $9,249 $6,703 $11,948 $9,494 $7,790 $13,169 $6,895 $9,022 $12,886 117,568$          

2018 $8,988 $4,311 $9,939 $14,765 $13,796 $23,633 $14,993 $8,748 $10,826 $12,613 $9,556 $14,570 146,738$          

2019 $11,377 $13,617 $14,005 $14,308 $11,228 $16,260 $13,778 $18,772 $14,375 $8,468 $14,747 $11,059 161,994$          

2020 $12,863 $15,468 $18,152 $16,803 $13,147 $28,068 $23,193 $28,887 $24,237 $19,359 $15,359 $15,871 231,407$          

2021 $18,733 $15,400 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 34,133$            

2017 $475 $800 $7,000 $1,523 $2,366 $2,425 $1,733 $7,784 $2,100 $2,050 $1,000 $1,625 30,881$            

2018 $1,450 $5,975 $1,890 $1,625 $1,625 $2,850 $1,625 $1,175 $1,125 $875 $10,675 $2,150 33,040$            

2019 $1,000 $1,500 $1,625 $1,125 $3,553 $1,250 $2,975 $6,556 $1,920 $250 $1,375 $1,125 24,251$            

2020 $1,375 $1,250 $6,365 $1,625 $1,000 $3,000 $2,125 $8,369 $2,500 $2,375 $4,294 $1,875 36,153$            

2021 $5,678 $1,250 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 6,928$              

2017 $400 $1,000 $2,400 $950 $1,500 $1,800 $1,245 $1,250 $1,600 $1,050 $1,250 $1,550 15,995$            

2018 $1,400 $800 $1,750 $1,600 $1,400 $2,200 $2,050 $1,400 $1,050 $1,400 $700 $1,400 17,150$            

2019 $1,200 $1,800 $2,200 $1,550 $2,050 $1,350 $1,950 $2,300 $1,700 $1,150 $1,450 $1,400 20,100$            

2020 $1,650 $1,600 $3,000 $1,700 $1,550 $3,050 $2,350 $2,300 $2,900 $2,850 $1,600 $1,700 26,250$            

2021 $2,150 $1,150 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 3,300$              

2017 $4,835 $5,460 $32,092 $11,722 $10,569 $16,173 $12,472 $16,824 $16,869 $9,995 $11,272 $16,061 164,444$          

2018 $11,838 $11,086 $13,579 $17,990 $16,821 $28,683 $18,668 $11,323 $13,001 $14,888 $20,931 $18,120 196,928$          

2019 $13,577 $16,917 $17,830 $16,983 $16,831 $18,860 $18,703 $27,628 $17,995 $9,868 $15,028 $13,584 203,804$          

2020 $15,888 $18,318 $27,517 $20,128 $15,697 $34,118 $27,668 $39,556 $29,637 $24,584 $24,584 $19,446 293,810$          

2021 $26,561 $17,800 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 44,361$            

LAND DISTURBING PERMITS ISSUED

Zoning 
Permits/ 
Proffers

TOTAL
FEES

LAND 
DISTURBING 

PERMITS

INSPECTIONS COMPLETED

FEES COLLECTED

TOTAL 
INSPECTIONS

Building 
Permits

Land 
Disturbing 

Permits



TRANSACTIONS BY USER REPORT (02/01/2021 TO 02/28/2021)

FOR FLUVANNA COUNTY BUILDING AND PLANNING DEPARTMENT

Selected Users: Valencia Porter

Payment 

Method
Fee Name Paid  Amount

Transaction 

Type

Transaction

Date
Invoice #

Valencia Porter

BSP21:0002

INV-00002588 Boundary/Physical Survey, Easement, Correction Check #2392402/23/2021 $50.00 Fee Payment

SUB21:0004

INV-00002556 Subdivision: GIS Fee (per lot) Check #255302/04/2021 $250.00 Fee Payment

Subdivision: Minor Check #255302/04/2021 $500.00 Fee Payment

SUB21:0005

INV-00002555 Subdivision: GIS Fee (per lot) Check #255302/04/2021 $250.00 Fee Payment

Subdivision: Minor Check #255302/04/2021 $500.00 Fee Payment

SUB21:0006

INV-00002554 Subdivision: GIS Fee (per lot) Check #255302/04/2021 $250.00 Fee Payment

Subdivision: Minor Check #255302/04/2021 $500.00 Fee Payment

SUB21:0007

INV-00002589 Subdivision: GIS Fee (per lot) Check #463102/23/2021 $100.00 Fee Payment

Subdivision: Minor Check #463102/23/2021 $500.00 Fee Payment

SUP21:0001

INV-00002550 Special Use Permit Check #545602/02/2021 $800.00 Fee Payment

ZMP21:0001

INV-00002549 Rezoning Check #545502/02/2021 $1,000.00 Fee Payment

Sign Deposit for Public Hearing Check #545702/02/2021 $90.00 Fee Payment

VALENCIA PORTER TOTAL CHECK: $4,790.00

NET TOTAL: $4,790.00

GRAND TOTALS TOTAL CHECK: $4,790.00

NET TOTAL: $4,790.00
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FLUVANNA COUNTY PLANNING COMMISSION 
REGULAR MEETING MINUTES 

Fluvanna County Library 
 214 Commons Boulevard 

Palmyra, VA 22963 
 

February 9, 2021 
7:00 pm (Virtual Meeting) 

 
 

MEMBERS PRESENT:   Barry Bibb, Chair 
     Gequetta “G” Murray-Key, Vice Chair 
     Lewis Johnson 
     Howard Lagomarsino 
     Ed Zimmer 
     Patricia Eager, Board of Supervisors* 
 
STAFF PRESENT:   Douglas Miles, Community Development Director  
     Jason Overstreet, Senior Planner 

Fred Payne, County Attorney 
     Valencia Porter, Administrative Program Specialist  
 
 
*Due to health concerns, Mrs. Eager is attending the meeting via phone conference call  
  Patricia Eager (Calling in from 1107 Mechunk Creek Drive) 
 

1. CALL TO ORDER, THE PLEDGE OF ALLEGIANCE AND A MOMENT OF SILENCE: 
At 7:00 pm, Chair Bibb called the February 9, 2021 Planning Commission Meeting to order, led in 
the Pledge of Allegiance and then conducted a Moment of Silence. 
 

2. UNFINSHED BUSINESS FROM THE PLANNING COMMISSION’S ORGANIZATIONAL MEETING 
 
Mr. Miles:  he presented the proposed changes to the 2020 By-Laws that had included certain 
pronouns, text from County Planner to Community Development Director and Public speaking 
time limits from three (3) minutes to five (5) minutes now matching with the Board time limits. 
 

MOTION: Adoption of the Planning Commission By-Laws and Rules of Procedures 

MEMBER:  Bibb 
(Chair)  

Murray-Key  
(Vice Chair) Johnson Zimmer Lagomarsino 

ACTION:    Second Motion 
VOTE: Yes Yes Yes Yes Yes 

RESULT: 5-0 Adopted 
 

3. COMMUNITY DEVELOPMENT DIRECTOR’S REPORT – Douglas Miles: 
 
January 14, 2021 – Technical Review Committee (TRC) Meeting  
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SUP 20:03 Steven L. & Codie C. Peters  – A Special Use Permit request in the R-3, Residential, 
Planned Community District to permit both car wash and gas station uses with respect to 60.9 
+/- acres of Tax Map 8, Section A, Parcel A14A. The property is located on the northeast corner 
of the intersection of Thomas Jefferson Parkway (Route 53) and Lake Monticello Road.  The 
subject parcel is within the Rivanna Community Planning Area and the Palmyra Election District. 
 
