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Parcel Information
Property Address:

45 Friendship Way (off Route 644& Route 15), Palmyra, VA 22963

County:

Fluvanna County

Contact:

Thomas Ross, Hotel Street Capital LLC

Mailing Address:
E-mail:

Morrison Ross & Whelan, 31 Garrett Street, Warrenton, VA 20186

TJRoss@mrwlawfirm.com

Parcel Numbers (Acreage): Tax Map 30, Section A, Parcel 110 (222 acres)
Tax Map 19, Section A, Parcel 39C (10 acres)
File Number: tbd
CE Holder:

Fluvanna County
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Summary of Property Features and Current Use
The Poplar Ridge Property (Property) consists of two contiguous parcels totaling approximately
232 acres at 45 Friendship Way (off Route 644), Palmyra, VA 22963 (Fluvanna County). The
Property is immediately west of Route 15, and approximately 1.5 miles north of Palmyra. The
Property is a former golf course development (The Rivanna Resort and Golf Club) that was
unsuccessful, and now consists of abandoned fairways being taken over by weeds with wooded
areas separating the holes. Aerial images of the Property are in Figures 2a and 2b; a general plat
map of the Property is in Figure 3.
The Property has several structural features that are in various states of deterioration and
disrepair. Buildings include: a clubhouse and associated storage shed; three “support” buildings
for the golf course (a vehicle storage shed, a garage facility, and a building that appears to be a
caretaker house) in the northern part of the Property; a fourth building of undetermined use
adjacent to the southernmost dam; and a fifth structure of undetermined nature in the smaller
parcel (appears to have a white roof in Google Earth). Paved areas include: a deteriorating
asphalt parking lot adjacent to the clubhouse; two roadways (Friendship Way which crosses
Property to the entrance of Camp Friendship and an unnamed roadway heading north to the
garage and caretaker house); an entrance driveway to the clubhouse; a small parking area
north of Friendship Way near the entrance to Camp Friendship, and various golfcart paths on
most every hole of the abandoned course. There is also a gravel roadway (an existing railroad
bed) which heads north and south from Friendship Way in the vicinity of the clubhouse; the
southern portion continues beyond the gate at the southern Property boundary while the
northern portion continues beyond the northeastern boundary of the Property. The Property
has approximately 1,650 linear feet of frontage on James Madison Highway (State Route 15),
and 2,295 feet of frontage on Route 644.
The property is gently to heavily rolling, essentially consisting of a three, east-west ridgelines
cut by stream courses flowing toward the Rivanna River plus relatively flat river floodplain
bordering the Rivanna River. Some of the slopes are relatively steep; Figure 3 shows slopes over
20%. The smaller parcel appears to have been levelled in anticipation of construction activities.
Land cover/land use is mostly abandoned golf course fairways, with wooded areas in between
the holes and in stream courses. The abandoned golf course consists of 18 golf holes (fairways,
greens, traps, and one wooden bridge across northern-most reservoir) and a driving range
adjacent to the clubhouse. Fairway areas are largely covered by golf course grasses and
abundant, invasive herbaceous and shrubby plants. The upland forest is very diverse, with
multiple species of pine and oak as well as American beech, sweet gum, sycamore, tulip poplar
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and hickory. Riparian areas in the floodplain next to the river include forest and shrub areas,
with box elder, tulip poplar and sycamore predominating.
A variety of soil types occur on the property (see map derived from NRCS online database). The
Property contains approximately 6.7 acres of prime farmland and 83.7 acres of farmland of
statewide importance.
Shimp Engineering commissioned NCS Wastewater Solutions of Puyallup, WA to conduct a
“Preliminary Feasibility Assessment of Drainfield Site Capacity” on the Property in 2013, when
the “Walker’s Ridge” development was being proposed for the Property. NCS’s report summary
states: “Preliminary feasibility assessments of the soil and site conditions show that there are
at least 40 acres available on the property that are noted by our soil scientist at Soil Feasibility
Group 1, “Fair” for locating potential drainfields. About 110 acres out of total 232 acres of this
project area are classified as “Open Space,” where drain field sites can be located after detailed
field evaluation. Areas noted as Soil Feasibility Group 2, “Marginal to Poor” may also be used if
necessary, for drain field sites.”
The Property has four reservoirs (artificial impoundments) of .09, 0.75, 1.2, and 8.5 acres in
size. The largest reservoir (on the south side of the Property) is divided down the middle by the
east-west running Property boundary. The other three reservoirs are wholly within the
Property’s boundaries. The Property is cut by three small stream courses (intermittent). In
addition, the Subject has approximately 2,120 feet of frontage on the Rivanna River, with flood
risk depicted on the FRIS map (FRIS Map). The Rivanna River is a Virginia Scenic River in the area
bordering the Property.
The Property is zoned Fluvanna County: R-3 Planned Unit Development (PUD) (conditional). The
Property may legally be subdivided into 317 residential lots plus 74,000 square feet of
commercial developments.
This BDR narrative is accompanied by a photo appendix that documents baseline conditions on
the Property as of October 1, 2016.
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Figure 2a (above). Aerial imagery of Property (downloaded from Fluvanna County On-line GIS on
October 2, 2016). Imagery shows both parcels comprising the Property.

