MEMORANDUM
TO:

Members of the Planning Commission

FROM:

Jim Frydl, Planning Director
Stephanie Golon, Deputy Planning Director

SUBJECT:

Comprehensive Plan Review 2021, Future Land Use Chapter

DATE:

March 17, 2021

On October 25, 2016, the Greene County Board of Supervisors held a public hearing on the draft 2016
Comprehensive Plan as submitted to them by the Greene County Planning Commission. After careful
consideration of public comments and discussion by the Board of Supervisors, the Board adopted the
2016 Comprehensive Plan.
This Comprehensive Plan is the culmination of a process that included extensive public participation and
careful consideration by the Planning Commission and Board of Supervisors. The Greene County
Comprehensive Plan is the guiding document for the county, intended to integrate a wide range of
subjects into a coherent vision for future growth and physical development in the county.
A major edit of the Comprehensive Plan was completed through the 2010 Comprehensive Plan Update
as directed by the Board of Supervisors. Participation was achieved through a partnership with
community members through 3 Focus Groups and 15 meetings and over 150 participants throughout the
process. As a result of the meetings, the public indicated that the 2003 future growth area encouraged
sprawl and as a result the 2010 future growth area was reduced by the following:
Year
2003
2010
2016

Growth Area Acreage
15,104 acres
6,259 acres
6,259 acres

Percentage of Greene County
15%
6%
6%

During the 2015-2016 review and after many public participation meetings had occurred, the community
revisited the Future Land Use chapter to evaluate the future land map, urban development areas, and the
potential infrastructure that is related to development in the growth areas. The Planning Commission and
the Board of Supervisors responded to the community’s comments and chose to adopt the current Future
Land Use chapter.
Tonight, we will review the maps, design concepts, theories on density, and additional statical data to
determine the projected future needs of the community to identify if amendments are needed to the
chapter. Please see the attached powerpoint that will enable you to follow along with Staff’s presentation
and allow you to refer back to pertinent points of the chapter as the community discusses the future land
use chapter.

From:
To:
Subject:
Date:
Importance:

Greene County Planning Department
Jim Frydl; Stephanie Golon
FW: Comprehensive Plan
Wednesday, February 17, 2021 6:05:23 PM
High

From: Sally Smith <sallysfive@yahoo.com>
Sent: Wednesday, February 17, 2021 5:08 PM
To: Greene County Planning Department <planning@gcva.us>
Subject: Comprehensive Plan

To Whom It May Concern:
I have been a Greene County resident for almost 15 years. Prior to that, I
lived in Prince William County for 25 years. During my time in Northern
Virginia, the quality of life deteriorated as residential growth exploded. I
certainly hope you will not allow that to happen in Greene County.
PLEASE declare a moratorium on approving any new residential
development until the infrastructure catches up. The water situation, the
schools, and the roads are already overwhelmed. Please do NOT expand
high density residential zoning beyond its current boundaries; I define high
density zoning as one unit per 9 acres or less.
Developers have already ruined Fairfax County, Prince William County,
eastern Loudoun County, and northern Stafford County. Please don’t allow
them to destroy Greene County as well.
By the way, I vote.
Sincerely,
Sara L. Smith 434-985-3871

MEMORANDUM
TO:

Planning and Zoning Department and Planning Commission

FROM: Economic Development and Tourism Department
DATE: March 1, 2021
RE:

Comprehensive Plan Feedback

We look forward to playing an active role as the county updates the Comprehensive Plan. Many items
have been accomplished or are out of date in the Economic Development and Tourism sections. When
the time is correct, our department is ready to provide specific updates/edits to our section. Please

find below our general thoughts on the questions posed.
What part of this plan is working best for you?
 Communication of the importance of protecting our current and past rural/agricultural
community. We would encourage the new plan to continue and/or strengthen this
message.
What part of this plan isn’t meeting the needs of your agency’s role in Greene County?
 Economic Development having affordable and quality inventory of properties to market for
light manufacturing and distribution.
 Consideration of low impact, rural research and development. IIHS proved rural
research and development can be non-invasive and protect rural character by
having large buffers and mitigation for light/noise pollution.
 Encourage infrastructure and “growth area” to the east of Rt 29.
 Concern of development and sprawl to the west of Rt. 29 into our rural, agricultural areas,
thus, having a direct impact on our tourism trade.
 Adding an emphasis on our Tourism Target Market (below). When ordinances and
Special Use Permits are considered, the Comprehensive Plan could guide decisions that
promote our target market and deter establishments that have a negative impact on
tourism. To date, tourism lodging has had an extremely low impact on the community
and adjacent properties. Encouraging mitigation strategies on size of lodging, noise, and
other impacts is critical to continue this low impact.
Target Market: Couples/families from metropolitan areas as well as hikers and
bicyclists seeking vacation lodging accommodations.
 Affordable accommodations for hikers and bicyclist (i.e., Private Land Campsites, hostels)



Support of growth in Stanardsville as a walking “small town” community. Growth
within or immediately adjacent to the town would sustain businesses and attract more
assets that equally benefit tourism.

What has changed in the last 5 years that we need to address?
 Increase in requests from the distribution industry. Serious need for affordable M-2
property with easy access to Rt 29 without the expense of being on Rt. 29.
 Ruckersville Area Plan and the need to consider an overlay district to address some of the
specific needs of the Plan.
 County’s identification as a Defense Production Zone and the importance of the Defense
Industry to the community.
 The Tourism Industry becoming a key economic driver over the past 7 years.
 BOS vote and pending designation of Virginia Byway.
 Establishment of Greene Commons and the Farmers Market
What issues do you see that will gain importance over the next 5 years?
 The lack of affordable, developable commercial properties
 Maintaining our rural character
 Broadband
 Diverse, affordable housing for entry level work force and public servants
(teachers/deputies).
 Stanardsville’s water and sewer infrastructure
 Water and sewer infrastructure to support growth east of Rt. 29
 The increase in approved “rooftops” will require greater infrastructure, demand on goods
and services, and medical out-patient services.
 Workforce Quality of Life enhancements: walking paths, parks, medical facilities, schools,
retail/grocery, community center, desired mixed use town center development.

