











Shenandoah County, Virginia —Repori to the Community Planning Project Steering Comniiftee

Tools Available. The general categories of tools are:

1. Police Power (including Zoning and Subdivision Regulations)
2. Financial Power (Taxation, Public Investment, inclu ng land acquisition)
3. Combined Powers (Policies, Guidelines, Incentives, combined with Regulations)

How the Vision Conld Be Achieved. 1f 90% of new houses were to be located within the Public
Service Areas (PSA), including towns, only about 800 new rural lots would be needed by 2030,
and thus only 3,000 acres would be converted ) residential uses at the cirrent trend pattern of

farge lots (this is less than 20% of the acreage needed at current trends).

Only about 1.500 acres would be convertec i cluster pattern (this is less
than 10% of icreage needed at current renas). 1015 wver vl vumpactness would be
considered a successful achicvement of the vision in that it would allow a moderate amount of
accommodation of new rural residents, yet only an additional 1% to 2% of the total land now in
farm and forest uses would be developed.

These measures translate into a logical objective to define successful achievement of the vision:
to limit total rural land conversion to not wore than 2% over the next 20 years. That would
mean that up to 20% of total housing demand could locate in the rural areas if it was builtina
clustered pattern, but only 10% of housing could locate in rural areas if the large 1 pattern
continued.

Unfortunately, the two most obvious options that would provide a high degree of assurance in
achieving the vision would require either very severe zoning restrictions (downzoning to 45
acres per new lot) and/or extremelv high costs for acquiring permanent easements (PDRs) on at
least 100,000 acres of land 1re than $200,000,000), and would still not address the
existing oversupply vacant to1s.

It may be feasible to acquire term-easements (LDR) on a large amount of land at a similar cost to
that of the current Use Valuc srogram. The challenge, however, would be in
achieving a level of participation in tnart voluntary program to assure success The other key
limitation of term easements is that they achieve the vision for up to 20 years but beyond
that there would be uncertainty. (That uncertainty is also true with any zoning regutation, as
zoning is subject to legislative change).

Major Tools Recommended by the Steering Committee, The Committee recognized that there is
no single “magic bullet” for achieving the vision that is also practical to implement, as described in
the above summary.

Thus a combmanon of Iools would balance the impacts and benefits among all citizens,

et He s ey med bt v ruld affar tha hect nrananects for snccess
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B. The Challenge Facing the County

Conflict Between the County’s Vision and Recent Development Trends. As reported
in the November 14 report on public input, an initial analysis of the current situation
shows that the County’s existing land development programs and regulations will not
ensure the achievement of the Vision during the next few decades.

Current Situation, Despite the current economic downturn, the County should expect to
experience growth pressures over the long-term that will add about 15,000 new residents
by the year 2030, and another 20,000 people by 2050. Thus, the County should expect to
grow from 40,000 people today, to about 75,000 people by 2050. (Note that af the second
public forum, citizen participants affivimed this forecast as being a reasonable one — not
so much a prediction or preference as much as a potential outcome for which the County
should prepare).

The County now has about 229,000 acres (70% of County land area) which are zoned for
rural land use (total in the A-1 and C-1 zoning districts outside of the National Forest).
Approximately 45,000 acres of that is developed (20% of the rural area), with about
12,000 rural houses.

For purposes of comparison, the County now has about 145,000 acres of land in the Use
Value Assessment program. Land is enrolied in Use Value Assessment for only one year
at a time. Approximately 40,000 acres of land — most of which is presumed to be enrolled
in Use Value — is also in voluntary Agricultural and Forestal Districts, which run for up
to ten year terms.

Current zoning regulations in the A-1 and C-1 zoning districts would allow for 35,000 to
40,000 new rural houses (more than a 150-year supply at the trend growth rate). While
this potential capacity is subject to current restrictions on the rate of subdividing rural
property, those restrictions will not have a substantial effect on the total number of lots in
the long term (20+ years).

In addition to the supply of pofential lots, there are more than 7,000 existing vacant rural
lots smaller than 20 acres each. This represents more than a 30-year supply of rural lots.

foe e T ien 1N MATnbn hrsernarnn that tha aabial enitahilibe af thaca Inte far davalanment

The County’s traditional patterns of ownership and use have created significant
fragmentation of land parcels. While the average farm size is 35 acres (2002), the
average parcel size in the A-1 zoning district is only 14 acres. The average vacant parcel
size in the A-1 zoning district is 15 acres. Of vacant parcels greater than 14 acres in the
A-1 zoning district, the average is 45 acres.
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The Long-Term Problem. The major long-term problem centers on the frends in rural
residential development, in terms of pattern, location, and rate.

