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FLUVANNA COUNTY PLANNING COMMISSION 
MEETING MINUTES 

Carysbrook Performance Arts Center 
8880 James Madison Hwy, Fork Union, VA 23055 

Tuesday, May 7, 2024 
Work Session 6:00pm | Regular Meeting 7:00pm  

 
MEMBERS PRESENT:   Barry Bibb, Chair 
     Kathleen Kilpatrick, Commissioner  
     Eddie Shifflett, Commissioner  
     Howard Lagomarsino, Commissioner 
     Lorretta Johnson-Morgan, Commissioner 
     Mike Goad, Representative of Board of Supervisors 
 
ABSENT:    None          
 
STAFF PRESENT:   Todd Fortune, Director of Planning 
       Dan Whitten, Fluvanna County Attorney 
     Jason Overstreet, Senior Planner 
     Kayla Polychrones, Administrative Assistant 
 
WORK SESSION CALL TO ORDER: 
At 6:02 pm, Chair Bibb, called the May 7, 2024 Work Session to Order, led the Pledge of Allegiance, and then he 
conducted a Moment of Silence. 
 
Solar Ordinance Review Committee 
 

• March 6, 2024 – The Board of Supervisors approved a resolution of intention to amend §22-4-2.2 to 
remove utility scale solar generation facilities as a use allowed by special use permit in the 
Agricultural, A-1 Zoning District. The Committee had the task of considering the removal of such use 
from the A-1 zoning district. The Planning Commission must hold a public hearing by June 20, 2024 
regarding the removal of the use. 

• Committee discussed two options of creation of a new zoning district that authorizes utility scale solar 
facilities and minor scale solar facility by special use permit; or creating a zoning overlay district that 
authorizes utility scale solar facilities and minor scale solar facilities by special use permit. 

• Presentation by Dan Whitten, County Attorney: Consideration to Add Supplemental Regulations  
• Concerns from Commission included topography analysis, visual appeal, safety, and pending 

applications.  
• Next Step:  The Planning Commission will address removal of utility scale solar use from A-1 at 6/11 

Planning Commission Public Hearing. Recommendations to be presented to Board of Supervisors 
Public Hearing on July 3, 2024.  

 
Chairman Bibb closed Work Session at 7:01 PM. 
 
CALL TO ORDER, THE PLEDGE OF ALLEGIANCE AND A MOMENT OF SILENCE: 
At 7:02 pm, Chair Bibb, called the May 7, 2024 Regular Meeting to Order, led in the Pledge of Allegiance and 
then he conducted a Moment of Silence. 
 
DIRECTOR’S REPORT – Todd Fortune, Director of Planning 
Announcements and Updates 

• County staff has been approached by two solar developers about potential projects; No applications for 
these projects have been received at this time.  

Upcoming Zoning Cases 
• None 

Upcoming Meetings 
• June, 11 2024 – Morris Room 
• July 9, 2024 – Morris Room 

 
PUBLIC COMMENTS #1  
At 7:06 pm, Chair Bibb opened the first round of public comments. With no one wishing to speak, Chair Bibb 
closed the first round of public comments at 7:06 pm.  

 
MINUTES OF APRIL 9, 2024 
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PUBLIC HEARINGS  
 
ZMP24:01 – Pratap Rai – Proffer Amendment  

• Ordinance to amend proffers of ZMP 09:04 with respect to 1.27 acres of TMP 5-A-54. This amendment 
would permit previously proffered out commercial uses such as a personal services establishment. There 
is currently an office, a non-conforming use of beauty parlor, and single-family dwelling occupying 
existing buildings.  

• Mr. Rai has signed a proffer statement for the additional uses and has expressed willingness to connect 
to public water and sewer once it is available. Mr. Rai acknowledged VDH conditions for personal 
services listed in signed proffer amendment regardless of connecting to public sewer and water. 

• Mr. Rai states his goal is to build a future office building and more commercial spaces such as a 
pharmacy, small fast food restaurant, medical office, and personal services establishment. 

 
 

 
 
 
 
 
With no one else wishing to speak, Chairman Bibb closed Public Hearing at 7:24 PM. 
 