ZMP 20:01 Christian & Associates Excavating – A Conditional Rezoning from A-1, General 
Agricultural to the B-1, General Business District on 14 +/- acres of Tax Map 9 Section A Parcel 
12A.  The property is located on the north line of Lake Monticello Road and 0.1 miles west of 
River Run Road.  The subject parcel is within the Rivanna Community Planning Area and the 
Palmyra Election District.  
 
SUP 20:01 Christian & Associates Excavating – A Special Use Permit request in the B-1, 
Business, General District to permit a contractor’s storage yard with respect to 14 +/- acres of 
Tax Map 9 Section A Parcel 12A.  The property is located on the north line of Lake Monticello 
Road and 0.1 miles west of River Run Road.  The subject parcel is within the Rivanna Community 
Planning Area and the Palmyra Election District.  
 
January 14, 2021 – Transportation Subcommittee (TS) Meeting 
 
Colonial Circle Final Master Plan – A review of the final master plan that has been submitted by 
the Peters with Fluvanna County Planning and VDOT – Louisa Residency Staff members in 
conjunction with the 2040 Comprehensive Plan Transportation Subcommittee members.  There 
will be a Countywide and Lake Monticello traffic discussion of intersections and existing vehicle 
crash data for all potential intersection area improvements. 
 
January 19, 2021 – Rural Transportation Technical Committee Meeting 
 
The VDOT Smart Scale – Round 4 Applications recommended funding scores were announced 
within the VDOT – Culpeper District by Chuck Proctor – VDOT Planning Manager at the TJ PDC 
Rural Tech meeting.   Fluvanna County and Orange County were awarded VDOT funding for new 
Roundabout locations as the only two rural localities in the Culpeper District to receive funding 
and that included Greene, Louisa and Nelson Counties. 
 
Fluvanna County: Troy Road (SR 631) and Route 250 / $9.4 Million Project 
 
Orange County: SR 231 & High Street in Gordonsville / $7.8 Million Project 
 
Fluvanna County’s high scoring transportation planning efforts will be very important in our 
2040 Comprehensive Plan.  As future VDOT Smart Scale reviewer scores will be based upon our 
Transportation Chapter text containing our recommended transportation improvements.  This 
new VDOT roundabout is located in the Zion Crossroads Community Planning Area (CPA) and for 
higher scoring VDOT considers urban development areas like our CPA as the best way to plan for 
transportation improvements within all Virginia localities. 
 
2021 Land Use Application Submittals / Upcoming Neighborhood Meetings  
 
Colonial Circle Master Plan: Retail Foodmart with Gas Sales & Car Wash Special Use Permit (SUP) 
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Request as the first commercial outparcel use in the R-3, Residential Planned Community (RPC) 
on Routes 53 & 618. 
 
Christian + Associates Excavating Conditional Rezoning B-1 Request and associated Special Use 
Permit (SUP) request for a contractor’s shop and storage yard request on Lake Monticello Road 
and west of River Run Road 
 
CVEC / Sun Tribe Solar – Cunningham solar energy facility SUP request located on the east side 
of South Boston Road and is next to the existing CVEC substation which will work together in 
creating new clean energy 
 
Vice Chair Murray-Key:  she stated in reference to the Transportation planning update is it only 
to address vehicles that are going up and down the road or is there an extensive plan to look at 
the transportation planning efforts such as JAUNT shuttles and similar transportation options. 
 
Mr. Miles: he stated there is a shift in focus regionally towards transportation options due to 
the pandemic just like we worked on for regional housing in 2019.  Sandy Shackelford, TJ PDC 
Planning and Transportation Director called me today and discussed how both CAT and JAUNT 
have combined efforts to better appropriate their transportation funding.  Charlottesville has 
been turning their funds towards community centers since people are not riding the shuttles. 
You may remember that a year ago CAT and JAUNT merged their bus pass system for efficiency. 
The Park and Ride lots have also seen a big decrease because folks do not want to ride together.  
Yet, the Zion Crossroads Park and Ride / JAUNT Shuttle stop is still used rather frequently now. 
 
Vice Chair Murray-Key: she stated that they are having a strategy meeting this Friday with the 
TJ PDC staff as we continue to work with Greene and every other locality in moving forward with 
different options within the Charlottesville Region. 
 
Mr. Miles: he stated that since you mentioned Greene County it has reminded me of a recent 
comment by Jim Frydl, Greene County Planning Director during our last Rural Transportation 
meeting.  He indicated that portions of both Greene and Fluvanna County may end up within 
the Charlottesville MPO following the final numbers that come out in the 2020 Census Report.  
 

4. PUBLIC COMMENTS #1 
At 7:22 pm, Chair Bibb opened the first round of Public Comments. With no one coming online 
or on the phone line wishing to speak, Chair Bibb closed the first round of Public Comments at 
7:23 pm.  
 

5. MINUTES: 
 

 
 
 
 
 
 
 
 

MOTION: Planning Commission Minutes of December 8, 2020 

MEMBER: Bibb 
(Chair) 

Murray-Key 
(Vice Chair) Johnson Zimmer Lagomarsino 

ACTION:   Second Motion  
VOTE: Yes Yes Yes Yes Yes 
RESULT: 5-0 Approved  



 

4 
 

 
 
 

 

 

 

 

 Mr. Johnson: stated that he noticed in these minutes that Mr. Miller had stated he started 
 working with Bob Long in 1998. His name is Bob Lum, is that something that we can correct?  

 Chair Bibb: he stated is that something we could change and still approve these minutes? 

 Mr. Miles: Yes, that is a clerical and proper name typographical error. 

Vice Chair Murray–Key: stated that in the January 12th minutes, she wanted it noted that  
when she was talking about the Thomas Jefferson Planning District Commission and what she 
was doing while serving there on behalf of Fluvanna County.  Valencia Porter had made the 
corrections already and it is not reflected here.  She just wanted to bring that to the attention 
of the Planning Commission that it was included in these minutes for approval. 

6.    PUBLIC HEARINGS 
        None   
 
7.    PRESENTATIONS: 
 None 

 
8.    SITE DEVELOPMENT PLANS: 

None 
 

9.    SUBDIVISIONS: 
 None 

 
10.  UNFINISHED BUSINESS: 

 None 
 

11.   NEW BUSINESS: 
 None 
 

12.    PUBLIC COMMENTS #2: 
At 7:25 pm, Chair Bibb opened the second round of Public Comments. With no one coming 
forward online, or on the phone line wishing to speak, Chair Bibb closed the Public Comments at 
7:26 pm. 

  

MOTION: Planning Commission Minutes of January 12, 2021 

MEMBER: Bibb 
(Chair) 

Murray-Key 
(Vice Chair) Johnson Zimmer Lagomarsino 

ACTION:   Second Motion  
VOTE: Yes Yes Yes Yes Yes 
RESULT: 5-0 Approved  
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Vice Chair Murray-Key: she stated that she wanted to make a general announcement to make it 
known that anyone can visit the TJ PDC website for possible rent and mortgage relief assistance. 
The telephone number is (703) 962-1884 and it is the first pop-up screen on their own website. 
 
Mr. Johnson: stated could you repeat the phone number as I have several renters in the County. 

 
13.    ADJOURNMENT: 

 
Chair Bibb adjourned the Planning Commission meeting of February 9, 2021 at 7:30 pm. 
 
Minutes recorded by Valencia Porter, Administrative Program Specialist.  
 
 
 

 
 __________________________________ 

Barry A. Bibb, Chair 
Fluvanna County Planning Commission 
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PLANNING COMMISSION STAFF REPORT 

 
To: Fluvanna County Planning Commission   From: Douglas Miles, AICP, CZA 
Request:  SUP for Contractor’s Storage Yard  District: Palmyra Election District                                                              
  
 
General Information: This Special Use Permit (SUP) request is to be heard by the 
   Planning Commission on Tuesday, March 9, 2021 at 7:00 pm 
   at the Fluvanna County Library. 
 