Are there better statistics, criteria, measures that we should be putting in this plan?
 TOT Revenues over the past five years
 Wedding industry data points

TOURISM 2025
MISSION STATEMENT
To promote Greene
County as a destination
and raise the tourism
economic impact.

GOALS:
Assure Stanardsville’s Vitality and
Sustainability
Capitalize on Shenandoah National
Park’s Assets and Potential Guests
Develop a Comprehensive Marketing
and Advertising Strategy

VISION STATEMENT
Greene County will be
recognized as a centrally
located destination to
the region’s diverse
tourism opportunities.
The community will
appreciate the tourism
impact and protect
related assets.

Advocate for Planning and Protection
of Growth
Support Individual Tourism Industries
Strengthen and Capitalize on
Partnerships

FUTURE LAND USE
INTRODUCTION
Future land land-use decisions have a far-reaching impact on the
county. This chapter is an important guide to planning for future
residential, commercial, and industrial growth in Greene County and
the ancillary services and amenities needed to support it. Economic
growth and protection of the quality of life, so important to county
residents, hinges on a sound future land use strategy.
Many factors are at play in achieving a sound future land use
strategy: growth areas that have adequate water and sewer
capacity and availability; future traffic patterns and the ability of
existing and planned roads to handle new development; the
availability of alternative modes of transportation; the ability of
county resources (schools, library, parks, law enforcement, and
emergency services) to accommodate new growth; decent and
affordable housing for all residents; positive economic expansion;
and stewardship of the land. The other chapters of this
comprehensive plan are intended to provide this information and
set the stage for an informed approach to land use.
This chapter begins by evaluating the existing land use conditions and future trends. State population
and job growth projections are used to estimate the potential land land-use needs for development over
a twenty yeartwenty-year time horizon. A few general implications of land use are given to tie these
findings into other elements of the comprehensive plan. The next section defines the future land use
growth area and place types that are designated to receive a majority of new growth. Maps are
provided to show exactly where the growth area and place types are located.
The third section provides some broad design guidelines for growth areas, tailored to each place type. If
the future land use growth area answers the question of where development shall be located, the
design guidelines suggest how the development can be designed to match its neighborhood. Design
guidelines are to be flexible rather than strictly prescriptive. Additionally, the place types are related to
the State code requirements for Urban Development Areas. The next section describes guidelines for
any growth that may occur in the rural areas, as well as a set of preservation and mitigation tools to help
maintain the rural character of the county.
Finally, a section on goals and implementation strategies provides tools for how the community’s vision
can realistically be achieved.

EXISTING CONDITIONS
GROWTH TRENDS
Greene County has been undergoing a transition over the last few decades from a rural community to a
largely suburban community. The County’s population has been climbing since 1970, and during the
1990’s Greene County's growth rates were among the highest in Virginia. While the annual growth rate
has slightly lowered to an annual average of 1.31 % between 2010 and 2015, population growth is
expected to continue steadily into the future. The Virginia Employment Commission projects a county
population of 22,082 by 2030, which is 15% more than the current population of 19,162.
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26000
24000
22000
20000
18000
16000
14000
2000

2005

2010

2015

2020

2025

2030

2035

2040

Source: U.S. Census Bureau, Virginia Employment Commission
While this ongoing growth is reflected in commuting behavior and economic conditions, the land use
and development patterns of Greene County are the most obvious impacts. Most of the new
development from this growth has been residential. A total of 7, 991 dwelling units currently exist in
Greene County, and over half of them have been built within the last 20 years. An average of 133
detached single single-family building permits were was issued per year between 2000 and 2015. In
2008 the number of building permits dropped to 101, a downturn in real estate activity not atypical of
counties throughout the country during this period
Multi-family building permits have significantly increased since 2009. There have been 302 multi-family
dwelling permits issued from 2010-2015, signaling possible changes in both markets and population
growth patterns in this region.

LAND USE PATTERNS
Although new development has occurred throughout the county, 61%,42% of the structures
(commercial and residential) constructed since 2016-2020 4 has have occurred within the designated
growth areas, a measure of the success of County efforts to focus growth in those areas.which is less
than the 61% for the time period of 2010- 2014.
Greene County-Dwelling Units-2020016

Over the last 20 years, commercial development has also occurred, but it currently comprises a smaller
share of land use than residential. An even smaller share of land in Greene County is used for industry
and warehousing. According to data from the Virginia Employment Commission, a total of 3,53890
Greene County jobs existed in 20152020, resulting in 1 job for every 5.2033 residents. This is a clear
indication of significant out-commuting to other jurisdictions, Albemarle County and the City of
Charlottesville in particular. Almost all major employment centers are located along the US 33 and US 29
corridors. The largest employers are the Greene County Public Schools, Wal-Mart, and the County itself.
The County Administration and School Board are located in the Town of Stanardsville.
Employment in Greene County is expected to grow along with population over the next 20 years. For
the purposes of planningTo plan for future scenarios, the recent Multimodal Corridor Study for the US
29 and US 33 Development Areas in Greene County assumed growth in jobs would match projected
growth in population for the next 25 years at 1.96%, a growth rate slightly higher than the regional
prediction suggested by the Virginia Employment Commission. However, the growth of employment for
the last 20 years suggests another approach. Jobs have been growing faster than the population and this
trend is likely to continue. A job growth rate of 2.55% per year fits historic trends by maintaining a stable
ratio of 5.58 people per job.
These projections are relevant to land use, because they help Greene County set planning goals in the
context of a realistic expectation for both growth and the distribution between different kinds of
growth. The following table represents a composite of each of these projections for the year 2030.
Households are determined assuming the 2010 U.S. Census for Greene County household size of 2.7
stays the same.
2015

