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THE COMPREHENSIVE PLAN

The Code of Virginia requires localities, such as Fluvanna County, Virginia to adopt a
comprehensive plan for the physical development of Fluvanna as a local jurisdiction.
This compiled Plan will provide Fluvanna the proper guidance and implementation tools
to guide the Fluvanna County Staff, Commissioners and Board of Supervisors members.

A comprehensive plan provides a blueprint for the future of a County by establishing a
framework for future growth and development or by defining the rural preservation
techniques to maintain Fluvanna County’s unique rural character and preserve farms.

The comprehensive plan must be general in nature, meaning it designates the general
or approximate location, character and extent of features shown on the Future Land
Use maps or other maps or as described in the text of locality’s comprehensive plan.

The Comprehensive Plan cannot bind the policies of the Board of Supervisors, but as a
public policy document that reflects public input, it should guide the land use policies
and fiscal Capital Improvement Plan decisions by the Fluvanna County elected officials.

Fluvanna County adopted its first Comprehensive Plan back in 1977 with updates in
1983, 1988, 1993, 2000 and 2009. The 2015 Comprehensive Plan is the most current
plan and revisions began in 2020 when the COVID-19 pandemic hit Fluvanna County.

Fluvanna County Introduction

Fluvanna County is located in central Virginia on the eastern edge of the Charlottesville
Metropolitan Area with Palmyra, as the County seat being 20 miles from Charlottesville
and 60 miles from Richmond as the Virginia capital and in the center of the Richmond
Metropolitan Area. Fluvanna County is fortunate to be located between these two (2)
important metropolitan areas as major employment centers, world class healthcare at
the University of Virginia (UVA) and Virginia Commonwealth University (VCU) Medical
Centers and educational and research institutions within reasonable driving distances.



Fluvanna County lies entirely in the Piedmont physiographic province and in Virginia
this province lies between the Blue Ridge province on the west and the Coastal Plain on
the east. Fluvanna contains 286 square miles of land with the upland areas of the
County being no higher than 500 feet above sea level and sloping gently towards the
James and Rivanna Rivers, which are both approximately 200 feet above sea level.

The County is approximately 290 square miles, with 4 miles comprised of water in the
Rivanna, Hardware and James Rivers and within Fluvanna County’s largest community
known as Lake Monticello, which is a 350-acre lake and several other smaller creeks

that mainly flow into the Rivanna and Hardware Rivers and then into the James River.

The Lake Monticello planned development began in 1969 and it now has about 4,650
recorded lots, with 512 waterfront homes along 22 miles of the lake’s coastline. There
are 206 homes located around an 18-hole public golf course and with five (5) beaches
and a stocked lake for fishing, water skiing and boating in this lakefront community.

The James River flows along Fluvanna County’s southern border and separates the
County from Buckingham and Cumberland Counties to the south and the Town of
Scottsville sits on the bend in the river and forms a gateway into Albemarle County.

The Rivanna River flows in from Albemarle County, past Lake Monticello, and flows
through the center of Fluvanna County down to Columbia where it joins the James
River and then onto Cobb’s Creek Reservoir that is located in Cumberland County.

Fluvanna’s northern border is located in the Zion Crossroads Area that it shares with
Louisa County south of Interstate 64 where Route 250 and Route 15 come together.
Fluvanna County borders Albemarle County on the western side and then Goochland
County on the eastern side of the County. Zion Crossroads is an Urban Development
Area in the county that will be an important economic development region well into
the future. It seeks to serve the commercial and industrial needs of the four county
region of Albemarle, Fluvanna, Goochland and Louisa County along the I-64 corridor.
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CHAPTER 2 — RURAL CROSSROADS AREAS & RURAL PRESERVATION PLANNING

“It is the hope that Fluvanna’s heritage and character will shape the course of change
and development instead of the new development shaping the character of our own
community. This vision is one of an active community that works proactively to
preserve, protect, restore and promote Fluvanna’s rich heritage in the context of
change” — 1999 Fluvanna Heritage Forum vision statement.

Successful land use practices have ensured that the rural appearance of the county is
not very different than it was twenty years ago even though Fluvanna now has a larger
population. Rural land use preservation is equal to the quality of life and is the central
focus of the rural planning process. Land’s relationship to the availability of clean air, a
clean and adequate water supply, and plus a very successful agricultural and forestry
production process are a few of the factors routinely considered in planning decisions.

Agriculture and forestry land uses continue to be the largest and most important land
use in the county and in the state and that will continue to be that way in order to be
able to provide food, fiber and other agricultural related commodities to the markets.
However, the County and local residents understand that farming and forestry is often
not an economically viable land use without other sources of supplementary income.

2015 Comprehensive Plan Text




Open spaces in subdivisions should be available to the community for rural uses such as
farming, wildlife, and recreation. Public Streets are neighborhood streets within these
developments, or rural roads. Commercial and multi-family developments are limited,
neighborhood-oriented, and smaller in scale. Multi-use trails should connect rural

cluster developments, wherever possible.

Some mixed-use development may be possible at a very small, rural neighborhood
scale, but most development is single-family or two-family residential projects with
limited commercial uses. Structures do not exceed two stories, and residential density is
up to one unit every two acres gross, counting the acreage for the whole parcel, or six
units per acre net, just the developable area, not including the permanent open space,
whichever is most restrictive. There are no density incentives outside of the cluster
development concept in the rural residential areas. Larger subdivisions should be
located within identified community planning areas and discouraged in the rural

residential areas.

Rural Preservation
The rural preservation areas are intended to be the least developed areas of the county.

Large parks, agricultural and forestal districts, working farms, and passive open spaces
should comprise most of the land use, with very low-density residential development.
The open space should be strategically located to preserve viewsheds from roads and
existing developments, and to be used by the residents of the planned community.
Open spaces in subdivisions should be available to the community, be available for
rural uses such as farming, wildlife, and recreation, and minimize or exclude utilities
such as wells and septic fields or reserve areas. Large subdivisions in the rural
preservation areas should be discouraged. Rural roads, two-story structures, single-
family dwellings, home occupations, and country stores are examples of the most
intense developments that should generally occur there.

Rural Design
Preserving the character of the rural preservation and rural residential areas presents a

special challenge for the county, particularly with existing by-right development rights
of one dwelling unit per two acres. These areas contain the majority of the county’s
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land mass, and with the evolution of alternative wastewater systems, will be subject to
intense development pressures as Fluvanna’s population continues to grow. Current
zoning encourages a majority of developed land to remain as significant open space to
maintain the county’s rural atmosphere and to provide large contiguous expanses of
green space. Rural design means that clear boundaries exist between both rural and
development areas. This principle minimizes sprawl! in the rural areas and supports the
development of growth areas. Historically, Fluvanna’s villages had discrete boundaries
with rural land surrounding the village. Rural design reinforces this historical trend.

In 2004, the Board of Supervisors adopted residential cluster development regulations.
Cluster development became mandatory for the subdivision of more than 5 lots in the
A-1 district and an alternative development style in other residential districts. For A-1
clusters a minimum of 75 percent open space is required, but this open space can be
configured in a variety of ways and with a diverse number of land uses. Clustering
single-family homes on small lots decreases infrastructure costs for the developer, and
reduces long-term maintenance costs. Clustering has other advantages, such as
preserving open space and agricultural land, protecting environmentally sensitive
areas, helping to maintain viewsheds, and reducing pollution.

Open Space

The common element among all rural development is open space. The utilization of
green infrastructure in a project is the key to its long-term success or failure. Green
infrastructure means efficiently using the land upon which a project is located.
Greenways, parks, trails, and undisturbed areas all comprise a project’s green
infrastructure and allow it to fit into a rural environment. Open space can buffer
residential development from surrounding agricultural uses, which is a benefit to both
the residents and the farmers.
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SUSTAINABLE RURAL PRESERVATION PLANNING AND AGRICULTURAL PRODUCTION

GOAL 1 - Preserve and protect the natural and rural character of Fluvanna County.

GOAL 2 — Encourage agricultural and forestal operations and productivity and ensure

the availability of agricultural lands for livestock, timber and crop production uses.

GOAL 3 - Protect the surface water and groundwater resources in Fluvanna County.

GOAL 4 — Protect Natural resources, including air quality, soils and rural ecosystems.

GOAL 5 — Economic growth should be compatible with Fluvanna County’s fragile
environmental quality, important agricultural economy with rural character uses.

GOAL 6 — Ensure that existing and future residents are protected from noise and light
pollution from suburban development that should remain in the CPAs and UDA area.

GOAL 7 — Ensure the provision of capital improvements in a manner consistent with
both environmental and land use objectives in order to maintain rural character area.



