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PLANNING COMMISSION STAFF REPORT 
 

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

Request: Camp request in Fluvanna County                  District: Cunningham Election District                                                              

  

 

General Information: This Special Use Permit (SUP) request is to be heard by the 

Planning Commission on Tuesday, December 12, 2023 at 7:00 pm 

   at the Carysbrook Performing Arts Center.  

 

Applicant:   Sun Reventon Farm, LLC (Briery Creek Farm) 

 

Representative:  Steven W. Blaine, Esquire – Woods, Rogers, Vandeventer & Black 

 

Requested Action:  SUP 23:04 Sun Reventon Farm, LLC – A Special Use Permit 

request in the A-1, Agricultural, General District to construct a 

Central water system / major utilities use under § 22-4-2.2 on 298 

+/- acres and known as Tax Map 26 Section A Parcels A2, A5A, 

A37, A38 and 3.  These parcels are generally located west of 

Rolling Road S (SR 620) and north of Briery Creek Road (SR 761) 

and along the Albemarle County line in the Rural Preservation 

Area and Cunningham Election District.  

 

Existing Zoning:  A-1, General Agricultural Zoning District 

 

Existing Land Uses:  Farmland, open fields, and agricultural outbuildings 

 

Planning Area:                      Rural Preservation Planning Area 

 

Camp Request:   The proposed Camp request will include cabin structures that will 

be served by a Central water system that will be served by three (3) 

existing wells and Central sewer system that will include treatment 

facilities and subsurface disposal much in the same way as homes. 

 

   The proposed Camp use includes amenities that are located within 

Albemarle County and Fluvanna County and the amenities include: 

 

   Albemarle County:  Arts and Crafts house, Camp store, Dining 

facility, Pool and Fitness center, Health and Wellness center, Lake 

with beach areas and water sports, and several walking path areas 

with most of the proposed cabins located in Albemarle County. 
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   Fluvanna County: Guest meeting space building (Event facility), an 

Equestrian center with Horse barn and riding ring, Guest check-in 

gate house building, and open fields and pastureland to remain in 

its natural state and with several walking path areas.  The current 

Water’s Edge barn will become their Camp maintenance facility 

where the Camp construction vehicles and farm equipment could 

be housed and insured for Fluvanna commercial taxation purposes. 

 

Community Meeting: 

 

The Applicant held an informal meeting prior to submitting applications to either locality.  This 

meeting was held on the Property back on March 30th and was attended by approximately 120 

persons.  The primary concern raised at the meeting was that this would be an RV campground.  

Other comments included, transportation impacts, water and sewer availability, fire protection, 

noise, lighting, the potential of use of amenities by day users, quality of the construction and the 

maintenance of proposed cabins and amenities buildings and the Camp’s construction schedule. 

 

A formal community meeting was held on June 29th on the Property in the Water’s Edge Barn 

after filing their applications with each locality for review and approval of the Camp use and 

supporting requests.  This meeting was attended by approximately 50 persons with some of the 

same persons attending the March 30th meeting at the same location.  Most comments included 

concerns about the transportation impacts, particularly to the current roads and intersections in 

Fluvanna County.  Additional comments included the potential change in the rural character of 

the area, the potential of trespassing onto adjoining property, noise from Camp events and well 

water and central sewer availability to serve the proposed cabins and their supporting buildings. 

 

Comprehensive Plan: 

 

The 2015 Fluvanna County Comprehensive Plan has this farmland and fields property 

within our Rural Preservation Planning Area that calls for rural residential uses that 

include both working farms and agricultural fields with limited, low-density residential 

development. The existing farm contains agricultural uses such as haymaking and 

livestock husbandry and it contains woodlands, streams, ponds and several outbuildings. 

 

These existing land uses are matching the comprehensive plan goals and objectives and 

the proposed family-oriented Camp would feature guest cabins, with outdoor amenities 

reflecting the rural character of the land and its surroundings within the County and also it 

would generally be in compliance with the Fluvanna County Comprehensive Plan goals. 

 

Economic Development Chapter: 

 

The Comprehensive Plan recommends that development within Rural areas preserve the 

character of the overall surrounding area and while promoting economic development. 