2030

% Change

Population

19,162

22,082

15

Households

7, 991

11, 110

39

Jobs

3, 590

5, 367

49

It is worth noting that these findings merely project objective, historic trends into the future. They
should not be read as predetermined and outside the bounds of control in any way. For example, the
Economic Development chapter of this comprehensive plan outlines goals and strategies for increasing
commercial growth in the county, and this Land Use chapter includes the wish to retain the rural
character of the community. Land Land-use policies should be realistic but they need not only react to
current trends. To a certain degree, they are able tocan shape the trends in a the desired direction.
IMPLICATIONS OF LAND USE

Concentrating growth in a compact, mixed-use places and focusing residential growth into designated
areas corresponds well with Greene County’s goal of increasing the number of jobs and commercial
development. Residents of Greene County have strongly expressed that the preservation of the county’s
rural character is central to their definition of livability. Businesses also benefit from being clustered
along certain corridors rather than scattered, where transportation costs of deliveries and commuting
are increased. Furthermore, mixed-use places encourage activity around the clock, which enhances
security and allows businesses to spread out the peaks in their service times.
Concentrating growth also helps meet the county’s fiscal objective of providing municipal services and
infrastructure without incurring an unreasonably high tax burden for residents of the county. A
comprehensive survey of research on providing local government services around the country found
that on average, compact growth cost 15% less for local and State transportation infrastructure, and 815% less for the provision of water and sewer service. Even emergency services and law enforcement
operate more efficiently when officers and staff are able tocan travel shorter distances between places.
The availability of sufficient clean water is essential to the growth and subsistence of Greene County,
both for supporting residential and commercial growth in the designated development areas and for the
protection of rural areas. Based on projections made by WW Associates for a Regional Water Supply
study in April 2008, the area’s water demand was to catch up with supply by 2009. The peak daily flow
was 1.2 Million Gallons per Day by 2010, which requires the water treatment plant to operate near full
capacity. The study recommended a new pump storage reservoir in Greene County to meet this need.
The form new growth takes can be just as important to the water supply as the sheer quantity of new
growth. Focusing new residential and commercial development into the existing water and sewer
service area protects limited groundwater supplies throughout the county and ensures developers that
municipal water service can be counted on.
Finally, the connection between land use patterns and the use of the transportation network has been
well documented. The Multimodal Corridor Study considered both of these elements in conjunction with
each other to project future land use patterns and necessary transportation infrastructure
improvements. Accordingly, goals and objectives from the transportation chapter of this plan are closely
aligned with those from the land use chapter.
FUTURE LAND USE FRAMEWORK
This Comprehensive Plan lays out a future land use vision that includes a discrete growth area and the
retention of significant rural areas. Within the growth area, five development types are identified:
Mixed Use Village/Town Center; Mixed Use Residential; Suburban Residential; Senior Residential; and
Industrial. These development types range from the most focused and concentrated growth in the
Mixed Mixed-Use Village/Town Center to a more dispersed residential area, Suburban Residential. Both
Mixed Mixed-Use Residential and Senior Residential allow for higher density residential development
and the Mixed Use Residential calls for small-scale commercial and civic uses as well. Prevailing
community wishes are for the county to retain its rural character and to preserve and promote the

county’s agricultural heritage. Guidelines for the Rural Areas call for the voluntary use of clustering and
conservation subdivisions as well as creative ways to buffer rural development from the passerby.
Of the county’s approximately 100,000 acres, 6,420 acres are in the growth area, leaving the remaining
acreage rural. The breakdown by growth area type is:

Total Acreage in county:

100,388

Total Acreage in growth
area:

6,420

Percentage of County in
Growth Area

6.4%

Ruckersville
Senior Residential,
Village Center,
391
369
Industrial,
210

Corner Store
Village Center,
253
Stanardsville Town
Center,
83

Ruckersville Mixed
Use Residential, 1224
Suburban Residential,
3355
Corner Store Mixed
Use Residential,
196
Stanardsville Mixed
Use Residential,
339

The three areas within the growth area that focus growth in the most intense way are: Ruckersville
Mixed Use Village Center; the Corner Store Mixed Use Village Center; and the Stanardsville Town Mixed
Use Center. Stanardsville is the smallest and Ruckersville the largest. The fundamental framework for
these three areas calls for flexibility in the proportion of non-residential to residential but a general rule
of thumb calls for an approximately 80% non-residential and 20% residential split. Within the nonresidential areas of these centers, a variety of uses are appropriate, primarily commercial and office.
Appropriate residential units vary from apartments, including apartments above stores, to single family
homes.
Within the Mixed Use Residential areas a mix of residential and commercial and civic is intended.
Appropriate commercial and civic are those that specifically serve the nearby residential population.
Within the Mixed Use Residential areas, the predominant use is residential following a roughly 80%
residential and 20% commercial split.
The Suburban Residential category is primarily single family residences, although the incorporation of
passive open space into these areas is encouraged. The intent of the Suburban Residential tier is to
create a rural, lower density residential area that is close to services, jobs and commerce.
The abiding principle for all growth area categories is the walkability of new and retrofitted
development. The “walkability circle” is ¼ mile in radius and represents an approximately 5 minute
walk. It is optimal for the center of the walkability circle to have an identifiable non-residential use. This
may be as simple as a small park or civic green or in higher intensity applications a commercial or civic
core.

FUTURE LAND USE MAPS
The following maps show the county as a whole and then a series of three maps that focus on the
specific areas within the designated growth area. These maps detail the Route 29 corridor
encompassing Ruckersville and Corner Store; the Route 33 corridor between Ruckersville and
Stanardsville; and the greater Stanardsville area.