Figure 2b (right).
Google Earth image
of Property (without
boundary lines) in
relation to Palmyra,
VA
(downloaded
from Google Earth
on
October
10,
2016).
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Figure 3. General plat map of Property showing boundaries, topography, open ground and forest,
slopes over 20%, roads and structures (Shimp Engineering Preliminary Master Plan Amendment for
Poplar Ridge).
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Statement of Public Benefit / Conservation Value
The Revenue Code defines a conservation purpose as “(i) the preservation of land areas for
outdoor recreation by, or the education of, the general public, (ii) the protection of a relatively
natural habitat of fish, wildlife, or plants, or similar ecosystem, (iii) the preservation of open
space (including farmland and forest land) where such preservation is (I) for the scenic
enjoyment of the general public, or (II) pursuant to a clearly delineated Federal, State, or local
governmental conservation policy, and will yield a significant public benefit, or (iv) the
preservation of an historically important land area or certified historic structure”
The Property has outstanding resource values as follows:


The Property consists of forested floodplain and riparian zone, steep slopes, and
forested and open fields.



The Property contains approximately 6.7 acres of prime farmland and 83.7 acres of
farmland of statewide importance.



The Property is situated in an environmentally sensitive area along the Rivanna River
with approximately 2,120 linear feet of frontage thereon, a public water supply source
and publicly accessible waterway. The Rivanna River is a Virginia Scenic River in the area
bordering the Property.



The Property contains a freshwater reservoir known as “Fishing Lake” which has a
perennial outflow into the Rivanna River.



The Property is directly across the Rivanna River from Pleasant Grove Park, a public
park, and the Fluvanna Natural Heritage Trail.



The Property has approximately 1,650 linear feet of frontage on James Madison
Highway (State Route 15), and 2,295 feet of frontage on Route 644.



The Property has approximately 230 acres of open space in a largely natural condition
that would be suitable for both conservation and recreational activities.
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Location and General Description of the Property
Location, Size and General Description
The Property is located at 45 Friendship Way (off Route 644), Palmyra, VA 22963 (Figure 4).The
Property is immediately west of Route 15, approximately 1.5 miles north of Palmyra, VA.

Figure 4. Location of Property just north of Palmyra and just west of Route 15.
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Natural Features of the Property
Physiographic Setting
The Property lies within the Outer Piedmont Physiographic Region as defined by the Virginia
Natural Heritage Program (VaNHP), and as mapped by Woodward and Hoffman in 1991 (Figure
5) (Physiography). The Piedmont is a rolling to locally hilly landscape that lies between the Blue
Ridge on the west and the Coastal Plain on the east. The VaNHP defines the Outer Piedmont as
the region that “comprises the eastern two-thirds of the province, including several low, nearly
level Mesozoic basins (e.g., Culpeper, Richmond, and Danville basins). The latter are remnants
of Triassic to Jurassic rift valleys that were intruded by magma (now diabase and basalts) and
filled with sediments (now siltstones and sandstones) eroded off the Appalachians.”

Figure 5. Physiography of Virginia (Physiography Overview).
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Geology
This portion of Fluvanna County is largely underlain by Mine Run complex - melange zone III
(gray area in Figure 6), with metagraywacke, quartzose schist, and mélange to the northwest
(green area of Figure 6). Mine Run complex is described as: “Phyllite and schist matrix contains
abundant euhedral magnetite; many matrix rocks are highly deformed on a mesoscopic and
microscopic scale. Mafic exotic blocks (mf) include amphibolite, ultra mafic rocks, serpentinite,
and talc; many mafic and ultra mafic blocks are composite. Biotite gneiss blocks (gn) are also
present. Metavolcanic olistoliths (vo) are rare.”

Figure 6. Geology of Poplar Ridge area (Poplar Ridge is the area labeled “Laurel Ridge Golf Club” in the
center of the map).
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Soils
A variety of soil types occur on
the property (see map derived
from NRCS Soil Web Survey
On-line mapper (Figures 7a and
7b)).

Figures 7a and 7b. Soils on
Property. Downloaded from NRCS
Web Soil Survey, October 14,
2016. Please note that the
boundary depicted in Figures 7 is
hand-drawn and therefore only an
approximation. The area in the
polygon in Figures 7a and 7b is
only 228 acres whereas the
Property itself is 232 acres. Figure
7a (above right) depicts soil
typeson Property; Figure 7b (below
right) depicts prime farmland
(green) and farmland of statewide
importance (blue). Map legend on
following page.

The
Property
contains
approximately 6.7 acres of prime
farmland and 83.7 acres of
farmland
of
statewide
importance.
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Soils Map legend.

