Source: Albemarle County Community Development

Al bemarl eds Rur al Ar €

RURAL GOAL and forests, traditional crossroads communitie

protected scenic areas, historic sites, apde-
servednatural resources

AREA

7.1
Albemarle Comprehensive PRDOPTEDune 10, 2015

BACK TO TOP




Page intentionally left blank

7.2
Albemarle Comprehensive PERDOPTEDune 10, 2015
BACKTO TOP




Albemarle County envisions a commwittitgbundant natural, rural, historic, and sceni

VISION

sourced healthy ecosystefiactive and vibrant development afeaphysicaénvironmen

thatsupports healthy lifestyflessthriving econonfyandexceptional educational opportur
for presenaind future generations.

Relationship to the Vision

The Rural Argarovidesplaces for ag-
riculture, forestry, protection anc
preservation of natural resourcex]

tourism. Tise placeare home to res
idents who find a sense of commun
t he Rur arbssroAd \allagé:
Retaining the important parts of All
mar |l eds rural he
Couny, which relies on its scenic bei
and natural resourcés support its
quality of life.

Rural Area

Introduction

Farms and forests, mountain and valley views, historic buildings
and sitesand abundant natural resources ammongthe most
valued aspects oAlbemarle County.These features are all
part of the Rural Areawhich makeup 95% o f t he
land area and give Albemarle County its distinctive character.
Ths area, made up o690 square milesalso provides a
majority of theC o u nwildlifé fsabitat.

Albemarle County is committed to preserving its rural heritage.
The County encouragessidential development in the
Development Areswhere services and utilities are available
and where such development will not anflwith
agriculturalforestal andconservation ohaturd resource®r
other objectivedor the Rural Area Theseobjectivesare
suppl ement ed b ystartdihgepoli€/dhatrpiblycd s
infrastructure will bedirected to the Development Areas
Minimizing the extension of water and sewpublic
infrastructure hefavoid suburbanization of the Rural Area.

Featuresexpeced in the Rural Areanclude

1. A strong agriculturaland forestal economy with large
unfragmentegbarcels of land on whia@wners can produce their
goods, have opportunities to gain value from processing their
own produce, and have access to local markets

2. Protected natural resourceghich include mountains, hills, and
valleys healthy streams and sustainable supplies ofnclea
groundwatey and diverse, interconnected areas of viable
habitat for native wildlife;

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

4. Rural and historic landscapgbat e nh anc e t he

experience

5. Crossroads conumities that provide support services and
opportunities to engage in community life;

6. Distinct boundariebetween the Development Areas and
buildings and sitethatare clearly rural; and

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

In their entiretythese featuresielp demonstratéhe diversity
of rural landusesn, and the importancef, the Rural Aredor
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the County as a whaleThefeaturesare interrelated and it is difficult to separate one feature from
another For examplein order for tourism to thrive, natural and historic resources npursiseeved For
agriculture to be successful, lavahership must be relativelyfimgmentedand agricultural soils must be
available. Farmers and other residents of the Rural Area need historic crossroads comotlomties
places tofind basic support services, but also as centezsromunity lifeBecause thedeaturesare so
interrebted, it isessentiato recognizethat decisions about any of the featunssl affect the Rural Area
as a whole.

Land Use Plan for the Rural Area
The Land Use Plan for Albemarle County is shown in Fighilteof.the land shown in white is designated
as the Rural Area, with the uses that are described iGhtaper of the Plan.

Agriculture, forestry and conservation play an important and longstanding role in the environment, heritage
and economy of th€ounty and these are the preferred land uses in the Rural Alleasdand uses have

a mutuallysupportiverelationshipand all three provide great value to the commuaityarge, including

the City of CharlottesvilleSome of the benefits include theoximity of rural land, local agricultural
enterprise, and the salutary contributions of the conservation laandestn andabundantwater supply,

clean air, scenic landscapes and preservatiavildlife habitat, all of which are fundamental to a hdwsjt

and diverse biological community and strong local economy.

New homebuilding is not decauseitaudderimines thenpeefered udiest y 0 s
can also causeiral landownerto feel financial pessure to subdivide their lanthe Countys interested
in helping property owners find ways to keep properties intact rather than subdividing.

Policy andZoning Ordinancehangesare recommendetb promotethegCount y6s pr ef err ec
Rural Area, includirgupportive uses fagriculturehistoric preservatiotgurism, crossroads communities

and strengthening land conservation initiatiibeg strategies discussed in €hspter all share the goal

of helpng tokeep the Rural Area rural.

Consideration of New Uses in the Rurd@rea

ThigChapter recommends consideration &w new land uses in the Rural Area, including supportive uses
for agriculture, tourismnd crossroads communiti&@se County recognizes that a delicate balance exists
between providing more opportunities for supporting rural uses and allowing so manw tifaththe

Rural Area features are lostrequent tour buses alof@unty roads can cause rapid deterioration of
narrow gravel roads.Excessive noise can interfesiéh a horse or cattle operation.

