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

For the Hearing-Impaired – Listening device available in the Morris 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. 

FLUVANNA COUNTY PLANNING COMMISSION 

MEETING AGENDA 
Carysbrook Performing Arts Center 

8880 James Madison Highway, Fork Union, Virginia 23055 
November 18, 2025 

6:00pm Work Session | 7:00pm Regular Meeting  

WORK SESSION 

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

B – WORK SESSION Capital Improvements Plan 

C – ADJOURN 

REGULAR MEETING 

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

2 – ADOPTION OF THE AGENDA 

3 – DIRECTOR’S REPORT 

4 – APPROVAL OF MINUTES 

A Approval of Minutes from October 7, 2025 – Jenny Cassell Faulknier, Admin. Prog. Specialist 

5 – PUBLIC COMMENTS #1 (5 Minutes Each) 

6 – PUBLIC HEARING 

B 

C 

ZTA 25:10 – Amend the “Code of the County of Fluvanna, Virginia,” by changing data centers from a 
by-right use to a use allowed with a SUP in I-1 and I-2 Zoning Districts and modifying the definition of 
“Data Center” – Todd Fortune, Director of Planning 

ZMP 25:04 – NVA Properties, Tax Map 17-A-10 – Jason Overstreet, Senior Planner 

7 – RESOLUTIONS 

D None 

8 – SUBDIVISIONS 

E None 

9 – PRESENTATIONS 

F Planning Commission Duties – Dan Whitten, County Attorney 

10 – UNFINISHED BUSINESS 

G 

H 

I 

SA 25:01 – Planning Commission Substantial Accord Review and Determination for Expedition 
Generation Holdings per Code of Virginia Section 15.2-2232 – Todd Fortune, Director of Planning 

ZMP 25:03 – Zion South, Tax Map 11-A-88 and Tax Map 11-A-93 – Todd Fortune, Director of Planning 

Comprehensive Plan Update – Todd Fortune, Director of Planning 

11 – NEW BUSINESS 

J None 

12 – PUBLIC COMMENTS #2 (5 minutes each) 

13 – ADJOURN 

____________________________________ 

Planning Director Review 



 

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

For the Hearing-Impaired – Listening device available in the Morris 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. 































































 

PLANNING COMMISSION STAFF REPORT 
 

To: Fluvanna County Planning Commissioners 

From: Dan Whitten, County Attorney; and Todd Fortune, Director of Planning  

Case Number: ZTA 25:10 

District:  Countywide Amendment 

 

General Information:      This public hearing is to be held on Tuesday, November 18, 2025 at 

7:00 pm by the Fluvanna County Planning Commission in the 

Carysbrook Performing Arts Center, 8880 James Madison 

Highway, Fork Union, Virginia 23055 

 

Requested Action: Recommend approval of an amendment to the Zoning Ordinance by 

amending §§ 22-11-2.1, 22-11-2.2, 22-12-2.1, 22-12-2.2, and 22-

22-1 to change data centers from a by-right use to a use allowed by 

special use permit in the I-1, Industrial, Limited and I-2, Industrial, 

General districts, and to modify the definition of “Data Center.” 

 

Background Information: Currently, per the Fluvanna County Code, data centers are allowed by 

right in I-1, Industrial, Limited and I-2, Industrial, General Districts.  

 

At its regular meeting on September 17, 2025, the Board of Supervisors approved a moratorium 

on new data center applications to begin immediately and expire January 31, 2026. Subsequently, 

at its regular meeting on October 1, 2025, the Board passed a resolution of intention to amend the 

Fluvanna County Code to change data centers from a by-right use to a use allowed by special use 

permit in the I-1, Industrial, Limited and I-2, Industrial, General Districts, and to modify the 

definition of “Data Centers.” 

 

Consequently, this amendment would amend §§ 22-11-2.1, 22-11-2.2, 22-12-2.1, 22-12-2.2, and 

22-22-1 of the County Code to change data centers from a by-right use to a use allowed by special 

use permit in the I-1, Industrial, Limited and I-2, Industrial, General districts, and to modify the 

definition of “Data Center.” 

 

Recommended Motion: 

 

I MOVE THAT THE PLANNING COMMISSION  RECOMMEND (APPROVAL/ DENIAL / 

DEFERRAL) OF ZTA 25:10 – AN ORDINANCE TO AMEND AND REORDAIN “THE 

CODE OF THE COUNTY OF FLUVANNA, VIRGINIA” BY AMENDING §§ 22-11-2.1, 22-

11-2.2, 22-12-2.1, 22-12-2.2, AND 22-22-1 TO CHANGE DATA CENTERS FROM A BY-

RIGHT USE TO A USE ALLOWED BY SPECIAL USE PERMIT IN THE INDUSTRIAL, 

LIMITED I-1 AND INDUSTRIAL, GENERAL I-2 DISTRICTS, AND TO MODIFY THE 

DEFINITION OF “DATA CENTER.” 



ZTA 25:10 

ORDINANCE TO AMEND AND REORDAIN “THE CODE OF THE COUNTY OF 

FLUVANNA, VIRGINIA” BY AMENDING §§ 22-11-2.1, 22-11-2.2, 22-12-2.1, 22-12-2.2, 

AND 22-22-1 TO CHANGE DATA CENTERS FROM A BY-RIGHT USE TO A USE 

ALLOWED BY SPECIAL USE PERMIT IN THE INDUSTRIAL, LIMITED I-1 AND 

INDUSTRIAL, GENERAL I-2 DISTRICTS, AND TO MODIFY THE DEFINITION OF 

“DATA CENTER” 

 

BE IT ORDAINED by the Board of Supervisors of Fluvanna County: 

(1) That the Code of the County of Fluvanna, Virginia is amended by amending §§ 22-

11-2.1, 22-11-2.2, 22-12-2.1, and 22-12-2.2, and 22-22-1 as follows: 

CHAPTER 22 ZONING 

ARTICLE 11. – INDUSTRIAL, LIMITED, DISTRICT I-1 

 

Sec. 22-11-2.1. - Uses permitted by right. 

 

Industrial Uses 

Contractor's storage yards 

Data centers 

Lumberyards 

Machine shops 

Manufacturing, light 

Railroad facilities 

Research laboratories 

Sawmills, temporary 

Solid waste collection facilities 

Upholstery shops 

Wholesale warehouses 

 

Sec. 22-11-2.2. - Uses permitted by special use permit only. 

 

Industrial Uses 

Data centers 

Manufacturing, medium 

Sanitary landfills 

Sawmills, permanent 

Solid waste material recovery facilities 

Truck terminals 



ARTICLE 12. – INDUSTRIAL, GENERAL, DISTRICT I-2 

 

Sec. 22-12-2.1. - Uses permitted by right. 

 

Industrial Uses 

Contractor's storage yards 

Data centers 

Lumberyards 

Machine shops 

Manufacturing, light 

Manufacturing, medium 

Railroad facilities 

Research laboratories 

Sawmills, permanent 

Sawmills, temporary 

Solid waste collection facilities 

Truck terminals 

Upholstery shops 

Wholesale warehouses 

 

Sec. 22-12-2.2. - Uses permitted by special use permit. 

 

Industrial Uses 

Data centers 

Manufacturing, heavy 

Petroleum distribution facilities 

Resource extraction 

Salvage and scrap yards 

Sanitary landfills 

Slaughterhouses 

Solid waste material recovery facilities 

 

ARTICLE 22. – DEFINITIONS 

 

Sec. 22-22-1. – Rules of construction; definitions. 

 

Data center: A facility used primarily for the management, processing, storage and transmission 

of digital data facts and information in digital form, which houses computer and/or network 

equipment, servers, systems and other associated components related to digital data operations. 

