


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

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

********** 
PLEDGE OF ALLEGIANCE 

 
I pledge allegiance to the flag  

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

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

 
********** 

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

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

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

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

such tactics.  The Chairman shall be the judge of such breaches, however, the Commission may vote to overrule 
both. 

 
4. When a person engages in such breaches, the Chairman shall order the person’s removal from the building, or may 

order the person to stand silent, or may, if necessary, order the person removed from the County property. 
PUBLIC HEARING RULES OF PROCEDURE 

 
1. PURPOSE 

• The purpose of a public hearing is to receive testimony from the public on certain resolutions, ordinances or 
amendments prior to taking action. 

• A hearing is not a dialogue or debate.  Its express purpose is to receive additional facts, comments and opinion 
on subject items. 

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

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

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

to proceeding to other agenda items. 
• Further public comment after the public hearing has been closed generally will not be permitted. 
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FLUVANNA COUNTY PLANNING COMMISSION 
MEETING MINUTES 

Morris Room – County Administration Building 
132 Main Street Palmyra, VA 22963 

Tuesday, June 11, 2024 
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 
     Kayla Polychrones, Administrative Assistant 
 
 
CALL TO ORDER, THE PLEDGE OF ALLEGIANCE AND A MOMENT OF SILENCE: 
At 7:00 pm, Chair Bibb, called the June 11, 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 

• Three solar developers have approached staff expressing interest in potential projects in various districts 
across the county. They have advised they will likely wait until the Solar Ordinance Committee finishes 
their work before submitting an application. There is to be a public hearing on June 25 regarding 
removal of utility scale solar use in A-1 district.  

• The 2015 Comprehensive Plan will be readopted with changes to Chapters 2 (Land Use and Community 
Design), 5 (Economic Development—data only), and 6 (Historic Preservation). The Plan is ready to move 
to Public Hearing on July 9.  

• Staff Update: Joanna Lehtinen, Planner/GIS Technician, resigned from her position effective June 5. The 
position will be advertised in the next week.  

 
Upcoming Zoning Cases 

• ZTA24:02 – Remove Utility Scale Solar Generation Facilities as a permitted use from A-1, Agricultural, 
General. A public hearing has been set for June 25 to consider this change.  

• Zoning Text Amendment proposed in next two months regarding allowed uses for funeral 
homes/crematoriums. Preliminary discussions between staff and potential business owner have begun, 
however, no application has been received at this time.  

• Rural Cluster Subdivision that may be coming before the Planning Commission in the next few months. 
This would involve 25 lots on approximately 76.7 acres in the Fork Union District.  

Upcoming Meetings 
• June 25, 2024 – Morris Room 
• July 9, 2024 – Morris Room 

 
PUBLIC COMMENTS #1  
At 7:05 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 7:05 pm.  

 
MINUTES OF May 7, 2024 
 

 
 
 
 
 

 

 

 

MOTION: To Approve the Regular meeting minutes of the Planning Commission of 
May 7 2024. 

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

 
• ZMP24:02 – 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. 

o Planning Director stated 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. 

o Applicant, Mr. J.T. Jakubowski was present and addressed Planning Commission with a signed proffer 
statement noting the following I-1 by right land uses (Zoning Section 22-11-2.1) to be excluded: Self-
storage facilities, Car Washes, Shooting Ranges (indoor and outdoor), Railroad Facilities, Temporary 
Wood Storage, Permanent Sawmills, aviation facilities, and major utilities. Mr. Jakubowski stated he 
wanted the parcel to align respectfully with concurring development and direction of the county.  

o Mr. Jakubowski stated he spoke with CEO of Van Der Linde Recycling (adjoining parcel TMP 5-202) and 
they agreed in favor for the rezoning because it would allow them to utilize more of their property 
without an A-1 buffer.  

o When viewing the plat, Chairman Bibb asked what the small property outline was on the Northeast 
corner of the Parcel and staff confirmed it is a private cemetery that is recorded with the Commissioner 
of Revenue (TMP 5-A-21.) To the owners’ knowledge, there is no markers, headstones, plaques, or fence 
indicating a cemetery and its existence only noted as such by the surveyor. A private cemetery is a by 
right use in A-1 and is considered a part of the TMP 5-A-22 according to surveyed plat and deed records. 
Commissioner Kilpatrick encouraged Jakubowski to reach out to local historical society to have a small 
marker placed on cemetery. Commissioner Johnson-Morgan agreed that a small fenced enclosure for 
the cemetery prior to the development would be nice and asked if there is a county code that would 
require this area to be fenced. County Attorney stated there is no code to enforce on this matter in 
current ordinance; however, Virginia State code requires public access to cemeteries for descendants of 
the deceased to visit. Mr. Jakubowski is amenable to putting some kind of marker down prior to 
development and assured reasonable access to family wishing to pay respects.  

o There were no additional comments from public and the hearing closed at 7:19 P.M. 
 

 
 
 
 
 
 

 
 
PRESENTATIONS 

 None. 
 

SITE DEVELOPMENT PLANS 
None 
 

SUBDIVISIONS 
 None 
 
UNFINISHED BUSINESS 

None. 
 
NEW BUSINESS 

• ZMP24:01 Pratap Rai – A letter of request for a deferral was sent to Planning Commission on May 31, 
2024, from Mr. Rai who states he is currently working on coming into compliance with the Virginia 
Department of Health Requirements.  

o Planning Staff has confirmed with VDH that they are in contact with Mr. Rai and he is 
actively working on coming into compliance.  

 
 
 
 
 
 

MOTION: Motion to recommend approval for ZMP24:02 to rezone from A-1 to I-1 
MEMBER: Bibb Kilpatrick Shifflett Lagomarsino Morgan 
ACTION:  Motion   Second 
VOTE: Aye Aye Aye Aye Aye 
RESULT: 5-0 Recommended Approval 

MOTION: Motion to defer ZMP 24:01 to July 9, 2024 pending review from VDH 
MEMBER: Bibb Kilpatrick Shifflett Lagomarsino Morgan 
ACTION:   Motion Second  
VOTE: Aye Aye Aye Aye Aye 
RESULT: 5-0 Approved Deferral Request 
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• Resolution – Request for Public Hearing to amend Section 22-17-7 and 19-9-6: Zoning & Subdivision 
Fees to be held on July 9, 2024.  

o Fees were last amended in 2018. Staff has done comparisons of surrounding counties 
and their fees and has proposed several Fluvanna County Planning and Zoning fees to 
increase, decrease, remove, and add new fees to align with surrounding areas.  

o Amending fees could potentially increase revenue by $25,000.  
 

    
 
 
  
 
 
 
 

• There will be a proposal to amend the Bylaws to add the new Planning Commission Meeting Location 
to the Morris Room in the County Administration Building. The proposed Bylaws amendment will 
come before the commission for approval at July 9th Regular Meeting.   

 
 
 

PUBLIC COMMENTS #2: 
Chair Bibb opened the second round of Public Comments at 7:25 pm.  
With no one wishing to speak, Chair Bibb closed the second Public Comments period at 7:25 pm. 

 
  ADJOURNMENT 
 

 
 
 
 
 
 

 
 

 
Minutes were recorded by Kayla Polychrones, Administrative Programs Specialist.  

 
 

 __________________________________ 
Barry Bibb, Chair 

Fluvanna County Planning Commission 
 
 

MOTION: 
Motion to approve resolution to hold public hearing to amend Section 
22-17-7 and 19-9-6 : Zoning & Subdivision Fees to be held on July 9, 
2024.  

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

MOTION: Motion to Adjourn the June 11,2024 Planning Commission Regular 
meeting at 7:26pm 

MEMBER: Bibb Kilpatrick Shifflett Lagomarsino Morgan 
ACTION:  Second Motion   
VOTE: Aye Aye Aye Aye Aye 
RESULT: 5-0 Approved Adjournment 
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FLUVANNA COUNTY PLANNING COMMISSION 
MEETING MINUTES 

Morris Room – County Administration Building 
132 Main Street Palmyra, VA 22963 

Tuesday, June 25, 2024 
Special Called Meeting 7:00pm  

 
MEMBERS PRESENT: 
     Kathleen Kilpatrick, Commissioner  
     Eddie Shifflett, Commissioner  
     Howard Lagomarsino, Commissioner 
     Lorretta Johnson-Morgan, Commissioner 
     Mike Goad, Representative of Board of Supervisors 
 
ABSENT:    Barry Bibb, Chair       
   
 
STAFF PRESENT:   Todd Fortune, Director of Planning 
       Dan Whitten, Fluvanna County Attorney 
     Kayla Polychrones, Administrative Assistant 
 
 
CALL TO ORDER, THE PLEDGE OF ALLEGIANCE AND A MOMENT OF SILENCE: 
At 7:00 pm, Vice Chair Lagomarsino, called the June 25, 2024 Special Called 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 

• Wawa (SDP 23:07) has submitted an application for a sign permit with accompanying sign plans that are 
currently being reviewed by staff.  

• The Solar Ordinance Committee is tentatively set to meet in mid to late July.  
• Staff Update: The Planner/GIS Technician position has been posted on the county website and is 

currently being advertised. 
 
Upcoming Zoning Cases 

• SDP24:04 – S.B. Cox Inc. Road and Recycling Center – A site development plan has been submitted for a 
proposed recycling center at Amber Hills (Tax Map 4 –A-27A). The Board of Supervisors approved a 
Special Use Permit for the property in 2023 with the condition of an approved site development plan by 
the Planning Commission. The Technical Review Committee has reviewed the preliminary layout in 
October 2022 and has agreed additional review is not necessary.  
 

Upcoming Meetings 
• July 9, 2024 – Morris Room 
• August 13, 2024 – Morris Room 
• September 10, 2024 – Morris Room 

 
PUBLIC COMMENTS #1  
At 7:04 pm, Vice Chair Lagomarsino opened the first round of public comments. With no one wishing to speak, 
Vice Chair Lagomarsino closed the first round of public comments at 7:04 pm.  

 
MINUTES  
None. 

PUBLIC HEARINGS 

ZTA24:02 - A request to amend § 22-4-2.2 of the Fluvanna County Code to remove utility scale solar generation 
facilities as a use allowed by special use permit in the agricultural, A-1 zoning district. 

• On March 6, 2024, the Board of Supervisors passed a resolution stating a desire to remove utility scale 
solar generation facilities as a use allowed by Special Use in the A-1 district. This resolution was 
presented to the Planning Commission on 3/12/24 in a work session. On 3/20/24, the Board of 
Supervisors approved a timeline of 180 days for the Commission to hold a public hearing on this case. 
On 4/9/24, a Solar Ordinance Review Committee was formed with the purpose for enacting § 22-17-21 
to add supplemental regulations for small scale solar generation facilities, minor scale solar generation 
facilities and utility scale solar generation facilities. This committee is formed of two respectively 
appointed members from the Board of Supervisors (Timothy Hodge and Anthony O’Brien ) and two 
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Planning Commissioners ( Lorretta Johnson-Morgan and Kathleen Kilpatrick). The Solar Ordinance 
Review Committee met on 4/24/24 and 5/2/2024. The Committee discussed two options (1) Creating a 
new zoning district that authorizes utility scale and minor scale solar facilities (2) Authorizing utility scale 
and minor scale solar facilities by use of special permit with supplemental regulations. More details of 
this discussion can be found in Board of Supervisors Minutes from 5/15/24. The Planning Commission 
was tasked with holding a public hearing on the removal of utility scale solar from the A-1 Zoning 
District.  

At 7:06 P.M., Vice Chair Lagomarsino opened the Public Hearing.  

Joe Creasy, 38 Jennings Drive, spoke in opposition of removing utility scale solar from A-1. 

Jason Sweeney, 3456 James Madison Highway, spoke in favor of re removing utility scale solar from A-1. 

Gary Wood, CEO of CVEC, spoke in opposition of removing utility scale solar from A-1. 

Karen Bowles, 5520 James Madison Highway, spoke in favor of re removing utility scale solar from A-1. 

Kyle West, Vega Renewables, spoke in opposition of removing utility scale solar from A-1. 

Chloe Hodges, Energy Right, spoke in opposition of removing utility scale solar from A-1. 

George Goin, 952 Rolling Road South, spoke in opposition of removing utility scale solar from A-1. 

Nadine Armstrong, 2979 Bremo Road, spoke in favor of re removing utility scale solar from A-1. 

Harry Kingery, Commonwealth Energy Partners, spoke in opposition of removing utility scale solar from 
A-1. 

With no one else wishing to speak, Vice Chair Lagomarsino closed the Public Hearing at 7:35 PM and 
began Planning Commissioners Discussion.  

• Commissioner Johnson-Morgan spoke in favor of removing utility scale solar use from A-1 and creating a 
new zoning district, S-1, with defined solar ordinances, site plan requirements, and supplemental 
regulations.  

 

 

 

 

 

• Commissioner Kilpatrick stated more research and context is needed to explore supplemental 
regulations, special use process, site agreements, and comprehensive plan on solar before consideration 
of ZTA24:02. Commissioner Johnson-Morgan spoke in favor of an S-1 District with a defined solar 
ordinance. Commissioner Kilpatrick spoke in favor of supplemental regulations for special use permits 
for solar in the A-1 district. Board of Supervisors Representative Goad, confirmed with County Attorney 
that a new zone is not required in order to create supplemental regulations for solar. Vice Chair 
Lagomarsino asked County Attorney what the ramifications for deferral would be. County Attorney 
Whitten stated this case has been advertised for public hearing for July 3rd BOS Meeting and that it 
would be up to the Board of Supervisors to decide if they wanted to wait for Planning Commission 
Recommendation before making a decision at their public hearing at 9/20/2024.   
 

 
 
 
 
 
 

 
 
 
 
 

MOTION: 
Motion to recommend an amendment to 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.  

MEMBER: Bibb Kilpatrick Shifflett Lagomarsino Morgan 
ACTION:     Motion 
VOTE:      
RESULT: Motion Failed for Lack of a Second 

MOTION: 
Motion to recommend deferral of ZTA24:02 to July 9, 2024 to give time for 
Solar Committee Meeting to create specific solar regulations in SUP process 
for utility scale solar use in A-1 

MEMBER: Bibb Kilpatrick Shifflett Lagomarsino Morgan 
ACTION:  Motion Second   
VOTE: ABSENT Aye Aye Aye Nay 
RESULT: 3-1 Recommended Deferral 
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PRESENTATIONS 
 None. 

 
SITE DEVELOPMENT PLANS 

None. 
 

SUBDIVISIONS 
 None 
 
UNFINISHED BUSINESS 

None. 
 
NEW BUSINESS 

None. 
 

PUBLIC COMMENTS #2: 
 
Vice Chair Lagomarsino opened the second round of Public Comments at 8:11 pm.  
 
Nadine Armstrong, 2979 Bremo Road, asked if the Solar Ordinance Committee Meetings is open to the public 
and if input is considered from citizens. County Attorney Whitten answered there is no Public Comment section 
at those meetings.  
 
Kyle West, Vega Renewables, suggested Zoning Text Amendments for solar ordinances in lieu of Re-Zoning.  
 
 Jason Sweeney, 3456 James Madison Highway, spoke with concerns that solar developers meet with county 
officials, Planning Commissioners, and Board of Supervisors, outside of public hearings.  
 
Karen Bowles, 5520 James Madison Highway, spoke with disappointment that not all planning commissioners 
voiced their opinion on ZTA24:02 in the public hearing.  
 
Harry Kingery, Commonwealth Energy Partners, stated they are waiting for a clear stance on solar ordinances 
and/or regulations before holding their Public Hearing for SUP23:01. 
 
Roger Bowles, 5520 James Madison Highway, spoke in disappointment that not all planning commissioners 
voiced their opinion on ZTA24:02 in the public hearing.  
 
Chloe Hodges, Energy Right, spoke against removing solar from A-1 and encouraged focus on ordinances.  
 
With no one else wishing to speak, Vice Chair closed the second round of public comments at 8:32 P.M. 
 
  ADJOURNMENT 
 

 
 
 
 
 
 

 
 

 
Minutes were recorded by Kayla Polychrones, Administrative Programs Specialist.  

 
 

 __________________________________ 
Barry Bibb, Chair 

Fluvanna County Planning Commission 
 
 

MOTION: Motion to Adjourn the June 25,2024 Special Called Planning 
Commission meeting at 8:32 pm 

MEMBER: Bibb Kilpatrick Shifflett Lagomarsino Morgan 
ACTION:   Second  Motion 
VOTE: Absent Aye Aye Aye Aye 
RESULT: 4-0 Approved Adjournment 



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 

 
X      

Lorretta Johnson-Morgan, Columbia 

District 
X     X 

Kathleen Kilpatrick, Fork Union District 

 
X      

Howard Lagomarsino, Palmyra District 

 
X    X  

Eddie Shifflett, Rivanna District 

 
X      

 
 
Attest: 

 

_______________________________ 

Barry Bibb, Chair 

Fluvanna County Planning Commission 



(Seal) 

PUBLIC HEARING 
Fluvanna County Planning Commission 

Tuesday, July 9, 2024, at 7:00 p.rn. 

Pursuant to Virginia Code Sections 15.2-1427 and 15.2-2204, a Public Hearing will be held in the Morris Room of the Fluvanna 
County Administration Building, located at 132 Main Street, Palmyra, Virginia for citizens of the County to have the 
opportunity to appear before and be heard by the Planning Commission for the following item: 

ORDINANCE TO AMEND "THE CODE OF THE COUNTY OF FLUVANNA, VIRGINIA", BY AMENDING§ 22-17-7 
AND§ 19-9-6 TO REVISE THE COSTS OF CERTAIN ZONING AND SUBDIVISION FEES 

Copies of the complete text of the above ordinance are available for public review at https://www.fluvannacounty.org/ 
and at the Office of the Fluvanna County Administrator during normal business hours. Questions may be directed to 
the Planning and Zoning Department, at (434) 591-1910. All interested persons wishing to be heard are invited to 
attend the public hearing. 

TO: Fluvanna Review 

Advertise on the following dates: June 27 & July 4, 2024 

Authorized by: Fluvanna County Planning Commission 

Bill to: Planning Commission 

****************************** 

CONTACT INFORMATION: 
Caitlin Solis 
Clerk, Board of Supervisors 
Fluvanna County 
P. 0. Box 540
Palmyra, VA 22963
csolis@fluvannacountv.org
434-591-1910
434-591-1913



Sec. 22-17-7. - Fees.

The following schedule of fees shall be applicable for zoning submittals and shall supersede any schedule of fees heretofore adopted:

Site Plan Review

    Sketch Plan $  150.00

    Minor Plan $  550.00

    Major Plan $ 1,100.00

    Amendment of Plan $  150.00

Landscape Plan Review* $   50.00

Outdoor Lighting Plan Review* $   50.00

Tree Protection Plan Review* $   50.00

 * If not part of a site plan review

Special Use Permit $  800.00 plus Mailing costs•

  Amendment of Condition $  400.00 plus Mailing costs•

  Telecommunications Towers $  550.00 for colocation, modification, or addition, plus

consultant review fees as set by contract from time to time, plus

mailing costs

New towers require a Special Use Permit, a Site Development

Plan, plus consultant review fees as set by contract from time to

time, plus mailing costs consultant review fees as set by mailing

costs

  Mobile Home $  350.00 plus mailing costs•

  Permit Extension (Mobile Home) $  200.00 plus mailing costs•

Rezoning $ 1,000.00 plus mailing costs•

  Proffer or Master Plan Amendment $  750.00 plus mailing costs•

Zoning Text Amendment $  550.00

  Map $  750.00 plus $ 50.00 per acre

Variance $  550.00 plus mailing costs•

  Appeal of Administrator $  550.00

  BZA Interpretation of Map $   50.00

Zoning Permit $  100.00 Primary Structures

$   50.00 Accessory Bldgs.

Sign Permit $  155.00

Copy of Ordinances•• $   30.00

Comprehensive Plan•• $   50.00

Tax Map Book•• $   30.00



Request for Temporary Exception $   50.00

Outdoor Light Control

Street Sign Installation $  200.00 per intersection

Sign Deposit for Public Hearing $   90.00 per sign

•  Mailing Costs - $20.00 per Adjacent Property Owner (APO) after 1st 15 APO's, Certified Mail

••  Available on-line for free

(Ord. 2-21-18; Ord. 4-18-18; Ord. 5-16-18)



Sec. 19-9-6. - Fees.

The following schedule of fees shall be applicable for subdivision submittals; provided, however, that, except as otherwise expressly provided by law, none of the fees provided for

in this chapter shall apply to any property owned by the County and used for County purposes.

Subdivisions

Major $1,000.00 plus

$ 50.00 per lot (GIS Fee)

Minor $500.00 plus

$ 50.00 per lot (GIS Fee)

Family $200.00 plus

$ 50.00 per lot (GIS Fee)

Resubmission of Preliminary or Final Plat $100.00

Subdivision Ordinance Exception $300.00

Ordinance of Vacation $225.00

Road Maintenance Agreement Reviews $200.00

    Revisions $ 50.00

Dedication Common Lands Doc. Reviews $200.00

  Resubmissions $ 50.00

Homeowner Association Document Review $200.00

    Resubmissions $ 50.00

Health Department Subdivision Revisions $250.00 plus $25.00 lot

Existing System Review $ 50.00

Boundary Adjustment $100.00

Physical Survey $ 50.00

(Ord. 6-17-09; Ord. 8-17-16)



Current Proposed 

Subdivision

Major Subdivision: Sketch, Prelim, Final
$1,000.00 plus $50.00 per lot 

(GIS Fee)
No Change

Minor Subdivision: Sketch, Prelim, Final
$500.00 plus $50.00 per lot 

(GIS Fee)

$750.00 + $50.00 per lot 

(GIS Fee) 

Family Subdivision
$200.00 plus $50.00 per lot 

(GIS Fee)
No Change

Resubmission of Prelim or Final Plat $100.00 No Change

Subdivision Ordinance Exception $300.00 No Change

Ordinance of Vacation $225.00 No Change

Road Maintenance Agreement Reviews $200.00 No Change

Revisions $50.00 No Change

Dedication Common Lands Document Reviews $200.00 No Change

Re-submissions $50.00 No Change

HOA Reviews $200.00 No Change

Re-submissions $50.00 No Change

Health Dept Subdivision Reviews $250.00 plus $25.00 per lot $0.00 

Existing System Reviews $50.00 $0.00

Boundary Adjustment $100.00 $200.00

Physical Survey $50.00 No Change

Site Plan

Sketch Plan $150.00 No Change

Minor Plan $550.00 No Change

Major Plan $1,100.00 No Change

Amendment of Plan $150.00 No Change

Landscape Plan Review $50.00 No Change

Outdoor Lighting Plan Review $50.00 No Change

Site Plan Waiver $0.00 $50.00

Tree Protection Plan Review $50.00 No Change

Special Use Permit $800.00 plus mailing costs

Remove addt. Mailing 

costs

Amendment of Condition $400.00 plus mailing costts

Remove addt. Mailing 

costs

Telecommunications Towers

$550 for colocation, 

modification, or addition, plus 

consultant review fees as set by 

contract from time to time, 

(currently $900) plus mailing 

costs

No Change

Mobile Home
$250.00 plus mailing costs

Remove addt. Mailing 

costs

2024 Fluvanna County Planning & Zoning Fees Research 



Permit Extension - Mobile Home $200.00 plus mailing costs

Remove addt. Mailing 

costs

Sign Deposit for Public Hearing $90.00 per sign $50.00 

Rezoning $1,000.00 plus mailing costs

Remove addt. Mailing 

costs

Proffer or Master Plan Amendment $750.00 plus mailing costs

Remove addt. Mailing 

costs

Sign Deposit for Public Hearing $90.00 $50.00 

Zoning Text Amendment

Text $550.00 No Change

Map $750.00 plus $50.00 per acre No Change

Conservation Easement Program

Application and Review $750.00 plus mailing costs

Remove addt. Mailing 

costs

Variance $550.00 plus mailing costs

Remove addt. Mailing 

costs

Appeal of Administrator $550.00 No Change

BZA Interpreation of Map $50.00 $550.00 

Easements $0.00 

Sign Deposit for Public Hearing $90.00 $50.00 

Zoning Permit $100.00 Primary Structures 

$50.00 Accessory Buidlings

$50.00 Accessory Bldg. 