The ultimate amount of rural residential development can be estimated as follows:

Next 20 years. During the past two decades, about half of new houses in the County have been
built in the rural areas rather than in the Public Service Areas (PSAs), which include the towns,
If trends continue, approximately 8,000 total new houses are expected during the next 20 years,
about 4,000 of which will be in and around the ywns, and about 4,000 in rural areas on large
lots. These 4,000 new rural houses will require that 16,000 to 20,000 acres of land be
converted from farm and forest uses to rural houses (depending on the average rural lot size).

Next 40 years. If trends continue, 18,000 new houses will be built during the next 40 years,
9,000 in towns, and 9,000 in rural areas. From 36,000 to over 40,000 acres will be converted
from farm and forest use to rural houses.

With a 150-year supply of zoned land and a 30+ year supply of existing rural lots, the
conclusion from this analysis is that the County’s rural area is "over-zoned” and “over-
subdivided” in relation to the expected future need for rural housing during the next few
decades, and in relation to the goals expressed in the County’s adopted vision.

he Challeng

* If trends continue, the agricultural and forest landscape will gradually convert to rural
residential uses, and the County will lose a significant portion (up to a quarter) of its
agricultural land base to residential development during the next 20 to 40 years, nearly
doubling the amount of rural land used for housing,

* The County cannot mandate the location or rate of new houses and cannot mandate the
vacation (elimination) of the existing 7,000+ undeveloped rural lots.

* The County can mandafe the density and pattern of development (except for the existing
lots), and thereby encourage the preferred location of new housing.

* Key Concerns and Trade-offs:

rate (speed) of rural subdivision/development
— intensity of rural development (number and density of new rural houses)

— “desire to live in a rural area” vs. the fiscal burden on tax payers for providing services
to scattered, low-density housing pattern

— “affordability” of rural lots (inherent conflict: high property values are good for
household wealth, but and bad for real property tax burden)

— “property rights” (inherent conflict: a person has certain rights to use his own property
as he sees fit, yet his neighbor also has the right to quietly enjoy his own property
without interference from activities on his neighbor’s land).
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provision. (The County uses this tool, but not to the maximum degree possible).

* Agricultural Economic Development and Promotion — County can actively assist the
local agricultural industry in pursuing new products and new markets for agricultural
goods.

* Agricultural and Forestal Districts — Co  ty can adopt voluntary AFDs. (The County
has over 40,000 acres in 21 distinct AFDs, at end of 2007).

* Transferable Development Rights (TDR) — A quasi-zoning mechanism in which the
“right” to develop a parcel of land is sold through a private transaction, from a
farmer’s rural land parcel to a designated urban parcel owned by a developer, thereby
allowing the developer to apply that development right to his urban site to achieve
greater density.

How the Vision Might Be Achieved - Possible Options

The Community Planning Project is aimed at identifying and implementing the tool or
combination of tools that can best achieve the County’s vision. While the vision is
descriptive in nature, the project Steering Committee has identified that the level of
dispersion or compactness of the overall residential development pattern in the County is a
valid and objective method for judging overall success.

Note that this analysis focuses primarily on the overall develo] 1ent patterns because those
underpin every other effort at growth management, economic development, and resource
protection. However, zoning regulations in particular may contain specific provisions that
address a variety of important concerns that are directly or indirectly a part of the County’s
vision, including fiscal impacts (cost of public services), water quality, transportation, and
Jjob growth, among others. These elements are considered in the tools developed to date.

If 90% of new houses were to be located within the Public Service Areas (PSA), including
towns, only about 800 new rural lots would be needed by 2030, d thus only 3,000 acres
would be converted to residential uses at the current trend pattern of large lots (this is less
than 20% of the acreage needed at current trends); and only about 1,500 acres would be
converted using a clusfer pattern (this is less than 10% of acreage needed at current trends).
This level of compactness would be considered a successful achievement of the vision in that
it would allow a moderate amount of accommodation of new rural residents, yet only an
additional 1% to 2% of the total land now in farm and forest uses would be developed.'

These measures translate into a logical objective to define successful achicvement of the
vision: to limit total rural land conversion to not more than 2% over the next 20 years.