Shimp Engineering commissioned NCS Wastewater Solutions of Puyallup, WA to conduct a
“Preliminary Feasibility Assessment of Drainfield Site Capacity” on the Property in 2013, when
the “Walker’s Ridge” development was being proposed for the Property. NCS’s report summary
states: “Preliminary feasibility assessments of the soil and site conditions show that there are
at least 40 acres available on the property that is noted by our soil scientist at Soil Feasibility
Group 1, “Fair” for locating potential drainfields. About 110 acres out of total 232 acres of this
project area are classified as “Open Space,” where drain field sites can be located after detailed
field evaluation. Areas noted as Soil Feasibility Group 2, “Marginal to Poor” may also be used if
necessary, for drain field sites.”
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Topography
The Property is gently to heavily rolling, essentially consisting of three ridgelines cut by stream
courses flowing toward the Rivanna River plu relatively flat river floodplain bordering the
Rivanna River (Figure 8). Some of the slopes are relatively steep; Figure 3 shows slopes over
20% (reproduced here). The smaller parcel appears to have been levelled to some degree in the
recent past in anticipation of construction activities.

Figure 8. Topography of Property, taken from USGS Topographic Map.
slopes over 20% (Figure 3 reproduced here).
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Hydrology
The Property has four reservoirs (artificial impoundments) of .09, 0.75, 1.2, and 8.5 acres in
size. The largest reservoir (southernmost) is divided down the middle by the east-west running
Property boundary; the other three reservoirs are wholly within the Property’s boundaries (See
Figure 2 and Figure 8). The smallest reservoir is immediately adjacent to the Largest reservoir,
near the dam.
The Property is cut by eight small stream drainages (intermittent) (See topographic map in
Figure 8). Two drainages runs from east to west in the northern part of the Property; two
drainages feed the northern-most reservoir; and four drainages flow north to south into the
largest reservoir at the southern boundary of the Property.
In addition, the Subject has approximately 2,120 feet of frontage on the Rivanna River, with
flood risk depicted on the FRIS map in Appendix 2 (FRIS Map)(Figure 9). The Rivanna River is a
Virginia Scenic River in the area bordering the Property.

Figure 9. Flood risk on Property as depicted on FRIS map (weblink in text above). Map legend as follows:
blue and white hatching and blue = AE, FLOODWAY (1.0 PCT ANNUAL CHANCE FLOOD HAZARD); yellow
= 0.2 PCT ANNUAL CHANCE FLOOD HAZARD.
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Vegetation and Wildlife Habitats
The Property contains a variety of terrestrial and aquatic habitats that likely support a diversity
of native wildlife species.
Terrestrial wildlife habitats on the Property include upland and riparian/floodplain forest,
grasslands areas (abandoned golf course fairways) and edge habitats (edge between forest and
grassland). Because of the interspersion of grasslands and forest created by the golf course,
there is a good diversity of terrestrial wildlife habitats on the Property.
Fairway areas are largely covered by remaining golf course grasses and abundant invasive
herbaceous and shrubby plants. The upland forest is very diverse, with multiple species of pine
and oak as well as American beech, sweet gum, sycamore, tulip poplar and hickory. Riparian
areas in the floodplain next to the river include forest and shrub areas, with box elder, tulip
poplar and sycamore predominating; these are forested wetlands in the National Wetlands
Inventory mapper (Figure 10). No formal surveys of rare terrestrial wildlife habitats have been
conducted on the Property, but none are believed to occur there. The site visit did not include
any formal survey of invasive/exotic plant species.
Aquatic wildlife habitats on the Property include perennial and intermittent streams and four
artificial reservoirs. Although no formal aquatic wildlife habitat surveys have been conducted
on the Property, no rare or unique aquatic wildlife habitats are believed to occur there.
The site visit did not include any formal wildlife surveys; however, no threatened or
endangered terrestrial or aquatic wildlife species are believed to occur on the Property.

Figure 10. National Wetlands
Inventory map of Property showing
forested wetlands adjacent to
Rivanna
River
(dark
green).
Downloaded from NWI Wetlands
Mapper on October 10, 2016.
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Improvements (Existing Principal Buildings, Structures, and Other Features)
The Property has several structural features that are in various states of deterioration and
disrepair. Buildings include: a clubhouse with associated concrete patio (A); storage shed (B);
three golf course “support” buildings on north side of Property (a garage facility (C), a vehicle
storage shed (D) and a building that appears to be a caretaker house (E) – all surrounded by a
wooden fence); a fourth building of undetermined use adjacent to the southernmost dam (F);
and a fifth structure of undetermined nature in the smaller parcel (G) (shows with a white roof
in Google EARTH, was not visited during site visit) (Figure 11). Paved areas include a
deteriorating parking lot adjacent to the clubhouse (H); two roadways (Friendship Way which
crosses Property to the entrance of Camp Friendship (2,110 feet in length) (J) and an unnamed
roadway heading north to the garage and caretaker house (1,024 feet in length) (K)); an
entrance driveway to the clubhouse (507 feet in length) (L); a small parking area north of
Friendship Way near the entrance to Camp Friendship (I); and cart paths on most every hole on
the abandoned course. There is also a gravel roadway (an existing railroad bed) (M) which
heads north and south from Friendship Way in the vicinity of the clubhouse; the southern
portion continues beyond the gate at the southern Property boundary while the northern
portion continues beyond the northeastern boundary of the Property (total length = about
1,800 feet).

