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Clarke County Planning Commission 
AGENDA – Business Meeting  

Friday, September 2, 2022 – 9:00AM

Berryville/Clarke County Government Center – Main Meeting Room 

1. Approval of Agenda

2. Approval of Minutes

A. June 28, 2022 Work Session 

B. June 29, 2022 Special Meeting/Public Hearing 

C. July 1, 2022 Business Meeting 

Minor Subdivision Application 

3. MS-22-08/MLSE-22-01, Terrence P. Spinosa (Applicant)/George M. Hoff (Owner).

Request approval of a two-lot Minor Subdivision and Maximum Lot Size Exception for the

property identified as Tax Map #20-A-18F, located on the east side of Ginns Road (Rt. 644) in

the White Post Election District, and zoned Agricultural-Open Space-Conservation (AOC).

Board and Committee Reports 

4. Board and Committee Reports

 Board of Supervisors (Matthew Bass)

 Board of Septic & Well Appeals (George Ohrstrom, II)

 Board of Zoning Appeals (Jeremy Camp)

 Historic Preservation Commission (Bob Glover)

 Conservation Easement Authority (George Ohrstrom, II)

 Broadband Implementation Committee (Brandon Stidham)

Adjourn 

UPCOMING MEETINGS: 

Ordinances Committee Friday, September 2 immediately following Business 

Meeting 

Comprehensive Plan Committee Meeting to be scheduled in September/October 

Policy & Transportation Committee Meeting to be scheduled in September/October 

Commission Work Session Tuesday, October 4 (3:00PM) -- Main Meeting Room 

Commission Business Meeting Friday, October 7 (9:00AM) -- Main Meeting Room 
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Clarke County Planning Commission 
DRAFT MINUTES – Work Session  

Tuesday, June 28, 2022 – 3:00PM    

Berryville/Clarke County Government Center – Main Meeting Room 

   

ATTENDANCE: 

George L. Ohrstrom, II (Chair/Russell) E Pearce Hunt (Russell)  

Randy Buckley (Vice-Chair/White Post)  Scott Kreider (Buckmarsh)  

Matthew Bass (Board of Supervisors)  Frank Lee (Berryville) X 

Anne Caldwell (Millwood)  Gwendolyn Malone (Berryville) X 

Buster Dunning (White Post)  Ronnie “Ron” King (Buckmarsh)  

Robert Glover (Millwood) X Doug Lawrence (BOS alternate) X 

E – Denotes electronic participation 

 

NOTE: George L. Ohrstrom, II participated electronically due to health issues related to the current 

pandemic.   

 

STAFF PRESENT: Brandon Stidham (Director of Planning), Jeremy Camp (Senior Planner/Zoning 

Administrator), Kristina Maddox (Office Manager/Zoning Officer) 

 

CALL TO ORDER:  By Mr. Stidham at 3:00PM. 

 

Approval of Agenda 

The Commissioners had no additions to the agenda and approved it by consensus.  

 

Review of July 1, 2022 Business Meeting Agenda Items 

Mr. Stidham noted two upcoming meetings – the Comprehensive Plan public hearing on June 29, 2022 

and the Business Meeting on July 1, 2022. Rgarding the He said the Commission decided not to take 

any action during the public hearing in the event there is additional work to be done at the Business 

Meeting. Chair Ohrstrom asked if anyone from the public has shown any interest in the public hearing 

to which Mr. Stidham replied that he had not heard from anyone. He added that Commissioner Lee may 

have some geology-related edits that can be incorporated in the revised version. The first edit, he said, 

is adding technical language provided by Commissioner Lee and the second edit is adding the word 

“over” in front of the “10” in the sentence on page 1-15 that reads, “The Appalachian National Scenic 

Trail runs the length of the county, providing 10 miles of hiking along the Blue Ridge Mountains.” He 

continued that if the Commission has additional edits, to send them Mr. Stidham prior to the Business 

Meeting.  

 

Mr. Stidham said there are two sets of meeting minutes to review at the upcoming Business Meeting 

and one public hearing regarding a Text Amendment to the Historic Overlay District demolition criteria 

for review.  

 

Regarding edits to the Comprehensive Plan, Commissioner Bass asked that a space be added in between 

“open” and “space” in the last paragraph, third line down on page 1-15.   

 

Mr. Camp reviewed the Historic Preservation Commission (HPC) demolition criteria. He noted the 

substantive changes to the review criteria and wording changes requested by the Commission. Other 

September 2, 2022 Planning Commission Business Meeting 2 of 45



 

2 

 

than some minor formatting changes, Mr. Camp said changes were made to the preamble section 4.2.4. 

