ASSESSMENT OF THE AVAILABILITY AND DEMAND FOR INDUSTRIAL ZONED PROPERTY
IN ALBEMARLE COUNTY

JANUARY 11, 2010
INTRODUCTION

The Economic Development Policy in the Albemarle County Comprehensive Plan includes the
following goal:

Maintain a strong and sustainable economy: 1) benefitting County citizens and existing
businesses and providing diversified economic opportunities; 2) supportive of the County’s
Growth Management Policy and consistent with the other Comprehensive Plan goals; and 3)
taking into consideration the greater Charlottesville Metropolitan area.

To meet the goal of providing a sustainable economy, diversified economic opportunities and the
intent of the growth management goal to encourage non-rural related activities to locate in the
designated growth areas, it is important to have a sufficient inventory of zoned lands in the growth
areas to support anticipated and desired growth in these sectors of the economy.

This study reports on the conditions and availability of property that is zoned for industrial purposes
and includes discussion of both existing and future industrial uses. The County’s industrial zoning
includes light-industrial (LI), heavy-industrial (HI), and planned development industrial parks
(PDIP). The purpose of this assessment is to ensure that opportunities are available for more basic
type of business/employment enterprises (manufacturing, research/development and assembly of
products) and certain commercial services that have more industrial-like character (agri-business,
contractor’s storage, landscaping services and commercial cleaning, warehousing, auto repairs,
tractor sales/service, etc.). Many of these types of industry do not develop large scale projects and
traditionally cannot or will not pay premium prices for land or have time and resources needed for
rezoning. These types of businesses typically need developed sites or land ready to develop.
Rezoning, development/redevelopment typically occurs for uses that create the highest return per acre
or square foot (retail-commercial, office, residential).

Staff researched real-estate records and Geographic Information System (GIS) Data to assess the
quantity and quality of industrial property to derive the County’s current inventory, or supply. Major
factors considered included the extent to which land has been developed and the property’s proximity
to infrastructure. Research also included an inventory of industrial parks in the region (City of
Charlottesville, and Orange, Nelson, Louisa, and Greene Counties). Together, this information
provides a “snapshot” of the supply of land currently available under existing industrial zoning. To
assess demand, staff conducted interviews with users of industrial property, and forecast employment
by industry subsector. Interview information included discussions about the buy/sell/lease activity of
LI land users. Employment projections were based on Bureau of Labor Statistics (BLS) employment
data trends by industry.
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RESULTS OF THE STUDY

Zoning Restrictions

Existing LI, HI, and PDIP zoning districts provide an inventory for immediate business use. Parcels
designated in the Comprehensive Plan for Industrial Service (IS) may need to be re-zoned to LI, HI,
or PDIP zoning districts before a business can use the property. The table below lists the major

categories of uses allowed under each of the Code’s industrial zoning districts.

Table 1 — Industrial Zoning Uses

USE By-right Special
Use
Research & development, compounding drugs, chemical, medical, and biological LI, PDIP
products
Publishing, printing LI, PDIP
Assembly, light manufacturing LI, PDIP
Heavy manufacturing (asphalt, brick, cement, fertilizer manufacturing & processing) HI, PDIP
Office LI, HI,
PDIP
Auto, farm & construction products assembly, saw mills HI, PDIP
Scientific or Technical education LI, PDIP
Contractor office, equipment, storage LI, HI,
PDIP
Auto Body Shop, Towing, Truck Terminal, Laboratories LI, PDIP
Dry cleaning plant, welding & metal fabrication HI, PDIP
Engineering, Design, assembly, fabrication of machinery using equipment <= 15 hp LI, PDIP
Kennels, Junkyards, abattoirs, miscellaneous storage yards HI, PDIP
Hotels PDIP

What is evident from the table above is that LI and HI zoning districts are restrictive in some ways
and allow undesirable uses in other ways, such as dental offices that are more typical of Class A
office. Survey interviews described later in this report corroborated some of the challenges of the
Zoning Code to locating an expanding or contracting business.

Industrial Land Inventory

Staff’s “snapshot” of current inventory includes industrial parks surrounding Albemarle County (e.g.,
City of Charlottesville, Louisa, Orange, Nelson and Greene counties). In terms of vacant land, the
current inventory in other jurisdictions ranges significantly. Orange and Louisa Counties each offer
industrial parks of over 2,000 acres and the low is 0 acres in the City of Charlottesville. In terms of
vacant building square-footage, the region’s largest industrial facility is located in Albemarle County
with over 400,000 square-feet (Seminole Place). The City has one building with over 300,000 square-
feet (Frank Ix building); and Greene and Louisa counties each have buildings with over 100,000
square-feet. Please see Appendix A - VEDP Database for list of the region’s inventory.

In terms of having an industrial park greater than 10 acres outside of what is provided by the
University of Virginia Real Estate Foundation, Albemarle has little to offer in comparison to Orange,
Louisa or Nelson County. The County has several vacant buildings, each with unique challenges to
adaptive re-use. Acme Visible Records in Crozet is considered unavailable in the current inventory
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due to its 4 years into a 10-year environmental clean-up program. Other key Acme property
hindrances include its 10’ ceilings (far too low for industry standards), half the property is landlocked
by the CXS rail line, and the owners will only consider lease offers. Earlysville’s Avionics building is
also undergoing remediation. The Badger building in Places 29 has no contamination, but is purpose
built and not of a quality suitable for high-tech operations. At this time of this research Scottsville’s
Hyosung Tires is expected to close operations in 2010.