The facility may also include accessory uses like air handlers, power generators, water-cooling 



and storage facilities, utility substations, and other associated infrastructure to support its 

operations. 

 

(2) That the Ordinance shall be effective upon adoption. 
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PLANNING COMMISSION STAFF REPORT 

  
 

To: Fluvanna County Planning Commission          From:  Jason Overstreet 
Case: ZMP 25:04 Goodson’s Auto Repair   District: Cunningham Election District 
Date: November 18, 2025 
 
General Information:      This rezoning request is to be heard by the Planning Commission 

on Tuesday, November 18, 2025 at 7:00 pm at the County 
Administration Building, Morris Room.   

 
Applicant:   Julia Moore, Shimp Engineering, PC 
 
Owner:   NVA Properties, LLC 
  
 
Requested Action::    ZMP 25:04 NVA Properties LLC – A request to amend the 

Fluvanna County Zoning Map to rezone 5.809 +/- acres of Tax 
Map 17 Section A Parcel 10 from R-3 Residential, Planned 
Community to B-1, Business, General, Zoning District.  The 
subject property is located between Thomas Jefferson Parkway 
(Route 53) and Garden Lane (Route 636) and is approximately six 
hundred feet north of the Village of Nahor. 

 
  
Existing Zoning:  R-3, Residential Planned Community 

 
Existing Land Use:  Vacant 
 
Planning Area:  Rivanna Community Planning Area 
                                          
Adjacent Land Use:  The surrounding parcels are zoned A-1, Agricultural General, B-1, 

Business General, and R-3, Residential Planned Community 
 

Zoning History: Rezoned from A-1 to B-1 in 1997 by ZMP 97:03.  Rezoned 
from B-1 to R-3 in 2004 by ZMP 04:04 as part of the 
Villages at Nahor master plan. (Conditions / Proffers) 
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 Summary: 
The applicant is requesting this rezoning in order to construct an 
automobile repair service establishment on the parcel, Goodson’s 
Auto Repair. 
 
Automobile repair service establishment: A facility for the general 
repair, rebuilding, or reconditioning of engines, motor vehicles, or 
trailers, or providing collision services, including body, frame, or 
fender repair, and overall painting. 

 
Neighborhood Meeting: 
  
A neighborhood meeting was held by Shimp Engineering on 11/10.  Notification of the meeting 
was sent by the applicant to addresses withing ½ mile of the subject parcel and approximately 35 
people attended. 
 
The concerns stated by attendees primarily were related to the proposed entrance on Garden 
Lane (SR 636).  It was suggested that the access should be off of Thomas Jefferson Parkway (PR 
53) instead of Garden Lane.  Additionally, several residents from Nahor Village expressed 
concern that some traffic would use Village Boulevard for access if Garden Lane were to be 
used.  The limited sight lines at the intersection of 53 sand 636 were a concern as well.  It was 
also expressed by several attendees that the location is not the right location for the proposed 
business and that it would not fit in with the existing village.  Additionally, concerns regarding 
the number of abandoned / junk vehicles that could potentially be on the lot. 
 
Comprehensive Plan: 
 
Land Use Chapter: 
The Comprehensive Plan designates this property as within the Rivanna Community Planning 
Area which contains approximately 40 percent of the county’s population and consists mainly of 
the Lake Monticello community. The Rivanna Community Planning Area is the most developed 
area in the county and it contains a mixture of residential and commercial uses.  Medium and 
small commercial uses, along with office, civic and residential uses all combine to form a series 
of neotraditional developments that are interconnected with surrounding development at the 
Lake gate areas.  Future growth, “should do so in an integrated, sustainable way that 
compliments existing development and the history of each area” and preserves the rural character 
of the surrounding area.   According to the Comprehensive Plan, future growth in the area should 
be according to neighborhood residential development design standards which incorporate some 
mixed use. 
 
 
Technical Review Committee: 

 
The Technical Review Committee reviewed the proposal on October 9, 2025 and offered the 
following comments: 
 
VDOT 
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1. The sketch plan shows entrance onto the preferred Rte. 636/Garden Ln. A 

commercial entrance will need to be designed according to the entrance design 
standards in the Road Design Manual. 

2. Access management applies. 
3. Ensure throat length meets VDOT standards. 
4. Provide VDOT with Trip Generations for the Site Plan. 
5. Provide turn lane warrants for the proposed site. 
6. A VDOT Land Use Permit will be required for any work being proposed within the right-

of-way. 
 
Aqua Virginia stated that they have the capacity to provide water and sewer services but would 
need to extend lines onto Garden Lane. 
 
Fire Department representatives commented that fire safety appeared to be adequate due to the 
presence of a nearby fire hydrant and sufficient access for fire trucks. 
 
Sheriff’s Department did not have any issues with the intended use. 
 
Planning Analysis: 
 
The subject parcel is within the Rivanna Community Planning Area located near the intersection 
of Garden Land and Thomas Jeferson Parkway. The parcel was rezoned from A-1 to B-1 in 1997 
and rezoned from B-1 to R-3 in 2004 as part of the original Nahor Village master planned 
community.  However, it was not included within the final subdivision design and has been 
vacant for over 25 years. The adjacent parcels are zoned B-1, R-4, and A-1 and support a variety 
of mixed uses. The applicant proposes to construct a 9,000 sq ft 12-bay automobile repair service 
establishment with 25 parking spaces. A 25 foot screening buffer along Garden Lane will be 
required for site development.   
 
Access to the site is proposed off of Garden Lane near its intersection with Village Boulevard. 
The proposed entrance utilizes design standards that control access by preventing left turns onto 
Garden Lane when exiting the site.  This design should limit the increased use of Village 
Boulevard. Additionally, the intersection of Garden Lane and Thomas Jefferson Parkway is 
staggered and the line of sight to the west from Garden Lane is limited.  However, according to 
VDOT’s Crash Data there has only been one crash at this intersection during the past six years, 
which involved property damage only. 
 
Water and sewer services will be provided by Aqua Virginia who stated that they have the 
capacity but would need to extend new lines onto Garden Lane.   
 
Potential impacts to the surrounding community will be increased traffic on Garden Lane and the 
potential increased use of Village Boulevard.  Increased lighting at night and noise associated 
with the various services provided could also impact the nearby residential uses. 
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There were no proffered conditions offered by the applicant with this rezoning request.  All by 
right uses permitted in B-1 would be allowed if the rezoning request is approved. 
 
Suggested Motion: 

 
I move that the Planning Commission recommends (approval / denial / deferral) of ZMP 25:04 a 
request to amend the Fluvanna County Zoning Map to rezone 5.809 +/- acres of Tax Map 17 
Section A Parcel 10 from R-3 Residential, Planned Community to B-1, Business, General, 
Zoning District.   
 
Attachments:                  
 
A – Application 
B – Aerial Vicinity Map 
 
 









September 26, 2025 

Fluvanna County Department of Planning and Zoning 
132 Main Street 
P.O. Box 540 
Palmyra, VA 22963 
 

 Re: AUTHORIZATION TO SUBMIT LAND USE APPLICATIONS 
NVA Properties LLC (the “Owner”), is the owner of Fluvanna County tax parcel 17-A-10 (the 

Property”). The Owner desires to submit land use applications affecting the Property, such as, but 

not limited to, Zoning Map Amendments, Sketch Plan Applications, and other similar land use 

applications affecting the Property (collectively, the “Land Use Applications”). The Owner 

hereby authorizes the following individuals and entities to submit Land Use Applications on 

behalf of the Owners in connection with the Property: Justin M. Shimp, Julia Moore and Connie 

Liou of Shimp Engineering, P.C., Larry Goodson and authorized representatives of Goodson’s 

Auto Repair. This authorization includes the authority to take any other steps, and submit any 

other documentation to Fluvanna County necessary to effectuate the Land Use Applications on 

behalf of the Owner.  

