PLANNING COMMISSION
AGENDA
Wednesday, March 20, 2019
6:30 PM
1.

Call to order

2.

Determination of a Quorum

3.

Pledge of Allegiance and a Moment of Silence

4.

Public Hearings
a) Mr. Ernest Pratt requests a special use permit to have livestock (horses) as listed in Article
5-1-2.2 of the Greene County Zoning Ordinance on approximately 18 acres, zoned R-1
(Residential), located at 480 Moore Road, Ruckersville. Identified on County Tax Maps as
60-(A)-31 & 32. The Greene County Comprehensive Plan, Future Land Use Map
designates this parcel as “mixed use residential”. (SUP#18-006)
b) Greenstone Development, LLC is requesting a rezone from R-1 (Residential) to R-2
(Residential) to build single family attached dwelling units, (townhomes), at the by-right of
ten (10) units per acre, with a maximum density of 165 units. Pending the approval of
(OR#18-004). Located on TMP 66A-(2)-A, 66A-(1)-2, 66A-(2)-D, and 66A-(3)-B which is
adjacent to the northbound side of Route 29 North of the Albemarle County line. The
Future Land Use Map designates this parcel as “Mixed Use Residential”. (RZ#18-004)

5.

Old/New Business

6.

Approval of Minutes
•

February 27, 2019

7.

Other Planning Matters
a) Ruckersville Advisory Group Update
b) Town of Stanardsville Information
c) Update on Development Activity
d) Next Month’s Agenda
•

8.

Ms. Sandra S. Emery requests a special use permit for Tourist Lodging as listed in
Article 5-1-2.4 in the Greene County Zoning Ordinance on approximately 0.67
acres, zoned R-1, located at 279 Pine Bluff Road, Ruckersville. Identified on County
Tax Maps as 37C-(22)-1-13. The Greene County Comprehensive Plan, Future
Land Use Map designates this parcel as “Rural Area”. (SUP#19-001)

Adjournment

MEMORANDUM
TO:

Members of the Planning Commission

FROM:

Jim Frydl, Planning Director
Stephanie Golon, County Planner

SUBJECT:

Special use request for the keeping of livestock (horses) (SUP#18-006)

DATE:

March 20, 2019
STATUS

Mr. Ernest Pratt requests a special use permit to have livestock (horses) as listed in
Article 5-1-2.2 of the Greene County Zoning Ordinance on approximately 18 acres,
zoned R-1 (Residential), located at 480 Moore Road, Ruckersville and identified on
County Tax Maps as 60-(A)-31 & 32. The Greene County Comprehensive Plan Future
Land Use Map designates this parcel as “mixed-use residential”. (SUP#18-006)
BACKGROUND
Zoning:

R-1, Residential

Acreage:

18 acres

Parcel Number:

60-A-31&32

Proposed Use:

Keeping of livestock on at least 2 acres of rangeable land

Location:

480 Moore Road

ANALYSIS AND EFFECT
The applicant is requesting to pasture and/or stable not more than eight horses, utilizing
grazing and pasture rotation. In the R-1, Residential zoning district, the keeping of
livestock on at least 2 acres of rangeable land is listed as a use permitted by special use
permit under Article 5-1-2.2.
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Livestock is defined by Article 22 of the Greene County Zoning Ordinance as:
LIVESTOCK: Domestic animals normally raised on a farm such as horses,
cows, swine, goats, sheep, poultry, etc. This definition specifically excludes dogs
and cats. (Revised 1/11/05)
The applicant is requesting to pasture and board 8 horses to be situated on 18 acres
located off of Moore Road in Ruckersville. The property would consist of approximately
5-7 acres of pastureland and 9-10 acres of forested land. along with the property
surrounding the existing house, shop and shed (see attached rendering). Until 2004, the
parcels were used for pasturing of cows and horses and the parcel has been
undeveloped since that time period.
The property is currently rural in nature and the adjacent parcels to the north and east
are currently zoned A-1, Agricultural. The parcel to the south is currently zoned R-2,
residential and is buffered by 300 feet of existing forest along the entire length of the
shared property line. The proposed use does not appear to change the character of the
adjacent community.
Staff contacted Natural Resource Conservation Services (NRCS – USDA), and Culpeper
Soil and Water District (CSWD) regarding the best management practices for keeping
livestock. The rule of thumb for acreage needed to sustain a 1,000-pound animal unit is
3 acres/animal. With proper management, and or a grazing plan, that standard is
reduced to 2 animal units per acre.
AUTHORITY UNDER VIRGINIA CODE AND ZONING ORDINANCE