$100.00 Primary Add. 

$150.00 New Const.

Sign Permit $155.00 No Change

Copy of Ordinances $30.00 Black & White Copy $0.50/ per page

Request for Temporary Exception - Outdoor Light 

Control $50.00
No Change

Street Sign Installation $200.00 per intersection No Change

Sign Deposit for Public Hearing $90.00 per sign $50.00

Zoning Compliance Letter - Single Parcel $0.00 $50.00

Zoning Compliance Letter - Multiple Parcels $0.00 $100.00

Zoning Determination Letter $0.00 $200.00

Home Occupation Permit Review Fee $0.00 $50.00

Short-Term Rentals Application Fee $0.00 $50.00

Construction Trailer $50.00 $0.00
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GIS per parcel/ lot changed or created $50.00 No Change

New road construction $473.00 $100.00

New road construction $473.00 $100.00
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EXECUTIVE SUMMARY 
 
 
The Comprehensive Plan is divided into twelve interconnected subjects. The plan sets forth a 
vision for each, describes the existing conditions regarding that issue, and recommends a course 
of action with specific goals and implementation strategies.  
 
Chapter 1, Natural Environment: 

The context for all land-based activity within the county is provided. This chapter details 
Fluvanna’s physical characteristics and natural resources. 

 
Chapter 2, Land Use and Community Design:  

This section combines two closely related chapters from the 2009 plan. The new chapter 
focuses on where development is encouraged and discouraged. This chapter includes the 
Future Land Use Map, which shows the county’s urban development area and recommended 
growth areas. Each community area is discussed, and this chapter is a primary land-use guide 
for the county. The primary emphasis is that development must be well planned, mixed-use, 
and mixed-income. It should efficiently utilize county resources, protect rural areas, and 
promote development areas as a place where land uses, facilities, and services exist and 
support the county’s future growth goals and needs. The form and function of development 
within and outside the growth areas, called community planning areas, is also covered here. 

 
Chapter 3, Infrastructure: 

This is an integral component of development, and the use of water, sewer, stormwater, 
communications, and other infrastructure is highlighted. This chapter ties development to 
the natural environment and emphasizes the need for sustainable, energy-efficient, and 
fiscally responsible development.  

 
Chapter 4, Transportation:  

The roadways in Fluvanna County are an integral part of development and need to be 
routinely reevaluated as state funds for construction and maintenance diminish.  

 

Chapter 5, Economic Development: 
Economic development is essential to a sustainable Fluvanna County. The chapter reinforces 
the growth-area concept and sets forth the strategy for implementing the Zion Crossroads 
Urban Development Area and community planning areas.  

 
Chapter 6, Historic Preservation: 

Heritage, nature, and agricultural tourism are critical components of healthy community and 
economic development strategies. Chapter 7 explores the cultural amenities and heritage of 
the county.  

 
Chapter 7, Parks and Recreation: 

The county’s recreational plans and facilities will define the degree to which Fluvanna is 
successful in becoming a more livable community. 

Return to Table of Contents Return to Table of Contents 
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Chapter 8, Housing: 
To remain sustainable and livable, the community needs diverse and affordable housing. 
Affordable housing serves homes making 80 percent or less of the area median income (AMI). 
Rent or mortgage plus utilities also must not exceed 30 percent of monthly gross income. This 
chapter explores the challenges of providing a diversity of homes for everyone in order to 
achieve a sustainable community.  

 

Chapter 9, Human Services:  
Human service needs, particularly for low- and moderate-income families, are related to 
affordable housing, and demand for services in Fluvanna County continues to rise. This 
chapter explores the programs offered by the Department of Social Services and other critical 
agencies that provide complementary services.  

 
Chapter 10, Education:  

The chapter discusses the county’s most important investment. Engagement and investment 
in the community, in terms of a viable workforce and productive citizenry, are vital to the 
future of Fluvanna. Continuing education and workforce preparedness are as critical as 
college degrees to the future success of the county’s economic health. 

 

Chapter 11, Public Safety:  
This chapter discusses the importance of adequate human and capital resources for 
maintaining an effective public safety system. Efficient and effective communication, among 
agencies and mutual aid localities, is the top priority for improving the provision of emergency 
services. 

 
Chapter 12, Financial Sustainability: 

This chapter emphasizes the importance of managing the fiscal demands of a growing county. 
Expenditures and financial obligations are entered into only when it is in the citizens’ best 
interest. The Capital Improvement Program, annual budget, and fiscal policies are explored. 

 
Implementation Goals and Strategies 

The concluding Implementation section discusses the steps necessary to let the 
Comprehensive Plan be amended as necessary to strengthen the Vision, and to implement 
the recommended goals and strategies. These strategies will be tracked and reassessed 
annually to determine the success of the plan’s implementation. This section emphasizes 
accountability; every goal is given a timeline for completion and person, agency, or 
department to carry it out. 

 
This plan prepares Fluvanna to accommodate anticipated growth while sustaining the county’s 
rural character and livability. Land use and other government policy decisions must balance the 
desire to remain rural and “small town” while welcoming new people and businesses. Each 
chapter addresses important issues for Fluvanna over the next twenty years. The county’s vision 
must be balanced and implemented according to the available financial resources anticipated 
over this period.  
 

Return to Table of Contents 
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INTRODUCTION (2024) 
 
The Fluvanna County 2009 Comprehensive Plan was given a complete overhaul in 2015 and the 
2015 iteration remains a well thought out and robust plan to guide the growth and stewardship 
of Fluvanna County. Virginia Code § 15.2-2230 requires comprehensive plans to be reviewed 
every five years; this review of the 2015 Comprehensive Plan was begun in 2020 shortly before 
the world changed and “pandemic” became a household word. With the introduction of COVID-
19, priorities shifted, the ability to conduct meetings in person was restricted, and the five year 
review of the Plan was moved down the list of priorities. However, it was not forgotten.  
 
In 2022, the Planning Commission appointed members of the community to two advisory groups: 
the Historic Preservation Advisory Group and the Rural Preservation Advisory Group. These 
groups met throughout 2022, and presented recommendations to the Planning Commission in 
the Fall of 2022.  The recommendations of the two groups have been included in an appendix to 
this document.  
 
Out of the many months of review, community meetings, and shared concerns, it became 
apparent that the residents of Fluvanna County have a deep and abiding desire to maintain the 
rural character and charm that has long been a hallmark of life in the County. However, rather 
than promote a wholesale stop to development, it was equally obvious that it was with an eye 
toward balanced development and growth that the advisory groups moved forward. 
 
The 2015 Comprehensive Plan is not a perfect document for 2024; much has changed in the 
intervening years. The Comprehensive Plan can be viewed as a living document that can and 
should respond when new pressures are felt in the County. For instance, the Virginia Clean 
Economy Act (VCEA) (previously the Virginia Clean Energy Act) was adopted by the General 
Assembly in 2020 and requires a transition to clean energy by 2050. This has in turn spurred a 
demand for more solar generated power. The 2015 Comprehensive Plan only marginally 
contemplated what has since become a topic of much importance and urgency to the residents 
of Fluvanna County, with only one mention of “solar” in the Plan.  This and many other items of 
concern will certainly be on the minds of those who are tasked with reviewing and updating the 
2025 Comprehensive Plan.  
 
 
 
 
  

Return to Table of Contents Return to Table of Contents 
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INTRODUCTION (2015)  
 

The Comprehensive Plan is a guide to the future growth and development of the county. It 
assesses current conditions and reflects the community’s vision for its future. It describes, in 
general terms, proposed land uses, locations of utilities and public facilities, and potential capital 
investments. The Comprehensive Plan forms the basis on which zoning and subdivision 
ordinances, transportation plans, and the capital improvement program are based.  
 
The Comprehensive Plan cannot bind the policies of the Board of Supervisors, but as a public 
policy document that reflects public input, it should guide the land use policies and fiscal 
decisions of Fluvanna.  
 
Authority to develop a comprehensive plan is derived from chapter 15.2–2223 of the Code of 
Virginia, which requires the Planning Commission to prepare and recommend a comprehensive 
plan for the physical development of the territory within its jurisdiction, and the Board of 
Supervisors to adopt a comprehensive plan for the territory under its jurisdiction.”   
 
The Planning Commission is required to review and update the Comprehensive Plan at least once 
every five years. Fluvanna’s most recent plan was written in 2009. The updated version is the 
result of the 2014-2015 five-year review process. This review included meetings with citizens to 
discuss their priorities and concerns for the community. Important data about the county has 
been updated and analyzed, and previously established goals have been revisited and reassessed.  
 
A plan is only as effective as its implementation, and so this plan review greatly reduces the 
number of goals and objectives from the 2009 version. Some of the removed actions were 
redundant or contradicted remaining goals, some no longer reflected the county’s desires, and 
some were simply not possible to implement through the means available to the county. What 
remains is a more concise plan, focused on: 
 

• Maintaining Fluvanna’s rural character; 
• Diversifying the tax base through economic development; and 
• Investing wisely in infrastructure which can facilitate desirable growth. 

 
The updated version of the Comprehensive Plan emphasizes simplicity and clear language. This 
plan does not include a formal glossary of terms, but uses the definitions found in the county’s 
subdivision and zoning ordinances, along with those found in two commonly used planning texts 
(Latest Illustrated Book of Development Definitions and A Planner’s Dictionary).  
 
  

Return to Table of Contents 
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VISION 2035 
 
 

Mission: 
 

Fluvanna County is committed to providing an excellent quality of life for our citizens and 
businesses through the efficient delivery of core services and programs, while preserving the 
unique identity and rural character of the county.  (Updated August 2022.) 
 
Vision Statement: 
 
Fluvanna County…The heart of central Virginia and your gateway to the future.  A great place to 
live, learn, work, and play. 
 
Fluvanna County's vision is based on the following key principles, which are used as guides for 
future development, governance, and land use policies for the county:  
 

 That our government should reflect the values and principles of the people,  

 That solidarity and prosperity are the proper means of fostering communities,  

 That people forge economies and communities,  

 That our rural character and natural resources are part of Fluvanna's unique heritage, and 
should be preserved where practical,  

 That a comprehensive, accessible, and quality system of education enabling a modern, 
highly skilled 21st century workforce is to be fostered,  

 That future development be fiscally prudent while respecting individual property rights,  

 That our infrastructure requirements are maintained and first-class,  

 That our public safety personnel are properly equipped and compensated in a manner and 
means that respects their sacrifice,  

 That Fluvanna's rich community heritage and our history be the cornerstones of our shared 
identity moving forward into the 21st century. 

 
  

Return to Table of Contents 



29 

• Assist federal, state, and local agencies in coordinating their work, such as planning for 
future road and infrastructure needs; and 

• Reflect the land-use opportunities and needs identified in other Comprehensive Plan 
chapters. 

• Explain the desired elements for successful community design. 
 
Land-Use Patterns 
Fluvanna County is a rural community with a few small manufacturing firms and a desire for a 
sustainable and agriculturally friendly economy. Development has generally occurred close to 
primary road networks and community services. The county has retained its rural character 
despite continued growth. Development has been dispersed throughout the county and in the 
communities of Fork Union, Bremo Bluff, Palmyra, and Lake Monticello, along with the towns of 
Columbia (its citizens voted to dissolve the town in January 2015) and Scottsville. Other smaller 
communities are associated with rural stores that existed throughout the county.  
 
Lake Monticello, established in the early 1970s, was the county’s primary residential growth area 
through the end of the twentieth century. While Lake Monticello houses approximately 40 
percent of the county’s population, no traditional urban center has developed there.  
 
Commercial and industrial development has seen changes as well. As the county’s population has 
grown, so has the demand for goods and services. Commercial and industrial growth has 
centered around Lake Monticello and Zion Crossroads. These areas are ideally situated to attract 
more development.  
  
Development around Lake Monticello has primarily been strip commercial development that 
serves the needs of the local population. Zion Crossroads is poised to become the new center of 
industry and commerce for the county. Its location in relation to existing and proposed 
infrastructure, an interstate interchange, and the intersection of Routes 250 and 15 makes it a 
logical choice for business development. Additionally, rapid commercial development on the 
Louisa County side of Zion Crossroads will likely bring even more development to Fluvanna 
County. The Northwest Fluvanna / Southwest Louisa Multimodal Corridor Study, developed in 
conjunction with the Thomas Jefferson Planning District Commission, projects that there will be 
28,000 additional jobs in the area by 2050. 
 
To further enhance development opportunities in the Zion Crossroads area, the counties of 
Fluvanna and Louisa have joined together to ensure that the infrastructure needs of the area are 
met. A joint pipeline from the James River is in the planning stages.  
 
Recent Trends 
Increased growth has brought pressure to develop agricultural and forested lands. In 2024, 60 
percent, or 108,084.13 acres, of the county was in land-use assessment status. Of the total land 
use acres, farmland accounted for 23.5 percent of that total, 74.51 percent was forested, 0.11% 
was horticultural, and less than 1 percent was open space.1  

                                                 
1 Fluvanna County Commissioner of the Revenue. 
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In 2006 the Board adopted a county conservation easement program. As of January 1, 2024, 
there are 45 conservation and historic easements in Fluvanna County. These easements protect 
16,638.3347 acres, or approximately 9.22% of the County. The Virginia Department of Forestry 
(VDOF), Virginia Department of Historic Resources, Virginia Outdoors Foundation, and Fluvanna 
County itself hold easements countywide. 
 
Future Trends 
 
Population 
According to US Census data, Fluvanna’s population grew from 25,691 in 2010 to 27,249 in 2020 
(6% growth).  
 

Year  Population  

2030                        28,394 

2040 31,523 

2050 35,124 

Source: Weldon Cooper Center 
 

Figure LU-2, Population Projections 
 
Pattern of Development 
Fluvanna’s rate of growth and pattern of development create challenges to maintaining the rural 
character of the county. With Lake Monticello nearing build-out, an increasing number of homes 
have been built elsewhere in the county. Between 2001 and 2013, 37 percent of new homes built 
in the county were within Lake Monticello proper. From 2009 through 2013, however, only 8 
percent of Fluvanna homes were built in the Lake.2  
 
A primary cause of sprawl is the sporadic rezoning of properties throughout a locality. Spot zoning 
is the reclassifying of one or more tracts of land primarily for the private interests of one or more 
landowners instead of furthering the welfare of the entire community as part of an overall zoning 
plan. There must be valid reasons for any zoning amendment that are substantially related to the 
public welfare and necessity. It is not sufficient that an applicant merely show that there is no 
neighborhood objection to the requested amendment.  
 
Three questions may be asked as a litmus test for spot zoning: 
 

(1) Is the proposed change contrary to the established land-use pattern?  
 

(2) Is the proposed land-use change in conformance with the Comprehensive Plan?  
 

(3) Would the proposal create an isolated zoning district unrelated to similar districts?  
 
Zoning applications should be well planned and complementary to the vision for that area. 
Critical items include buffers and screening between incompatible uses, connectivity and 

                                                 
2 Fluvanna County Building Inspections Dept. 
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walkability, adequate infrastructure, sustainable and attractive design, and other factors that will 
mitigate any adverse impacts.  
 
Rezoning applications that do not compliment the community’s vision and address all anticipated 
adverse impacts from the project are not approved. Successful applicants will meet with the 
community and county officials in advance of application submittal. This process benefits the 
project, and results in development that improves the overall quality of the community. 
 
It is not sufficient for an applicant to receive approval for a rezoning simply because a property 
is within a community planning area. Each application is considered by the county to see if the 
proposed development is well planned within the context of the surrounding community.  
 
Applications that do not address a project’s external costs to the community and provide a 
clear fiscal benefit to the county will not be favorably received. This decision is subjective, and 
completely within the purview of the Board of Supervisors; however, the Comprehensive Plan 
will be used as a reference in evaluating all such discretionary projects.  
 
Future Land-Use Tools 
 

Utilities, specifically sewerage systems, need to be carefully controlled and regulated. Both 
centralized and decentralized systems have serious long-term maintenance challenges that need 
to be proactively addressed by the county in coordination with the Virginia Department of Health. 
These regulations and controls are designed not to control land use but rather to assist the 
prescribed land-use plan in a sustainable and environmentally responsible manner. 
 
Design Approaches 
 
The 2000 Comprehensive Plan established three land-use designations to further guide 
development—community planning, rural residential, and rural preservation. The community 
planning areas, designated growth areas established pursuant to the Code of Virginia, section 
§15.2-2223.1, direct new development to communities which have infrastructure to support 
population growth and sustainable development. The growth-area plan allows conservation of 
the rural preservation areas by slowing and controlling development in these areas.  
 
Six areas—Lake Monticello (Rivanna), Palmyra, Zion Crossroads, Scottsville, Fork Union, and 
Columbia—are designated growth areas established pursuant to the Code of Virginia, section 
§15.2-2223.1. These areas are also referred to as Community Planning Areas, or CPAs. Areas 
outside the community planning areas—the rural residential and rural preservation areas—
complete the continuum from the more dense community areas to the more rural and natural 
areas. Since 2000, Lake Monticello (Rivanna), Palmyra, Zion Crossroads, and Fork Union have had 
community plans developed to further refine how those areas should grow. 
The preference for the dispersion of new development within these land use classifications is: 

• 70 percent in community planning areas; 
• 20 percent in rural residential areas; and 
• 10 percent in rural preservation area. 
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A review of actual building permits issued in 2014 shows that 38.6 percent of these permits were 
issued in the community planning areas. 61.4% percent were in rural areas. This balance is the 
reverse of the desired development pattern, with the most development occurring in the areas 
intended for the lowest density and most preservation of open space. The future development 
of approved subdivisions could provide significant challenges to the preservation of rural 
character. 
 
The 2009 Comprehensive Plan retained the same goals for development distribution among the 
land use designations. These changes are intended to strengthen the land-use vision of the 
county, more effectively implement the community planning areas established pursuant to the 
Code of Virginia, section §15.2-2223.1, and better buffer the rural residential and rural 
preservation areas. 
 
Design Elements and Standards 
The design elements and standards described in this section detail how development should 
occur and what type of development should be permitted.  
 
Community Elements 
 
 Most new growth occurs at Zion Crossroads, which develops into a regional mixed-use 
center featuring employment centers and a diverse mix of retail opportunities and housing 
options. The Zion Crossroads Community Planning Area will serve as the county’s Urban 
Development Area, established pursuant to the Code of Virginia, section §15.2-2223.1. 
 
 The current retail centers surrounding Lake Monticello, in the Rivanna community 
planning area, develop into neighborhood mixed-use centers with smaller-scale retail 
opportunities and housing options.  
 
 Growth in the courthouse area of Palmyra should be scaled to match that of the 
surrounding village. 
 
 Fork Union should continue to develop as a village in the core area near Fork Union 
Military Academy, surrounded by residential neighborhoods. 
 
 Developments in rural areas should be limited to rural housing clusters and limited 
residential development with a large open-space component. 
 
Regional Center 
The regional center is comprised of regional mixed-use and regional employment. These two 
elements are similar, and may overlap at some points. As the county’s Urban Development 
Area (established pursuant to the Code of Virginia, section §15.2-2223.1), Zion Crossroads 
remains the ideal location for such uses. 
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Regional Mixed-Use  
The regional mixed-use center is a focal point for the region; it reinforces this through its scale of 
development and rich range of land uses. Regional mixed-use development is characterized by a 
higher intensity and mixture of land uses than surrounding areas. Larger-scale commercial uses, 
such as big-box stores, are situated along the main arterial roadway, with slower-speed streets 
and smaller block sizes off of the busy arterial. 
 
Regional Employment 
The regional employment center is predominantly devoted to employment, but maintains a 
mixed-use component to serve employees and surrounding residents. Employment uses may 
include professional office space, research facilities, storefront offices, and warehouse and light 
industrial uses.  
 
Office uses are recommended at the core, while warehousing and light industry are appropriate 
at the periphery. It is important to link single-use areas with adjacent mixed-use development. 
Live-work units are recommended to maximize the residential capacity of regional employment 
centers. Although some uses may require large blocks, smaller block sizes should be maintained 
wherever possible. 
 
Compact blocks around a mixed-use main street define the core of the regional center. The main 
street must provide a comfortable pedestrian environment between small shops, stores, and 
offices. Higher-density residential areas are encouraged within close walking distance to the main 
street. 
 
Street Types 
The regional employment center’s main street provides wide sidewalks, shade trees, and safe 
crosswalks. When larger-scale commercial roads pass through regional mixed-use and 
employment centers, the cross section should be scaled to balance vehicular traffic with the 
presence of pedestrians. Large commercial uses may front onto the commercial street, with 
smaller retail uses lining the main street and surrounding streets set back from the higher-speed 
commercial street. 
 
Connectivity and Block Size 
Because of building density and desire for walkability, small block sizes are appropriate in the 
regional center. Block sizes may be expanded to accommodate larger retail stores, or office and 
light industrial campuses, without disrupting the overall block network. Buildings should line the 
perimeter of blocks, with the center of the block used for surface parking and courtyards. The 
tight street network provides many routes for pedestrians, connects parking lots, and joins the 
residential and mixed-use areas. 
 
Building Height and Frontage 
The tallest buildings along the main street should provide a sense of enclosure, creating an 
“urban room” for pedestrians. Setbacks should be minimized, with no setback along primary 
streets, particularly those with retail uses. Residential uses toward the edge may have lower 
building heights and small setbacks. 
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Parking 
On-street parking is encouraged along both commercial and residential streets. Surface parking 
should be placed to the rear of buildings, shielded from the sidewalk and main street setting. As 
density increases over time, structured parking may become an option. 
 
Mix of Uses 
The regional mixed-use center has the largest diversity of uses, combining retail and office in 
close connection to residential and other varied uses. This mixed-use quality is important for 
creating a vibrant Main Street core and an energized streetscape for residents, patrons, and 
workers. 
 
The regional employment center is primarily composed of office uses and related services. 
Despite this focus, the employment center should incorporate mixed-use elements, including 
restaurants, retail, and some multifamily residential. This mixed-use quality is important for the 
establishment of a desirable workplace, and its relationship to surrounding development. 
 
Density 
The regional center is a high-density community element. Large parking areas should be 
minimized in order to optimize the potential density of the center. Residential uses are primarily 
multifamily, taking form as apartments and townhouses. Larger uses, such as large-footprint 
commercial, office, and light industrial, should be placed toward the edge of the development 
area. 
 
Integration of Open Spaces 
With its intense style of development, the regional center has limited opportunities for open 
space. A town square is the most appropriate type of open space for the mixed-use center, and 
can serve as a public civic space at the core of the downtown area. Pocket parks are the most 
appropriate open space in employment centers, and can be distributed throughout the area. 
Greenways may provide connections to downtown and from surrounding areas. 
 
Neighborhood Mixed-Use 
The neighborhood mixed-use community element incorporates multiple uses in a walkable, 
pedestrian-friendly environment with compact block sizes. Neighborhood mixed-use areas 
include a mix of retail and office uses at the center, with connected residential uses at the edge. 
A centralized public space is encouraged as a focal point and civic space for the community. 
 
Street Types 
Commercial areas within neighborhood mixed-use elements should incorporate Main Street 
standards. As land use transitions to residential, neighborhood streets should be used. Where 
larger, high-speed roads enter the pedestrian-oriented core of a neighborhood mixed-use 
elements, the cross section should feature commercial streets, to balance vehicular and 
pedestrian needs. 
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Connectivity and Block Size 
Small block sizes are appropriate for the neighborhood mixed-use element. Block sizes for 
commercial uses must expand to accommodate large retail stores without disrupting the overall 
block network. Where there are smaller-scale storefronts, office uses, and residential, block sizes 
should be minimized. 
 
Building Height and Frontage 
The tallest buildings making up the neighborhood mixed-use element should be concentrated 
around the main street to provide a sense of enclosure, creating an “urban room” for 
pedestrians. Setbacks should be minimized, with no setback along areas serving as the main 
street. 
 
Parking 
On-street parking is encouraged along commercial and residential streets. Surface parking should 
be placed to the rear of buildings, shielded from the sidewalk and main street setting. Large 
surface parking lots should be placed within the interior of blocks and arranged to maximize 
sharing between uses. 
 
Mix of Uses 
Although the neighborhood mixed-use element favors retail, other uses, including storefront 
retail, office, civic, and residential, are recommended. This mix of uses is important to the 
vibrancy of the center, creating an energized streetscape for residents, customers, and workers. 
 