       Evan Bowman 

       Representative of NVA Properties, LLC 

 

       By: ______________________________ 

 

       Date: _____________________________ 09 / 29 / 2025

Doc ID: de27211bf90aa665e485f7ea79aaffb18b4e7db6



NVA PROPERTIES LLC C/O EVAN BOWMAN

Seller name to be changed from Larry K Goodson Jr. to Annette R. Goodson to
6 Gs Holding LLC

AMENDMENT TO 

(This is a legally binding contract, if not understood, seek competent advice before signing.)

This AMENDMENT entered on

between (the “Seller”) and

This Amendment provides as follows:

(the “Agreement”) dated

09/26/25
08/12/25

(the “Purchaser”) for theLarry K Goodson Jr Annette Goodson
Palmyra0 Thomas Jefferson Pkwy , VA 22963

which is attached to and made a part of the

Property, whose address is:

Except as hereby expressly amended, the Agreement shall remain in full force and effect as originally executed.

LF1995A   VAR FORM 1810A  Revised 01/20
Page 1 of 1

VIRGINIA REALTORS®

AMENDMENT  #

COPYRIGHT© 2020 by Virginia REALTORS®. All rights reserved. This form may be used only by members in good standing with Virginia 
REALTORS®. The reproduction of this form, in whole or in part, or the use of the name "Virginia REALTORS®”, in connection with any 
other form, is prohibited without prior consent from Virginia REALTORS®.

Date Seller Date Purchaser

Date Seller Date Purchaser

esig_datesign_byr1

esig_datesign_byr2

esig_datesign_byr3

esig_sig_byr1

esig_sig_byr2

esig_sig_byr3

esig_datesign_slr1

esig_datesign_slr2

esig_datesign_slr3

esig_sig_slr1

esig_sig_slr2

esig_sig_slr3

PURCHASER:SELLER:

Date Seller SellerDate

Date Seller Date Seller

Contract of purchase

Contract of purchase

1

Authentisign ID: 96BB1ADD-D810-431C-8E95-86892B12B12EAuthentisign ID: 96BB1ADD-D810-431C-8E95-86892B12B12E

09 / 29 / 2025

Doc ID: de27211bf90aa665e485f7ea79aaffb18b4e7db6



 

 

 

 
Project Narrative For:  Goodson’s Auto Repair 

Parcel Description:  17-A-10 

 

TMP ACREAGE EXISTING 
ZONING 

PROPOSED 
ZONING 

17-A-10 5.8 R-3 B-1 
 

Location: 

Approximately 0.1 miles north from the intersection of Thomas Jefferson Parkway and Garden Lane in 
Nahor, Fluvanna County. 

Surrounding Uses: 

Business; Residential; Agricultural  
 
Project Proposal: 

Shimp Engineering on behalf of Larry Goodson (the “Applicant”) seeks to rezone Fluvanna County tax 
parcel 17-A-10 (, the “Property”) from R-3 Residential, Planned Community to B-1 Business, General. 
This rezoning is to construct an auto repair center on the Property.  

The Property has been vacant for over 19 years on the Route 53 corridor awaiting commercial 
development. The basis for the existing R-3 zoning is that the Property is a part of the original Villages of 
Nahor Residential Planned Community (Planning Case ZMP 04-004) and included in the deferred Village 
Gardens development proposal (Planning Case ZMP 21-04). The Property offers the ideal opportunity to 
realize business development directly consistent with spot zoning recommendations put forth in the 
Fluvanna Comprehensive Plan (2024). The proposed zoning change is entirely consistent with the 
established mixed-use land-use pattern, in which the R-3 District is “intended to permit compact village-
style residential development and associated institutional uses, community serving mixed uses, open 
spaces, and creative site design in accordance with a master plan.” Businesses which directly serve the 
nearby Lake Monticello population and support the senior population (The Villages at Nahor) 
complement the vision for this mixed-use zoning area, as the Rivanna (Lake Monticello) Community Plan 
states “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… 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.”  

Adjacent properties are zoned for agriculture and business; professional offices and landscape suppliers 
immediate to the area. Aqua Virginia Lake Monticello System is nearby and will provide water and sewer 
for the Property.  Given the existing infrastructure, and the need for additional services in the area, the 
proposed auto repair center aligns well with the county’s land use goals. Rezoning tax parcel 17-A-10 
from R-3 to B-1 is necessary to provide nearby residential areas with appropriate services within 
reasonable distance of their neighborhoods.  



COMMONWEALTH OF VIRGINIA

COUNTY OF FLUVANNA
Application for Rezoning

Owner of Record: NVA Properties, LLC

Address: 4095 Valley Pike, Winchester VA 22602

Phone:

Email:

Fax:

Representative: Larry Goodson

Address:

Phone: (434) 987-4425 Fax:

Email argoodson6©gmail.com

Applicant of Record: Julia Moore

Address: 912 E High St., Charlottesville VA 22902

Phone: (434) 227-5140 Fax:

Email: juliashimp-engineering.com

Note: If applicant is anyone other than the owner of record,

Iwritten authorization by the owner designating the

applicant as the authorized agent for all matters concerning I
he request shaH be filed with this application.

If property is in an Agricultural Forestal District, or
Conservation Easement, please list information here:

Tax Map and Parcel(s) 17A10

Acreage 5.8 Current Zoning R3

Location of Parcel approx 0.lmi north from intersection of
Thomas Jefferson Pkwy and Garden Ln

Requested Zoning B-I Proposed Use of Property Automobile Repair Center

Affidavit to Accompany Petition for Rezoning

By signing this application, the undersigned owner/applicant authorizes entry onto the property by County Employees, the Planning

Commission, and the Board of Supervisors during the normal discharge oftheir duties in regard to this request.

I/We, being duly sworn, depose and say that we are Owner/Contract Owner of the property involved in this application and that we have

familiarized ourselves with the rules and regulations of the Zoning Ordinance with respect to preparing and filing this application, and
that the foregoing statements and answers herein contained and the information on the attached map to the best of our ability present

the argument on behalf of the application herewith requested and that the statements and information above referred to are in all

respects true and correct to the best of our knowledge.

Date: o/ o3 f,O’25 Signature of Owner/Applicant:

day of ,20 iS Register # 0 ‘j i

Notary Public:

Office Use Only
Date Received: Pre-Application Meeting: PH Sign Deposit Received: Application #: ZMP____________

$1,000 fee paid:

Proffer or Master Plan Amendment: $750.00 Paid:

Election District: Planning Area:

Public Hearings

Planning Commission Board of Supervisors

Advertisement Dates: Advertisement Dates:

APO Notification: APO Notification:

Date of Hearing: Date of Hearing

Decision: Decision:

Fluvanna County Department of Planning & Community Development Box 540 Palmyra, VA 22963 (434)591-1910 * Fax (434)591-1911

Is parcel in Land Use Valuation Program? No jYes

DeedBookandPage: DB849 P.416

If any Deed Restrictions, please attach a copy

Subscribed and sworn to before me this

My commission expires:

A

3
c/j L/’t

All plats must be folded prior to submissionto the Planning Department for riiew. Rolled plats will not be accepted.

— £:1 d ‘f 0(2 #-i.

This form is available on the Fluvanna County website: www.fluvannacounty.org Updated March 1, 2018
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This form is available on the Fluvanna County website: www.fluvannacounty.org              Updated March 1, 2018 

 

 

 

 
 
 
 
 
 
 
 

Name: 

 
 

 
COMMONWEALTH OF VIRGINIA 

COUNTY OF FLUVANNA 

Public Hearing Sign Deposit 

 
 

 

Address: 
 

 

City: 
 

 

State: Zip Code: 
 

 

I hereby certify that the sign issued to me is my responsibility while in my possession. 