The Commission had no further questions on the demolition criteria text amendment.  

 

Mr. Camp reviewed minor subdivision applications MS-22-05 and MS-22-06 filed by 624 Old Waterloo 

Road, LLC. He said Staff recommends approval of both minor subdivisions. Commissioner Bass asked 

about time limits on applying for minor subdivisions to which Mr. Camp said there were no restrictions. 

Mr. Stidham agreed and noted there cannot be time-based restrictions on subdivision ordinance 

provisions. 

 

Mr. Camp reviewed minor subdivision MS-22-07 filed by David L. & Nicole R Kimble. He said Staff 

recommends approval of this application and noted that resistivity has been reviewed and that VDOT 

and the Health Department have also reviewed the details of the application. He added that no extra 

DURs remain after approval.  

 

Mr. Stidham finalized the Business Meeting review by noting the remaining items on the agenda 

including the Comprehensive Plan update followed by the Board and Committee Reports.  

 

Old Business Items  
No items to discuss.  

 

New Business Items 

 

Initial Review, 2022 Double Tollgate Area Plan Draft 

Mr. Stidham gave a presentation on the revised 2022 Double Tollgate Area Plan draft. At the conclusion 

of the presentation, he said that he wants the Commission to review it over the summer and decide in 

September whether to schedule public hearing.  

 

Chair Ohrstrom asked if we would contemplate rezoning once Frederick County agrees to provide water 

and sewer or would we rezone when a plan and applicant was in place. He said the latter is his preference 

as potential proffers could be considered. Mr. Stidham replied the latter was his preference as well.   

 

Commissioner Bass suggested discussing the timing of Smart Scale as it might be viable to long-range 

planning down the road. Mr. Stidham explained that the window to file an application only comes about 

once every two years and even then the scoring criteria changes each cycle. He said this was a program 

created a number of years ago to try to establish some level of fairness across state. Mr. Camp asked if 

revenue sharing would be quicker. Mr. Stidham responded that it is faster except the county has not 

previously participated in revenue sharing. He added that developer funds can be used as a match 

towards a revenue sharing application and that developer funds can be part of your Smart Scale 

application to get points as well.  

 

Review of Project Priority List 

Mr. Stidham reviewed the upcoming project priority list to include the five-year review of the Waterloo 

Area Plan, potential various text amendments, campground zoning regulations, and structures in setback 

areas. He added there are two large upcoming applications for the solar farm and the Carter Hall country 

inn special use permit.  
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Mr. Stidham said he updated the two charts on page 13 of 14 to keep everyone on track for the 

Comprehensive Plan and Component Plan reviews. He added the timeline chart on page 14 of 14 to give 

an idea of how the different phases of those project updates are going to fall across that timeline.  

 

There were no further questions from the Commission.  

 

Other Business 

No items to discuss. 

 

ADJOURN:  The June 28, 2022 Planning Commission Work Session adjourned by consensus at 

3:44PM.  

 

 

 

 

________________________________  ________________________________ 

George L. Ohrstrom, II (Chair)   Kristina Maddox (Clerk) 
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Clarke County Planning Commission 
DRAFT MINUTES – Special Meeting / Public Hearing 

Wednesday, June 29, 2022 – 7:00PM Public Hearing  

Berryville/Clarke County Government Center – Main Meeting Room 

   

ATTENDANCE: 

George L. Ohrstrom, II (Chair/Russell) E Pearce Hunt (Russell)  

Randy Buckley (Vice-Chair/White Post)  Ronnie “Ron” King (Buckmarsh)  

Matthew Bass (Board of Supervisors)  Scott Kreider (Buckmarsh)  

Anne Caldwell (Millwood)  Frank Lee (Berryville) X 

Buster Dunning (White Post)  Gwendolyn Malone (Berryville)  

Robert Glover (Millwood) X Doug Lawrence (BOS alternate) X 

E – Denotes electronic participation 

 

NOTES: George L. Ohrstrom, II participated electronically due to health issues related to the 

current pandemic.   

 

STAFF PRESENT: Brandon Stidham (Director of Planning), Jeremy Camp (Senior 

Planner/Zoning Administrator), Kristina Maddox (Office Manager/Zoning Officer) 

 

OTHER: John R. Staelin, Bill Waite, Turner Kobayashi 

 

CALL TO ORDER:  By Vice-Chair Buckley at 7:01PM. 

 

1. Approval of Agenda 

 

The Commissioners voted 9-0-2 to approve the June 29, 2022 Special Meeting / Public Hearing 

agenda as presented by Staff. 