Applicant:   Steven L. & Codie C. Peters 
   
Representative:  Shimp Engineering / Justin Shimp, PE 
 
Requested Action:  SUP 20:03 Steven L. & Codie C. Peters  – A Special Use Permit 

request in the R-3, Residential Planned Community District to 
permit both car wash and gas station uses with respect to 60.9 +/- 
acres of Tax Map 8, Section A, Parcel A14A. The property is 
located on the northeast corner of the intersection of Thomas 
Jefferson Parkway (Route 53) and Lake Monticello Road.  The 
subject parcel is within the Rivanna Community Planning Area and 
the Palmyra Election District. 

 
Existing Zoning:  R-3, Residential Planned Community District with conditions 
 
Existing Land Use:  Vacant 
 
Planning Area:                      Rivanna Community Planning Area / Neighborhood Mixed-Use 
 
Neighborhood Meeting: 
 
    A Neighborhood Meeting was conducted virtually by Shimp 

Engineering on behalf of the developer for a proposed 4,500 square 
foot convenience store as a permitted by right land use in the R-3, 
Residential Planned Community (RPC) District.  A Special Use 
Permit (SUP) is required for both a car wash and gas station in this 
district due to their higher commercial traffic patterns for the uses. 

 
    Specific questions were raised about pedestrian access from Effort 

Baptist Church using the new roundabout crosswalks and the 
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extended sidewalks. Effort Baptist was in support of the Colonial 
Circle R-3, Residential Planned Community (RPC) request to 
construct a new retail foodmart with gasoline sales and automated 
car wash facility.  Effort Baptist Church has a JAUNT Shuttle stop 
and a Park and Ride location within the church’s parking lot. 

 
Comprehensive Plan: 
 
Land Use: 
 
The Comprehensive Plan designates this property as within the Rivanna Community 
Planning Area which makes up approximately 40 percent of the county’s population and 
mainly in the Lake Monticello community. The Rivanna Community Planning Area is the 
most developed area in the county and it contains a mixture of residential and commercial 
uses.  Medium and small commercial uses, along with office, civic and residential uses all 
combine to form a series of neotraditional developments that are interconnected with 
surrounding development at the Lake gate areas.  The proposed request is located in the 
Neighborhood Mixed Use area which includes a mix of retail and office uses providing 
employment opportunities to the surrounding residents. 
 
Analysis: 
 
The proposed land use requests are classified as a car wash and gas station and are defined in the 
Zoning Ordinance as:  Car Wash – facilities for the washing and cleaning of vehicles, including 
automatic and self-service car washes and Gas Station – any place of business for the storage, 
dispersal, sale or offering of fuels and oils for motor vehicles.  Such uses may also include the 
retail sale of convenience items as a secondary activity which will be perform in the retail store. 
 
When evaluating proposed uses for a special use permit, in addition to analyzing the potential 
adverse impacts of the use, staff utilizes two (2) general guidelines for evaluation as set forth in 
the zoning ordinance.  First, the proposed use should not tend to change the character and 
established pattern of the area or community.   The proposed car wash and gas sales will only 
further enhance the surrounding area as the first phase of the Colonial Circle Residential Planned 
Community development.  There is a definite need for additional gasoline sales with the added 
opportunity to have a modern, automated car wash use to maintain your vehicles in the County. 
 
Second, the proposed use should be compatible with the uses permitted by right in that zoning 
district and shall not adversely affect the use of or the value of neighboring property.  The 
proposed car wash and gas sales will be companion uses to the 4,500 square foot retail foodmart. 
Fluvanna County currently does not have enough retail convenience food sales, gasoline sales 
and an automated car wash facility will only enhance the area by offering up a better consumer 
service in the Colonial Circle Residential Planned Community and serving the surrounding area. 
 
Conclusion: 
 
The Planning Commission should consider any potential adverse impacts, such as limited service 
vehicle traffic entering and exiting the site, noise and whether the Zoning Ordinance 
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requirements will effectively mitigate any potential impacts.  Please be advised that during the 
Neighborhood Meeting, held virtually on February 25th, that only a few comments were 
provided and they came from the immediate adjacent church complex that was in support of the 
Colonial Circle commercial development uses that will further enhance the surrounding 
community along with the completed VDOT roundabout with crosswalks and a sidewalk system. 
 
Recommended Conditions: 
 
If approved, Staff recommends the following conditions: 
 

1. Prior to development of the site, a site development plan that meets the requirements of 
the Fluvanna County Zoning Ordinance shall be submitted for administrative approval. 

2. The site shall be screened from view in accordance with the requirements of Section     
22-24-7 of the Fluvanna County Zoning Ordinance. 

3. Any lighting shall not be directed toward the adjacent properties and it shall comply with 
Article 25 Outdoor Lighting Control of the Fluvanna County Zoning Ordinance. 

4. Any noise shall comply with Chapter 15.1 of the Fluvanna County, Virginia Code. 

5. The site shall be maintained in a neat and orderly manner so that the visual appearance 
from the public right-of-way and adjacent properties is acceptable to County officials. 

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

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

 
Suggested Motion: 
 
I move that the Planning Commission recommend Approval of SUP 21:01, a request to construct 
a contractor’s storage yard on Tax Map 9, Section A, Parcel 12A, subject to the seven (7) 
conditions listed in the staff report. 
 
Attachments: 
 
AApppplliiccaattiioonn  aanndd  AAPPOO  lleetttteerr 
Aerial Vicinity Map 
Conceptual Plan 
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 MEMORANDUM 

Date: March 1, 2021 
Valencia Porter  
Douglas Miles 

From: 
To: 

Subject: SUP 20:03 Colonial Circle Car Wash APO Memo 

 
 

Please be advised the attached letter went out to the attached list of Adjacent 
Property Owners for the March 9, 2021 Planning Commission meeting.
 

http://www.fluvannacounty.org/


132 Main Street 
P.O. Box 540 

Palmyra, VA 22963 
(434) 591-1910 

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

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 

NOTICE OF PUBLIC HEARING 
March 1, 2021 

 
«Name» 
«Address» 
«City_State» «ZIP» 
TMP#«TMP» 
 
RE: Public Hearing on SUP 20:03 
 
Dear «Name»: 
 
This letter is to notify you that the Fluvanna County Planning Commission will hold a public hearing on: 
 
 Purpose: Planning Commission Public Hearing 
 Date:  Tuesday, March 9, 2021 
 Time:  7:00 PM (Virtual Meeting) 
 Location: Fluvanna County Library 
 
The applicant or applicant’s representative will be available at the Planning Commission meeting for: 
 
SUP 20:03 Steven L. & Cody Peters – A Special Use Permit request in the R-3, Residential Planned 
Community District to permit both car wash and gas station uses with respect to 60.9 +/- acres of Tax Map 
8, Section A, Parcel A14A. The property is located on the northeast corner of the intersection of Thomas 
Jefferson Parkway (Route 53) and Lake Monticello Road.  The subject parcel is within the Rivanna 
Community Planning Area and the Palmyra Election District. 
 
You are welcome to join online the public hearing and will have an opportunity to comment, if desired.  
The Planning Commission meeting is being held virtually due to the COVID-19 pandemic, instructions for 
participation in the Planning Commission public hearing will be available on the County’s website 
http://www.fluvannacounty.org along with the Agenda and staff report. You can also contact the 
Fluvanna County Planning & Community Development Department, 8:00 am – 5:00 pm, Monday through 
Friday.  If you have any questions regarding the application or the public hearing, please contact me at 
434.591.1910 or at dmiles@fluvannacounty.org for further information on this planning request. 
 