132 Main Street
P.O. Box 540
COUNTY OF FLUVANNA Palmyra, VA 22963
(434) 591-1910

Fax (434) 591-1911
www.ﬂuvannacounty.org

“Responsive & Responsible Government”

MEMORANDUM

To: Comprehensive Plan Rural Preservation Advisory Group
From: Douglas Miles, Community Development DirectorDM
Date: April 12, 2022

Subject: Rural Strategies and Rural Preservation Techniques

Please find the attached Thomas Jefferson Planning District Commission surrounding
jurisdictions’ adopted Comprehensive Plan Rural Strategies and Preservation Efforts:

Albemarle County — Rural Areas provide places for agriculture, forestry, protection and
preservation of natural resources and tourism. These places are home to residents who
find a sense of community in the Rural Area’s crossroad villages. Note: The Features
expected in the Rural Area are helpful in defining: Why rural preservation is important.

Greene County — Agriculture and Forestry is well defined and documented in this Plan
as an important part of the County’s economy and promoting long term farm retention.
Note: The Goals and Implementation Strategies (page 73) are important to review and
to consider for inclusion in the Fluvanna Plan for farm heritage and future technology.

Goochland County — Goochland County is a part of PLAN RVA, the Richmond PDC
like we are a part of the Charlottesville PDC, but we share the same geographic split
between these two (2) metropolitan areas. Note: Goochland’s Rural Implementation
Strategies are helpful in that they illustrate how to be specific in plan implementation.

Louisa County — The Benefits of Agriculture and Forestry along with the Challenges to
Agriculture and Forestry are both highlighted within their Land Use chapter with limited
Rural Preservation and Protection measures provided within this Plan. Note: The Plan
section it provides some helpful bullet points to consider to decrease growth pressures.

Nelson County — This 2002 Plan has some classic Rural Preservation and Protection
techniques. Nelson County currently has a planning consultant that is starting to work
on revising the County’s comprehensive plan that was written by and with the TJ PDC
staff in the past. Note: The Plan Implementation page with the Zoning and Subdivision
Ordinances along with other financial considerations like proffers and CIP plan impacts.
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Albemarle County envisions a community with abundant natural, rural, historic, and scenic re-

VISION:

sources ® healthy ecosystems ® active and vibrant development areas ® a physical environment
that supports healthy lifestyles ® a thriving economy ® and exceptional educational opportunity

for present and future generations.

Relationship to the Vision

The Rural Area provides places for ag-
riculture, forestry, protection and
preservation of natural resources, and
tourism. These places are home to res-
idents who find a sense of community in
the Rural Area’s crossroad villages.
Retaining the important parts of Albe-
marle’s rural heritage is essential to the
County, which relies on its scenic beauty
and natural resources lo support its
quality of life.

Rural Area

Introduction

Farms and forests, mountain and valley views, historic buildings
and sites, and abundant natural resources are among the most
valued aspects of Albemarle County. These features are all
part of the Rural Area, which makes up 95% of the County’s
land area and gives Albemarle County its distinctive character.
This area, made up of 690 square miles, also provides a
majority of the County’s wildlife habitat.

Albemarle County is committed to preserving its rural heritage.
The County encourages residential development in the
Development Areas where services and utilities are available
and where such development will not conflict with
agricultural /forestal and conservation of natural resources or
other objectives for the Rural Area. These objectives are
supplemented by the County’s long-standing policy that public
infrastructure will be directed fo the Development Areas.
Minimizing the extension of water and sewer public
infrastructure helps avoid suburbanization of the Rural Area.

Features expected in the Rural Area include:

1. A strong agricultural and forestal economy with large
unfragmented parcels of land on which owners can produce their
goods, have opportunities to gain value from processing their
own produce, and have access to local markets;

2. Protected natural resources, which include mountains, hills, and
valleys, healthy streams ond sustainable supplies of clean
groundwater, and diverse, interconnected oareas of viable
habitat for native wildlife;

3. Profected historic structures, archaeological sites, and other
cultural resources;

4. Rural and historic
experience;

landscapes that enhance the visitor’s

5. Crossroads communities that provide support services and
opportfunities to engage in community life;

6. Distinct boundaries between the Development Areas and
buildings and sites that are clearly rural; and

7. Well-informed citizens who understand the cultural, economic,
and ecological aspects of the Rural Area.

In their entirety, these features help demonstrate the diversity
of rural land uses in, and the importance of, the Rural Area for
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the County as a whole. The features are interrelated, and it is difficult to separate one feature from
another. For example, in order for tourism to thrive, natural and historic resources must be preserved. For
agriculture to be successful, land ownership must be relatively unfragmented and agricultural soils must be
available. Farmers and other residents of the Rural Area need historic crossroads communities not only as
places to find basic support services, but also as centers of community life. Because these features are so
interrelated, it is essential to recognize that decisions about any of the features will affect the Rural Area
as a whole.

Land Use Plan for the Rural Area
The Land Use Plan for Albemarle County is shown in Figure 1. All of the land shown in white is designated
as the Rural Area, with the uses that are described in this Chapter of the Plan.

Agriculture, forestry and conservation play an important and longstanding role in the environment, heritage
and economy of the County and these are the preferred land uses in the Rural Area. These land uses have
a mutually supportive relationship, and all three provide great value to the community-at-large, including
the City of Charlottesville. Some of the benefits include the proximity of rural land, local agricultural
enterprise, and the salutary contributions of the conservation lands to a clean and abundant water supply,
clean air, scenic landscapes and preservation of wildlife habitat, all of which are fundamental to a healthy
and diverse biological community and strong local economy.

New homebuilding is not desired in the County’s Rural Area because it undermines the preferred uses. It
can also cause rural landowners to feel financial pressure to subdivide their land. The County is interested
in helping property owners find ways to keep properties intact rather than subdividing.

Policy and Zoning Ordinance changes are recommended to promote the County’s preferred uses for the
Rural Areq, including supportive uses for agriculture, historic preservation, tourism, crossroads communities,
and strengthening land conservation initiatives. The strategies discussed in this Chapter all share the goal
of helping to keep the Rural Area rural.

Consideration of New Uses in the Rural Area

This Chapter recommends consideration of a few new land uses in the Rural Areaq, including supportive uses
for agriculture, tourism, and crossroads communities. The County recognizes that a delicate balance exists
between providing more opportunities for supporting rural uses and allowing so many of them that the
Rural Area features are lost. Frequent tour buses along County roads can cause rapid deterioration of
narrow gravel roads. Excessive noise can interfere with a horse or cattle operation.

It is important that any change take place slowly with enough time to evaluate potential impacts. Analysis
of the impacts of the recent Zoning Ordinance changes should be conducted before adopting new zoning
regulations. Policies, programs and regulations that address only one aspect of the Rural Area to the
detriment of others should be avoided or, where already in place, revised. Only by prudent and thoughtful
decision making will the Rural Area resources be preserved while encouraging uses that benefit the
economy.
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Criteria for Review of New Uses _
As new uses are proposed in the Rural Areq, it is essential that they be able to meet the following standards.
New uses should:

¢ relate directly to the Rural Area and need a Rural Area location in order to be successful, (e.g., a
farm winery has to be located in the Rural Area and would be unlikely to succeed in the
Development Areas);

® be compatible with, and have a negligible impact, on natural, cultural, and historic resources;
® not conflict with nearby agricultural and forestal uses;
o reflect a size and scale that complements the character of the area in which they will be located;

o be reversible so that the land can easily return to farming, forestry, conservation, or other preferred
rural uses;

e be suitable for existing rural roads and result in little discernible difference in traffic patterns;
o generate little demand for fire and rescue and police service;

* be able to operate without the need for public water and sewer;

e be sustainable with available groundwater; and

® be consistent with other Rural Area policies.

Most importantly, the success of the use should be related to its rural location. For example, a farm winery
where most of the grapes are grown onsite is a Rural Area use. A standalone wine store that sells wines
from all over the world is a commercial use that belongs in the Development Areas. A department store
distribution center located near an interstate interchange should be in the Development Areas, but a storage
and distribution facility for locally produced agricultural products could be located in the Rural Area.

Performance standards will be needed for any new uses to ensure that the size, scale, and location of the
new commercial uses recommended for the Rural Area are appropriate. It is of prime importance that the
appearance and function of new uses blend and not detract from the key features of the Rural Area. New
uses should not overwhelm an area in terms of their function or visibility.
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AGRICULTURE AND FORESTRY

INTRODUCTION

e ' Greene County has a tradition of farming and

s forestry that goes back to its earliest days, and
residents have repeatedly confirmed their strong
desire to see this heritage into the future. Not
only does agriculture contribute to the aesthetic
values and sense of place Greene County
possesses, but it is also an important industry and
source of employment in its own right. The goals
presented in the Comprehensive Plan outline the
county’s vision for the future of agriculture and

forestry.

Like many other communities in Virginia that are growing, Greene County is facing the prospect of
gradually losing farmiand and forests. Each year a portion of land in the county is converted from
growing food or harvesting timber to other uses, such as residential or commercial development. At the
same time, some individual farmers are finding it more difficult to sustain a viable business or recruit the
next generation to carry on their role of providing food. Preserving farmland and forestland lies at the
crossroads of many aspects of the Comprehensive Plan, from caring for the county’s natural resources
and heritage to ensuring continued economic
development through production and tourism.
Efforts to focus new residential, commercial and
industrial growth into the County’s Designated
Growth Areas also play a key role in preserving
our rural areas.