Figure
11.
Location
of
structures,
parking areas,
and roadways
on
Property.
Reservoirs are
outlined
in
white.
Downloaded
from
Google
Earth
on
October
16,
2016.
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Surface areas occupied by structural features are presented in Table 2.
Table 2. Approximate ground area occupied by structural features (areas are approximate
because they are measured using Google Earth imagery).
Feature
Approximate area in square feet
A. Clubhouse and concrete patio
10,950
B. Storage shed near clubhouse
60
C. Garage facility (north side)
4,255
D. Storage shed (north side)
1,975
E. “Caretaker” residence (north side)
1,100
F. Building adjacent to southernmost dam
825
G. Undetermined structure in small parcel
350
53,632
H. Parking lot at clubhouse
I. Small parking lot N. of Friendship Way
6,250

Land Use and Management
The property is gently to heavily rolling, essentially consisting of a three ridgelines cut by
stream courses flowing toward the Rivanna River, plus relatively flat river floodplain bordering
the Rivanna River. Some of the slopes are relatively steep; Figure 3 shows slopes over 20%. The
smaller parcel appears to have been levelled in anticipation of construction activities.
Land cover/land use is mostly abandoned golf course fairways, with wooded areas in-between
holes and in stream courses. The abandoned golf course consists of 18 golf holes (fairways,
greens, traps, and one wooden bridge across northern-most reservoir) and a driving range
adjacent to the clubhouse. Fairway areas are largely covered by remaining golf course grasses
and abundant invasive herbaceous and shrubby plants. The upland forest is very diverse, with
multiple species of pine and oak as well as American beech, sweet gum, sycamore, tulip poplar
and hickory. Riparian areas in the floodplain next to the river include forest and shrub areas,
with box elder, tulip poplar and sycamore predominating (forested wetlands in the NWI).
Table 3. Approximate acreage of land use/land cover types on Property (estimated).
Land use/Land cover Type
Acreage
Open areas (golf course fairways (87 acres) and driving range (8 95 acres
acres)) ** estimated based on a 7,000 yard length of golf course
Regenerating forest in small parcel
10 acres
Forest (between holes and in riparian area) ** estimated as
123 acres
remaining area not in golf course or developed areas

Developed areas (clubhouse, garage area in north of Property,
roadways)
TOTAL
Poplar Ridge Property - Baseline Documentation Report - FINAL
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Cultural Resources
The Property does not have any structures or other features of historic or cultural significance.

Scenic and Open Space Resources
The Property has approximately 1,650 linear feet of frontage on James Madison Highway (State
Route 15), and 2,295 feet of frontage on Route 644. The Property is directly across the Rivanna
River from Pleasant Grove Park, a public park, and the Fluvanna Natural Heritage Trail. The
Rivanna River is a Virginia Scenic River in the area bordering the Property.

Conservation of Open Space Lands Designated by Local Governments
No lands under conservation or open space easement are adjacent to or near the Property
(Figure 12). Properties under easement do occur to the southeast of the Property. Likewise, no
Ag/Forestal Districts are adjacent to or near the Property.

Figure 12. Property showing nearby conservation easements (dotted parcel). Note the lack of
Ag/Forestal Districts. Image download from Fluvanna County On-line GIS, October 10, 2016.
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Conformance with County Zoning & Comprehensive Plan
Zoning.
The Property is zoned Fluvanna County: R-3 Planned Unit Development (PUD)
(conditional) (Figure 13). The Property may legally be subdivided into 317 residential lots plus
74,000 square feet of commercial developments. All lands around the Property are zoned A-1
Agricultural.

Figure 13.
Zoning of
Property and adjacent areas.
Red hatching is R-3 PUD;
light green is A-1 Agriculture.
Image
download
from
Fluvanna County On-line GIS,
October 10, 2016.