Density 
The neighborhood mixed-use element combines higher-density retail and residential uses. Large 
parking areas should be minimized in order to optimize density. Most residential uses should be 
multi-family, with single-family residences only appropriate as a transition into neighborhood 
residential areas. 
 
Integration of Open Spaces 
Due to its development intensity, the neighborhood mixed-use element allows limited 
opportunities for open space. A town square or pocket park is the most appropriate type of open 
space at the core. Greenways may connect the center and peripheral areas. Recreational parks 
may be integrated at the edge of the commercial area to serve the community. 
 
Neighborhood Residential 
Neighborhood residential areas should provide a range of residential housing types and lot sizes. 
Generally, this includes a balance of single-family residences and multifamily housing. A central 
neighborhood park is an excellent asset for a neighborhood center, and is strongly encouraged.  
Connections should be made to surrounding neighborhoods and commercial centers where 
possible. Neighborhood residential centers typically border higher-density neighborhood mixed-
use areas. In some cases, small commercial and institutional uses may be incorporated into the 
neighborhood residential community element. 
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Street Types 
Neighborhood streets are the primary street type within the neighborhood residential element. 
Because of the residential character of these centers, commercial streets are limited. 
 
Connectivity and Block Size 
Block size should relate to lot size and density. Higher-density blocks allow for smaller block sizes, 
where lower-density areas may have larger-scale blocks. Connectivity with adjacent land uses, 
primarily nearby neighborhoods, is encouraged. Where street connections are not feasible, 
greenways are recommended. 
 
Building Height and Frontage 
The majority of buildings in neighborhood 
residential areas are residences. Buildings have  
a reduced scale and greater setbacks in comparison 
to regional centers and neighborhood mixed use. 
Shorter setbacks are recommended for higher-
density residential blocks. 
 
Parking 
On-street parking is suggested in higher-density residential areas. Where block sizes are bigger, 
on-street parking may give way to residential driveways and garages. Where garages are present, 
it is important to set them to the side or rear of the residence, so they do not dominate the 
residential frontage. 
 
Mix of Uses 
While predominantly single-family residential, neighborhood residential areas should 
incorporate some degree of mixed use, primarily multifamily residential. Storefront retail and 
office may be integrated at a residential scale. 
 
Density 
The neighborhood residential element is primarily composed of single-family residences. 
Residential development should strive to maintain a reasonable density (e.g., less than quarter-
acre lots), freeing green space as a shared amenity. 
 
Integration of Open Spaces 
The neighborhood residential element can incorporate a shared green space at its core. 
Neighborhood parks vary in scale, but serve local residents as recreational and gathering space. 
If possible, greenway trails should be integrated to link the neighborhood to surrounding 
neighborhoods and open spaces. 
 
Village 
Villages are characterized by a small, mixed-use core surrounded by residential uses and a 
connection to natural features and open spaces. Despite their limited scale and density, villages 
typically favor mixed use; often a major civic use. Outside of a small mixed-use center, villages 

 
Figure LU-3, Residential Streetscape 
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are characterized by single-family residential uses. A green buffer may be created at the 
perimeter of the village to integrate open spaces with the developed area. 
Street Types 
Main streets and neighborhood streets are the primary street types within villages. When higher-
speed roads approach the walkable core of a village, the street should better balance vehicular 
and pedestrian needs. 
 
Connectivity and Block Size 
The mixed-use village core should have small blocks 
to accommodate a limited but dense collection of 
small retail uses. Residential block size should relate 
to the lot size and density of residences. Higher-
density blocks allow for smaller block sizes, where 
lower-density areas may have larger-scale blocks. 
 
Building Height and Frontage 
The majority of buildings in villages are residential. Buildings have a reduced scale and greater 
setbacks in comparison to downtown and commercial centers. Due to the varying rural quality of 
villages, setback requirements should remain flexible. 
 
Parking 
On-street parking is suggested in higher-density residential areas. Where block sizes are bigger, 
on-street parking may give way to residential driveways and garages. Where garages are present, 
it is important to set them to the side or rear of the residence, so that they do not dominate the 
residential frontage. 
 
Mix of Uses 
While predominantly single-family residential, villages should incorporate mixed use at their 
core, including small-scale storefront retail and office. Multifamily residential may also be 
integrated at the core and within surrounding blocks. 
 
Density 
The village element combines a range of uses and densities. In general, development should 
strive to maintain a reasonably high density, in turn freeing green space for community use or 
for use as a natural buffer. 
 
Integration of Open Spaces 
Villages provide a great opportunity for open-space preservation, typically at the periphery 
surrounding the developed area. Neighborhood parks are recommended at the core. If possible, 
greenway trails may be integrated to link villages with surrounding neighborhoods and open 
spaces. 
 
Rural Clusters 
Rural clusters are small-scale residential areas surrounded by farmland, preservation zones, or 
otherwise environmentally sensitive land. Although they are small in scale, clusters should strive 

 
Figure LU-4, Neighborhood Street 
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to maintain density similar to that of the neighborhood residential community element. This will 
maximize preserved land by clustering homes on small lots. Rural cluster planning must be 
sensitive to existing natural features, agricultural land, and viewsheds when positioning 
development. Rural clusters are predominantly single-family residential, but may incorporate 
limited multifamily residential, small-scale retail, and farm uses. 
 
Street Types 
Within their developed area, rural clusters primarily use neighborhood streets and are connected 
to other places in the region by rural roads. Because of the rural character of these centers, 
streets do not require curbs and gutters or fixed sidewalks. Off-road paths are often a more 
appropriate pedestrian facility than formal sidewalks. 
 
Connectivity and Block Size 
When a rural cluster takes a compact form, block sizes should remain relatively small. However, 
some situations do not allow for typical defined blocks, in which case no maximum block size is 
applicable. In such situations, it is still important to maintain a connected street network. 
 
Building Height and Frontage 
Most buildings in rural clusters are residential and have a reduced scale and greater setbacks in 
comparison to those in neighborhood settings. Setback requirements should remain flexible, due 
to the varying rural quality of rural areas. 
 
Parking 
In a rural setting, formal on-street parking is rarely required or appropriate. For residential 
parking, it is important to set garages to the side or rear of the residence, so that they do not 
dominate the residential frontage. 
 
Mix of Uses 
While predominantly single-family residential, rural clusters may incorporate a limited 
multifamily residential component. This is typically found at the center of the developed area. 
 
Density 
The rural cluster element concentrates development in a compact area, leaving the remaining 
land for preservation and common use. In general, development should strive to maintain a 
reasonable net density (i.e., within the non-open-space portion of a development), to maximize 
preservation. 
 
Integration of Open Spaces 
Rural clusters provide an opportunity for open-space preservation, typically at the periphery 
surrounding the developed area. Open space should be clustered to maximize large areas of open 
space whenever possible. Neighborhood parks are recommended at the core. If possible, 
greenway trails may be integrated to link rural neighborhoods with surrounding neighborhoods 
and open spaces. 
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Rural Preservation 
Development in the rural preservation areas should consist of farmland, preservation zones, or 
otherwise environmentally sensitive land with scattered housing.  
Street Types 
This area is characterized by rural roads that connect farmland to markets. Because of the rural 
character of this area, curbs and gutters or fixed sidewalks are not appropriate. Where 
stormwater management is needed, it should be managed with grass swales.  
 
Connectivity and Block Size 
Farms and scattered housing are connected to main roads by informal private drives. Because 
the housing is dispersed, there is no block size requirement. 
 
Building Height and Frontage 
The majorities of buildings in the preservation area are residential and farm use. Building types 
should be limited to single-family residential and agricultural uses, with the height of structures 
varying with use. Setback requirements should remain flexible, due to the varying rural quality of 
this area. 
 
Parking 
In a rural setting, formal on-street parking is rarely required or appropriate.  
 
Mix of Uses 
The rural preservation area consists primarily of open space and agricultural and forestry uses 
with scattered single-family residential. 
 
Density 
In general, development should strive to maintain a very low density in order to maximize the 
opportunity for continued preservation of farms and open space. 
 
 
Integration of Open Spaces 
Development in the rural preservation area should maximize open space. Open space should be 
clustered to maximize large areas of open space whenever possible. If possible, greenway trails 
may be integrated to link rural neighborhoods with surrounding neighborhoods and open spaces. 
 
Community Element Standards  
Figure LU-21 provides a development matrix on the seven community elements that provide 
suggested development standards. These standards should be used as a general guide for 
development proposals such as planned unit development projects, but it should be recognized 
that each project will have unique characteristics, and will not always adhere to the standards 
recommended in the matrix. 
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Figure LU-5, Community Element Matrix 
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Residential Areas 
Residential development within the community planning areas should respect the rural design 
theme, particularly at the periphery of the growth area and the rural fringe.  A variety of housing 
types should be included as part of neighborhood mixed-use communities.  Neighborhood 
residential that is primarily single-family should not be the only housing within the growth areas.  
Due to the limited amount of developable land within community planning areas, single-family 
subdivisions are inefficient.  Within single-family residential developments, a variety of housing 
sizes and styles should be available. 
 
Affordable housing and workforce housing are vital 
to the community.  Many affordable homes will be 
single-family attached, townhouse, duplex, 
condominium, or other multifamily structures.  
Some smaller single-family detached homes are 
affordable to median-income families and should 
be part of a neighborhood’s design.   
 
Workforce housing is generally price-constrained 
and marketed toward middle-class homeowners.  
Market-rate housing is not price-constrained and is 
available to any buyer at any income level. 
 
Commercial Areas 
The county’s designated growth areas, established pursuant to the Code of Virginia, section 
§15.2-2223.1, are places where, because of existing populations, established villages, commercial 
services, employment, and infrastructure such as highway access, growth has occurred and 
should continue to grow. Zion Crossroads, with an interstate interchange and the intersection of 
Routes 250 and 15, and its existing and planned infrastructure, is an ideal location for a regional 
employment and mixed-use center.  Rapid commercial development on the Louisa County side 
of Zion Crossroads will likely bring more development to Fluvanna County.   
 
Fluvanna and Louisa County are working together to ensure that the infrastructure needs of the 
area are met.  A joint water pipeline from the James River is in the final planning stages.  
Additionally, Louisa County may be able to extend waste treatment lines into the area for some 
capacity, along with the development of future wastewater capacity for the area as part of major 
mixed-use development.  This infrastructure will be supplemented by sewer and water provided 
by the Fluvanna Correctional Center for Women on Route 250. 
 
Palmyra is the county seat and Fluvanna’s historic center of development.  The Rivanna Planning 
Area is centered around Lake Monticello, which was the county’s primary development area from 
the early 1970s until recently, when the Lake began to approach its build-out capacity.  These 
two areas will continue to grow, but should do so in an integrated, sustainable way that 
compliments existing development and the history of each area.  Much of this growth will fill the 
role of traditional infill development. 
 

 
Figure LU-6, Mixed-Income Neighborhood 
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Mixing commercial uses on the ground floor with residential uses on upper floors enhances 
street-level vitality attracting both pedestrians and “downtown” residents along Main Street. 
Additionally, the concept of “eyes on the street” argues that crime is reduced when people use 
a street or other public area for a greater period of time than during normal business hours. 
 
In order to create a more functional and appealing pedestrian environment, parking lots should 
be less visible from the street.  This means parking should be relegated to the back or sides of 
building, or within structures.  This approach engages and attracts pedestrians and “walk-in” 
customers.    
 
Walkable Community 
The primary functions of streets include providing thoroughfares for pedestrians and traffic, 
access for emergency vehicles, and accommodating parking.  Streets are important open-space 
features. The streetscape—building facades, sidewalks, benches, lighting, trees, and other 
characteristics—influences the character of the surrounding environment. Well-designed 
streetscapes are pedestrian-friendly environments.  Pedestrian promenades create areas for 
people to gather and walk.   
 
Phasing 
Another important element in designing a sustainable project is the phasing of a project.  Rarely 
will a project be developed all at once.  Larger projects, in particular, will need to be phased, 
which should be discussed during the rezoning/master plan phase of the project.   
 
Plans can be proffered in a certain order, during certain time frames, or in contingency on the 
provision of certain infrastructure.  For instance, a developer could proffer that a project’s 
residential component would not commence until an adequate public water supply was in place.  
Such a proffer assures the community that this infrastructure will be in place prior to additional 
demand being placed on the existing community’s resources.  The wording of proffers made 
during a rezoning process should be clear and concise, so that those commitments can be met if 
the project is approved.  
 
Architecture 
The design, style, and material quality of building impact the aesthetics and sustainability of the 
community.  Low-maintenance, sturdy, but attractive products should be used as a standard in 
lieu of lower-grade materials like vinyl or metal siding, asphalt shingles, or flat tarpaper roofing.   
State-of-the-art materials are more energy-efficient and require less upkeep.  Current products 
vary widely but include HardiePlank siding, composite decking, nontoxic cellulose wall insulation, 
low-VOC caulks, adhesives, and paints, low-E argon-filled windows,  and Energy Star light fixtures. 
Recycled or renewable products such as bamboo floors reduce the environmental footprint of 
development.  Brick, block, standing seam metal roofing, green roofs, higher-grade asphalt 
shingles, and other traditional materials are also encouraged.    
 
Architectural styles can and should vary among developments, but should remain consistent 
within a project.  Quality of material and sustainability should not vary widely, and should not be 
compromised by low-quality, high-maintenance materials.  While it is not desirable to regulate 
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specific materials, it is reasonable and feasible for a developer to commit to specific material 
types and styles as part of a project’s approval, preferably through legally binding proffers. 
 
The Relationship between Community Elements and the Community Planning Areas 
Each community element correlates to a community planning area (or land use designation) and 
the urban development area. The community elements may be appropriate in different 
configurations within each community planning area as shown below and discussed previously. 
 

Community Element Community Planning Area 

Regional mixed use 
Zion Crossroads 

Regional employment 

Neighborhood mixed use Columbia, Fork Union, Palmyra, Rivanna, Scottsville, 
Zion Crossroads 

Neighborhood residential Columbia, Fork Union, Palmyra, Rivanna, Scottsville, 
Zion Crossroads 

Village Columbia, Fork Union, Palmyra, Scottsville 

Rural cluster Rural residential 
Rural preservation 

Rural preservation Rural preservation 

Figure LU-7, Land-Use Relationships 
 
In practice, the specific recommendations for each type of community element should guide the 
design of a development depending on its location, both in terms of the specific community 
planning area as well as the precise location within a planning area. The Comprehensive Plan lays 
out the framework and basic parameters of each land-use designation, including the community 
planning areas and urban development area (established pursuant to the Code of Virginia, 
section §15.2-2223.1), in the context of the various community elements. 
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Community Plans 

 
Figure LU-8, 2029 Future Land Use Map 
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Zion Crossroads Community Plan 
 
Overview 
Located at the crossroads that connect Charlottesville, Richmond, and destinations to the north 
and south, Zion Crossroads is situated to contribute to Fluvanna County’s goals for the future. 
The county seeks to expand the services, recreation, restaurant, and retail options available to 
its residents, while at the same time retaining the area’s rural character.  
 
Zion Crossroads is the primary gateway to Fluvanna County, and should be enhanced to provide 
a scenic welcome to residents and tourists. It should develop as an employment, retail, 
commercial, and recreation destination for county residents and travelers along Routes 64, 15, 
and 250.  
 
As the county’s Urban Development Area established pursuant to the Code of Virginia, section 
§15.2-2223.1, Zion Crossroads is envisioned to be the most intensely developed part of the 
county, consisting of regional mixed-use, regional employment, and neighborhood mixed-use 
developments. This area is the county’s primary regional economic development area and is 
targeted as a regional employment center with primarily mixed-use, mixed-income 
development. 
 
Commercial and neighborhood streets make up the primary transportation network, along with 
sidewalks, trails, and bicycle lanes. Other open space consists of green infrastructure such as 
streams, storm channels, and small pocket parks or town squares.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
Figure LU-9, Regional Center Element 
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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. 
 
Zion Crossroads lacks an adequate transportation system, especially to serve new development. 
Sidewalks, bicycle lanes, and transit service are nonexistent. Moreover, Zion Crossroads lacks a 
center of commerce and has no clear identity beyond the through-traffic amenities such as 
service stations and fast food chains.  
 
Recommendations 
The following recommendations focus on the potential of Zion Crossroads as a center of 
commerce, employment, and higher-density residential uses.  This includes creating an identity 
for Zion Crossroads, improving transportation for pedestrians, bicyclists and vehicles, protecting 
the natural features of Zion Crossroads through compact, efficient development, and enhancing 
economic and employment options. 
 
Create an identity by constructing gateways to Zion Crossroads. Through street design and road 
enhancements, a Zion Crossroads gateway can be formally established.  The Route 250 and Route 
15 intersection presents an opportunity to introduce travelers to the rural character of Fluvanna 
County.  Wide lanes, the absence of sidewalks and bicycle lanes, and a flat median contribute to 
the auto-oriented nature of this roadway.  At high speeds, motorists barely notice the rural 
surroundings or local businesses. The traffic signal, overhead utility lines, and cluttered signage 
contribute to the poor visual quality of this gateway to Zion Crossroads. Addressing these 
functional and visual issues will greatly improve people’s first impression of Fluvanna County.  
 
Define a village-scaled center. At the heart of this recommendation are two village-scaled 
complexes: one as a center for residential, neighborhood-scaled commercial and recreation, and 
the second as a higher-intensity commercial area, anchored by a major retail establishment. 
 
A village-scaled center concentrates growth within clearly defined boundaries.  Within these 
boundaries there is a mix of uses—residential, recreational, small-scale and more intensive 
commercial—as well as a clearly defined Main Street and recreation amenities.  Much of the 
Fluvanna County portion of Zion Crossroads is rural.  In order to retain this rural character, new 
growth should occur in specific areas that are clearly defined. 
 
Zion Crossroads lacks a distinct town center, without which Zion could grow in a conventional 
strip development pattern.  Higher-density, village-scaled development would distinguish Zion 
Crossroads as a regional center.  Village-scaled development provides the necessary framework 
for economic activity and community-oriented services while protecting the environment 
beyond the edge of the village center.   
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Support mixed-use development. Mixed-use development appropriate for Zion Crossroads 
should include multifamily housing, small, locally owned shops, larger retail development, and 
light industry.  Zion Crossroads is also favored for more intensive uses that stimulate the county 
economy, provide jobs, offer a range of retail stores, and provide for leisure activity through parks 
and playing fields within the defined growth area. It may be appropriate to introduce a more 
flexible zoning classification to the area, in order to make economic development easier.  
 
In any area, development needs to be paired with the availability of appropriate infrastructure 
(e.g., water, sewer).  Intensive mixed-use development in Zion Crossroads must be appropriately 
phased with enhancements to the supporting infrastructure. As the county moves towards 
acquiring such infrastructure, economic development will become more feasible. 
 
Improve the safety and efficiency of the transportation system. Coordinate safety 
improvements for Routes 250 and 15.  Route 15 southbound from Interstate 64 is of particular 
concern, as many through travelers stop for fuel and food.  The new diamond interchange alters 
existing traffic patterns, and these impacts should be studied. Traffic drops off significantly on 

Route 15 after its intersection with Route 250.  
Much of the traffic on Route 250 now uses 
Interstate 64. The Route 250 / Route 15 
intersection is an ideal roundabout location.  A 
roundabout would improve the flow of traffic, 
provide safer pedestrian and bicycle access, and 
facilitate the creation of an attractive gateway 
from each of the four approaches. Roundabouts 
make intersections more attractive and safe for 
motorists, bicyclists, and pedestrians.  
 
Other improvements can be implemented in the 

Zion Crossroads area for safety, overall attractiveness, and accessibility for all modes of travel.  
Crosswalks and sidewalks will further improve pedestrian safety and encourage activity along the 
corridor. Financial impacts and quantities of impervious surfaces (which contribute to 
stormwater runoff) can be reduced by installing sidewalks only on one side of the street.  
 
The Northwest Fluvanna / Southeast Louisa Multimodal Corridor Study, which focuses on Route 
15, Route 64, and Route 250 throughout northwest Fluvanna, southwest Louisa, and eastern 
Albemarle corridor to create a transportation plan for the area, provides excellent descriptions 
and illustrations of the types of improvements desired along the corridor. Despite the time 
elapsed since the study was published, most of the elements discussed remain desirable and 
should continue to influence development in Zion Crossroads. 

 
Figure LU-10, Roundabout 
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Increase alternative transportation options. RideShare provides a free service to match travelers 
who are going to similar areas at similar times, and provide a car or vanpool service.  RideShare 
participants are also enrolled in the Guaranteed Ride Home program, which provides free rides 
home in an emergency to users of alternative transportation.  RideShare can work with 
employers in the Zion Crossroads area to develop and implement traffic-reduction programs that 
target the specific needs of the area’s travelers.  RideShare also maintains park-and-ride lots.  
Currently, there is one park-and-ride lot in the Zion Crossroads area (Louisa County) and a park-
and-ride lot located in Jefferson Village Shopping Center near Lake Monticello.  New mixed-use 
development may also create new opportunities for park-and-ride lots, and for pairing park-and-
ride lots with JAUNT transit service. 
 
JAUNT provides transportation service throughout the region (City of Charlottesville, Fluvanna, 
Albemarle, Louisa, and Nelson counties).  JAUNT is funded by local governments in the area, and 
uses federal, state, and local funding to supplement the fares its users pay.   
 
Protect the rural features of the Zion Crossroads area. The development of Zion Crossroads need 
not come at the expense of its rural and environmental features.  Two techniques serve to 
enhance both the rural and environmental features and the village-scaled development 
recommended in this plan. Siting development in areas that do not compromise natural features 
will preserve prominent rural and environmental features.  If development is so sited, residents, 
shoppers, and employees will be in close proximity to these natural features, making the 
development areas more attractive and appropriate. 
 
Mitigate runoff through green street techniques, bio-swales, and reduced impervious surface 
in all new and remodeled development.  The county should encourage development that leaves 
natural features as intact as possible. Site disturbances such as excessive grading, unnecessary 
removal of helpful plants and trees, and large quantities of impervious surfaces all contribute to 
stormwater runoff and sedimentation (degrading the county’s rivers and streams), reduces 
groundwater recharge, and generally results in a more attractive site. This low-impact approach 
to development often reduces a developer’s costs, and allows the county to meet its stormwater 
management obligations. Best of all, it frequently requires little more than creative site planning. 
 
Green street solutions help control stormwater while enriching the character of neighborhoods. 
Pedestrian-oriented street facilities can be designed to achieve water management and 

 
Figure LU-11, Pedestrian Oriented Roadway Section 
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pedestrian goals. In particular, the same landscaping components of a street that add to 
pedestrian comfort can also perform stormwater retention and treatment functions, 
contributing to better flood control and water quality. Planting strips, planted medians, tree 
wells, and other planted areas can reduce urban runoff by retaining stormwater. The soils in 
these planted areas also remove pollutants, providing natural water treatment. Paved areas, 
such as parking lots and vehicle and bike lanes, sidewalks, and ball courts, if designed with porous 
surfaces and ample reservoir or infiltration capabilities beneath, can be used to improve water 
management.  Considering these ideas will ensure that environmental sustainability and quality-
of-life objectives are incorporated into the planning and engineering analyses of collection 
system improvements. 
 
Protect existing open, forested, and agricultural areas by clustering growth into defined areas. 
As described above, new development should be clustered in carefully defined growth areas and 
sensitively placed in the context of rural and environmental features.   
 

Employ conservation and open-space 
easements. Conservation and open-space 
easements are designed to hold land in 
perpetuity.  Nonprofit corporations, local 
governments, individual landowners, and 
subdivision landowners may set aside such an 
easement as defined by a homeowners 
association. 
 
Support economic development and 
community-based services. Since much of what 
constitutes Zion Crossroads is in Louisa County, 

the main opportunities in Fluvanna County lie south of the Route 15 and Route 250 intersection.  
The current industrial park on Route 250 just east of this intersection is in both Fluvanna and 
Louisa counties and may have the potential for additional development.  Encourage cross-county 
cooperation on economic development.  
 