It is important that any change take place slowly with enough time to evaluate potential ilvpalytsis

of the impacts of the recent Zoni@gdinancechanges should be conducted before adopting zaving
regulations Policiesprograms and regulations that address only one aspect of the Rural Area to the
detriment of others should be avoided or, where already in place, reviddg.by prudent and thoughtful
decisionmaking will the Rural Area resourdes 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 Atgaessential that they be able to meet the following standards
New uses should

T

= =/ =A =

= =/ =4 A

relate directly to theRural Areaand need a Rural Arebbcation 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 Aresy

be compatible withand have a negligible impagcbn natural, cultural, and historic resources;
not conflict with nearby agricultural and forestal uses;
reflect a size and scale thabmplemestthe character of the area in which they will be located

be reversible so that the land can easily returmatmirg, forestry, conservation, ohet preferred
rural uses

be suitable for existing rural roads amesult in little discernible difference in traffic patterns;
generate little demand fofire and rescueand policeservice;

be able to operate withouhe need for public water and sewer;

be sustainablevith available groundwater; and

be consistent with other Rural Area policies

Mostimportantly, the success of the use should be related to its rurahloBatiexample, a farm winery
where most of the grapes are grown onsite is a Rural Area use. A standalone wittetssetts wines
from all over the world is a commercial use that belongs in the Development Argpartment store
distribution center tated near an interstate interchange should be in the DevelopmesfAteadorage
and distribution facilitjor localy produced agricultural produatsuld be located in the Rural Area.

Performance standards will be needed for any new usesduore that the size, sca@d location of the
newcommercialses recommended foetRuralArea are appropriate. It is of prime importance that the
appearanceand function of new uses blesnald not detracfromthe key featuresf the Rural AreaNew
uses should not overwhelm an area in terms of their function or visibility.

7.5

Albemarle Comprehensive PRDOPTEDune 10, 2015

BACK TO TOP




Page intentionally left blank.

7.6
Albemarle Comprehensive PERDOPTEDune 10, 2015

BACK TO TOP




'S Rockingham
County
340] o
g
S
5]
$
<
9 2
&
2
F
&
Augusta
County Sugar
Hollow

Reservoir

Ragged
Mountain
Reservoir

Greene (33

County

Fluvanna

County

Madison
Court

Orange
County

Louisa

County

TowN =
or (B
NEIson w w — SCOTTSVILLE -
County
Toér 4 =
Creck {s]
W, Reservoir 1
o 1 2 4 7 1 Ll |
e iles 7 |
Prepared by Albemarle County Ny N = /
Information Services Division SIS Rive g S
Map Produced: 10/1/2015 ) 4 .
N File: County_LandUsePlanmxd { V. Buckinghai
E >4
= 7 County,
2e j
o P

Figure 1: Generalized Land Use Plan

Rural Areas

Major Water Bodies

@ Development Areas * "™\~ Primary Roads

“™_~ Secondary Roads

Major Streams

See Individual Master Plans
for Detail and Actual LandUse
Designations and Descriptions

Albemarle Comprehensive PERDOPTEDune 10, 2015

7.7

BACK TO TOP




Page intentionally left blank.

7.8
Albemarle Comprehensive PERDOPTEDune 10, 2015

BACK TO TOP




Objectivel.: Support a #&ong agricultural and Livability Project
forestal economy.

Charlottesville and Albemarle Coun

. . . will continue to promote a communi
Agriculture and forestrgre twoimportant and longtandingland g green neighborhoods, healthy wa

uses i n the Count gharacteRicof dith I o I
industries have changed over tinfT@bacco was an important Cro e R oy o

in the Colonial era, but soon led to soil depletiéruit and orchard
production have been and ¢ 0 SEEXeleRil-Mial-Nefell:el¥Isk atur
agricultural production, with graggowing and winemaking
becoming more importanBeef cattle production, dairy farming
and raising of grains and grasses to support thesienals are development in those areas of 1
prominent activitiedManaged forests and timbéxarvests continug City identified for greater intensi

to be important. of use and higher densities and
the County Development Areas;

Strengthen measures that prote
agriculture ithe Rural Area;

1 Improve the viability of local agr
culture by: concentrating

Horse farmingand equestrian activities amnother longstanding
agricultural use in Albemarle Countydorse farming is a ter
inclusive of any or all dhe activities of horse breeding, boardin

training, and riding lessons. Recognize the shared interests

tween the City and County in

. . romoting a strong local food
Agricultural and Forest Soils Sconomy?and J

As indicated in Objective 1, retaining continuous land holding
agricultural uses is of prime importaheeause of the soil attribute
of the land Many soils in thRural Area are especially suitable fq
agricultural and forestal usesuch as crop and timber productidn.Albemarle County, there are three
major categories of soifer agriculturethat have been identified by thidatural Resoues Conservation
Service:

Maintain the distinct character o
the Rural Area.