Having a safe, nutritious, and fresh supply of food
is important for quality of life in Greene County,
and the growing demand for locally grown foods
in the region presents a renewed opportunity for
Greene County farmers. Forests also provide

benefits to the community and environment far
in excess of their commercial use. Each of these elements of the agricultural and forestal system is a part
of the comprehensive vision for the future of Greene County.
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EXISTING CONDITIONS

AGRICULTURE

Agriculture in Greene County has been undergoing a transition for many years. Variables such as the
residential and commercial development and the economy over the last several decades has put
pressure on agricultural land. Between 1987 and 2007, as the population in Greene County grew by an
average of 3.5% per year, the amount of land dedicated to farming decreased by an average of 1.19%
per year. Furthermore, the total number of farms in the county actually decreased, between 2007 and
2012, by 3.7%.

Percentage of Land Dedicated to Farming

= 2007 2012

60%
50% o el
40% .
30% TN - ' vl -
20% , - . .
10% | ! '
0% J : i l I |

Albemarle Greene Madison Orange Page Rockingham

Source: 2007 and 2012 USDA census

Most of the principle operators of farms in Greene County have other sources of income to supplement
their farming. Of all principle operators of farms in 2012, 50% list running the farm as their primary
occupation. This is up from 2007, when 38% of all farmers were considered “full-time.” The part-time
farming could be due either too difficult economic situations that require farmers to take alternative
jobs to maintain their standard of living, or from small-scale farming conducted by households in
addition to preexisting employment in another sector. The average age of farmers in the county is 61.5.
This is not unusual for the occupation throughout the country, but it does raise the issue of whether
workforce supply will be able to meet the demand for agricultural production in the future.

Virginia Cooperative Extension is the local connection to Virginia's land-grant universities, Virginia Tech
and Virginia State University. They offer educational programs in agriculture in their Greene County
extension office. Their Agriculture and Natural Resources (ANR) programs help sustain the profitability
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of agricultural and forestry production and enhance and protect the quality of our land and water

resources.
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PROMOTING FARMLAND RETENTION

Greene County has recognized the value of maintaining a vital agricultural industry and has employed
various measures to meet this goal. The Land Use Taxation system, used by 63 other counties in Virginia,
assesses the taxes of qualified parcels according to the productive potential of the land rather than the
market real estate value. This often relieves farmers of some tax burden, particularly for parcels with
higher potential for development, and helps makes the use of this land for farming financially feasible.
There are currently approximately 976 parcels in the county receiving this tax benefit. A study
conducted by Piedmont Environmental Council of the region indicated that for every dollar in tax
revenue received from farm land and open space, 11 to 21 cents were expended for services for that
land. Whereas for every dollar received from residential developments, anywhere from $1.16 to $1.39
was expended for services. Reducing the tax rate for farmers and landowners of open space helps align
these land uses with costs of county-provided services they typically incur.

The county has also used Agricultural and Forestal Districts as a support measure. These are voluntary
agreements between landowners and the local government to decline from development in exchange
for eligibility for land use taxation and limitations of eminent domain. When the program began in 1982,
23,315 acres were enrolled. The number of acres in the program had fallen to 3,812 acres in 2015.
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Conservation easements, legal agreements to keep land open or in agricultural use in perpetuity, are
another available tool. Greene County does not directly purchase conservation easements at this time,
but several parcels in the county have been preserved specifically for farming through the Virginia
Outdoors Foundation. A total of 13, 133 acres in Greene County are under a conservation easement.

Greene County also encourages the development of niche farming, specialty crops, agriculture-based
tourism opportunities, event venues and transient lodging facilities to add to revenue options on local
farms.

LOCAL FOOD

The market growth in local foods over the last several years IEDMONT ENVIRONMENTAL COUNCIL

has benefited farmers in Greene County. For ten years, the B U Y F R E S H

Greene County farmers’ market was held June through

October at the Greene County Technical College on Route 33. B U Y L 0 C A L

5 .ORG
Currently, efforts are underway to establish a permanent WWW.BUYLOCALVIRGINIA-O

farmers Market in the Town of

Stanardarsville. About a dozen other farmers’ markets are in operation
seasonally in the region, at which Greene County farmers have the
opportunity to sell their produce directly to customers. A growing
number of grocers, restaurants, and Community Supported Agriculture
(CSA) groups in the Charlottesville area are providing food from farmers
in the region.

The Piedmont Environmental Council runs a “Buy Fresh, Buy Local”
campaign to encourage residents to purchase food from farmers in the
region. Several Greene County producers currently participate in this

program. The Virginia Independent Consumers and Farmers Association
(VICFA) also works to promote small-scale agriculture in Greene County, mostly at the level of the state
legislature.

| FORESTRY

64% of all land in Greene County is forest cover, as identified by aerial photos from 2009. 77% of
Greene County forest cover is in private ownership, and 23% in federal ownership, mostly the
Shenandoah National Park. There is no statistically significant state or locally owned forest land. Most of
the forest is comprised of hardwoods, with Oak-Hickory being especially prevalent.

Forests provide an important economic function to residents of Greene County. Based on annual
averages collected between 2003 and 2013, 185,000 board feet of pine sawtimber and 652 cords of pine
are harvested annually, which brings the total value of pine harvested to $47,285 annually. There were
798,000 board feet of hardwood sawtimber and 845 cords of hardwood pulpwood, bringing the average
total value of hardwood harvested to $177,042. Between 2003 and 2013 timber harvests generated a
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total average value of $224,327 to Greene’s forest landowners. Timber harvests drastically decreased
from 2008 to 2010 and have rebounded during the 2011-2013 time frame. The 2011-2013 total harvest
value is $311,672 which is well above the 11 year average.

In addition, every $1 in rights to harvest timber paid to the landowner yields $41.82 in value added to
Virginia’s economy. When all of the economic activity generated from the forestry sector in Greene
County is taken into account, over $9 million dollars annually is added to the Virginia economy from this

sector.

The USDA provides estimates of annual economic output and jobs generated from the forestry industry
in the county. Direct activities include logging, hauling, milling, and manufacturing of wood products.
Indirect output includes local businesses that serve the forestry industry, and induced includes multiplier
effects generated from the forestry workers incomes being spent within the community.

The value of Virginia’s and Greene County’s forests don’t stop at the timber industry. Taking into
account the societal and ecological benefits — recreational opportunities, clean air and water, carbon
sequestration, biodiversity and a sense of place — Virginia’s forests have an additional $4 billion value to
the Commonwealth. Other studies, not specific to Virginia, indicate that the ecosystem value of forest
land far outweighs the value of any commodities derived from the land. It is just difficult to quantify.

There is potential for more timber production in Greene County, but it is limited by the level of
production occurring in surrounding counties and the fact that there is currently only one mill in
operation in the county. On the other hand, Greene County’s location along the transportation corridors
of Route 29 and Route 33 are well suited for transporting products. Overall, forests in Greene County
are currently more highly valued for their aesthetic properties and range of ecological services, such as
water filtering, soil conservation, plant and animal habitat, and sequestering greenhouse gases, than
they are for timber harvesting.

There is no good data on how many landowners in the county lease to timber companies, but the
Virginia Department of Forestry has worked with landowners on over 8000 acres of land in Greene
County (including logging, tree planting, management plans, prescribe burning among other activities).
The department offers a set of Best Management Practices to assist landowners in preserving site
productivity and water quality as part of an overall forest management program. Virginia also has a
Silvicultural Water Quality law that protects against excessive sedimentation originating from forestry

operations.
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GOALS AND IMPLEMENTATION STRATEGIES: AGRICULTURE AND FORESTRY

e Investigate county measures to encourage and retain farming and land use operations
o Maintain land use taxation and promote awareness of tax incentives for farmers.

o Partner with other organizations to encourage conservation easements for agriculture
and forestry.

o Concentrate future development into growth areas in accordance with the land use
section of the comprehensive plan.

o Partner with the Greene County office of Virginia Cooperative Extension to help recruit
young farmers and reduce the barriers to entry inherent to farming in the area.

e Protect forest resources in parallel with protecting agricultural resources.

e Encourage and promote specialty and niche farming such as equestrian, vineyard, nursery and
greenhouse crop activities.

e Encourage farming techniques that help protect farmland and water quality
o Encourage organic and/or hydroponic farming.

o Promote use of riparian or vegetated buffers to a minimum width of 35 feet on either side
of streams to protect fish and help keep water clean.

o Encourage Best Management Practices (BMPs) such as no-till, contour plowing, cover
crops that conserve soil integrity and health, rainwater filtration, and the reduction of
overland flow of water to area streams.

e Achieve recognition of farming and farmers as a vital part of the county’s future and make them
part of tourism

o Encourage annual events such as the County Fair and the Strawberry Festival.

o Promote agritourism businesses targeted toward the Richmond and D.C. metro areas.

o Actively celebrate farming heritage

o Collect stories from generational farmers to produce a pamphlet or documentary about
the area’s farming heritage.

s Support local agriculture through the Buy Fresh, Buy Local campaign and promote a year-round
farmer’s market in Stanardsville.
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Future Land Use - Growth Area: Context Map