DEVELOPMENT GUIDELINES
This section presents the guidelines that describe basic parameters to follow when development occurs
within the growth area and similarly within the rural areas. The Code of Virginia Urban Development
Area requirements are discussed in relation to the development guidelines. Flexibility and
appropriateness of use are to be used as principles for decisions on new development. Next is an
overview of the fundamental planning tools to be considered in implementing the county’s future land
use vision.
GUIDELINES FOR GROWTH AREAS
The Code of Virginia § 15.2-2223.1 states that “the comprehensive plan shall further incorporate
principles of new urbanism and traditional neighborhood development.” New urbanism and traditional
neighborhood development refer to patterns of development and transportation that are evident in
almost all American towns built before the middle of the 20th century. The following section applies such
principles to Greene County.
The Town of Stanardsville serves as an ideal model for traditional neighborhood development. The
street grid of the original plats subdivided by William Stanard is highly connected. The roads are fairly
narrow and the turning radii at intersections are minimal. The blocks are short, allowing pedestrians to
walk all around town easily. Modern development, built exclusively around the needs of automobiles, is
often much more disconnected, necessitating the use of busy thoroughfares in order to get around. This
makes walking or riding a bicycle dangerous and unpleasant and often increases congestion for drivers.
The buildings along Main Street in Stanardsville come right up to the sidewalk, giving pedestrians
something to see and offering the opportunity for people to stop and chat. Some places are commercial
establishments, others are offices, and there are residences very nearby. By way of contrast, most
modern development is strictly separated by different uses. Many people are finding that they enjoy
being able to walk to a nearby café or store, and commercial areas benefit from having people living
around them to watch the street and give life to the area around the clock. Of course, some more
intensive uses truly don’t mix well with homes, but many of the best towns find different uses to be
mutually beneficial.
Different kinds of housing, from small apartments to detached single-family houses, are also found
within Stanardsville. Residents have different housing needs at different times in their lives, especially
the elderly and people with disabilities. When a town can provide for each of these needs, there can be
a rich diversity of ages living in the community. A variety that includes some more modest dwellings is
also a sure way to provide affordable housing to people who need it.
Developing vital towns goes hand-in-hand with preserving the rural heritage of Greene County, a value
that citizens have emphatically stated. Traditional towns are more compact than modern development
and in many cases they can grow inward by redeveloping land that is already in use or vacant. Since
Greene County expects to grow in population into the future, creating highly livable towns where people

choose to live and shop must be part of any strategy for rural preservation. Town residents also benefit
from having more natural areas, including neighborhood parks, within a close distance.
The next few pages offer design recommendations for different place types as identified on the Future
Land Use Map. The Town Center in Stanardsville and Village Centers in Ruckersville and Corner Store are
the identified hearts, both geographically and culturally. The Mixed-Use Residential place type creates
the periphery of these towns with a slightly different emphasis. Suburban Residential is the next layer
outward, and Industrial Center and Senior Residential are special districts designated for a particular
purpose.

This photo of Main Street in Stanardsville from the early 20th Century illustrates many of the town
design principles presented in this plan.

GUIDELINES FOR URBAN DEVELOPMENT AREAS
The Code of Virginia now mandates that all high-growth
counties, which includes Greene, create urban development
areas (UDAs) of sufficient size and density to accommodate
anticipated residential, commercial and industrial growth for
a period of at least 10 years but no more than 20 years.
According to the Code of Virginia, an urban development area
is an area designated by the county that is appropriate for
higher density development due to proximity to
transportation facilities, the availability of a public or
community water and sewer system, and proximity to a city,
town or other developed area. Such areas shall incorporate
principles of traditional neighborhood development.
More specifically the Code of Virginia states that UDAs must
provide for a residential density of at least four residential
units per gross acre and commercial development with a
minimum floor area ratio (FAR) of 0.4 per gross acre. While
“urban” may be a misnomer in Greene County given its rural
heritage, in fact, growth areas are an essential component to
preserving rural areas. The term urban is a relative one. In
this Comprehensive Plan, the Mixed Use Village/Town
Centers and the Senior Residential districts together meet
these basic guidelines for density and compactness.

Code of Virginia: Design Elements
for UDAs
•
•

•
•
•
•
•
•

Pedestrian-friendly road design
Interconnection of new local
streets with existing local
streets and roads
Connectivity of road and
pedestrian networks
Preservation of natural areas
Satisfaction of requirements for
stormwater management
Mixed-use neighborhoods,
including mixed housing types
Reduction of front and side yard
building setbacks
Reduction of subdivision street
widths and turning radii at
subdivision street intersections

More specifically, the Ruckersville,
Corner Store Mixed Use Village Centers,
UDAs
the Stanardsville Town Mixed Use
Center, and the Senior Residential
FLU Areas
Districts, when built at a density of 6
residential units per acre, yield more
capacity than is anticipated for the next
10 years’ growth. Based on current and
projected population figures, planning
for a population of between 5,207 and
9,350 persons meets the Code
requirements. These figures are based
on a minimum of a 10 year horizon and
not more than a 20 year horizon. The
369 acres in the Ruckersville Mixed Use
Center with a 20% residential
component built at 6 residential units
per acre yields the capacity to
accommodate 1,956 persons. The 253
acres in the Corner Store Mixed Use
Village Center with a 20% residential
component built at 6 residential units
per acre yields the capacity to
accommodate 820 persons. Similarly, the Stanardsville Mixed Use Town Center’s 83 acres with a 20%
residential component built at 6 residential units per acre yields the capacity to accommodate 269
persons. These calculations are based on a household size of 2.7 persons per home, as determined in
the 2010 U.S. Census.
For the Senior Residential areas, the 391 acres built at 6 residential units per acre and with a household
size of 2 persons, yields the capacity to accommodate 4,692 persons.
All told, then, the Ruckersville, Corner Store, Stanardsville and Senior Residential areas can
accommodate 7,737 persons creating enough capacity to plan for Greene County’s expected growth
through the year 2025.

The [WH1]illustrations presented here are intended to show the density requirements for UDAs. Above is
an existing development along the US 29 corridor. A one-story 65,000 square foot building footprint
covers 26% of the parcel. The Floor to Area Ratio is 0.26, which is beneath the 0.4 required for UDAs.
The illustration below is a hypothetical development on the same site as the previous one. Each of the
buildings are 3-floors and they comprise a total of 165,000 square feet. This results in a Floor-to-Area
ratio of 0.73, which is well above the state minimum. Note that the site would be compliant with twostory buildings as well, at 0.49 FAR.