PRESENTATIONS 
 None 
SITE DEVELOPMENT PLANS 

None 
SUBDIVISIONS 
 None 
UNFINISHED BUSINESS 

None 
NEW BUSINESS 

  
SUP23:01 – White Oak Tree Solar LLC – Request for Deferral – Dan Whitten, County Attorney 

 
 

 
    
 
 

 
PUBLIC COMMENTS #2: 

Chair Bibb opened the second round of Public Comments at 7:27 pm.  
With no one wishing to speak, Chair Bibb closed the second Public Comments period at 7:27 pm. 

 
 ADJOURNMENT 
 

 
 
 
 

 
 

 
Minutes were recorded by Kayla Polychrones, Administrative Programs Specialist. 

 
 

 __________________________________ 
Barry Bibb, Chair 

Fluvanna County Planning Commission 

MOTION: To Approve the Regular meeting minutes of the Planning Commission of 
April 9, 2024. 

MEMBER: Bibb Kilpatrick Shifflett Lagomarsino Morgan 
ACTION:   Second Motion  
VOTE: Aye Aye Aye Aye Aye 
RESULT: 5-0 Approved, as presented  

MOTION: Motion to defer ZMP 24:01 to June 11, 2024 pending review from VDH 
MEMBER: Bibb Kilpatrick Shifflett Lagomarsino Morgan 
ACTION:  Second   Motion 
VOTE: Aye Aye Aye Aye Aye 
RESULT: 5-0 approved deferral 

MOTION: Motion to accept deferral from White Oak Solar LLC to September 10  
MEMBER: Bibb Kilpatrick Shifflett Lagomarsino Morgan 
ACTION:  Motion  Seconded  
VOTE: Aye Aye Aye Aye Nay 
RESULT: 4-1 Deferral Request Accepted 

MOTION: Motion to Adjourn the May 7, 2024 Planning Commission Regular 
meeting at 7:27 pm 

MEMBER: Bibb Kilpatrick Shifflett Lagomarsino Morgan 
ACTION:   Second Motion  
VOTE: Aye Aye Aye Aye Aye 
RESULT: 5-0 approved adjournment 
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COUNTY OF FLUVANNA
  

PLANNING COMMISSION STAFF REPORT 

To: Fluvanna County Planning Commission  From: Todd Fortune 
Request: Rezoning from A-1 to I-1  District: Columbia Election District  

 General Information: 

Applicant:  

Representative: 

Requested Action:  

Existing Zoning: 

Zoning History: 

Existing Land Use: 

This rezoning request is to be heard by the Planning Commission 
on Tuesday, June 11, 2024 at 7:00 pm at the County 
Administration Building, Morris Room. 

J.T. Jakubowski on behalf of BHL Group, et al 

BHL Group 

ZMP 24:02 BHL Group LLC, et al – A request to amend the 
Fluvanna County Zoning Map to rezone 4.125 acres of Tax Map 5 
Section A Parcel 22 from A-1, Agricultural, General to I-1, 
Industrial, Limited. The property is located on Better Living 
Drive and is in the Zion Crossroads Community Planning Area 
and the Columbia Election District. 

A-1, Agricultural, General

The property is zoned A-1 Agricultural, General. As the area has 
been developed for industrial use, surrounding parcels have been 
rezoned to I-1, Industrial, Limited to allow for industrial 
development.  

Agricultural 

Applicant Summary: 

The owner of this 4.125-acre parcel is looking to have the property rezoned. The owner had 
requested a Boundary Line Adjustment (BLA) to allow for road access (Better Living Drive) to 
the property. Due to the layout of the parcel, it is currently not accessible by road. Since this 
parcel is zoned differently from surrounding parcels, a BLA is currently not allowed. A rezoning 
of the property is necessary to allow for a BLA that would give the property access to the road. It 
would also allow the owner to market the property to prospective businesses. 



Comprehensive Plan: 
 
The subject property is located in the Zion Crossroads Community Planning Area. This area 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. 
 
Large, medium, and small commercial businesses, along with office, civic, and multifamily 
residential uses, combine to form a neotraditional development or series of interconnected 
developments. Commercial and office structures do not exceed six stories, and residential 
density is up to ten dwelling units per acre (10 du/ac). Density may be increased with incentives 
such as open space, affordable housing, or transfer of development rights, depending on the 
zoning district standards. 
 
Technical Review: 
 
The Technical Review Committee had no concerns with the re-zoning. There were a few 
comments regarding future development of the property. 
 