1 Prime farmlands (suitable for cultivated crops and alfalfa hay in Albemarle)
1 Locally important farmlands (suitable for alfalfa, mixed hay, and pasture in Albenaaude)

1 Unique farmlands (suitable for orchards and vineyarddb@marle)

The individual soil types includedhase groups can be fouadlthe link providedReferencéddocuments
The Natural Resource Conservation Servical$adefined the following high quality silvicultural (forest)
productivity classes:

1 Hardwoods | (suitable for commercial production of Northern Red Oak, White Oak, Black Oak,
Yellow Poplar, and Ash);

1 Hardwoods Il (suitable for commercial production of Che3talytHickory, Scarlet Oak, and
Southern red Oak); and

1 Soils suitable for commercial production of Loblolly Pine and Virginia Pine, Sycamore, and Black
Walnut.

Maps of important agricultural soils and important forestal soils are found Reterence Documents
accompanying this Plamheyshowthe extent of highly productive soilshe County Areas not shown as

having important soils on this map are usually limited in their productivity due to steep slopes, wetness, o
other factors Even in parts of the Rural Area where agricultural and forestal activities no longer take
place, he extem of soilssuitablefor farmland and forests represents opportunities for these activities to
once again thrive
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Strategy la: Continue to promote use of Rural Preservation Developments (RPDs), conservatiol
easements, and Transfer of DepshentRights (TDRs) programs, if developedhelp preserve
agricultural and forestal soils and to increase the acreage of productive soils for agriculture and
forestry.

It is important that existing programs be continued to help retain agricultural soils and to keep
landholdings intactStrategies in Objectiv@ identify ways in which RPDs and conservation easements
can help limit residential development in the Rural.ABtrategy 3g suggests further exploration of
TDR programsThese strategies can be used to retain the most important features of agricultural and
forestal land, which are soil and wateFor success in agriculture and forestry, lands with the most
productive soils must be recognized aneserved for those uses.

Agriculture

The face of farming nationwide has been changing for decades. Many small family farms have been
absorbed by larger farms or subdivided into residential lots for developriéi.haseducedthe overall
number of farms in the country aralisedhe remaining farms to drop into smaller size classes.

In2012, theFederal Census of Agriculture identifé€b farmsin Albemarle Countfcounting only those
with at least $1,000 in gross incomeith a totalof 168,877 acres orapproximately36 percent of the
land in theCounty From 200 to 2012, thetotal acreage inAlbemarle Countyarmsgrew by over
10,000 acres.This% growth in overall acreage may represent a real increase or it may be an effect of
more persons reporting on thigirm acreage.

An increase waalsoseen irthe number ofery small farmg< 10 acre$ and medium sized farm($00

179 acres. If this incrase is real and not due to increased reporting iticeecasan smaller farmmay be

due to thedevelopmenbf either specialty farms, such as producing gult soap oan increase ismall
farms that concentrate on local markekbe PiedmoriEnvironmental Council lists 70 farms in the County
that sell products to local cangers.Thebarographin Figure Zhows the change in acreage and numbers
of farms over the la®20 years. The pie chart in Figureshows that most farms in Albemarle Goare

in the range of 5 179 acres.

It should be noted that the Census of Agriculture relies opaifing and may not be accurate in terms
of actual numbers of farms and farming operations. It is used, however, as a proxy to cieasyee If

it truly represents the face of farming, théhenumber of very smalarms and medium sizddrms is
growing.

Strategylb: Continue to promote farming afatestry activities in the County by retaining Rural Area
zoning on Rural Area designated land.

The County does not have a direct role in farming and timbering activities of property owners; however,
it can promote and assist in making opportunities available to continue farming and timbleeng.
most significant way te retain Rural Area zoning on Rural Area lanith so doingthe County can
ensure that sufficient land area is available for farming and timbering activities now and in the future.
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Strategy 1c Establiskactive support of agricultural langes through the creation of a R@apport
Programposition that provides agricultural assistarcm@mmunity education, marketing strategies,
information oragricultural support businessasd information aboualternative agricultural uses.

Since 2008the County has been actively working to assist local farmers in marketing their products.

Changes to regulations on farm sales, farm stands, and farmers markets have provided more
opportunities for small farming operations to market their product®ancréase product diversity.

Figure 2: Farms by Acreage in Albemarle County 192012
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Figure 3: Number of Farms by Acreage 2012
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Source: U.S. Census of Agriculture 2012
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The County coordinated an Afgrsiness Marketing Conference early in 2013 to bring producers of
nontraditional agricultural products together with resources and regulatory agembi€ounty has
also participated in marketing locally grown products andonagided business and tourism assistance
to wineries and for netraditional farming and farm productsCounty activities to help starp
businesses and market locally growndpiais should be continued in order to support more farming
activities.