Incidents which cause damage, theft, or destruction of these signs will cause a partial or full 

forfeiture of this deposit. 
 
 
 
 

 

Applicant Signature Date 
 

 

*Number of signs depends on number of roadways property adjoins. 
 
 
 
 
 
 
 

 

Office Use Only 

Application #:   BZA  : CPA  : SUP  :  ZMP  : ZTA  :   

$50 deposit paid per sign*: Approximate date to be returned: 

http://www.fluvannacounty.org/
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Commonwealth of Virginia 

County of Fluvanna 

Rezoning Application Checklist 

The following information shall be submitted with the application and is to be provided by the applicant for the 
processing of the application: 

 

Applicant must supply Staff Checklist 

Completed Rezoning Application signed by the 
current owner(s) or lessee or written confirmation 
from the current owner or lessee granting the right 
to submit the application 

 

• Statement on proposed use of property 
and reason for rezoning 
 

•  Ten (10) copies of plats showing existing 
and proposed improvements (if 
applicable) 

 

• Deed restrictions (if applicable) 
 

• Copy of the Tax Map showing the site 
(preferred) 
 

• General Location Map (preferred) 
 

 

Supporting photographs are not required, but 
suggested for evidence 

 

 

All maps and plans submitted are to be either 8.5”x 11” or 11”x 17”. One original of any size may be 
for staff use at the public hearing. 

 

 

 

Staff Only Staff Checklist 

Preliminary review by planning staff for completeness and content:  

• Technical Review Committee review and comment 

• Determine all adjacent property owners 
• Placed as a Public Hearing on the next available agenda of the Planning 

Commission. 

 

Notification of the scheduled Public Hearing to the following:  

• Applicant 

• All adjacent property owners 

• Local Newspaper advertisement 

 

Staff Report to include, but not be limited to:  

• General information regarding the application 

• Any information concerning utilities or transportation 

• Consistency with good planning practices 

• Consistency with the comprehensive plan 

• Consistency with adjacent land use 

• Any detriments to the health, safety and welfare of the community. 

 

http://www.fluvannacounty.org/
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 For Applicant 
 

The Rezoning Application fee is made payable to the County of Fluvanna. 

 

Meetings for the processing of the application 

 
Applications must be submitted by the first working day of the month to have the process start that month. Applications 

received after the first working day will have the process start the following month. 
 

Process: 
 

1. Placed on next available Technical Review Committee Agenda. 
2. Placed as a Public Hearing on the next available agenda of the Planning Commission the following month. Staff Report 

and Planning Commission recommendation forwarded to the Board. 
3. Placed as a Public Hearing on the next available agenda of the Board of Supervisors (usually the same month as the 

Planning Commission). 
 

Applicant or a representative must appear at the scheduled hearings.  
 

The Technical Review Committee provides a professional critique of the application and plans. The Planning Commission may 
recommend to the Board of Supervisors: approval; approval subject to resubmittal or correction; or denial of the special 

use permit.  

 

Board Actions 
 

After considering all relevant information from the applicant and the public, the Board will deliberate on points addressed in 
the Staff Report. 

 

The Board may approve; deny; or defer the request pending further consideration; or remand the case back to the Planning 
Commission for further consideration. 

 

With approval, the development may proceed. 

 

If denied, an appeal to the Courts may be prescribed by law 
 

No similar request for a Rezoning for the same use at the same site may be made within one year after the denial. 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

http://www.fluvannacounty.org/


VILLAGE
BLVD

MULBERRY
DR

GARDEN LN

THOMAS JEFFERSON PKWY

17 A
 10

R
-3

R
-3

R
-3

R
-3

B
-1

B
-1

B
-1

B
-1

R
-4

R
-4

A
-1

A
-1

Z
M

P
 25:04

N
V

A
 P

ro
p

erties L
L

C
T

M
P

 17-A
-10

D
ate: 11/13/2025

£¤
1

5

Ã6

       Z
o

n
in

g

A-1 Agriculture

B-1 Business

B-C Business

I-1 Industrial

I-2 Industrial

M
H

P M
obil H

om
e Park

R-1 Residential

R-2 Residential

R-3 Residential

R-4 Residential



VA-S SPC N

AutoCAD SHX Text
30'

AutoCAD SHX Text
30'

AutoCAD SHX Text
25'

AutoCAD SHX Text
30'

AutoCAD SHX Text
15.8'

AutoCAD SHX Text
50' BUILDING SETBACK 

AutoCAD SHX Text
150' 

AutoCAD SHX Text
60'

AutoCAD SHX Text
14

AutoCAD SHX Text
13

AutoCAD SHX Text
9'

AutoCAD SHX Text
R50'

AutoCAD SHX Text
50' BUILDING SETBACK 

AutoCAD SHX Text
25' PARKING SETBACK FROM ZONE A-1

AutoCAD SHX Text
50' BUILDING SETBACK 

AutoCAD SHX Text
25' PARKING SETBACK FROM ZONE A-1

AutoCAD SHX Text
NEW AUTO REPAIR BUILDING WITH 12 SERVICE BAYS

AutoCAD SHX Text
GARDEN LN - ROUTE 636

AutoCAD SHX Text
THOMAS JEFFERSON HIGHWAY - ROUTE 53

AutoCAD SHX Text
VILLAGE BLVD

AutoCAD SHX Text
R50'

AutoCAD SHX Text
17'

AutoCAD SHX Text
16'

AutoCAD SHX Text
EXIT RIGHT-TURN ONLY  

AutoCAD SHX Text
25' BUFFER

AutoCAD SHX Text
RESERVED 200' SEPTIC EASEMENT TO PARCEL 10A

AutoCAD SHX Text
25' BUFFER

AutoCAD SHX Text
80

AutoCAD SHX Text
0

AutoCAD SHX Text
80

AutoCAD SHX Text
Scale: 1"=80'



1 

132 Main Street 

P.O. Box 540 

Palmyra, VA 22963 

(434) 591-1910

Fax (434) 591-1911 

www.fluvannacounty.org 

“Responsive & Responsible Government” 

COUNTY OF FLUVANNA 

PLANNING COMMISSION STAFF REPORT 

To: Fluvanna County Planning Commission From:  Todd Fortune 

Case: SA 25:01 Tenaska Project Expedition District: Cunningham Election District 

          Request for Section 15.2-2232 Review 

Date: October 7, 2025 

General Information:     This Section 15.2-2232 request is to be considered by the Planning 

Commission on Tuesday, November 18, 2025 at 7:00 pm at the 

Carysbrook Performing Arts Center, 8880 James Madison 

Highway, Fork Union, Virginia 23055. The Commission held a 

public hearing on this request at its October 7, 2025 meeting and 

deferred the request until the November 18, 2025 meeting. 

Applicant: Expedition Generation Holdings, LLC 

Owner: Tenaska Power Generation, LLC, Pardee Virginia Timber 1 LLC 

Requested Action: SA 25:01 Substantial Accord Review and Determination for 

Expedition Generation Holdings per Virginia Code Section 

15.2-2232 – A request to review the proposed Tenaska Project 

Expedition to determine whether the general or approximate 

location, character, and extent of the proposed facility is 

substantially in accord with the County’s Comprehensive Plan per 

Section 15.2-2232 of the Code of Virginia. The proposed project is 

located on two parcels – Tax Map 27-A-1 (165 acres) and Tax Map 

27-A-4 (249.05 acres) – totaling approximately 414.05 acres and

located along Branch Road (Route 761) and Rock Lane. Tax Map

27-A-1 is located in the Rural Residential Planning Area, and Tax

Map 27-A-4 is located within the Rural Preservation Planning Area.