Public Utilities: Advised that if/when the owner has something built on the property, they 

may need to talk about utility hookups. 
 
Building official: Advised that if/when the owner has something built on the property, 

permits will be addressed at that time.  
 
VDH:   The only issues they would have pertain to water/sewer hookups if/when 

the property is developed.  
 
VDOT:   When a site plan is submitted for development of the property, make sure 

the plans meet all applicable VDOT requirements.  
 
Planning Analysis: 
 
The subject property is zoned A-1 and is located on Better Living Drive in the Zion Crossroads 
Industrial Park. All of the surrounding properties are zoned I-1. The subject property currently 
does not have road access, and a Boundary Line Adjustment (BLA) is needed to give the property 
sufficient road frontage for access to Better Living Drive. Due to the current zoning, the subject 
property is zoned differently from surrounding properties, a BLA is currently not feasible. Once 
the property is rezoned and a BLA made, the owner wishes to market the property.  
 
Per the proffer statement dated June 5, 2024 (attached), the applicant has agreed to proffer out 
the following uses: Self-storage facilities; car washes; shooting ranges, indoor; railroad facilities; 
wood storage, temporary; shooting ranges, outdoor; sawmills, permanent; aviation facilities; and 
utilities, major. 
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Summary Conclusion: 
 
A rezoning of this property would serve two purposes: 1) to allow for a Boundary Line 
Adjustment so the property can have road access to Better Living Drive; and 2) allow for uses 
consistent with the surrounding properties and the Zion Crossroads Industrial Park (where the 
property is located).    
 
Suggested Motion: 
 
I move that the Planning Commission recommends (approval / denial / deferral) of ZMP 24:02, a 
request to amend the Fluvanna County Zoning map to rezone 4.125 acres of Tax Map 5 Section 
A Parcel 22 from A-1, Agricultural, General to I-1, Industrial, Limited subject to the revised 
proffers dated June 5, 2004. 
 
Attachments: 
 
Rezoning Application  
Fluvanna County APO and Community Letters 
Statement of Proffers dated June 5, 2024 
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Pratap Rai 
4750 Mechunk Road 
Keswick, VA 22947 
May 29, 2024 

Fluvanna County Planning and Zoning 
132 Main Street 
Palmyra, VA 22963 
 
RE: ZMP 24:01 – Tax Map 5 Section A Parcel 54 

Dear Fluvanna County Planning and Zoning: 

This letter is to confirm my request for a deferral of ZMP 24:01 Public Hearing from June 11th, 2024 
Planning Commission Agenda to the July 9th, 2024 Planning Commission Agenda. I am currently working 
on coming into compliance with the Virginia Department of Health Requirements.  

I look forward to continuing to work with Staff and the Planning Commission on this proffer 
amendment. 

Sincerely, 

Pratap Rai 

DocuSign Envelope ID: 93A054B6-1C1D-4F8A-BD2A-A91813FFA033

5/31/2024



PLANNING COMMISSION 
County of Fluvanna 
Palmyra, Virginia 

 
RESOLUTION No. 2024-03 

 
A RESOLUTION OF INTENTION TO AMEND THE CODE OF THE COUNTY OF 

FLUVANNA, VIRGINIA BY AMENDING §§ 22-17-7 AND 19-9-6 TO AMEND ZONING AND 
SUBDIVISION FEES 

  
 

WHEREAS, the regulations established in the Fluvanna County Zoning Code (“Zoning Code”) may from time to 
time be amended, supplemented, changed, modified or repealed by the governing body pursuant to section 15.2-2285 of the 
Code of Virginia; and 
 

WHEREAS, in accordance with section 22-20-1 of the Zoning Code, the Fluvanna County Planning Commission 
(“Planning Commission”) can adopt a resolution of intention to propose an amendment to the Zoning Code; and   
 

WHEREAS, the Planning Commission desires to propose an amendment to the Zoning Code by amending §§ 22-
17-7 and 19-9-6 to amend the County’s zoning and subdivision fees; and 
   

WHEREAS, the Planning Commission shall hold a public hearing on such proposed amendments after notice as 
required by section 15.2-2204 of the Code of Virginia, and may make appropriate changes in the proposed amendment as a 
result of such hearing. 
 