In addition to support for locally grown products, wineries, andraditional farming,
responsibilities of the Rural Support Program position might include:

1 Educating citizens alidine benefits and the potential conflicts of living in proximity to agricultural

industries as part of encouraging appreciation of the Rural Areas and promoting the importance of

agricultural resources;
Seeking supplementary public and private fundingcesuor the ACE program;
Participating in the Farm Tour as an educational tool;

= =/ =

Coordinating with the Schools Division to encourage and promotdtacaicelated vocational
education programs from middle school onward;

Coordinating agricultural education in the classroom, such as implementing a farm day for children;

1 Promoting the preservation of important soils for agricultural and forestry use, in conjunction with

the Cooperative Extension service; and

1 Promoting thenotecionof Al bemar |l e Countyds forests as a
and for resource protection.

Funding and developing the Rural Supgembgramcould raise awareness of the importance of
agriculture to a higher levellt would also provide an omptunity for other County staff to work on
increasedbusiness assistance to other targeted agricultural actisiligfs as wineries, cideries, and
specialty farms.This strategy is also discusse@hapter 6- Economic Developmeitecause of the
importance of agricultarto the local economy.

Strategyld: Continue to assist Rur:
Area property ownergo diversify A picdmont

(]

agricultural  activities, includin
helping to connect local farmasth
local consumers.

The local foods movement hi &%
become very strong in Albemarl i
County. Food produced in the
County benefits Charlottesvill
residents as well.Historically, the
most common livestock activities in the County have been raisifgrcagéf and dairy production
Fruit and hay have been the prominent crops aretent years, agricultural acties have diversified.
Figure 4shows the variety of agricultural productisrentlyproduced in the Rural Area:
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Figure4: Locally Produced Agricultural Products 2013

Meat, Fish, and Poultry| Fruit and Fruit Products | Other Products
Beef Apples Cowds mil k, cheeé
Pork Peaches Goat d6s mil k, che
Chicken Blackberries Seasonal produce
Turkey Raspberries Mushrooms
Duck Blueberries Herbs, herb teas
Rabbit Strawberries Eggs and honey
Trout Pears Grassesnd grains for livestock
Catfish Apricots Seeds and dried beans
Freshwater Shrimp Plums Sauces and relishes

Jams, preserves, and pie| Spreads such as pesto, salsa, and

hummus

Source: Piedmont Environmental Council 2013

Work done bytheCount ydos Office of Co mnwitmlocal ggricalturé haB u s i
changed the role of the County in economic development. The County has partnered with severa
organizations and contributed money to organizations that promote diveesitycuitural activities.

This work should be continuedaiyural Support Progragpecialist who can take this important activity

to another level to promote local food growth and consumption while the County's Economic
Development professionals can catre¢ée on business development in the Development Areas.

Strategyle: Continue to providsupport to wineriegideries and farm breweriess part of the
Countyds agricultural support activities.

Viticulture, the production of grapespecially fowvine makinyg is an example of a form of agriculture
that has been very successful on smaller par@al¥irginia, a 26acre vineyard is considered large
and a 5-acre vineyard is more commjor-arm wineries, licensed by the Commonwealth to produce
fermented beverages from their produce, are a growing part of the local agricultural economy
Producing wine frorfruit grown on theitand and on other local farmsan enable landowners to
recoup the large initial investment by selling their vaticdeed products, rather than raw fruit

Since 2003, and partly as a result of State Code changes for events at farm wiB2resy farm
wineries have opened in Albemarle County for a totaBbffarm wineries. In 24, Albemarle
produced 1316tons of grapes fowineand was the leading grape producer for wine in the State.
Figure5 shows the change grape productionn Albemarle County and Virginia over the last ten
years

Figure 5: Grape Productionn Tonsin Albemarle County and Virginia 2006 - 2014

2005 2006 2007 2008 2010 2011 2012 2013 2014
Albemarle 904 | 1,116 929 | 1442| 1,099 971| 1223 1,013| 1,316
Virginia 5600 6,200| 5600| 7000| 6556| 7,749| 7532| 6,863 | 8,039
Source: Virginia Department of Agriculture and Consumer Serviced 2006
Virginia Wine Board 2009 2014
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Like wineriexideries and farm breweriesnu s e Al bemar |l e Countyds frui
of fermented beverages. Larger areas typically are needed for grovaipgles,pears and grains

than for growing grapes. At presetitere are3 cideries ancho farmbreweriesin the Countyhut
bothhave potential to increadecal agricultural production.

These businessgsnerallyrely heavily on their tasting rooms to produce eh@ades to be profitable,
which in turn keeps the farm property in rural use and protected from developiieetand cider
productiorare significanagriculturakctivitieausing local cropg~armbrewerieswhere small amounts
of agricultural productsncluding barley, other grains, hops, or fané processed into begare also
agricultural usethat could be located in the County and use local crBpents at these locations and
theirimpacts on neighboring properties and the Rural Area are discussed later in this Chapter.

