
ENGINEERING NARRATIVE 

Project: Proposed Homesite RelocaƟon – Ragged Mountain Farm Rural PreservaƟon 
Development 
Parcel: Lot A-19, TMP 74-5B8 
County: Albemarle County 

REQUEST 

Approval of a Special ExcepƟon pursuant to Albemarle County Zoning Ordinance §§18-4.2.1.b 
and 18-4.2.5 is requested to permit relocaƟon of the approved homesite on Lot A-19 within the 
Ragged Mountain Farm Rural PreservaƟon Development. 

The request does not alter the approved residenƟal use of the parcel. Rather, it seeks to 
establish a homesite that responds to the unusual physical characterisƟcs of the property while 
addressing the public health, safety, and welfare consideraƟons associated with disturbance of 
criƟcal slopes. 

Of parƟcular relevance is §4.2.5(a)(3)(a), which provides for consideraƟon of whether strict 
applicaƟon of §4.2 would not forward the purposes of the chapter or otherwise serve the public 
health, safety, or welfare. 

RGA respecƞully requests that the County Engineer evaluate the actual condiƟons at the 
proposed homesite and the criƟcal slopes immediately surrounding and downslope of that area 
in making the determinaƟon required under §4.2.5(a)(3). 

SITE CONDITIONS AND CONSTRAINTS 

Lot A-19 consists of approximately 84.8 acres and was created as part of the approved Ragged 
Mountain Farm Rural PreservaƟon Development. The parcel is characterized by steep 
mountainous terrain, narrow ridgelines, extensive forest cover, exposed rock outcrops, shallow 
bedrock, and substanƟal areas of County-designated criƟcal slopes. 

The property is not served by public sewer and must accommodate both primary and reserve 
drainfield areas. Detailed site evaluaƟons have idenƟfied limited areas capable of supporƟng 
the proposed five-bedroom sepƟc system. The locaƟon of suitable soils, together with Virginia 
Department of Health requirements, substanƟally limits flexibility in locaƟng the residence. 

Shallow bedrock and significant rock outcrops further constrain the development area. 
CollecƟvely, these condiƟons substanƟally limit the locaƟons where the residence and required 
onsite sewage disposal faciliƟes can reasonably be accommodated. 

The proposed homesite is located near the ridgeline and topographic high point of the parcel 
within the same general mountainous and forested porƟon of the property contemplated for 



residenƟal development through the Rural PreservaƟon Development. The proposed locaƟon 
responds to the exisƟng terrain, rock condiƟons, access requirements, and available sepƟc soils 
and is only approximately 180 feet from the approved building area. 

EXISTING HOMESITE DISTURBANCE 

The Board has taken two previous acƟons in support of this overall endeavor.   In September, 
2024, as an easement holder, the Board approved a shared driveway within the PreservaƟon 
Tract.  Pursuant to SUB202400034, the Board also approved a variaƟon for the shared driveway.  
At considerable added cost to the owner, the decision to use the shared driveway (in 
cooperaƟon with the adjacent Lot B20) substanƟally reduces potenƟal environmental impacts, 
parƟcularly by avoiding any disturbance of stream buffer areas.  

During logging operaƟons conducted prior to the current Special ExcepƟon request, clearing 
and related disturbance occurred within County-designated criƟcal slopes in the immediate 
vicinity of the proposed homesite. Approximately 28,070 square feet of County-designated 
criƟcal slopes associated with the homesite area were cleared or otherwise disturbed. 

The County subsequently issued a Stop Work Order during the summer of 2025, and the 
homesite area has remained substanƟally dormant since that Ɵme. 

Because this area has now experienced more than a year of exposure to natural precipitaƟon 
and runoff, its exisƟng condiƟon provides useful site-specific informaƟon regarding the actual 
response of these parƟcular slopes to disturbance. 

For purposes of this request, RGA is specifically asking the County Engineer to evaluate the 
disturbance associated with the proposed homesite and the immediately surrounding and 
downslope criƟcal slopes. Disturbance associated with the shared driveway is not being relied 
upon as evidence supporƟng this determinaƟon and is not the focus of the accompanying 
exhibit or this narraƟve. 

The purpose of idenƟfying the prior homesite disturbance is not to suggest that previous 
disturbance independently authorizes or jusƟfies addiƟonal disturbance. Rather, the exisƟng 
condiƟon allows the County Engineer to directly observe the soil and rock condiƟons, drainage 
paƩerns, slope configuraƟon, and evidence of erosion or sediment movement that has occurred 
at the proposed homesite following an extended period without acƟve construcƟon. 