Fluvanna County Land Use Policies. Land use policies of the County of Fluvanna as delineated
in the Fluvanna County Comprehensive Plan (September 2015)(the “Comprehensive Plan”) to
which plan the restrictions set forth in this deed conform as follows:
a. To “encourage wider use of conservation easements . . . as a means of protecting
natural resources and open space” (Chapter 1: Natural Resources).
b. County policy to “protect surface water and groundwater resources” and which
designate the Rivanna River as being “critical to the history and ecology of the
county” and which encourages citizens to record easements as a means of
“preserving river and stream corridors” (Chapter 1: Natural Resources).
c. The County’s policy which designates the Rivanna River basin as offering
“indispensable services in the form of water supply” (Chapter 1: Natural
Resources).
d. The County’s policy which designates the “Rivanna River Water Trail as part of
the Chesapeake Bay Gateways and National Park Service network of canoe and
kayak trails” (Chapter 1: Natural Resources).
Poplar Ridge Property - Baseline Documentation Report - FINAL

Page 19

Documentation Information
Baseline Documentation Report prepared by:
Kurt A. Johnson, Ph.D.
10017 Whitefield Street
Fairfax, Virginia 22032
(703) 615-5948
Site visit and photo-documentation by Kurt A. Johnson on October 1, 2016.
Kurt A. Johnson Qualifications:
Kurt A. Johnson has more than 30 years of experience in natural resources research and
management, including more than 14 years working on sustainable natural resources
management in Virginia. In the mid-Atlantic region, Johnson has prepared BDRs; battlefield
restoration plans; wildlife habitat, inventory & monitoring, and research plans; and
comprehensive land conservations plans. He has written more than 15 successful grant
proposals. He previously worked on international wildlife trade, NEPA compliance, protected
area planning, wildlife research, and endangered species conservation for the federal
government, conservation NGOs, and the private sector. He currently works on climate change
impacts to wildlife, habitats, and landscapes for the federal government. He has B.S., M.S., and
Ph.D. degrees in wildlife ecology. Recent projects include:
 More than a dozen Conservation Easement BDRs for natural and watershed
protectionareas and Civil War battlefields in Fairfax, Arlington, Fauquier and Culpeper
Counties, prepared for land trusts and private consulting firms.
 A battlefield restoration plan and implementation for a 160-acre tract of Cedar
Mountain Battlefield (Culpeper, Virginia) owned by the Civil War Trust.
 A wildlife management plan (habitat enhancement; inventory and monitoring) for a
private landowner in Fauquier County.
 Review of an equestrian park development plan on a CE-covered property for a private
landowner in Culpeper County.
 Multiple proposals for national and international wildlife research and conservation
work.
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FINAL
Conservation Easement
Baseline Documentation Report – Photo Appendix

Poplar Ridge Property
45 Friendship Way (off Route 644 & Route 15), Palmyra, VA 22963
Fluvanna County

Prepared by:
Kurt A. Johnson, Ph.D.
For:
Hotel Street Capital, LLC & Warrenton Investments, Inc.
October 2016

Poplar Ridge Property -- Photo Locator Map.
NOTE: Not all photos in appendix are labeled on map.

1

Figure 1. Entrance to the Poplar Ridge Property, off of Route
644. Looking west along Friendship Way (main driveway).

Figure 2. Entrance intersection for Poplar Ridge Property,
looking in a northerly direction along Route 644.

Figure 3. Beginning of driveway that heads in a northerly
direction off Friendship Way to the garage/caretaker’s
residence on north side of Property. Photo taken in a
southerly direction. Van parked just off Friendship Way.

Figure 4. Driveway that heads in a northerly direction off
Friendship Way to the garage/caretaker’s residence on north
side of Property. Photo taken in a northerly direction, from
same location as Figure 3.

2

Figure 5. Abandoned golf fairway adjacent to driveway that
heads in a northerly direction off Friendship Way to the
garage/caretaker’s residence on north side of Property. Photo
taken in a northerly direction.

Figure 6. Abandoned golf fairway adjacent to driveway that
heads in a northerly direction off Friendship Way to the
garage/caretaker’s residence on north side of Property. Photo
taken in a southerly direction, from same spot as Figure 5.

Figure 7. Abandoned golf fairway north of driveway that heads
in a northerly direction off Friendship Way to the
garage/caretaker’s residence on north side of Property. Photo
taken in a northerly direction.

Figure 8. Abandoned golf fairway adjacent to driveway that
heads in a northerly direction off Friendship Way to the
garage/caretaker’s residence on north side of Property. Photo
taken in an easterly direction, looking from driveway toward
fairway.
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Figure 9. Fenced area on north side of Property with garage,
storage shed, and caretaker’s residence. Photo taken in a
westerly direction showing garage and surrounding fence.
Storage shed is to the right of the garage; caretaker’s residence
behind it.

Figure 10. Closer view of garage, taken from inside the fence
looking in a westerly direction.

Figure 11. Close-up of front left side of garage.

Figure 12. Multi-space storage shed to right (north) of garage;
probably for storing golf course maintenance equipment
(tractor, bush-hog, mower, etc.).

4

Figure 13. A 2-story structure that I have termed a “caretaker’s
residence,” immediately west of the garage within the fence
area. This is the north side of the structure.

Figure 14. West side of “caretaker’s residence.”

Figure 15. Abandoned golf fairway immediately south of
fenced garage/caretaker’s residence area (see fence in leftcenter of photo). Photo taken in an easterly direction.