 

Move to approve the June 29, 2022 Special Meeting and Public Hearing meeting as presented by 

Staff: 

Ohrstrom (Chair) AYE (seconded) Hunt AYE 

Buckley (Vice Chair) AYE King AYE 

Bass AYE Kreider AYE (moved) 

Caldwell AYE Lee ABSENT 

Dunning AYE Malone AYE 

Glover ABSENT   

 

Staff Presentation 

 

Mr. Stidham gave a PowerPoint presentation on the 2022 Clarke County Comprehensive Plan 

Update. There were no questions or comments from the Planning Commission during the 

presentation.  

 

At the conclusion of the presentation, Mr. Stidham explained that the Commission will consider 

action to recommend the Plan to the Board of Supervisors at their meeting on Friday, July 1st. He also 
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explained that the proposed Comprehensive Plan will be reviewed by the Board of Supervisors 

following formal action by the Commission. He said the Board of Supervisors will decide if they 

wish to hold a Public Hearing at a future meeting and would then vote on whether or not to adopt the 

proposed plan draft following their public hearing.  

 

Public Hearing 

 

Vice-Chair Buckley opened the Public Hearing at 7:20pm. 

 

Speaker John R. Staelin (Clay Hill Road) suggested the word “significant” that is used throughout 

the Comprehensive Plan be used minimally to avoid conflicting with the new defined phrase 

“significant degradation of natural resources.” He suggested using different measurable phrases that 

are more meaningful to the average reader and to set a better tone.  

 

Mr. Staelin suggested adding noise as a natural sound to the natural resources section of the plan due 

to the various noise concerns. He said he understands that agriculture may be a concern due to heavy 

equipment but noted there are certain agriculture protections in place and that perhaps those situations 

could be an exception. He suggests adding sound as a factor to consider in other sections of the plan 

including the Economic Development Plan.  

 

Mr. Staelin said he would like the Commission to consider adding a footnote to the table on page 131 

that not all employees who work at some of the top Clarke County employers actually work in the 

county to avoid potential confusion.  

 

Another wordsmithing consideration from Mr. Staelin, he said, is on page 9, section 2, and number 4 

where it reads “encouraging adaptive reuse of historic structures.” He said he thinks the word 

“encouraged” is too strong and suggests a word similar to “supportive” or “allow” instead. He said 

his reasoning behind this change stems from the 2008 housing crisis when property values decreased. 

 

Mr. Staelin suggested that the heading “Energy Conservation and Sustainability” be changed to 

“Resource Conservation” or another broad heading as the context is confusing and does not seem to 

match the heading. 

 

Lastly, Mr. Staelin would like the Commission to consider changing the term “environmental 

resources” to “natural resources” to be consistent and clear throughout the plan and to use the term 

only when discussing the environment in general.  

 

Speaker Bill Waite (Forest Ridge Lane) said he may have questions after reading about the 

consolidation of the Mountain Component Plan and Agricultural Land Plan as he is unsure how it 

will work. He added that he would return with any outstanding questions.   

 

There being no additional speakers, Vice-Chair Buckley closed the public hearing at 7:30PM.  

 

When asked by Chair Ohrstrom about the Commissioner’s thoughts on the comments, Commissioner 

Bass said he thought the only section that “significant” is defined in the context of another word is 

when “significant degradation” is defined. Mr. Stidham said he has a potential modification for it to 

read “more than minimal measurable negative reduction in the quality or quantity of a natural 
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resource” and leaves the preference and direction to the Commission. Commissioner Bass clarified 

that significant degradation is more than a minimal measurement negative reduction and that the 

definition is being modified and not the actual terminology. He said he understands Mr. Staelin’s 

point that to the casual reader the word “significant” means the same thing each time they read it and 

will not latch on to the definition. He suggested to instead change or limit the word throughout the 

plan versus in the definition itself. Chair Ohrstrom noted the various places throughout the document 

that the term was used. Mr. Stidham said he liked the idea of changing the word throughout the 

document versus in the definition and could create a list of edits for the Commissioners. 

Commissioner Bass noted that would probably be the easiest route and that he did not think it would 

be productive at this stage to drastically alter it. Mr. Stidham said the revisions can be incorporated 

into a draft motion to recommend the adoption of the plan subject to the incorporation of these edits.  

 

Mr. Stidham referenced Commissioner Lee’s revisions made to page I-4 in the third paragraph 

regarding the description of metamorphic rocks. He said the new language reads, “The Blue Ridge 

region includes metamorphic rocks, including sandstone, phyllite, quartzite, slate and shale.” He said 

Commissioner Lee’s second edit was on page 1-15 in the first paragraph where it currently references 

the Appalachian National Scenic Trail being a 10-mile hike. Mr. Stidham said Commissioner Lee 

suggests that the sentence read “over 10.”  