'Based on 145,000 acres in Use Value Assessment in 2002, as reported in Falf 2003 Newsletter of Virginia
Association of Assessing Officers; the 2002 Agricultural Census showed 133,000 acres in farms.
Note that the new Ag Census (2007) has just been released this month and thus that data was not available for this report,
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permanent restriction (it is subject to legislative change), if a conservation easement
or restrictive covenant was required upon approval of a rural subdivision, the
durability of the zoning restrictions would be greatly increased. Also note that this
option could be combined with a cluster provision so that the average lot size would
be no less than 45 acres, but most lots could be smaller {clustered) with a few being
much larger.

ar . ?

Aot alte i Tiidinen Aona vt annnunt fav the 7 0004 evicting .WHG”.

b. Develop rural housing at the trend rate, but buy permanent Conservation
Egsements on all other land (PDR)

Acquisition of conservation easements does not directly affect the rate or pattern of
rural residential development, although it could indirectly reduce the total amou

of development, because presumably some of the land put under conservation
easement might have otherwise been developed with rural housing.

However, it is also very likely that the “market” pressure for rural housing, if not
occurring on one given farm that is put under easement, would simply be applied by
the market to a nearby farm that was not restricted by an easement. So the indirect
effect on total rural housing development is highly uncertain and could in fact be
insignificant.

Therefore, in order to ensure achievement of the vision through the acquisition of
conservation easements, a huge amount of land would need to be placed under
conservation easement. It would need to be an amount sufficient enough for the
County to conclude that it has effectively reduced the amount of land available for
new rural housing to less than what is needed to support the market demand for
rural housing.

It is virtually impossible to specifically quantify what amount of land would be
needed to achieve this effect, but it can be roughly estimated by comparing the total
supply of rural land with the amount of land needed to meet the “market demand”
for rural housing.

Note that PDR programs are not intended or expected to acquire easements on all
the open land within a county; rather they are intended to establish a core area on
which to build a more diverse land presesvation program. However, this analysis
confirms that PDR is not a “magic bullet”.

Summary of Analysis of PDR. There are about 229,000 acres of land zoned as
agricultural or conservation {A-1 or C-1) outside of the National Forest. However,
more than a quarter of that land area is not subject to development for a variety of
reasons (floodplain, existing dwellings, soil or slope limitations, etc.).
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higher than with larger farm tracts. Assuming only $30,000 per lof’ for the value of a
conservation easement (a very conservative estimate), the cost of acquiring PDRs on
all 7,000 vacant lots would exceed $200,000,000. (Note that many of these lots are
very likely included within the 145,000 acres enrolled in the Use Value program).

Under an I.DR program, landowners would voluntarily put their land in a term
easement that would prohibit development of their land for a given period of time (a
minimum of five years, and any longer periods that the locality might choose to
provide). In return, they would receive an annual payment that would essentially
reimburse the landowner for a significant portion of the real estate tax on the land.

c. Develop at the trend rate, but lease Conservation Easements on all other land (LDR)

Conservation easements can be acquired for terms as short as five years, and as long
as perpetuity. We are not aware of any Virginia locality that has yet implemented a
“term-easem t” program (or Leasing of Development Rights) per se, although
some localities have adopted a provision within the legislatic  for Use Value
Assessment that allows landowners to make 5-year or 10-year commitments, rather
than the standard one-year period.

While an LDR program does not save land i perpetuity, it could last for the
duration of the vision planning period (20 years minimumy}, or even longer. Further,
it is import t to note that only permanent conservation easements are in fact truly
permanent — even zoning regulations are subject to legislative change, at the will of
the local governing body.

In theory, an LDR program could be structured so as to include virtually all of the
land currently in Use Value (and even more), but with longer commitments for the
land to remain open. Thus, LDR could go a very long way toward achieving the
defined objectives of the vision — for the next two decades or more — if it was used
to the maximum possible extent. That would depend largely, however, on
landowner willingness to enroll in the program.

There are many possible options for designing and implementing an LDR program,
and many variables to consider, including:

* land eligibility criteria (could include location, acreage, soils, use, etc.)