Figure 16. Abandoned golf fairway immediately west of fenced
garage/caretaker’s residence area. Photo taken in a westerly
direction from green area of hole.
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Figure 17. Abandoned golf fairway immediately west of fenced
garage/caretaker’s residence area. Photo taken in a westerly
direction from near halfway-point of hole.

Figure 18. Abandoned golf fairway immediately west of fenced
garage/caretaker’s residence area. Photo taken in a westerly
direction from halfway-point of hole.

Figure 19. Abandoned parking area adjacent to clubhouse.
Photo taken from southwest corner of lot looking in a
northerly direction.

Figure 20. Abandoned parking area adjacent to clubhouse.
Photo taken from southwest corner of lot looking in a
northeasterly direction (i.e., to right of area shown in Figure
19).
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Figure 21. Abandoned driving range south of parking lot and
clubhouse. Photo taken from north side of range in a southerly
direction.

Figure 22. Southeast side of abandoned clubhouse, showing
wooden deck area in front of building.

Figure 23. Close-up of southeast side of abandoned clubhouse.
Photo 1 of 2-shot panorama.

Figure 24. Close-up of southeast side of abandoned clubhouse.
Photo 2 of 2-shot panorama.
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Figure 25.
Close-up of back side (southwest side) of
abandoned clubhouse, with wooden deck in foreground.

Figure 26. North side of clubhouse showing basement area
(possibly a storage area for equipment or golf carts).

Figure 27. Southeast and southwest side of abandoned
clubhouse showing wrap-around deck on second story and
concrete patio.

Figure 28. Southwest side of abandoned clubhouse showing
wrap-around deck on second story and concrete patio.
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Figure 29. Southwest and west sides of abandoned clubhouse
showing wrap-around deck on second story, concrete patio,
and free-standing storage shed.

Figure 30. Another view of free-standing storage shed, taken
in a southwesterly direction.

Figure 31.
Abandoned railroad bed running north-side
immediately west of clubhouse area. Photo looking in a
southerly direction.

Figure 32.
Abandoned railroad bed running north-side
immediately west of clubhouse area. Photo looking in a
southerly direction.

9

Figure 33. Abandoned golf fairway immediately west of northsouth abandoned railroad bed. Photo looking in a southerly
direction from tee area.

Figure 34. Abandoned golf fairway along north side of
Friendship Way, looking in a westerly direction.

Figure 35. Friendship Way as it curves to the southwest just
past the driveway leading to the clubhouse. Looking in a
southwesterly direction.

Figure 36. Abandoned golf fairway along north side of
Friendship Way, looking in a westerly direction.
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Figure 37. Bridge across artificial pond on abandoned golf hole
north of Friendship Way. Photo taken on south side of bridge
looking in a northerly direction.

Figure 38. Artificial pond on abandoned golf hole north of
Friendship Way. Photo taken on bridge looking in a westerly
direction.

Figure 39. Abandoned golf fairway just north of the artificial
pond in Figures 37 and 38. Photo looking in a generally
southerly direction toward the tee.

Figure 40. Abandoned parking area just north of Friendship
Way near the entrance to Camp Friendship. Photo looking in a
generally southerly direction.
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Figure 41. Artificial pond on abandoned golf hole south of
Friendship Way. Photo looking in a generally easterly
direction.

Figure 42. Artificial pond on abandoned golf hole south of
Friendship Way. Photo looking in a generally southerly
direction.

Figure 43. Abandoned golf hole south of Friendship Way.

Figure 44. Abandoned golf hole south of Friendship Way.
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Figure 45. Abandoned structure on west side of dam that
creates Fishing Lake. Photo looking in a generally northerly
direction.

Figure 46. West end of dam that creates Fishing Lake. Lake
can be seen through the trees.

Figure 47. Outlet for overflow water from Fishing Lake. Pipe
emerges from base of south side of dam. Outflows flows
directly into Rivanna River.

Figure 48. Rivanna River adjacent to Property.
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Figure 49. Rivanna River adjacent to Property.

Figure 50. Rivanna River adjacent to Property.

Figure 51. Entrance to camp Friendship on west side of
Property, where Friendship Way enters the Camp. Photo
looking in a generally northwesterly direction.
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TMP 19-A-31
Charles Ackenbom, Jr.
DB 845 PG 726
Zoned: A-1
Use: Residence

SLOPES OVER 20% (TYP.)

TMP 19-A-31B
Raymond C.
Ackenbom, Jr.
DB 814 PG 151
Zoned: A-1
Use: Vacant
Woods

TMP 19-A-31C
Raymond C.
Ackenbom
PB 2-261
Zoned: A-1
Use: Residence

TMP 19-A-31D
Erin Wise-Ackenbom
DB 705-991
Zoned: A-1
Use: Vacant Woods

TMP 19-A-37
Dogpoint Farm Palmyra Va., LLC
DB 589-20
DB 25-383 Plat
Zoned: A-1
Use: Farm

TMP 19-A-30
Thomas N. Cavanaugh
WB 31-568
Zoned: A-1
Use: Vacant Woods

St. Rt. Route 644
Friendship Rd.