At present there is the potential for three centers or nodes in Zion Crossroads.  First, north of 
Interstate 64 interchange in Louisa County; second, along the Route 15 strip between Interstate 
64 and the Route 250 and Route 15 intersection, also in Louisa County; and third, south of the 
Route 250 and Route 15 intersection in Fluvanna County. This third center is undeveloped but 
has the potential for a mix of uses such as residential development of varying densities, large and 
small-scale commercial development, and light industry.    
 
Develop a marketing strategy and marketing plan. Identify the community’s strengths in 
appealing to businesses and set goals that build on the identified strengths.  These goals can then 
be used to prepare a marketing plan.  A marketing plan identifies the specific actions to be taken 
to achieve the goals.    
Expand and diversify local tax revenue. An expanded and diversified tax base can result from a 
diversity of uses as recommended in this plan.  Higher-intensity commercial, locally based 

 
Figure LU-12, Open Space 
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businesses and retail establishments, a workplace center, and light industry all contribute to an 
expanded and diverse tax base.   
 
Develop higher-intensity commercial use. Zion Crossroads offers the greatest potential for 
higher-intensity commercial development.  An “anchor” store with smaller retail establishments 
can serve as a regional center for shoppers.   
 
Encourage locally based businesses and retail establishments.  Care must be taken to avoid too 
many conventional, nationally based retail shops at the expense of local businesses. Locally based 
business and retail help distinguish the unique character of Zion Crossroads and tend to have a 
greater impact on the local economy. 
 
Site an integrated workplace development center in Zion Crossroads. An integrated workplace 
center offers opportunities for offices and businesses, integrated into a walkable, mixed-use 
center.  A campus-style complex offers an attractive workplace and, with sufficient infrastructure, 
could become a site for a corporate headquarters. 
 
Support development of additional light industry. Light industry is usually less capital-intensive 
than heavy industry, and is more consumer- than business-oriented (light industry products are 
produced for end users—consumers—rather than as components for use by other industries). 
Light industry has less environmental impact than heavy industry and is more compatible with 
residential areas, albeit with an appropriate buffer. Increasing the flexibility of zoning in Zion 
Crossroads could help support industrial growth. 
 
Enhance tourism and related recreation. Fluvanna County has many sites and facilities of 
interest to tourists.  With its proximity to Interstate 64, Zion Crossroads is an excellent location 
for a tourism / visitors’ center.   
 
Improve the quality of employment opportunities. Good pay, upward mobility, and employee 
benefits are all important to improving the quality of employment opportunities.  A workplace 
center/office park, as opposed to retail establishments, offers more opportunities for full-time 
employment with benefits and opportunities for advancement. Efforts and incentives to recruit 
employers should make this priority apparent. 
 
Study the feasibility of Zion Crossroads as a satellite location for Piedmont Virginia Community 
College. An adult distant learning campus, with classes for professional advancement, can 
contribute to improvements in the quality of employment. Educational facilities also draw 
additional people and businesses to the area, which directly helps the economy. If the satellite 
location focuses on career development, it can act as an anchor for further economic 
development. For example, a nursing program could attract urgent care or geriatric facilities to 
Zion Crossroads. 
 
Support the vocational and technical job demands of the current and future job market. The 
Virginia Workforce Network offers employment services, with key services based in 
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Charlottesville.  Zion Crossroads could be a future site for a satellite center or, at a minimum, a 
location for a workforce information booth. 
 
Rivanna (Lake Monticello) Community Plan  
 
Overview 
The Lake Monticello area of Fluvanna County has grown rapidly in recent years. As the Lake 
approaches build-out, its proportion of the county’s growth has diminished, although the area 
surrounding the Lake still sees robust growth. The private Lake Monticello community has a 
dominant presence in this part of the county, and a significant number of residents live close by. 
Lake Monticello and the surrounding area make up most of the Rivanna District and a portion of 
the Cunningham and Palmyra Districts of Fluvanna County.  
 
The private community of Lake Monticello encompasses approximately 3,500 acres, containing 
over 4,600 lots. The lake itself is 350 acres. Residents include retirees, young families, and 
commuters to Charlottesville and Richmond. Residents pay dues to the Lake Monticello Owners’ 
Association (LMOA), which is responsible for community services and general maintenance of 
community infrastructure, including sixty-two miles of private roads. Water and sewer service is 
provided through a private source. 
 
While there are a range of opinions on the extent and type of growth desired, most residents 
agree that it is important to take steps to maintain the rural character of the surrounding area, 
enhance the “country suburban” character of the community, promote a vibrant quality of life 
for residents, and plan for the future. 
 

 
The Lake proper is nearing build-out, but there is significant growth outside of the Lake.  The 
desirable form of growth at the “Lake gates” is neighborhood mixed-use.  Beyond the gates, 
growth should be neighborhood residential development.  
 
Home to approximately half of the county’s residents, largely in the Lake Monticello community, 
this community planning area (established pursuant to the Code of Virginia, section §15.2-
2223.1) lies adjacent to the municipal services of the Palmyra area, but also has the significant 
private infrastructure of the Lake community. The area is traditionally neighborhood residential, 
with primarily single-family detached dwellings. Surrounding growth should be a mixture of uses 

 
Figure LU-13, Neighborhood Mixed Use around Lake Monticello 
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and residential dwelling types that serve a variety of incomes. Neighborhood mixed-use is 

needed to help offset the volume of single-family residential development in this community. 
Additional services and infrastructure are needed to accommodate more growth. 
Commercial and neighborhood streets, along with rural roads, make up the transportation 
network, along with sidewalks, trails, and bicycle lanes in the newly developed areas. Open space 
includes access to Pleasant Grove, neighborhood parks, and greenways.  
 
Medium and small commercial uses, along with office, civic, and residential uses, combine to 
form a series of neotraditional developments that are interconnected with surrounding 
development. Commercial and office structures do not exceed four stories, and residential 
density is up to six dwelling units per acre (6 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. 
 
Summary of Community Plan 
In previous studies, residents identified key strategies and projects to improve the quality of life 
for residents inside and outside of Lake Monticello. Participants agreed upon several priorities, 
including:  

• To increase traffic safety and improve flow at key intersections. 
• To enhance existing commercial centers in appearance, design, and available services, 

focusing on “village center” concepts. 
• To provide housing choices for a variety of age groups and income levels, appropriate to 

the area. 
• To preserve the rural character of the surrounding area and protect natural resources. 

 

 
Figure LU-14, Neighborhood Residential Element 
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Recommendations 
 
Improve traffic safety. Large volumes of traffic on small 
country roads lead to safety problems. Improving 
intersections, paving shoulders, and adding features for 
pedestrians and bicycles can alleviate traffic and 
promote safety.  This becomes essential as the county’s 
population grows. Roundabouts can improve 
pedestrian access and safety over typical intersections. 
 
Create walking and biking trails. Biking and walking 
trails provide safe access for residents to commercial 
areas, decrease traffic for short trips, and provide 
recreational facilities.  There are dirt footpaths in many 
areas, showing where people walk from the gates to 
commercial areas. 
 
Enhance commercial areas as village-scaled communities. There are existing commercial areas 
just outside of the Lake Monticello gates, including Piedmont Village, Crofton Plaza, and Jefferson 
Centre.  Clustering development around existing centers preserves rural areas. 

 
 

 
Figure LU-15, Median splitter islands and set-

back crosswalks 
 

    
 

 
Figure LU-16, Several conceptual options for village-scaled infill development in the Turkeysag 

Gate shopping center 
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Preserve natural resources and rural character. The health of the Lake and surrounding land 
and waterways is important to the health and vitality of the environment and economy of Lake 
Monticello.   
 
 
Provide community services and amenities. Cultivating community services and amenities 
improves the quality of life for residents of all ages, decreases traffic to and from 
Charlottesville, and connects neighbors.  Suggestions for services include a post office, library, 
senior services and adult day care, hiking/biking trails, and a movie theater. 
 

 
Encourage housing for seniors and a growing workforce. Healthy communities include housing 
for people in a range of income levels and ages.  Although housing is more affordable than in 
nearby urban areas, prices are rising steadily.     
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

     
Figure LU-17, Potential pedestrian network (left), and possible roundabout at entry (right) 

for capacity and safety 
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Palmyra Community Plan 
Overview 
Centrally located, Palmyra serves as the county 
seat and governmental center.  The village has 
natural and social resources that form a village 
atmosphere. These include the historic 
courthouse, Old Stone Jail and Main Street 
residences and businesses, the county 
administrative offices and courthouse, and the 
businesses that front Routes 15 and 53. Palmyra 
is one of the county’s designated growth areas 
(established pursuant to the Code of Virginia, 
section §15.2-2223.1). 
 
The area to the immediate south and southwest 
of the village should develop as a neighborhood 
mixed-use area. The area directly to the north 
and east of the village acts as a transition to the 
county’s more rural elements, and future 
development should reflect this. 
 

Commercial and neighborhood streets, along with 
rural roads, make up the transportation network, 
along with sidewalks, trails, and bicycle lanes. Open 
space includes Pleasant Grove, neighborhood parks, 
and greenways, along with the town square.  
 
A mix of medium and small commercial businesses 
combines with office, civic and residential uses to form 
a village-like neotraditional development or series of 

interconnected developments. Commercial and office structures do not exceed three stories, and 
residential density is up to four dwelling units per acre (4 du/ac). Density may be increased with 
incentives such as open space, affordable housing, or transfer of development rights, depending 
on the zoning district standards. 
 
Growth in the Palmyra area should occur at the village scale described in the previous chapter   
(“Community Elements Standards”), with economic and residential development complementing 
the existing conditions and fostering street life. Existing and new development must be served 
by a safe, efficient, multimodal transportation system that respects pedestrians and cyclists. New 
development should not compromise the natural and social fabric unique to Palmyra. 
 

 
Figure LU-18, Sign for Village of Palmyra 

 
Figure LU-19, Old Stone Jail 
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New housing should complement existing historic resources and expand the population base for 
local businesses. Economic development is desired in this area, and opportunities for tourism, 
such as commercial uses that complement the historic aspects of Palmyra, should be promoted. 
 
The Palmyra Community Plan aims to fulfill the following goals: 
 

• To enhance and maintain the village-scale atmosphere of Palmyra. 
 

• To improve the safety, efficiency, and diversity of the transportation system. 
 

• To protect the social and environmental resources of the area. 
 

 
Figure LU-20, Neighborhood Mixed Use Village 

 
 
Recommendations  
 
Enhance village character. 

• Remove the rural edges of the Palmyra CPA. 
• Consider additional zoning or regulations to preserve the rural character at the edges of 

the Palmyra CPA. 
• Improve the streetscape by burying utility lines, completing the sidewalk network through 

the village, installing streetlamps, and constructing a centrally located town clock. 
• Install a gateway median and welcome signs on Route 15. 
• Consider design guidelines for development around the Route 15 gateway. 
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Guide village-scaled development. 
• Develop guidelines to foster village-scaled 

developments that include a mix of building types, 
commercial uses, local jobs, increased retail options 
such as shopping, cafés and restaurants, and 
affordable housing. 

• Seek out commercial uses that complement historic 
features and integrate new development with 
existing assets. 

• Explore expansion of the historic district to include 
the area south of Stoneleigh Road and east of Route 
15. 

 
Improve the safety and efficiency of the transportation system. 

• Increase transportation choices by improving bus service, promoting participation in 
RideShare, and developing visible and accessible park-and-ride locations. 

• Implement a plan to improve safety on Route 15 that includes roundabouts or other 
safety and capacity improvements, a median island, and curb and gutter enhancements 
for access management. 

• Improve connectivity to Pleasant Grove. 
• Enhance the pedestrian network by improving access and incorporating streetscape 

enhancements and traffic-calming measures. 
• Ensure that pedestrian and bicycle facilities on Route 15 mirror those on the new Route 

15 bridge. 
 
Protect social and environmental resources. 

• Encourage development that fosters social interaction and takes advantage of the natural 
beauty of the area. 

• Actively preserve open space and the rural character of the area by clustering new 
development on a village scale, partnering with local and regional agencies, and analyzing 
the size of the Palmyra community planning area. 

• Support the county’s efforts to develop a stormwater management ordinance and a dark-
sky ordinance. 

 
Fork Union Community Plan 
 
Overview  
Located in the southeastern center of Fluvanna County, the Fork Union CPA contains 3,366 
residents.  This includes the village of Fork Union as well as the surrounding areas such as West 
Bottom, Thessalonia, Cloverdale, Weber City, and Dixie.  While certain areas of the county have 
experienced dramatic growth in recent years, others have struggled to maintain economic 
viability. According to the 2010 Census, 7.2 percent of the area’s families were living below the 
poverty level. Fork Union is a designated growth area (established pursuant to the Code of 
Virginia, section §15.2-2223.1). 

 
Figure LU-21, Historic Courthouse 
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Most people who live in Fork Union commute out of the area to work.  In 2010, the mean travel 
time to work for Fork Union residents was 35.4 minutes, compared to 32.2 for Fluvanna as a 
whole. This indicates that many people commute to Charlottesville or possibly to Richmond for 
work. With many of its residents commuting long distances to work, maintaining a sense of place 
and community can be difficult. With the advent of additional roadways easing traffic flow from 
Richmond, it is anticipated that more people who work in Richmond will move to the area, and 
more Fork Union residents will commute to Richmond for work. 
 
The county has received several transportation enhancement grants for streetscape and traffic 
safety improvements in Fork Union.  Design has begun on village signage, crosswalks, improved 
sidewalks, and street lighting in Fork Union Village. 
 
This historic village area is home to the Fork Union Military Academy and has access to some of 
the academy’s recreational amenities and open space. The area should remain a village, and 
surrounding growth should be a mixture of uses and residential dwelling types that serve a 
variety of incomes.  
 
Recommendations 
 
Enhance village character.  Areas along Route 6 and West River Road in Fork Union proper should 
continue to be developed as a village, and the areas to the northeast should develop as 
neighborhood residential areas.  One of the major obstacles to achieving the development 
needed to revitalize Fork Union is the lack of an adequate sewer system. Securing an improved 
sewer and water system in Fork Union is a necessary step to redeveloping the village of Fork 
Union. 
 
Fork Union would benefit from a stronger sense of community, making it a comfortable and 
desirable location for residents and visitors.  This can be done by creating visual entrances to the 
village of Fork Union, beautifying buildings and landscaping, and encouraging compact growth in 
the downtown area, while preserving the rural nature of the surrounding areas.  
 
Create community support and activities. Fork Union has many resources, including dedicated 
residents and business owners, natural beauty, a community center, and religious and education 
institutions.  In order to build upon these resources, community members should consider 
establishing an organization to implement priority projects and organize community events.   
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Improve the community transportation network. Commercial and neighborhood streets, along 
with rural roads, make up the transportation network, along with sidewalks, trails, and bicycle 
lanes. Neighborhood parks and greenways are an integral part of new development. A mix of 
smaller-scale commercial businesses, along with office, civic, and residential uses, form a village-
like neotraditional development or series of interconnected developments. Neighborhood 
residential development is also appropriate within 
the community planning area. Commercial and office 
structures do not exceed three stories, and residential 
density is up to four dwelling units per acre (4 du/ac). 
Density may be increased with incentives such as 
open space, affordable housing, or transfer of 
development rights, depending on the zoning district 
standards. 
Several transportation-related improvements, such 
as the streetscape enhancement project, will enhance 
the safety and appearance of Fork Union. 
 
Foster a thriving economy with local conveniences. Possible locations for economic 
development include downtown (Routes 6 and 15) and the Village Shopping Center. Encourage 
development in the existing commercial areas to preserve rural feel.  Assess existing services and 
determine what demands are not met. Prioritize renovation over new construction. 
 
Provide affordable housing. Healthy communities include housing for people of all income levels.   
 

Preserve natural and historic resources. The Fork 
Union District is full of natural and historic 
resources to be valued and protected.      
 
Ensure adequate infrastructure to support 
existing and future needs. Chief among the 
obstacles to revitalizing Fork Union’s downtown 
are the lack of an adequate sewer system and 
limited well capacity.  Securing an improved 
sewer and water system is vital to developing the 
village of Fork Union.   
 

Columbia Community Planning Area 
 
Overview 
In March 2015, the citizens of the town of Columbia voted to annul and repeal the town charter 
and fully absorb into Fluvanna. Columbia was one of Virginia’s smallest incorporated towns. The 
county will now be responsible for developing and implementing a plan that will enhance the 
area’s natural and historic assets while ensuring that its residents are not unfairly displaced or 
deprived of necessary services.   
 

 
Figure LU-22, Open Pasture near Fork Union 

 
Figure LU-23, Possible Bike Path in Fork Union 
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This area lies mostly within a floodplain and needs to be comprehensively revitalized either as a 
village or neighborhood mixed-use project. There are potentially beautiful views of the Rivanna 
and James Rivers, but development is highly constrained by the existing floodplain and the 
presence of blighted buildings.  
 
In the future, the existing rail line along the northern bank of the Rivanna and James Rivers could 
be used for commuter transportation to Richmond, as well as increased freight. This historic town 
once relied heavily on the confluence of the rivers for commerce, and this feature can still be an 
excellent heritage and ecotourism destination, with the rail line serving as a commerce and 
commuter lifeline.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Neighborhood streets with a main street, along with rural roads such as Route 6, comprise the 
transportation network. Sidewalks, trails, and bicycle lanes are needed. The floodplain in this 
area, while unusable for residential and commercial structures, lends itself to an extensive park, 
greenway, and trail network. 
 
Columbia’s status is fluid – while its citizens made it clear in 2015 that Columbia’s future is as an 
area of Fluvanna and not as a separate town, the change becomes official in 2016. As Fluvanna 
and Columbia face this change together, Fluvanna’s leaders and staff will be responsible for 
making the transition a smooth one. Columbia needs effective zoning and subdivision 
regulations, a plan for future infrastructure, improved transportation, and the removal of current 

 
Figure LU-24, Village Element 
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blight. These goals must be approached strategically – revitalization measures should 
complement one another and the rest of the Comprehensive Plan. Communication with residents 
will play an indispensable role in pursuing these goals for the area. Residents are the ultimate 
stakeholders, and their well-being and ability to have a voice in this process is essential.  
 
Scottsville Community Planning Area 
 
The county’s newest community planning area, Scottsville is also a historic town that lends itself 
to well-planned neighborhood mixed-use development with some limited neighborhood 
residential on the periphery. All development should enhance the character of the area and 
reinforce the village-like atmosphere of the town. 
 
Neighborhood streets, along with rural roads such as Route 6, comprise the transportation 
network. Sidewalks, trails, and bicycle lanes are needed. The rail line also could be used for 
commuter transportation to Charlottesville and Richmond, as well as increased freight. 
 
A mix of smaller-scale commercial businesses, and office and residential uses, forms a village-like 
neotraditional development or series of interconnected developments. Commercial and office 
structures do not exceed two stories, and residential density is up to four dwelling units per acre 
(4 du/ac). Density may be increased with incentives such as open space, affordable housing, or 
transfer of development rights, depending on the zoning district standards. 
 
To most efficiently serve the Scottsville community, it is desirable that Fluvanna, Albemarle, and 
the town of Scottsville cooperate. This can occur through shared resources and collaborative 
planning. 
 
Rural Areas 
 
Maintaining the rural character of the county is the principle vision that drives this plan (see 
Appendix A, “2006 Planning Issues Survey”). Two land-use designations with that goal in mind 
were identified in the 2000 Comprehensive Plan: rural residential and rural preservation. 
 
Rural Residential 
Rural residential areas are linked to the rural cluster community element and generally surround 
the six community planning areas. Rural residential areas conserve open space by clustering 
development or developing on larger lots. Projects should achieve the goal of preserving as much 
open space, and thus rural character, as possible. The open space should be strategically located 
to preserve viewsheds from roads and existing developments, and to be used by the residents of 
the planned community. Open spaces in subdivisions should be available to the community for 
rural uses such as farming, wildlife, and recreation. 
 
Streets are neighborhood streets within developments, or rural roads. Commercial and 
multifamily developments are limited, neighborhood-oriented, and smaller in scale. Multiuse 
trails should connect rural cluster developments wherever possible. Provisions should be made 
for future connections.  
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Some mixed-use development may be possible at a very small, rural neighborhood scale, but 
most development is single-family or two-family residential projects with limited commercial 
uses. Structures do not exceed two stories, and residential density is up to one unit every two 
acres gross (i.e., counting the acreage for the whole parcel), or six units per acre net (i.e., just the 
developable area, not including the permanent open space), whichever is most restrictive. There 
are no density incentives outside of the cluster development concept in the rural residential 
areas. Larger subdivisions should be located within identified community planning areas and 
discouraged in the rural residential areas.  
 
Rural Preservation 
The rural preservation areas are intended to be the least developed areas of the county. Large 
parks, agricultural and forestal districts, working farms, and passive open spaces should comprise 
most of the land use, with very low-density residential development. The open space should be 
strategically located to preserve viewsheds from roads and existing developments, and to be 
used by the residents of the planned community. Open spaces in subdivisions should be available 
to the community, be available for rural uses such as farming, wildlife, and recreation, and 
minimize or exclude utilities such as wells and septic fields or reserve areas. 
 
Large subdivisions in the rural preservation areas should be discouraged. Rural roads, two-story 
structures, single-family dwellings, home occupations, and country stores are examples of the 
most intense developments that should generally 
occur.  
 
Rural Design   
Preserving the character of the rural preservation 
and rural residential areas presents a special 
challenge for the county, particularly with existing 
by-right development rights (one dwelling unit per 
two acres).  These areas contain the majority of the 
county’s land mass, and with the evolution of 
alternative wastewater systems, will be subject to 
intense development pressures as Fluvanna’s population continues to grow.  Current zoning 
encourages a majority of developed land to remain as significant open space to maintain the 
county’s rural atmosphere and to provide large contiguous expanses of green space.   
 
Rural design means that clear boundaries exist between rural and development areas.  This 
principle minimizes sprawl in the rural areas and supports the efficient development of growth 
areas. Historically, Fluvanna’s villages had discrete boundaries with rural land surrounding the 
village.  Rural design reinforces this historical trend. 
 
In 2004, the Board of Supervisors adopted residential cluster development regulations. Cluster 
development became mandatory for the subdivision of more than 5 lots in the A-1 district and 
an alternative development style in other residential districts. For A-1 clusters a minimum of 75 
percent open space is required, but this open space can be configured in a variety of ways and 

 
Figure LU-25, Rural Cluster 
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with a diverse number of uses. Cluster developments in the R-1, R-2, and R-4 zoning districts are 
required to preserve no less than 50 percent of the site as permanent open space, while the R-3 
district requires 25 percent. Clustering single-family homes on small lots decreases infrastructure 
costs for the developer, and reduces long-term maintenance costs.  Clustering has other 
advantages, such as preserving open space and agricultural land, protecting environmentally 
sensitive areas, helping to maintain viewsheds, and reducing pollution.   
 
Open Space 
The common element among all rural development is open space.  The utilization of green 
infrastructure in a project is the key to its long-term success or failure.  Green infrastructure 
means efficiently using the land upon which a project is located.  Greenways, parks, trails, and 
undisturbed areas all comprise a project’s green infrastructure and allow it to fit into a rural 
environment.  Open space can buffer residential development from surrounding agricultural 
uses, which is a benefit to both the residents and the farmers.  Open space can separate different 
uses within a development, and is particularly effective within compact developments in growth 
areas. 
 
Open space reaches its true potential when arranged contiguously (sharing boundaries). 
Contiguous open space provides vital habitat and corridors for plants and wildlife, resulting in 
healthier and more diverse natural areas. Contiguous open space is more effective at protecting 
streams and ponds from runoff pollution and at recharging groundwater. Contiguous open space 
provides larger recreational areas and contributes to a more natural, rural feeling community. 
Additional organization and coordination is required to arrange open space contiguously, but the 
associated advantages and efficiencies reward such efforts. When considering developments, the 
presence of contiguous space enhances a project’s desirability. 
 
Scenic Views and the Rural Landscape 
 
Preserve Rural Community and Landscape 
The small town and rural character of the community is a major asset, and depends on the 
quietness of the area, its relative remoteness, the scattered village centers, farmhouses, isolated 
homes, open land scattered with forests and wildlife, and livestock. If Fluvanna is to remain rural, 
these qualities must be protected. 
 