Under Virginia Code §15.2-2286 (A)(3), a governing body is authorized to grant a
special use with suitable conditions. As stated in the (February 2018) The Albemarle
County Land Use Law Handbook, pp. 12-1. Greg Kamptner: Author, the following
principles shall be followed and known for the decisions about a special use permit.
•
Special Use Permits are legislative in nature.
•
Uses allowed by special use permits are considered to have a
potentially greater impact than those allowed as a matter of right.
•
Must be evaluated under reasonable standards and based on zoning
principles.
•
Impacts from special uses are addressed through conditions and
conditions must be reasonably related to impacts to be addressed.
The extent of the conditions must be roughly proportional to the
impacts.
•
Those decisions that grant or deny special use permits are presumed
correct and reviewed under the fairly debatable standard.
As stated in the Greene County Zoning Ordinance the decision to grant, to grant
conditionally or to deny, the following guidelines and standards shall be considered:
a.
The use shall not tend to change the character and established pattern of
development of the area or community in which it wishes to locate.
b.
The use shall be in harmony with the uses permitted by right under a
Zoning Permit in the zoning district and shall not affect adversely the use
of the neighboring property.
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c.

d.

The requested or related conditions shall be such that the use will not
hinder or discourage the appropriate development and use of adjacent
land and buildings or impair the value thereof.
Due consideration shall be given to the suitability of the property for the
use applied for with respect to trends of growth or change; the effect of
the proposed use upon the community; requirements for transportation,
school, parks, playgrounds, recreational areas; conservation of natural
resources, preservation of flood-plains, and encouraging the most
appropriate use of the land. (Revised 1/11/05
AGENCY COMMENTS

The request does not generate new traffic or require any other infrastructure upgrades.
COMPREHENSIVE PLAN
Although the Greene County Comprehensive Plan states that the parcels are designated
Mixed-Use Residential on the Future Land Use Map, the applicant is not requesting to
rezone the property to a more intense use. The applicant is requesting to utilize the
existing land for agricultural purposes. The vision statement of the Comprehensive Plan
states that conserving farmland will enhance the quality of life of its residents and
preserve the rural character of Greene County.
The current zoning of the parcel, R-1, Residential would permit up to 9 detached singlefamily units as a by-right use. The applicant is proposing to retain the rural character of
the parcel by keeping livestock with the appropriate best management practices.
RECOMMENDATION

Staff recommends approval of the special use permit after consideration of the
following:
• The use does not appear to change the character and established pattern
of development of the area or community in which it wishes to locate.
• The use appears to be in harmony with the uses permitted by right under
a Zoning Permit in the zoning district and shall not affect adversely the
use of the neighboring property.
• Due consideration was given to the suitability of the property for the
proposed use and it did not appear to affect the community in a
detrimental manner or increase transportation, schools, parks,
playgrounds, or other infrastructure needs.
PROPOSED MOTIONS
1) In accordance with the Greene County Zoning Ordinance, public necessity,
convenience, general welfare, and good zoning practice, I move to recommend
approval of SUP#18-006, for the keeping of livestock as listed in Article 5 of the
Greene County Zoning Ordinance.
2) In accordance with the Greene County Zoning Ordinance, public necessity,
convenience, general welfare, and good zoning practice, I move to recommend
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approval of SUP#18-006, for the keeping of livestock as listed in Article 5 of the
Greene County Zoning Ordinance with the following conditions:
(List additional conditions)

3) In accordance with the Greene County Zoning Ordinance, public necessity,
convenience, general welfare, and good zoning practice, I move to recommend
denial of SUP#18-006, for the keeping of livestock as listed in Article 5 of the
Greene County Zoning Ordinance.
(List any reason to deny)
4) In accordance with the Greene County Zoning Ordinance, public necessity,
convenience, general welfare, and good zoning practice, I move to defer action on
this application until _____________________, due to the following:
(Date)
(List any reason to defer)
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RENAME
GREENE PROPERTIES LLC
SILMAN CAROLYN E TRUSTEE OF THE
CEMETERY
EWAYS FRANCIS S & PEARL E
J6 DEVELOPERS LLC
ERNEST PRATT

READR1
P O BOX 265
578 MOORE RD

READR3
RUCKERSVILLE VA
RUCKERSVILLE VA

317 WESTMINISTER RD
126 FONTANA COURT
14442 SPOTSWOOD TRAIL RUCKERSVILLE VA

CHARLOTTESVILLE VA
CHARLOTTESVILLE VA

MEMORANDUM
TO:

Members of the Planning Commission

FROM:

Jim Frydl, Planning Director
Stephanie Golon, County Planner

SUBJECT:

Rezoning Application RZ#18-004

DATE:

March 20, 2019
BACKGROUND

Zoning:

R-1, Residential

Proposed:

R-2, Residential

Acreage:

17.1 acres

TMP:

66A-(2)-A, 66A-(1)-2, 66A-(2)-D, and 66A-(3)-B

Location:

