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Key Features of the proposed amended cluster development option include:

e Cluster development in the C-1 and A-1 zoning districts would be permitted using
individual wells and septic systems.

e Average overall maximum development density of a site would be one lot per 10
acres (same as current C-1 zoning district)

e At least 80% of the parent tract would be preserved either in common open space or
in large “conservation lots” of at least 30 acres each, which could be sold and used
just like any other lot.

e The cluster lots would be a minimum of one acre in size.

e Off-site septic fields would be permitted on conservation lots in order to facilitate
the creation of smaller cluster lots.

e Private roads would be permitted to ensure compatibility with the rural character of
the landscape, and to reduce costs.

e Cluster development subdivisions would be approved administratively.
e Construction of a cluster development could be completed in phases.
The specific steps to implement these two zoning tools are:

e Refine the draft language shown in this report, as needed, including coordinating
provisions with the subdivision ordinance.

e Conduct public informational meetings as needed.

e Take comment and input from public agencies.

e Conduct work sessions by Planning Commission and Board of Supervisors as needed.
e Issue legal public notice.

e Conduct public hearings before Planning Commission and Board of Supervisors as
needed.

e Conduct additional work sessions as needed.
e Make refinements to the amendments as needed.
e Planning Commission makes recommendation to Board of Supervisors.

e Board of Supervisors make refinements as needed and adopts amendments.

3-17-09 pg. 42






Shenandoah County, Virginia —Report to the Community Planning Project Steering Committee

3. Draft Amendments to the Zoning Ordinance

The proposed amendments to the existing zoning ordinance are shown below in a
“legislative mark-up” style, with new language underlined and deleted language
stricken-through. (Also shown are proposed amendments to the subdivision ordinance in
order to coordinate the two ordinances).

§ 165-11. Conservation District (C-1) — Draft Mark-up

[Amended 6-8-1982; 1-24-1985; 4-8-1986; 6-9-1987; 11-14-1989; 12-12-1989; 7-9-1991; 9-10-
1991; 11-8-1994; 6-13-1995; 5-28-1996; 11-26-1996 by Ord. No. 96-3; 9-23-1997 by Ord. No.
97-7; 3-28-2000 by Ord. No. 00-2; 5-23-2000 by Ord. No. 00-6; 6-26-2001 by Ord. No. 01-6; 11-
27-2001 by Ord. No. 01-8; 1-22-2002 by Ord. No. 02-1; 1-22-2002 by Ord. No. 02-2; 2-25-2003
by Ord. No. 2003-2; 6-24-2003 by Ord. No. 2003-4; 4-24-2007 by Ord. No. 2007-08; 4-24-2007
by Ord. No. 2007-09; 6-26-2007, 4-22-2008]

A. Statement of intent. This district covers portions of the County which are occupied by various
open uses, such as forests, recreation areas, farms, lakes or streams. Uses not consistent with the
existing character of this district are not permitted. Real property in this zoning classification may
be subdivided only in accordance with § 142-3.1 of the Code of Shenandoah County. [Amended
3-22-2005 by Ord. No. 2005-4]

B. Uses. In this district, structures to be erected or land to be used shall be for one or more of the
following uses:

(1) Uses permitted by right:

(a) General farming, agriculture, dairying and forestry. See Article XI for poultry and hog
regulations.

(b) Conservation preserves.

(c) Single-family detached dwellings.

(d) Kennels.

(e) Churches, cemeteries, schools, parks and playgrounds, fire and rescue squad stations,
office buildings and other public and semipublic uses.

(f) Roadside stand or market.

(g) Country or general stores.

(h) Sawmills or pulpwood concentration yards.

(i) Manufactured houses on permanent foundations.

(j) Lines, poles and pipes to provide electric, gas, telephone, water or sewer service to
structures located on properties adjacent to said facilities.

(k) Retail greenhouse and nursery operations under 10,000 square feet. Site plan approval is
required as per Article XIV.

(1) Storage buildings or sheds, as defined.

(m) Recreational vehicle provided that the recreational vehicle is on the property no more than
30 consecutive days and is removed from the property for at least 14 consecutive days each
time it is removed. [Added 4-24-2007 by Ord. No. 2007-09]

(n) Open Space Developments meeting the requirements of Article X [Added 6-26-2007]
(o) Wineries [Added 4-22-08]
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(2) There shall be a maximum of one single-family detached dwelling or manufactured house
per 40 20 acres, on average and not more than one principle dwelling on each lot.

(3) There shall be a maximum of two dwellings or manufactured houses or combination
thereof per lot.