Protect and Enhance Natural Features  
Natural features – streams and rivers, steep slopes, prime agricultural land – contribute to the 
ecological health and scenic quality of the county. Clustering of development in rural areas can 
protect these natural features and the systems they comprise.  Through technical analysis of a 
site, natural resources can be identified.  Once identified, they can be protected by clustering 
residences on areas without sensitive natural features. Not only are scenic vistas preserved; trails 
can be built to provide access to natural areas, to the benefit of residents. 
 
Protect Scenic Views  
Comments from the citizens focus on the need to preserve the scenic beauty of Fluvanna County.  
Threats to this resource include incompatible development, inconsistent or insufficient 
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regulations, growth pressures, and pollution and litter. These scenic views are often located along 
important corridors, and can serve as “gateways” into the community. Special measures, such as 
“scenic corridor” regulations, could be taken to preserve these views. 
 
Gateways and Corridors 
Primary Gateways and Corridors    

• Route 250 (Richmond / Broad Street Rd) 
• Route 15 (James Madison Highway) 
• Route 53 (Thomas Jefferson Parkway) 
• Route 6 (East and West River Road) 

Secondary Gateways and Corridors 
• Route 600 (North / South Boston Road) 
• Route 601 (Courthouse / Venable Road) 
• Route 610 (Community House Road) 
• Route 659  (Stage Junction Road) 
• Route 613 (Bybees Church Road) 
• Route 616 (Union Mills Road) 
• Route 619 (Ruritan Lake Road) 
• Route 620 (Rolling Road South) 
• Route 637 (Antioch Road)  
• Route 640 (Haden Martin / Shores Road) 
• Route 649 (Central Plains Road) 
• Route 659 (Cedar Lane / Kents Store 

 
Features such as open space, signs, landscaping, and parking areas affect the visual quality of 
gateways and corridors.  Informal and formal measures are available to address the needs of 
these corridors.  These methods include increased regulation of design within corridors, the 
Virginia Department of Transportation’s Adopt-a-Highway program, community cleanup drives, 
and entrance-area landscaping.  
Rural residential and rural preservation planning areas comprise the majority of the county.  
These areas are a mix of residential subdivisions, open space, and agricultural and forestal 
districts as well as farmland and historic resources.  These areas have scattered housing and the 
least commercial and industrial development. It is the desire of county that these areas should 
remain primarily rural, with an appropriate mix of land uses. 
 
Environment 
The rural residential and rural preservation planning areas encompass much of the county’s 
prime forest and farmland. The largest ag/forestal districts are located there, as well as most 
conservation easements.  These planning areas comprise a large portion of the county’s 
watershed.  
Development in these planning areas should be designed to manage erosion, stormwater, and 
nutrient loads into streams and rivers.  To achieve this goal it is necessary to minimize site 
disturbances such as excess grading and removal of vegetation. Traditional developments are not 
appropriate for these areas but large-lot or rural cluster neighborhoods that employ 

 
Figure LU-26, Tree- lined Street 
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sustainability and preservation development techniques could be very compatible with these 
rural areas. 
 
Agricultural and forestry operations that institute best management practices to minimize soil 
loss and nutrient loading of streams ought to be encouraged.   
The county should encourage wider use of conservation easements and expansion of ag/forestal 
districts as a means of protecting natural resources and open space. 
 
Economic Development 
The rural residential and rural preservation planning areas currently offer very limited 
commercial and industrial uses. Some additional commercial services for the convenience of 
those living out in the country are appropriate and may be considered if these uses are designed 
and arranged to complement the rural character of the area and its surrounding uses. These uses 
are especially encouraged around existing communities from the county’s past, including Kents 
Store, Kidds Store, and Cunningham. However, agricultural and forestal districts that will limit 
development opportunities surround many of these areas. 
 
Landholders in these planning areas should be given the opportunity to pursue options that will 
supplement their income. This is particularly the case for landowners who may need to 
supplement their income in order to maintain rural land uses. Although these areas do not have 
the population base or location attributes to attract much commercial development, other types 
of development may be appropriate and should be reviewed on an individual basis. 
 
For example, farmers or foresters could augment their income with a small cluster development 
of residences sheltered off the road and a farmhouse-style office building. In this manner, most 
of the land could be retained for farm or forestry use while also providing work and housing in a 
pastoral setting. To the maximum extent possible, nonagricultural land uses should complement 
agricultural lands and operations. When development occurs, appropriate buffering should also 
be required when differing uses adjoin each other. 
 
Housing 
There is growing pressure for housing development in the rural residential and rural preservation 
areas.  Until recently, they had the fewest number of subdivision lots approved in the county; 
however, with Lake Monticello nearing build-out, several large subdivisions have received 
preliminary approval.   In order to preserve the rural nature of these planning areas, most housing 
development should be redirected to the community planning areas. 
 
Current zoning encourages cluster development, but still allows for individual lots (i.e., strip 
development) along rural roads, which is contrary to the desired pattern of development in many 
ways.  Housing developments should minimize access points and be adequately set back from 
roads.  Housing developments of a significant magnitude should be clustered and incorporate 
open space or limited to large lots.  Open-space provisions could enhance rural character and be 
used to buffer residential subdivisions from adjacent agricultural uses. Areas of farmland should 
be identified and preserved for future agricultural needs. Requirements for dry hydrants should 
be explored for all housing developments. 
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Infrastructure 
Private wells and septic systems serve the vast majority of this planning area. Large-lot 
subdivisions are typically dispersed enough to utilize traditional well and septic systems. 
However, due to environmental concerns regarding failing septic systems and recurring drought, 
newly approved major cluster subdivisions should have carefully designed water and sewer 
systems that ensure ongoing and proper maintenance.   
 
The Fork Union Sanitary District provides water to portions of Carysbrook and its middle school; 
in order to limit development primarily to the community planning area, however, the expansion 
of this infrastructure is not recommended outside of the Fork Union planning area.  As a whole, 
the extension of utilities and other growth-inducing public facilities should be discouraged in 
these areas, but may have limited availability for specific uses and locations.   
 
Transportation 
Route 616 and Route 619 are two of the major secondary roads that traverse through rural 
residential and rural preservation planning areas.  Route 616 is the most heavily traveled 
secondary road in the county and is quite scenic.  Route 619 is part of the U.S. Bicycle Route 76.  
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Chapter 5 
ECONOMIC DEVELOPMENT 

 
A Sustainable Plan for the Future 
 
Zion Crossroads is the county’s primary commercial 
node, with primarily retail, office uses, and light 
industrial, it also incorporates mixed-use, mixed-
income residential development. Route 250 is a vital 
alternative to Interstate 64 and is a primary gateway 
into Fluvanna.  
Residential development within the community 
planning areas encourages a diverse workforce. Varied 
housing types and income levels ensure a labor pool for 
a variety of businesses. Concentrations of employment and residential development reduce 
congestion on the county’s roads and infrastructure, minimizing the cost to the community while 
maximizing the revenue from businesses. 
 
EXISTING CONDITIONS 
 
Fluvanna’s location between Charlottesville and Richmond creates employment options for 
residents. In 2019, around 1,131 people live and work in Fluvanna. 1,654 commute into the 
county, and 6,991 county residents commute elsewhere. This means that, currently, 5,337 more 
people commute from Fluvanna for work every day, than to it.  
 
Local sales tax revenues brought Fluvanna $2,278,57 in 2020. This continues an overall positive 
trend over the past decade (sales tax revenue brought in $1,400,149 in 2013). The county’s tax 
base currently relies on personal and real property taxes to finance approximately 69 percent of 
local needs.  
 
Business Climate Factors 
Strong and supportive government, quality education and labor resources, public safety, 
favorable taxation policies, and loyal consumers are just some of the important factors that 
contribute to a positive business climate. Increased risk, uncertainty, and instability, in the 
marketplace and in the community, negatively impact businesses.  
 
Workforce Preparedness and Education 
Fluvanna County is located near a major university and two community colleges. Fluvanna County 
High School has a strong relationship with a local technical education center, Charlottesville 
Albemarle Technical Education Center (CATEC). Fluvanna County High School is a top-quality 
public school with new (opened 2012) facilities (http://www.fluco.org).  
 

 
Figure ED-1, Eco-friendly Business 
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Institutions of higher learning offer partnering opportunities for industry to pursue research, 
development, and production. They are economic generators for the region, offer a variety of 
cultural activities for the entire community, and create opportunities for residents.  
 
University of Virginia 
The University of Virginia (UVA) is located in Charlottesville, less than thirty miles west of 
Fluvanna County. The university has ten schools that offer bachelor’s, master’s, educational 
specialist, first-professional (law and medicine), and doctoral degrees. There were just over 
23,464 students during the 2013–14 academic year. UVA continues to rank in the top twenty-five 
among all national universities, public and private. The University of Virginia health system is a 
nationally renowned academic medical center (http://www.virginia.edu). 
 
Piedmont Virginia Community College 
Piedmont Virginia Community College (PVCC) was established in 1972 and is a nonresidential 
two-year institution of higher education that serves central Virginia—principally residents of 
Charlottesville, Albemarle, Buckingham, Fluvanna, Greene, Louisa, and Nelson. PVCC is located 
in Albemarle County, approximately thirty miles west of Fluvanna. The college offers fifty-two 
associate degrees and certificate programs to meet educational and career goals. PVCC also 
offers noncredit workforce classes and certificates as well as individual classes for personal 
enrichment (http://www.pvcc.edu).  
 
J. Sargeant Reynolds Community College 
J. Sargeant Reynolds has two campuses in Richmond, and one campus in Goochland County. The 
college was founded in 1972 and is the third largest college in the Virginia Community System, 
enrolling students at all three major campuses, five off-campus sites, and “virtually” through 
distance learning. The college currently offers two-year degree programs, occupational/technical 
certificate programs, two-year college transfer programs, and career studies certificate programs 
requiring less than one year of full-time study. Over 15,500 noncredit students come to the college for 
workforce development courses and services through the Community College Workforce Alliance 
(http://www.jsr.cc.va.us). 
 
Charlottesville Albemarle Technical Education Center (CATEC)  
CATEC offers students at all ability levels programs designed to respond to the community’s 
employment needs. Students may seek employment upon graduation and/or continue their 
formal education through apprenticeship programs or advanced study at technical institutes, 
community colleges, and universities. High school programs include computer repair and 
maintenance, computer operating systems, computer-aided drafting and design, auto body 
repair, auto technology, barbering, cosmetology, culinary arts, television and video 
production, carpentry, electricity, masonry, nurse aide, and horticulture, and landscaping 
(http://www.catec.org).  
 
Other Institutions 
There are other colleges, universities, and technical schools within an hour of Fluvanna County, 
or that offer satellite or online classes and credits. Virginia Commonwealth University, Longwood, 
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Virginia Tech, Mary Washington, Mary Baldwin, and George Mason are other universities in 
relatively close proximity, or that have satellite programs available to residents of central Virginia.  
 
Community Safety 
Fluvanna County’s crime rate is consistently below the regional averages. The Department of 
State Police’s Crime in Virginia document details crime statistics, by type, for each police 
jurisdiction in the state using the incident-based reporting (IBR) system. Group A crimes are those 
considered to be the most serious (e.g., murder, rape, kidnapping, drug trafficking, fraud, larceny, 
vandalism, etc.) and are generally felonies. 
 
Fluvanna had 293 Group A offenses in 2013 - a crime rate of 1,672 offenses per 100,000 residents. 
This is significantly lower than the state (4,883 per 100,000), Albemarle County (3,663 per 
100,000), Louisa County (3,180 per 100,000), and Buckingham County (2,735 per 100,000); it is 
also slightly lower than Goochland County (1,729 per 100,000).  
 
Wages 
Businesses typically examine the average wages paid in an area as part of making relocation 
decisions. Good employers want to pay their employees competitively, and knowing how their 
compensation compares within a region is valuable information along with the other business 
climate factors. Fluvanna County had an average weekly wage of $1,120 in 2023. In comparison, 
the state average is $1,401 in 2023.  
 
Utilities and Taxes 
The real estate tax rate in Fluvanna County ($0.844 per $100 of assessed value) is $0.16 higher 
than the regional average of $0.72, and the machinery and tools tax rate ($1.90) is lower than 
the regional average ($2.97). The personal property tax rate in Fluvanna County ($4.10per $100 
of assessed value) is higher than the regional average of $3.76, and is the second highest in the 
region.  
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Fluvanna’s business sector comprised approximately 7 percent of tax-generated revenue in 
2013; this is down from 11 percent in 2007. The county’s vision is to have at least one-third of 
its revenue stream come from the business sector. This has been a common measure of 
economic success over the years in communities—70 percent revenue from residential (real 
estate taxes) and 30 percent from businesses (real estate, inventory, BPOL, machinery and 
tools, etc.).  
 
Economic Base Analysis 
Economic Sectors 
The number of establishments and the number of employees working in these establishments 
show a positive trend for the period 1997 to 2012. All industries except for arts, entertainment, 

Statistics by Economic Sector, 1997, 2002, 2006, and 2012 
Industry Description Number of Establishments Number of Employees 

1997 2002 2006 2012 1997 2002 2006 2012 
Wholesale trade 10 12 13 14 20–99 100–249 123 113 
Retail trade 33 29 32 41 196 243 270 344 
Real estate and rental and 
leasing 

9 19 26 15 0–19 36 42 0-19 

Professional, scientific 
and technical services 

22 35 42 32 47 95 107 20-99 

Administrative and 
support and waste 
management and 
remediation services 

6 26 32 45 47 71 157 237 

Health care and social 
assistance 

8 17 19 23 72 100–249 306 210 

Arts, entertainment, and 
recreation 

1 3 7 6 0–19 0–19 Suppressed 20-99 

Accommodation and food 
services 

9 11 14 23 107 173 300 312 

Other services (except 
public administration) 

13 22 37 38 48 162 281 235 

Source: U.S. Census 
Figure ED-3, Economic Sector Statistics 

Regional Tax Rates, 2014 
 Real Estate Personal Property Machinery & Tools 

Fluvanna County 
Source: Fluvanna Co. 
Commissioner of the Revenue 

$0.88 $4.15 $2.00 

Albemarle County 
Source: Albemarle Co. Dept. of 
Finance 

$0.819 $4.28 $4.28 

Buckingham County 
Source: Buckingham Co. 
Commissioner of the Revenue 

$0.50 $4.05 $2.90 

City of Charlottesville 
Source: City of Charlottesville 
Commissioner of the Revenue 

$0.95 $4.20 N/A 

Goochland County 
Source: Goochland Co. 
Treasurer 

$0.53 $4.00 $3.75 

Louisa County  Source: 
Louisa Co. Commissioner of the 
Revenue 

$0.65 $1.90 $1.90 

Regional Average $0.72 $3.76 $2.97 
Figure ED-2, Regional Tax Rates 
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and recreation show an increase in employees for this period. 
 
The type of growth of the local economy is an indicator of its strength and weaknesses. As figure 
ED-9 shows, accommodation and food services have shown the greatest increase in new hires, 
followed by education services and retail trade. Many of these sectors tend to hire entry-level 
employees at typically lower wages than, for example, professional and technical services, which 
hired far fewer new employees. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Data on the ten largest employers in the county reinforce the emphasis on education services 
but do not reflect the strong growth of accommodations and food services and retail trade. This 
may be due to the smaller size of retail establishments, which means that no one retail operation, 
save for Food Lion, made the top ten.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Perhaps as important to the county taxpayer as the top ten employers are the top ten 
taxpaying companies, which help to diversify the tax base and contribute significantly to the 

Ten Largest Employers  
First Quarter, 2023 

1. Fluvanna County Public School Board 
2. MMR Contrstructors Inc 
3. Fluvanna Correctional Center 
4. County of Fluvanna 
5. Fielders Choice Enterprise Inc 
6. Fork Union Military Academy 
7. Food Lion 
8. State Farm Automobile Insurance 
9. Silk City Printing 

10. BFI Transfer Systems of Virginia 
Source: Virginia Employment Commission 
 

Figure ED-5, Ten Largest Employers 
 

New Hires by Industry 
4th Quarter, 2022 

 
Industry Hires 

1. Admin. Support and Waste Mgmt 40 
2. Retail Trade 75 
3. Accomodation and Food Service 70 
4. Construction 331 
5. Health Care and Social Assistance 57 
6. Other Services (except Public Admin.) 17 
7. Public administration 36 
8. Arts, Entertainment, and Recreation 0 
9. Manufacturing 46 
10. Transportation and Warehousing 6 
11. Real Estate and Rental and Leasing 5 
12. Wholesale Trade 25 
13. Agriculture, Forestry, Fishing, and Hunting 7 
14. Educational Services 50 
15. Professional, Scientific, and Technical Services 8 

Source: Virginia Employment Commission  
Figure ED-4, New Hires by Industry 
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county’s revenue stream.  In the future, along with these companies, Fluvanna needs to attract 
low-impact, high-value companies to further strengthen and diversify this list of companies. 
 
 
 
 
 
 
 
 

Employment 
Local and state government and construction dominate the number of employees by industry. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Unemployment in the county is consistently lower than in the state, which is in turn lower than 
the national rate. While unemployment has yet to return to pre-recession levels, the 
unemployment rate is dropping at a faster pace in Fluvanna than in the state as a whole. 
 

Employment by Industry 
First Quarter, 2023 

Industry Classification Number of 
Employees 

Local government 918 
Administrative and waste services 357 
State government 339 
Retail Trade 407 
Accommodation and Food Services 236 
Health Care and Social Assistance 320 
Construction 1161 
Other Services (Except Public Administration) 208 
Utilities 53 
Wholesale Trade 55 

Source: Virginia Employment Commission 
 

Figure ED-7, Employment by Industry 
 

Business Name Assessed Value % of Tax Base  
Tenaska Virginia Partners $264,721,751 6.3% 
Virginia Electric and  
Power 

$113,860,658 2.71% 

Central Virginia Electric Co-op $26,947,391 0.88% 
Aqua Resources, Inc. $21,134,423 0.5% 
Transcontinental Gas Pipeline $15,667,442 0.37% 
Colonial Pipeline Co. $11,482,400 0.27% 
Central Telephone of Virginia $10,434,696 0.25% 
CSX Transportation $9,903,516 0.24% 
East Coast Transport $6,555,118 0.16% 
Virginia Properties LLC $5,490,300 0.13% 
Total $496,197,695 11.8% 

Figure ED-6, Top Ten Taxpayers 
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The number of people employed in the county is appreciably smaller than the number of 
employees who are county residents, but work outside the county. 
 
Land Use 
Community planning areas established pursuant to the Code of Virginia, section §15.2-2223.1,  
(particularly Zion Crossroads) need to effectively balance land use, transportation, and 
economic development in a holistic approach instead of viewing them as individual issues that 
could negatively impact the county. By concentrating development off primary transportation 
corridors, and providing additional critical infrastructure such as water and sewer, the county 
can then direct commercial, industrial, and a significant amount of residential development into 
these community planning areas. Conversely, this also helps to alleviate the residential growth 
pressures throughout the rest of the county, particularly in the rural preservation areas. 
 
Open Space 
Preservation of open space is an important value in Fluvanna County. Virginia’s land-use 
assessment laws help to encourage this, as well as benefiting businesses that engage in 
agricultural, horticultural, and forestal activities.   
 
The Code of Virginia allows any locality that has adopted a comprehensive land-use plan to enact 
an ordinance providing for special assessments of agricultural, horticultural, forestal, and open-
space real estate. Agricultural and horticultural uses, and open-space real estate, must consist of 
a minimum of five acres. Forestal land must be a minimum of twenty acres. These assessments 
are intended to encourage the preservation and proper use of land in order to allow for the 
production of agricultural, horticultural, and forestal products. These assessments also help 

Unemployment Rates: 2012-2022 

Year Fluvanna  
Unemployment Rate (%) 

Virginia  
Unemployment Rate (%) 

2012 5.1 5.9 
2013 4.7 5.6 

2014 4.3 5.1 
2015 3.7 4.4 
2016 3.3 4.0 
2017 3.0 3.7 
2018 2.5 3.0 
2019 2.3 2.8 
2020 5.5 6.5 
2021 3.3 3.9 
2022 2.6 2.9 

Source: Virginia Employment Commission 
 

Figure ED-8, Unemployment Rates 
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alleviate pressures that result in the conversion of these lands to more intensive uses by keeping 
the assessed tax rate low. 
 
Fluvanna County has had this land-use assessment policy since 1978. The ordinance allows for 
land-use value assessments in all categories—agricultural, horticultural, forestal, and open-space 
real estate.  
 
Infrastructure 
To promote growth in the Community Planning Areas, established pursuant to the Code of 
Virginia, section §15.2-2223.1, infrastructure must be established to attract businesses. Having 
water and sewer infrastructure will make Fluvanna’s growth areas “move-in ready.”  
 
Despite current sources, water and sewer infrastructure are the primary constraints on 
community growth. Efforts to expand sewer and water services require partnering with Louisa 
County and the Department of Corrections. The James River Water Authority is the cooperative 
body representing the water interests of Fluvanna and Louisa. JRWA’s resources will be 
supplemented by water and sewer services provided by the Department of Corrections, whose 
Fluvanna facilities enjoy sewer and water surpluses.  
 
The primary infrastructure service areas will be the Zion Crossroads, Lake Monticello, and Fork 
Union community planning areas, which established pursuant to the Code of Virginia, section 
§15.2-2223.1. Of these, Zion Crossroads is considered the most viable area to attract light 
industrial, technology business, medical facilities, and retail. As part of this development, Zion 
Crossroads could see several large projects; these could include walkable mixed use areas, retail 
destinations, healthcare facilities, and industrial or office parks. Collaboration with Louisa will 
be instrumental in the development of Zion Crossroads, as Fluvanna expands on the visibility 
and success of the Louisa side. 
 
Multiple electric power resources are available, and several high voltage transmission lines 
deliver large amounts of electricity to the area. Broadband and wireless telecommunications 
facilities, while not yet widespread, are expanding throughout the county. 
 
Our Share of a Flourishing Industry 
A study commissioned by the Virginia Wine Board indicates that the impact of the wine and 
winegrape industry on Virginia’s economy was $747 million in 2012. This includes thousands of 
jobs and hundreds of millions of dollars in sales. Remarkably, this economic impact represents a 
106% increase from 2005 – a period of time which includes the recent economic downturn.  (THE 

ECONOMIC IMPACT OF WINE AND WINE GRAPES ON THE STATE OF VIRGINIA – 2010 updated 2012) 
 
The wine industry’s benefits to Fluvanna could extend far beyond its direct economic impact. As 
wine tourism in Central Virginia becomes more common, Fluvanna can capitalize on its 
proximity to other wine destinations, inventory of convenient and scenic byways, and 
agricultural identity to become a vibrant wine destination in its own right. In order to seize this 
opportunity, the county should ensure that its policies offer the flexibility to allow wineries and 
related activities to operate successfully. 
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Community Efforts 
Increased reliance on the economic development function may eventually necessitate dedicated 
economic development department and the addition of support staff. A professional economic 
development team will coordinate efforts of the EDA, and Fluvanna Chamber and be the driving 
force in the economic development of Fluvanna. Strong and consistent economic development 
management, along with additional resources, will help the county maintain a fiscal balance 
between residential and economic tax bases. An expanded staff will provide a competitive 
advantage in the region.  
 
Although the county will continue to rely on the EDA and the Fluvanna Chamber, an expanded 
staff is ideal for successful economic development. Business recruitment and retention programs 
are successful only to the extent that the targeted businesses are able to receive the attention 
they deserve.  
 
The following are examples of key volunteer organizations and efforts that comprise Fluvanna 
County’s current economic development program: 
 
The Economic Development Authority 
The Industrial Development Authority was renamed the Economic Development Authority (EDA) 
in 2008 to reflect the broad interests of the authority and the county.  The EDA is a political 
subdivision of the state that is authorized to issue tax-exempt revenue bonds. Enabled by 
Virginia’s Industrial Development Authority legislation, the EDA may assist in the financing of 
startup and expansion programs for both private and public economic development projects. The 
EDA works to identify areas of economic development for the county and provide input for the 
economic development business plan, as well as financial assistance to facilitate project 
implementation.   
 
Fluvanna County Chamber 
The Fluvanna County Chamber has been serving the community since 1956. This volunteer 
organization, composed of over 189 members, promotes the commercial and civic interests of 
the area.  
 