Route 29 North

Greenstone Development, LLC is requesting a rezone from R-1 (Residential) to R-2 (Residential) to
build single-family attached dwelling units, (townhomes), at the by-right of ten (10) units per acre,
with a maximum density of 165 units. Pending the approval of (OR#18-004). Located on TMP 66A(2)-A, 66A-(1)-2, 66A-(2)-D, and 66A-(3)-B which is adjacent to the northbound side of Route 29
North of the Albemarle County line. The Future Land Use Map designates this parcel as “Mixed Use
Residential”. (RZ#18-004)
AUTHORITY UNDER VIRGINIA CODE AND ZONING ORDINANCE
Code of Virginia §15.2-2284 and 2285 provide the enabling legislation in regard to amending a
zoning district (rezoning parcels).
Virginia Code § 15.2-2284 states that zoning ordinances and districts must be drawn and applied by
reasonably considering the following:
•
•
•
•

The existing use and character of the property
The comprehensive plan.
The suitability of the property for various uses.
The trends of growth or change.

•
•
•
•
•

The current and future requirements of the community as to land for various purposes as
determined by population and economic studies and other studies.
The transportation requirements of the community.
The requirements for airports, housing, schools, parks, playgrounds, recreation areas, and
other public services.
The conservation of natural resources, the preservation of flood plains, the protection of life
and property from impounding structure failures, the preservation of agricultural and forestal
land and the conservation of properties and their values.
The encouragement of the most appropriate use of land throughout the locality.

The Greene County Zoning Ordinance, Article 16-11 Development Impacts, also indicates the
requirement of an applicant to identify and resolve impacts associated with a rezoning application.
Greene County Zoning Ordinance, Article 18 Amendments and Rezoning, provides the regulations
that pertain to this application.
ANALYSIS AND EFFECT

U.S. Census data indicates that the nationwide household compositions are shifting. The
traditional two-parent household with children now accounts for one-quarter of the population
and is growing proportionally smaller. Single-person households, single-parent households,
childless couples, and empty-nesters now make up the majority of American households. As a
result, the demand is emerging for housing options that offer a more affordable and convenient
lifestyle than is offered by many low-density suburban communities. During the last
Comprehensive Plan review, the community recognized these changes and identified goals to
meet the growing need for more diverse and affordable dwelling units. Attached single family
housing units may be a tool to use to meet this current housing demand.
The current request is to rezone 17.12 acres from R-1, Residential, to R-2, Residential. Staff has
provided a comprehensive review of potential impacts as required by Virginia Code § 15.2-2284 and
the Greene County Zoning Ordinance.
Current Zoning
The parcel currently has 13 mobile home units and one single family detached unit. The R-1,
Residential zoning designation allows lots as small as 10,000 square feet in clustered subdivisions
served by both public water and sewer. The by-right density for the parcel would allow a maximum
of 68 dwelling units, however, the physical characteristics of the site and required road frontage may
limit the maximum number of dwelling units that could be built.
Infrastructure
Public water and sewer infrastructure are available and RSA has provided comments for the
proposed rezoning. The water and sewer EDU connection fees are estimated at $3.3M
($10,000/EDU). Final EDU availability and infrastructure capacity are reviewed by County staff at the
time of the site plan submittal.
Traffic Impacts
Virginia Code 15.2-2222.1(B)
If it is determined that the rezoning proposal will substantially affect transportation on state-controlled
highways, such application shall include a traffic impact statement. In consultation with VDOT
representatives, it was determined that the proposed development would not create a substantial

impact. The proposed entrances and required turn lanes will be determined at the submittal of a site
plan.
School Impacts
Weldon Cooper Center for Public Service indicates that regionally there is an average of 0.30
children per household among families living in attached single-family dwelling units (compared to an
average of 0.56 children per household among families living in single-family structures).
The Superintendent of Greene County Public Schools has indicated that the facilities study
conducted for Greene County Public Schools signifies that the Ruckersville Elementary School is
currently operating at or beyond capacity. The study also specifies that the construction of an
additional elementary school is planned.

Household Income and Cost Burden
The American Planning Association indicates that the affordability of housing remains the
biggest housing challenge confronting the country. The growing proportion of single-family
detached houses in Greene County may provide barriers to affordable housing. This housing
type is typically the most expensive in terms of land and energy costs, and a broader range of
options in housing types may reduce the burden of housing costs for those in the 30% and
above category.
If a household spends a 30% or higher share of its monthly income on various housing costs,
including rent and mortgage expenses, the housing unit is considered to be cost-burdened. In
Greene County, as of 2015, 33% of owner-occupied units are paying a mortgage, 13% of
owner-occupied units without a mortgage and 36% of renter-occupied units are cost-burdened
as indicated in the table below. Providing diverse housing units in the community may provide
housing choices that are currently not available to meet monthly budgets of current and future
residents.