(4) Notwithstanding the other provisions of this chapter, each parcel of land existing at the
time of the adoption of this amended provision [X-XX-09] or created by a boundary line
adjustment that does not create additional lots, and with no existing dwelling, may be
divided as follows:

(a) parcels of 20 or more acres but less than 30 acres in area may be subdivided into a total
of two parcels, each not less than two acres in area: and

(b) parcels of 30 or more acres but less than 60 acres in area may be subdivided into a total
of three parcels, each not less than two acres in area.

D. Frontage regulations. The minimum frontage for each lot shall be no less than 175 feet, and each
lot shall have a length to width ratio of each lot is no greater than 3.5 to 1, except that in no case
shall the frontage be required to be greater than 350 feet. 450 feet. (See § 165-27 for cul-de-sac.)

E. Yard regulations. [NOTE: See Article XI for residential setbacks from poultry facilities.]

(1) Front yard. Structures shall be located 40 188 feet or more from the front lot line, This shall
be known as the "setback" line.

(2) Side yard. Each side yard for each main structure shall be a minimum of 40 86 feet. No
accessory building shall be located closer than 30 feet to any side property boundary line.

(3) Rear yard. Each main structure shall have a rear yard of 90 450 feet or more. Accessory
buildings may be built to within 10 feet of rear property line. When the lot was recorded prior
to October 1, 1978, the rear yard may be reduced to 60 feet when it is determined by the Zoning
Administrator that the required setback cannot be met because water and/or sanitation facilities
are necessary to be located in front of the house as determined by the Health Director.

(4) Lots adjoining an industrial-zoned district. No residential structure shall be constructed
closer than 100 feet to any adjacent property line if that property is an industrial-zoned district
or contains an industrial use; however, this distance may be reduced to 50 feet for side or 60
feet for rear yards if a screen buffer consisting of total screening is provided.

F. Building coverage. The maximum building coverage on a lot shall be 20%.
G. Height regulations.

(1) Structures may be erected up to 35 feet in height.

(2) All accessory buildings shall be less than the main building in height. Church spires,
belfries, cupolas, monuments, water towers, farm silos, barns and other farm related structures,
chimneys, flues, flagpoles, parapet walls, television antennas, radio aerials, microwave towers
and other public communication facilities are not governed by the height regulation of 35 feet
set forth in the previous subsection.
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(d) Home occupation as provided in § 165-29.
(e) Level 1 home business as provided in § 165-30.

(3) Uses permitted by special permit:

(a) Lodges, hunting clubs, camps, golf and country clubs.

(b) Level 2 home business as provided in § 165-30.

(c) Garages, public.

(d) Farm, lawn and garden machinery and equipment sales and service.

(e) Public utility generating, booster or relay stations, transformer substations, railroads, water
and sewerage installations (other than pipes), telephone facilities (other than lines, poles and
towers), and other facilities for the provision and maintenance of public utility service.

(f) Airports, commercial and private.

(g) Recreational uses or facilities, commercially operated or for a private membership, such
as game courts, swimming pools, campgrounds, archery ranges, fishing or boating lakes,
ski slopes, picnic grounds, marinas and accessory facilities (including the sale of food,
beverage, bait, incidentals, supplies and equipment); provided that no such use, structure or
accessory use is located closer than 50 feet to any adjoining property lines.

(h) Commercial slaughterhouse.

(i) Rendering plant.

(j) Blacksmith shop.

(k) Conversion of a single residential structure on a lot to contain a maximum of four
dwelling units, provided that such structure was in existence prior to September 12, 1978.
(1) Reserved (4-22-08)

(m) Bulk petroleum products storage and distribution.

(n) Nursing homes and adult-care centers.

(0) Asphalt mixing plants.

(p) Flea market.

(q) Mobile home or manufactured housing parks as provided in Article IX.

(r) Motor vehicle impoundment lots.

(s) Retail greenhouse and nursery operations over 10,000 square feet. (Site plan approval is
required as per Article XIV.)

(t) Manufacture of deli sandwiches.

(u) Off-street parking area as a main use.

(v) Personal service establishments under 1,500 square feet.

(w) Telecommunications towers as provided in Article XIX.

(x) (Reserved) [EN]11

(y) Dormitory housing for farm workers.

(z) Museums.

(aa) Conversion of existing single-family dwellings to bed-and-breakfasts, provided that the
bed-and-breakfast is located at least 900 feet from all lots containing intensive poultry
facilities, intensive hog facilities, and other confined feeding operations.

(bb) Child-care centers, provided that the child-care center is licensed by the
Commonwealth of Virginia.

