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400 Rio Road West 

Special Use Permit Application Narrative 
 Outdoor Storage and Display 

SP 2024-025 
 
 
Owner: Charlottesville Rio Rd LLC (Previously: Brightspeed of Virginia, LLC f/k/a Central Telephone Company 
of Virginia) 
 
Tax Map Parcels: 45-25C and 45-25C1 (less and except that portion of 45-25C1 containing approximately 
4.058 acres that was conveyed to the Commonwealth of Virginia for the Virginia Department of 
Transportation’s now-cancelled Western Bypass project by deed from Central Telephone Company of Virginia 
dated March 24, 2000, recorded in Deed Book 1946, page 49) 
 
Current Zoning: Light Industrial (LI); Entrance Corridor Overlay (EC); Airport Impact Area (AIA); Critical 
Slopes 
 
Current Use:  Brightspeed of Virginia, LLC f/k/a Central Telephone Company of Virginia 
 
Historic Use:  Industrial, Office, Outdoor Storage of vehicles, trailers, and various materials and equipment 
 
Proposed Use:  By-right Ferguson Enterprises wholesale waterworks office with outdoor storage and display 
 
Comprehensive Plan Designation: Rural Area 
 
Parcel Size:  Approximately 8.524 acres (adjusted to account for ownership by the Commonwealth of Virginia 
of approximately 4.058 acres of parcel 45-25C1) 
 
Adjacent Parcel Zoning: Rural Area, Light Industrial, Planned Residential Development, and R-6 Residential 
 
 
Project Description and Background:  
 
Charlottesville Rio Rd LLC is the owner (the “Applicant”) of parcels 45-25C and 45-25C1 (except for 
approximately 4 acres of parcel 45-25C1 that is owned by the Commonwealth), located at 400 Rio Road West 
(the “Property”).  The Property is located on the north side of Rio Road West, is zoned Light Industrial, and 
consists of approximately 8.524 acres (adjusted to account for the portion of parcel 45-25C1 owned by the 
Commonwealth).   
 
4.352 acres of the Property was rezoned in 1970 from R-3 to M-1 for “Office and Equipment Storage” (Exhibit 
A). Since that time, the Property has been used for storage of the telephone company’s fleet of vans, trucks and 
other equipment on site, including bucket trucks and trailers (Exhibit B). The telephone company has also stored 
a variety of materials and equipment along the western side of the Property for many decades, including industrial 
sized spools of cable and telephone poles awaiting installation. In August 1999, the Commonwealth acquired a 
portion of parcel 45-25C1 for the construction of the now cancelled Western Bypass project (Exhibit F). The 
portion of the parcel is still owned by the Commonwealth and is not a part of this special use permit request, 
although the Commonwealth’s ownership is not reflected on the County’s GIS maps. The prior owner of the 
Property was Brightspeed of Virginia, LLC f/k/a Central Telephone Company of Virginia which provides internet 
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to customers in Charlottesville who were previously served by CenturyLink. The applicable approved site plan is  
SDP 1986-00047, and is attached as Exhibit C.  
 
A preapplication meeting with County staff was held on November 4th, 2024 to discuss the existing non-
conforming status for outdoor storage and display of the Property as well as the process for approval for the 
proposed changes to the site, including new fencing. While the Property has historically been used for the storage 
of trucks, trailers, supplies, materials, and equipment, Zoning staff has determined that a special use permit is 
needed for outdoor storage, display, and/or sales for the proposed materials.  
 
The Applicant will continue to store items on site, although in addition to storing vehicles and trailers, the 
Applicant will also store materials for wholesale. The Applicant also proposes to replace the existing chain link 
fence with a new taller fence for security and safety purposes as conceptually shown on a Concept Plan. The 
proposed Concept Plan includes enhanced landscaping comprised of a mixture of trees and shrubs and a 3 foot 
berm for screening, street trees, a new 8 foot  black aluminum fence, and vegetative screening of the existing 
mechanical equipment to mitigate any impact of the stored materials on the EC.  
 