* duration (term) of easements available (options could include 5, 10, 15, 20 years, etc.)
* rollback payments, if any

* compensation to the landowner (presumably an annual payment)

4 Estimated as follows: Average value of owner-occupied house in Shenandoah County according to 2000 U.S. Census
is $99,500. Extrapolated to 2007 at 6% annual increase indicates that 2007 value is $150,000, rounded. Assume fand
value of typical lot is 25% of total value of house and lot. Typical lot value is thus $37,000. Assume easement value
is the total value of the lot less the farmland value of the lot; $37,000 — ($1,200 per acre x 5 acres) = $31,000.
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Comparison of Several Options for Use Value, LDR, and PDR Programs

Annual
Effective | Total Annual | Cents Acres Total Total Net Cost
Term of Payment Effective |on Tax | Rollback| Conserved| payment |lo County over
Program - duration fCommitment | Per acre Payment | Rate Period | for Term | during Term | 20-year perlad
Use Value Assessment
for six years 1 year 315 $2,175,000 | $0.05 | 6 years 145,000 | $90 per acre $0
Use Value Assessment
for 10 continugus years ' 1 year $15 $2,175,000 | $0.05 | 6 years 145,000 |$150 per acre $30,450,000
Use Value Assessment
for 20 continuous years ' 1 year 315 $2,175,000 | $0.05 6 years 145,000 [$300 per acre $30,450,000
Use Value Assessment for
six years on less fand | 1 year $15 $1,575,000 | $0.04 6 years 105,000 | $90 per acre 30
Use Value Assessment
for 10 cont. yrs on less land’ 1 year $15 $1,575,000 | $0.04 G years 105,000 |$150 per acre $22,050,000
Use Value Assessment
for 20 cont. yrs on loss land’ 1 year $15 $1,575,000 | $0.04 | 6 vears 105,000 [$300 per acre $22,050,000
LDR @
10-year Term 10-years $20 $2,100,000 | $0.05 | 10years| 105,000° |$200 peracre | $21,000,000
LDR @
15-year Term 15-years $25 $2,625,000 | $0.06 | 10years| 105,000° |$250 per actg $26,250,000
LDR @ 2
20-year Term 20-years $30 $3,150,000 | $0.08 | 10years| 105.000° [$600 peracre | $31,500,000
POR {(Permanent) Perpetuity $166° $17,430,000 | $0.42 n/a 105.000° [$2,300 per ac’] $241,500,000°

Table foctnotes:
1

Options for Use Value demonsirate the effect of different durations of continued renewal into the program. The first option shows

the value of Use Value Assessment if every participant left ihe program after during or up to the six-year rollback period. The

second option shows the effect of renewing for a total of 10 conseculive years, and the third option shows a 20-year continuous
enroliment. The fourth through sixth options show these same effects but only on the 105,000 acres outside of Agriculfural and
Foresial Districts (Note that this option is somewhat theoretical because the land in AFD Is guaranteed eligibility for Use Value,
but it is shown so as to compare the costs for the same land area used for the LDR options).

Assumes LDR and PDR is available and used by all landowners of vacant parcels zoned A-1 or C-1 currently In Use Value

Assessment; assumes that the 40,000 acres currently in Agricultural and Forestal Dislricts do not parlicipate in LDR or PDR in

the near term.

Assumes permanent easements are valued at average of $2,300 per acre (2/3 average estimated market value of farmland in

Shenandoah County — see text for calculations). To simplify calculations, all PDRs are assumed to be acquired in the first year,
but actually, easements would be acquired over a period of years; thus acquisition costs (bond financing} would be spread over

time.

If financing is a 30-year bond at 5% annual inferest, the total payments {principal & Interest) would average roughly $166 per

acre annually, or a total of $523,000,000 to buy easements on 105,000 acres of land. {Actual cost of the easemeni purchase
would be $77 per acre to the landowner, with the financing costs being an addiliona! $82 per acre, for a total cost of $166 per

acre to the County).

higher due to the financing costs. (See analysis of easement purchase oplicns in Appendix A of this report).

All of these terms could be offered as options to l[andowners — they are not necessarily exclusive.

This amount is the actual payment to landowners and reflects a 30-year payment period, but the actual cost to Counly would be
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2) Options with a Reasonable Chance of Success or Significant Progress.

Given the difficulties of successfully im) :menting the tools described above to the
extent shown, this report also examines variants on these tools that would provide a
reasonable chance of success - or at least significant progress toward success of the vision
- with greater prospects of being in  lemented, in light of political, technical, and
financial constraints.

a. Develop at the trend rate, but at a lower overall average density for new rural
development

The County could amend the A-1 and C-1 zoning districts to reduce the overall
allowable density of new lots. There are many possible variations on this concept, but
indications from analysis and input to date are that the following key features would
be reasonable:

* Allow the same density for A-1 and C-1 districts. There are good public policy
reasons for conserving land in both of these districts, and  ere is logic for the
allowable density to be the same or similar. The permitted uses in these two
districts would not change, and would thus still distinguish one from the other.