Sincerely, 
 
Douglas Miles 
 
Douglas Miles, AICP, CZA 
Community Development Director 
 

http://www.fluvannacounty.org/
mailto:dmiles@fluvannacounty.org


 

 

 

ADJACENT PROPERTY OWNERS SUP 20:03 

TAX MAP NAME ADDRESS CITY/STATE/ZIP 

8 A 4A WAYNE H HARLOW  8364 THOMAS JEFFERSON PKWY 
 
 

CHARLOTTESVILLE, VA 22901 
   

 
8 A 13 
 
 

ROY & CRYSTAL SHIFFLETT 8268 THOMAS JEFFERSON PKWY 
 

CHARLOTTESVILLE, VA 22902 
 8 A 15 ROY LEE & CRYSTAL L SHIFFLETT 8268 THOMAS JEFFERSON PKWY 

 
CHARLOTTESVILLE, VA 22902 
 8 A 11 LINDSAY L. & WIFE SPRADLIN 8281 THOMAS JEFFERSON PKWY 

 
CHARLOTTESVILLE, VA 22902 
 8 9 5 GEORGE B & JO ANN BLAND 571 BELLE PARADIS LN 

 
PALMYRA, VA 22963 
 8 A 22B LAKE MONTICELLO OWNERS ASSOC 41 ASHLAWN BLVD PALMYRA, VA 22963 
 8 A 21 EFFORT BAPTIST CHURCH 

 
7820 THOMAS JEFFERSON PKWY 
 

PALMYRA, VA 22963 
 18A 5 249 ROBERT N. & CAROL M CAVANAUGH 529 JEFFERSON DRIVE EAST 

 
PALMYRA, VA 22963 
 8 A 5A ROY & CRYSTAL SHIFFLETT 8268 THOMAS JEFFERSON PKWY 

 
CHARLOTTESVILLE, VA 22902 
 8 A A14 STEVEN L & CODIE C PETERS 2390 AUBURN HILL FARM 

 
CHARLOTTESVILLE, VA 22902 
 8 A A14D BENJAMIN A & ELIZABETH B HEINBERG 8271 THOMAS JEFFERSON PKWY 

 
CHARLOTTESVILLE, VA 22902 

8 A A14A STEVEN L & CODIE C PETERS 2390 AUBURN HILL FARM 
 

CHARLOTTESVILLE, VA 22902 
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PLANNING COMMISION STAFF REPORT 
  
To: Fluvanna County Planning Commission  From: Douglas Miles, AICP, CZA 
Request: B-1, General Business Zoning District District: Palmyra Election District  
 
 General Information: This Conditional Rezoning (ZMP) request is to be heard by the 
   Planning Commission on Tuesday, March 9, 2021 at 7:00 pm 
   at the Fluvanna County Library. 

 
Owner/Applicant:  Christian & Associates Excavating / Timothy Christian  
   
Representative:  Shimp Engineering / Justin Shimp, PE 
 
Requested Action:  ZMP 20:01 Christian & Associates Excavating – A Conditional 

Rezoning from A-1, Agricultural, General to the B-1, Business, 
General District on 14 +/- acres of Tax Map 9 Section A Parcel 
12A.  The property is located on the north line of Lake Monticello 
Road and 0.1 miles west of River Run Road.  The subject parcel is 
within the Rivanna Community Planning Area and the Palmyra 
Election District. 

  
Location: The property is located along the north line of Lake Monticello 

Road (Route 618) and west of River Run Drive and it is in the 
Palmyra Election District. 

 
Existing Zoning:  A-1, General Agricultural Zoning District 
 
Proposed Zoning: B-1, General Business Zoning District 
 
Existing Land Use:  Vacant 
 
Comprehensive Plan:   Rivanna Community Planning Area – Neighborhood Mixed Use 
 
Neighborhood Meeting: 
 
A virtual neighborhood meeting was held on February 25, 2021. There were no adjacent property 
owners in attendance but one did contact Planning earlier in the week to indicate that they were 
in support of the request to have a Fluvanna-based business to locate on Lake Monticello Road. 
 
Comprehensive Plan::      
 
Land Use Chapter: 



The Comprehensive Plan designates this property as within the Rivanna Community Planning 
Area which makes up approximately 40 percent of the county’s population and mainly in the 
Lake Monticello community. The Rivanna Community Planning Area is the most developed area 
in the county and it contains a mixture of residential and commercial uses.  Medium and small 
commercial uses, along with office, civic and residential uses all combine to form a series of 
neotraditional developments that are interconnected with surrounding development at the Lake 
gate areas.  The proposed request is located in the Neighborhood Mixed Use area which includes 
a mix of retail and office uses providing employment opportunities to the surrounding residents.  
 
The proposed B-1 zoning could contain professional and medical office uses, barber shops and 
beauty salons, churches, and other similar neighborhood mixed use type land uses.  The applicant 
has proffered out higher B-1 land uses such as retail convenience stores and fast food restaurants. 
These land uses tend to be more obtrusive to surrounding residential uses and generate higher 
amounts of traffic beyond neighborhood land use types serving the surrounding neighborhoods. 
 
Conclusion: 
 
When reviewing this conditional rezoning application, the Planning Commission should take into 
consideration any potential adverse impacts that the development may have on the Lake 
Monticello area. Traffic will be an important consideration since the Rivanna CPA is the most 
populated planning area in the county.  The proposed land uses will be properly screened from 
view and could provide additional employment to the surrounding residential homeowners to not 
have to commute greater distances to the larger employment centers outside of Fluvanna County. 
 
Suggested Motion: 
 
I move that the Planning Commission recommend Approval of ZMP 21:01, a request to amend 
the Fluvanna County Zoning Map on 14 +/- acres of Tax Map 9, Section A, Parcel 12A to rezone 
the same from A-1, Agricultural, General, to B-1, Business, General and subject to the proffers 
dated February 1, 2021. 
 
Attachments: 
 
Application and APO Letter 
Aerial Vicinity Map 
Existing Zoning Map 
Conceptual Plan 
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PLANNING COMMISSION STAFF REPORT 

 
To: Fluvanna County Planning Commission   From: Douglas Miles, AICP, CZA 
Request:  SUP for Contractor’s Storage Yard  District: Palmyra Election District                                                              
  
 
General Information: This Special Use Permit (SUP) request is to be heard by the 
   Planning Commission on Tuesday, March 9, 2021 at 7:00 pm 
   at the Fluvanna County Library. 
 
Applicant:   Christian & Associates Excavating / Timothy Christian 
   
Representative:  Shimp Engineering / Justin Shimp, PE 
 
Requested Action:  SUP 21:01 Christian & Associates Excavating – A Special Use 

Permit request in the B-1, Business, General District to permit a 
contractor’s storage yard with respect to 14 +/- acres of Tax Map 9 
Section A Parcel 12A.  The property is located on the north line of 
Lake Monticello Road and 0.1 miles west of River Run Road.  The 
subject parcel is within the Rivanna Community Planning Area and 
the Palmyra Election District. 

  
Location: The property is located along the north line of Lake Monticello 

Road (Route 618) and west of River Run Drive and it is in the 
Palmyra Election District. 

 
Existing Zoning:  A-1, General Agricultural Zoning District 
 
Existing Land Use:  Vacant 
 
Planning Area:                      Rivanna Community Planning Area / Neighborhood Mixed-Use 
 
Neighborhood Meeting: 
 
    A virtual neighborhood meeting was held on February 25, 2021.  

There were no adjacent property owners in attendance but one did 
contact Planning earlier in the week to indicate that they were in 
support of the request to have a Fluvanna-based business to locate 
on Lake Monticello Road.  
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Comprehensive Plan: 
 
Land Use: 
 
The Comprehensive Plan designates this property as within the Rivanna Community 
Planning Area which makes up approximately 40 percent of the county’s population and 
mainly in the Lake Monticello community. The Rivanna Community Planning Area is the 
most developed area in the county and it contains a mixture of residential and commercial 
uses.  Medium and small commercial uses, along with office, civic and residential uses all 
combine to form a series of neotraditional developments that are interconnected with 
surrounding development at the Lake gate areas.  The proposed request is located in the 
Neighborhood Mixed Use area which includes a mix of retail and office uses providing 
employment opportunities to the surrounding residents.  
 