The final illustration is a
hypothetical residential
development directly ajacent to
the previous commercial area.
Despite the abundant green space
and large size of homes, this
neighborhood has a density of 4.9
dwelling units per acre, above the
requirement minimum of 4 in the
State Code

Village Center areas correspond with the first tier of
growth areas in Ruckersville and Corner Store. This is
Town Center in the case of Stanardsville. The primary
intent of this place type is to create a discernible center
of these communities by facilitating a mix of
commercial, office, and residential uses appropriate for a small scale. There is potential for future transit
service in high activity areas. The intended mix of uses within the Village and Town Centers include a
core of commercial and office with residences fanning out from this core. The mix of uses should be
market-driven, being flexible rather than prescriptive. The Village and Town Center residential
developments are the highest density of all tiers and provide for a diversity of housing types, including
single and multi-family.
[WH2]
Block Length:

Mixed-Use Village
or Town Center

Block lengths should be small and
walkable to offer the greatest number of
possible connections. This reduces
distances pedestrians must walk and
ensures easier access to all buildings.
More potential routes will also reduce
traffic congestion through allowing good
internal and external circulation.
Streetscape:
Streetscape is an important element for
drawing customers or clients into a
commercial district. Sidewalks should be
wide, preferably with planting strips
between the sidewalk and road. Street
trees greatly enhance aesthetics.
Building setbacks are short to establish a
pedestrian scale and identifiable village
center.
Building Height:
Buildings are sized to enclose the street
and create the feel of an outdoor room
while allowing enough light. Building
heights should allow for a vertical
mixture of uses, such as second story
residences or offices.

Mix of Uses:
Village or Town Centers are the heart
or Greene’s business environment, so
commercial and office uses are
primary. Residential uses are also
helpful to ensure a 24 hour vibrancy to
the place. Examples of appropriate
uses are storefront retail, restaurants,
office, multi-family residential, singlefamily residential.
Open Space:
Open spaces are designed for
heavier use. A Town Center Square
can create a public space that
complements a retail environment.
Parking:
Pocket parks or a neighborhood
park allow
for aisnatural
experience.
On-street
parking
ideal. It’s
a buffer
for pedestrians, slows traffic, and is
convenient
Parking: for shoppers. Surface
parking, where necessary, is located
behind
the building
doesItnot
On-street
parkingsoisitideal.
is a
interrupt
the
pedestrian
buffer for pedestrians,environment.
slows traffic,

and is convenient for shoppers.
Surface parking, where necessary, is
located behind the building so it
does not interrupt the pedestrian
environment.

Commercial Street:
This street type is intended to facilitate the volumes of traffic needed for retail while maintaining an
attractive environment for pedestrians. Buildings will typically front the street with little to no set back.
The parking lane can be extended an extra 8 ft. for diagonal parking.

Sidewalk

Side Street:

Parking Bike Vehicle
Lane Lane

This street type is lower volume,
intended to carry cross-traffic
between commercial streets.
Buildings will typically not front a
side street. On-street parking is a
important function. Sidewalks
need not be generous but safely
passable.

Sidewalk

Turning Vehicle Bike Parking Sidewalk
Lane
Lane
Lane

Parking

Vehicle
Lane

Vehicle
Lane

Parking Sidewalk

Collector Boulevard:
Collector boulevards are intended for higher volumes and more limited access points. There are
two travel lanes in each direction with potential for a turning lane in the center median when
necessary. Buildings are set back several feet and they may be fronting a parallel road instead.

Sidewalk

Bike
Lane

Vehicle
Lane

Vehicle
Lane

Planted
Median and
Intermittent
Turning Lane

Vehicle
Lane

Vehicle
Lane

Bike
Lane

Sidewalk

Mixed-Use Residential areas correspond with the second
tier of growth areas around the Town of Stanardsville,
Ruckersville, and Corner Store. The primary intent of this
place type is to provide traditional high-amenity and
market-driven residential choices, combining green space
and sufficient privacy with access to services. The street grid
is highly connected with special attention given to the pedestrian experience. Commercial and office uses
complementary to a neighborhood are encouraged.

Mixed-Use
Residential

Block Length:
Blocks lengths should be relatively
short and walkable to allow multiple
routes of connection between
places. This creates a pedestrian and
cyclist-friendly environment and
reduces congestion by dispersing
traffic.

Streetscape:
Areas between public streets and
private buildings should have a
neighborhood feel. This includes
adequate sidewalks with planting
strips and bike lanes on busier roads.
Homes can be setback or raised up
to ensure privacy, but too much
setback (> 30 ft.) detracts from the
life of the street.

Building Height:
Building heights should be flexible
enough to allow multiple uses, but
not so much as to overshadow the
residential character of the
neighborhood.

Mix of Uses:
Although the primary focus is
residential, a variety of
neighborhood-serving activities
are allowed. Potential uses can
be single-family residential,
multi-family residential,
storefront retail, civic,
restaurant, or others.

Open Space:
Natural amenities are important
to the livability of these areas.
They are smaller-scale and
focused on the needs of
residents, often becoming
neighborhood focal points.
These include pocket parks,
neighborhood parks, and
community gardens.

Parking:
On-street parking is preferred. It
offers the most convenient
front-door access and it helps
buffer the sidewalk from vehicle
lanes.

Neighborhood Street:
Neighborhood streets
are quiet residential
routes with generous
landscaping. The lane
widths are as narrow as
possible to calm traffic,
reducing the need for
retroactive traffic
calming. Sidewalks are
separated from the road
by a planting strip with
street trees. Gentle
curves and narrowings
at designated crossings
can also help to calm
traffic.