PONDS

TMP 19-17-1
D. Burdell Cavanaugh
DB 678-599, 600 Plat
Zoned: A-1
Use: Vacant

TMP 19-A-38
Charles R. Ackenbom
DB 152-475
DB 10-320 Plat
Zoned: A-1
Use: Camp

ROUTE 644
FRIENDSHIP ROAD

TMP 19-17-2
D. Burdell Cavanaugh
DB 678-599, 600 Plat
Zoned: A-1
Use: Vacant

TMP 19-17-3
Victor & Alice Rivera
DB 785 PG 571
Zoned: A-1
Use: Vacant

TMP 30-A-119A
CSX Transportation
DB 3-217

Friendship Way

TMP 19-A-39C
Hotel Street Capital, LLC.
DB 765 PG 229
Zoned: R-3
Use: Vacant Golf Course
10.00 Acres

1.44 ACRES OF TMP
30-A-110 ZONED A-1
(NOT INCLUDED IN THIS
AMENDMENT)

TMP 19-6-1A
2 (Parts)
Janet E. Vaughan, Est.
DB 31-368
DB 36-202
DB 69-159
WB 26-255

U.S. ROUTE 15
RIVANNA RIVER
FLOOD PLAIN

TMP 19-6-1
Fluvanna Habitat For Humanity
DB 858 PG 951
DB 221-436, 440 Plat
Zoned: A-1
Use: Vacant Woods

EXISTING RAIL ROAD BED
SLOPES OVER
20% (TYP.)

U.S. Route 15
66' & Variable Width R/W
DB 18-75, Project #493A Sheet 11

TMP 30-A-112
William A. Talley, Jr.
DB 882 PG 408
WB 22-246
DB 27-20 Plat
Zoned: A-1
Use: Vacant Partial Woods

TMP 19-A-39B
Fluvanna County
DB 317 PG 834
Zoned: A-1
Use: Fire Station

FISHING LAKE

TMP 30-A-112A
William A. Talley, Jr.
DB 201-11
Zoned: A-1
Use: Vacant Woods

TMP 30-2-1
Fluvanna County
School Board
Zoned: A-1
Use: School Admin. Office

EXISTING CONDITIONS

TMP 19-A-39
Friendship Camp, Inc.
DB 223-217
DB 192-745, 746 Plat
DB 764-783
DB 768-951
DB 169-119
PB 1-247 Plat
Zoned: A-1
Use: Camp
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SUPPLEMENTAL STATEMENT TO IRS FORM 8283:
DONATION OF CONSERVATION EASEMENT

On October 13, 2017, the taxpayer/donor completed the donation of a conservation
easement in Virginia (the “Conservation Easement”) under the provisions of Section 170(h) of
the internal Revenue Code of 1986, as amended, and the regulations thereunder (the “Code”).
The Conservation Easement encumbers 232.003 acres of property (the “Property”) owned by
taxpayers in Fluvanna County, Virginia.
Pursuant to the Treasury Regulations, the value of the conservation restriction was
determined by appraisal of all the taxpayers’ property owned by the donors before and after the
conservation easement. The taxpayers have and had no interest in any other real property not
subjected to the Conservation Easement.
There are currently abandoned golf course buildings (including club house and
supporting structures) on the encumbered Property. The Conservation Easement prohibits
subdivision of the Property into more than 2 lots and prohibits the right to build more than 2
primary dwellings and limits other building rights as well as commercial and industrial uses
inconsistent with the conservation purposes.
The donation was made to the Board of Supervisors of Fluvanna County (the “Donee”),
the governing body of a political subdivision of the Commonwealth of Virginia and a “qualified
organization” and “eligible donee” under Section 170(h)(3) of the Internal Revenue Code and
Treasury Regulation §1.170A-14(c)(1), and is a public body under Section 10.1-1700 of the
Code of Virginia, 1950
The Property has the following Conservation Values, as further documented in the attached
Conservation Easement and Baseline Documentation Report:
(a) the Property consists of forested floodplain, steep slopes, and forested and open fields;
(b) the Property is situated in an an environmentally sensitive area along the Rivanna River,
which is designated as a Virginia Scenic River under Va. Code § 10.1-416, with
approximately 2,200 linear feet of frontage thereon, a public water supply source and
publicly accessible waterway;
(c) the Property contains a freshwater lake known as “Fishing Lake” which has a perennial
outflow into the Rivanna River;
(d) the Property has approximately 1,650 linear feet of frontage on James Madison Highway
(State Route 15) and 2,295 feet of frontage on Friendship Way (State Route 644);
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(e) the Property is directly across the Rivanna River from Pleasant Grove Park, a public park,
and the Fluvanna Natural Heritage Trail;
The Conservation Easement in gross constitutes a restriction granted in perpetuity on the use
which may be made of the Property, and is in furtherance of and pursuant to the clearly
delineated governmental policies set forth below:
(i)

The policies of the Commonwealth of Virginia as set forth in:
a.