Accordingly, some commercial services for the convenience of those living out in the 

country are appropriate and may be considered if these uses are designed and arranged to 

complement the overall rural character of the area and its surrounding uses. These uses 
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are encouraged around existing communities, such as the Scottsville area, and landowners 

in and around these planning areas could be given the opportunity to pursue options that 

will supplement or provide income and may provide additional employment opportunities 

to the surrounding community.  The Camp and Event facility uses, may provide seasonal 

employment to those who reside in Fluvanna County, in order to operate these land uses. 

 

Applicant Summary:  

 

The Applicant proposes to develop the Property into a family-oriented Camp featuring up 

to 250 guest cabins, with outdoor amenities reflecting the rural character of this farm land 

and its surroundings.  Other improvements that would be constructed to support the guest 

experience include up to 45,000 square feet of accessory buildings with uses to include 

food and beverages to registered guests, fitness and wellness, group gathering spaces, 

educational spaces for arts, crafts cooking and other creative endeavors, retail and goods 

provisioning related to the Camp experience, along with facilities for outdoor adventure 

programming such as playgrounds, a ropes course, hiking, cycling and water based 

recreational activities and the support buildings for servicing the Property as a Camp use. 

 

The Applicant plans to construct a new Event facility building under a Special Use Permit 

request or as they have shown on the Conceptual Plan, a Guest meeting space building in 

Fluvanna County that would replace the current Water’s Edge Event facility barn use.  

The proposed Event facility will be a common Guest meeting space for the Camp’s 

registered guests to host and/or to gather at for on-site events.  Camp guests can book the 

Event facility for a wedding or anniversary event for the registered Camp guests. 

 

Water and Sewer: 

 

The water and sewer impacts have been analyzed for the potential impacts to some of the 

adjacent properties and within the general vicinity of this request.  A July of 2023 Draft 

Groundwater Management Plan has been submitted for review and analysis as a part of 

this request.  The Plan’s overall conclusion is adequate groundwater is available to serve 

the proposed land uses.  The Applicant has submitted a request for approval of a central 

water and sewer system.  This request will be reviewed by the Board of Supervisors in 

both localities in conjunction with the Virginia Department of Health Blue Ridge Health 

District in Charlottesville for further analysis during the Site Plan and permitting process. 

 

Zoning Definitions: 

 

Camp: A tract of land, complete with all necessary and accessory uses and structures, 

used for organized recreational activities under trained supervision. Seasonal 

accommodations may be provided and such uses shall include boarding camps, day 

camps and summer camps. 

 

 

Campground: An area to be used for transient occupancy by camping in tents, camp 

trailers, travel trailers, motor homes, or similar transportable or temporary sleeping 
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quarters of any kind. For purposes of this definition, transient shall be for no more than 

120 days. 

 

Fluvanna Building Official: Note New Section 

 

ANSI 119.5 standard – In my review of this, these are and always will be defined as 

Recreational vehicles no matter if wheels are there or not.  They are constructed and setup 

to this standard which deals with nothing but recreational vehicles whether known as 

“Park models” or mobile recreational vehicles with wheels on them and a towing tongue. 

 

The “Park Models” are not regulated by the Virginia Uniform Statewide Building Code 

and the only item that we would have regulation over is the electrical power to the outside 

of the “Park Model” but no inspection and enforcement of the “Park Models” RVs there.  

 

Special Use Permits: 

 

When evaluating all proposed uses for a special use permit, in addition to analyzing the potential 

adverse impacts of the use, staff utilizes two (2) general guidelines for evaluation as set forth in 

the Zoning Ordinance.  First, the proposed use should not tend to change the character and 

established pattern of the area or community. The proposed location of the Camp and the Event 

facility building has been designed to blend in with the farm and the pastoral setting area as an 

agricultural-style building will be considered the main Guest meeting space on Saturday nights or 

weekends. Overall, the Camp use itself intends to become a part of the continuing rural character 

within Albemarle County and Fluvanna County and in Central Virginia overall by also providing 

for a rural destination location to better serve and enhance the available agri-tourism land uses 

that are found within both localities that offer up day trip experiences to orchards and to wineries. 