Central Virginia Partnership for Economic Development 
The Central Virginia Partnership for Economic Development (CVPED) is the regional economic 
development marketing organization, funded by member counties and private business 
contributions. The partnership works to address the issues affecting economic development 
across the region and offers assistance when needed.  
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Chapter 6 
HISTORIC PRESERVATION 

 
Discovering Our Cultural Heritage 
 
EXISTING CONDITIONS 
Fluvanna County is blessed with many historic and cultural resources. The county is also 
fortunate to have an active, knowledgeable, and dedicated historical society. In 1993 the Board 
of Supervisors matched a grant from the Virginia Department of Historic Resources to aid the 
Fluvanna County Historical Society in producing a study entitled Architectural History, 
Identification, and Assessment of Fluvanna County, Virginia. This publication includes a 
preservation plan with many goals and provides a list of 480 historical sites identified in the 
county. Copies of the study are available at the public library or from the society.  
 
The Fluvanna County Historical Society has ownership of and responsibility for four historic 
properties: the lock and mill site on the Rivanna River at Palmyra, the “Triangle Park” at the north 
end of Palmyra on Route 15, the Holland Page Log House on Route 601, and Maggie’s House in 
Palmyra. The society uses Maggie’s House for their offices and archives. These properties are 
intended to be available for public use and education. 
 
Fluvanna County, the Fluvanna County Historical Society, and the Fluvanna Heritage Trail 
Foundation have partnered in the restoration of the Summer Kitchen at Pleasant Grove and have 
completed the restoration of the Haden House at Pleasant Grove. The Old Stone Jail Museum is 
owned by the county, but is open for tours through the management and efforts of the Historical 
Society. 
 
Easements 
Fluvanna County has taken a proactive position on conservation easements. The Board of 
Supervisors created a county easement program whereby the county, as a jurisdiction, may hold 
and protect easements. As of January 1, 2014, there are 33 conservation and historic easements 
in Fluvanna County. These easements protect 13,266 acres, or approximately 7.2% of the County.  
 
The Virginia Department of Forestry (VDOF), Virginia Department of Historic Resources, Virginia 
Outdoors Foundation, and Fluvanna County itself hold easements countywide. The County itself 
currently holds four (4) conservation easements totaling approximately 916 acres. Most of the 
land protected by conservation and historic easements is located in the eastern portions of the 
County, along or near the Rivanna and James Rivers. A significant number of properties in the 
county have been placed under other conservation and historic easements to protect them in 
perpetuity from overdevelopment. Easements currently exist on Oak Hill Farm, Red Bank Farm, 
Lower Bremo, Bremo Recess, Cumber Farm, Lakeview, Melrose, Glen Burnie, Chatham 
Plantation, Maranatha Farm, Lowfields Farm, Glenarvon, Upper Bremo, Upper Yewers Farm, 
Granite Hills, Little Byrd Creek, the Palmyra mill site and lock, and the Scheier Natural Area 
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(owned by Rivanna Conservation Society), and the first two county-held conservation easements, 
on the Barber and Zehler properties.  
 
National Register Historic Districts 
Bremo Plantation 
This historic district consists of three plantation house groupings and their outbuildings, all built 
on Bremo Plantation by General John Hartwell Cocke (1780–1866) between 1803 and 1845. The 
first to be constructed was Bremo Recess (1803–1809); the second and most important of the 
three, Upper Bremo, was completed in 1820; the last was Lower Bremo, built circa 1844, at the 
same time Bremo Recess was extensively remodeled. 
 
Noted architectural historian Fiske Kimball has 
described Upper Bremo as the most nearly perfect of 
all the houses in the Jeffersonian tradition. Also at 
Upper Bremo is a large stone barn, which is 
undoubtedly the finest neoclassical barn in the United 
States. The entire group of houses and farm buildings 
at Bremo, taken together, forms one of the most 
remarkable collections of early-nineteenth-century 
structures  
in the country.  

 

Fluvanna County Courthouse Historic District 
The first public building erected in Palmyra was 
the stone jail, completed in 1829. The courthouse 
was completed in 1831, and has been in 
continuous use since.  

 
 
 
 
 
 
Seven Islands Archaeological and Historic District 
The Seven Islands Archaeological and Historic District covers an area of approximately 312 acres 
and contains archaeological and architectural resources distributed near the confluence of the 
James and Slate Rivers in Buckingham County and Fluvanna County. A total of eight 

 
Figure HP-1, Upper Bremo 

 
Figure HP-2, Historic Courthouse 

 
 

Figure HP-3, Seven Islands 
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archaeological sites have been identified within the district, of which six are considered 
contributing properties.  
 
National Register Listings 
Properties on the State and National Register include the Bremo Plantation Historic District, 
Fluvanna County Courthouse Historic District, Point of Fork Arsenal Site, Point of Fork Plantation, 
Glenarvon, Bremo Slave Chapel, Seay’s Methodist Church, Glen Burnie, Melrose, Rivanna Farm, 
The Oaks, Laughton, Western View, Gum Creek, Pleasant Grove, and Union Mills Canal Outlet 
Locks 1 and 2. In addition, several properties that qualify for listing on the National Register of 
Historic Places are being processed. 
 

 

Historic African American Schools 
Among Fluvanna’s most important historic resources are its early 20th Century African American 
schools including the New Fork High School and the four existing Rosenwald Schools.  Julius 
Rosenwald donated funds for construction of schools for African American children throughout 
the south in a concerted effort to bring educational opportunities to everyone.  Fluvanna County 
participated in the program by assisting in the building of six (6) Rosenwald Schools, four (4) of 
which are still standing.  The New Fork High School, a small wooden building on Route 650 in the 
southern part of the county was the earliest central high school for black students.  The NAACP, 
local churches, and the Fluvanna County Historical Society have launched a program to restore 
the Dunbar Rosenwald School on Route 650, as well as the New Fork High School, to create a 
museum of early 20th Century African American educational history. 
 
Other Properties of Historic Significance 
The Historic Preservation Task Force, in its 1999 report, recommended that additional historic 
districts and individual landmarks be recognized either nationally or at the state level. Historic 
districts would include Palmyra, Wilmington, Columbia, Fork Union, and Bremo Bluff. Properties 
that may qualify for individual listing on the State and National Registers include Chatham, 
Cumber, Currin’s Tavern, Dunbar School, Mount Airy, Oak Grove, Spring Garden, Jackson House, 
Roadview, Variety Hill, Bowlesville, and Winnsville. Properties of state and local importance 
include Allegre’s Tavern (Lafayette’s Hill Tavern), Carysbrook, Hannum House, Cohasset Railroad 
Station, Riverview, Twelve Oaks, Weaver’s Tavern, Tarnwood, Hill Dale, Hill Grove, Hickory Level, 
Pleasant Green, Solitude, Groom’s Tavern, Union Mills Church, Gilnockie Farm, Locust Grove, Oak 
Hill, Mount Burgha, Old Orchard, Beaverdam Farm, Ellerslie, Oakland Grange, Quaint Lea, Terre 

 
Figure HP-5, Bremo Slave Chapel 

 
Figure HP-4, Point of Fork Arsenal Site 
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Haute, Center Hill Farm, and the Oscar Seay House. There may be other properties in the county 
that have yet to be reviewed or inventoried. 
 
ECONOMIC BENEFITS 
Historic preservation can be a key factor in economic growth, stimulating the local economy and 
providing incentives to improve property maintenance. Properties listed on the National Register 
qualify for tax credits. Residential properties may qualify for Virginia State tax credits, and 
commercial properties may also qualify for federal tax credits in addition to the state credits. 
 
Property Values 
Property values consistently increase in areas with architectural protection or access to tax 
incentives. Tax credits and other incentives encourage property owners within historic districts 
to increase the amount they invest in their properties. This investment improves property 
maintenance, makes the area more attractive, and encourages individuals to buy real estate. In 
established historic districts, property values generally increase at a higher rate than for 
properties located outside the district.  
 
Tourism 
Visitors seeking historic or cultural experiences provide an economic benefit. Providing visitors 
with historic and recreation opportunities encourages them to remain in the area longer, thereby 
increasing the county’s revenues.  
 
Employment 
Building rehabilitation is one way to expand employment in the county. The rehabilitation of 
historic structures is not only cost-competitive but labor-intensive. Both factors increase 
employment and earnings within the county. For each $1 million spent on the rehabilitation of 
older sites, 15.6 construction jobs and 14.2 other jobs are created, and $779,800 is added to 
household incomes. This translates into 3.4 more jobs and $53,000 more added to household 
incomes than if the same $1 million was spent on new construction. This difference is due to the 
variety of skills needed to complete rehabilitation projects.  
 
Adaptive Reuse  
Historic structures can be utilized in a variety of ways without disrupting the building’s character 
if appropriate preservation techniques are employed. Converting structures for new uses can 
help prevent expensive rehabilitation or demolition in the future. The reuse of historic buildings 
often improves property maintenance for an area, as owners tend to maintain these properties 
better due to this increased investment. However, historic structures are not suitable for all types 
of uses. Residential structures converted to business space should only be utilized for low-
intensity purposes such as office, home business, or similar uses. The intensity or scale of a new 
use should not require major alterations or accelerate structural deterioration.  
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COUNTY OF FLUVANNA 
  
  

  
  

 PLANNING COMMISSION STAFF REPORT 
 

To: Fluvanna County Planning Commission  From: Todd Fortune, Director of 
Planning  

Case: Fluvanna County Comp Plan Update    District: Countywide 
Date: July 9, 2024  
 
General Information:  Public Hearing to be held at the July 9, 2024 Planning 

Commission meeting, 7:00 p.m. in the Morris Room. 
 
Requested Action:   Recommend adoption of the Fluvanna County 2015 

Comprehensive Plan-2024 Update to the Board of 
Supervisors for adoption.   

  
History/Background: 
 
Comprehensive Plans are covered by the Code of Virginia.  
 
§ 15.2-2223. Comprehensive plan to be prepared and adopted; scope and purpose. 

• A. The local planning commission shall prepare and recommend a comprehensive 
plan for the physical development of the territory within its jurisdiction and every 
governing body shall adopt a comprehensive plan for the territory under its 
jurisdiction. 

§ 15.2-2230. Plan to be reviewed at least once every five years. 
• At least once every five years the comprehensive plan shall be reviewed by the local 

planning commission to determine whether it is advisable to amend the plan. 
 
Fluvanna County’s Comprehensive Plan was last updated in 2015. Since Fluvanna County is 
currently out of compliance with Code of Virginia requirements, this will be a re-adoption of the 
2015 Plan with changes to the following sections: 

• Update Chapter 2: Land Use and Community Design 
• Update Chapter  5: Economic Development (data only)  
• Update Chapter 6: Historic Preservation  

 
Adoption of this update will keep the County in compliance with State Code regulations while 
staff and the Planning Commission work on a comprehensive update. 
 
Staff comments: 
 
Adoption of the Fluvanna County 2015 Comprehensive Plan-2024 Update will bring the County 
back into compliance with Code of Virginia Requirements. Once this Plains adopted, it is the 



  22  

intention of staff to begin a full, comprehensive update of the Comprehensive Plan. Therefore, 
staff recommend approval of this request.  

 
Suggested Motion: 
 
I move that the Planning (recommends adoption of / defers action on) the Fluvanna County 2015 
Comprehensive Plan-2024 Update. 
  
Attachments: 
 
A – Fluvanna County 2015 Comprehensive Plan-2024 Update 
B – Historic Preservation Group Final Report 
C – Rural Preservation Group Final Report 
D – Morris Minority Report 
E – Morris Vision Statement: 
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COUNTY OF FLUVANNA  
  

  

  

 
  

PLANNING COMMISSION STAFF REPORT 
  

To: Fluvanna County Planning Commission  From: Douglas Miles, AICP, CZA 

Request: SUP for Materials Recovery Facility District: Palmyra Election District  

 

Applicant:   S.B. Cox Incorporated Richmond, VA     

   

Representative:  Ann Neil Cosby, Attorney with Wire Gill Richmond, VA  

 

Requested Action:  SUP 22:04 S.B. Cox Inc. A Special Use Permit request in the I-2, 

Industrial, General Zoning District to permit a solid waste material 

recovery facility with respect to 90 +/- acres of Tax Map 4 Section 

A Parcel 27A.  The subject property is located generally south of 

Richmond Road (US 250) and at the terminus of Memory Lane 

(SR 698) in the Rural Residential Planning Area and the Palmyra 

Election District.   

 

Existing Zoning:  I-2, General Industrial Zoning District 

 

Proposed Zoning: I-2 Zoning with an SUP to permit the use 

 

Existing Land Use:  Vacant 

 

Applicant Summary: 
 

S.B. Cox Inc. (Applicant) is a family-run Virginia-based demolition and recycling facility that 

has been in business for over 50 years.  The applicant is requesting a Special Use Permit to 

construct and operate a materials recovery facility for construction and demolition debris on an 

approximately sixteen (16) acre portion of Tax Map 4 Section A Parcel 27A.  The property is 

currently zoned I-2, General Industrial and contains a total of ninety (90) acres and is currently 

owned by Amber Hill, LLC.  The remainder of the property would be retained for future 

development as an industrial park.  A Preliminary Site Plan prepared by Labella Engineering, 

dated October 14, 2022 identifies the location of the Site and the location of the surrounding 

industrial park area, is included with this Special Use Permit application filed with the County. 

 

Description of Proposed Use: 

 

The Fluvanna County Zoning Ordinance defines a Solid waste material recovery facility as a 

solid waste management facility which may receive municipal solid waste and recyclables from 

off premises for processing and consolidation and shipment out of the County for further 

processing and disposal. (Zoning Definitions 22-22-1)   



The applicant’s proposed materials recovery facility use would be limited to construction and 

demolition debris and other inert materials and hazardous waste will not be transported to the 

Site.  The applicant currently owns and operates materials recovery facilities in Richmond and 

Yorktown.  Due to high demand and industry needs, the applicant is seeking to establish a third 

facility and plans to expand its operations onto this existing general industrial property in 

Fluvanna County.  The underlying general industrial zoning allows for this use to be requested 

through a Special Use Permit (SUP) process with recommended SUP case conditions. 

 

The applicant’s Site operations at its planned Fluvanna Facility would be substantially similar to 

those at the applicant’s existing locations.  Materials from construction and demolition sites, 

primarily located in Charlottesville and surrounding areas, would be transported to the Site where 

they would be off-loaded into a mostly enclosed building for sorting purposes.  The Sorting 

building is proposed to be approximately 22,500 square feet, and would be centrally located on 

the Site.  A second 10,000 square foot building, the Multi-Purpose building, is proposed to act as 

the scale house, office space, shop space and storage.  Both buildings will be thirty-five (35) feet 

in height which is well below the seventy (70) foot permitted height in the I-2 zoning district. 

 

Materials in the Sorting building will be separated using reclamation equipment and sorted into 

lots of brick, concrete, steel and cardboard, etc.  Some of the sorted materials that can be either 

recycled or reused will be loaded onto trailers and hauled off-site.  Some of the sorted materials 

may be stored temporarily outside in designated storage areas.  Concrete will be taken to an 

outside stockpile area where it will be periodically crushed about 1-2 times per month into 

smaller aggregates for re-use as gravel, etc.  The crushing operation will include dust suppression 

equipment, as required.  The remaining waste debris will be hauled off-site to landfills outside of 

the County, as defined in the requested use definition for materials recovery facility land uses. 

 

Materials Recovery Facility Operations:  

 

The applicant proposes to operate the materials recovery facility like the other sites Monday 

through Friday from 6:00 am to 6:00 pm and on Saturday from 6:00 am to Noon with no Sunday 

operations permitted and remaining in compliance with the Fluvanna County Noise Ordinance.  

The Site is expected to have approximately 10-12 employees and will generate additional real 

estate and machinery and tools taxes to Fluvanna County with numerous trucks being parked and 

housed within the County at this proposed location.  The applicant states they are a low-impact, 

high value company and employer that offers additional diversification of Fluvanna County’s 

corporate and industrial tax base within an area of the County having similar industrial land uses. 

 

They state recycling, recovery and beneficial re-use of our natural resources requires industrial 

innovation, commitment and true resourcefulness.  The reduction and at times the elimination of 

construction site debris going into all of our existing landfills will further enhance the re-use of 

construction materials to prolong the life of these landfills and return these materials through the 

beneficial re-use process.  The applicant states that S. B. Cox Inc. has been a leader in the 

construction industry since 1963 and has a long history of environmental responsibility and looks 

forward to bringing its corporate presence to Fluvanna County into this general industrial area.  
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All outdoor uses will be shielded from view from adjacent properties and will not be visible from 

any public roadways.  As identified on the Plan, there will be a one hundred (100) foot setback 

from all adjacent property lines.  There may also be other industrial park buildings in the future 

located around the proposed land use and other buildings will screen and buffer the proposed use.   

 

Site Screening and Buffer Areas: 

 

The Fluvanna County Zoning Ordinance contains Landscaping requirements and Tree Protection 

options that can be selected by the applicant and his site consultant to provide the proper Buffer 

and Screening requirements while providing for the required VDOT site distance requirements:   

 

Sec. 22-24-4. – MINIMUM STANDARDS 

 

(A) The following shall be the minimum size of plant materials for site landscaping installation:  

 

(1) Large shade trees—1.5" caliper  (2) Medium shade trees—1.25" caliper 

(3) Ornamental trees—1.25" caliper  (4) Evergreen trees—5' in height  

(5) Shrubs—18" in height   (6) Ground cover—1 year plants 

 

(B) All required landscaping shall be planted according to the following standards:  

 

(1) All trees to be planted shall meet the American Standard for nursery stock published by the 

American Nursery and Landscape Association. 

  

(2) The planting of trees shall be done in accordance with either the standardized landscape 

specifications jointly adopted by the Virginia Nursery and Landscape Association and the 

Virginia Society of Landscape Designers, or the Road and Bridge Specifications of the Virginia 

Department of Transportation. 

  

(3) All required landscaping shall be planted between September 15 and June 30, provided that 

the ground is not frozen. (Ord. 8-1-12; Ord. 12-16-15) 

 

Sec. 22-24-7. – SCREENING  

 

(A) Screening shall be required in the following instances:     

 

(1) Commercial and industrial uses shall be screened from view of adjacent properties in 

residential and agricultural zoning districts, except for commercial and industrial uses allowed by 

right in said districts.   

 

(2) Parking lots, consisting of five (5) spaces or more, shall be screened from view of public 

roads, rights-of-way, and adjacent properties. 

 

(3) Objectionable features, including but not limited to the following, shall be screened from the 

view of public roads, rights-of-way, and adjacent properties: i. Loading areas. ii. Refuse areas. iii. 

Storage yards. iv. Dry detention ponds. v. Maintenance areas.  



 

(4) If the required screening is consistent with an approved Master Plan and is subject to the 

requirements of the R-3, Residential Planned Community zoning district. 

 

(5) The Zoning Administrator may require the screening of any use, or portion thereof, upon 

determination that the use would otherwise have a direct negative visual impact on a property 

designated as historic by its inclusion within the Historic Preservation chapter of the approved 

Comprehensive Plan. 

 

(B) When required, screening shall consist of the new plantings, existing vegetation, an opaque 

masonry wall or wooden fence, or combination thereof, to the reasonable satisfaction of the 

Zoning Administrator.  

 

Unless otherwise specified within this chapter, one of the following landscaping 

treatment options shall be utilized to meet the minimum screening requirements: 

 

(1) Evergreen Option: Two (2) rows of evergreen trees, shall be planted ten (10) feet on center, 

and staggered within a planting strip that is twenty-five (25) feet wide; or (Note: The applicant 

has chosen to increase the twenty-five (25) foot area to a minimum of a forty (40) foot wide area) 

 

(2) Berm Option: Two (2) rows of evergreen shrubs shall be planted ten (10) feet on center and 

staggered.  The berm shall be at least thirty (30) inches higher than the finished grade of the 

surrounding area and shall not have a slope steeper than 2:1. The berm shall be stabilized with 

groundcover or other vegetation; 

 

(3) Mixed Vegetation Option: One (1) large shade tree, one (1) medium shade tree, one (1) 

evergreen tree, and three (3) evergreen shrubs for each twenty (20) linear feet, within a planting 

strip that is twenty-five (25) feet wide; or 

 

(4) Woodlands Preservation Option: Existing woody vegetation shall be preserved as a buffer 

strip with a minimum width of seventy-five (75) feet.  Additional tree or shrub plantings may be 

required by the Zoning Administrator.   The woodlands preservation area shall be placed in a 

landscape easement, and the landscape plan shall demonstrate the techniques to be used for 

removing underbrush, pruning, and protecting the existing trees from any damage during site 

development; 

 

(5) Structural Option: A wall or fence, no shorter than six (6) feet in height, shall be provided and 

one (1) evergreen tree or shrub shall be planted every ten (10) feet along the side of any such wall 

or fence facing a public street or use for which the screening shall benefit. 

 

(C) Within commercial, industrial, and multi-family residential developments, dumpsters and 

other refuse areas visible from public roads, rights-of-way, adjacent properties, and parking areas 

shall be completely screened from view by a wall or fence constructed using architectural block, 

brick, stone, vinyl, wood or a similar material that is compatible with the architecture of the 

principal structure. The use of durable, low-maintenance materials is encouraged. 
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(D) Parking lots of five (5) spaces or more shall be screened in accordance with Section 22-24-6 

of this article.  (Ord. 8-1-12) 

 

The applicant and his site consultant have worked with the Zoning Administrator to incorporate 

the evergreen, mixed vegetation and structural options or combination thereof on the premises to 

provide the required buffers and screening but also to allow for on-site circulation of equipment. 

 

The future general industrial park development will be required to screen any outside dumpsters 

and other refuse areas from adjacent properties and public roads and the parking areas shall be 

screened from view by site landscaping, fence or a wall compatible with the principal buildings. 

 

Transportation Planning:  

 

The applicant and his civil engineer they would provide a Traffic Management Plan to Fluvanna 

County and VDOT at the time of Administrative site plan review and approval.  Daily truck 

traffic is anticipated to include dump trucks, roll-off trucks, and full tractor-trailers and in total 

about 100 trucks per day.  Seventy-five (75) percent of the incoming trucks would enter the Site 

from the west on Route 250 from Charlottesville and points west.  Seventy-five (75) percent of 

outbound trucks would exit the Site onto Route 250 towards Richmond and points east.  The 

applicant and his civil engineer has been in discussions with the VDOT Louisa Residency Office 

and they will construct the required transportation improvements that VDOT determines are both 

warranted and necessary for public safety along Memory Lane and Richmond Road (Route 250). 

 

The VDOT Louisa Land Use Engineer and the Labella Associates Site Engineers performed field 

work inspections together along Memory Lane to further determine what would be needed based 

upon the proposed truck traffic anticipated to be servicing the proposed land use which could 

include: 14 Dump trucks at 40,000 lbs; 52 Roll-off trucks at 40,000 lbs; 26 Pick-ups with trailers 

at 15,000 lbs; and 8 Tractor trailer trucks at 80,000 lbs for about 100 S.B. Cox company trucks to 

be travelling along Memory Lane at this facility.  VDOT provided further transportation analysis 

during the October 27th Technical Review Committee (TRC) meeting and advised the Labella 

civil engineers of their specific comments which would be addressed during site plan approval: 

 

Aaron Lebeau, PE, Land Use Engineer / Louisa Residency Office covering Fluvanna County: 

 

Memory Lane must meet the AASHTO geometric design standards for an industrial type facility 

and they also need to avoid having any trucks stack up and be idle on Memory Lane with a gate. 

 

Memory Lane will need to be inspected and videoed prior to construction and VDOT will need in 

writing that the applicant is responsible to repair all damages done to Memory Lane (SR 698) 

during construction as well as having that as a part of their Approved site construction plans. 

 

Access must meet VDOT’s commercial access standards and the site engineers need to utilize the 

VDOT Appendix F Access Management Design Standards for Entrances and Intersections (1/21) 

 

 

 



Community Meeting and Richmond Site visit:  

 

The applicant conducted a Community meeting on Wednesday, November 30, 2022 to discuss 

with the surrounding property owners their request to construct a Materials recovery facility that 

would require a Special Use Permit with certain conditions to operate on an I-2 zoned property.   