Section 1 of Article XI of the Constitution of Virginia, which states that it is the
Commonwealth’s policy “to protect its atmosphere, lands and waters from
pollution, impairment, or destruction, for the benefit, enjoyment, and general
welfare of the people of the Commonwealth”;

b.

The Virginia Conservation Easement Act (Code of Virginia, §§10.1-1009 et
seq.), which provides for the conveyance of conservation easements in perpetuity
for the purposes noted above;

c.

The Virginia Open Space Land Act (Code of Virginia, §§10.1-1700 et seq.),
which provides for the conveyance of conservation easements in perpetuity for
the purposes noted above

c.

The Virginia Land Conservation Incentives Act, Chapter 3 of Title 58.1, §§58.1510 through 58.1-513 of the Code of Virginia, which supplements existing land
conservation programs to further encourage the preservation and sustainability of
the Commonwealth’s unique natural resources, wildlife habitats, open spaces and
forest resources;

d.

Chapter 32, of Title 58.1, §§58.1-3230 through 58.1-3244 of the Code of
Virginia, which authorizes special use-value tax assessments for real estate
devoted to agricultural, forestal, horticultural and open-space use;

e.

The Virginia State Scenic Rivers Act, Chapter 4 of Title 10.1 of the Code of
Virginia, § 10.1-416 designates the Rivanna River as a state scenic river from the
base of the South Fork Rivanna River Reservoir past the property to its
confluence with the James River;

(ii)
Land use policies of the County of Fluvanna as delineated in the Fluvanna County
Comprehensive Plan (September 2015) (the “Comprehensive Plan”) to which plan the
restrictions set forth in this deed conform as follows:
a. To “encourage wider use of conservation easements . . . as a means of protecting
natural resources and open space” (Chapter 1: Natural Resources).
b. County policy to “protect surface water and groundwater resources” and which
designate the Rivanna River as being “critical to the history and ecology of the
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county” and which encourages citizens to record easements as a means of
“preserving river and stream corridors” (Chapter 1: Natural Resources).
c. The County’s policy which designates the Rivanna River basin as offering
“indispensable services in the form of water supply” (Chapter 1: Natural
Resources).
d. The County’s policy which designates the “Rivanna River Water Trail as part of
the Chesapeake Bay Gateways and National Park Service network of canoe and
kayak trails” (Chapter 1: Natural Resources).
Therefore the conservation purposes under Section 170(h)(4) of the Code furthered by the
donation of the conservation restriction include the following: the preservation of open space
(including farm & forest land) under Section 170(h)(4)(A)(iii): (i) for the scenic enjoyment of
general public, and (ii) for a significant public benefit pursuant to clearly delineated State and
Fluvanna County policies protecting property containing prime agricultural soils, steep slopes,
landscapes and woodscape, and scenic views from the Rivanna River and Pleasant Grove Park,
and watershed and adjacent land to the Rivanna River (a State Designated scenic river).
The taxpayers acquired the Property variously as follows:
Since first acquiring the property, the taxpayers have spent significant amounts of money
subdividing the property, on soils engineering and development plans, as well as constructing
their home and barns on the Property (the land on which the structures are located are excluded
from the eased property).
As set forth on pages 46-67 of the Appraisal (value of Property before the Conservation
Easement) and pages 68-79 (value of Property after the Conservation Easement) and page 80
(value of Conservation Easement, the appraiser, applied the Sales Comparison Approach and the
Subdivision Analysis Approach and concluded that the market value of the Conservation
Easement was derived as follows:
a. Market value of the Property prior to the donation of the Conservation Easement:
$4,200,000
b. Market value of the Property after the donation of the Conservation Easement:
$680,000
c. Market value of the Conservation Easement: $3,520,000
A copy of the qualified appraisal that substantiates these values and verifies the
appraisal methodology is filed with this Form 8283 and the donors’ tax return. A copy of the
recorded Conservation Easement is also included in the appraisal report.
Neither the donors, members, related family members, nor related persons (as defined
by the Treasury Regulations) own any contiguous property or nearby property.
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The donation of the conservation restriction was not made to obtain a permit or other
approval from a local or other governing authority, nor was the donation required by any
contractual obligation.
The Conservation Easement contains a subordination of all mortgages encumbering
the Property at the time of the donation of the easement.
The condition of the Property was documented and established through extensive
baseline documentation acknowledged by the donors and the donee as an accurate representation
of the condition of the Property on the effective date of the donation. The Baseline
Documentation Report is being filed with this Form 8283 and the donors’ tax return, as is a copy
of the letter from the donee to the taxpayers sent pursuant to the provisions of Section 170(f)(8)
of the Code.
The Conservation Easement was recorded on October 13, 2017, in the land records of
the Fluvanna County Circuit Court.