Sidewalk

Planting Parking
strip

Vehicle
Lane

Vehicle
Lane

Parking

Planting
strip

Sidewalk

Service Alley:
Service alleys run behind
residences and businesses to
facilitate pick-ups and drop-offs
as well as waste removal.
Because the vehicle movement
is slow, they can also function
as safe bicycle routes.
Right of Way

Collector Boulevard:
Collector Boulevards are intended for higher volumes of traffic and more limited access points. There
are two travel lanes in each direction with potential for a turning lane in the center median when
necessary. Buildings are set back several feet and they may be fronting a parallel road instead.
Landscaping is not only aesthetic but helps remediate stormwater runoff.

Sidewalk

Bike
Lane

Vehicle
Lane

Vehicle
Lane

Planted
Median and
Intermittent
Turning Lane

Vehicle
Lane

Vehicle
Lane

Bike
Lane

Sidewalk

Suburban Residential areas correspond with the third tier
of growth areas around the Town of Stanardsville,
Ruckersville, and Corner Store. The primary intent of this
place type is to provide private neighborhoods and
facilitate optimal automobile access. Passive open space
is used liberally to give the feel of a rural character. These
design elements are intended to be voluntary and interpreted in the context of the marketplace.

Suburban
Residential

Block Length:
Street intersections need not be as
frequent as in the Mixed Use
Neighborhood, but a certain minimal
degree of connectivity will ensure an
efficient flow of traffic. Streets are likely
to be placed to follow the natural curves
of topography. External connections to
nearby neighborhoods and activities
enhance the whole area by allowing
safer pedestrian and cyclist routes and
dispersing traffic flow.
Building Height:
Buildings are one or two stories, as
typical of detached single-family
residential buildings.

Streetscape:
Homes are set back from the street to
establish privacy and project a rural feel.
Streets will ideally have sidewalks, but
larger lot subdivisions may forgo this
feature.

Mix of Uses:
Detached Single-family Residential is
the dominant use. Certain civic
institutions may be present as well.

Open Space:
The majority of open space is in
private ownership as residential
lawns. There may be a community
park and some passive open spaces as
well.

Parking:
Most parking occurs in residential
driveways and garages, but on-street
parking is typically available as well. It
is recommended that garages be
placed to the side or rear of the house
so that they do not dominate the
residential frontage.

Senior
Residential

The Senior Residential place type is intended to facilitate the
creation of age-restricted communities. Many seniors prefer
places conducive to active living, within walking distance of useful
services and activities, and with enough variety of housing types
to meet changing needs. The Senior Residential place type also
pays close attention to the needs of residents with disabilities
and overall safety provisions.
Mix of Uses:
Senior residential incorporates a
variety of residential types, from
single-family detached houses to
multistory condominiums, in order to
meet the needs seniors face as they
age. A limited number of community
facilities, such as clubhouses, pools,
and gyms are also encouraged to
serve the residents.
Streetscape:
Sidewalks with generous widths and
clearly marked crossings are
important for pedestrian safety.
Landscaping along the street creates
an attractive park-like setting.

Design of the site and buildings ought to
allow for “aging in place.” Residents can
meet their changing needs without having to
move to a different location for each stage.
Principles of Universal Design allow access
for a broad range of ability levels. For
example, grounds are smooth and free of
obstructions to allow for wheelchair
movement. Street signage is large enough to
see from a distance. Doors and passageways
are sufficiently wide. Outdoor lighting is
bright and appropriately placed for safety
and convenience. In some cases, auditory
signaling is used to assist pedestrians at
high-volume crossings.

The Industrial Center place type is coordinated with the Greene
County Industrial Park. It is intended to provide the necessary
space for contemporary businesses and industrial operations
functioning at a regional scale. Although the place type is for
employment uses only, the designated location between
Stanardsville and Ruckersville is in reasonably close proximity to
residential areas and other services. Regional transportation access is also fundamental to its location.

Industrial
Center

Mix of Uses:
A variety of industrial uses that
do not exert a negative impact
on adjoining property owners
are part of the Industrial Center.
Office complexes, research labs,
and other specialized facilities
such as trade schools fit as well.
Limited commercial services
may be present to serve
employees. Storage areas, such
as warehouses and supply yards,
are also part of the mix of uses.

General Principles of Industrial Center Design:
Of all of the place types, the Industrial Center can offer the greatest degree of flexibility to meet the site
specifications needed by the various businesses in the Center. However, there are some generalized
principles that can guide design decisions within the Center:
1. Vegetative Buffer. A green setback can help screen the industrial uses from roadways, as well has filter
the stormwater runoff from impervious surfaces. Placement in the low-lying areas or in graded swales is
ideal.
2. Transportation Access. Convenient truck and car access to all portions of the industrial center are critical
to business operations. Sufficient off-street parking and higher-capacity roadways are recommended.
3. Environmental Site Selection. Any industrial use will alter the natural state of the land, but attention
ought to be given to areas of special ecological significance. Low-Impact Design techniques can help
mitigate any land use effects.
4. Coordination of waste exchange. Ideally firms can be encouraged to co-locate to take advantage of
exchanges of resources, thus lowering costs and reducing the overall waste stream. For example, a scrap
wood yard could recycle materials for a cabinet-making facility. Site design may be able to facilitate such
exchanges.

GUIDELINES FOR RURAL AREAS
One of the most significant wishes of county citizens, as voiced in the 2010 Comprehensive Plan
community workshops, is for the county to retain its rural character. The Future Land Use map
designated 93,968 acres of the county as rural, outside of the designated growth area. There are two
primary planning approaches that serve this end. First, growth areas should be desirable and attractive
places to live and work. Such desirable places take the pressure off the rural areas and help decrease
the rural suburbanization of the county. Growth areas should be the destination of choice. The above
Guidelines for Growth Areas section lays out the principles that help achieve this goal. Second, the
planning principles applied in rural areas and discussed in this section help retain the rural character of
the county, even as a degree of rural growth occurs.
While rural character is notoriously difficult to
define, certain land use techniques do help retain
the rural feel and ambiance of the county. First,
land preservation techniques are the most obvious
method of retaining rural character. Second,
effective rural development techniques contribute
to retaining rural character. Careful use of these
rural development techniques can result in the
retention of the rural appearance. For example,
careful placement of the homes within a
subdivision, through clustering or other
neighborhood design approaches, and the retention or planting of a vegetative buffer between the
homes and the rural road way help hide the development that lies behind.
LAND PRESERVATION TECHNIQUES
CONSERVATION EASEMENTS
Conservation easements are long-term, typically
indefinite, contractual agreements to leave an
allotted portion of property in a natural state. A
landowner always accepts an easement voluntarily,
either as a donation or sale, and a specific agency is
authorized to oversee compliance with the
agreement. Easements can be made on a portion of a
parcel, and they do not have to allow public access.
In many cases, the land held in easement continues
to be in agricultural or forestry use.