The table below, derived from the American Community Survey, indicates the income range in
Greene County. Although Ruckersville has a median income of $82,021, the County in its
entirety has a much lower median income of $61,550. According to the National Low-Income
Housing Coalition (2017), in Virginia, the Fair Market Rent for a two-bedroom apartment is

$1,211. In order to afford this level of rent and utilities, without paying more than 30% of income
on housing, a household must earn $48,435 annually. Assuming a 40-hour work week, 52
weeks per year, this level of income translates into an hourly housing wage of $23.29. Trends
also show that seniors are increasingly facing debt and housing cost burdens (40% of seniors
pay 35% or more of their income towards housing). Therefore, tax abatement programs,
financial assistance with home repairs, and additional rental units may help address their needs.

Stress in housing affordability leads to less money available for households to purchase other
essential goods, increased risk of homelessness, and has a link to family instability and
negative health outcomes. A lack of affordable housing choices also hinders the regional
economy by limiting the ability of businesses to recruit and retain reliable employees who live
near their place of work.
The potential for diversified housing options in Greene may allow for residents of differing
backgrounds and the prospective residents will likely contribute to the local economy. The
multiplier effect of this growth may, in turn, cause an additional influx of income that may
contribute to the creation of additional jobs in the Ruckersville area.
Housing Density
The projected population for Greene County in the next twenty years is 25,596 (American
Community Survey) which may equate to 3,000 additional homes. Greene County has a total
area of 157 miles2, 11.34 miles2 is situated in the Ruckersville area.
The current zoning ordinance permits a maximum density in R-1, Residential, of 4 dwelling units
/acre (du/ac) and a density of 16 du/ac for multi-family units in the R-2, Residential, zoning
district. The table below compares the du/ac or density for each development.
Development
Terrace Greene
Lily Ridge
Denstock, LLC
Oxford Hills
Holly Hill

Unit Type, Zoning
Multi-family, R-2
Multi-family, R-2
Multi-family, R-2
Detached single
family, R-1
Detached single
family, R-1

# Units
350 @ BO
48
212
120

Acreage
29
4
13.25
63

du/ac
12
12
16
2

118

62

2

To provide a comparison, the current single-family dwellings density of 2 du/ac would require
approximately 1,500 acres to accommodate the projected 3,000 new homes in the next twenty
years. If the same ratio were used for the single family detached density of 10 du/ac, then
approximately 300 acres would be needed to accommodate the projected new homes.
Comprehensive Plan
The Comprehensive Plan promotes business and residential development in a manner that focuses
growth in the designated growth area. The parcel is designated on the Future Land Use Map as a
place type of mixed-use residential. The Comprehensive Plan indicates this place type is the
second tier of the growth areas and the primary intent of this area is to provide traditional high
amenity and market-driven residential with the access to services. Commercial and office use
complementary to the neighborhoods are encouraged.
The proposed rezone is in concert with the residential goals of the mixed-use residential place type.
Zoning District Analysis
In Greene County, there are 69 parcels zoned R-2, with 10 of them being vacant. All but two of the
vacant parcels are found in an established subdivision (see maps below).

By-Right Residential Density for R-2 (pending OR#18-004)
If the current proposed ordinance revision for the R-2 zoning district is approved, the 10 units/acre is
permitted for single family attached dwelling units. The parcel would be permitted up to 170 single
family attached dwelling units.
Market Demand
Townhomes are one of the housing types identified as part of the “Missing Middle”. These are the
low density attached housing types that provide affordable options for smaller, low maintenance,
energy efficient alternatives to traditional suburban “sprawl” developments. An example of the
current demand for housing alternatives priced at or around $200,000 is the Oxford Hills subdivision.
Proposed Proffers
The applicant has not provided voluntarily proffers at this time with the rezone application.
Virginia Code § 15.2-2303.4, the Proffer Reform Bill, went into effect on July 1, 2016, which
overhauled the localities’ proffer programs for residential rezones. The Proffer Reform Bill prohibits
localities from requesting or accepting any unreasonable proffer in connection with a rezoning. If
the proffer is onsite, it must be specifically attributable to the proposed development. If the proffer is
offsite (including cash proffers), not only must it be specifically attributable to the proposed
development, it must also only address impacts to transportation, public safety, schools or parks.
Also, such proffers will be deemed unreasonable unless the project creates a need or an identifiable
portion of a need for the public facility improvement in excess of the existing capacity. The proffers
will also be deemed unreasonable unless the development receives a direct and material benefit
from the proffers. However, the statute does not define “direct and material benefit” or “specifically
attributable” and places the burden on the locality to make this determination.
PROPOSED MOTIONS
1) In accordance with the Greene County Zoning Ordinance, public necessity,
convenience, general welfare, and good zoning practice, I move to recommend approval