* Reduce the overall allowable density in these distri i to one dwelling per 15
acres or one per 20 acres. A density of one dwelling per 15 acres would match
the existing average parcel size in the rural areas, yet would still reduce the
overall number of potential new lots. On the other hand, a density of one
dwelling per 20 acres would reduce the potential housing supply further, and
would allow the creation of a more attractive incentive for clustering new lots
(discussed below). In either case, average density - rather than minimum lot size
— should be used to regulate density. This will help avoid the problem of “using
more land per house” than is needed, and thus further reduce the pressures for a
rural sprawl pattern.

These two alternative densities are examined below,

15-acre average density, Say the minimum allowable lot size is two acres, but the
total maxinmum density is one lot per 15 acres. Thus, for every two-acre lot, a 28-acre
lot would also have to be created to meet the overall density requirement. Unless this
approach was required however, as with a cluster provision, the average of 15-acres
per lot could be achieved with 12 and 18-acre lots, rather than with 2-acre and 28-
acre lots, thus still creating a “sprawl” pattern. After 20 years, 4,000 lots at a 15-acre
average density would convert roughly 60,000 total acres, although some of those
lots would likely be parcels larger than the required 15-acre average, due to the
flexibility on lot size.

20-acre average densify. Say the minimum allowable lot size is also two acres, but
the total maximum density would be one lot per 20 acres. Thus, for every two-acre
lot, a 38-acre lot would also have to be created to meet the overall density
requirement. The average of 20-acres per lot could be achieved with many 10, 20
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Major Tools Recommended by the Steering Committee
Strengthen Efforts to Attract and Facilitate Growth In and Around the Towns
Prepare Joint Comprehensive Plans with the Towns, with Phased Annexations

Shenandoah County is a leader in Virginia in doing joint planning with its
incorporated towns. These efforts could be formalized and expanded. Each town
could work with the County to prepare a joii comprehensive plan for the
surrounding growth area. Such plans would establish areas into which the extension
of water and sewer service would be phased over several decades, as growth demand
warranted, in conjunction with annexation by the town to incorporate each phase. By
clearly planning for such expansions, several benefits will accrue, including:

» greater predictability for landowners - surrounding landowners will have clear
expectations for the ultimate use of their property, as well as a sense of what the
timing might be for such development (at least in terms of decades)

*  coordination of government services and facilities - towns and county can jointly
coordinate the provision of services for the entire PSA

* efficient and compact land use pattern - development can be contained in an
efficient and compact arca, using only the amount of land necessary to
accommodate growth pressures

* shared responsibility - towns and county can share decision-making authority,
with gradual transition of land use powers from the county to the town as arcas
are annexed.

The County is well on its way to implementing this set of tools. For example, the Town
of New Market recently completed a comprehensive plan element for the surrounding
growth area that provides for an accommodation of future growth in a well-designed,
compact pattern. Mt. Jackson has done similar plans and studies for surrounding lands
during the last few years. Strasburg is currently updating its comprehensive plan with a
view toward identifying methods to fully accommodate the expected future growth
pressures within the PSA in a very compact, efficient manner.

The County has entered into formal agreements for orderly annexations with the towns
of Strasburg and Mt. Jackson, and New Market has proposed such an agreement,

The Cor ty itself also has two PSAs, defined in conjunction with the Stoney Creek
(Bryce-Basye) and Toms Brook-Maurertown sanitary districts.

Taken together, the PSAs have more than sufficient land area to accommodate the
County’s future expected growth for the 20-year planning horizon and beyond. Ultility
capacity is also sufficient for the near-term, but in the longer term, overall water and
wastewater treatment capacity will need to be expanded in order to achieve the
objective of locating 90% of population growth in the PSAs.
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Draft Comprehensive Plan Amendment Language:
Chapter 9 — Growth Management
6. PUBLIC FACILITIES

GOAL - Provide for the improvement of public facilities and for the delivery of
necessary public services.

OBJECTIVE A - Provide adequate services and facilities to serve planned land
uses and development.