N
W@E o 2 4 6 8 10
3 Miles

—— Primary Arterials ~ | Industrial

—— Secondary Roads Mixed Use Village Center
[ ] Rural Area [ ] Mixed Use Residential
[ ] Suburban Residential [ | Senior Residential

18 I Greene County Comprehensive Plan



SO T T—
14 [4 ! o]

S1o0z/€2/g - 3eQ
VIAI34 'SOSN :532Jn0S wawpedag §|D A3unod puejyd00n Aq paieasd depy

depieaiiguado ¢ 'eipulAwdeny ‘wopwo] (puejiey)) us3i (Buoy BuoH) euly;
‘ueder US3 'NYDYN “dioD dllusawaloul ‘dewlaiul ‘'SOSA ‘Bwio]ag ‘JHIH L

st dhuow

o= el

AINNOD ANVIHOOOD

)l 4

AJUNLIWOD JasM S| ay} pue '

2

Asepunog [921e4 AJUNO) PUBR[YI0OD 8

JUIT 1BMOJ UOISSIWISURS] -

peouiey X,

speoy A1epuodas

SEINY JudLLdIULYUT [edny 1uawWdO|3A3Q MUIOUOIT AlLid

aredsg uado  uoneasrady 113y ON - 34)0

ainoy Alepuodas s [eluapISay uequngng [eIsnpul @
a1n0y 1e1s s AIsUaqg winpagy ‘[Puapisay Alie ajdus [SUPISAY LIIAA - I[GIXITS
anoysn __A ANSUQ AOT ‘[euapIsay Afwe 4 3|3ulg a|qIxal4

bot A jeuonmnsul / 21015 / Auno) e jenawuo) A

NaANg-nuas  Em sjadJed asn pueq S£o0z

puagan

apIM A1uno) - 3sn puet - 71 - deyy uejd dwo) S€o¢




SO IUNUWIWIO.) PROISSOI) [BINY
ul Juswdo[aAap [eroJoWOd paudisap A[njaied poddng
1910BIBYO [BINI S9OUBYUD Jey) JudwdojoAdp mau jroddng

sasn ueLnsanba se yons

sasn gururre] ayoru pue Ajjerdads sjowoad pue poddng
A)[BIIA OITIIOU09 3FBINOOUD 0} SASSAUISN( [eIN)[NoLISe

pappe-anjeA pue saniAnoe eI noLgde poddng o

0/ \/
0.0 0’0

4

:8UIMO0||0} 93 193W 01 3ALIIS ||Im Aluno) 3yl
‘Y1/eay |easl} pue ‘QUBWUOUIAUS |esnieu ‘Ajijenb 2J1ua0s
‘J910BJEYD |BUNJ S,AJUNOD Byl 01 SIINQIIIU0D Jeyl aseq
AJ1salo) pue |eanyjnoii8e a|ge1s pue asiaAlp e yjoddns o]

V05

SII1931VHILS Tv4NY
[ euylldvH) |




uoaq aAey sulie} Aiwe} [jews Auepy ‘sepeodap 1o}
Buibueyo usaq sey apimuoneu Buiwie) Jo ade) ay |
'/ 00Z 9oUuls pasealoap sey ain)noube 0} pajeosipap
abealoe pue swue} Jo Jaquinu |[BJdA0 8yl “Ajuno)
ayl jo 9,2 APjewixosdde Jo saloe gylL'0g Jo
[e10} B yum ‘(swooul ssolb 0o0‘1L$ 1ses| 1e) Aijuno)
puBYo00S Ul Swiej} GLE paypuspl ainynouby
Jo snsus) [esopad aul ‘zLoz Y ‘Ayunon
ay] ul asn jeinynoube jueoyubis Jayjoue ale
sanAioe uensanbg "Alunod ayy Jo Awouods pue
‘obejuay ‘Juswuoliaue 3y} ul ajol Butpuels-buoj
pue jueuodwi ue Aeld Ansaio, pue ainynouby

"seale a9say) 0} saiin d1gnd Buipuaixs
10U AQq pue ‘sealy ymolis) pajeubisaqg pue sabejjia

S310B 00S< ®
saJoe 664-08T @
S3JoB 6/T-0G !

sale 60T B

sapeQr > |

98ealoy Aq swued jo JoquinnN

Jolepy 01 ymoudb Bunoauip Aq pabeinoous
ale seale 8say] JO uoleAlasald "salnn

$91391e1g [eIny — ¢ 191dey))

[enuso Jo olgnd Joy pauueld jou ase UdIYm ‘sasn
Jaylo 1o ‘saloy ‘lesnynoube ‘jenuapisal Ajsuap
MO| UM J8joeJeyd |ein B 1qIyxe seale asayl
"Baly JUBWadUBYyUT [einy SB ue|d aAIsuayaidwo)
ayl ul pajeubisep s AjJuno) ay) jo Ajuolew ayj

9|divund
siy} Buipjoydn 0] SHWWOD ueld BAIsusyaidwo)
Sy} pue ‘leoeleys |euns sAUNOD 8yl ulejulew
pue 199j0i4d 0} AJUNOD PUBYD00L) JO SUSZIID 3y}
pue siosinladng Jo pJeog 8y} JO alisap play-A[apim
ay} sI suejd aAisusyaidwod snoinaid jo sojdipund
[eluswiepun) \y “J8joBIBYD SAIJOUNSIP S} PUBY2009)
aAIB smalA oluads pue ‘s|iy Buyjjol ‘s}selo) ‘swied

S3193LVALS TVINA
€ 431dVHO

ue[q dAIsuayIdwo)) ¢¢(z AIUno)) pue[yo00n)




LG

‘juswdojanap |elalawwod dujs Buipioae
pue ‘Alunwiwod 8y} Jo Jajoeleyd sy} U)m 9[eos Ul sasn
mau Buiping ‘sbuipjing |eoJawwod Buisixa Buisnal
Aq Joyoeleyd jeint ayy uelas djpy ueo sassauisnqg
PEOISS0I)) [BiNy "SBIHUNWWOY PBOISSOI)) [BJNY JNO Ul
pabelnoous ale ‘sjuapisal AqJeau 0} 8dUIUBAUOD pue
saoIAIes d1seq A|ddns jey) ‘seale |edns ul sassauisng

‘ue|d aAIsuayasdwon ayj Aq pajeubisap
seale ojeudoidde ul peledo| aq pjnoys Ajunosd sy
Ul 9|gelIsap 8q aSIMIBYIO pINOM Inqg ‘seale |ednd jJoedwl
Aeanebau yoiym sosn  saodejd ueqingns  Ajsuap
mo| AleA ojul saoeld |esns Buiwiojsuel) Jo aoueleadde
3y} 9onpal pue Jajoeleyd |edns ulejas diay ues speol
Buoje sieynqg bBuipinoud pue ‘soeds uado Buinissaid
‘odeospue| oy} 0} aaljisuas bBuleg -pabesnoous si
seale Buipunouins ayj} 0} SAINISUSS sI Jey} ubisap |njaJes
‘JN220 Op SsuoIsIAIpgns Uaypn  Buiseasoul aue spun
Buisnoy wuej-uou |eins jo Jdaqwnu ay] Aunon ayl Aq
paJojiuow aq pinoys juswdo|aAap |eluapisal Jo) sealy
Juswadoueyuy |edny Sy} Ul pue| JO UOISISAUOD Y|

"}SO| 8q 0} Sainjes} [einJ 8y} asned [jIm
1ey} sesn Auew o0} Buimojje pue sasn |eins yoddns 0}
sanjunpoddo alow Buipinoid usamiaq aouejeq ajedlap
e sl aiay] ‘-ainynoube jo ped palsapisuod aq pjnoys
pue Ayjigeyyoid wae} o} juepodw ase saonoeld Bulwiey
[BUOIPEI] JO SUOISUSIXS |einjeu ale eyl SallANoY
‘pabeinoousa oq pjnoys Jaloeldeyd jent yim aigqieduwod
ale Jey} Sasn WsSKNO} pue ssauisng-uby  pueg|

sa18a1eng [eIny — ¢ 191dey)

JUBOBA JOU — 9|qedisap Ajjedlwouoda se paziuboodal
8q p|nhoys sasn ssauisng-ube pue ainynouby
el saiuedold sisyy desy o) sieumo Apadoid Joy
sAem apinold 0] sI seale |eind JNO JO uoljeziuegqingns
ayl wenaud 0} Aem juepodw jsow 8yl

ssaursng-ride 11oddns

01 sAem AJ13UapI 0] W0 Juatrdo[ardg
JIUIOU0I5 [eINy B pajeald siosiAlRdng jo pieog
SAIOB (G| SI 9ZIS W] 9FRIDAY

SAI0® Gy pue O]
U93M}2q a1e AJunoy) o) ul suLrej ay) Jo Ayrolejn

*03eaIoR pUR I9qUUINU UI JUISLIIOIP IR SULIR]
‘Furuey
9A1308 0] PIjedIPIp SI AJUnoy) Ayl Jo %,/ 7

sasn [eanjnouge
10 *doeds uado [eanjeu ‘pajsaIog 03 paledIPIp
3q 0} senuUod pug| AJunoy) Jo Ajuiofew 1seA