 

An analysis of the 2015 Comprehensive Plan indicates general support for tourism activities and 

including the potential for lodging provided any such negative impacts on the character of the 

rural area and natural resources are protected which County staff believes the Applicant has 

addressed in its Special Use Permit applications to each locality for the proposed Camp request.   

 

The impacts of this Camp request on the rural character of the area are minimal and that natural 

resources and farmland will be protected both by the recommended conditions of the special use 

permit and the Zoning Ordinance requirements included in the review and approval of a site plan 

and related state and county building permits.  Potential traffic impacts have been addressed with 

the VDOT - Louisa Residency Office and with the Applicant’s traffic engineer for this Camp use. 

 

Second, the proposed use should be compatible with the uses permitted by right in that zoning 

district and shall not adversely affect the use of or the value of neighboring property.  The 

proposed Camp and Event facility uses on the premises would seek to enhance the serene, rural 

lifestyle in the immediate area.  The recommended case conditions would seek to ensure that the 

proposed indoor and outdoor events would remain in compliance with all State and/or County 

requirements as they relate to health, safety, noise and traffic purposes to not adversely affect the 

value of the neighboring properties and surrounding community with its unique, rural character. 
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Transportation Planning: 

 

The proposed access to the Property consists of one main, one-way ingress off of Briery Creek 

Road (SR 671) and one main, one-way egress out to Rolling Road South (SR 620) at the existing 

entrance location to the current Event barn; and one ingress and egress to the proposed equestrian 

center to Rolling Road South (SR 620) and one emergency only ingress and egress access to 

Rolling Road South (SR 620) and one Camp employee only ingress and egress access to Rolling 

Road South (SR 620) at the existing entrance to the existing Event barn which would become the 

Camp’s maintenance facility barn.  This Camp would have circular and redundant access points. 

 

The Applicant’s attorney, Fluvanna’s Planning Commission Chair and Community Development 

Director, in conjunction with the Applicant’s traffic engineer and VDOT’s land use engineer all 

performed field work this Summer to actively address and identify where the potential Camp use 

traffic would find its way through Albemarle and Fluvanna County from the main interstate roads 

and onto the secondary roads to reach the Camp location.  This work was done specifically to be 

able to avoid having potential tourists or other visitors from crossing the Briery Creek ford area. 

 

There would be several signs to be coordinated and located as approved by VDOT in accordance 

with their state guidelines for Tourist-oriented directional signs during VDOT’s review of the 

detailed site engineering plans for Briery Creek Farm.  This will allow for Albemarle County and 

Fluvanna County to both benefit from the increased tourism visits to the Camp location while 

maintaining a safe, and welcoming environment.  While also in the end allowing for area farming 

and livestock activities from being interrupted within this very rural portion of Fluvanna County. 

 

Summary Conclusion: 

 

The Planning Commission members should consider any potential adverse impacts, such as the 

slight increase in Camp traffic along Rolling Road South and on Briery Creek Road during the 

planned indoor and outdoor events on the Property.  The Applicant and their traffic engineering 

consultant have worked with the VDOT – Louisa Residency Office engineer, Albemarle County 

and Fluvanna County staff members to limit and/or remove any perceived, adverse impacts due 

to perceived higher traffic counts during peak periods for the Camp and Event facility land uses.   

 

The Fluvanna County Sheriff’s Office and the Fluvanna County Fire members have reviewed and 

provided comments relative to the proposed Event facility planned events.  These same agencies 

will provide additional comments during both the site plan and building permit review processes. 

 

These recommended conditions provide further guidance for the Applicant to coordinate these 

events with Fluvanna County staff, and especially with the Sheriff’s Office, on traffic control on 

Rolling Road South and Briery Creek Road when entering or exiting the Camp during the larger 

functions at the Event facility building.  The Applicant its management team will need to remain 

in constant contact with the Fluvanna County Sheriff’s Office to make them aware the larger 

Event facility functions in order to remain in compliance with these recommended conditions. 

 

Recommended Conditions: 

 



  66  

Fluvanna County Staff recommends Approval of the proposed Event facility use provided that 

the impact upon the surrounding property owners is minimal.  Staff has proposed recommended 

conditions to ensure that this use complies with all Federal, State and County Code requirements: 

Note:  Recommended condition changes are shown in bold as discussed with the applicant. 