The Applicant proposes to reuse the existing office building for a wholesale waterworks tenant, Ferguson 
Enterprises, LLC, who will also store the listed items below on the Property, outside of the building. The materials 
will be sold to wholesale contractors only, and not to the general public. In addition, the hours of operation would 
be from 7am-4pm, Monday through Friday. Attached in Exhibit D are photos of the types of materials proposed 
to be stored at the Property and Exhibit E are google street view photos of the existing Property.  Ferguson’s 
employees and customers would park in the existing lot on the eastern side of the Property. 
 

 
 
 
During the preapplication meeting Zoning staff provided feedback that the area shown as “Proposed Outdoor 
Storage (Existing Legal Non-conforming)” on the Conceptual Plan is considered existing non-conforming for 
outdoor storage and display given the historic photographs showing continuous storage of materials in that area. 
Ferguson would like to continue to store materials for its business in that area, as well as the area shown as 
“Proposed Outdoor Storage” on the Concept Plan. This application proposes to bring the Existing Legal Non-
conforming area into conformance by having it be subject to the Application, including any conditions of approval, 
along with the area newly proposed for outdoor storage.  
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Consistency with the Surrounding Area, Comprehensive Plan, and Entrance Corridor Overlay:  
 
As stated above, the Property has been used for storage of vehicles, equipment, trailers, materials, and 
supplies for over 50 years as shown on Exhibit B. Property to the south is zoned Light Industrial and is 
occupied by Comfort Source, an HVAC company, to the south across Rio Road are single family residential 
homes, and to the east adjacent to the existing employee parking lot are single family residential homes. The 
proposed continuation of outdoor storage and display is consistent with the current use of the site and will 
continue to operate in a similar manner that has been in place without issue on land zoned Light Industrial for 
over five decades.   
 
The purpose and intent of the Entrance Corridor Overlay is to “implement the comprehensive plan's goal to 
preserve the county's scenic resources because they are essential to the county's character, economic vitality 
and quality of life.” The Comprehensive Plan designates this Property as Rural Area, although it is located 
immediately adjacent to the Development Area boundary. The location for this type of use on existing light 
industrial property is ideal, as the infrastructure along Rio Road is in place to accommodate the trucks that will 
be coming to and from the site. This use has been in place since before the first County Comprehensive Plan 
was adopted, and prior to the creation of the Entrance Corridor Overlay District. Further, no expansion of the 
use is expected, and the areas currently used for storage and/or parking will continue to be used as such.  
 
Chapter 2 of the Comprehensive Plan (Natural Resources and Cultural Assets) establishes the goals for preserving 
the scenic resources that are essential to the County’s character, economic vitality, and quality of life. The 
Entrance Corridor Overlay District is intended to support those goals by maintaining the visual integrity of the 
County’s roadways. The Architectural Review Board addresses potential adverse aesthetic impacts along the 
Entrance Corridors by applying the County’s Entrance Corridor Design Guidelines during the review of 
development proposals. The proposed design will significantly enhance this area of the Entrance Corridor with 
additional landscaping and attractive fencing to mitigate any impacts of the continued storage to the EC, while 
continuing to support the light industrial use of the Property in furtherance of economic vitality.  
 
Given the historic use of the Property for outdoor storage for vehicles, trailers, materials, and equipment, as 
well as the proximity of the Property immediately adjacent to the Development Areas, the proposed use will 
remain consistent with the surrounding area and provide an enhanced design creating a substantially more 
attractive frontage along the EC.  
 
Special Use Permit Criteria: 
 
The proposed use for the outdoor storage, display, and sales of products associated with the by-right Ferguson 
Enterprises Wholesale Waterworks center would be consistent with the scope of review of Special Use Permit 
applications pursuant to Section 30.6.3.a.2.b and it will satisfy the criteria for approval of a Special Use Permit 
as detailed below.   
 