The proposed B-1 zoning could contain professional and medical office uses, barber 
shops and beauty salons, churches, and other similar neighborhood mixed use type land 
uses.  The applicant has proffered out higher B-1 land uses such as retail convenience 
stores and fast food restaurants. These land uses tend to be more obtrusive to surrounding 
residential uses and generate higher amounts of traffic beyond neighborhood land use 
types serving the surrounding neighborhoods.  The applicant is requesting the B-1 land 
use as a contractor’s storage yard to be permitted by Special Use Permit in a B-1 district. 
 
Analysis: 
 
The proposed land use request is classified as a contractor’s storage yard and it is defined in the 
Zoning Ordinance as:  Storage yards operated by, or on behalf of, a contractor for storage of large 
equipment, vehicles, or other materials commonly used in the individual contractor's type of 
business; storage of materials used for repair and maintenance of contractor's own equipment; 
and buildings or structures for uses such as offices and repair facilities.  
 
When evaluating proposed uses for a special use permit, in addition to analyzing the potential 
adverse impacts of the use, staff utilizes two (2) general guidelines for evaluation as set forth in 
the zoning ordinance.  First, the proposed use should not tend to change the character and 
established pattern of the area or community.   The proposed contractor’s storage yard is a land 
use that has been operating within this corridor and this request would include the appropriate 
site screening and buffering of the limited contractor’s storage yard activities and related office 
space needed to operate the existing business.  
 
Second, the proposed use should be compatible with the uses permitted by right in that zoning 
district and shall not adversely affect the use of or the value of neighboring property.  The owner 
has operated an excavation company in Central Virginia for 20 years and he bought this property, 
which is in close proximity to his personal residence, several years ago with the desire to one day 
expand his business and return it to Fluvanna County to operate his business on the premises. 
 
The development along Lake Monticello Road over the years has evolved to serve both business 
and residential needs in the County.  There are supporting businesses, such as across the street,  
Fluvanna Self-Storage II that was zoned commercial to serve the higher density residential homes 
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in the area.  The owner proposes to construct a 5,000 square foot warehouse building to serve his 
contractor’s storage yard business.  The site design proposes a mounded landscape buffer within 
the fifty (50) foot front setback to screen the business improvements from Lake Monticello Road 
and continue to maintain the wooded character of the surrounding properties along the main road. 
 
Conclusion: 
 
The Planning Commission should consider any potential adverse impacts, such as limited service 
vehicle traffic entering and exiting the site, noise and whether the Zoning Ordinance 
requirements will effectively mitigate any potential impacts.  Please be advised that during the 
Neighborhood Meeting, held virtually on February 25th, that no one from the general public 
called in with any concerns with the proposed contractor’s storage yard land use request. 
 
Recommended Conditions: 
 
If approved, Staff recommends the following conditions: 
 

1. Prior to development of the site, a site development plan that meets the requirements of 
the Fluvanna County Zoning Ordinance shall be submitted for administrative approval. 

2. The site shall be screened from view in accordance with the requirements of Section     
22-24-7 of the Fluvanna County Zoning Ordinance. 

3. Any lighting shall not be directed toward the adjacent properties and it shall comply with 
Article 25 Outdoor Lighting Control of the Fluvanna County Zoning Ordinance. 

4. Any noise shall comply with Chapter 15.1 of the Fluvanna County, Virginia Code. 

5. The site shall be maintained in a neat and orderly manner so that the visual appearance 
from the public right-of-way and adjacent properties is acceptable to County officials. 

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

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

 
Suggested Motion: 
 
I move that the Planning Commission recommend Approval of SUP 21:01, a request to construct 
a contractor’s storage yard on Tax Map 9, Section A, Parcel 12A, subject to the seven (7) 
conditions listed in the staff report. 
 
Attachments: 
 
AApppplliiccaattiioonn  aanndd  AAPPOO  lleetttteerr 
Aerial Vicinity Map 
Conceptual Plan 
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 MEMORANDUM 

Date: March 1, 2021 
Valencia Porter  
Douglas Miles 

From: 
To: 

Subject: ZMP 21:01 & SUP 21:01 

 
 

Please be advised the attached letter went out to the attached list of Adjacent 
Property Owners for the March 9, 2021 Planning Commission meeting.
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132 Main Street 
P.O. Box 540 

Palmyra, VA 22963 
(434) 591-1910 

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

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 

NOTICE OF PUBLIC HEARING 
March 1, 2021 

 
«Name» 
«Address» 
«City_State» «ZIP» 
TMP#«TMP» 
 
RE: Public Hearing on ZMP 21:01 & SUP 21:01 
 
Dear «Name»: 
 
This letter is to notify you that the Fluvanna County Planning Commission will hold a public hearing on: 
 
 Purpose: Planning Commission Public Hearing 
 Date:  Tuesday, March 9, 2021 
 Time:  7:00 PM (Virtual Meeting) 
 Location: Fluvanna County Library 
 
The applicant or applicant’s representative will be available at the Planning Commission meeting for: 
 
ZMP 21:01 Christian & Associates Excavating – A Conditional Rezoning from A-1, General Agricultural to 
the B-1, General Business District on 14 +/- acres of Tax Map 9 Section A Parcel 12A.  The property is 
located on the north line of Lake Monticello Road and 0.1 miles west of River Run Road.  The subject parcel 
is within the Rivanna Community Planning Area and the Palmyra Election District.  
 
SUP 21:01 Christian & Associates Excavating – A Special Use Permit request in the B-1, Business, General 
District to permit a contractor’s storage yard with respect to 14 +/- acres of Tax Map 9 Section A Parcel 
12A.  The property is located on the north line of Lake Monticello Road and 0.1 miles west of River Run 
Road.  The subject parcel is within the Rivanna Community Planning Area and the Palmyra Election District. 
 
You are welcome to join online the public hearing and will have an opportunity to comment, if desired.  
The Planning Commission meeting is being held virtually due to the COVID-19 pandemic, instructions for 
participation in the Planning Commission public hearing will be available on the County’s website 
http://www.fluvannacounty.org along with the Agenda and staff reports. You can also contact the 
Fluvanna County Planning & Community Development Department, 8:00 am – 5:00 pm, Monday through 
Friday.  If you have any questions regarding the applications or the public hearing, please contact me at 
434.591.1910 or at dmiles@fluvannacounty.org for further information on this planning request. 
 
Sincerely, 
 
Douglas Miles 
 
Douglas Miles, AICP, CZA 
Community Development Director 
 

http://www.fluvannacounty.org/
mailto:dmiles@fluvannacounty.org


 

 

 

ADJACENT PROPERTY OWNERS ZMP 21:01 & SUP 21:01 

TAX MAP NAME ADDRESS CITY/STATE/ZIP 

9 2 2 JAMES L HIGGINBOTHAM SR & BARBARA 
 

2077 LAKE MONTICELLO RD 
 

PALMYRA, VA 22963 
 9 10 1 CAROL A NEWMAN 187 RIVER RUN DR 

 
PALMYRA, VA 22963 
 9 A 12A TIMOTHY D CHRISTIAN 93 BLUFF LANE 

 
PALMYRA, VA 22963 
 9 2 3A 

 

LOUIS A. & NORMA C KRAMER P.O. BOX 6653 CHARLOTTESVILLE, VA 22906 
 9 A 9 FLUVANNA SELF-STORAGE CORP 

 
40 XEBEC RD 
 

PALMYRA, VA 22963 
 9 A 11B RIVANNA INVESTMENTS LLC 

 
977 SEMINOLE TRL #276 CHARLOTTESVILLE, VA 22911 

9 A 10 SUSAN RINGWOOD 2224 LAKE MONTICELLO RD 
 

PALMYRA, VA 22963 
 9 14 2 SYCAMORE SQUARE LLC 

 
142 SOUTH PANTOPS DR 
 

CHARLOTTESVILLE, VA 22911 
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COUNTY OF FLUVANNA   
  
  

  
  
 

PLANNING COMMISSION STAFF REPORT 
 

To: Fluvanna County Planning Commission   From: Douglas Miles, AICP, CZA 
Request: Major Utility Special Use Permit   Districts: Fork Union and Palmyra                                                                
  
 
General Information: A Special Use Permit for a five (5) megawatt major utility / solar 

energy facility request for a Planning Commission Public Hearing 
on Tuesday, March 9, 2021 at 7:00 pm in the Fluvanna County 
Library Meeting Room. 