The applicant intends to discuss these changes since the October 10, 2023 Public Hearing. 

1. Development of the Camp use shall be in general accordance, as determined by the 

Zoning Administrator, with the Reventon Farms Conceptual Plan – Special Use Permit 

Application, dated April 28, 2023 and known as Exhibit A.  In order to be in general 

accordance with the Conceptual Plan, development must reflect the following major 

elements within the development essential to the design of the development: 

a. The maximum number of cabins is 40 in Fluvanna County. 

b. The location of improvements shall generally be shown on the Conceptual Plan. 

2. Use of recreational facilities and other facilities, to include the Event facility on-site, is 

limited to Camp guests staying in the on-site cabins as their registered guests, in either 

Albemarle County or in Fluvanna County, as shown on the Conceptual Plan.   

3. No motorized Recreational vehicles or Travel trailers nor any other temporary vehicles or 

tents as defined in Campgrounds in the Fluvanna County Zoning Ordinance shall be 

permitted on the Property.  Camp structures as defined in Camp in the Fluvanna County 

Zoning Ordinance shall be permitted which states that all necessary and accessory uses 

and structures used for organized recreational activities under trained supervision. 

For the purpose of this condition, “Park Model” cabins shall be deemed permanent 

structures if they meet the ANSI 119.5 standards and once established at the Camp 

have had their wheels and towing tongue removed and are located on a foundation.  

4. Prior to commencing the Camp use, the Developer shall provide contact information for 

on-site Camp management to all property owners within 1,000 feet of the exterior 

boundaries of the area that is included in the Conceptual Plan.  The notice shall be re-sent 

to these same property owners if the contact information changes or additional 

information needs to be provided by the Camp management. 

5. The boundary of the Property shall be posted to alert Camp guests that they are 

approaching the boundary of the property and that they are not permitted to trespass onto 

the abutting property. 

6. The Developer shall inspect and record Briery Creek Road (SR 761) prior to any site 

construction.  The VDOT – Louisa Residency will need in writing that the Developer is 

responsible to repair all damages done to Briery Creek Road (SR 761) during site 

construction of the Camp property. 

7. The Developer shall construct or bond for construction the site entrance(s) to the 

proposed Camp property to meet VDOT entrance and intersection requirements prior to 

the issuance of a Zoning Permit. 

8. The Developer shall notify VDOT, Albemarle County and Fluvanna County in writing 

thirty (30) days prior to commencing any site construction or logging activity on the 

Camp property. 
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9. The Developer shall construct a right turn, taper and/or transition lane on Rolling Road 

South (SR 620) onto Briery Creek Road (SR 761) to serve the Main Entrance as shown 

on the Site Access Plan which is a part of the Conceptual Plan.  The proposed 

improvements shall be constructed per VDOT specifications and as shown on the 

approved site development plans for the Camp property. 

10. A minimum twenty-five (25) foot buffer shall be maintained along all property lines that 

adjoin agricultural or residential zoning districts.  Land clearing is not permitted within 

this buffer area, except for the removal of dead or diseased vegetation, utilities 

installation and/or for maintenance purposes.  The Developer may meet the required 

Zoning Ordinance buffer and screening requirements by supplementing the existing 

screening materials to the reasonable satisfaction of the Zoning Administrator. 

11. The Developer will be responsible for compliance with the Fluvanna County lighting and 

noise ordinance requirements, as amended. 

12. The Fluvanna County Board of Supervisors, or its representative, reserves the right to 

inspect the property for compliance with these conditions at any time and upon 

reasonable notice. 

13. Under Section 22-17-4(F) (2) of the Fluvanna County Code, the Board of Supervisors has 

the authority to revoke a Special Use Permit if the property owner has substantially 

breached the conditions of the Special Use Permit.   

 

Suggested Motion: 

 

I move that the Planning Commission recommends (Approval / denial / deferral) of SUP 23:03, a 

request to permit a Camp use with respect to 298 +/- acres of Tax Map 26 Section A Parcels A2, 

A5A, A37, A38 and 3 subject to the thirteen (13) conditions listed in the staff report. 




















































































































































































































































