(cc) Corporate training centers. [Added 11-25-2003 by Ord. No. 2003-7]

(dd) Country inns. [Added 11-25-2003 by Ord. No. 2003-7]

(ee) Rural resorts. [Added 11-25-2003 by Ord. No. 2003-7]

(ff) Wholesale bakeries. [Added 11-25-2003 by Ord. No. 2003-8]

(gg) Cold storage of plant and animal cultures. [Added 3-8-2005 by Ord. No. 2005-2]

(hh) Temporary electric service [Added 4-24-2007 by Ord. No. 2007-09]

(ii) Ice Cream Stand. [Added 4-24-2007 by Ord. No. 2007-06]
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(1) Structures may be erected up to 35 feet in height from grade.

(2) All accessory buildings shall be less than the main building in height. Church spires,
belfries, cupolas, monuments, water towers, farm silos, barns and other farm related
structures, chimneys, flues, flagpoles, parapet walls, television antennas, radio aerials,
microwave towers and other public communication facilities are not governed by the height
regulation of 35 feet set forth in the previous subsection.

ARTICLE X, Open Space Cluster Development Regulations - Draft Mark-up

§ 165-69. Purpose and Intent.

A. The regulations established in this article are to encourage the preservation of open spaces to
be used for agricultural, forestal, and recreational uses, by permitting the clustering of smaller
parcels within a subdivision so as to preserve larger lots, open spaces and environmental features
within that subdivision. These regulations are consistent with Section 15.2-2286.1 of the Code of
Virginia, as amended.

B. Objectives:
(1) Protect and preserve large tracts of land for agriculture, forest, and other open space uses.

(2) Protect and preserve natural resources, trees, watersheds, floodplains, water features, sink
holes, mountain ridge lines, steep slopes, and other sensitive natural features, while
enhancing the natural scenic beauty of the land.

(3) Protect and preserve historic areas, including any area containing one or more buildings or
places in which historic events occurred or having special public value because of notable
architectural, archeological, or other features relating to the cultural or artistic heritage of the
community, of such significance as to warrant conservation and preservation.

§ 165-70. Minimum area requirement.

An open space cluster development shall consist of at least 5 contiguous acres in the Low-Density

Residential (R-1), Medium-Density Residential (R-2), and High-Density Residential (R-3)
districts, 10.5 acres in the Rural-Residential Agriculture (RRA) district, 30 acres in the Rural-
Residential Conservation (RRC) district, 32 acres in the Agriculture (A-1) district, and 32 acres in
the Conservation (C-1), under one ownership or control,

§ 165-71, Public water and sewer.

An open space development project shall be serviced by public water and sewer as defined in
Section 142-3.B of the Code of Shenandoah, except that in the C-1 or A-1 districts the lots may be
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served by individual well and septic systems if approved by the Health Department. Wells and
septic fields that serve a cluster lot may be located on a contiguous conservation lot; utility
easements must be established at the time of subdivision to provide access to such facilities, and
must be surveyed and the boundaries marked with monuments.

§ 165-72. Density, area, frontage, and yard requirements.

A. An open space development shall be designed at an overall density corresponding to the
minimum lot size contained in the specific applicable district regulations section for single-family
lots, except as provided for in § 165-11.C of this chapter for the C-1 district, and in § 165-12.C. of
this chapter for the A-1 district.

B. All structures on residential lots in an open space development shall be-elustered-within-an
avoid any area net containing prime-farm-and-forestland; 100-year floodplain, wetlands, stream
buffers, sink holes, mountain ridge lines, steep slopes, historic areas, and areas with other sensitive
natural and hlstor1cal features The Admlmstrator shall evaluate information provided by the
applicant in-the ; HEVE -1 h :

maps;-and other sources of 1nf0rmat10n pertammg to the property and surroundmg areas. s. In order
to facilitate such evaluation, the applicant shall show the location of building envelopes on each
lot. famend chapter 145-45 to add steep slopes, historic structures, building envelopes, and
wetlands to plat submission requirements]

C. The minimum lot area, frontage, and yard requirements for individual, cluster lots in an open
space development shall be as follows:

District Minimum{O Mmgnum Requiredd | Requiredd | Required[
Lot Area Front Yard | Side Yard | Rear Yard
Frontage
C-1 1 acre 125 feet 35 15 50
A-1 1 acre 125 feet 35 15 50
C1H/RRC 1 acre 125 feet 35' 15' 30
A-L/RRA] 30,000 sq ft. 125 feet 35 15' 30'
R-1 15,000 sq ft. 100 feet 35' 10' 25'
R-2 10,000 sq ft. 90 feet 35 10' 25'
R-3 10,000 sq ft. 90 feet 35 10' 25'

Accessory structures shall be located at least 5 feet from side and rear lot lines in the RRC, RRA,

R-1, R-2. and R-3 districts, and 15 feet in the C-1 and A-1 districts.