of RZ#18-004, rezoning 17.10 acres located on parcel TMP 66A-(2)-A, 66A-(1)-2, 66A-(2)-D,
and 66A-(3)-B from a zoning designation of a R-1, Residential, to R-2, Residential.
2) In accordance with the Greene County Zoning Ordinance, public necessity,
convenience, general welfare, and good zoning practice, I move to recommend denial of
RZ#18-004, rezoning 17.10 acres located on parcel TMP 66A-(2)-A, 66A-(1)-2, 66A-(2)-D,
and 66A-(3)-B from a zoning designation of a R-1, Residential, to R-2, Residential.
(List any reason to deny)
3) In accordance with the Greene County Zoning Ordinance, public necessity,
convenience, general welfare, I move to defer action on this application until
_____________________, due to the following:
(Date)
(List any reason to defer)
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REZONING 2018-_____
Impact Statement
TMP 66A-2-A, 66A-1-1, 66A-1-2, 66A-2-D, 66A-3-B
February 1, 2019
The following is an impact statement per Section 16-11-1 of the Greene County Zoning Ordinance codified through
June 12, 2018, for the proposed residential development on TMP 66A-2-A, 66A-1-1, 66A-1-2, 66A-2-D, and 66A-3-B
located adjacent to the northbound side of Route 29 just north of the Albemarle County line. These parcels,
collectively “the property,” are the subject of a rezoning request to R-2 to allow for a townhouse residential
development, with a maximum density of 165 units.
The property is currently zoned R-1, allowing for a maximum density of 56 units within a single-family cluster
subdivision. The proposed rezoning allows for one hundred nine (109) more dwellings than the by-right allowance.
Section 16-11 of the Greene County Zoning Ordinance states,
“While not opposed to growth or development per se, Greene County does recognize the conflict that has
arisen between the demands of new development activity for additional public service and facilities and the
County’s ability, financially and otherwise, to provide the same. Therefore, to further the resolution of this
conflict, all developers seeking a Special Use Permit or rezoning must expect to help determine the impact
of their development upon Greene County and then must expect to assist in offsetting same under the laws
of Virginia in effect at the time of application 1.”
The 2016 adopted Comprehensive Plan outlines the anticipated growth in Greene County over the next decade,
stating the population is expected to increase nearly 15% from the 2016 population by 2030 2. For the purposes of
this impact statement, it is assumed that the County took into account the development potential of properties within
the designated growth areas when anticipating where the County would accommodate future growth and how the
County would allocate services and designate infrastructure improvements in future growth areas. This impact
statement will address the impacts from the proposed project and will specifically focus on the impacts from the
development that have informed the reason for this rezoning application that is an additional one hundred nine (109)
units.
Proposed Population Increase
The project proposes constructing a maximum of 165 units. The average household size in the U.S. in 2018 (from
U.S. Census Bureau form HH-6) was 2.53 people. This number is lower than the figure provided by the 2010 U.S.
Decennial Census for Greene County; however it is substantially higher than the actual data provided for Terrace
Greene apartments in the 2018 Fiscal Impact Analysis for the Eways Property. Therefore, incorporating a household
1
2

Greene County Zoning Ordinance (72) codified through June 12, 2018
Greene County Comprehensive Plan (11) 2016

size of 2.53, the anticipated number of residents in the proposed development is 418. The project proposes the
construction of townhomes, which is an attractive housing type for young professionals and new families. Since
young professionals and new families are likely to be the predominant households in the development, the project will
likely attract a majority of two-income households. The 2016 American Community Survey estimates that
approximately 18% of Greene County residents are under the age of 18. This number can help to inform the
estimated number of children in the development. The townhome is not as desirable to families (particularly families
with multiple children) and so the estimated number of children in the development should be decreased to account
for the housing trend that townhomes tend to house fewer children than do other housing types. At a 15% estimate
for children residents, the expected number of children is 63. It is not reasonable to expect all of these children to be
enrolled in public schools.
The project is anticipated to reach build-out over the next 5-7 years.
Expected Needs of Development for Public and Private Services
As aforementioned, Greene County has anticipated growth in the community. This is evidenced in the
Comprehensive Plan and the County’s financial commitment to accommodating future growth by allocating funds for
Capital Improvement Projects. The proposed rezoning anticipates one hundred nine (109) additional units beyond the
by-right allowance. Impacts from this proposed increase in density have been anticipated for and accommodated by
proposed CIP projects for public services and infrastructure.
Water and Sewer
Required connection fees will address the impacts on public water and sewer from the development and ensure
sufficient capacity is available to service the proposed development.
Emergency Services
As residents of Greene County, the proposed development would be entitled to emergency services. Again, the one
hundred nine (109) additional residences allowed by the rezoning within the growth area have been anticipated in the
Comprehensive Plan and have no directly attributable impacts on emergency services.
Public Schools
As mentioned previously, the proposed townhome development will be attractive to new families and will add an
estimated 63 children (under the age of 18) to the Greene County population. A by-right development, allowing a
maximum of 56 single-family detached units (which are more attractive to families with multiple children) would add
an estimated 46 children (using a 30% factor for children from an analysis previously submitted on December 5,
2018) to the Greene County population. The resulting increase, attributable to the change in zoning, is 10 children.
As the townhomes are predominantly occupied by younger and smaller families, it is estimated that the increase in
school populations would be: public school (lower) 4 additional students, public school (middle) 3 additional
students, public school (upper) 2 additional students, private schools / home school / none 1.