 
Applicant:   Cunningham Solar, LLC / Sun Tribe Development - Charlottesville 
 
Requested Action:  SUP 20:04 Cunningham Solar, LLC - A request for a Special 

Use Permit in the A-1, Agricultural, General District to construct a 
utility, major use (solar energy facility) on 62.4 +/- acres, Tax Map 
18 Section A Parcel 44.  The property is located on the east side of 
South Boston Road (SR 600) approximately 0.2 miles north of its 
intersection with Thomas Jefferson Parkway (Route 53).  The 
subject parcel is within the Rivanna Community Planning Area and 
the Fork Union and Palmyra Election Districts. 

 
Existing Zoning:  A-1, General Agricultural Zoning District 
 
Planning Area:                      Rivanna Community Planning Area 
 
Adjacent Land Uses:   Adjacent properties are zoned A-1, General Agricultural and 

contain single-family dwellings or are vacant parcels.  There is also 
a rural cluster major subdivision known as Houchins Acres that is 
currently under development by Fluvanna Habitat for Humanity 
located nearby with access off South Boston Road and near the site 
planned for the solar energy facility. 

  
Comprehensive Plan: 
 
The Rivanna Community Planning Area is a designated growth area in the 2015 Comprehensive 
Plan that contains a section about Green Infrastructure and Energy Efficiency where clean energy 
requests such as solar energy facilities help to support and implement such planning concepts to 
become an integral part of the built infrastructure like renewable energy within Fluvanna County. 
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Preservation of wetlands, wildlife corridors and similar sensitive habitats lessens a new proposed 
project’s environmental impact and improves the final product in this case a solar energy facility.  
Renewable resources such as solar energy production helps to conserve natural resources and the 
promotion of growth and limited solar development within community planning areas it helps to 
preserve farmland, wildlife habitats and future recreational and environmental County amenities. 
 
Analysis: 
 
The proposed request is classified as a major utility and it is defined in the Zoning Ordinance as: 
facilities for the distribution, collection, treatment, production, transmission and generation of 
public, private and central utilities including, but not limited to, transmission lines, production 
plants, electrical substations, pumping stations, treatment facilities, information and 
communication facilities.  A major utility is permitted by special use permit in the A-1 zoning 
district and it is subject to site development plan approval prior to site clearing and construction. 
 
When evaluating proposed uses for a special use permit, in addition to analyzing the potential 
adverse impacts of the use, staff utilizes two (2) general guidelines for evaluation as set forth in 
the zoning ordinance.  First, the proposed use should not tend to change the character and 
established pattern of the area or community.   The proposed solar energy facility land use would 
be adjacent to the existing CVEC Cunningham substation that currently provides electrical power 
service to this portion of Fluvanna County.  The property has been used for hay farming and it 
contains several barns and sheds that are in disrepair due to age and lack of use on the premises. 
The applicant proposes to demolish the out buildings on the premises to install new solar panels. 
The new solar energy facility would work together with the existing electrical substation to be 
able to supply clean, renewable energy to the residents and business owners of Fluvanna County.  
 
Second, the proposed use should be compatible with the uses permitted by right in that zoning 
district and shall not adversely affect the use of or the value of neighboring property.  Sun Tribe 
Solar has already been partnering with the Fluvanna County School System at each school site 
with long term power purchase agreements supplying solar power energy to operate our schools.  
The Cunningham Solar Project is following the main intent of the A-1 District by requesting a 
land use that will require minimal traffic impact with monthly service visits to their site facility.  
The proposed land use will be habitat friendly to local wildlife, will produce very little noise and 
it will be properly screened from view from the public right-of-ways and adjoining landowners. 
 
Neighborhood Meeting: 
 
A Neighborhood Meeting was conducted virtually on Thursday, February 25, 2021 at 6:00 pm by 
the Sun Tribe Development Team.  They presented their proposed solar energy facility request to 
three adjacent property owners online and answered site development questions relative to site 
access and screening.  They explained it was a request by Sun Tribe Solar – Charlottesville to 
construct a five (5) megawatt (MW) photovoltaic (PV) solar energy facility directly adjacent to 
the Central Virginia Electric Cooperative (CVEC) Cunningham substation.  Sun Tribe Solar will 
enter into a power purchase agreement with CVEC to produce energy to then be purchased and 
supplied to CVEC customers and the online meeting lasted 20 minutes with very brief questions. 
 



  33  

Recommended Special Use Permit Conditions: 
 
If approved, Staff recommends the following conditions: 
 

1. This Special Use Permit is granted for a five (5) megawatt photovoltaic solar energy 
facility / major utility use to Cunningham Solar, LLC or any successors as the owner or 
operator of such use located on Tax Map 18 Section A Parcel 44. 

2. All site activity required for construction, expansion and operation of the solar energy 
facility / major utility use shall be limited to the following days and times: All pile 
driving and site deliveries shall be limited to the hours from sunrise to sunset Monday 
through Saturday.  All other site construction and expansion activity may occur Monday 
through Sunday from sunrise to sunset and be in compliance with the noise ordinance. 

3. A Construction Traffic Management Plan, including certain mitigation measures shall be 
developed by the applicant, owner or operator and shall be submitted to the Virginia 
Department of Transportation (VDOT) and the County Administrator or his designee for 
review and approval.  The Plan shall address traffic control measures along South Boston 
Road (SR 600) pre-and post-construction road evaluation and any necessary repairs to the 
public roads that are required as a result of any damage from the solar energy facility 
construction and/or expansion.  All VDOT permits must be received and be approved by 
VDOT and an approved copy provided to the County Administrator or his designee prior 
to site construction or expansion occurring on the premises. 

4. A Site Parking and Staging Plan shall be submitted as a part of the Site Development 
Plan approval process that demonstrates a site access plan directing both employee and 
delivery traffic to minimize conflicts with local traffic on South Boston Road (SR 600) 
and state roads leading to the site such as Thomas Jefferson Parkway (SR 53) and the 
VDOT Cunningham Roundabout to avoid traffic delays during peak construction times.  

5. A Construction Mitigation Plan shall be submitted as a part of the Site Development Plan 
approval process that addresses dust mitigation where all construction roads and areas 
shall remain dust-free by the use of a water truck or other approved method to keep soil 
and sediment on the premises.  Burning operations must follow all local and state burning 
restrictions and distances from property lines and combustibles.  The plan must address 
both dust and smoke migration so as not to be of a general nuisance to adjoining property 
owners during site construction, expansion and/or burning operations on the premises. 

6. A minimum fifty (50) foot setback shall be maintained from all public right-of-ways and 
all agriculturally and residentially zoned properties, either occupied or unoccupied, until 
such time that the property is converted to commercial or industrial uses, at such time the 
setback can become the underlying zoning district setback amount for such district.   