Strategylf: Study ways in which the County can better support the local horse industry.

In March 2011, the Weldon Cooper Center for Public Service conducted an economic analysis of the
horse industry in Virginialhe results were significant and showed the previously hidden economic
benefits of this industry to Albemarle Countypical adwities range from breeding, trainingnd

boarding to recreational pursyitsuch as racing, showimgd other competitionsAccording to the

Cooper reportThe Economic Impact of the Horse Industry in \liygiieiaancd. Rephann

Over the pasteveral decades, the intensity, scale and scope of these activities have increased rapidly in Virgir
Horse ownership has become more popular and venues offering opportunities for racing, showing and ti
riding have spread across the commonwealthrefsltathe horse industry has come to play a more visible
role not only in agriculture but tourism and recreation as well. The spending in these sectors, in turn, supg
numerous other industries.

At present, most of the activities in Albemarle ediatreeding, training, and boarding; however
opportunities exist to grow this industry even mbtether &idy is needed to determine the extent
to which the County should take advantage of this growing industry.

Forestry

Forestry is another important component of the Albemarle econblayaged well and logged in a
sustainable mannetree farmsprovide a renewable resourd®r income tdandownerstaxes to the
County, and timber products for many other usdnmees and forests provide many natural resource
benefits prior taand afterharvesting.Trees provide soil stabilization, water resource buffers, air filtering,
and add to the beauty of the Countyiversification of species is beneficial to plant andlife habitat.
Both hardwood and pine are hagsted in the County. Figures@mmarizes recent timber harvests in the
County

Timber production occurs at differéewels- from tree farmers who manage timber statileugh selective

cuts and planting® planting and harvesting single speciesnetime harvestersimportant aspects of

timber production are managing harvests to prevent erosion and replanting to ensure diversity of species.
Irresponsible logging can resultaircombination of compaaeti, puddling, rutting, baing, erosion, and
displacement of specie3hese activities can be avoided with proper planning, equipment, and attention
by landowners and loggers.

Aswith agricultural productiorraigmentation of land ownership and theatien of smaller parcels reduce
the economic viability of forestry operatioihe increasing number of residences in the Rural Area also
increases the likelihood of nuisance complaintd as noise and logging trucks on narrow rega#st
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typical farestryoperations.The County considers forestry operations a normal part of the rural landscape
and does not regulate noise traffic generated bythese uses.

Figure 6 Timber Harvested in Albemarl€ounty 20092012

2009 2010 2011 2012
PineHarvest Volume
Hardwood Harvest
Volume (Million 5,576 5,428 3,824 4,734
Board feet)
Pine Harvest Value | $1,780,363 $1,285,857 $ 965,059 $2,218,432
C:{Sg"o"d Harvest | ¢1 011,773 | $1,148,680 |$ 862,034 $1,001,924
Total Value $2,792,137 $2,434,537 $1,827,093 $3,220,356

Source: Virginia Department of Forestry
Note: A board foot is the volume of a piece of wood 1 foot long x 1 foot wideinch thick (144 cubic inches)

Strategylg: Continue to promote retention of forest soils in conjunction with preservation developments
and provide contacts with the Department of Forestry owérsees timbering operations.

The State Department of Forestry oversees timbering operations and ensures that erosion and sedimel
control plans are filed, sites are inspected, and harvest management takesiplace. Count y 0 s
restricted to promotion of conservation easemesésyalue taxationigricultural/ForestalXg/For)

Districts, and use of RPDs to preserve forestal land, as discussed above.

Educating forestadroperty owners on the importance of biodiversity and good logging practices will
help retain forest soils. The County can collaborate with the State Department of Forestry on ways to
help educate property owners. Discussions with State foresters Imalgeh€ounty improve the
outcome of timbering activities that also promote other County goals for water protection and economic
development.

There are some potenti al conf | i, mdludinghesupgottoE Co u
commeral forestryand the protection of forests to maintain water quality and habitat vada¢h of

the approaches to forest management are part of the rural landscape

It is important to find the right balance between harvesting timber and habitat

conservaon/preservation. Conservation programs are the most appropriate tools for habitat
preservation because the County cannot regulate the locations chosen for timbeOautitigemost
important forests for habitat and water quality protectimve been identifiedthe County will need

to implement forest conservatiorttoesemportant sitesvhilestriving to prevent threat tocommercial
forestryoperations on other forest land
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Strategylh: Change zoning regulations to permit appropriatsdaledcollection andlistribution
facilities for local agricultural productsthe Rural AreaConsider allowing these usesright.

Marketing local foods and agricultural products depends on the aidjaof local dstribution
facilitiessuch as warehouses for locally grown produce and. Mkase facilities would need to be
located on major roadshat cansupport the additional truck traffic. Facilities located in Entrance
Corridors would also need to meet Entrance Corridor Guidelines. The County should amend the Zonin
Ordinance to help support the marketing of local food and agricultural productsnaltidsstribution

centers. These centers can help connect farms to consumers and provide more opportunities f
agricultural uses to thrive in the Rural Area. Large commercial distribution centers such as departmer
store warehouses are not appropriate¢he Rural Area.