 

Mr. Stidham asked the Commissioners if they are comfortable with adding the word “sound” to the 

list of the different types of natural resources found on page 2-6. He said he does not wish to give the 

impression that we only want pure nature sounds in the county and to avoid all unnecessary noise. 

He added that sound is different in various parts of the county from the river, farms, next to a highway, 

or at Chet Hobert Park as examples.  Commissioner Bass pointed out that the newly adopted Noise 

Ordinance sets forth very specific standards for measurement and that document governs. Mr. 

Stidham said an applicant could ask for a special use permit for an activity that may generate noise 

where the Planning Commission or the Board of Supervisors has a higher level of discretion. 

 

Mr. Stidham said a footnote can be added to the table about the employees within the top employers 

in Clarke County.  

 

Mr. Stidham said he is good with the word “support” being used in place of “encourage” as per Mr. 

Staelin’s suggestion.  

 

Regarding the objective that deals with energy conservation and sustainability, Mr. Stidham 

recommends adding “Resource Conservation” rather than “Energy Conservation” to avoid any 

confusion with the previous objective on conservation easements.  

 

“Environmental resources,” Mr. Stidham noted, can be replaced with “natural resources” in the 

appropriate sections.  

 

Mr. Stidham said he will email all of the outlined edits with page references to the Commissioners to 

be discussed at Friday’s meeting in order to incorporate them in a motion to move forward.  
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ADJOURN:   
 

The June 29, 2022 Special Meeting / Public Hearing was adjourned by consensus at 7:43PM.  

 

 

 

 

 

 

 

________________________________  ________________________________ 

George L. Ohrstrom, II (Chair)   Kristina Maddox (Clerk)  
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Clarke County Planning Commission 
DRAFT MINUTES – Business Meeting  

Friday, July 1, 2022 – 9:00AM 
Berryville/Clarke County Government Center – Main Meeting Room 

   

ATTENDANCE: 

George L. Ohrstrom, II (Chair/Russell) E Pearce Hunt (Russell)  

Randy Buckley (Vice-Chair/White Post)  Scott Kreider (Buckmarsh)  

Matthew Bass (Board of Supervisors)  Frank Lee (Berryville) X 

Anne Caldwell (Millwood)  Gwendolyn Malone (Berryville)  

Buster Dunning (White Post)  Ronnie “Ron” King (Buckmarsh)  

Robert Glover (Millwood) X Doug Lawrence (BOS alternate) X 

E – Denotes electronic participation 

 

NOTES: George L. Ohrstrom, II participated electronically due to health issues related to the 

current pandemic.   

 

STAFF PRESENT: Brandon Stidham (Director of Planning) via phone, Jeremy Camp (Senior 

Planner/Zoning Administrator), Kristina Maddox (Office Manager/Zoning Officer) 

 

OTHER PRESENT: Stuart Dunn, Betsy Arnett 

 

CALL TO ORDER:  By Chair Ohrstrom at 9:00AM. 

  

1. Approval of Agenda 

 

The Commission voted 9-0-2 (Glover, Lee absent) to approve the agenda as amended for July 1, 2022 as 

presented by Staff.  

 

Motion to approve the July 1, 2022 Planning Commission Business Meeting agenda as presented 

by Staff: 

Ohrstrom (Chair) AYE Hunt AYE 

Buckley (Vice-Chair) AYE (moved) King AYE 

Bass AYE Kreider AYE 

Caldwell AYE Lee ABSENT 

Dunning AYE Malone AYE (seconded) 

Glover ABSENT   

 

2. Approval of Minutes 

 

A. May 31, 2022 Work Session 

 

Commissioner Caldwell asked to correct and complete the second sentence on page 5 of 97.  
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The Commission voted 9-0-2 (Glover, Lee absent) to approve the May 31, 2022 Work Session meeting 

minutes as amended.    

 

Motion to approve the May 31, 2022 Planning Commission Work Session meeting minutes as 

amended: 

Ohrstrom (Chair) AYE Hunt AYE 

Buckley (Vice-Chair) AYE King AYE 

Bass AYE Kreider AYE (moved) 

Caldwell AYE Lee ABSENT 

Dunning AYE Malone AYE (seconded) 

Glover ABSENT   

 

June 3, 2022 Business Meeting 

 

Chair Ohrstrom had a correction on page 10 of 97 under the Conservation Easement Authority Committee 

Reports. He said the line that reads, “He said Clarke County’s impervious surface cap is 1% and that the 

property has many buildings on it already. He continued that while it is a great easement it is problematic 

to figure out what that precedent is for it and whether the impervious surface cap needs to be restructured, 

perhaps on a sliding scale for size of properties.” Chair Ohrstrom asked that the second line be changed 

to, “He continued that while it is a great easement it is problematic to figure out what precedent it would 

set and whether the impervious surface cap needs to be restructured, perhaps on a sliding scale for size of 

properties.” 