Both parcels are located within the Cunningham Election District.

Existing Zoning:  A-1, Agricultural, General

Existing Land Use: Vacant 

Planning Area: Rural Residential (Tax Map 27-A-1) 

Rural Preservation (Tax Map 27-A-4) 
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Adjacent Land Use: The surrounding parcels are zoned A-1, Agricultural, General. 

Tenaska owns two parcels directly east of the subject parcels, one of 

which is used for an existing generating station. The other is vacant. 

Other surrounding properties are either vacant or used for residential 

dwellings.  

Zoning History: None. 

Summary: 

The Applicant has requested that the Planning Commission review this proposed electric 

generation facility as a “public utility facility” under Code of Virginia Section 15.2-2232(A), to 

determine whether the general or approximate location, character, and extent of the proposed 

facility is substantially in accord with the County’s Comprehensive Plan. This review is related to 

a separate request for a Special Use Permit (SUP) submitted by the applicant to construct a gas-

fired electric generating station. Subject to the Planning Commission’s 2232 decision, the Planning 

Commission will separately review and consider the merits of the associated SUP Application.  

Code of Virginia Section 15.2-2232 requires that the Planning Commission review all proposed 

developments that include a “public utility facility” prior to the construction or authorization of 

such facility. The purpose of the Planning Commission’s review is to determine whether the 

general or approximate location, character, and extent of the proposed public utility facility is 

substantially in accord with the Fluvanna County Comprehensive Plan or part thereof. The 

Planning Commission must advise the Board of Supervisors of its determination. Failure of the 

Commission to act within 60 days of a submission, unless the time is extended by the Board of 

Supervisors, shall be deemed approval. If the decision is appealed by the Applicant, the Board of 

Supervisors may overrule the action of the Planning Commission.  

The applicant is proposing a natural gas-fired power plant with a production capacity of up to 

1,540 MW. The SUP request covers two parcels totaling approximately 414.05 acres – Tax Map 

27-A-1 (owned by Tenaska) and Tax Map 27-A-4 (owned by Pardee Virginia Timber; Tenaska

has an option to purchase from the current owner). The parcels are zoned A-1, Agricultural,

General. The proposed use qualifies as “Utility, major” under the County Code, which requires a

SUP in A-1. The proposed facility would be constructed and operated on Tax Map 27-A-1. Tax

Map 27-A-4 would be used as a laydown area for construction. After construction, the applicant

plans to restore Tax Map 27-A-4 to a natural area. The project site is adjacent to the existing

Tenaska facility, accessed from Branch Road. Water use for power generation at the facility would

be from surface waters. The only groundwater use at the facility would be for employees to use

the bathroom and running water for uses like washing hands and dishes.

Adjacent and Surrounding Uses: 

All of the surrounding parcels are zoned A-1, Agricultural, General. Existing uses are a 

combination of vacant land and residential dwellings. Tenaska owns two parcels directly east of 

the project site. One parcel is vacant, the other is used for an existing generation station, also owned 

by Tenaska.  
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Comprehensive Plan: 

In 2024, Fluvanna County went through a “quick update” of its Comprehensive Plan. The 2015 

Comprehensive Plan was re-adopted with changes made to select sections, to keep the County in 

compliance with Code of Virginia requirements. As such, the following recommendations from 

the Plan should be considered: 

• The Comprehensive Plan stresses the need to preserve open spaces and the County’s rural

character.

o Conservation easements are stressed as an important tool for land preservation and

conservation in Chapter 1, Chapter 2, Chapter 6, and Implementation Goals and

Strategies.

o Rural Preservation is identified as a desire of the County in Chapter 2, Chapter 5,

and Implementation Goals and Strategies.

o Implementation Goals and Strategies also include strategies to preserve the

natural environment. They include protecting farm and forest landowners from

conflicting adjacent land uses with utilization of buffers, screening, and

contiguous tracts of open space; and continuing to promote land-use taxation,

conservation easements, ag-forestal districts, and other programs to alleviate

economic burdens on owners of land used for agricultural, horticultural, forest, or

open-space purposes.

• The Comprehensive Plan, in Chapter 5, cites preservation of open space as “an important

value in Fluvanna County.”

• Chapter 5 also notes that Fluvanna County’s vision is to see at least one-third of its tax

revenue come from the business sector. One of the goals cited in Section 5 of the Plan is to

diversify and strengthen the County’s tax base.

Analysis: 

Staff has analyzed the proposed Project, and criteria from the County’s Comprehensive Plan. 

Staff comments relative to these criteria are as follows: 

Strategy: Promote energy efficiency in developments and throughout the community 

including the use of solar, geothermal, wind, and other decentralized energy technologies 

and support renewable energy generation by allowing such uses in the zoning ordinance. 

The Comprehensive Plan says little about energy generation other than the strategy stated 

above. That been said, this project uses natural gas as its generation source. As such, this 

project does not meet that strategy.  

Goal: To preserve and enhance Fluvanna's unique identity and rural character. 

This proposal seeks to use about 50 acres out of a total of approximately 414.05 acres at the 

project site for the planned facility, with the rest being preserved as forested/open space. 

Additionally, related to this project, the applicant seeks to acquire two additional parcels south 

of the project site totaling approximately 354.82 acres and place conservation easements on 

those parcels. Those parcels, in turn, could be used as natural and recreational areas. This 



4 

project meets this goal as it would preserve more than 700 acres in the Rural Residential 

and Rural Preservation Planning Areas.   

Goal: To protect rural areas through economic development. 

Goal: To diversify and strengthen the County’s tax base. 

The Plan cites preservation of open space as “an important value.” It also cites the need to 

diversify the County’s tax base and provide a better balance in tax revenues so that at least 

one-third of revenues come from the business sector. This project would contribute to 

meeting that goal. According to 2023 data from the Fluvanna County Commissioner of 

Revenue, Tenaska contributed 4.18 percent of the County’s tax base from the existing facility. 

It should be expected that the addition of a second facility would make an additional 

contribution to the County’s tax base.  

Recommendation: 

Staff has evaluated the proposed Project in the context of the adopted 2024 Comprehensive Plan, 

including all relevant goals, policies, and evaluation criteria for utility-scale solar facilities. Based 

on this analysis, staff finds that the Project partially aligns with the County’s goals and 

objectives per the Comprehensive Plan for the following key reasons: 

• The Project would further the County’s goals to preserve open space. The project, when

completed, would use only 50 acres of an approximately 414.05-acre site. Additionally,

the two parcels the Applicant propose to acquire south of the project site would be placed

into conservation easements – preserving additional open space.

• The Project would allow the County to diversify its tax base and increase the portion of

the County’s revenue steam that comes from the business sector, which could provide an

opportunity to reduce the burden on real estate and personal property taxes for supporting

local revenues.

Accordingly, staff finds that the proposed facility is substantially in accord with the Fluvanna 

County Comprehensive Plan, or “part thereof.” 

Options for the Planning Commission 

As set forth by the Code of Virginia, the question before the Planning Commission with this 2232 

application is: 

Whether the general location or approximate location, character, and extent of the 

proposed solar energy facility is substantially in accord with the Comprehensive Plan 

or part thereof. 

The Code of Virginia, Section 15.2-2232 (B) states: 

“The commission shall communicate its findings to the governing body, indicating its approval or 

disapproval with written reasons therefor. The governing body may overrule the action of the 
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commission by a vote of a majority of its membership. Failure of the commission to act within 60 

days of a submission, unless the time is extended by the governing body, shall be deemed 

approval.” 