Strategyli: Clarify the difference between home occupations and other uses that are listed in the
Zoning Ordinance.

Home oagpations are permittech both the Rural Area and the Development Areas. In the Rural Area,
home occupatiorean provide income for a rural residevitose business supports a strong agricultural
and forestal economyithout the need to find a business locatldsesnot permittedn the Rural Area
zoning district are not considered appropriate for the Rural Aldaweverthe distinction between
uses prohibited in the Rural Areas zoning district and uses that could be biydveedeoccupation
permitif performance standards areanis not clearThis inconsistency creatasfusion anftustration

for residents and staff. Clarification will make it easier for applicants and staffulederstand
expectations and more easfyocess applications.

Strategylj: Consider amending the Zoning Ordinance to alémaliscape services argiorage of
landscape materials in the Rural Area.

Nursery production that does not have a retail component is considered a Rural Assauserees

and shrubs require room to gro@rowing trees and shrubs is supportive of an agricultural and forestal
economy. However, a service occupation related to landscaping with trees and shrubs is currently
considered a Development Agease. In the Zomg Ordinance, terage of landscapematerials
represents a contractorods storage Digtecttldreantd no
years, discussion has taken place on whether storage yards for landscape materials are more
appropriate in theRural Area than the Development Azdae to the large outdoor storage component

of material and equipment. As part of the zoning text amendments being considered for the Rural
Area, this issue should be discussed and clarified. Outdoor storage chf@ndsaterials may be
appropriate for the Rural Area, as many features are similar to other Rural Area uses.

Objective2: Protect and preserveatural resourceswhich include mountains, hills,
valleys, rivers, streams groundwater and retain continuous and
unfragmented land for agriculture, forestryhiodiversity, and natural
resource protection

Most of theC o u nmoyn@ams, hills, valleys, and streams are located in the RuralThese resources

are asmuch a part othe Rural Area as farms and forestSimilarly, the Rural Area also contains the
largest variety of vegetation and wildlife species, which are dependent on water and other Rural Area
natual resourcesPreserving the natural landscape is therefore arkegmmendation for the Rural Area.
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Specific reemmendations for preservirigese important features are founkroughout theéNatural
ResourceShapterof this Plan.

An essential part of this Objective is connectiwiVhen land is divided for residential development, it
becomes fragmented which affects agricultural production, can prevent the viability of many Rural Area
uses, andeduce the diversity of flora and fauna by breaking up habitats and corrigdnghjn turn,

starts to reduce biodiversity and results in fewer native species.

Al bemar |l eds Rural Area cont a.iOfiel2Bparcelsroned@r t r a ¢
rural uses the Rural Areanly 40are over 1000 acres$n size.About70% are less than 10 acreslany

of the larger parcelsare used for farming andorestry, and some are used strictly faturalresource
protectionSeveralare owned by public agencies including the National Park SeRW¢8A the City of
Charlottesvi#, UVA and Albemarle County. These large parcels provugirruous and unfragmented

land whichis important for habitat and conservation of environmental resolittesinglenost important

way to preserve continuous and unfragmenéed for agriculture, forestry, biodiversity, and natural
resource protection ismaaintain rural uses and avoid residential developniEm. strategielselow show

ways in which the County supports owners in keeping their large parcels in the Runéh&rea

Strategy2a: Directresidentialdevelopment to andontinue to make thBevelopment Areasiore
livable, attractiveplaces.

The preferred location for new residential developmexdept where it directly supports agricultural
usesis in the Development AreaEven with the Countyds efforts
Development Areasiouse building still occurghe Rural AreaPresentlythere are 24,378parcels

in theRural Area and 18,453wellings. Many of these dwellings are located in ldojesubdivisions

which have a suburban look and feel. Other dngdliare on large farm properties or on scattered
smallerlots

Using Rural Area land for residential uses is not the preferred use because it resultsaigrioskiogl
andforestal landand open spacelt can also createonflictbetween residential uses and agricultural
activities. Livestock produs®dors and noises. Application of fertilizer, especially manure, on crops
can producesmells that areffensive to nofiarming residents,
especially wherthose residents are enteriang outdoors.
Loud noises from outdoor events at residences or other non
agricultural activities can affect livestock. Uses in the Rural
Area can be unattractive and hunting activities unacceptable to
residents expecting a pristine residential expedeihe Rural
Area is a home for those whose rural business is thenas
more tharscenic mountains and valleys that provide a beautiful
place to live. The strategies articulated below are designed to
help strike a balance between thesidentialproperty rights

of Rural Arealandownersand the desire of the overall
community to prevent suburbanization of the Rural Area.