PLANNING COMMISSION
February 27, 2019
THE REGULAR MEETING OF THE GREENE COUNTY PLANNING COMMISSION WAS
HELD ON WEDNESDAY, FEBRUARY 27, 2019, AT 6:30 PM IN THE COUNTY MEETING
ROOM.
Members present:

William Saunders, III, Vice-Chairman
John McCloskey, Member
Steve Kruskamp, Jr., Member
Ron Williams, Member

Staff present:

Dale Herring, Ex-Officio Member
Jim Frydl, Planning and Zoning Director
Shawn Leake, Zoning Officer
Cristy Snead, Secretary

CALL TO ORDER
The Vice Chairman called the meeting to order.
PLEDGE OF ALLEGIANCE & MOMENT OF SILENCE
Mr. Saunders led the group in the Pledge of Allegiance and a Moment of Silence
DETERMINATION OF QUORUM
Each commissioner stated their name to establish a quorum.
PUBLIC HEARINGS

Benchmark Builders, LLC/Valente is requesting a rezoning of an approximately
3.26-acre tract from R-1 (Residential) to R-2, (Residential) to accommodate
townhomes. Located on Flintstone Drive and identified on county Tax Maps as
66A-(10)-C. The Future Land Use Map designates this parcel as Suburban
Residential. (RZ#18-005)
Mr. Frydl addressed the commission, he explained that Benchmark Builders is requesting a
rezoning from R-1, Residential to R-2 Residential to accommodate townhomes on 3.26 acres of
property off of Flintstone Drive. He then showed an aerial and current zoning map of this
parcel.
He then touched on the proffer reform bill. Mr. Frydl showed a concept plan of the proposed
townhomes, then he explained the density by-right in R-2 (Residential) for single family
detached is 4DU/acre and single family attached (duplex) is 6DU/acre.
Mr. Frydl advised the commission of agency comments and the market analysis. The relevant
factors regarding this rezone request consist of the character of the surrounding parcels, the
comprehensive plan for Greene County, future requirements of the community, requirements of
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the schools, housing, parks, and playgrounds, conservation areas, and transportation.
That concluded Mr. Frydl’s presentation, he stated that the applicant was there to answer any
questions the commission may have for him.
Mr. Williams asked about the tap fees, and if they are sufficient to cover this project. Mr. Frydl
advised Mr. Williams that he has had conversations with the applicant about that, the applicant
was concerned as well. Mr. Frydl explained that the county has an agreement with Rapidan
Service Authority, and the fees were more than enough to cover the cost of upgrading the
infrastructure.
Mr. Williams asked about the comment made by the Office of Emergency Services, stating that
the fire company has requested fire hydrants be placed every three hundred feet where there is
public water access. He asked if this was just for this project or a general statement. Mr. Frydl
stated that this was a general statement and Rapidan Service Authority does not require fire
hydrants to be that close together at this time.
Mr. Williams asked Mr. Frydl to clarify the density again. They discussed it to make sure
everyone understood.
Mr. Saunders advised the applicant that he could speak.
Mr. Watkins stated that Mr. Frydl covered everything that he would have mentioned.