“pue|
[eIn1 9A1esa1d 07 211S9p USZID FUo.S € SI 1Y,

spuaJ] 3unsix3
sa18931e43S |eany

"SOSSB[0 9ZIS
Jg|lews ojul doip 0} swuej Bululewas ayj pasned
sey sdeysad 10 AJunoH 3y} ul swiel Jo Jaquinu
|ledano 8y} paonpal aAey Aew siy} ‘s}o| |BlUSPISI
oJul papiaipgns 1o suwue) 1obie| AqQ peqiosge

ue|J 2AIsuayaIdwo)) gz AJunoD) pue[yo0on)




Z10Z '200Z ‘2002 ‘8inynolby jo snsus) SN :92nog

saloe saloe saloe saloe
00S<  00S-08T 641-06  6P-0T S=.10eQT>

m ]

¢10¢

Lo0Cm

[ds]ora

¢T0C-200¢ ‘swJed Jo JaquinN

sa139381S TRINY — ¢ J91dey)

ue[J dAISUS21dwoN) GE(7 AIUN0)) PUBYOI00D)




uonoy 1y ‘Adllod ‘d«
P Buiuueld saljiAljoe uelsanba Buisixa jo asuenuiuod sbeinoou] d

A Buiuueld ajendoidde aleym syjed a)puq abeinooug d

L0, LU . JHEWHECSC] salbajens uonejuswajdw] ,odA]

PIN  Hoys 9|qisuodsay

S9I}IAI}OY ukL}sanbg aoueyu3g pue jo9joud

sbulp|ingino
A Buiuue|d JO suleq Ul S8SN MO||B 0} 8JUBUIpIO SUOBdNI20 BWOY MIIASY Y
2 Buluue|d swie} Bunjiom uo sash joedwi mo| pajess Ajgjendoidde mojly 4
P A9 U023 x Buluue|d Buneyiew Joj ajisgam juswdopaa dlwouod3 sAjuno) syl asn v
A A9 uoo3 % Buiuueld ssauisng-Lbe poddng Y

wia] wis] . juswiedag solbsjens uonejuswsa|duw|

PIN  HOYS a|gisuodsay

JJEeJIA JIWOUO0DT pue uoi}onpoud jeiny

s|o00yos SWIO00JSSE|D JNO Ul uoneanps |einynolbe poddns pue sbeinoouy d

e

2 Buiuueld uonealasaid puejwiue} Jo aduepodwi 8y} Jnoge dygnd ayj 8yeanp3 d
Ayjenb iejem

2 Buluue|d pue puejwu.e} 109104d djay jey) senbiuyoa) Buiwlie) abeinooug d
suojjeunsep

2 A9 U023 R Buluue|d  1SLINO) pue saljlusWwe Se S82JN0Sal [elnjeu pue [einjinaube 1o)ie d

TEYEN [ Juswyuedsq

DIN  LIOUS ojqisuodsey salbsjelng uoneyuswsajdw| ,8dA]

$92.n0SaYy A1}Sa104 pue ainynouby

salboje.yg uonejuswa|dwi jeiny

so1393e0S [RINy — ¢ 191dey) ue|d QAISUAYRIdWO)) ¢ AIUno)) pug[yooow)




L
|
<

"
|

uonoy 1y ‘Aoljod id.

Sa1JIUNWWIOD

2 Buiuueld  pEOISSOID [BINJ UIYYIM SBSN |BIDISWWOD 10} spiepue)s ubisap [elnl dojaasg v
Alunwiwo? ayj jo

P Buiuue|q Jeioeleyd syl Yum Jua)sisuod aq 0} sasn mau Jo adoos pue djeas abeinoougy d

A Buiuueld sbuip|inq Bunsixe jo asnai abeinoou] d

s Buiuue|d JoloBIRYD pUR ain)da)yole Bunsixe Juswajdwod o} juswdojanap abeinoou] d

wiel uwuel Bulog juswpedsq solbsjens uonejuswsdw) ,adAj
PIN HOYys -uQ 9jqisuodsey

sealy |edny ul JuswdojaAa( |eldJawwo)

s10] Buipjing jo Buusisno ‘sadeuns snoiAadw pue ‘Buipelb

‘Buies|o [ewiuiw ‘swioy pue| pue Aydesbodoy Bunsixa 0} aAlIsuas aq

‘9)Is Uo saun)es} [esnjeu aatasald isbuipjing mau jo Juswaoeid ueid ‘aoeds

uado jueoiiubis apnoul ‘siayng Aempeol yim joedul [ensIA SZIWiUl
A Bujuueld :pinoys juswdojanap |enuapisal mau ‘sjeudosdde usypn d
wig] wie] bHuion juswuedag
PIN HOYys -uQ  9|gisuodsey

salbajens uoneuaws|dul 23

sealy |einy ul JusawdojaAa( [elusapISay

sa1393eNQ TRIny — ¢ Idey) ue[d SAISUdYAIdWO)) CEOZ AIUN0)) pUB[YI00n)




uelJ 2A1sudyaaduao))
2SO’ Jo AJuno-)






£ ¥ALAVHD

‘uonoe d1qnd Jo siyausq
pue $1509 9y} JO sisAJeue [njared pue ‘poddns Arunuruos ‘diysiopes| asmbax
[[12 seare et pue sease moid Juneudisap ySnoryy uefd oy Sunuawayduy

“MO[J OlJeI} 9JBl[IoR] pue
opud pue AJUSpPI APUNUIIOD 938310 0] SABMOIES JO WAISAS B BUISIAX( o
‘skempeos Arewirrd 3uore siopyng padeospue] (nySuruedun Sujepuejy e
‘soauenud 10[ paseys Suikojdur e
‘weiSord (YA.L) sSWSTY 1uawdo[aAd(q Jo 19ysuel] e Sunear) e
‘seate ymoid ur JuawdojaAsp Ioisnyo Sunowold e
"SBOIE [BINI UL SIZIS J0] 10318 JuLnbay] o
"S9OTAIOS IoMaS pue
Iorem orjqnd Suipraoid £q seare ImoI§ Jo AI[IqeIsap oy} SuiseaIou] e
‘SBaJE [BINI 310U 97} U0 2imssaid Juatudo[aAap 2onpal
0] sease UmoI3 pareoo] A[jeoidojens piemo) juowdo[oAsp 10211 e

:8urpnjour ‘moi3 03 sanunuod
uonjendod A1unoo 2y} se AIBSSAOU I8 SAINSBOUL UOID]J0IJ 'SBaIe Umoi3
Pa1eulIsap ul YIMoIS o1uouosd Sunepouwitiosde 10j pue ‘saoiales orqgnd jo
KIOAT[OP JUSIDLYIS 10] sapIaold pue IojoeiRyd [BINI S BSINOT $109301d uel 9y ],
UB[d YL TT°E

610¢ '€ YIEWALJAS SYOSIAYHANS 40 QIVOE ALNNOD VSINOT HHL A€ GHLIOAY ~NV1d HAIS

AHEYINOD 0¥0T

“2WOY 0] ISO[O JIOM UEBD SJUSPISAT L) 2INSUD
01 juepodwr a1e Ajuno) ayj ur sqol djqe[reae pue pue| S[qePIOJY "SALIY)
$010)s ANUNOS pue ‘[ewrur si [melds (A)ISuap Mo ST seare Ymoid Jo IpIsino
JusWdO[oA9p [BHUSPISIY punoge s[ewiue uuej pue {nyuudid ore Furysy
‘pue Sununy ‘9AnNOE SI A1S2I0] ‘AWOU0IS Y} Jo Med [eNA B ST JIMNOLyY
‘IoJes UBS[O pue ‘Speol [oABIS ‘s)so10] ‘suire] ‘saoeds uoado ‘saBe[[ia
Ppue SUMO} [[eWUS SApN[OUI I9}0BIBYD JeIl S AJUnoy) BSINOT “OLIqR] [eUonIper)
s,A7uno)) esmoT ur uoaom A[dasp spearyy a1 Ajunuruod pue ‘drgspremals
‘ssqusnomsnpur ‘asudioug  sonjea jeIint uo pade[d sI douepodur Jo
92139p yS1y & pue AJ1ATJOR [eINI Ul padedud 9ARY SUIZNIO BSINO'] JO SUONBISUIL)