Note: 100" setback is required for all primary structures from a pre-existing street.

D. Each cluster must contain at least five but not more than ten contiguous cluster lots, except for
for sites in which the total number of cluster lots is less than five, in which case they must be
contiguous. Each cluster must be separated from other clusters on the parent tract by at least 375
feet.

§ 165-73. Open Space and Conservation Lots

A. A minimum percentage of each open space development shall be preserved in open space or
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conservation lots as shown in the following table:

G-l 80%
A-l 80%
EHRRC 75%
A-+/RRA 70%
R-1, R-2, R-3 50%

0OB. Open space and conservation lots shall be used only for the following purposes:

(1) For properties zoned C-1, RRC, A-1, RRA: Agricultural and forestal uses including the
construction of farm related accessory structures necessary to conduct agricultural activities on

the property.

(2) For properties zoned R-1, R-2, R-3: Recreation areas meaning park areas, pedestrian paths,
bicycle trails, and other recreational facilities. Structures directly supporting the recreation use
may be constructed.

(3) For all properties: Preservation areas meaning historic places, buildings, battlefields, and
other areas of historical significance, stream buffers, floodplains, wetlands, steep slopes, and
other natural and environmental resources, not including structures except those farm structures
allowed in Section 165-73.B(1).

(4) For properties zoned C-1 or A-1: One single family detached dwelling per conservation lot.
Such lots must have a minimum area of 30 acres and must meet all other frontage and setback
requirements for those districts as set forth in § 165-11 and § 165-12.

0OC. Except for conservation lots in the C-1 and A-1 districts, all open space within a development
shall be contiguous. When open space is already designated on neighboring properties, all new
open space shall be designed to be linked together with neighboring properties whenever feasible.
The open space shall be arranged and designed to facilitate its use, ensure continuity of design, and
preserve sensitive environmental features. Failure to achieve these goals shall be sufficient reason
for the agent to deny applications for open development plan approval or to require modifications
that may include the loss of lots.

D. An-epen-space-developmentshallinelude A perpetual er conservation easement acceptable to
and approved by the County, shall be recorded on the all open space and conservation lots to ensure
it continues as open space in perpetuity and is not further subdivided or developed in excess of what
is permitted by the provisions of this Article, nor is used for purposes other than general agriculture,
forestry, a principal and accessory residential dwelling, and home occupation uses.

E. In the C-1, RRC, A-1, & RRA Zoning Districts the open space may remain in private ownership
if the provisions of this ordinance are met. If the open space remains in private ownership and it
contains an existing single-family dwelling, that single-family dwelling may be continued,
improved, expanded, and repaired as necessary. The requirement of a perpetual conservation
easement as required in § 165-73.D also pertains.

F. In the R-1, R-2, R-3 Zoning Districts the Heme Property Owner’s Association shall own and
maintain the open space unless the developer wishes to dedicate the open space to the county for
recreational uses, and where the Board of Supervisors agrees to accept such open space, or where a
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requirements of Section 165-98 shall be submitted to the Administrator. In addition to the
requirements of Section 165-98, mountain ridge lines and areas of environmental/historical value,
as described in Section 169.B, shall be shown on the site plan and preserved as open space or
conservation lots. Where an open space development is to be developed in phases, a site plan shall
be submitted for the development of the entire site with a phasing plan. This general site plan shall
not bind the county into approving further phases if the Code of Shenandoah is amended to
disallow such use approved in the site plan. '

Once a site plan is approved, a final plat meeting the requirements of Section 142-48 shall be
submitted to the Administrator. In addition, final plats recorded for an open space development
shall bear a statement indicating that the land is within an approved open space development
subdivision and shall also bear a statement indicating the ownership status of the development’s
open space system and shall reference the covenants creating a property owners association, which
shall also be recorded at the time final plats are recorded. The easement preserving the open space,
restrictive covenants spelling out the maintenance of the open space, articles of incorporation for
the Heme Property Owner’s Association, and any bonding necessary for improvements shall be
approved by the County Attorney. If those items are approved by the County Attorney, the
Administrator shall approve or deny the final plat based on compliance with all applicable codes.

§ 165-77. Variations

In order to promote more creative and innovative designs, the Board of Supervisors may approve
variations to the requirements of this chapter through the issuance of a special use permit.