 

Commissioner Caldwell asked that the word “compliment” be changed to “complement” on page 9 of 97 

under TA-22-03, Historic (H) District Review Criteria for Demolitions within the fourth line. 

 

The Commission voted 9-0-2 (Glover, Lee absent) to approve the June 3, 2022 Business Meeting minutes 

as amended.   

 

Motion to approve the June 3, 2022 Planning Commission Business Meeting minutes as amended: 

Ohrstrom (Chair) AYE Hunt AYE 

Buckley (Vice-Chair) AYE King AYE 

Bass AYE Kreider AYE (moved) 

Caldwell AYE (seconded) Lee ABSENT 

Dunning AYE Malone AYE 

Glover ABSENT   

 

Public Hearing 

 

3. TA-22-03, Historic Overlay District Demolition Criteria  

 

Mr. Camp presented the text amendment and with no questions or comments from the Commission, Chair 

Ohrstrom opened the public hearing.   

 

Speaker Betsy Arnett (Chair of the Historic Preservation Commission) said she encourages the 

Commission to make a favorable recommendation to the Board of Supervisors. She noted the Commission 
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took time in reviewing and creating the amendment and that the intention is to have objective criteria 

regarding its value, the practicality, and feasibility of saving it. She said they have looked at other 

communities’ demolition criteria and confirmed what they are attempting to do is not new or unusual. She 

said she believes the text amendment complements what they have set out to do and encourages the 

Commission to make a favorable recommendation to the Board of Supervisors.  

 

As there were no questions or comments from the Commission, Chair Ohrstrom closed the public hearing.  

 

The Commission voted 9-0-2 (Glover, Lee absent) to recommend approval of TA-22-03, Historic 

Overlay District Criteria as presented by Staff.  

 

Moved to recommend approval of TA-22-03, Historic Overlay District Criteria as presented by 

Staff:     

Ohrstrom (Chair) AYE Hunt AYE 

Buckley (Vice-Chair) AYE King AYE 

Bass AYE Kreider AYE (moved) 

Caldwell AYE Lee ABSENT 

Dunning AYE Malone AYE (seconded) 

Glover ABSENT   

 

Minor Subdivision Applications 

 

4. MS-22-05, 624 Old Waterloo Road, LLC 

 

Mr. Camp presented the minor subdivision application to the Commission. He said Staff recommends 

approval as it has undergone resistivity testing and has both Department of Health and VDOT approval. 

There were no comments or questions from the Commissioners.  

 

The Commission voted 9-0-2 (Glover, Lee absent) to approve MS-22-05, 624 Waterloo Road, LLC as 

presented by Staff.     

 

Moved to approve MS-22-05, 624 Waterloo Road, LLC as presented by Staff:     

Ohrstrom (Chair) AYE Hunt AYE 

Buckley (Vice-Chair) AYE (moved) King AYE 

Bass AYE Kreider AYE (seconded) 

Caldwell AYE Lee ABSENT 

Dunning AYE Malone AYE 

Glover ABSENT   

 

5. MS-22-06, 624 Waterloo Road, LLC 

 

Mr. Camp presented the second minor subdivision application to the Commission. He said Staff 

recommends approval of this application due to the passed resistivity test, VDOT, and Department of 

Health approval. There were no questions or comments from the Commissioners.  
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The Commission voted 9-0-2 (Glover, Lee absent) to approve MS-22-06, 624 Waterloo Road, LLC as 

presented by Staff.  

 

Moved to approve MS-22-06, 624 Waterloo Road, LLC as presented by Staff:     

Ohrstrom (Chair) AYE Hunt AYE 

Buckley (Vice-Chair) AYE (moved) King AYE 

Bass AYE Kreider AYE (seconded) 

Caldwell AYE Lee ABSENT 

Dunning AYE Malone AYE 

Glover ABSENT   

 

6. MS-22-07, David L. & Nicole R. Kimble 

 

Mr. Camp reviewed the third minor subdivision application and said Staff recommends approval. He said 

it passed resistivity testing and received approval from both VDOT and the Department of Health. 

Commissioners had no questions or comments.  