NOW, THEREFORE, BE IT RESOLVED, the Planning Commission proposes an amendment to the Zoning 
Code by amending §§ 22-17-7 and 19-9-6 to amend County’s zoning and subdivision fees; and 

 
BE IT FURTHER RESOLVED, the Planning Commission authorizes the Director of Planning to advertise the 

proposed amendment for a public hearing on July 9, 2024; and 
 

THE FOREGOING RESOLUTION WAS DULY AND REGULARLY ADOPTED by the Fluvanna County 
Planning Commission at a meeting of the Commission held on the 11th day of June, 2024: 

 

 AYE NAY ABSTAIN ABSENT MOTION SECOND 
Barry Bibb, Cunningham District 
 

      

Lorretta Johnson-Morgan, Columbia 
District 

      

Kathleen Kilpatrick, Fork Union District 
 

      

Howard Lagomarsino, Palmyra District 
 

      

Eddie Shifflett, Rivanna District 
 

      

 
 
Attest: 
 
_______________________________ 
Barry Bibb, Chair 
Fluvanna County Planning Commission 















BUILDING INSPECTIONS MONTHLY REPORT
County of Fluvanna

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

2020 12 13 23 14 8 19 19 17 16 20 22 11 194

2021 15 9 19 20 16 22 15 11 8 22 13 8 178

2022 17 11 20 11 18 32 10 9 11 12 9 4 164

2023 5 6 6 12 12 6 10 5 7 8 9 7 93

2024 9 7 13 7 8 0 0 0 0 0 0 0 44

2020 0 0 0 0 1 6 0 0 6 0 0 0 13

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

2022 0 0 0 0 0 0 0 0 0 0 0 0 0

2023 0 8 0 0 0 0 0 0 0 0 0 7 15

2024 0 0 0 0 0 0 0 0 0 0 0 0 0

2020 0 0 0 0 0 0 0 0 1 0 0 0 1

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

2022 0 0 0 0 0 0 0 5 0 0 0 0 5

2023 1 0 0 0 0 0 0 0 0 0 0 0 1

2024 0 0 0 0 0 0 0 0 0 0 0 0 0

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

2021 28 14 43 39 31 40 30 29 26 30 35 33 378

2022 33 48 60 45 47 50 51 63 45 63 51 44 600

2023 52 34 51 34 36 28 36 35 45 39 43 37 470

2024 39 33 45 31 43 0 0 0 0 0 0 0 191
* Trade permits count not in .

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

2021 1 3 3 6 3 6 1 3 2 4 4 2 38

2022 3 4 13 6 5 2 5 4 5 3 0 2 52

2023 7 2 7 5 6 2 5 8 4 7 5 6 64

2024 1 6 5 3 9 0 0 0 0 0 0 0 24

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

2021 0 0 7 1 5 2 3 4 1 0 1 2 26

2022 0 2 4 4 1 0 3 3 0 0 0 0 17

2023 1 0 6 1 2 4 0 0 0 2 0 0 16

2024 0 0 1 3 3 0 0 0 0 0 0 0 7

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

2021 1 0 1 0 0 0 1 0 0 0 2 0 5

2022 0 0 0 0 0 2 3 2 0 2 1 0 10

2023 1 1 0 1 0 0 0 0 0 0 0 0 3

2024 0 0 0 0 0 0 0 0 0 0 0 0 0

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

2021 51 26 73 66 55 70 50 47 37 56 55 45 631

2022 54 65 97 66 71 86 72 77 61 80 61 50 840

2023 67 51 64 52 51 40 52 48 56 56 57 57 651

2024 49 46 64 44 63 0 0 0 0 0 0 0 266
* Trade permits count not included as in previous years 

2020 $2,292,161 $3,206,055 $7,238,708 $2,997,448 $2,245,411 $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 $2,506,869 $4,952,702 $3,473,256 $5,766,891 $2,885,146 $2,506,053 $2,046,134 $3,637,390 $4,633,868 $2,712,396 41,734,789$    

2022 $5,073,054 $3,017,155 $5,012,175 $2,937,240 $5,694,955 $9,371,750 $11,374,772 $17,974,068 $2,743,309 $4,363,026 $6,842,941 $1,046,000 75,410,524$    

2023 $3,929,572 $4,916,308 $3,029,674 $3,087,131 $6,370,476 $3,088,398 $4,234,315 $3,224,163 $2,474,897 $2,332,220 $3,542,065 $4,921,239 45,140,458$    