CITIZENS SIGNED UP TO SPEAK:
The following citizens signed up to speak in this order
Mr. William Fields
Mrs. Tammy Springer
Mr. Robert Springer
Mr. Riaan Anthony
Ms. Kathy Elyassaki
Ms. Catherine O’Keefe
Mr. Arthur Valente/Owner of the parcel
All of the citizens that spoke had very similar concerns. Their concerns were about
additional traffic in the subdivision, water, sediment from the construction getting into the
lake, setbacks, and character of the R-1 (Residential) subdivision changing.
Mr. Arthur Valente signed up to speak, however he is the owner of the property. He
listened to the citizens concerns. He tried to explain how sediment got into the lake. He
also stated that the plan all along was to put townhomes on this parcel.
Mr. Williams asked Mr. Watkins to address the concerns of the citizens.
Mr. Watkins stated that the citizens have valid concerns. He said that a lot of their concerns
can be address during the site plan process. Mr. Watkins said that he is not going to defend
this project, because he didn’t feel it was right for him to do that.
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Mr. Williams asked if the Water’s Edge covenants cover restrictions on this parcel. Mr.
Watkins stated it did not. It would have its own covenants and restrictions.
Mr. Williams asked Mr. Watkins if the concept plan that Mr. Frydl showed during his power
point presentation was accurate. Mr. Watkins stated it is.
There was talk among the commissioners and Mr. Watkins about this rezone request and
brief mention of the ordinance revision request that could possibly be approved in the near
future, and how the ordinance revision could affect this rezone. Mr. Frydl advised the
commission what the differences would be between the ordinance revision (if it gets
approved) and the current R-2 (Residential) requirements.
Mr. Saunders and Mr. Frydl discussed not combining the rezone request and the special
use permit request in the same hearing. Mr. Frydl explained what a rezone is and what the
commission would be voting on for the rezone.
Mr. Saunders spoke for the commission and said that there are enough concerns with this
rezone that it will not be approved tonight. Mr. Frydl addressed the commission and stated
that of course the decision is at the will of the commission, however the question is if this is
an appropriate parcel for this rezone. The commission and Mr. Frydl discussed in length
about possibly deferring this rezone.
The commission discussed the rezone among each other, and the concerns of traffic,
density, and character of the neighborhood.
Mr. Watkins explained to the commission why he decided to build townhomes, he stated
that if he built thirteen single family detached homes, all of the foliage would have to cut
down.
That would leave no buffers between the townhomes and Waters Edge
neighborhood.
Mr. Saunders asked the other commissioners if they had any thoughts on allowing some
time to consider the impacts of the rezone and other things that are happening tonight
before approving or denying a rezone.
Mr. McCloskey made a motion to deny: To keep the character of R-1 (Residential)

Benchmark Builders, LLC/Valente is requesting a rezoning of an approximately 3.26acre tract from R-1 (Residential) to R-2, (Residential) to accommodate townhomes.
Located on Flintstone Drive and identified on county Tax Maps as 66A-(10)-C. The
Future Land Use Map designates this parcel as Suburban Residential. (RZ#18-005)
Mr. Williams seconded Mr. McCloskey’s motion.
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With a 3-1 vote the rezone request was denied.
Kruskamp – aye
McCloskey – nay
Williams – nay
Saunders – nay

SECOND PUBLIC HEARING

Benchmark Builders, LLC/Valente is requesting a Special Use Permit for
townhomes of approximately 3.26 acres. Located on Flintstone Drive and
identified on County Tax Maps as 66A-(10)-C. The Future Land Use Map
designates this parcel as Suburban Residential. (SUP#18-005)
Mr. Saunders stated that this request is contingent on the first (RZ#18-005).
Mr. Frydl stated that the rezone will now go to the Board of Supervisors with the
recommendation from the Planning Commission to deny. He stated the Board of
Supervisors can agree or can choose to approve it, then they would hear the special use
permit. Mr. Frydl said at this point there will be a hearing for the special use permit as if the
rezone was approved.
Mr. Saunders stated we will hear this request for special use permit as if the rezone had not
been recommended for denial.
Mr. Frydl gave a presentation regarding special use permit #18-005.
Mr. Frydl stated that the applicant would use low impact techniques, such as low lighting,
additional screening and buffering where possible, and design characteristics that would try
to keep the townhomes in character with the existing homes in this area.
Townhouses do not change the density by-right, six units/acre.
Mr. McCloskey asked Mr. Frydl if the ordinance changes and this special use permit is
approved, if the new ordinance would supersede the special use permit.
Mr. Frydl stated if there is a change in the zoning, that does supersede any special use
conditions.
Mr. Williams and Mr. Frydl discussed townhouses not being possible in the R-1
(Residential), they are only possible by special use permit in R-2 (Residential).
There was more discussion about the zoning change, in which was denied by the planning
commission during the first public hearing.
Mr. Saunders asked the applicant to come forward to speak to the commission.
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Mr. Williams asked Mr. Watkins if he would be opposed to a condition for the special use
permit allowing only one connecting road to Flintstone Drive. Mr. Watkins stated that he
would not be opposed to that condition.
All of the commissioners agreed with Mr. Williams regarding the four additional driveways
onto Flintstone Drive, and agreed that there should only be one connecting road to
Flintstone Drive. This would help reduce the traffic impact of this project. They also agreed
that the applicant would need to maintain the character of the subdivision when building
townhouses.
Mr. Saunders asked Mr. Watkins if there is any other way to make ingress to this parcel
other than off of Flintstone Drive. Mr. Watkins stated that all of the other parcels around this
one are privately owned, so no there is no other place to make an ingress.
CITIZENS SIGNED UP TO SPEAK:
The following citizens signed up to speak in this order
Mr. William Fields
Mr. Riaan Anthony
Mr. Robert Springer
All of the citizens that spoke had very similar concerns. Their concerns were about more
traffic in the subdivision, water, sediment from the construction getting into the lake,
setbacks, and character of the subdivision. Mr. Springer did state that he would rather see
single family homes built in this area rather than townhouses. He also stated that he is
opposed to light pollution.
Mr. McCloskey stated that he still feels like the townhouses will affect the character of the
subdivision.
Mr. Williams stated that by zoning this parcel R-2 (Residential), and putting townhouses on
the parcel by special use permit and not single-family homes, this would allow more
buffering and screening.
Mr. Williams asked Mr. Frydl if the zoning were changed to R-2 (Residential) would the
proposed ordinance revision supersede that. Mr. Frydl stated that it would.
Mr. Saunders asked for a motion.
Mr. McCloskey made a motion: to recommend denial for:
Benchmark Builders, LLC/Valente is requesting a Special Use Permit for townhomes of
approximately 3.26 acres. Located on Flintstone Drive and identified on County Tax Maps
as 66A-(10)-C. The Future Land Use Map designates this parcel as Suburban Residential.
(SUP#18-005)
Mr. McCloskey stated that the density just is not there.
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Mr. Saunders seconded the motion
With a vote 2-2 this special use permit was not approved or denied.
Kruskamp – aye
McCloskey – aye
Sanders – nay
Williams – nay