 

The Commission voted 9-0-2 (Glover, Lee absent) to approve MS-22-07, Kimble as presented by Staff.  

 

Moved to approve MS-22-07, Kimble as presented by Staff:     

Ohrstrom (Chair) AYE Hunt AYE 

Buckley (Vice-Chair) AYE King AYE (seconded) 

Bass AYE Kreider AYE (moved) 

Caldwell AYE Lee ABSENT 

Dunning AYE Malone  

Glover ABSENT   

 

7. 2022 Clarke County Comprehensive Plan 

 

Mr. Camp reviewed the updates from the memorandum of proposed edits to the 2022 Clarke County 

Comprehensive Plan that were emailed to the Commission. He said the substantive changes include 

eliminating the word “significant” throughout the document so there is no confusion with the term of art we 

are establishing called “significant degradation of natural resources.” He added that Mr. Stidham prepared 

a draft motion with three options. He said the first option is to recommend adoption of the Comprehensive 

Plan with changes as presented by Staff, the second option is to recommend adoption with additional 

changes, or the third option is to defer action until the September Business Meeting. When asked by Chair 

Ohrstrom for the Commission’s thoughts, Commissioner Caldwell said she thought Mr. Stidham’s 

modifications were excellent. Chair Ohrstrom and several other Commissioners verbally agreed.  
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The Commission voted 9-0-2 (Glover, Lee absent) to recommend adoption of the revised 2022 Clarke 

County Comprehensive Plan draft subject to the changes listed in the memorandum dated July 1, 2022 as 

presented by Staff and also move to pass this document on to the Board of Supervisors for their evaluation. 

 

Move to recommend adoption of the revised 2022 Comprehensive Plan as presented by Staff: 

Ohrstrom (Chair) AYE Hunt AYE 

Buckley (Vice-Chair) AYE King AYE 

Bass AYE Kreider AYE 

Caldwell AYE (moved) Lee ABSENT 

Dunning AYE Malone AYE (seconded) 

Glover ABSENT   

 

Board and Committee Reports 

 

Prior to hearing the Board and Committee reports, Chair Ohrstrom honored and thanked Commissioner 

Caldwell for her 20 years of service on the Planning Commission as she will be retiring.  

 

 

8. Board and Committee Reports 

 

Board of Supervisors (Matthew Bass)  

Commissioner Bass said the Board had the opportunity to recognize several important areas of the 

community including a resolution of a life well lived for Ms. Viola Brown.  

 

Commissioner Bass said the Board had a public hearing on the DUR merger issue that came before the 

Commission in addition to what he calls a “pay to play” regulation. He said any delinquent property taxes 

must be paid prior to obtaining county permits.   

 

Additionally, Commissioner Bass, said the Board had the opportunity in an evening session to recognize 

Clarke County’s boys soccer state champions and also the girls cross country state champions.  

 

Commissioner Bass said they had a presentation from a 501(c)(3) regional group generating interest from 

surrounding localities for a pool and ice-skating rink facility. He noted the group claims to have funding in 

the works and added the Board authorized by consensus for Mr. Boies to study it. He said the proposed 

location is in Middletown currently. Commissioner Bass asked the Director of Parks and Recreation Lisa 

Cooke, who was in attendance, if she thought Clarke County residents would make use of a facility in 

Middletown to which she said she thought they would.   

 

Board of Septic & Well Appeals (George L. Ohrstrom, II) 

Nothing to report 

 

Board of Zoning Appeals (Anne Caldwell) 

Nothing to report 

 

Historic Preservation Commission – HPC (Bob Glover) 

Nothing to report 

 

September 2, 2022 Planning Commission Business Meeting 13 of 45



 

6 

 

 

Conservation Easement Authority (George L. Ohrstrom, II) 

Chair Ohrstrom asked Vice-Chair Buckley if there was a conclusion to the impervious surface cap issue 

and the other easement at their last meeting. Vice-Chair Buckley responded that although it was a lengthy 

discussion, there is yet to be a conclusion.  

 

Chair Ohrstrom commented they plan to do a site inspection the following week and may have more in 

the pipeline.  

 

Broadband Implementation Committee (Brandon Stidham) 

Mr. Stidham said that All Points is trying to finalize all of the contract documents. Chair Ohrstrom added 

he imagines it to be a complicated procedure with the large grant and state and federal agencies involved.  

 

Other 

Mr. Camp announced that the next Planning Commission work session on Tuesday, August 30th but there 

will be various committee meetings throughout August.  

 

Adjournment:  
The Commission unanimously voted to adjourn the July 1, 2022 Planning Commission Business 

Meeting at 9:29AM.  