§ 165-78. Low Impact Development Techniques

In order to limit the impact of stormwater runoff from compact rural residential developments,
open space cluster developments are permitted to use low impact development (LID) techniques
to meet stormwater management requirements, including, but not limited to the following:

=  Bioretention areas

= Green Roofs and Rooftop Gardens

»  Vegetated Swales, Buffers, and Strips; Tree Preservation
= Rain Barrels and Cisterns

= Permeable Pavement

=  Soil Amendments

*  Impervious Surface Reduction
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Chapter 142, SUBDIVISION OF LAND - Draft Mark-up
ARTICLE I, General Provisions

§ 142-3.1. Limitation on number of divisions. [Added 3-22-2005 by Ord. No. 2005-4]

A. Except as provided in Subsection B below, in zoning classifications C-1 (Conservation) and A-1
(Agriculture), no more that one division of land shall be created from an existing parcel or newly created
parcel during a thirty-six-month period. All such divisions shall follow the process established in § 142-
5B, as pertaining to administrative approved divisions of land.

B. The limitation in Subsection A above shall not prevent the division of land through any of the
exceptions listed in Subsection (1)(a) through (f) of the definition of "subdivide" in § 142-3B.

C. The limitation in Subsection A applies only to property zoned C-1 (Conservation) or A-1
(Agriculture), including Open Space Cluster Development divisions as provided by Article X of Chapter
165. If property is rezoned to a different classification, therefore, the limitation in Subsection A shall no
longer apply. Any other applicable subdivision limitations will continue to apply, however.

ARTICLE II, Administration and Enforcement
§ 142-5. Administering agent.

A. The Director of Planning and Code Enforcement or his designee as appointed by the governing body is
hereby designated to administer this chapter. In so doing, the Subdivision Administrator shall be
considered the agent of the governing body, and approval or disapproval by the agent shall constitute
approval as though it were given by the governing body. The agent shall not take final action on a
subdivision plan until the Planning Commission has made a recommendation to the Board of Supervisors
and the Board of Supervisors has acted on the plan.

B. However, the division of land into two parcels (one- and two-lot subdivision), where there is not
dedication of land to public use other than widening of an existing right-of-way, may be approved
administratively by the agent. Such administratively approved division of the original parcel or newly
created parcel shall not occur more than once during a twelve-month period, nor shall such a division be
an attempt to circumvent this chapter. In the event that a plan for subdivision is disapproved by the agent,
the subdivider may appeal to the governing body who then may override the decision of the agent and
approve said plat.

C. The division of property zoned C-1 (Conservation) or A-1 (Agriculture) using the open space
development option and where there is not dedication of land to public use other than widening of an
existing right-of-way, may be approved administratively by the agent.

ARTICLE III, Procedure for Making and Recording Plats
§ 142-10. Platting required.

Any owner or developer of any tract of land situated within Shenandoah County who subdivides the same
shall cause a plat of such division, with reference to known or permanent monuments, to be made and
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[3] Private access easements shall have a minimum right-of-way or access easement width of 40
feet.

[4] Each private access easement shall connect directly to a public street.

[5] The maximum length of the private access easement shall be 1,500 feet.

[6] The minimum travelway width shall be 12 feet.

[7] Minimum two-foot-wide graded shoulders shall be provided on both sides of the travelway.
[8] Side ditches, relief ditches and culverts shall be provided at appropriate locations to
accommodate pre- and post-construction drainage.

[9] Utility easements not less than 15 feet in width shall be provided adjacent to both sides of the
private access easement.

[10] Adjacent parallel private access easements shall not be permitted.

[11] Private access easements shall be identified on the plat and in the deeds for the lots, and all
plats and deeds shall contain the following statement:

ATTENTION. The access serving this lot (these lots) is private, and its maintenance, including
snow removal, is NOT a public responsibility. It shall not be eligible for acceptance into state
secondary system for maintenance until such time as it is constructed and otherwise complies
with all requirements of the Virginia Department of Transportation for the addition of
subdivision streets current at the time of such request. Any costs required to cause this street to
become eligible for addition to the state system shall be met from funds other than those
administered by the Virginia Department of Transportation or by Shenandoah County.

(c¢) Lots created in the C-1 or A-1 Districts after the date of this amendment may front on and have
direct access to a rural private street, provided that the following standards are met:

[1] The private street may serve no more than 25 total lots. All such lots must created in accord
with the zoning ordinance requirements set forth in Chapter 165.

[2] Private rural streets shall have a minimum right-of-way (access easement width) of 40 feet.

[3] The maximum length of a private rural street shall be 3,125 feet. The Board of Supervisors

may grant up to a 20% increase in length if it determines, upon written request of the applicant,
that such an increase would better achieve the purposes of the open space development option,

the purposes of the zoning district, and the purposes of the comprehensive plan.