J3)draey) pue sanjeA [eany 1°1°c

‘syited [eLysnpul pue ssauisng SuIysi[qeIsa Aq aseq xe} ay) Juruspeorg ¢

‘sAempeol Krewitad pue sAemared Jofewr s Ajuno)) ay) Suikjunesqg
‘seare

14013 20UBYUS 0] SJOLISIP 9IAIIS IOMIS puk Iajem jounsip Junear) ‘¢
uawdoaasp aamny

o3euew pue adeys 03 sea1e Ymois 1051e) pazis A[qeuoseal JulysIqeIsq ‘g

‘98riuIay Tex s Auno)) ayy Sunosjosd pue Suiarasard ‘|

:opnpour sardround urpmn

"210yMasTe a8eiuay [eIn s Auno)) ay) Suiaiasaid a[iym ‘seate ymoiad oygroads
ur Juawdo[aasp mau sjepowwiosoe 03 ssuljapms3 Jurdojaasp pue suonosford
JImo13 sy pue juswdojoasp Jupsixs Junenjeas Aq padojeasp are sued
9sn pue| aJmn "sasn pue| Jo Aysuajul pue ‘sadA) ‘suorjeso] ay) JurysiqeIss
Aq juowdo[oasp pue ymoid Ajuno)) aamng Io0j soueping sapraoid 31 -ueld
aAtsusya1dwo)) s Ajuno)) ayy Jo jusuodod 2109 e st Juruue[d osn pue| asmn

MITIAYIAQ T'E

AS[] ANV — € YALAVH))

E )

RIUTGI A < —

EZDOUJQ,WUO



‘seI0R OO0y 1 Arereuurxoxdde
sosseduroous jey; souepodwl $99B[J OUOISIH JO I9ISISaY [RUOTIRN
“ommsI(] JJewpue] d101sTH JeuoneN sSuidg uaain) ay) SuIZiugo0y e

‘SuUOIJeUI ISP 101NSI(] [€ISAI0,] pue
[eINoLIZY pue ‘sjuswosed doeds-uado pue uonearosuod uroddng e
‘Spue] A11S910J
pue wie} Juratesard o[ym arnssaxd juawido[aAsp FunriAd[e AqaIay)
‘S]OLISIP 90I1AISS AJI[IM QAISN[OXD AQ POAIDS SeaIe (imolS 3unedr) e
:Jurpnyour ‘1s308IRYD [BINI FUIAISAId 10T
sanbiuy9} A103e[N321-Uou pue Atojeindal Jo dqunu e sAojdwa Ljuno)) esmo]
SAINSBIA] UO0I)II}0.1J PUE UOIJBAIISAIJ [eINY S°'T°€

€€ 0T AV }esI) siofhe],
T€9'1 (1172 @4V euuy yinos
LLT L a4V [N SuolayS
TIET 7l 4V SIusH yoted
LY0'T 11 4V PEOY UIBIUNON
€79 L 4V poom3|3u|
St 8 a4V zaug
L1S S AV 991D uerpu]
S8¢'6 65 4V ssuudg usain
9T'E (3 Q4V U ploo
Z0S‘1 LY A4V SIpasig
(1147 8 d4dy ooxon)
377 01 @1V F391) wepiaaeag
AgeaNY SpdIed JO ‘ON weu PLISI

SJOLIISI(] [€1S310,]/[6AN}[NILIFY AJUno)) esmor|

"ININJ Y} Ul A138210] pue SUIUuLIe] 0} SOSUI[[BYO SJB SIA[ISWAY) SIoUMOpUR|
15910] pue siowre] Suide pue ‘SIaIOM AI)SaI0J/wiIe) JO adenoys y Aluno))
9U} Ul SaId® OAl URY) Joma] Sururejuod sjo] pado[aaspun ¢19°/ AuaLInD aIe
210y [, "stoonpoid [e}sa10] pue [eInj[nolide Aq paoe] seSus[[eyd Joylo aie saoud
pue[ Jay3iy pue (sAemydiy o1qnd ay3 uo Asuiyoew jo uonerado sy pue ‘asn

11 30 Y0 NNIOD VSIND T A8 GELSOTY VI SASNAIESOD 00

opronsad ‘suinq pof[onuod ‘suonjerado UONEISAIOAI ‘SULIOqUIN [RIDIIWWOD
‘S90UOPISaI Jeou S[ewue Juizeld ‘omuew pue IdZI[Me] Jo Surpeaids
‘§'2) sanianoe wirey sunnos jiqyoid Jo dyen3ar 01 syuapIsal Aq sydwony

:3PNOUI $193]J2 19311(] "SANTATOR
[81S210] puUE [BIN)NOLITR UO S103]J9 JO2IIPUI PUB JDAIIP 10q Sty AJUNoy) eS0T
Jo uonod Ten1 oyl ur Juowdo[oASp [enUaPISYY 'A1SoI0] pue aInjnoude o)
sa8uo[[eyo Iofew a1e uoisuedxa ueqingns ueqin woly samssaid JuswdodAd(

"JUSWOFBUBUI }SI0] pauTeIsns
10] 9[qeIINS Spue| asoy) uo AJAnonpoId 3S310J SOUBYUD PUEB UIBJUIR]N e
pue ‘uoneiudWSe] JQYLIN] WOIJ 9SBq PUe[ 1SI0J 2]qRIINS Y} 102101 e
:PJOJOM] Q1B PUB[ISAIO] S,BSINOT JO SPIEMI]S Y} Furoey saSua[[eyd 9y ],

"I0qe[ WIeJ

pue ‘sorjddns [einonde 10§ swaisAs poddns Surysruruai(g
‘SILIADUOD [BIUSWIUOIIAUF

(859008 JONIRIN

‘4IMoI3 [e1UIPISDY

{SO1LLIOU0I3 UOLINPOL]

:a1e s10onpoud [erninoride Auno)) esimno 3urde) sagus|reyd A9
£13189.10)] pue 3.anndLIdy 03 sAjud[ey) $°1°€

— T N o

‘suorgal ueqinqns pue ueqin wWoly SBAIe ISy ysmIunsip
yorym “‘Aijenb o1usos pue Isjoeieyd [ednt ay) apraoid Aay] ‘Auno) esmno
ur 9711 Jo Aenb ay1 0) paqUIUO A[[EUOTIIPEI} SARY PUR[IS2IO) PUB SULIR]

"SOALIBUIR)[B Y)am0IF aAlsudjul a1ow Aq painbal aq pjnom

Uey) Spasu AISAI[IP 01AIS A[3500 $s9] pue (aoeds uado pue adeospue] [eanjeu
oy} jo uonearssaid ‘spaysiciem Ajddns iojem o1qnd jo uonosjord se yons
S}1jauaq paje[al op1aoid os[e A13sa10) pue I noLdy “AIISaI0) pue aInynoLige
0} P910Adp a1k (Ajunod 9y} Jo juddiad {§ I0) pue[ JO SaIde (OO‘08T 19AQ
‘sanianoe poddns / pajeroosse pue quawAo[dws ‘syonpoid jo s[es sy y3noay)
AUI0U093 $,A1UN0Y) BSIMO] 0} SIOINQLIUOD Jofewr a1e A1jsa10] pue aInjnoudy
£11$310, pue 31MNIISY JO SIJIUdY €1°€

VTUISII A e

ﬁz:omwdﬂ:w@



£ YALIVHD

OJUI PAUIQUIOD I9M SUOIBUSISIP 2SN puL] 21NNy 99IAISS [BUOIFY PUL DIAIIS
Arunuwiuo)) ISULIO] 9y} ‘J[nsal e Sy "UONeULIOJul papounno pue susaired yimoisd
Suiueyd pa[esAal seare Ymoid pojeulIsap JO SISA[RUR PUB MOIIADI JUIIL Y

‘SBaIE YIMOIZ JO SPISINO puB UM [10g ‘Ajuno)) Y INoySnoy} paIisap sasn
puey Jo sadA3 [e1oua8 oy} suryop A[aeo[o SUONJRUSISOp 9sh pue| NN “ISUULW
9AIOBINE pUE ‘[BUOIOUN] ‘PUNOS A[[EJUSUIUOIAUS UB UI SBIJR [IMOIS oy
UIYIIM POJEPOTIONIR 3] ULD JBTj) SOsN [BIUSPISI PUR ‘[RINSNPUL ‘[RIIISUIIOD
JO Ioquinu 9y} OZIWIXEW! [[IM PUEB JMUINISRIJUI IOMIS pue Iajem Jo
uotsiao1d ay} 03 anp Aunod Jy) JO Seare JAYJ0 Ul ueyl 19Y31y 39 [[IM SaNISUdJ
‘ooeds uado pue ‘sawrodur ‘sasn Jo X1 Ayj[eay B SUIBIUOD Jey) JuduIdo[sAsp
Aienb ySiy ‘pouuerd [[om 9SABY PINOYS SBAIE [IMOIS PIjRUTISIP 9]

"QINONIISEIJUT IOMIS PUE 19)em Jo uoisiaold oy 10j Suruueld armonnsequr
JUSIONJS MO[[E OS[e SBaIe PAIUIPI 9SO ], “([eLUSNPUT ‘[BIOISUIUIOD ‘[RIIUIPISII)
JUSWdO[OASP Pasn PIXIW JO SONISUP JAYIIY I0J saoeds 2J8aId SBAIY YIMOID)

SBAIY IMOIL) PAARUBIA( L°'T°€

Auno7) ay} Jo seare [BINI PUB JUAWISIAUL O qnd 911 192101 e
pue ‘seaie pajeuIISAP Y} JO 2pISINO [Mmelds Judwdo[aAap JuoAdld e
‘seare ymois pajeuSisap Jo AJISuap pue sash asuajul asowt oyl woddng e
‘papraoad 2q ([
QINJONISBIIUL IOMIS PUB IoJem paumo A[orqnd jey seale ay) suljo(q e
[ SILSI( A01AIRS A1