OLD/NEW BUSINESS
APPLICANT/ MR. SHIMP, ENGINEER
GREENSTONE, LLC/ MR. HALL
This was deferred from the January planning commission meeting.
Mr. Frydl explained that the language that was requested to be changed by the applicant has
been. From the staffs stand point the commissions request for changes have been completed
by the applicant.
Mr. Shimp addressed the commission, and stated that he did not intend to present anything at
this meeting.
Mr. Frydl stated that he provided the applicant with a few new definitions, to help make the
language more understandable. Mr. Frydl advised the commission that staff strongly supports
this ordinance revision.
Mr. Shimp also stated that if there is going to be sufficient use of space for the growth areas in
Greene County the change is necessary, because there needs to be more than six units to
reach the density in the growth area plan.
The commission and Mr. Frydl discussed this ordinance revision among themselves.
The commissioners agreed with this proposed ordinance revision, because it fits the
comprehensive plan.
Mr. Williams made a motion to approve the ordinance revision OR#18-004
Mr. Kruskamp seconded the motion
With a 4-0 vote ordinance revision OR#18-004 was approved

REVIEW OF THE CAPITAL IMPROVEMENT PLAN FORMAT
Mr. Saunders asked Mr. Frydl if they would look at new requests from different county
departments. Mr. Frydl stated that the commission will be going over all requests for capital
improvements. Mr. Williams voiced his concerns about not knowing enough about certain
departments to make a decision on their requests. Mr. Frydl then went on to explain that the
commissions role was to review and recommend a list of vetted capital projects to the
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board. The board creates a capital budget by funding priority projects from the list.
Mr. Williams asked Mr. Frydl if the goal for the meeting was to review the Capital
Improvement Plan format. Mr. Frydl stated yes, if they feel as if the format is ready to be
sent to departments.
The commission stated that the format looked good to them.

APPROVAL OF MINUTES
Mr. Frydl stated that Mr. Willer recommended adding a description to the two recommended
changes made to the by-laws by the county attorney.
Mr. Saunders asked if there were any other changes
Mr. McCloskey made a motion to approve the minutes with the two requested changes.
Mr. Kruskamp seconded
With a vote 4-0 the January minutes were approved with the two recommended changes by
Chairman Willer.
OTHER PLANNING MATTERS
Ruckersville Advisory Council update Mr. Frydl stated at the last meeting they spoke about the zoning changes to follow the
comprehensive plan. He spoke about recreation opportunities in Ruckersville and how the
group worked to identify those opportunities. The next meeting, they will discuss
streetscape beatification.
Town of Stanardsville Information
CDBG project – new project start date is March 1, 2019.
Mr. Williams attended the Town of Stanardsville meeting. He stated they are still working on
the street scape project.
NEXT MONTHS AGENDA
Mr. Frydl provided the commission a monthly activity report for Community Development for
planning and zoning.
UPCOMING AT THE MARCH MEETING
Greenstone Development, LLC Special Use Permit, pending approval by BOS for the
ordinance revision
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Mr. Ernest Pratt request a special use permit for livestock on his property on Moore Road.

ADJOURNMENT
The meeting was adjourned.

Respectfully submitted,

Cristy Snead
Secretary
__________________________________________
Planning Commission, Chairman

Date
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