The Planning Commission held a public hearing on this request at its regular meeting on October 

7, 2025 and voted to defer this request until the November 18, 2025 meeting. Consequently, at its 

regular meeting on November 5, 2025, the Board of Supervisors approved a resolution requesting 

the Planning Commission further defer this matter until January 13, 2026. County staff recommend 

that the Planning Commission defer this decision until January 13, 2026 to align the date of the 

decision with the recommendations for ZTA 25:09 and SUP 25:04. 

Any determination by the Planning Commission regarding substantial accord must include written 

reasons for such determination. Consequently, the Commission has three options: 

• Determine that the application IS substantially in accord with the Comprehensive

Plan with written reasons for its decision.

• Determine that the application IS NOT substantially in accord with the

Comprehensive Plan with written reasons for its decision.

• Further defer a decision until the January 13, 2026 Commission meeting, to allow

time for further discussion and consideration.

Suggested Motions: 

Option 1 – I move that the proposed Tenaska Project Expedition electric generation station as 

described in the related Special Use Permit application, be found to be substantially in accord 

with the Fluvanna County Comprehensive Plan for the following reasons: 

Option 2 – I move that the proposed Tenaska Project Expedition electric generation station, as 

described in the related Special Use Permit application, be found NOT to be substantially in 

accord with the Fluvanna County Comprehensive Plan or parts thereof for the following reasons: 

Option 3 – I move that the Planning Commission defer a decision on this request under Virginia 

Code § 15.2-2232 regarding the proposed Tenaska Project Expedition election generation station 

until the Planning Commission meeting scheduled for January 13, 2026.  
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COUNTY OF FLUVANNA  
 

 

 

 

PLANNING COMMISSION STAFF REPORT  
 

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

Request: ZMP 25:03 Rezoning from A-1 to I-1 District: Columbia Election District  

Tax Map: Tax Map 11-A-93 and 11-A-88 

 

 General Information: This rezoning is to be considered by the Planning Commission on 

November 18, 2025 at 7:00 pm at the Carysbrook Performing Arts 

Center, 8880 James Madison Highway, Fork Union, Virginia 23055. 

The Commission held a public hearing on this request at its October 

7, 2025 meeting and deferred the request. 

 

Applicant:   Zion South, LLC 

  

Representative:  John Alexander 

 

Requested Action:  ZMP 25:03 Zion South – A request to amend the Fluvanna County 

Zoning Map to rezone from A-1, Agricultural, General to the I-1, 

Industrial, Limited Zoning District 182.586 +/- acres of Tax Map 11 

Section A Parcel 93 and Tax Map 11 Section A Parcel 88.  The 

subject properties are generally located on the east side of James 

Madison Highway (U.S. 15) approximately 0.95-mile south of the 

intersection with Three Notch Road (U.S. 250). The parcels are 

located in the Zion Crossroads Community Planning Area (CPA) 

and the Zion Crossroads Urban Development Area (UDA), and in 

the Columbia Election District. 

 

Existing Zoning:  A-1, Agricultural, General 

 

Zoning History:  The properties are zoned A-1 Agricultural, General. The area has 

been identified for future commercial and industrial development, 

as it is located within the Zion Crossroads UDA. As such, other 

parcels within the UDA have been rezoned for future commercial 

and industrial development.  

 

Existing Land Use:  Vacant 

 

Applicant Summary: 

  

The owners of these parcels are looking to have the properties rezoned. The purpose of the 

rezoning is to prepare the parcels for development as flex industrial space.  

 

 



 

Comprehensive Plan: 

 

The subject properties are located in the Zion Crossroads CPA and Zion Crossroads UDA. This 

area is envisioned to be the most intensely developed part of the county, consisting of regional 

mixed-use, regional employment, and neighborhood mixed-use developments. This area is the 

county’s primary regional economic development area and is targeted as a regional employment 

center with primarily mixed-use, mixed-income development. 

 

The Fluvanna County 2015 Comprehensive Plan-2024 Update references the Zion Crossroads 

CPA and UDA for economic development. Chapter 5, Economic Development references "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." Rezoning this 

parcel to I-1 furthers the County's efforts for economic development in Zion Crossroads and 

advances the site to a higher Site Characterization Tier Level under the Virginia Business Ready 

Sites Program. 

 

Technical Review: 

 

The Technical Review Committee reviewed the proposal on September 9 and had the following 

comments: 

  

• VDOT’s main concern is the traffic. 

o They will need to see trip generation and turning movement data. 

o The public access road will need to meet VDOT requirements.  

o VDOT will want to see the master plan when it is ready.  

• Make sure the roads and cul-de-sacs are big enough for fire and rescue vehicles to access.  

• Make sure there is water available to service fire hydrants. 

 

Planning Analysis: 

 

The subject properties are zoned A-1 and are located on James Madison Highway (U.S. 15), near 

Shepherd Lane. The parcels are located approximately 0.95-mile south of the intersection with 

Three Notch Road (U.S. 250). As stated above, the properties are located within the Zion 

Crossroads CPA and Zion Crossroads UDA – which is envisioned to be the most intensely 

developed part of the county. 

 

Per the signed proffer statement dated October 3, 2025 (attached), the applicant has agreed to 

proffer out the following uses:  

 

• By-right: Car Washes; Gas Stations; Railroad Facilities; Solid Waste Collection 

Facilities; Small-Scale Solar Generation Facility. 

• Special Use Permit: Shooting Ranges, Outdoor; Solid Waste Material Recovery 

Facilities; Sanitary Landfills; Aviation Facilities, Minor Scale Solar Generation Facility; 

Utility Scale Solar Generation Facility. 
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Additionally, per the proffer statement, the applicant has agreed to provide a minimum of 100’ 

wooded tree buffer adjacent to parcels zoned A-1. 

Summary Conclusion: 

 

As stated above, a rezoning of this property would serve two purposes: 1) further the County's 

efforts for economic development in Zion Crossroads area; and 2) advance the site to a higher Site 

Characterization Tier Level under the Virginia Business Ready Sites Program. 

 

The Planning Commission heard this rezoning request at its meeting on October 7, 2025, and voted 

to defer this request. The main concerns cited were potential effects on groundwater, the rural 

view, and traffic; and concerns over the potential placement of a data center on the property.  

 

Suggested Motion: 

 

I move that the Planning Commission recommends (approval / denial / deferral) of ZMP 25:03, a 

request to amend the Fluvanna County Zoning map to rezone 182.586 +/- acres of Tax Map 11 

Section A Parcel 93 and Tax Map 11 Section A Parcel 88 from A-1, Agricultural, General to I-1, 

Industrial, Limited subject to the proffers dated October 3, 2025. 

 

Attachments: 

 

Rezoning Application  

Signed Statement of Proffers dated October 3, 2025 



COMMONWEAL TH OF VIRGINIA 
COUNTY OF FLUVANNA 

Application for Rezoning 

Owner of Record, 2 , ,., 'z,o ..._\I.,_ , U..<!..- Applicant of Record, ��-��
L..l-C-

Address: l?O ,Boil.,(,{,(, b,#tc,f6'4. 1Vt.. 1.10".J "; Address: '2-o. Be( l,(tft �lS-t� t,:)� '3

Phone: "1'5':f--531" �2. �y Fax: __________ Phone: &/JI./-S(l/-.$21«/ Fax: _ __ _____ _

Emai l: j� le.4,.J,,t l5'i (i) fH,1.(AM E��
i
�
: 
__ J!:!:!��!�!-����!���---------------

Representative: 1 Note: If applicant is anyone other than the owner of record, 
!written authorization by the owner designating the

Address: [ applicant as the authorized agent for all matters concerning
[the request shall be filed with this application. 