‘Jiduans pue
201nosa1 1ofews s,A1uno)) ays st ‘Ajuno)) sy jo ajdoad ayy 03 uonippe
ul ‘yorym Ajuno)) ayj Jo Isjoereyd [eind oY) 103j0id pue oAI0Sdl] e
pUE ‘JUSWIIDA0S AJUno)) JO dN[BA Pue AJUSIOIJD Y} 2SBAIOU] e
‘901108 o11qnd Jo s[oAs] sjerdosdde yum Appusrongye
9AJas UBD AJUno)) oy} seale 0] YImoid palisep pue pojedionue 1001 e
11 JuswaSeuRA YIMoIn)

"S90IN0S3I d[qeN[BA SII
Jo uoneasasaid pue ‘sad1a1as juswuidaod Surpraoid ur Lousioiyge ‘uonosjoxd

mSN m Mmmzmhmmm mMOwH>MmmDm 40 % Om ?H_ZDOO <mHDOq mﬂh_ﬁm BmE.mOmz |Z.< qm m

[eINI WNWIXeW YPIm £uno)) esmorT spiaoid o1 ueld ay) Jo spoadse [[e 55%8
soaeom yoeordde oyl Seale [eIn puB SIDJUAD YIMOIZ JO UONIUSP pue
UOTBOIO 91 UI [BIONID ST JudwoSeusul JIMoIn) ‘seare pajeudisap sjqeynsnl oyur
pafauuEyd 9q 0} YImMoi1s Mo[[e Iy pue ‘Yimoid Jo ajer pue ‘odAy ‘yunoure
oY} JO UOTJEUTULISOP MO[[E YOTYM Sanbruyod) snoLIeA JO UOIRUIGUIOD B JO 9sn
s Arunuruod e st juauraSeuew ymoid jey 1deouod oyi uo paseq st ueyd siy,

SPLISI(Y TAIIS AINI[) PUE JUSWATEBUBIA] [3M0ID) 9°T°E

/1 -

SIOLIISI(] [B1S310,/jeamnoldy
£fjunoy) esinoy

"Seale YIMoI3 JO 9PISINO SIZIS J0] [eNUSPISAI SuISLaIdu] e

‘sanadoad usamiaq seouenu paseys Jo asn oY) Surdemnoouy e
sAempeol Arewrid

109198 Suole juowdo[sAsp US2I0S 0) SIdYnNG oAne}ogdoa Suuinboy e
‘aaIsuadxa
9] diysioumo wire] SunjewWl pue soxe) UlIOMO] SN} ‘anjeA jayIew

Jo peajsul anjea asn 3yl uo paseq A)odoid pajejas-uure) JuISsISSy e

T =TT
,

|

CIUISIIA e

Ez:oUJﬂdNo



L1

‘sdew uoneauI[ap pue ‘sarepdn ‘suoneusIsap
Suipredor spreiop Sunjoddns oI (IMOIZ  SUTBIUOD UOUDIS IXaU Y]

"301A19G [BUOIZIY

JO UOTJBUIWI[S PUB ‘) PAXI]A JO 9SBAIOAP JYJIS € ‘[enuapisay
AYISUS(] MO UL 3SBAIDUL JYBI[S B SOPN[OUI BIIY UIMOID) BUUY BT e

“UOTIRUTISIP 2JTAIIS [RUOIFNY JO

UOLIBUIWI3 PUE ‘95 PIXIA JO U01}0RdIIOd pUE UONINPAI € ‘[B1jUapISal
ANSUS(] MOT Ul 9SBAIOUI UB SIAI0I BAIY UImoID sFuudg wnd e

“UONBUFISIP 9S() [BLIISNPU] MU PUE “3SM) ARG ANUNWWO))

JO UOLJRUILUIS ‘S PIXIA JO UONIedIOd pue UOTONPII B [RIUIPISY
AIsua(] Ao JO uotsuedxd Ue SIPN[OUT BITY YIMOID [[TH UOUURYS e

‘suoneugISap [eLISNPU]

0} 9S(] POXIJA] JO UOISISAUOD [RIJUBISNS € PUB ‘3S[] PIXIJA JO UOINPII

‘sdewt pue suoeUSISIP
ast puP[ 1My PAYSI[QEISS YIIM ULIOJUOd pnoys soSueyd 3uruoz drming
‘oumo Auadoid ayy Aq pareniur saduerd Juruoz Iy Ipms 0} pasn e ng
pue[ JO [301ed [ENPIAIPUI UE UO 103]J9 SJBIPAUIIT OU SARY sdetll pUg UOTRUTISIP
as() pue aImny "s1y3ur UOISIAIP pue pajuuad Juawdo[dAap Jo 3dA1 oy ‘onjea
109]J€ U0 )] ‘pue| Jo s[edted [enpIAIPUI JO SISN S[qEMO[[E Y} SIULIIP FuluoZ

Suruoz pue 3s;} pue udIMPI(q diysuoneEy §'1°€

‘sasueUIpIo SUrioz pue
sugyd aa1suayaidwios pajdope umo nay) SMojjoJ JUSO|3AIP 13yMm

SUMO . .
$99IA138 uaWWISA03 Jo Ajauea e Supiaosd suonoipsunl pajelodioau] € ‘[enusplsay ANsud( MO [PUONIPPE SEY BALY LIMOID JIDUIR]
: ‘Kpy3i|s
JUSWUONAUD g
pue ‘amnnsesw ‘Juawdojaasp wadelpe 1oy aeudoidde se ‘(Areay [eLsnpuy papuedxa uoneusIsap 3s() PIXIA S, BAIE YIMOIZ SPROISSOI]) UOIZ YL
pue ‘wnipsw 9y31) S9SN [BLLSNpUl Jo Wnuoads [Ny Y3 Seprjou| "SUOTIOLIISAI PUB| FUIPUNOLINS PUEB Y10M}au uoneodsuen
"SANIAIIOR [BLISNIPUL WNIPSW pue AARaY SpnjouUl S3Sn pue| papn[oxy pouwl| B 0} anp padnpal SI By  UYIMOID I[[IASUOPION) Sy
*3}0 ‘S3YOINYO SB ONS SISN JIAID PUE ‘S[OOLDS SE YONS SIOIAISS ‘Aiiqedes uorerrodsuen pue Ajijnn paju o}
afqnd *Juswdo]aAsp JEOLISUIL0D 3[BOS PoOYIOqYSIaU ‘|enuSpISal SHIE 2 44

Ausuap ySiy pue wpaw apnyout jey) sadA) asn pue| Jo UOLBUIGUIOD W

'sa108 om) Jad Surjamp
3uo uey} $89] Jo AUSuap e e sSul|amp paydelap Awuel-sSus

TEnUSPISal ANSuap Mo| A19A sapnjou]

quauifofus 10 asn ayeaud 1o ongnd Joj paasasar 1o ‘pajeudisop
‘Pa1BOIPIP ‘opise 335 131em 10 pue| Suikojduia ‘sasn Asusym
10y8iy 103 padojaasp jou pue AJANOE [eINNOLIBE AQ PAJBUILLIOPAL ]

[enuapisay Asuaq Mo

SUONRUSIS(] S} pue]

eIy

anp paonpal A[[e1IUEISqNS 2JoM SBAIY YIMOID) [BISUIJA PUB BSINOT Y L,

‘qmoasd aanny jenudlod
Sunuanaid si0108) 10410 pue ‘KISUSD [BIUSPISIL MO] ‘Sulle) d31e]
JO SISISUO0D YOIy “JOLIsI(] dJewpue ] dLI0ISIH [euoneN ssuudg uaaln
a10v ()00‘p ] Syl 03 Aoudde(pe s eale yimold I19WI0) 3Y) 0} onp SI S1y |,
"UB[{ Sy WO BAIY [IMOID) WIdAR], s[[amsog ay) Suneurwipd 4q (8)
14319 0 () SUIU WOIJ SEAIR YIMOIF JO IoqUINU [BI01 3Y) JO UOTONPII Y

sofueyo eale yimoud ioyio 2y} jo Alewwns y

VLUTOIT A~

»._._Lz:ou.,«_.}:

‘uonjeudisap 9] PIXI ®




€ J9LdVHO 6102 ‘¢ JHGINALJIHS STOSIAYHIANS 40 MIVOEL ALNNOD VSINOT FHL Ad AHLJOAV —~NV1d SAISNHHIIdNOD 00T

eyjeny | |

as() paxiy .l

|ejuspisay Alisusg mo I
jeuisnpu| ﬂ‘J

as pue aining

—— ey

191181 WIELWPUET] [EIUOISIH [euonEN sBuLds uassn ayy -

sRUISIQ [e)seiog pue [eamnapby |

(|eJBUIN PUB ESIN0T) SUMOL

dep asn pue aining
B3Iy YIMOJD) - AJUNoH esinoT

"1ejewtiad s AJunod oty Suofe axe seare Y1moid Jo Ajuiofew g jnsal e sy 1uowdoaasp [o1dA] a1 mo[[o] A[[e1ousg SBale Y1Mm013 9sY) JO SUONBIO0] Sy,
"SO3UBYIIOI 19 9JL)SISFU] puE (UOTBUNSOP [BUOIIEAINAI [2UOIZAl ) BUUY )eT] "mo[aq st dewr opim-Kuno)) e uo seae yYymoid (8) WySe ay Jo ausodwod y
183U PalNo30 JuswWdO[aAap ‘SUMO} OJUI PAULIOJSUBI} SJUSUID[}AS PAZI[BIUD) depy seaary ymorn) ayisodmio) 1°7°¢
‘Jajem 9OBLINS juBpuUnge pue JI0S O[1I9) SulAy Seale Ul SOIIAIOE [E)SAI0f
pue [eIm[noude yiim ue3oq Juawdo[oAd( o) I9A0 Sa1UNOD [eInl Jo suiayed SVAIAY HLAOYD TALVNOISAA T°¢

B ——— |

VPIUIS I A

Ez:oUl«wﬂNu




As Approved by the
Nelson County Board of Supervisors
and Nelson County Planning Commission

Adopted October 8, 2002

Prepared by

The Nelson County Planning Commaission
with the assistance of

The Citizens of Nelson County
at the request of

The Nelson County Board of Supervisors

Staff support from the
Thomas Jefferson Planning District Commission
Design Resources Center, University of Virginia
Nelson County Department of Planning




Land Use Plan

The land use element of this Comprehensive Plan is based on two fundamental
principles:

New growth should be targeted to designated development areas
following the guidelines included for each development model, so that
growth takes place in a controlled manner without spreading into a
dispersed, sprawling pattern.

Maintaining the rural character and ensuring the protection of current and
future agricultural and forestal land are essential to preserving the
heritage and unique character of Nelson County.

These principles are achieved through identifying designated development areas and
by describing the five development models appropriate for these designated
development areas. Maintaining and protecting the rural character of Nelson County is
discussed in the Land Use Plan for Rural Conservation Areas. Finally, designated
development areas and their desired uses are identified in the Future Land Use Plan.

Development Models for Designated Development Areas

Rural Small Town Development Model

A well defined center of activity following Nelson’s historic small town pattern of
grided streets creating blocks with sidewalks, and includes residential and small scale
commercial uses as well as places for civic and public use. It is the highest density
model except for large-scale commercial and industrial uses and water and sewer
services are required.

Rural Village Development Model
A center of rural activity that captures the vitality and sense of community of Nelson’s

rural villages by promoting a mixture of uses - single family homes and other uses that
support and enhance the daily needs and quality of life of its residents.

Neighborhood Mixed Use Development Model
A central gathering place able to fulfill the diverse needs and interests of nearby

residents and visitors to the county, all within a focused, walkable and identifiable
place.
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Mixed Commercial Development Model

A commercial center offering regional shopping and county-wide services as well as
multifamily housing near a primary highway but dependent on internal access and
connectivity so all stores and attractions may be reached without continued reliance on
the primary highway.

Light Industrial Development Model
The Light Industrial Development model combines both industrial uses and an activity

center of residences, shops, and amenities that support the nearby industries, all within
a walkable, clearly defined area. Water and sewer services are required.

Land Use Plan for Rural Areas

The majority of Nelson County is
rural and the unique character and
particular identity of the county is
due in large measure to this rural
character. The following attributes
begin to describe rural character:

The farms, orchards, and forested land

The mountains and scenic vistas

The river and stream corridors

The barns, outbuildings, and farmhouses

The historic properties and sites

The scenic roadways passing through rural
areas

In order to preserve these attributes of Nelson County, any development that occurs in
rural areas should adhere to the following principles:

Historic sites, including farmhouses, outbuildings and barns should be
incorporated into developments

Limit development on critical slopes in order to maintain the balance
between slope, soils, geology, and vegetation.

Scenic vistas should be protected by limiting development and through
height limits on new buildings

River and stream corridors, especially floodplains and wetlands, should
remain undeveloped



To protect rural roadways, development should be well buffered from the
road with existing vegetation preserved or vegetative buffer planted, and
with limited access points

Moderate density residential development is more appropriate on the periphery of
development areas.

To distinguish between residential development appropriate around designated
development areas and rural residential better suited to rural areas, two models are
described:

Rural Residential District -~ would allow low density residential and
compatible non residential uses in rural areas where agriculture is not the
predominant use. Clustering of residents further protects rural areas.

Rural and Farming District - would promote agricultural uses and
compatible open space uses but discourage large scale residential
development and commercial development that would conflict with
agricultural uses. The Rural and Farming District would permit small
scale industrial and service uses that complement agriculture. Protection
of usable farmland should be encouraged. Clustering of any new
development in areas of a site without prime or productive soils will
enhance the protection of prime or productive soils for future agricultural
uses.

Future Land Use Plan

The Future Land Use Plan follows from the five development models described above
and the following Future Land Use Map identifies the approximate locations
appropriate for each of the development models. In summary, the following
development models are recommended for the following areas:

Rural Small Town
Lovingston
Rural Village
Schuyler
Shipman
Neighborhood Mixed Use
Nellysford
Mixed Commercial
Lovingston, west of Route 29
Route 29 at three specific locations between Lovingston to Colleen
Route 29 at three locations south of Colleen to the county line
(Secondary sites which are currently lacking adequate infrastructure)
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Light Industrial
Colleen
Route 29 at three specific locations between Lovingston to Colleen
Route 29 at three locations south of Colleen to the county line
(Secondary sites which are currently lacking adequate infrastructure)
Arrington (Secondary site currently lacking adequate infrastructure)
Piney River (Secondary site currently lacking adequate infrastructure)

The Future Land Use Map also identifies areas appropriate for low density Rural
Residential. These sites are adjacent to identified development areas and adjacent to
existing institutional (typically schools) or small-scale industrial uses. These areas are
not expected to be served by water or sewer and therefore must be developed at a
density consistent with groundwater availability and the Ilot sizes needed to
accommodate septic systems.

Finally the Future Land Use Map describes the bulk of the county as Rural
Conservation, a designation adhering to the Land Use Plan Rural Conservation areas.

Bicycle and Pedestrian Plan

This chapter of the Comprehensive Plan provides information and guidance on
development of facilities and other accommodations to enhance safe bicycle and
pedestrian travel. It will also satisfy the Virginia Department of Transportation
requirement that a roadway be included in an adopted bicycle or pedestrian plan before
improvements are made. This proposed bicycle and pedestrian plan is included in the
Comprehensive Plan to enable the county to consider support for the plan. Any bicycle
or pedestrian facilities would rely on agreement with landowners before such facilities
would cross private property.

Greenway Plan

The word greenway is perhaps most often used to describe a linear corridor or band of
open space. They are often located along or within existing corridors such as stream
valleys and riverfronts, utility corridors, abandoned or active rail lines, roadway
corridors, ridge lines, and canals. This proposed greenway plan is included in the
Comprehensive Plan to enable the county to consider support for the plan. Any
greenway facilities would rely on agreement with landowners before such facilities
would cross private property.
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Plan Implementation

Zoning Ordinance

The Zoning Ordinance is one of the key tools for implementing the Comprehensive
Plan. Zoning is the primary land use regulatory tool that divides a locality into specific
districts and lists uses permitted in those districts. A site plan is a useful tool for
applying the development standards addressed in general terms in this Comprehensive
Plan to a specific piece of land or to a development proposal generally

Subdivision Ordinance

The regulations in a subdivision ordinance focus on the platting of lots, the layout of
streets, the location of common spaces and the building of public improvements
associated with the subdividing of land. The Subdivision Ordinance should be
coordinated with the Zoning Ordinance.

County Zoning Map

The Code of Virginia defines a zoning map as “a map or maps showing the division of
the territory into districts and a text setting forth the regulations applying in each
district”. The Future Land Use Plan of this Comprehensive Plan sets the general
locations and regulations for each of the five development models and for a rural
residential district. These areas may be more specifically located on the Zoning Map.

Capital Facilities Impacts

Rezoning applications should be evaluated for their potential impacts on public
facilities. These impacts include effects on existing transportation network; effects on
schools; and the impact on water and sewer facilities.

Capital Improvement Program

The Capital Improvements Program (CIP) is a five-year schedule of capital
expenditures by the county. The CIP is to be based on the Comprehensive Plan.

Proffers

A proffered condition or a proffer generally is a promise or commitment given in
writing by a developer to construct certain improvements, to make certain donations, to
develop property subject to specified conditions to offset the impacts of the proposed
development, and/or to develop the property in accord with the Comprehensive Plan.
Proffers may be negotiated between the landowner, the county government, and the
affected citizens. The county may encourage, but not require, proffers.
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Nelson County Comprehensive Plan
Future Land Use

NOTE: Designated future land use areas are not
shown to scale. They are enlarged for easier

readability. The Development Models described
in this Comprehensive Plan recommend an area of
one-quarter mile diameter for development areas.
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