[4]1 The minimum travelway width shall be 14 feet.

[5] Minimum two-foot-wide graded shoulders shall be provided on both sides of the travelway.

[6] Side ditches, relief ditches and culverts shall be provided at appropriate locations to
accommodate pre- and post-construction drainage.

[71 Utility easements not less than 15 feet in width shall be provided adjacent to both sides of the
street.

[8] Adjacent parallel private access easements shall not be permitted.

[9] Maximum grade is 12%, but may be increased to 15% for short distances upon approval of
the director,
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[10] The minimum pavement section shall consist of a two thick inch bituminous surface course

on a six inch thick aggregate base course, on a properly compacted subgrade.

(d). [Reserved for lots on urban private streets]

...§ 142-24, Private water and/or sewer.

Subject to the requirements of § 142-23, nothing in this regulation shall prevent the installation of
privately owned individual water and/or sewage disposal facilities in areas where public water and/or
sewerage facilities are not available; provided, however, that pit privies will not be allowed, and other
private installations must meet all requirements of the State Department of Environmental Quality, the
State Health Department and any other state or local regulation having authority over such installation.
All septic fields for individual sewage disposal facilities must be located on the lot which the septic field
serves, except for cluster lots in the A-1 and C-1 districts which may be served by septic fields located on
contiguous conservation lots as provided in § 165-71 of the Zoning Ordinance. Any such off-lot septic
field must be located within a utility easement which shall be sufficient for access, repair and
maintenance of the field, and the boundaries of which shall be marked with permanent monuments.

ARTICLE VIII, Property Owners' Associations
§ 142-37. Intent.

The intent of this Article is to require the establishment of a nonprofit organization to be known as the
"property owners' association." The property owners' association shall be created by the subdivider
whenever the subdivision contains dedicated common areas, easements, private streets, stormwater
management facilities and/or public roads. The property owners' association shall be charged with the
continuous maintenance and management of all common areas, easements, private streets, stormwater
management facilities, and dedicated facilities associated with an approved subdivision.

ARTICLE IX, Approval of Plats
§ 142-4S. Preliminary plat.
...(14) Natural features of the land, including streams, rivers, watercourses, ponds, sinkholes and wooded

areas, and for plats of Open Space Cluster Developments, 100-year flood plain, steep slopes greater 25%.
historic structures, and wetlands.

...(17) For plats of Open Space Cluster Developments, the location on each lot of the building envelope
for the principle structure.
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Public Meeting Schedule

First Public Forum — September 16 @ 7:00 pm at Central High

Second Public Forum — September 24 (@ 7:00 pm at Central High

Steering Committee Meeting — October 8 @ 7:00 pm at County Board Room

Third Public Forum — October 15 @ 7:00 pm at Central High

Fourth Public Forum — October 29 @ 7:00 pm at Central High

Steering Committee Meeting — November (date TBD) @ 7:00 pm at County
Board Room

Shenandoah County Community Planning Project
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Summary of Results of sreakout Groups at Second Public Forum 9-24-08 (Groups 1 through 4)

Group 1

Group 2

Group 3

Croup 4

¢ Some peopic uun’t want to
pay any taxes

e Farmers pay the price of
restrictive zoning

o Can farmers and towns
TDR?

o High density towns need to
buy capacity zoning from
open areas

* Taxes are low — could come
up a little to preserve what is
important (if they can actually
afford it)

* Issue is how money is spent,
not the taxes themselves

 If farmers had access to
supplementary jobs (good,
close, and flexible) — they
would have more options for
retirement and finances

creates need for certain
services (i.e. schools, roads,
etc) — classic tax burdens
o Commercial development —
no-classic tax burdens, pays
for itself
¢ As population increases, taxes
increase
e Purchase of development rights
is a cost to tax payers
* Board of supervisors can rezone
and prohibit development — can
essentially give and take away
the prospect of money
* Transfer of development rights
o Most construction is result of
rezoning
o Let’s move lots — take lots off
the market, not add lots
o Trade development rights in
order to rezone — places lots in
appropriate zoning areas
without cost to taxpayer
* Growth happens in towns;
regulations happen in County —
County ends up paying for
Town’s growth
* More cooperation between
County and Towns
* There are a body of rural
residents who would tolerate tax
increases to fund conservation
easements
* To provide schools, fire dept,
roads, government services, etc.
it is not fair to raise current land
owners taxes — use proffers,
impact fees, development fees,

- Costs for services for city reside
is high — City residents are
subsidizing the developer