Current
Conservation
Easements in
Greene County
2014

Often there are tax incentives from both the federal and state levels available for landholders with
easements. There are currently 796 conservation easements in Greene County, for a total of
13,13310,648 acres. Greene County currently encourages easements by utilizing a land use tax, as
explained in the following section. This policy is particularly useful for encouraging easements in land
that would otherwise be highly susceptible to development.
LAND USE ASSESSMENT POLICY
The Code of Virginia (§ 58.1-3230 through 3244) specifies that real estate meeting certain criteria be
given special tax consideration. Properties devoted to agricultural, horticultural, forest or open space
use as outlined in the Code of Virginia “Special Assessment for Land Preservation” §58.1-3230 are
eligible to a reduction in real estate taxation. For the year 20162020, there were 9786 properties in
Greene County enrolled in land use assessment, which resulted in a tax deferment of $2,210,008,554.
The purpose of land use taxation is to preserve agriculture and forestry industries by providing a
financial incentive. This reduction in tax assessment has been shown to be essential in supporting a
profitable agricultural/forestal business. Counties which have chosen to remove land use taxation as a
management tool have seen a high rate of property converting to more intensive uses and a significant
loss of agricultural/forestal lands. The benefit of land use taxation extends to all the citizens of the
county, since tax rates can remain low when residential growth is not expanding at a rapid pace.
AGRICULTURAL/FORESTAL DISTRICTS
The Agricultural and Forest Conservation District Program is a voluntary program in which farmers,
foresters and landowners form an Agricultural and/or Forest Conservation District for the purposes of
conserving areas that are rural and agricultural. In 2000, there were a total of 13,500 acres designated
as Agricultural and Forestal District in Greene County. The district was reviewed in 2010 finding that the
acreage was reduced to 5,324 acres. In 20195, only 3,8123,466 acres remain in the district.
The property owner continues to hold fee simple title to the land, but the easement restrictions run
with the land for a set term of years. The agreements usually include exceptions that permit the
landowner to withdraw from the program under certain circumstances.
Agricultural-Forestal Districts (AFDs) were established by the State of Virginia as a means for counties to
offer incentives to landowners to maintain their property in agriculture and forestry. These benefits
include: (1) eligibility for Land Use taxation, (2) A degree of protection from eminent domain and
municipal annexation, and (3) protection from nuisance complaints. These protections are in effect for
the duration of the contract period. As a result, the county is able to more accurately plan land use in
the region, since the owner agrees not to convert the property to a more intensive use for the duration
of the contract. The rural nature of the landscape is maintained and the tax rates remain low since
residential development is slowed and county resources are not overburdened.

RURAL DEVELOPMENT TECHNIQUES
CLUSTER DEVELOPMENT
The cluster form of development seeks to preserve
open space within a property by developing a
subdivision in a condensed form on a portion of
the land. Clustering buildings on a site allows space
for ecologically-sensitive areas while allowing
development to proceed. Clustering offers
numerous benefits to the community, the natural
environment, and to the property values of the
new development. The open space can serve as agricultural land, recreational land, wildlife habitat, or
any combination of these. Clustering also often qualifies as Low Impact Development (LID), which can
significantly reduce stormwater runoff and non-point source pollution. This specific form of clustering
is tailored to rural, rather than urban, development.

CONSERVATION SUBDIVISIONS
At the individual site level, there are many design strategies that developers can use to draw out the
natural features inherent to the landscape. This approach requires a more careful survey of existing
conditions and the creation of site-specific plans, but developments that take these steps are often
financially successful.
This is a somewhat reversed process from conventional site development in that the roads and parcel
lines are placed last. This approach has been shown to decrease the amount of impervious surface in a
given development, maintain the initial gross densities, and save money by needing less pavement and
clustering for more efficient service delivery.
Conservation Subdivisions combine features to protect water quality with site-specific designs that take
into account the locations of valuable natural resources. Often conservation easements are used to

protect portions of the development. Conservation subdivisions are appropriate developments in the
rural areas of Greene County. This form of development may be preferred by Greene County’s residents
based on input provided at various planning forums.
FUNDAMENTAL LAND USE PLANNING TOOLS
ZONING ORDINANCE
Zoning is a primary land use regulatory tool that divides a locality into specific districts and lists uses
permitted in those districts. The text of the zoning ordinance provides for uniform regulations
throughout each district and generally spells out the substantive restrictions on land use and
development within those districts.
Zoning ordinances regulate only those land use elements specifically authorized under the enabling
legislation. This primarily includes the regulation of land use, size, height, bulk and removal of
structures, dimensions of land, water and air space to be occupied by buildings, structures, and uses,
and the excavation of mining soil and other natural resources.
Zoning ordinances may use physical form of development within districts as additional tools. This
physical form addresses the relationship between building facades and the public realm, the form and
mass of buildings in relation to one another, and the scale and types of streets and blocks. The place
types described above use the physical form of development as guidelines.
SUBDIVISION ORDINANCE
The division of land often results in more intense and different land uses, which have impacts on
surrounding land and communities. Consequently, most jurisdictions use subdivision regulations to
permit the orderly division of land into parcels or lots for development.
Subdivision regulations provide for the direct control and standardization of land development. Used in
conjunction with a well-organized zoning ordinance, the coordination between development and
supporting infrastructure occurs. A benefit of subdivision regulations is that they can be applied at the
time of development.
Subdivision of land is a “by-right” allowance for a landowner and, as such, the review of a subdivision
proposal is a ministerial act by a local government. Therefore, the landowner is only obligated to meet
the applicable subdivision (and zoning) regulations in order to subdivide. It is critical to successful
implementation of current planning policy that the subdivision ordinance fully reflect the intent of that
policy and that there is complementary linkage of the Comprehensive Plan, Zoning Ordinance and
Subdivision Ordinance.