 

 

 

 

 

_____________________________    ____________________________ 

George L. Ohrstrom, II (Chair)    Kristina Maddox (Clerk) 
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MINOR SUBDIVISION (MS-22-08 / MLSE-22-01) 

September 2, 2022 Planning Commission Meeting 

STAFF REPORT -- Department of Planning 
------------------------------------------------------------------------------------------------------------------------ 
The purpose of this staff report is to provide information to the Planning Commission to assist them in 

reviewing this proposed minor subdivision and maximum lot size exception application.  It may also be useful 

for members of the general public. 

------------------------------------------------------------------------------------------------------------------------ 

CASE SUMMARY: 

Applicant: 

Terrence P. Spinosa 

Owner: 
George M. Hoff 

Location: 

 Tax Map #20-A-18F

 The site is located on the east side of Ginns Road north of John Mosby Highway.

 White Post Election District (Randy Buckley and Buster Dunning)

 Agricultural-Open Space-Conservation (AOC) Zoning District

Request: 

The application proposes to divide 72.8350 acres into two lots, Lot 1 would consist of 6.1689 acres 

and the residue lot would consist of 66.6661 acres.  A maximum lot size exception is included in the 

request to allow the new lot to exceed the maximum average lot size requirement of 3 acres. 

Original Lot: 

72.8350 (TM#20-A-18F) – 0 dwl., 2 DUR 

72.8350 acres 

Vicinity Map:  

Proposed Lots: 

6.1689 acres (new Lot 1) – 0 dwelling, 1 DUR 

66.6661 acres (residue) – 0 dwl., 1 DUR 

72.8350 acres 

SITE 
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Staff Discussion/Analysis:   

 

Access:  

The property presently has approximately 1,057 feet of road frontage on Ginns Road (Route 644).  A 

new lot is proposed with approximately 358 feet of road frontage and the remaining 698 feet of road 

frontage will be part of the residue parcel.  No easement is proposed since both lots will have frontage 

on the existing state road. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

VDOT provided review comments on this minor subdivision and noted that they have no objections.  

A VDOT permit is required prior to any work being performed in the State’s right-of-way. 
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Water and Sewage Disposal: 

The area of the proposed drainfield has a shallow water table.  VDH’s comments reported that a drip 

system is suitable in the location based on their field review on March 28, 2022.   

 

Since that time, the drainfield has been designed as an Alternative Onsite Sewage System utilizing 

TL-3 effluent to a shallow-placed drip dispersal drainfield with a 100% reserve area.  The size of the 

drainfield (a minimum of 4,092 square feet) would accommodate 3 bedrooms. 

 

Karst Plan / Resistivity Test:  

Resistivity testing results were submitted by the applicant, reviewed by the County’s engineer, and 

approved on July 8, 2022.  

 

Maximum Lot Size Exception (MLSE-22-01): 

 

The applicant has submitted a request for a maximum lot size exception (MLSE) to allow the 

proposed lot to be 6.1689 acres, instead of the 3.0 acre maximum average lot size requirement in the 

AOC District.  A letter from the applicant explaining the reasons associated with this request is 

attached.  In brief, the applicant would like a larger sized residential lot so it can have frontage on the 

state road.  This may not be possible otherwise due to the location of the proposed drainfield. 

 

Pursuant to 6.2.6C-1 of the Clarke County Zoning Ordinance, a maximum lot size exception may 

only be granted by the Planning Commission under three circumstances. In summary, this includes 

the following: 

 

 When there is an existing dwelling on the lot that existed prior to October 17, 1980. 
 

 When the lot is in conservation easement. 
 

 When the lot is on land with low quality. 

 

MLSEs qualifying for low land quality are required to meet one of the following criteria: 

 

 Physical features or small size or irregular shape of potential residual lot such that efficient 

use of farm machinery would not be possible or that said land would be left to no useful 

purpose; or  
 

 Combination of physical features and setting such that the maximum lot size allowed in this 

section for a lot proposed in a minor or major subdivision is too small to accommodate a 

dwelling, drainfield, and well so as to meet the minimal applicable health standards and 

provided that no lot may be created or increased in area so as to exceed a maximum area of 

four acres. An application for a maximum lot size exception, submitted under this section, 

shall be accompanied by a written statement prepared by a Virginia Health Department 

environmental specialist or a professional soil scientist (as defined in County Code Chapter 

143, Septic Systems) stating why the proposed lot could not accommodate a dwelling, 

drainfield, and well meeting Virginia and Clarke County health standards within the 

maximum lot size allowed in this section. Lots proposed in a major subdivision are not eligible 

for a Maximum Lot Size Exception under this section; or  
 

 Land that is part of a lot where such land has been determined by the Zoning Administrator 

to be not important farmland. 
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Staff used the Clarke County Land Evaluation and Site Assessment (LESA) system for the property 

to determine if the property would be designated as important farmland.  While the score for the entire 

72-acre property scored high, the portion proposed for the new lot scored only 61.46.  Section 6.2.6C-

3 of the Clarke County Zoning Ordinance specifies that a score below 72% (for lots under 40 acres) 

is not considered important farmland.  A copy of the scoring data is attached with this email. 