* Imbalance in the tax structure —
town vs. farmers

* Cost share between towns and tt
county

¢ Land use taxation

* In annexation, towns don’t have
any regard for land ownership

* Towns and County
Plans/agreement







Shenandoah County, Virginia — Community Planning Project

Group 1 Group 2 Group 3 Group 4
£ * Few rural subdivisions * This supports the county * Make ag more profitable — * Farming is a by-right use
5 * Prioritize farming in vision reduce costs of farming, e Develop the towns first
» ordinance * Business that support farmers increase farming revenue e Reduce likelihood of development
¢ Farmers don’t want to be (equipment, etc.) are * Subsidize farming community in the farmland
annexed — don’t want to pay becoming more scarce — if — it’s for the “higher good” of ¢ Tax reductions for farms need to
for public services these businesses survive the community — non-farm continue in order to maintain the
ning | * Next generation of farmers infrastructure for farming owners should be the ones to farmland
need to be thought of subsidize * Promote value added businesses to
* There is no livelihood in * Marketing support for farming help farmers market themselves —
ce farming o} Buy Local winery, shop, country stores,
* Prioritize agricultural o  Business planning for farmers market
ent economic development — farmers * Economic development specificall
m alternative agriculture, o  Extension service for farms to help them to be
" poultry, vineyards * Phasing out tax on land in use successful
* Fuel stock * Encourage schools to buy more | ®* Need to have an agricultural
* Value of self-sustainment local produce director (as recommended by the
e Assist farmers in diversifying ag task force)
farming — hit new markets ¢ Develop a farm network like
* Don’t provide any remedy for Hudson Valley
complaints
» Right to farm takes precedence
over complaints of new
landowners
* “Agricultural Operations
Notice” written into deeds
94 ¢ Limited interference with * This contradicts theme #1 * Possible for farmers to sell off | * Farm is our 401K — everything we
< property rights e Farmers who want to farm land without subdividing — not get out we reinvest into the farm
* Change zoning to be less and have children who will necessary to subdivide to * PDRs/TDRs can comer have
€ restrictive take it over want to keep the increase value * Need another option — cash for
¢ Flexibility in zoning — given farm. Other farmers need to e Possible to have all three easement
he constraints of septic sell to retire and move abilities (3 bullets) with * Hesitation for farmer to give up
/) * Reasonable governance of * Can farmers sell to other requirements for cluster that right

public services

farmers?

* Farmers are giving some
things up when they sell —
either the farm or the profit

* Hard to know if county is

development

Do not take away right to sell
land — restrict who you sell
land to

Purchase of development

Is not enough money in the County
Seed money to develop program
(Conservation Easement Program)
but no designated funding to the
program
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Group 1

Group 2

Group 3

¢ Non-farm residents — nobody,
even farmers, want high taxes
* Need tax revenue source
other than agricultural
* Economic development needed
* What happens to farmland
when owner retires?
Servicing cost go up? Fixed
income?

So do non-farm residents —
farmers need lower taxes than
non-farmers

Growth in towns is often
financed by rural landowners
(property taxes pay for
schools, etc.)

Assessment in rural areas can
(SHOULD) be a tool to help
adjust this

There is no way to completely
“not pay for what you don’t
use,” unless we restructure
things like school taxes

In other areas, developers are
required to build schools,
roads, etc. for newly
developed areas — developers
should help county provide
services — changes in zoning
could allow this, particularly
if high density housing comes
in

Disagree with statement -

willing to pay money for

things I don’t get

Will to pay more to subsidize

open space and agriculture

Add 2 cents to tax rates to

purchase development rights

program

Reverts to population — more

people here, more cost is

added, government will

increase

Keep farming profitable

Respect property rights of

people

Focus development around

town and service areas — cost is

simplified — economies of

scale

o Infrastructure cost is
minimized

o Achieve a lower cost of
living in taxes by staying
efficient

Balance — preserve open space,

provide places for

development

Strong coordination between

towns and county

Taxes will be relatively lower

if county stays primarily

agricultural

Create a new definition of

“use” — viewsheds are used

o Everyone uses agricultural
land use because of the
viewshed

Group 4

* Non-farmers aren’t the only ones
that want low taxes

*  We have relatively low taxes and
small government

¢ Will continue to be low

* Demand for services is relatively
low

* Any development will increase the
demand for services

* Conservation of farmland will
prevent the need to raise taxes and
create larger governments

e Development will have an impact
on all

¢ Non-farmer in farmland...willing
to pay extra. Taxed on a regular
rate since its not farmed. Meadow
grass and stream buffer had
government help

* Non-farmers are willing to pay
extra to go towards sustainable
farming

* Education is essential — education
should start in elementary school,
little interaction between farmers
and non-farmers