CAPITAL IMPROVEMENTS PLAN
The Capital Improvements Plan (CIP) is the multi-year scheduling of public physical improvements that
help guide a locality’s decisions on how to allocate funds. The scheduling is based on needs identified in
the comprehensive plan, studies of fiscal resources that are available, and the choice of specific projects
for construction in the medium-term future.
The CIP provides a mechanism for estimating capital requirements; planning, scheduling, and
implementing projects; budgeting high priority projects; developing revenue policy for proposed
improvements; monitoring and evaluating the progress of capital projects; and simply informing the
public of projected capital improvements.
Localities use the CIP to support growth through the calculated sizing, timing, and location of public
facilities such as roads, school improvements, parks and recreation enhancements, attractions, water
and sewer facilities and drainage improvements.
Any proposed public improvement not included in the CIP is required by the Code of Virginia Section
15.2-2232 to be subject to a public hearing and decision from the County Planning Commission, to
determine consistency with the Comprehensive Plan.

GOALS AND IMPLEMENTATION STRATEGIES: FUTURE LAND USE
•

Support land use practices that help retain the rural character of the county.
o
o
o
o

•

Promote business and residential development in a manner that focuses growth in the
designated growth area.
o
o
o
o

•

Create incentives for concentrating development into the designated growth area.
Promote flexibility in the planning of places in the growth area to take advantage of the
unique needs and opportunities inherent in a specific site.
Coordinate public infrastructure improvements and the Capital Improvements Plan to
facilitate development in the designated growth area.
Update county zoning and subdivision ordinances to reflect the recommendations included
in this chapter.

Focus the majority of business, office, higher density residential development and institutional
uses in the Mixed Use Village and Town Centers.
o

•

Encourage protection of forest, wildlife habitats and the rural landscape in rural
development.
Support the voluntary use of clustered subdivisions and conservation subdivisions.
Encourage the voluntary dedication of land in conservation easements or Agricultural and
Forestal Districts
Encourage the location of homes within a rural subdivision to buffer development from the
roadway thereby preserving the rural character.

Encourage infrastructure improvements, including water, wastewater and transportation, in
the Mixed Use Village and Town Centers

Encourage developments in the designated growth area to include traditional neighborhood
design principles
o

Develop design guidelines or models that define and illustrate traditional neighborhood
principles best suited to Greene County.

o

Encourage infill development within the growth area to create more compact places.

o

Integrate a variety of transportation options, including pedestrian, bicycle, transit and
other vehicular traffic.
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Purpose of Tonight’s Meeting
•

Present the Future Land Use chapter of
the Comprehensive Plan and the Future
Land Use map for review, discussion, and
affirmation.

What we will do tonight
•

Presentation





Review Current Vision Statement/Word Cloud.
Review the concept of density and the current population.
Review the Code of Virginia requirements for land use.
Overview of current land use map, place types, zoning code, and water
infrastructure.

•

Questions

•

Discussion

•

Define Next
Steps

2016 Comprehensive Plan
Vision Statement

Existing Conditions and
Land Use Patterns

Population Growth in Greene
County

Year

Greene County

1990

10, 297

2000

15, 244

48%

2010

18, 403

21%

2020 (projected)

24,001

30%

U.S Census Bureau

(% Change)

New Single Family Detached
2005-2020
Greene Residen�al Units
2005-2020

400
300
250 213
200

197

236
172

100

83

76

2012

101 112

150

284

246

2011

Number of Permits

350

103

126

182

145
102

72

50
0

2020

2019

2018

2017

2016

2015

2014

2013

2010

2009

2008

2007

2006

2005

Year

• In the last 5 years (2016-2020) we have received a total of
929 new single family dwellings (attached and detached).
• In comparison, the previous 5 years (2010-2015) we received
726 new single family dwellings (attached and detached).

Urban Development Area:
State Code §15.2-2223.1
The Comprehensive Plan shall provide for commercial and
residential densities within UDAs that are reasonably compact
development.
•

•

Commercial Density may have at least a minimum floor
area ratio (FAR)of 0.4 per gross acre
FAR is defined as the total square feet of a building divided
by the total square feet of the lot the building is located on.
Higher FARs tend to indicate more urban (dense)
construction.
Residential density on the developable acreage of at least :
 4 single family dwelling units per acre
 6 townhouses per acre
 12 apartments per acre

Urban Development Areas:
•

•

Currently, Corner Store,
Ruckersville, and Stanardsville
have been identified as areas
that has the potential density
to meet the requirements of a
UDA.
The Mixed use Village /Town
Centers and the senior
residential districts together
meet these basic guidelines for
density and compactness
(page 26, Greene County
Comprehensive Plan)

Existing

Site Area: 37
Acres
Dwelling
Units: 40

DUA:

1.1

Existing

Site Area: 27
Acres
Dwelling Units:
131

DUA:

4.9

Hypothetical

History 1994 to 2017
Sprawl is Expensive

Rise of a Region: A Development History of Northern Virginia,
Andrew A. Painter of Walsh, Colucci, Lubeley & Walsh, P.C, 2018

Rise of a Region: A Development History of Northern Virginia,
Andrew A. Painter of Walsh, Colucci, Lubeley & Walsh, P.C, 2018
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Growth Area

Percent in Growth
Area Committed

A-1

59064

1502

3%

416

1086

28%

B-1

27

23

86%

10

13

43%

B-2

128

116

91%

76

40
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B-3
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95%
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M-1
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18%

11

7
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R-1
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