Table 2 — Major Existing Buildings in Albemarle & Charlottesville

Building/SF Location Status
Seminole Place, 400,000 SF Neighborhood One, Albemarle | Mostly occupied
Badger Building Piney Mountain, Albemarle Vacant

Acme Visible Building Crozet, Albemarle Mostly vacant,

environmental remediation
limiting current use

Avionics Building Earlysville Environmental remediation

Earlysville Business Park Rural Area near Earlysville, Mostly occupied
Albemarle

Frank Ix Building, 300,000 SF | City of Charlottesville Mostly occupied

The County has not been considered a major industrial center, as evidenced by the limited breadth of
industrial buildings. Those operations that vacated due to functional obsolescence left behind equally
obsolete facilities. However, the County can point to several projects that successfully adaptively re-
used an industrial building, including Musictoday/Starr Hill, Seminole Place, and Earlysville
Business Park. Of the remaining currently-vacant buildings in Albemarle County, several must first
correct environmental contamination prior to adaptive re-use.

To better understand the historic footprint of industry, staff first analyzed where the inventory is
occupied. Staff analyzed real estate records of industrial property with building values of $20,000 or
more. The inventory of occupied, zoned industrial property shows a high proportion in the Places 29
development area. The breakdown of occupied LI/HI/PDIP zoned property by development area is as
follows: 43% Places 29; 43% development areas south of the City (neighborhoods 4, 5, 6 and 7);
13% Crozet; and 0% Pantops. See “Appendix B — Real Estate Records of Industrially-Zoned
Properties with building values of $20,000 or more.”

In comparison to occupied industrial land, the distribution of vacant product is more heavily skewed
to Places 29. The vacant land inventory also shows the acreage of land designated in the Land Use
Plan is sufficient; however, zoned land is insufficient. In terms of what is currently available zoned
industrial land, staff first recognizes a more than adequate supply of PDIP zoning. The University of
Virginia provides a world-class research park, and provides ample acreage, infrastructure and
resources. The vacant, available PDIP inventory is over 335 acres. However, the Research Park is not
an option for all of the County’s industrially-based enterprises.

For non-UVA Park tenants, staff concludes there is a shortage of high-quality, vacant industrial land,
compared with existing users’ stated demands, workforce projections and comparable supply in other
jurisdictions within the region. Total zoned, vacant property available for business requiring LI
zoning only amounts to 199 acres County-wide. Of the 199 acres, 40 acres are located in the rural
areas, and pre-date the County’s growth management policy of protecting the rural areas. These LI-
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zoned properties in the Rural Areas (RA) are not permitted to connect to water and sewer and are not
given priority for road improvements. Taking out the 40 vacant, available acres in RA, there remain
160 vacant, available acres in the County Development Areas (DA) for basic industry expansion and
contraction. This includes 52 acres of Crozet’s Acme Visible Records property. Though primarily
vacant, Acme does not meet the definition of “available” due to significant environmental
contamination with 7 years remaining for clean-up. The actual vacant, available County LI inventory
is closer to 100 acres.

Even more limited, the inventory of vacant available County HI shows only 44 acres. See the Table
below, Map #1 Vacant, Available Zoned Property and Appendix C — GIS Records.

Table 3 — Available VVacant Zoned Industrial Property

Zoning Vacant | Ave. Parcel No. of
Acreage | Size (acres) Parcels
Places 29 78.0 6.5 12
Crozet 63.0 2.0 6
Urban Area 4 17.6 1.4 13
Total LI (Development Areas) 159.2 3.5 31
LI (Rural Areas) 40.1 4.0 10
HI 44.0 3.6 12
PDIP 335.8 n/a n/a

W A previous County industrial vacancy estimate of 111 acres included only those parcels that were both zoned for light-
industrial uses and designated for this same use in the Comprehensive Plan.

@ The vacant 52-acres from the Acme property, in Crozet, was not considered available inventory due to significant
environmental contamination, with remediation currently on-going for the next 10 years ; actual vacancy is closer to 140
acres countywide with 11 acres vacant in Crozet.

Small-Sized Parcels

Most of the current, zoned and vacant parcels are small in size (average size, 3.5 acres). The major
limiting characteristic of the current zoned inventory is the size of the parcels. Small parcels limit the
flexibility of the inventory to address the variety of business sizes. It also requires more parcels to be
aggregated to meet site size needs. This is where the Zoning Code hinders assemblage with its 5-acre
minimum restriction. In addition, as is the case with much of the land in the County, existing sites
are compromised to some extent by the prevalent rolling terrain and numerous streams that make up
the County lands.

Poor Spatial Distribution

Planning for future uses, industrial property is designated in the Land Use Plan for future rezoning to
industrial uses. The vacant inventory of industrially-designated property is more than adequate with
over 904 acres County-wide. However, most of the undeveloped parcels designated for industrial use
are in the US 29 North corridor. There is a very limited amount of available, vacant undeveloped land
designated for industrial uses in the southern urban areas (Neighborhoods 4-7). See the Table below
for industrially-designated land inventory and Map #2.
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