2024 $4,126,791 $1,874,058 $5,852,079 $2,471,063 $3,280,586 $0 $0 $0 $0 $0 $0 $0 17,604,577$    

BUILDING VALUES FOR PERMITS ISSUED

TOTAL

BUILDING

VALUES

Building Official: Period:

Andrew Wills May-2024

BUILDING PERMITS ISSUED

Swimming 

Pools

Commercial/ 

Industrial 

Build/Cell 

Towers

TOTAL 

BUILDING 

PERMITS

NEW - Single 

Family 

Detached 

(incl. Trades 

permits & 

SWMH)

NEW - Single 

Family 

Attached 

(Town Homes)

Multi Family 

(Apartment, 

Duplex)

Additions and 

Alterations

Accessory 

Buildings



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

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

2021 22 10 18 20 18 22 16 11 4 23 13 8 185

2022 16 13 19 11 18 34 11 10 8 13 8 3 164

2023 5 14 9 15 10 7 10 5 10 8 8 14 115

2024 8 6 15 8 9 0 0 0 0 0 0 0 46

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

2021 430 349 465 431 402 426 333 355 419 453 422 356 4,841

2022 304 414 551 449 439 486 594 589 523 400 300 351 5,400

2023 350 298 321 308 288 285 261 294 287 375 297 300 3,664

2024 272 200 226 226 256 0 0 0 0 0 0 0 1,180

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 $15,654 $21,333 $16,184 $23,031 $27,000 $11,923 $9,144 $20,620 $15,563 $9,211 203,796$          

2022 $21,100 $19,347 $23,488 $15,404 $19,739 $23,621 $18,713 $54,782 $11,348 $34,994 $17,567 $6,021 266,124$          

2023 $11,925 $20,870 $11,256 $15,385 $21,848 $9,751 $9,429 $8,207 $10,590 $11,603 $11,462 $14,778 157,104$          

2024 $21,425 $8,680 $19,958 $9,063 $8,812 $0 $0 $0 $0 $0 $0 $0 67,938$            

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 $14,463 $2,500 $2,250 $2,750 $13,581 $2,824 $500 $4,848 $1,625 $1,000 53,268$            

2022 $2,000 $2,050 $9,963 $1,375 $2,250 $10,014 $1,375 $2,175 $27,725 $3,649 $2,175 $375 65,126$            

2023 $625 $1,875 $1,125 $2,300 $1,625 $5,000 $2,408 $625 $4,975 $1,000 $1,000 $1,750 24,308$            

2024 $1,000 $750 $9,584 $1,000 $3,713 $0 $0 $0 $0 $0 $0 $0 16,047$            

2020 $1,650 $1,600 $3,000 $1,700 $15,550 $3,050 $2,350 $2,300 $2,900 $2,850 $1,600 $1,700 26,250$            

2021 $2,150 $1,150 $3,650 $2,950 $2,650 $3,400 $2,450 $1,850 $1,300 $2,900 $1,900 $1,150 27,500$            

2022 $1,900 $1,400 $3,900 $1,650 $2,300 $3,900 $1,800 $1,500 $1,500 $2,000 $1,450 $750 24,050$            

2022 $1,350 $1,950 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 3,300$              

2024 $0 $800 $2,250 $1,150 $1,800 $0 $0 $0 $0 $0 $0 $0 6,000$              

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 $25,000 $22,797 $37,351 $18,429 $24,289 $37,535 $21,888 $58,457 $40,573 $40,643 $24,584 $7,146 290,061$          

2022 $25,001 $22,797 $37,351 $18,429 $24,289 $37,535 $21,888 $58,457 $40,573 $40,643 $24,584 $7,146 335,300$          

2023 $13,900 $24,395 $12,381 $17,685 $23,473 $14,751 $11,837 $8,834 $15,565 $12,603 $12,462 $16,528 184,714$          

2024 $22,425 $10,230 $31,792 $11,213 $14,325 $0 $0 $0 $0 $0 $0 $0 89,985$            

LAND DISTURBING PERMITS ISSUED

Zoning Fees  

collected by 

Building Dept 

starting 

February 2024

TOTAL

FEES

LAND 

DISTURBING 

PERMITS

INSPECTIONS COMPLETED

FEES COLLECTED

TOTAL 

INSPECTIONS

Building 

Permits

Land 

Disturbing 

Permits
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