 

The community had concerns relative to noise, increased truck traffic from the proposed use and 

the applicant and applicant’s attorney were able to answer questions and provided display boards 

of the proposed site layout in relation to the surrounding property owner homes that are far away. 

 

The applicant invited the Board Chairman, Commission Chairman and the Palmyra District 

Board member along with the County Administrator, Community Development Director and the 

Economic Development Director to visit their Richmond materials recovery facility on Friday, 

December 2nd where the sorting facility, concrete crushing operations and truck traffic at the use 

were found to be working well and in harmony with the nearby Rockets Landing neighborhood. 

 

Conclusion: 

 

When reviewing this Special Use Permit request, the Planning Commission should take into 

consideration any potential adverse impacts that the development may have on this portion of 

Fluvanna County and any truck traffic generation issues that have been analyzed by the 

applicant’s engineering consultant. The Planning Commission should also take into consideration 

the potential positive impact this general industrial use would have in this industrial area of Zion 

Crossroads.  The potential industrial park would also receive water and wastewater connections 

to allow for both new office and industrial uses to add to Fluvanna County’s industrial tax base.  

 

Staff Recommended Conditions: 

 

1. The administrative site development plans will be in substantial conformance with the 

Preliminary Site Plan prepared by LaBella, dated October 14, 2022 and the Materials 

Recovery Facility Plan, prepared by LaBella, dated October 14, 2022; with both plans 

being subject to final engineering and revisions necessary to meet both the requirements 

of these Special Use Permit conditions and as otherwise required by law, such as VDEQ, 

VDH and VDOT requirements. 

 

2. The applicant shall inspect and record Memory Lane prior to site construction and VDOT 

will need in writing that the applicant is responsible to repair all damages done to 

Memory Lane (SR 698) during site construction as well as having that as a part of their 

approved site development plans. 

 

3. The applicant shall construct or bond for construction the site entrance(s) to the proposed 

facilities to meet VDOT entrance and intersection requirements prior to the issuance of a 

Zoning Permit.  The applicant shall notify VDOT and Fluvanna County in writing prior to 

commencing any construction or logging activity on the Site. 
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4. A Traffic Management Plan for the materials recovery facility use shall be provided to 

VDOT and Fluvanna County for site development plan review and approval purposes. 

 

5. A minimum one hundred (100) foot buffer shall be maintained along all property lines 

that adjoin agricultural, residential or business districts.  Land clearing is not permitted 

within this buffer area, except for the removal of dead or diseased vegetation and/or 

maintenance purposes.  The applicant shall meet the required Zoning Ordinance buffer 

and screening requirements by supplementing the existing screening materials to the 

reasonable satisfaction of the Zoning Administrator. 

 

6. The applicant will only accept construction or demolition waste and other inert materials 

with the sole intent to be recycled and all other solid waste will be transported outside of 

Fluvanna County to an approved sanitary landfill location. 

 

7.      The applicant will operate the materials recovery facility Monday through Friday, from 

6:00 am to 6:00 pm and on Saturday from 6:00 am to Noon; with no Sunday operations. 

 

8.  The applicant will be completely responsible for compliance with all County lighting and 

noise ordinance requirements, that are amended from time to time, and the materials 

recovery facility operations shall not be considered as construction, but operation sounds. 

 

9. 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. 

 

10. The Board of Supervisors, or its representative, reserves the right to inspect the property 

for compliance with these conditions at any time, upon reasonable notice. 

 

11. 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/denial/deferral) of SUP 22:04 S.B. 

Cox Inc. a Special Use Permit request to permit a solid waste material recovery facility with 

respect to 90 +/- acres of Tax Map 4 Section A Parcel 27A in an I-2, General Industrial zoning 

district and subject to the eleven (11) case conditions found in the Staff Report. 

 

Attachments: 

 

Rezoning Application and Textual Statement 

Community Meeting and County APO Letters 

Labella Associates Plans dated October 14, 2022 
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FLUVANNA COUNTY BOARD OF SUPERVISORS 

ACTIONS TAKEN ON FEBRUARY 15, 2023 
Mr. Sheridan entered the meeting at 5:28pm 

No. Item- Work Session Action 

1 Fluvanna County Schools Budget Discussion; BOARD PRESENTATION 

2 Closed Session: 

Personnel - County Attorney position, Real Estate - Potential disposition of 
County property in Columbia, Prospective Industry - Prospective business 
update, Litigation - Gate Plaza LLC v. Fluvanna County Board of Supervisors, 
Public Safety - Kents Store Fire House incident; 

NO ACTION 

No.  Item – Regular Meeting Action 

3 Adoption of agenda: 

as amended; 

BOARD ADOPTED 

5-0 

4 Resolution Honoring Bertha Armstrong: 

adopted the resolution entitled “A RESOLUTION HONORING MRS. BERTHA 
ARMSTRONG;” 

BOARD ADOPTED 

5-0 

5 SUP 22:04 S.B. Cox Inc.: 

approved SUP 22:04 S.B. Cox Inc. a Special Use Permit request to permit a 
solid waste material recovery facility with respect to 90 +/- acres of Tax Map 
4 Section A Parcel 27A in an I-2, General Industrial zoning district and subject 
to the twelve (12) case conditions found in the Staff Report. 
1. The administrative site development plans will be in substantial 

conformance with the Preliminary Site Plan prepared by LaBella, dated 
October 14, 2022 and the Materials Recovery Facility Plan, prepared by 
LaBella, dated October 14, 2022; with both plans being subject to final 
engineering and revisions necessary to meet both the requirements of 
these Special Use Permit conditions and as otherwise required by law, 
such as VDEQ, VDH and VDOT requirements. 

2. The applicant shall inspect and record Memory Lane prior to site 
construction and VDOT will need in writing that the applicant is 
responsible to repair all damages done to Memory Lane (SR 698) during 
site construction as well as having that as a part of their approved site 
development plans. 

3. The applicant shall construct or bond for construction the site entrance(s) 
to the proposed facilities to meet VDOT entrance and intersection 
requirements prior to the issuance of a Zoning Permit.  The applicant shall 
notify VDOT and Fluvanna County in writing prior to commencing any 
construction or logging activity on the Site. 

4. A Traffic Management Plan for the materials recovery facility use shall be 
provided to VDOT and Fluvanna County for site development plan review 
and approval purposes. 

5. A minimum one hundred (100) foot buffer shall be maintained along all 
property lines that adjoin agricultural, residential or business districts.  
Land clearing is not permitted within this buffer area, except for the 
removal of dead or diseased vegetation and/or maintenance purposes.  

BOARD APPROVED 

5-0 
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The applicant shall meet the required Zoning Ordinance buffer and 
screening requirements by supplementing the existing screening 
materials to the reasonable satisfaction of the Zoning Administrator. 

6. The applicant will only accept construction or demolition waste and other 
inert materials with the sole intent to be recycled and all other solid waste 
will be transported outside of Fluvanna County to an approved sanitary 
landfill location. 

7. The applicant will operate the materials recovery facility Monday through 
Friday, from 6:00 am to 6:00 pm and on Saturday from 8:00 am to 2:00 
pm; with no Sunday operations. 

8. The applicant will be responsible for compliance with the Fluvanna County 
lighting and noise ordinance requirements, that are amended from time 
to time. 

9. 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. 

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

11. 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. 

12. A berm eight feet in height shall be installed along the entire northern 
boundary of the 16 acre site, and another eight foot berm shall be 
installed on the southern boundary of the 16 acre site, north of the storm 
water pond; 

6 Kents Store Firehouse Remediation Contract: 

ratified and approved that Remediation Contract between Fluvanna County 
and Fischer Restoration, LLC, doing business as Rainbow Restoration, for 
remediation, but not restoration, of the damages at the Kents Store Fire 
Station as more specifically set forth in the Remediation Contract as a small 
emergency procurement under Virginia Code 2.2-4303(F) as damages caused 
to Kents Store Fire Station  need to be corrected as soon as possible such that 
first-responders can return to normal operations and full use of the fire 
station as soon as possible, for a cost in an amount not to exceed $24,138.65, 
and further authorize the County Administrator to execute the agreements 
subject to approval as to form by the County Attorney, and ratify past actions 
taken by the County Administrator consistent therewith; 

 

approved a Capital Reserve Maintenance Fund Request in the amount 
$63,000.00 of for the purpose of paying the initial remediation and 
restoration costs for the Kents Store firehouse, with the County seeking full 
reimbursement for damages to the building and its contents from the 
remediation and restoration work; 

 

approved the Restoration Contract between Fluvanna County and Fischer 
Restoration, LLC, doing business as Rainbow Restoration, for restoration of 
the damages at the Kents Store Fire Station as more specifically set forth in 

BOARD RATIFIED 

5-0 

 

 

 

 

 

 

 

 

 

BOARD APPROVED 

5-0 

 

 

 

 

BOARD APPROVED 

5-0 
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the Restoration Contract as a small emergency procurement under Virginia 
Code 2.2-4303(F) as damages caused to Kents Store Fire Station  need to be 
corrected as soon as possible such that first-responders can return to normal 
operations and full use of the fire station as soon as possible, for a cost in an 
amount not to exceed $30,196.14, and further authorize the County 
Administrator to execute the agreements subject to approval as to form by 
the County Attorney; 

7 Pleasant Grove Park Projects Update; BOARD PRESENTATION 

8 Minutes of February 1, 2023: 

as presented; 

BOARD ADOPTED 

5-0 

9 Minutes of February 15, 2023: 

as presented; 

BOARD ADOPTED 

5-0 

10 Virginia Department of Environmental Quality Local Government Guarantee: 

approved “Appendix G - Local Government Guarantee Without Standby Trust 
Made by a Local Government” to demonstrate financial assurance for 
regulated underground storage tanks for the Virginia Department of 
Environmental Quality; 

BOARD APPROVED 

5-0 

11 Accounts Payable Report for January 2023: 

ratified the Accounts Payable and Payroll for January 2023 in the amount of 
$4,085,696.25; 

BOARD RATIFIED 

5-0 

 

12 Approval of Open Space Agreement for Sarah and Seth Radcliff: 

approved the open space agreement for Sarah and Seth Radcliff for tax map 
parcel 33-A-34C; agreement shall remain in effect for a term of five (5) 
consecutive years; 

BOARD APPROVED 

5-0 

 

13 Old Business - Fluvanna County Community Center Renovation Update; NO ACTION 

14 New Business: 

Trash along County Roads;   

Budget Work Session Meeting Location Change Discussion 

changed the February 22, March 8 and March 22, 2023 Work Session times 
to begin at 5:30pm and move the location to the Morris Room in the County 
Administration Building on those dates; 

NO ACTION 

 

 

BY CONSENSUS 

15 Closed Session: 

Personnel - County Attorney position, Real Estate - Potential disposition of 
County property in Columbia, Prospective Industry - Prospective business 
update, Litigation - Gate Plaza LLC v. Fluvanna County Board of Supervisors, 
Public Safety - Kents Store Fire House incident. 

NO ACTION 

Board Directives: 
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COUNTY OF FLUVANNA 
  

  
  
 

  
PLANNING COMMISSION STAFF REPORT 

  
To: Fluvanna County Planning Commission   From: Todd Fortune 
Request: SDP 24:04 S.B. Cox Materials Recovery Facility District: Palmyra Election District  

 
Applicant:   S.B. Cox Inc, Richmond, VA     
   
Representative:  Andrew Browning, Youngblood, Tyler and Associates, 

Mechanicsville, VA  
 
Requested Action:  SDP 24:04 S.B. Cox Inc. A Site Development Plan (SDP) request 

for a solid waste material recovery facility with respect to 16 +/- 
acres of Tax Map 4 Section A Parcel 27A.  The subject property is 
located generally south of Richmond Road (US 250) and at the 
terminus of Memory Lane (SR 698) in the Rural Residential 
Planning Area and the Palmyra Election District.   

 
Existing Zoning:  I-2, General Industrial Zoning District 
 
Existing Land Use:  Vacant 
 
Applicant Summary: 
 
S.B. Cox Inc. (Applicant) is a family-run, Virginia-based demolition and recycling facility that 
has been in business for over 50 years, has submitted a Site Development Plan dated June 3, 
2024 for a materials recovery facility for construction and demolition debris on an approximate 
sixteen (16) acre portion of Tax Map 4 Section A Parcel 27A. A Special Use Permit (SUP) was 
approved for the property in February 2023. The entire property is currently zoned I-2, General 
Industrial and contains a total of ninety (90) acres and is currently owned by Amber Hill, LLC.  
The SDP being considered is for a facility on Lot 3, consisting of approximately 16 acres. The 
remainder of the property would be retained for future development as an industrial park.   
 
Description of Proposed Use: 
 
The Fluvanna County Zoning Ordinance defines a Solid waste material recovery facility as a 
solid waste management facility which may receive municipal solid waste and recyclables from 
off premises for processing and consolidation and shipment out of the County for further 
processing and disposal. (Zoning Definitions 22-22-1). 
 
The applicant’s proposed materials recovery facility use would be limited to construction and 
demolition debris and other inert materials and hazardous waste will not be transported to the 



Site.  The applicant currently owns and operates materials recovery facilities in Richmond and 
Yorktown.  Due to high demand and industry needs, the applicant is seeking to establish a third 
facility and plans to expand its operations onto this existing general industrial property in 
Fluvanna County.   
 
The applicant’s Site operations at its planned Fluvanna Facility would be substantially similar to 
those at the applicant’s existing locations.  Materials from construction and demolition sites, 
primarily located in Charlottesville and surrounding areas, would be transported to the Site where 
they would be off-loaded into a mostly enclosed building for sorting purposes.  The Sorting 
building is proposed to be approximately 22,500 square feet, and would be centrally located on 
the Site.  A second 10,000 square foot building, the Multi-Purpose building, is proposed to act as 
the scale house, office space, shop space and storage.  Both buildings will be thirty-five (35) feet 
in height which is well below the seventy (70) foot permitted height in the I-2 zoning district. 
 
Materials in the Sorting building will be separated using reclamation equipment and sorted into 
lots of brick, concrete, steel and cardboard, etc.  Most of the sorted materials that can be either 
recycled or reused will be loaded onto trailers and hauled off-site.  Some of the sorted materials 
may be stored temporarily outside within designated storage areas.  Concrete will be taken to an 
outside stockpile area where it will be periodically crushed into smaller aggregates for re-use as 
gravel, etc.  The crushing operation will include dust suppression equipment, as required.  The 
remaining waste debris will be hauled off-site to landfills outside of the County, as defined in the 
requested use definition for materials recovery facility land uses. 
 
SUP Approval: 
 
The Board of Supervisors approved the SUP on February 15, 2023 subject to 11 conditions as 
recommended by the Planning Commission: 
 
1. The administrative site development plans will be in substantial conformance with the 

Preliminary Site Plan prepared by LaBella, dated October 14, 2022 and the Materials 
Recovery Facility Plan, prepared by LaBella, dated October 14, 2022; with both plans 
being subject to final engineering and revisions necessary to meet both the requirements 
of these Special Use Permit conditions and as otherwise required by law, such as VDEQ, 
VDH and VDOT requirements. 

 
2. The applicant shall inspect and record Memory Lane prior to site construction and VDOT 

will need in writing that the applicant is responsible to repair all damages done to 
Memory Lane (SR 698) during site construction as well as having that as a part of their 
approved site development plans. 

 
3. The applicant shall construct or bond for construction the site entrance(s) to the proposed 

facilities to meet VDOT entrance and intersection requirements prior to the issuance of a 
Zoning Permit.  The applicant shall notify VDOT and Fluvanna County in writing prior to 
commencing any construction or logging activity on the Site. 
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4. A Traffic Management Plan for the materials recovery facility use shall be provided to 
VDOT and Fluvanna County for site development plan review and approval purposes. 

 
5. A minimum one hundred (100) foot buffer shall be maintained along all property lines 

that adjoin agricultural, residential or business districts.  Land clearing is not permitted 
within this buffer area, except for the removal of dead or diseased vegetation and/or 
maintenance purposes.  The applicant shall meet the required Zoning Ordinance buffer 
and screening requirements by supplementing the existing screening materials to the 
reasonable satisfaction of the Zoning Administrator. 

 
6. The applicant will only accept construction or demolition waste and other inert materials 

with the sole intent to be recycled and all other solid waste will be transported outside of 
Fluvanna County to an approved sanitary landfill location. 

 
7.      The applicant will operate the materials recovery facility Monday through Friday, from 

6:00 am to 6:00 pm and on Saturday from 6:00 am to Noon; with no Sunday operations. 
 
8.  The applicant will be responsible for compliance with the Fluvanna County lighting and 

noise ordinance requirements, that are amended from time to time. 
 
9. 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. 
 
10. The Board of Supervisors, or its representative, reserves the right to inspect the property 

for compliance with these conditions at any time, upon reasonable notice. 
 
11. 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. 

 
Technical Review: 
 
As part of the SUP process, the Preliminary Site Plan prepared by LaBella Engineering, dated 
October 14, 2022 was reviewed by the Technical Review Committee (TRC) on October 27, 
2022. Staff sent the Site Development Plan to the TRC on June 5, 2024 for review and asked the 
group if they needed to meet to discuss. The consensus of the TRC was that there was not need to 
meet again. Individual TRC members had the following comments: 
 
VDH-ODW – It appears that they are proposing an onsite septic system. The onsite system needs 
to be designed by a private onsite soil evaluator and must be signed off by a waste water 
engineer/PE and submitted to the local health department. 
 
(It appears from the site plan that the facility will connect to the existing water system in the 
area.) 
 



Fluvanna County Building Inspector – From the Building Inspection Department we can do all of 
our compliance once the building set of plans is applied for. 
 
Fire/Rescue: It appears that the Cul-De-Sac is 100' Diameter, hydrants are in good locations and 
access for fire apparatus is good. Just a reminder, the fire hydrants need to have National 
Standard Threads. 
 
Suggested Motion: 
 
I move that the Planning Commission (approve / deny / defer) SDP 24:04 S.B. Cox Inc., a Site 
Development Plan request for a solid waste material recovery facility with respect to 16 acres +/- 
of Tax Map 4 Section A Parcel 27A.      
  
Attachments: 
 
A – Site Plan Pages 7 and 8 



 
 
October 27, 2005 
 
Mr. W.A. Pace Jr. 
3234 Avebury Lane 
Keswick, VA 22947 
  
REF:  SUB 05:83 
 
Dear Mr. Pace: 
 
Please accept this letter as notification of the action taken on October 24, 2005 by the Planning 
Commission in regards to the request referenced above.  Your request was approved with the 
following fifteen (15) conditions: 
 

1. Prior to preliminary plan approval, correct the yield plan building setback from 100 to 
125 ft.; 

2. Prior to preliminary plan approval, ensure that all lots meet the 60 ft. minimum 
frontage requirements, including corner lots; 

3. Prior to preliminary plan approval, ensure that plan is meeting all scale requirements; 
4. Prior to final plat approval dedication and acceptance of proposed Meadowbrook lane 

to ensure suitability for acceptance into the Secondary Highway System; 
5. The open space is proposed to be owned and maintained by a homeowners 

association; 
6. Open space contain a recreation area and walking trails connected to all cul-de-sacs 

by easements; 
7. Open space will contain a playground, picnic area, basketball/tennis court, and a play 

field; 
8. An engineered fire suppression well and a minimum 10,000 gallon holding tank will 

be located at the entrance; 
9. Design a minimum of 350 feet of open space between lots in each cul-de-sac; 
10. Applicant is required to meet the hydrological test requirements which state that the 

division has the “capacity to equal 1 gallon per minute for each proposed lot after a 
48 hour continuous constant test rate”; 

11. Provide trails for non-motorized traffic in the design of the development; 
12. Full erosion and sediment control plan approved by Fluvanna County of Fluvanna; 
13. VPDES General construction permit required through the Department of 

Conservation and Recreation; 
14. Army Corps of Engineers and DEQ approval for any possible wetland and stream 

impacts if any are proposed; 
15. VDOT has indicated that a 100ft. taper with a 150 ft. turning lane is required at the 

entranceway to Rt. 613. 
 

Please submit a final site plan for approval to complete this request. 
 
If I can be of any further assistance, please feel free to contact me. 
 



Sincerely, 
 
 
Steven Biel 
Planning Director 
 
Copy:   Mr. Michael A. Himes, 227 Broken Island Road, Palmyra, VA 22963 
 File 
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 PLANNING COMMISSION STAFF REPORT 
 

To: Fluvanna County Planning Commission  From: Todd Fortune, Director of 
Planning  

Case Number: SUB 05:83   District: Columbia 
Tax Map: Tax Map 12, Section A, Parcel 4 and 5 Date: July 9, 2024 
 
General Information:  Request to be heard at the July 9, 2024 Planning 

Commission meeting, 7:00 p.m. in the Morris Room. 
 
Proposed Sub. Name:   Meadow Brook Rural Cluster Subdivision – Phase IV 
 
Owner:    Southern Property, LLC 
 
Applicants:    Keith Lancaster / Mike Himes 
  
Requested Action:   An amendment to the conditions on the original A-1 rural 

cluster subdivision request pursuant to Section 19-7-2 of 
the Subdivision Ordinance with respect to 65.357 acres of 
Tax Map 12, Section A, Parcel 4 and 60.577 acres of Tax 
Map 12, Section A, Parcel 5 for a total of 125.934 acres.   

  
Subdivision Ordinance:  Section 19-7-2 
 
Location:  The affected property is located southwest of the 

intersection of Route 607 (Bybee Road) and Route 613 
(Bybees Church Road) and is accessed via Meadow Brook 
Lane, a secondary road extending west from Route 613. 

 
Existing Zoning:   A-1, Agricultural, General 
 
Total Area of Development:  125.934 acres 
 
Total Number of Lots Approved: 46 
 
Open Space:    95.544 acres – 75% 
 
Average Lot Size:   Approx. 0.56 acre 
 
Existing Land Use:   Vacant and wooded property 
 
Adjacent Land Use:    Adjacent properties are A-1, Agricultural, General. 
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History: 
 
The subdivision was approved by the Board of Supervisors in 2005 subject to 15 conditions. 
They are: 
 

1. Prior to preliminary plan approval, correct the yield plan building setback from 100 to 
125 ft.; 

2. Prior to preliminary plan approval, ensure that all lots meet the 60 ft. minimum 
frontage requirements, including corner lots; 

3. Prior to preliminary plan approval, ensure that plan is meeting all scale requirements; 
4. Prior to final plat approval dedication and acceptance of proposed Meadowbrook lane 

to ensure suitability for acceptance into the Secondary Highway System; 
5. The open space is proposed to be owned and maintained by a homeowners 

association; 
6. Open space contains a recreation area and walking trails connected to all cul-de-sacs 

by easements; 
7. Open space will contain a playground, picnic area, basketball/tennis court, and a play 

field; 
8. An engineered fire suppression well and a minimum 10,000 gallon holding tank will 

be located at the entrance; 
9. Design a minimum of 350 feet of open space between lots in each cul-de-sac; 
10. Applicant is required to meet the hydrological test requirements which state that the 

division has the “capacity to equal 1 gallon per minute for each proposed lot after a 
48-hour continuous constant test rate”; 

11. Provide trails for non-motorized traffic in the design of the development; 
12. Full erosion and sediment control plan approved by Fluvanna County of Fluvanna; 
13. VPDES General construction permit required through the Department of 

Conservation and Recreation; 
14. Army Corps of Engineers and DEQ approval for any possible wetland and stream 

impacts if any are proposed; 
15. VDOT has indicated that a 100ft. taper with a 150 ft. turning lane is required at the 

entranceway to Rt. 613. 
 
The project was broken into phases. Phase 1 is the entrance road to the subdivision. Phase 2, 
completed, consists of 12 residential lots. Phase 3, completed, consists of 21 lots. Phase 4, under 
construction, consists of the remaining 13 lots.  
 
Specifics of the Request: 
 
The developer and the Homeowners Association have requested that conditions 6, 7, 8, and 11 be 
removed.  Their reasoning for this request is as follows: 
 
Condition 6 – The Homeowners Association (HOA) feels that this should be their decision to 
make, as these amenities would create extra costs for the HOA to cover the capital expenditures 
and long-term maintenance costs.  
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Condition 7 – A large majority of the residents in this subdivision are retirees. Consequently, 
there would be few (or no) users for these amenities.  
 