 

Recommendation: 

Staff recommends approval of this minor subdivision application (MS-22-08), including approval of 

the maximum lot size exception (MLSE-22-01) on the basis that the land is no important farmland 

according the LESA system. 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

------------------------------------------ 

History:  

September 2, 2022 Scheduled Planning Commission Business Meeting 

August 29, 2022 Scheduled Planning Commission Work Session 

August 2, 2022 Applicant letter regarding MLSE request 

July 8, 2022 Resistivity Testing Approved (completed with Lot 1) 

July 1, 2022 applicant deferral of PC Work Session 

June 27, 2022 VDOT review / applicant deferral of PC Work Session 

June 9, 2022 VDH Review 

June 3, 2022 Application Submitted & fee paid. 
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CTL Engineering of WV, Inc. 
1091 Chaplin Rd., Morgantown, WV 26508 
Phone: 304-292-1135 
www.ctleng.com AN EMPLOYEE OWNED COMPANY 

Consulting Engineers • Testing • Inspection Services • Analytical Laboratories  Established 1927 

Offices: Ohio, Indiana, Kentucky, Virginia, West Virginia, India 

June 28, 2022 

Brandon Stidham 

Director of Planning 

Clarke County 

101 Chalmers Court, Suite B 

Berryville, VA 22611 

Re: Review of Geophysical Survey Report 

Tax Map 20 A 18F, Spinosa 

Ginns Road - Boyce, Virginia 

CTL Project No. 22050035MORE 

Dear Mr. Stidham, 

This letter report is in response to your request for CTL to review the above referenced 

Geophysical Report submitted to your office to determine if it meets the intent of the recently 

updated and adopted Clarke County Septic Ordinance (Ordinance) dated December 21, 2021.  

Please note that CTL did not perform any field verification of the data in the provided report.   

Report Reviewed: Geophysical Survey, Proposed Septic Field, Tax Map Number 20 A 18F Ginns 

Road Boyce, Virginia, Spinosa 

The Ordinance requires that the geophysical survey report include requirements that are listed 

below.  In addition, we have provided our professional opinion whether the report meets these 

requirements 

Dipole-dipole electrical resistivity survey Minimum Requirement Compliance 

 Two lines each area Yes 

 Perpendicular to strike Yes 

 Minimum depth of 20 feet at edges Yes 

 Minimum 200 soundings Yes 

 Minimum 40 feet depth Yes 

Report Minimum Requirement Compliance 

 Directional orientation and plan maps Yes 

 Color profiles identifying hazards, consistent

color scale, treatment area indicated
Yes 

 Amount of Overburden Yes 

 Elevations Yes 
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CLIENT:  Clarke County, VA June 28, 2022 

PROJECT:  Review of Geophysical Survey Report, Tax Map 20 A 18F, Spinosa  Page 2 

Report Minimum Requirement Compliance 

 Geologic structure Yes 

 Low, moderate, high risk Yes, Low 

 Other N/A 

The geophysical survey report included two electrical resistivity lines across the proposed septic 

field. Depths to bedrock appear to be about near ground surface to approximately 50 feet below 

the ground surface.  Resistive anomalies within the drainfield were interpreted as limestone floats 

and ledges, based on the limestone geology and our experience in the area, the interpretation is 

credible. Also, in accordance with the County Ordinance, the report indicated no limestone 

outcrops were observed within 10 feet horizontal distance from the proposed fields.  No significant 

karst features, whether surface or noted in the subsurface of the ERI survey, were identified that 

would restrict the drainfield use in the proposed locations. The geophysical survey report 

reviewed meets the intent of the County Ordinance and general industry practice. 

We hold our opinions to a reasonable degree of scientific certainty and/or probability, and we also 

reserve the right to modify this report based upon receipt of new information that differs from that 

used in preparing this report. We appreciate the opportunity to be of service and if you have any 

questions, please contact us. 

Respectfully submitted, 

CTL ENGINEERING, INC. 

Patrick E. Gallagher, PE, PS, CPGS CK Satyapriya, PE 

Project Consultant Technical Reviewer 
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