7. A twenty-five (25) foot vegetative buffer utilizing double staggered rows of evergreen 
trees planted every ten (10) feet on center with a minimum planting height of four (4) feet 
and achieving eight (8) feet in height within three (3) years shall be installed when there 
is not mature vegetation on the perimeter of the premises along the public right-of-way or 
adjacent to agricultural or residential land uses.  Site groundcover for the use should 
consist of a variety of native groundcovers that benefit bees, birds and beneficial insects 
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and the use of any synthetic herbicides to control and maintain groundcover areas post-
construction or post-expansion shall not be permitted on the premises.   

8. The applicant, owner or operator shall coordinate directly with the Fluvanna County Fire 
Chief to provide solar energy educational information and/or training to the respective 
County personnel responding to the solar energy facility use in regards to how to respond 
to any emergencies that may occur on the premises.  The Fire Chief shall be provided 
with the construction manager’s direct contact information during construction or 
expansion and the remote manager’s direct contact information during site operations. 

9.  A decommissioning plan shall be approved by the County Administrator or his designee 
prior to approval of a site development plan or any building permits being issued for the 
solar energy facility use.  If the solar energy facility use is inactive completely or 
substantially discontinuing the delivery of electricity to an electrical grid for a continuous 
twenty-four (24) month period it shall be considered abandoned.  The applicant, owner or 
operator shall provide notice to the County Administrator or his designee in writing once 
the property becomes inactive as a solar energy facility use.  The decommissioning of the 
site shall commence within six (6) months of receipt of such notice from the applicant, 
owner or operator with Fluvanna County and a name and physical address of such entity 
that would perform such decommissioning of the site shall be provided for the premises. 

 
Suggested Motion: 
 
I move that the Planning Commission recommend Approval of SUP 20:04, a special use permit 
request to allow for a major utility / solar energy facility on 62.4 +/- acres known as Tax Map 18 
Section A Parcel 44 and subject to the nine (9) recommended conditions within the Staff Report. 
 
Attachments: 
 
Application and APO Letter 
Aerial Vicinity Map 
Conceptual Plan 
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132 Main Street 
P.O. Box 540 

Palmyra, VA 22963 
(434) 591-1910 

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

COUNTY OF FLUVANNA 

“Responsive & Responsible Government” 

 

 
 MEMORANDUM 

Date: March 1, 2021 
Valencia Porter  
Douglas Miles 

From: 
To: 

Subject: SUP 20:04 Cunningham Solar LLC APO Memo 

 
 

Please be advised the attached letter went out to the attached list of Adjacent 
Property Owners for the March 9, 2021 Planning Commission meeting.
 

http://www.fluvannacounty.org/


132 Main Street 
P.O. Box 540 

Palmyra, VA 22963 
(434) 591-1910 

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

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 

NOTICE OF PUBLIC HEARING 
March 1, 2021 

 
«Name» 
«Address» 
«City_State» «ZIP» 
TMP#«TMP» 
 
RE: Public Hearing on SUP 20:04 
 
Dear «Name»: 
 
This letter is to notify you that the Fluvanna County Planning Commission will hold a public hearing on: 
 
 Purpose: Planning Commission Public Hearing 
 Date:  Tuesday, March 9, 2021 
 Time:  7:00 PM (Virtual Meeting) 
 Location: Fluvanna County Library 
 
The applicant or applicant’s representative will be available at the Planning Commission meeting for: 
 
SUP 20:04 Cunningham Solar, LLC– A request for a Special Use Permit in the A-1, Agricultural, General 
District to construct a utility, major use (solar energy facility) on 62.4 +/- acres, Tax Map 18, Section A, 
Parcel 44.  The property is located on the east side of South Boston Road (SR 600), approximately 0.2 
miles north of its intersection with Thomas Jefferson Parkway (Route 53).  The subject parcel is within 
the Rivanna Community Planning Area and the Fork Union and Palmyra Election Districts. 

You are welcome to join online the public hearing and will have an opportunity to comment, if desired.  
The Planning Commission meeting is being held virtually due to the COVID-19 pandemic, instructions for 
participation in the Planning Commission public hearing will be available on the County’s website 
http://www.fluvannacounty.org along with the Agenda and staff report. You can also contact the 
Fluvanna County Planning & Community Development Department, 8:00 am – 5:00 pm, Monday through 
Friday.  If you have any questions regarding the application or the public hearing, please contact me at 
434.591.1910 or at dmiles@fluvannacounty.org for further information on this planning request. 
 
Sincerely, 
 
Douglas Miles 
 
Douglas Miles, AICP, CZA 
Community Development Director 
 

http://www.fluvannacounty.org/
mailto:dmiles@fluvannacounty.org


 

 

 

ADJACENT PROPERTY OWNERS SUP 20:04 

TAX MAP NAME ADDRESS CITY/STATE/ZIP 

18 A 32 DONALD S. BATTEN PO BOX 116 
 

CHARLOTTESVILLE, VA 22902 
 18 A 43B, 18 A 45 MATTHEW D & JULIE D BRYANT 120 S BOSTON RD 

 
PALMYRA, VA 22963 
 18 A 44, 18 A 43A CENTRAL VIRGINIA ELECTRIC COOP 

 
PO BOX 247 
 

LOVINGSTON, VA 22949 
 18 A 46 FLUVANNA COUNTY HABITAT FOR HUMANIT 

 
105 CROFTON PL STE 9 
 

PALMYRA, VA 22963 
 18 A 42 JAMES R GERLING & JAMES R GERLING JR 65 PONDEROSA LN 

 
PALMYRA, VA 22963 
 18 2 5 JAMES A & LIANA J HASELTINE 540 S BOSTON RD 

 
PALMYRA, VA 22963 
 18 A 43, 18 A 28, 18 A 27 ANNE ELIZABETH LUNIEWSKI 3687 THOMAS JEFFERSON PKWY 

 
PALMYRA, VA 22963 
 18 A 31 JEFFREY W MEADOWS 408 COOPER ST 

 
SPOTSYLVANIA, VA 22551 
 18 2 1 

 
 

BRIAN S & SHANNON W TAYLOR 11 HORSEBACK LN 
 

PALMYRA, VA 22963 
 18 A 42A CRAIG S & SUSAN JANE WHITE 1667 CENTRAL PLAINS RD 

 
PALMYRA, VA 22963 
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PLANNING COMMISSION STAFF REPORT 
 
 
To: Fluvanna County Planning Commission   From: Douglas Miles, AICP, CZA 
Request: Ballinger Bluffs Sketch Plan Review  District: Columbia Election District 
  
General Information:  A Sketch Plan application request for Planning Commission review 

on Tuesday, March 9, 2021 at 7:00 pm in the Fluvanna County 
Library Meeting Room. 

 
Project Name:    Ballinger Bluffs Rural Cluster subdivision 
 
Applicant:    Quigley Properties, LLC 
 
Owner:    Timothy Miller, PE, LS 
 
Site Consultant:   Meridian Planning Group, LLC – Timothy Miller, PE, LS 
 
Requested Action: Planning Commission review of a Sketch Plan for a proposed rural 

cluster subdivision with respect to 48.4 +/- acres of Tax Maps 31, 
Section A, Parcel 41 and 31, Section 1 Parcel A. The applicant is 
proposing 20 lots with designated open space and a separate request 
for a Special Use Permit to allow for a central sewer system known 
as wastewater treatment units. 

 
Site Location: The subject parcels are located along Oak Creek Road. 
 
Existing Zoning:  A-1, General Agricultural Zoning District 
 
Existing Land Use:  Vacant land 
                                              
Adjacent Land Uses:  Adjacent properties are zoned A-1, General Agricultural and contain 

single-family dwellings or are vacant parcels. 
 