Phone:, __________ Fax: ___ _ _ _ _ _ ____ _ 
---- ---- --------------------------------------------------------------
If property is in an Agricultural Foresta! District, or 

Email __ ________________ _ _ _ _ _ _  _ Conservat ion Easement, please l ist information here: 

Tax Map and Parcel(s) U A 9 � t \\ A es

Acreage \ 8 2- • ,S 8 C, Current Zoning -�A __ .,._1 __
Is parcel in Land Use Valuation Program? 0No [2j'Yes 

Location of Parcel: ____________ _ _ _ _ __ _ 
Deed Book and Page: -""� .... l,'-,_1.,.::........,�'--"\__,.,..--� ... (,'-.,._Z,_'/_I ___ 

If any Deed Restrictions, please attach a copy 

Requested Zoning :J: -l- Proposed Use of Property _f1--1\...,U.=-f'i..:.,,,k...,.E,J..,,y.,.b�Jvt;=•:...::,,_c:...\-=--------------------

Affidavit to Accompany Petition for Rezoning 
By signing this application, the undersigned owner/applicant authorizes entry onto the property by County Employees, the Planning 
Commission, and the Board of Supervisors during the normal discharge of their duties in regard to this request. 
I/We, being duly sworn, depose and say that we are Owner/Contract Owner of the property involved in this application and that we have 
familiarized ourselves with the rules and regulations of the Zoning Ordinance with respect to preparing and filing this application, and 
that the foregoing statements and answers herein contained and the information on the attached map to the best of our ability present 
the argument on behalf of the application herewith requested and that the statements and information above referred to are in all 
respects true and correct to the best of our knowledge. 

Date: Signature of Owner/Applicant: 

Subscribed and sworn to before me this °'-°> ,t\-.,.. day of --�---- tiJ&S..,_. ,20 �, Register# Je>,;> t-(.,,( 

My commission expires: Notary Public: 

All plats must be folded prior to submission to the Planning Department for 
I Office Use Only 
Date Received: Pre-Application Meeting: 

$ l ,000 fee paid: 
Proffer or Master Plan Amendment: $750.00 Paid: 
Election District: 

Planning Comminion 
Advertisement Dates: 
APO Notification: 
Date of Hearing: 
Decision: 

PH Sign Deposit Received: 

!Planning Area:
Public Hearings 

Advertisement Dates: 
APO Notification: 
Dote of Hearing 
Decision: 

Application #: ZMP _ _  � --

Board of Supervisors 

Fluvanna County Department of Planning & Community Development * Box 540 * Palmyra, VA 22963 * (434)591-1910 * Fax (434)591-1911 

This form is available on the Fluvanna County website: www.fluvannacounty.org Updated March 1, 2018 





 

 

PROFFER STATEMENT  

 

 

Pursuant to Section 15.2-2296 of the Code of Virginia and Section 22-17-9 of the Fluvanna 

County Zoning Ordinance, ZION SOUTH, LLC as the recorded owner of Tax Maps 11-A-88 and 

11-A-93 tracts totaling approximately 182.5 acres of land zoned A-1 that is subject of the 

rezoning request, does hereby voluntarily proffer that development of the property shall be in 

strict accordance with the following conditions set forth in this submission:  

 

 

1. EXCLUDED USES: 

 

The following permitted by right land uses shall be excluded from the property under I-1 

Zoning Section 22-11-2.1:  

 

Commercial Uses: Car washes, gas stations 

 

Industrial Uses: Railroad Facilities, Solid Waste Collection facilities 

 

Miscellaneous Uses: Small scale solar generation facility  

 

 

2. Excluded Uses:  

 The following permitted by special use permit uses shall be excluded from the property 

            under I-1 

         

   Zoning Section 22-11-2.2:  

 

 Commercial Uses:   

            Shooting Ranges outdoors 

 

Industrial Uses: Solid Waste material recovery facilities, Sanitary landfills  

 

Miscellaneous Uses: Aviation facilities, Minor Scale and Utility Scale Solar Generation 

Facilities 

 

 

SCREENING  

Project shall provide a minimum of 100’ Wooded Tree Buffer adjacent to parcels zoned 

A-1. 

 

We, Zion South, LLC acknowledge as the Property Owner that the rezoning of the property 

gives rise to the need for these conditions and that these conditions are reasonable. 

 



 

 

 

John Alexander  

10/3/25 

 

 

 

 

 

 

STATE of ____________________ 

 

COUNTY of _____________________ 

 

 

 

 

 

On ____________________________, before me,  _____________________________, notary 

public,  personally appeared _________________________ personally known to me or proved 

to be by satisfactory evidence to be the person whose name is subscribed to within this 

instrument,  and acknowledged to me that they executed in this document in an authorized 

manner in representation of the said entity.   

 

 

WITNESS my hand and official seal.  

 

 

___________________________ 

  Notary Public Signature  

 

 

My commission expires____________________(seal above)  









You don't often get email from aclarkec@pm.me. Learn why this is important

From: Jenny Faulknier
To: Todd Fortune
Subject: FW: About the 11/18 rezoning meeting
Date: Thursday, November 13, 2025 3:12:42 PM

Thank you,
Jenny Cassell Faulknier
Administrative Program Specialist
Fluvanna County Planning & Zoning
(434)591-1910 ext 1055

From: aclarkec <aclarkec@pm.me> 
Sent: Thursday, November 13, 2025 11:37 AM
To: Jenny Faulknier <jfaulknier@fluvannacounty.org>; Lorretta Johnson-Morgan
<lmorgan@fluvannacounty.org>; Barry Bibb <bbibb@fluvannacounty.org>; Howard Lagomarsino
<hlagomarsino@fluvannacounty.org>
Subject: About the 11/18 rezoning meeting

[EXTERNAL EMAIL] USE CAUTION.

To the Fluvanna County Planning Commission 
c/o Jenny Cassell Faulknier, Administrative Program Assistant/Clerk to the Plannning Commission

As a taxpaying resident of Hunters Lake in Troy, I am writing to ask you to reject the rezoning
request for the land just south of Zion Crossroads. If these plans go forward, our quality of life and
even our safety could be at stake. 
These plans would increase already heavy traffic along U.S. 15 in the area, without any provisions
made for improving infrastructure. Those of us who drive on 15 every day are concerned for our
safety as fast vehicles make it hazardous to pull out of Hunters Lake onto the highway.
All of us at Hunters Lake rely on wells for our drinking water, and we fear that new industry will
further diminish our scarce, particularly water supply, particularly in this time of severe drought.
We are worried about the threat of pollution to our creeks and into our water table.
We are also afraid that industrial development will irrevocably harm our rural way of life in this
beautiful and still unspoiled area. 
Please say no to this terrible and ill-considered idea.
Respectfully,
Clarke Crutchfield
135 Haden Road
Troy, VA 22974
(cell) (804) 484-5368

https://aka.ms/LearnAboutSenderIdentification
mailto:jfaulknier@fluvannacounty.org
mailto:tfortune@fluvannacounty.org
tfortune
Rectangle

tfortune
Rectangle



You don't often get email from gepedalino@pm.me. Learn why this is important

From: Jenny Faulknier
To: Todd Fortune
Subject: FW: Planning meeting Nov 18, rezoning
Date: Thursday, November 13, 2025 3:12:49 PM

 
 
Thank you,
Jenny Cassell Faulknier
Administrative Program Specialist
Fluvanna County Planning & Zoning
(434)591-1910 ext 1055
 
From: Grace E. Pedalino <gepedalino@pm.me> 
Sent: Thursday, November 13, 2025 11:22 AM
To: Jenny Faulknier <jfaulknier@fluvannacounty.org>
Subject: Planning meeting Nov 18, rezoning

 

[EXTERNAL EMAIL] USE CAUTION.