Condition 8 – A new fire station has opened within two (2) miles of the entrance to the 
subdivision, rendering the fire suppression system unnecessary.  
 
Condition 11 – The HOA feels that this should be their decision to make, as these amenities 
would create extra costs for the HOA to cover the capital expenditures and long-term 
maintenance costs. 
 
Staff comments: 
 
The HOA officers have submitted a petition to the Planning Commission supporting the removal 
of these conditions. Staff have no objections to this request, and believe they are reasonable. 
Therefore, staff recommend approval of this request.  

 
Suggested Motion: 
 
I move that the Planning Commission (approve / deny / defer) SUB 05:83, a request for an 
amendment to the conditions of the rural cluster subdivision approved for 46 lots pursuant to 
Section 19-7-2 of the Subdivision Ordinance with respect to 65.357 acres of Tax Map 12, 
Section A, Parcel 4 and 60.577 acres of Tax Map 12, Section A, Parcel 5 for a total of 125.934 
acres. 
 
Attachments: 
 
A – HPA Petition to Planning Commission  
B – Letter from developer and supporting documentation 

























 

COUNTY OF FLUVANNA 
“Responsive & Responsible Government” 

132 Main Street 
P.O. Box 540 

Palmyra, VA 22963 
(434) 591-1910 

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

May 6, 2024 
 
Pratap Rai 
21453 James Madison Highway 
Troy, Virginia 22974 
 
Re: Tax Map 5 Section A Parcel 54, status of water and sewer connections  
 
Dear Mr. Rai,  
 
In regards to the status of water/sewer connections at the property referenced above, our office has 
reached out to local Virginia Department of Health (VDH) staff. They have advised that according to 
their records, the history/status is as follows: 
 

• In 1992, a septic-only operating permit (OP) was issued for 300 gallons per day. The record 
states, “well was existing”.  

• In 1999, a well-only permit was issued to drill a new well because property was being 
divided, but an OP was never issued. As VDH did not receive required documentation to 
issue an OP, it is unclear whether this well was ever drilled.  

• In 2000, a septic-only permit was issued to connect an existing cottage to the previous (1992) 
existing system.  

• In 2010, an alternative septic system permit was issued. However, the system was never 
finalized and no OP was issued.  

• In 2020, a minor modification/capacity assessment permit was issued for a K-9 training 
facility, daycare, and minor boarding facility. However, these facilities were never finalized 
and no OP was issued.   

 
Consequently, the following will need to occur regardless of whether you remain on the existing 
systems or hook up to public water and sewer: 
 

1. You will need to contact the VDH Office of Drinking Water Lexington Field Office (540-
463-7136), who will need to determine if the existing well needs to be permitted. They will 
need the drill records for the existing well. Local VDH staff have advised that they do not 
have those records on file. Therefore, you will need to contact the firm who drilled the well 
and see if you can obtain a copy of the Well Water Completion Report.  

2. The 2010 alternative septic system that was installed needs to be finalized. Local VDH staff 
can determine from their records that the system was designed by Enviro Klean (434-531-
0671), who will need to submit their final inspection report. It is unclear who installed the 
system, but that firm will need to submit their completion statement to the local VDH office.  

3. You will need to get an operating and maintenance agreement with a licensed professional 
for the septic system.  

4. As this is an alternative system, a Notice of Recordation will need to be recorded with 
Fluvanna County Courts. That recordation will need to be summited to the local VDH office. 
 
 

 

http://www.fluvannacounty.org/
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5. A new capacity assessment will need to be conducted by a wastewater engineer and 
submitted to the local VDH office.  

 
These items will need to be completed to bring the existing water and sewer into compliance while 
you wait to get the property connected to the public water and sewer system. If you have any 
questions regarding this, or need guidance, you can reach out to Jason Fulton at the Virginia 
Department of Health-Blue Ridge Health District (434-591-1965 or 
Jason.Fulton@vdh.virginia.gov).  
 
Regards, 
 
 
 
Todd Fortune 
Director of Planning  
 
cc: Virginia Department of Health-Blue Ridge Health District 

Assistant Fluvanna County Administrator 
Fluvanna County Attorney

mailto:Jason.Fulton@vdh.virginia.gov


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



No. Item - Regular Meeting Action

1 Minutes of May 7, 2024
Planning Commission 

Approved 5-0

2

ZMP24:02 - BHL Group 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 subject to the revised proffers 

dated June 5, 2024.

Planning Commission 

Approved 5-0

3

ZMP24:01-Pratap Rai – Deferred until July 9, 2024, an ordinance to 

amend proffers of ZMP 09:04 for a property known as Tax Map 5 Section 

A Parcel 54 ; this amendment would permit previously proffered out 

commercial uses such as a personal service establishment. 

Planning Commission 

Recommended Deferral 

5-0

4

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 - Public Hearing to be held on July 9 2024 

Planning Commission 

Approved 5-0

FLUVANNA COUNTY PLANNING COMMISSION
ACTIONS TAKEN ON JUNE 11, 2024



Pratap Rai 

4750 Mechunk Road 

Keswick, VA 22947 

June 25, 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 Commission and Planning Staff, 

 

Thank you for deferring my request for a proffer amendment to the July 9th Planning Commission 
Meeting. It is my understanding that water and sewer lines are not currently available to connect 
simultaneously. I am no longer operating the beauty parlor at 21453 James Madison Highway. The space 
is currently vacant and I intend to use that space permitted by proffer amendment once the sewer and 
water line issue is resolved. I am requesting a deferral until 6/28/2025.  

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

 

Sincerely, 

 

 

 

Pratap Rai  

DocuSign Envelope ID: ED81149C-8427-4B0B-A100-3D65930A5B76

7/3/2024



No. Item - Special Called Meeting Action

Planning 

Commission 

Recommended 

Deferral to 7/9/24  

3-1 (1 ABSENT)

FLUVANNA COUNTY PLANNING COMMISSION
ACTIONS TAKEN ON JUNE 25, 2024

ZTA24:02 - A request to amend § 22-4-2.2 of the Fluvanna 
County Code to remove utility scale solar generation facilities as a 
use allowed by special use permit in the agricultural, A-1 zoning 

district.

1



Ver. 2022 

FLUVANNA COUNTY BOARD OF SUPERVISORS 
AGENDA ITEM STAFF REPORT 

MEETING DATE: July 3, 2024 

AGENDA TITLE: 
ZTA 24:02 – An amendment to the Fluvanna County Zoning Ordinance, § 22-4-2.2, to 
remove Utility Scale Solar Generation Facilities as an approved use by special use 
permit under in the Agricultural, A-1 zoning district. 

MOTION(s): 
I move that the Board of Supervisors (approve / deny / defer) ZTA 24:02, an 
amendment to § 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. 

BOS 2 YEAR GOALS? 
Yes No 

If yes, which goal(s):   X 

AGENDA CATEGORY: 
Presentation  Action Matter Public Hearing Consent Agenda Other 

 X    

STAFF CONTACT(S): Dan Whitten, County Attorney; Todd Fortune, Director of Planning  

PRESENTER(S): Dan Whitten, County Attorney; Todd Fortune, Director of Planning 

RECOMMENDATION:  

TIMING: Normal 

DISCUSSION: 

The Solar Ordinance Review Committee has had a number of meetings to discuss policy 
as it relates to solar development in Fluvanna County. The Committee has expressed a 
desire to remove utility scale solar generation as an allowed use with a Special Use 
Permit (SUP) in the A-1 zoning district in favor of creating a new district, S-1, for the 
location of such facilities. Additionally, the Board of Supervisors passed a resolution on 
March 6, 2024 stating a desire to remove utility scale solar generation facilities as a use 
allowed by SUP in the A-1 district. 

FISCAL IMPACT: None 

POLICY IMPACT: 

This change, if approved, would remove utility scale solar generation facilities as a use 
allowed by special use permit in the Agricultural, A-1 zoning district. The Fluvanna 
County Code, §22-22-1, defines a utility scale solar generation facility as a facility that 
produces 2 or more MW of electricity to a utility provider. 

LEGISLATIVE 
HISTORY: 

This proposed Zoning Text Amendment was presented to the Planning Commission for 
review on June 25, 2024. The Commission, by a vote of 3-1 (with one member absent) 
recommended deferral until July 9, 2024 to give the Solar Ordinance Review 
Committee more time to study supplemental regulations.  

ENCLOSURES: • Staff Report 
• Proposed Ordinance Amendment 

REVIEWS 
COMPLETED: 

Legal Finance Purchasing HR Other 

X    X 
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Fluvanna County Planning Commission 
BYLAWS AND RULES OF PRACTICE AND PROCEDURES 

Adopted:  July 9February 13, 2024  
 
I.  CREATION.  The Fluvanna County Planning Commission, hereinafter called the 
“Commission”, is an appointed body provided by the Code of Virginia, Section 15.2-2210, or as 
amended.  The Commission consists of five (5) members, one (1) appointed from each election 
district and one (1) representative of the Board of Supervisors.  The Board of Supervisors 
representative does not vote by directive of the Board of Supervisors. 
 
II. PRINCIPAL ADDRESS.  132 Main Street, Palmyra, Virginia 22963; Mailing Address:  Post 
Office Box 540, Palmyra, Virginia 22963. 
 
III. COMMISSION CHAIR.  At the first regular meeting of the year, the Commission selects 
one of its members to serve as Chair.  The Chair is a voting member and serves for one (1) year. 
 
IV. COMMISSION VICE CHAIR.  At the first regular meeting of the year, the Commission 
selects one of its members to serve as Vice Chair.  The Vice Chair is a voting member and serves 
for one (1) year. 
 
V.  DIRECTOR OF PLANNING.  The Director of Planning shall be Clerk to the Commission 
and his or her general duty is set forth in the Code of Virginia, Section 15.2-2217.  He or she shall 
maintain an office at the same address as the Commission. 
 
VI. COUNTY ATTORNEY.  The County Attorney assists the Commission in analyzing the facts; 
provides advice and action in legal matters and represents the Commission in civil actions.  
 
VII. PARLIAMENTARY PROCEDURE. The County Attorney shall serve as the 
Parliamentarian for the purpose of interpreting these Bylaws and Rules of Practice and Procedures 
and Robert's Rules of Order as may be directed by the Chair, or as required as a result of a point 
of order raised by any one or more Commission members.  If the County Attorney is unavailable, 
the Director of Planning shall serve as the Parliamentarian. 
 
VIII. QUORUM FOR THE EXERCISE OF COMMISSION BUSINESS.  A majority of the 
commission shall constitute a quorum in order to conduct Commission business.  A vote of the 
majority of those present is necessary to take action on an issue. 
 
IX. PUBLIC SESSIONS. 
 

A.  Except as otherwise directed the regular public meeting of the Commission shall be 
held on the 1st Tuesday after the 1st Wednesday of the month at 7:00 p.m.  The meetings 
shall generally be held in the Morris Room, of the County Administration Building, 
located at 132 Main Street, Palmyra, VA 22963 Carysbrook Performing Arts Center in 
Fork Union, VA. 

 



Page 2 of 8 

B.  A special meeting may be held at the call of the Chair or by the application of three 
members given to the Director of Planning.  There shall be at least seventy-two (72) hours 
written notice for a special meeting. 

 
X. MEETING AND ATTENDANCE. 
 

A.  All meetings and business shall be conducted in accordance with these Rules, Robert’s 
Rules of Order Newly Revised, 12th Edition, and the law of Virginia.  In the event of 
conflict, the law of Virginia shall govern. 

 
B.  Meetings will be held on the 1st Tuesday after the 1st Wednesday of the month.  If the 
meeting date falls on a holiday, a new meeting date will be scheduled by the Chair.  
Meetings shall start at the appointed time, and if the Chair is not present, the Vice Chair 
shall preside.  If neither the Chair nor the Vice Chair is present, the Director of Planning 
shall call the meeting to order and preside for the election of a Temporary Chair. 

 
C.  Any person making a written or electronic presentation or demonstrating a matter by 
way of a picture, slides or a similar document for inclusion in the record of the hearing 
shall provide the Director of Planning a copy of such item three (3) days prior to the 
meeting at which such person wishes to make a presentation. 

 
D.  The Director of Planning shall list all items requested on the agenda.  If, in the opinion 
of the Director of Planning, an agenda item is not appropriate for consideration by the 
Commission, he shall inform the Chair, and if the Chair is in agreement, the Commission 
shall first discuss whether to entertain the agenda item. 

 
E.  The Director of Planning and Chair shall allocate time to items on the agenda, as is 
necessary, for appropriate consideration by the Commission. 

 
F.  The Commission shall consider all items docketed on the agenda before taking any 
other items unless an undocketed item is brought by consent of the Commission. 

 
G.  Time permitting, items not on the agenda shall be heard as the final items of the 
Commission’s business.  If time does not, in the opinion of the Chair, permit hearing items 
on the agenda, they shall be carried over to the next regular or special meeting. 

 
H.  The Chair’s vote on all issues before the Commission shall be recorded as being given 
with the prevailing side, unless the Chair clearly votes otherwise. 

 
I.  Meetings shall be adjourned no later than 11:00 pm unless continued by unanimous vote 
of the Commission members. 

 
XI. POLICY FOR REMOTE PARTICIPATION OF MEMBERS OF THE FLUVANNA 
COUNTY PLANNING COMMISSION AT MEETINGS OF THE COMMISSION  
 

A. Authority and Scope 
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1. This policy shall govern participation by an individual member of the Planning 

Commission of Fluvanna County, Virginia, by electronic communication means in 
public meetings of the Planning Commission of Fluvanna County, Virginia, and any 
closed session of the Commission held in accordance with applicable law, from and 
after the date of adoption of this policy. 

 
2. This policy is adopted pursuant to the authorization of Va. Code § 2.2-3708.3 and is to 

be strictly construed in conformance with the Virginia Freedom of Information Act 
(VFOIA), Va. Code § 2.2-3700 et seq.  

 
3. Any reference to a specific provision of federal, state, or local law referenced in this 

policy shall mean such provision of law, as amended from time to time, or as set forth 
in any successor provision dealing with substantially the same subject.  

 
B. Definitions 

 
1. “Member” means any member of the Planning Commission. 

 
2. “Remote participation” means participation by an individual member of the 

Commission by electronic communication means in a public meeting where a quorum 
of the Commission is physically assembled, as defined by Va. Code § 2.2-3701.  

 
3. “Meeting” means a meeting as defined by Va. Code § 2.2-3701. 

 
4. “Notify” or “notifies,” for purposes of this policy, means verbal or written notice that 

is reasonable under the circumstances, with written notice, such as by email or letter, 
being the preferred means of notice. Notwithstanding the foregoing, notice does not 
include text messages or communications via social media.  

 
5. “VFOIA” means the Virginia Freedom of Information Act, Va. Code § 2.2-3700, et 

seq.  
 

C. Mandatory Requirements  
 

Regardless of the reasons why the member is participating in a meeting from a remote 
location by electronic communication means, the following conditions must be met for the 
member to participate remotely:  

 
1. A quorum of the Commission must be physically assembled at the primary or central 

meeting location; and 
 

2.  Arrangements have been made for the voice of the remotely participating member to 
be heard by all persons at the primary or central meeting location. If at any point during 
the meeting the voice of the remotely participating member is no longer able to be heard 
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by all persons at the meeting location, the remotely participating member shall no 
longer be permitted to participate remotely. 

  
D. Process to Request Remote Participation 

 
1. On or before the day of the meeting, and at any point before the meeting begins, the 

requesting member must notify the Commission Chair (or the Vice-Chair if the 
requesting member is the Chair) that such member is physically unable to attend a 
meeting due to (i) a temporary or permanent disability or other medical condition that 
prevents the member's physical attendance, (ii) a family member's medical condition 
that requires the member to provide care for such family member, thereby preventing 
the member's physical attendance, (iii) such member’s principal residence location 
more than 60 miles from the meeting location, or (iv) a personal matter and identifies 
with specificity the nature of the personal matter. 

 
2. If the requesting member is unable physically to attend the meeting due to a personal 

matter, the requesting member must state with specificity the nature of the personal 
matter and that such matter renders the requesting member unable physically to attend. 
Remote participation due to a personal matter is limited each calendar year to two 
meetings or 25 percent of the meetings held per calendar year rounded up to the next 
whole number, whichever is greater. There is no limit to the number of times that a 
member may participate remotely for the other authorized purposes listed in (i) - (iii) 
above.  

 
3. The requesting member is not obligated to provide independent verification regarding 

the reason for such member’s nonattendance, including the temporary or permanent 
disability or other medical condition or the family member’s medical condition that 
prevents the member’s physical attendance at the meeting.  

 
4. The Chair (or the Vice-Chair if the requesting member is the Chair) shall promptly 

notify the requesting member whether the request is in conformance with this policy, 
and therefore approved or disapproved.  

 
E. Process to Confirm Approval or Disapproval of Participation from a Remote Location 

 
When a quorum of the Commission has assembled for the meeting, the Commission shall 
vote to determine whether:  

 
1. The Chair’s decision to approve or disapprove the requesting member’s request to 

participate from a remote location was in conformance with this policy; and  
 

2. The voice of the remotely participating member can be heard by all persons  
at the primary or central meeting location.  

 
F. Recording in Minutes 
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1. If the member is allowed to participate remotely due to a temporary or permanent 
disability or other medical condition, a family member’s medical condition that 
requires the member to provide care to the family member, or because the member’s 
principal residence is located more than 60 miles from the meeting location the 
Commission shall record in its minutes (1) the foregoing circumstance due to which 
the member is participating remotely; (2) the Commission’s approval of the member’s 
remote participation; and (3) a general description of the remote location from which 
the member participated.  

 
2. If the member is allowed to participate remotely due to a personal matter, the 

Commission shall record in its minutes (1) the specific nature of such personal matter 
that renders the requesting member unable to attend stated by the requesting member; 
(2) how many times the member has attended remotely due to a personal matter; (3) 
the Commission’s approval of the member’s remote participation; and (4) a general 
description of the remote location from which the member participated. 

 
3. If a member’s request to participate remotely is disapproved, the disapproval, including 

the grounds upon which the requested participation violates this policy or VFOIA, shall 
be recorded in the minutes with specificity. 

  
G. Closed Session  

 
If the Commission goes into closed session, the member may continue to participate 
remotely in the closed session, and shall ensure that no third party is able to hear or 
otherwise observe the closed meeting.  

 
H. Strict and Uniform Application of this Policy 

 
This Policy shall be applied strictly and uniformly, without exception, to the entire 
membership, and without regard to the identity of the member requesting remote 
participation or the matters that will be considered or voted on at the meeting. Unless 
independently received by County staff, the Chair (or Vice-Chair) shall provide County 
staff with copies of the member’s written request to participate remotely and the written 
response, as applicable, if the request or response is in writing, to be retained by County 
staff for a period of one year, or other such time required by records retention laws, 
regulations, and policies. 

 
I. Meetings Held Through Electronic Communication Means During Declared States of 
Emergency 

 
1. In addition to the foregoing, pursuant to the Code of Virginia Section 2.2-3708.2(A)(2) 

the Planning Commission may meet by electronic communication means without a 
quorum of the public body physically assembled at one location when the Governor 
has declared a state of emergency in accordance with the Code of Virginia Section 44-
146.17, or Fluvanna County has declared a local state of emergency pursuant to Code 
of Virginia Section 44-146.21,  provided that (i) the catastrophic nature of the declared 
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emergency makes it impracticable or unsafe to assemble a quorum in a single location 
and (ii) the purpose of the meeting is to address the emergency provide for the 
continuity of operations of the Commission or the discharge of its lawful purposes, 
duties, and responsibilities. The Planning Commission when convening a meeting in 
accordance with this subdivision (I) shall: 

 
a. Give public notice using the best available method given the nature of the 

emergency, which notice shall be given contemporaneously with the notice 
provided to members of the Planning Commission conducting the meeting; 

 
b. Make arrangements for public access to such meeting through electronic 

communication means; 
 

c. Provide the public with the opportunity to comment at those meetings of the 
Commission when public comment is customarily received;  

 
d. Otherwise comply with the provisions of the Code of VFOIA; and 

 
e. State in its minutes the nature of the emergency, the fact that the meeting was held 

by electronic communication means, and the type of electronic communication 
means by which the meeting was held. 

 
J. Nothing in this Section XI shall be construed to prohibit the use of interactive audio or 

video means to expand public participation. 
 
XII.  CONDUCT OF BUSINESS 
 
 A.  When the question is called and there is no dispute, the Chair shall call for the vote. 
 

B.  Whenever any member wishes to abstain from voting on any question, he or she shall 
so state and, if because of a conflict, shall indicate in accordance with the Virginia Conflict 
of Interests Act, Virginia Code § 2.2-3100 et seq., or as amended, and his or her abstention 
shall be announced by the Chair and recorded by the Clerk.  

 
C.  Exhibits or electronic slides before the Commission shall become the property of the 
Commission and shall be filed with the Director of Planning. 

 
D.  Citizens shall not speak at a meeting until they are recognized by the Chair.  Citizens 
shall request recognition by addressing the Chair and then await acknowledgement.  At his 
or her discretion, the Chair may permit a dialogue without individual recognition between 
members of the Commission or between a member and a citizen if such dialogue is orderly 
and contributes to the expedition of the business.  Such discussion will be discouraged. 

 
E.  Prior to opening a meeting at which one or more public hearings will be held, the Chair 
shall recount the rules under which the hearing shall be operated, but he or she may amend 
the rules during the hearing by giving notice of the change to the Commission. 
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F.  At the beginning of the public hearing, the Chair shall call upon the Director of Planning 
or the Chair of the committee handling the matter at hand or shall recount a description of 
the issue placed before the hearing. 

 
G.  Subject to revocation or extension by the majority of the commission assembled, the 
Chair may in all matters establish a maximum time for consideration of the matter, and/or 
limit the amount of time available to each speaker on a matter and/or limit the number of 
times each speaker may address the Commission on a matter.  Notwithstanding the 
foregoing statement, every Commission member shall be entitled to make a statement on 
every matter before the Commission and the call for the question shall not be entertained 
until all members who wish to exercise this right shall have done so. 

 
H.  All members or citizens shall limit their comments before the Commission.  The Chair 
has the option of requiring speakers to sign up before being authorized to address the 
Planning Commission. 

 
 I.  The Commission has set forth the following rules for presentation time limits: 
 

1.  Individual presentations placed on the Commission’s agenda shall be limited to 
ten (10) minutes in duration. 

 
2.  Individual presentations listed under the agenda item “Public Comments” shall 
be limited to five (5) minutes in duration. 

 
3.  Statements from the public during the “Public Hearing” on individual agenda 
items shall be limited to five (5) minutes. 

 
4.  Complete presentations on Commission action items shall be limited to not more 
than ten (10) minutes. 

 
5.  The above limitations may be extended only by majority consent of the 
Commission. 

 
XIII. ORDER 
 

A.  It shall be the duty of the Chair to maintain order and decorum at meetings.  The Chair 
shall speak to points of order in preference to all other members. 

 
B.  In maintaining decorum and propriety of conduct, the Chair shall not be challenged and 
no debate shall be allowed until after the Chair 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. 
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C.  No member or citizen shall be allowed to use abusive language, excessive noise, or in 
any way incite persons to use such tactics.  The Chair shall be the judge of such breaches. 

 
 D.  When a person engages in such a breach, the Chair may: 
 
  1.  Order the person to stand silent, 
 
  2.  Order the person’s removal from the building, or, 
 
  3.  Order the person removed from the County Property. 
 
XIV. COMMITTEES.  There will be no standing committees.  Ad hoc committees will be 
appointed by the Chair, as needed.  Constitutional Officers may be appointed to committees. 
 
XV. RULES 
 
 A.  The bylaws may be suspended at anytime by a majority vote of the Commission. 
 

B.  The bylaws may be amended by a majority vote of the Commission, but only at the 
regular meeting next held after the proposed amendment has been announced at a regular 
meeting. 

 
XVI. RECORD OF THE MEETING.  The Clerk of the Commission or another person acting in 
the capacity shall electronically record each regular meeting.  Recordings are the property of 
Fluvanna County.  A stenographic record shall not be admissible as evidence of what transpired at 
a meeting, unless the person taking the record has been sworn prior to making the record. 
Audio recordings are available on the county website at www.fluvannacounty.org/meetings 
 

http://www.fluvannacounty.org/meetings
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