The Special Use will not be a substantial detriment to adjacent lots:  
 

The proposed use will not be a detriment to adjacent lots, as it has been consistently used as an 
industrial and commercial site for over 50 years, and the proposed use is similar to the existing use on 
the property.  

 
The character of the zoning district will not be changed by the proposed special use:  
 

The intent of the special use permit requirement for outdoor sales, storage and display is to review the 
potential impacts of the activity on the Entrance Corridor. As noted earlier, the proposed use will be 
similar to the use that has continuously existed at the Property since 1970 – a period of over 50 years. 



  December 16, 2024 
Revised February 20, 2025 

 

4 
 

Furthermore, with the proposed vegetation, berming, and new attractive fencing along Rio Road, it is 
anticipated that the visibility of these outdoor display areas will be minimal along the Entrance 
Corridors. As such, the proposed use will maintain and enhance the existing character and visual 
integrity of the area, and not create any impacts on the Entrance Corridor. 

 
The special use will be in harmony with the purpose and intent of the zoning ordinance:  
 

Section 1.4 of the Zoning Ordinance states that the purpose of the ordinance is to promote the public 
health, safety, convenience and welfare, including: “(C) facilitate creating a convenient, attractive, and 
harmonious community…(G) encourage economic development activities that provide desirable 
employment and enlarge the tax base.”  Allowing the Property parcel to be used for outdoor display 
areas will benefit the local economy by allowing a use to continue on a Light Industrial zoned property. 
In addition, the added landscaping, berming, and new fencing will create an attractive Entrance 
Corridor in this location.  

 
The special use will be in harmony with the uses permitted by right in the zoning district 
 

The proposed use is complimentary to, and in harmony with, the other uses permitted by-right in the 
existing Light Industrial zoning district. In fact, the proposed use is far less intense than other uses 
permitted by-right in the existing Light Industrial zoning district.  

 
The special use will be in harmony with the regulations provided in Section 5 as applicable:  
 

There are no additional regulations in Section 5 of the Zoning Ordinance related to outdoor sales, storage, 
or display of materials for sale.  

 
The special use will be in harmony with the public health, safety, and general welfare  
 

The intent of the special use permit requirement for outdoor sales, storage and display is based on the 
need to mitigate the potential negative impact of the use on the aesthetics of the Entrance Corridor, and 
to mitigate the potential for development that is incompatible with the historic resources of the County. 
The proposed vegetation, berming, and fencing will help reduce the visibility of the outdoor display 
items. The current use of the Property includes the storage of vehicles, trailers, and bucket trucks, 
which can be seen from the EC due to the lack of screening and vegetation. The proposed use and 
enhanced landscaping and fencing will not have any potential negative impact on the Entrance Corridor 
or the County’s historic resources.  

 
No Impacts on Public Facilities and Public Infrastructure:  
 

The Proposed Use will have no material adverse impact on public facilities or public infrastructure. The 
site plan will conform with all requirements of the ordinance, and will be reviewed by Albemarle County 
Engineering, Albemarle Parks and Recreation, Albemarle County Fire & Rescue, Virginia Department 
of Transportation, Albemarle County Service Authority, and the Rivanna Water and Sewer Authority.  

 
No Impacts on Environmental Features:  
 
The Proposed use will be limited to those areas on the Property that are already paved and/or disturbed. No 
additional disturbance, grading, or impact will occur to the existing environmental features on site.  
 
Exhibits: 

A. 1970 Rezoning Action Letter 
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B. Historic Aerial Photographs 
C. Approved 1986 Site Development Plan (SDP 1986-00047) 
D. Photographs of Typical Storage Areas 
E. Google Street View Images of Site 
F. March, 2000 Deed to the Commonwealth of Virginia for approximately 4 acres of parcel 45-25C1 
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