Comprehensive Plan:  Rural Residential and Rural Conservation Planning Areas 
 
Rural Clustering Requirements: 
 
The Zoning Ordinance provides the requirements for all rural cluster subdivisions in an A-1 zoning 
district. Pursuant to the Subdivision Ordinance, a yield plan and sketch plan are required to be 
submitted together for review by the Planning Commission.  The yield plan is used to determine 
the number of lots that could practically be developed on the subject property as a conventional 



subdivision, in accordance with all applicable regulations. The sketch plan is a conceptual, 
informal map of the proposed rural cluster major subdivision used for the purpose of discussion 
and providing the applicant with comments before investing in the preparation of a preliminary or 
final plat of the rural cluster subdivision development. 
 
The applicant has submitted the required yield plan and rural cluster sketch plan.  The Yield plan 
and Sketch Plan are similar in detail and the proposed Sketch Plan has been prepared to conform 
to the required density, setbacks, frontage, and yard requirements for rural cluster subdivision lots. 
 
Applicant’s Revised Application: 
 
This will be a cluster subdivision of Tax Map 31 Section 1 Parcel A and Tax Map 31 Section  A 
Parcel 41.  The cluster subdivision will be completed in one phase and Phase 1 will consist of Lots 
1 through 19 and be accessed from Oak Creek Road with one (1) open space parcel.  The Yield 
Plan is showing a total of 20 lots that meet the A-1 Ordinance requirements for minimum area, 
minimum frontage and setbacks.  The Cluster Plan shows a total of 20 rural cluster lots.  All lots 
will have frontage on and be accessed from internal roads and all internal roads will be approved 
by VDOT and they will be dedicated to public use during the subdivision plat approval process. 
 
Water and Sewer: 
 
Each of the lots will have a private well for water supply.  A Special Use Permit has been submitted 
for approval of central sewer systems (CSS) to provide sewer for 20 rural cluster lots.  They will 
consist of engineered wastewater treatment units and subsurface dispersal.  Gravity sanitary sewer 
mains will be constructed to convey wastewater from each house to the CSS.  All of the CSS and 
gravity sewer mains will be owned by the Home Owners Association (HOA).  Operation and 
maintenance of the CSS and gravity sewer mains will be performed by a firm certified in 
accordance with the Virginia Regulations.  The HOA will contact the firm and the HOA dues will 
be used to pay for these services.  If the Special Use Permit is not approved, then each of these lots 
will have an individual drainfield and each homeowner will be responsible for maintenance of 
their drainfield. 
 
The proposed Sketch Plan has been prepared with some consideration to existing topography and 
overall soil suitability as to maximize the efficient use of available, flat land. The applicant has 
delineated areas with steep slopes that are greater than 20% and wetlands and floodplain areas, but 
they are generally found below the proposed cluster lots near Ballinger Creek.  Overall, the steep 
slopes are much less than the previous rural cluster request due to this change with the removal of 
the Courthouse Road tract of land that contained several steep slopes and rocky bluff conditions. 
 
The proposed open space area has been designed to “promote the uses designated for such open 
space and to protect and promote the rural character of the area, and provide for contiguous 
greenways and wildlife corridors” as prescribed in the ordinance.  The applicant has ensured that 
the open space will not be utilized for individual drainfields throughout the residual parcel that is 
meant for preservation purposes.  County Staff would encourage better rural preservation efforts 
but given the fact that the proposed rural cluster lots have been decreased from fifty (50) lots down 
to twenty (20) lots this rural cluster Sketch Plan request is looked at more favorably by the Staff. 



 
Proposed Utilities: 
 
The applicant has indicated that the proposed lots within the rural cluster development will be 
served by private wells and a central sewer system as wastewater treatment units by Special Use 
Permit (SUP) as a companion case to this Sketch Plan request and as reviewed by the Virginia 
Department of Health (VDH) Blue Ridge Health District staff members located in Charlottesville. 
 
Josh Kirtley, VDH, Environmental Health Technical Consultant, provided a complete comments 
letter dated October 30, 2020 and we have included some of his key comments within the staff 
report that relate to the proposed Ballinger Bluffs Rural Cluster Sketch Plan request as follows: 
 
As indicated in the submitted materials, the applicant is proposing multiple, smaller treatment and 
dispersal systems to be shared between four (4) lots in order to accommodate the proposed 
development.  During the conference call on October 22nd the applicant indicated satisfactory 
soil conditions and measured saturated conductivity (Ksat) rates in one of the areas that received 
review.  This note is to acknowledge that acceptable soil conditions are expected to be found for 
the other dispersal areas given the large size of this parcel.  Background research by the Health 
Department indicates that favorable soil conditions can be expected in the Nason and Tatum soils 
that overlay a large portion of the property.  Please note that additional soil borings and testing 
will be required for each proposed dispersal area as a part of the VDH permitting process. 
 
Erosion and Sediment Control: 
 
The Community Development Director and the ESC Plans Reviewer met with the applicant on 
September 24th prior to him filing a Sketch Plan.   We discussed some of our initial concerns such 
as the steep slopes and proposed road curvature issues.  The applicant revised his cluster layout 
based upon those comments resulting in three (3) lots being removed from the proposed layout.   
 
The Community Development Director and the ESC Plans Reviewer conducted a conference call 
with the applicant on December 28th and the ESC Plans Reviewer provided these comments based 
upon the Sketch Plan submittal and raised concerns with the amount of existing contour lines that 
are not provided on the plans and with certain areas shown as “obscure area” on the sketch plan.   
 
The ESC Plans Reviewer cited Subdivision Ordinance Section 19-4-5 Yield Plan required for 
Cluster subdivision that states: “Consideration shall be given, among other things, to the area of 
land which would be occupied by roads and other areas not usable for building or individual sale, 
including but not limited to, steep slopes, floodplain, land usually covered by water and land not 
suitable for building and/or installation of utilities due to soil type, topography or other physical 
or legal conditions.”  
 
 The ESC Plans Reviewer stated the yield plan should identify all slopes that are greater than 
twenty (20) percent. The applicant has added the required contour lines to the former obscure areas 
and he has provided the location of the existing steep slopes by hatching them and they have been 
significantly reduced in the final twenty (20) lot rural cluster layout.  The appropriate stream 
buffers have been added to the most recent rural cluster layout meeting another ordinance standard.  



 
Conclusion: 
 
The proposed rural cluster subdivision has met all of the requirements of the Fluvanna County 
Subdivision and Zoning Ordinances relative to floodplain, steep slopes, and resource protection 
areas (RPA) as stated above in the ESC comments.  According to the submitted sketch plan, the 
proposed development does not exceed the maximum allowable density of one dwelling unit per 
two acres, and the required 75% of open space has been provided, but there has been no actual 
rural preservation achieved to promote the rural character of the area.  The applicant has attempted 
to provide for contiguous greenways and wildlife corridors by preserving a seventy-five (75) buffer 
area along Ballinger Creek located way down below the proposed, rural cluster lots in the layout. 
 
The proposed subdivision appears to meet the intent of the Comprehensive Plan, which states that 
“Rural residential areas conserve open space by clustering development or developing on larger 
lots. Projects should achieve the goal of preserving as much open space, and thus rural character, 
as possible.”  The revised rural cluster Sketch Plan application is preserving adequate open space 
and the request has been improved by the reduction of the steep slopes and rocky bluff conditions. 
 
Recommended Conditions: 
 
If approved, Staff recommends that the following conditions: 

1. The rural cluster subdivision will contain no more than twenty (20) residential lots. 
2. Prior to final plat approval, the request shall be meeting all VDOT requirements; 
3. Prior to final plat approval, the request shall meet all Health Department requirements.  
4. Preliminary and final subdivision plat review and approval shall be granted. 

 
Suggested Motion: 
 
I move that the Planning Commission (approve / deny / defer) SUB 20:33 Ballinger Bluffs Sketch 
Plan, a request for twenty (20) residential lots plus open space, with respect to 48.4 +/- acres of 
Tax Map 31 Section A Parcel 41 and Tax Map 31 Section 1 Parcel A subject to the four (4) 
conditions found within the staff report. 
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