SECTION 4.2.5(a)(3) CONSIDERATIONS 

SecƟon 4.2.5(a)(3) directs the County Engineer, when a request involves disturbance of criƟcal 
slopes, to determine whether the applicable public health, safety, and welfare factors can be 
addressed such that the disturbance will not pose a threat to public drinking water supplies and 



that soil erosion, sedimentaƟon, water polluƟon, and sepƟc disposal issues will be saƟsfactorily 
miƟgated. 

The exisƟng homesite disturbance provides an unusual opportunity for this determinaƟon to be 
informed by actual field condiƟons rather than solely by generalized assumpƟons regarding 
disturbance of slopes exceeding 25 percent. 

The County Engineer can directly evaluate the affected area for evidence of erosion, sediment 
transport, drainage concentraƟon, instability, and other condiƟons relevant to §4.2.5(a)(3). 
Those observaƟons can then be considered together with the engineered erosion and sediment 
control measures, stabilizaƟon requirements, and regulatory oversight that would apply to 
permiƩed residenƟal construcƟon. 

Future development of the homesite would be subject to applicable erosion and sediment 
control requirements. ConstrucƟon plans would incorporate measures to control runoff, 
intercept sediment, stabilize disturbed soils, and minimize sediment transport during 
construcƟon, followed by permanent stabilizaƟon upon compleƟon of grading. 

If the County Engineer determines from the site-specific condiƟons that the applicable erosion, 
sedimentaƟon, water-quality, sepƟc disposal, and other public health, safety, and welfare 
concerns can be saƟsfactorily miƟgated, then strict prohibiƟon of criƟcal-slope disturbance at 
the proposed homesite would not provide a corresponding public health, safety, or welfare 
benefit or materially further the purposes underlying §4.2. 

REQUEST FOR COUNTY ENGINEER DETERMINATION 

RGA respecƞully requests that the County Engineer conduct a field evaluaƟon focused on: 

 the proposed homesite and approximately 28,070 square feet of County-designated 
criƟcal slopes previously disturbed in associaƟon with that area; 

 the immediately surrounding and downslope areas; 

 exisƟng soil and rock condiƟons; 

 drainage paƩerns and evidence of erosion or sediment transport; 

 potenƟal water-quality and sepƟc disposal consideraƟons; and 

 the ability of engineered erosion and sediment control and stabilizaƟon measures to 
saƟsfactorily miƟgate impacts associated with the proposed residenƟal construcƟon. 

The accompanying exhibit has been prepared specifically to idenƟfy the proposed homesite 
disturbance and the criƟcal slopes relevant to this determinaƟon. It is not intended to evaluate 
or rely upon disturbance associated with the shared driveway. 



CONCLUSION 

Lot A-19 presents unusual physical constraints, including mountainous terrain, extensive criƟcal 
slopes, shallow bedrock, exposed rock outcrops, and limited suitable sepƟc soils. These 
condiƟons substanƟally restrict the areas capable of accommodaƟng the proposed residence 
and required onsite sewage disposal faciliƟes. 

At the same Ɵme, approximately 28,070 square feet of County-designated criƟcal slopes 
associated with the proposed homesite have already experienced clearing and disturbance and 
have remained substanƟally dormant since the summer of 2025. Their present condiƟon 
provides the County Engineer with direct, site-specific evidence regarding how these parƟcular 
slopes have responded to disturbance and natural precipitaƟon. 

RGA therefore respecƞully requests that the County Engineer evaluate the homesite and 
immediately surrounding slopes in the field and determine whether the soil erosion, 
sedimentaƟon, water polluƟon, sepƟc disposal, and other public health, safety, and welfare 
factors idenƟfied by §4.2.5(a)(3) can be saƟsfactorily addressed through the proposed design, 
engineered controls, stabilizaƟon measures, and applicable regulatory requirements. 

In our professional opinion, it is readily apparent from the observed condiƟons at the homesite, 
that the soil erosion, sedimentaƟon, water polluƟon, sepƟc disposal, and other public health, 
safety, and welfare factors idenƟfied by §4.2.5(a)(3) can be saƟsfactorily addressed through the 
proposed design, engineered controls, stabilizaƟon measures, and applicable regulatory 
requirements. Therefore strict applicaƟon of the prohibiƟon against disturbance of criƟcal 
slopes at the proposed homesite would not materially further the purposes of §4.2 or 
otherwise serve the public health, safety, or welfare. 

For these reasons, RGA respecƞully requests favorable consideraƟon of the Special ExcepƟon 
pursuant to §§18-4.2.1.b and 18-4.2.5. 
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