Because 01l i viismatiractiveto ntary geomeit u nt r
is important thaprospective residents understand the different
purposes of the Rural Area and the Development Arédise Developmerreasare attractiveand
affordable, some hopefully mostpf the personsonsidering living in tHeural Areawill choosehe
Development Areasstead It is also important that residents thinking of living in the Rural Area understan
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the Countyds policy for public service delive
sewer service is providedong with quick police, fire, and resesponse, and road improvements.
Persons living in the Rural Area should not anticipate levels of public service delivery equal to serv
provided in the Development Areaduding road improvemésee policies ifiransportation Chapter
TheDevelopment Are&€haptediscusses ways to make the Development Areas more livable.

Strategy2b: Provide information to property ownensthe Rural Area on alternatives to subdividing
their land, including donating conservation easerapdigse value taxation.

Residential development in the Rural Area is not prohilaitetl airrent estimates suggest that an
additional 45,000 (theoretical) new lots could be created in the Rural Arba.terntheoreticaneans
that it has not been verified that all of these potential Vatslld confornmo zoning and subdivision
requirements.Creation of even a fraction of these latsuld haveserious implications for the viability
of agriculture and timberings well agor successful rescarconservation and protectioRigure?
provides historical information on sirfgieily detachedconstruction in the Development Aessawell

as the Rural Area.

Thigable illustrates that permits for an average of 42@glefamily dwellings per yeawereobtained

over the last 20 yearsThis average is higher than that of justlést ten yearswhich was 303 units

per year. Of those 33 units, an average af59 were permittedeachyear in the Rural Area an
average of 51% of all singlefamily dwellings. The average number of Rural Area permits forsingle
family homes over the last five yeaiB07 units/year) is lower than the prior five yea22{
units/year), due in large part to theecessionBuilding permits fainglefamily homes in 2013 were
less than half of the number issued in 1999. As mentioned earlier, new residential devésopmen
encouraged in the designated Development Areas rather than the RuraHaxeaver, there are and

will continue to be individuals who want to live in the Rural Area.

One important way to prevent suburbanization is to provide ways for property swnéne Rural

Area to keep their properties intact. Provision of information to residents is the first step in helping
rural property owners know about alternatives to subdividing their land. County staff, realtors, farmers,
and elected officials canldielp provide information on alternatives to subdivision of rural land. When
subdivision cannot be avoided, careful design can help reduce fragmentation (see Strategy 1c below).
Recommendations found later in this Chapter include information aboal &uRyort Program
Specialist who could provide outreach to property owners on conservation easements, use value
taxation, and other alternatives to land division and development in the Rural Area.
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Figure 7: Building Permits for Singld=amily Detached Residéial Units 19942013

Rural Area Total SFD

Year | Development Area (DA) % DA | (RA) % RA Units

1994 300 59% 211 41% 511
1995 245 53% 213 47% 458
1996 293 59% 201 41% 494
1997 308 55% 248 45% 556
1998 296 53% 263 47% 559
1999 294 49% 307 51% 601
2000 287 53% 253 47% 540
2001 205 47% 232 53% 437
2002 296 50% 293 50% 589
2003 273 51% 261 49% 534
2004 228 47% 256 53% 484
2005 269 48% 287 52% 556
2006 135 36% 245 64% 380
2007 103 35% 194 65% 297
2008 93 37% 157 63% 250
2009 82 52% 77 48% 159
2010 125 57% 95 43% 220
2011 123 55% 101 45% 224
2012 132 66% 67 34% 199
2013 159 60% 107 40% 266
Avg. 212 51% 203 49% 426

Source Albemarle Counjibemarle County Geographic Data Services 201

Strategy2c. Continue rural conservation programs such asuligralForestal (Ag/For) Districts and
use value taxatioas incentives for owners to avoid subdividing for residential uses.

Agricultural and Forestéhg/For)Districtsre voluntary conservation districts that were established by

the CommonwealtfVirginia Code§ 15.24301) 60t o conserve and protect
development and improvement of agricultural and forestal lands for the production of food and other
agricd t ur al and f or e.dotcenkerveana ptotect agsicultural @nd forestal lands as
valued natural and ecological resources which provide essential open space for clean air sheds,
watershed protection, wildlife habitat, agll as for asthetic purposes.

By establishingan Ag/For District, property owners agree not to convert their farm, forestanttl
other open space lands to more intense commercial, industrial or residential ietem, the County
and Commonwealth agree not to take actions or make infrastructure investments that will place new
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infrastructure (such as roadg)District land or make lange decisions that could negativadigct
agricultural uses in the Distri

AlbemarleCountycurrently has 26 Ag/For Districts covering approximately 70,712 acres. For many
years the total acreage of the districts was gradually declining. However, it has recently begun to
increase again due tBural Arear e s i d e n tinsufingAg/IRot Dastriet meémbership to qualify for

use valudaxation. Properties of sufficient acreage that are in a Ag/For District can gaalidgen

gace to be eligible for use valudaxation without meeting the management and productio
requiremer# of the other usealue categories.