¢ Need to pursue organic and
sustainable farming (and forestry)
as a way to preserve our future

* Ag director needed

* BMPs for forest practices
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Summary of Results of Breakout Groups at Second Public Forum 9-24-08 (Groups 5 through 8)

Group 5

Group 6

Group 7

Group 8

Concern that regulation takes

Concern about taxes funding

* Organic farming possibility

5. * If County promotes land
jon preservation it can be done away freedom and taxes conservation * Find ways to provide growt
through private funds without * Concern over any more * Property is an investment — rule opportunities for farmers
increasing taxes restrictions on farmers about changes are worrisome * Government does not help
* Purchase of development rights subdivision * Easements - Subdivision anyway
by County for important pieces | * Eliminating regulation ordinance adequate? Too e Why should we think this
* In the toolkit — have public and doesn’t save taxpayer’s restrictive? effort will be any different?
private funds available for money because County will * Cluster development - Should Rules change (3 acres, 10
purchasing development rights go away from rural/farming agricultural property rights convey acres, 25 acres)
¢ Change land use taxation — and that will raise taxes even if grandfathered? * Standardize parcel size
can’t be taxing raw land at a * There shouldn’t be any more * Land use taxation? across all counties
higher level than regulation on farmers and  Right regs
improvements, expand land-use property rights
tax law (unimproved land * Freedom comes with
doesn’t need services) responsibilities. Freedom to
* Need land use tax for farm comes with
improvements responsibility to put
* When a person subdivides it is regulations to protect farming
a cost to taxpayer — balance * Need regulations to protect
with landowner benefits areas because growth is
coming, but regulations with
limitations
yhic * Rural areas, small villages need | ¢ Agree with list from last ¢ Farmland * Riparian
S to be preserved meeting * Woodland ¢ Large farm areas
* River — and east to National * Priorities different between * Parks * Historically important
Forest (and west) new and established residents | ¢ Vistas .

* Soil based — productive soil

* Areas adjacent to battlefields

* Parks — 7 Bends, Keister Tract,
County Park/Farm

* State Forests

* Meems Bottom (covered bridge)

* Every corner is picturesque
because of the work of the
people and soil

— perceptions differ too
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Summary of Results of Breakout Groups at Second Public Forum 9-24-08 (Groups 5 through 8)

Group 5

Group 6

Group 7

Group 8

administrator — no ordinance
and right to farm state. Go to
government, not to the
individual farmer

* Don’t regulate land-selling

¢ Farmer was here first — they

should be able to do what

they want — it’s their

retirement plan

Options to keep land, but stil

get value of that land

* How? Taxes to fund PDR

program.

Business training/support for

farmers

* OR — economic conditions
are “stacked against” farmer:

* Restrictions on zoning

42

s want
e to
the

* Farmers without much money

need to get money from

somewhere — either loan or sell

land — need ordinance

flexibility

It’s not a given right to divide

land among all

children/descendents

* Family subdivision rights — not
everyone has a family

* Use tools for subdivisions -
consideration to support
families

* Infringing on farmers rights
and benefits and he can/can’t
do with his land — use land for
retirement

* QOther retirement investments
aren’t guaranteed either

* You’re either a farmer or
developer — Not Both — need
limited division rights for
kids

* Farmers save taxpayers by
farming and get a perk in land
use taxation

* Not OK to make houses the
last crop

* OK to be regulated as to lot
size, but want right to convey
lots to just children as cluster

* Regulations, but within
reason and farmers have say
in how they are regulated

¢ Farmer’s right to sell farm for
development. Shouldn’t put
burden on other taxpayers

* Retirement is the most important

* Fix cluster to be allowed in
ag/rural areas - not on public
service

¢ Restricted ability to do what

we want with our land — how

we can divide it, what we car

do with it

More self directions for

farmers

* “Give me incentives to
protect open spaces”

* “T’ll leave a farmhouse on
my best land”

* Give me the ability to divide

land they way I want, when I

want

Cluster housing — what

service issues/costs does this

create for other taxpayers?

Need economies of scale

* Where’s the balance between
cluster housing and increasec
services/taxes?

* Perpetuity issue — what’s the
point of short term planning?
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Summary of Results of Breakout Groups at Second Public Forum 9-24-08 (Groups 5 through 8)

Group 5

Group 6

Group 7

Group 8

Want to sell what they want to sell
(sell only what they need to sell
i.e. 3 acres not 25)

Burden on landowner to keep
attractive land with no stake in it
Share responsibility of financing
preservation

LT agricultural economic plan
needed

Multi county coalition for farming
All have a stake in keeping
farming (farmers/non-farmers)
Credibility of local government
needed to increase