Since I can’t, unfortunately, be at the planning meeting on 11/18, I would still like my
viewpoint considered. I am opposed to the proposed industrial park off rt. 15 next to Hunter’s
Lake. This is a residential area, and while at first glance it may not look like it, there are many
homes next to, and nearby, this land. These families will have their quality of living and home
values negatively affected by an industrial park/distribution center for many reasons. 

People moved into Fluvanna because it is green, peaceful and quiet. They came because they
want to live in a rural area. Turning the north end of rt 15 into something resembling  the 29N
corridor serves no one. It is a poor introduction to the county and removes the reason people
moved here and live here. 

Roads/traffic: The roads in the area simply cannot sustain additional traffic. As it is, it is
virtually impossible to make a left turn on to rt 15 from the feeder roads. Additional traffic
will create more air and noise pollution. A higher volume of traffic will degrade the roads and
require more frequent paving. If you widen the roads, whose land will you take? 

Water: Commercial properties require more water and there simply is not enough ground
water in the area. All of the homes here use wells and would run a risk of wells running dry
and/or becoming fouled. 

Light pollution: Commercial properties tend to leave their lights on 24/7. This is disruptive to
both people and wildlife. 

Power requirements: It has been established that when commercial properties use a lot of
electricity everyone’s rates go up. 

Air pollution: Distribution centers in particular, but many commercial properties as well, have

https://aka.ms/LearnAboutSenderIdentification
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diesel trucks that are idling when not in use with diesel fumes being emitted. Pollution doesn’t
just sit in one spot, it spreads. It will affect a much wider area than the immediate one. 

Talking to people in the area, I am not hearing any support for this project. Please, please, take
our concerns seriously. I don’t want to hate where I live. 

Thank you, 

 Grace E Pedalino

135 Haden Road

Troy, VA 22974
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Advisory Group Assignments - Rev. 11/13/2025

- Ms. Johnson  withdrew from the Historic  Preservation group citing health concerns. 
- Gibson Worsham has expressed an interest in replacing Ms. Johnson on this group.
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From: Gibson Worsham
To: Todd Fortune
Subject: Re: Comprehensive Plan - Historic Preservation Group
Date: Thursday, November 6, 2025 2:18:17 PM

[EXTERNAL EMAIL] USE CAUTION.

Thank you so much!

Gibson Worsham

Get Outlook for iOS

From: Todd Fortune <tfortune@fluvannacounty.org>
Sent: Thursday, November 6, 2025 10:27:02 AM
To: gibson.worsham@gmail.com <gibson.worsham@gmail.com>
Cc: Gibson Worsham <gworsham@glaveandholmes.com>
Subject: Comprehensive Plan - Historic Preservation Group
 
Good morning,
 
I understand Ms. Kilpatrick has been in touch with you about participating in the Historic
Preservation Group for the Comprehensive Plan update. Just so you know, I will have an item
on the agenda for the November 18 Planning Commission meeting for the Chair to formally
appoint you to the group.
 
Please do not hesitate to reach out if you have any questions.
 
Todd Fortune
Director of Planning
Fluvanna County
132 Main Street
P.O. Box 540
Palmyra, Virginia 22963
Office - (434) 591-1900, Ext. 1060
Cell – (434) 569-5164
tfortune@fluvannacounty.org
Home Page | Fluvanna County Virginia
 

CAUTION: This email originated from outside of Glavé & Holmes Architecture. Do not click links or open
attachments unless you recognize the sender and know the content is safe.
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APPLICATION TO SERVE ON COMPREHENSIVE PLAN SUBCOMMITTEE 
County of Fluvanna

Fluvanna County does not discriminate on the basis of race, color, national origin, sex, religion, age, or disability in employment or the provision of 
services. Before completing the application, please review the membership requirements for the Board, Commission, or Committee for which you 

are interested. Applicants who do not meet membership requirements will not be put forward for consideration.

Name: Election   Columbia   Cunningham       Fork Union

District:   Palmyra   Rivanna                Other

EXPERIENCE/PROFESSIONAL EXPERTISE/EDUCATION (Please provides dates of education and experience. You may also provide a 
resume/CV.):

CURRENT OR PRIOR SERVICE ON BOARDS/COMMISSIONS/OR COMMITTEES:

CIVIC ACTIVITIES AND MEMBERSHIPS (Roles with fraternal, business, church, or social groups – please provide dates):

REASON(S) FOR WANTING TO SERVE FLUVANNA COUNTY:

Gibson Worsham

Education:
M.A., Architectural History, University of Virginia, 1996
Bachelor of Architecture, College of Architecture, Virginia Polytechnic Institute and State University, 1977Registered Architect, Virginia- 1981

Experience:
Architect, 2014-2020, Associate, 2021-present, Glave and Holmes Architecture,
Project manager in charge of historic preservation projects within the Cultural Studio, including tax credit projects, additions to historic buildings, and renovation and restoration projects. Expertise in 
classical and traditional design principles. 

Director of Historic Architecture, Studio Ammons Architects, Petersburg, Virginia, 2010-2014
Managed projects ranging from cultural resource management and exhibit design, to classical residential architecture and urban planning projects. 

Director of Historic Architecture, 3north Architects, Richmond, Virginia, 2007-2010
Design leader for historic preservation projects including preservation planning and documentation, tax credit management, adaptive reuse design, new buildings or additions in historic districts, and 
other projects requiring expertise in traditional design or state or Federal historic design review approval. 

Principal of Gibson Worsham, Architect, Christiansburg, Virginia, 1984-2006

Petersburg VA Architectural Review Board 2012-2018
Presidential Appointment to the National Capital Planning Commission

American Institute of Architects
Institute for Classical Art and Architecture

As an architect, architectural historian and, with my wife and sons, Fluvanna County farmer, I am 
interested and knowledgable in the rural character of the county and its conservation. I have 
executed numerous historic resource studies in Virginia and elsewhere, including Goochland 
County.
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PLEASE INDICATE BELOW THE SUBCOMMITTEE(S) 
 ON WHICH YOU WISH TO SERVE. 

 
X SUBCOMMITTEE DESCRIPTION 

 Future Land Use-Zion Crossroads 
Gateway Plan Subcommittee  

 Subcommittee will discuss mixed-use commercial, industrial, and higher-density 
residential uses with well-planned transportation improvements and gateway design 
standards in conjunction with Louisa County.   

 Rural and Historic Preservation 
Subcommittee 

Subcommittee will work to review Rural Cluster provisions, to enhance the Rural 
Preservation options, and further identify Fluvanna County’s historical buildings and 
places. 

 
 

 

Submit by email (clerk@fluvannacounty.org) or mail to:   
County of Fluvanna, Attention: Clerk, Board of Supervisors, PO Box 540, Palmyra, VA 22963 

In accordance with Virginia Code §2.2-3705.1, by submitting this application, it is presumed that you are providing your  
personal contact information to be used for communicating with the County, and unless otherwise indicated by you,  

your personal contact information will not be shared publicly.  

Applicant’s Signature             Date 

Mailing Address (including City, State, & ZIP) Physical Address (if different) 

Years Lived in Fluvanna Phone # Alternate Phone # Email Address 

Office Use Only 
Application Received On:  Application Received By:  

Acknowledgement Sent:  

Renewal Date:   Remarks: 

Renewal Date:   

Renewal Date:   

Renewal Date:   
 

x

Gibson Worsham 12-6-2021
3687 Venable Road, Kents Store, VA  23087

3 804-898-5852 gibson.worsham@gmail.com

12-8-2021
12-8-2021

Leontyne Peck
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