Usevalue taxationl of t en c al | eallowplopertydo be asgessadaler dng (or more) of

four categories: real estate devoted to agricultural use, horticultural use, forestry use, and open space
use. The purpose of this program is to support rural uses of the land by not taxing land at full assessed
value If the land were assessed at full value, taxes would be much,hidtieh could significantly
increase pressu@ owners to subdivide the lamda smaller parcels for sale in order to pay taxes.
Usevalue taxation encourages owners to keep their land in agriculture, horticulture, forestry, or open
space. The County also has redudée tax rate for land in conservation easemghtsveverboth
usevalue and conservation easemeaatsnot be used at the same time to reduce tax obligations.

Strategy2d: Continue to promote conservation easentemqmovide a financially attractive way for
landowners to protect family farms in Albemarle County and their unique open space reources,
provide an opportunity for landowners to voluntarily sell a conservation easement to a public agency
to be held intrust for perpetuity, and to preserve important features of the Rural Area for all

Conservation easements (also referred to as open space easements) are legally enforceable
agreements to preserve landA property owner voluntarily restricts uses on a property to a level
mutually agreed upon by the owner and the organization holding the easdafudaé¢rs of easements

in Albemarle include Albemarle County, the Albemarle County Public Recreationas PartHibrity,

the Nature Conservancy, the Piedmont Environmental Gbaddipmas Jefferson Soil and Water
Conservation District, the Virginia Department of Historic Resources, and the Virginia Outdoors
Foundation (VOFT.he current total acreage inmservation easementsgproximately86,448, which

is18. 6 % of t he Cy¥Omhblgsdagprodinately 63,830 efahose acres and is the
largest easement holder in the Coumtynap showing the locations of existing conservation easements
and Rual Area parksisfound in Figure 9

Strategy2e: Strengthen thécquisition of Conservation Easements (ACE) Prograraviding a
stable dedicated funding source and staff resources for administering the program.

Albemarle Countydemonstrated itcommitment to voluntary land conservation by creating the
Acquisition of Conservation Easements (ACE) primg2&®0, which acquires conservation easements
to preserve the land's rural character, whether in agriculture, forest production, or conseFaation.
program is designed teet priorities fopurchases of easements from landowners with lower incomes,
whose lands more likely to be under threat of sale for residential developnidrg.landowners retain
ownership of the propertiesAccomplishments of the progreembe seen in Figure.8
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Figure 8: Acquisitionof Conservation Easement (ACB}atistics 20012014

Number of easements acquired 44 easements
Acres protected: 8508 acres
Development lots eliminated: 484

ACE appropriations: $11,667,243

Total easement value (before grants,

donations & adjusted values) POlIiEs L

$ 3,065,611 (26% of easement
COS}

Net acquisition cost: $11,962,273 @ $1,406/acre
Source: Albemarle County Department of Community DeveRkijirbent

Grants, donations & adjusted values

The success of the program can most clearly beirseea number of development lots eliminated
459. The elimination of rights to build thesedevelopment lots means that 459 fewer hoesetd

be constructedn rural land Conservation easements purchased by the County have had the desired
impact of educing the land available for residential development while compensetiperfy owners

for that value.

It is important to notihat for conservation easements to be effective in the long term, compliance with
their terms must be monitored and enforced. Therefore this approach to conservation requies a long
term commitment to staff and fund easement prograkittough most easents are held by noen

County organizations, the County holds emnaids a significant number of easements and needs to
build its monitoring capacity.

Initially, the County funded the progratn$1,000,000 per year for the first three years. S that

time funding has varielout has significantly decreased in recent yeatdss means that the County has
fewer ways to help farmers put conservation easements on their property. In addition, when the
program began, there was an expectation that staff resesirwould be available to monitor
easements regularly. With budgetary changesn the County, monitoring easements has been
challenging becaugbe demandesf development reviewake precedence Additional staffing could

help to strengthen this program.

Strategy2f: Continue to provide staff support to tRablic Recreational Facility Authority (PRFA)

The Albemarle County Public Recreational Facilities Authority (PRip&)nieec by theBoard of
Supervisors anflinctions as a conservatieasement holderThe PRFA began as a body to hold
conservation easements on the preservation tracts of clustered subdivisions (Rural Preservatic
Develpments), but has expandedrntde to hold donated conservation easements and-tmicbmost

of the easements acquired by the ACE progra@onsideration should be given to reviewing the
standards for accepting easements so that they are more similar to expectations for land use to
participate in Ag/For Districts.

The number of PRiR&ld easements haseadily increased, but staff support has not. This creates
difficulty in monitoring easements. As indicated for the ACE recommenidabiaies, to ensure that
conservation easements aregaired, managed, and inspected, it is essential to fund stathis
program.
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