STRATEGY 1) — Refine the delineation_of delineate service areas around
towns, in_conjunction with PSA designation and joint comprehensive plan
elements for each town, and phase development within those service areas
consistent with the availability of services and the land use policies and
objectives of this chapter. The determination of necessary future utility
capacity and the commitment to provide if, will be coordinated and
determined so as to accommodate the growth forecasts and the objectives
for directing growth to these areas during the next 20 years and beyond.

Adopt Zoning Standard: [raditional, Compact Development Patterns

Many nroughout Virginia and other areas of the United States
are embracing a return to traditional forms and patterns of development, modeled
after the historic districts that are held in high esteem by citizens and visitors. This
form of development is often referred to as “new urbanism”, which simply means
designing and building new neighborhoods and communities with the beneficial
elements of historic districts, but in a way that also accommodates modern
technologies and lifestyles.

This approach can create neighborhoods and main streets with mixed-uses, “human-
scale” streetscapes, connected street networks, parks, trails, and sidewalks within
walking distance of every resident, and other such features that make “in-town” living
highly desirable to all age and income groups. This can be a major attractor of future
population and jobs, and help take pressure oft of the rural landscape to accommodate
new housing.

Recent state legislation (§ 15.2-2223.1) now requires certain counties (including
Shenandoah}) to incorporate one or more urban development areas, and the principles
of new urbanism, into the comprehensive plan. The Code specifically cites fe: ires
such as (i) pedestrian-friendly road design, (ii) interconnection of new local streets
with existing local streets and roads, (iii) connectivity of road and pedestrian
networks, (iv) preservation of natural areas, (v) satisfaction of requirements for
stormwater management, (vi) mixed-use neighborhoods, including mixed housing
types, {vii) reduction of front and side yard building setbacks, and (viii) reduction of
subdivision street widths and turning radii at subdivision street intersections.
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Most of ¢ towns, like the County, have zoning regulations that were written many
years ago and do not always reflect the newest understanding of how to achieve
compact, “human-scale” development patterns. The County can work cooperatively
with the towns to ensure that local zoning regulations encourage such development
patterns.

Joint planning efforts would benefit from a coordinated approach by the towns and
County in formulating such zoning laws. Traditional Neighborhood Design (TND)
and Form-based Codes (FBC) are two techniques for implementing these concepts.
The County could apply these zoning rules to certain parts of the PSAs, and ¢ towns
could apply them to areas within their corporate limits, possibly in coordination with
planned annexations.

An example of e progressive approach emerging within the County is Woodstock’s
Comprehensive Plan which calls for creating “a zoning ordinance that incorporates
newer forms of mixed-use type of development, such as Planned Unit Developments
(PUD), to stimulate creative and efficient use and reuse of land” and for developing
“a zoning approach to require, permit and/or provide incentives for the development
of mixed use neighborhoods as identified on the Future Land Use Map.... Ordinance
provisions would allow innovative residential building types and permit creative
subdivision design solutions that promote neighborhood cohesiveness, walkability,
connected street grids, community green spaces, and protection of historic and
environmental resources.”

The specific steps to implement this (ool are:

» Coordinate with the Towns to determine the necessary amendments and additions
to local zoning regulations that are necessary to ensure that traditional
neighborhood development (TND) can be built within the PSAs.

» Prepare amendments to the County Zoning Ordinance, as needed, to ensure that
TND can be built within the defined PSAs; and coordinate with the towns in
developing their own similar zoning amendments so that all jurisdictions within
Shenandoah County can accommodate and encourage TND in appropriate areas.
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Invest in Voluntary Land Conservation Programs
Establish an Agricultural Economic Development program

The concept of promoting agricultural economic development received the
strongest overall support from citizens at the public forums in the autun  of 2008.
The primary purpose of local agrict ural development programs is normally to
promote the local agriculture industry, to increase the economic viability of

farm g, and to advise the County Board of Supervisors on matters affecting the
agricultural economy and its development.

For al local government programs for agricultural economic development have
been initiated in many counties throughout Virginia, including the counties of
Nelson, Pittsylvania, Isle of Wight, King and Queen, Loudoun, Fauquier, Halifax,
and Fluvanna, as well as the City of Virginia Beach. In 2008, the professional
staffs of these offices established an informal organization, called the Virginia
Agricultural Development Officers (VADO), to aid members in offering
assistance, information and advice about reaching their shared goals, and taking
advantage of opportunities for education and networking.

Typically, these offices are based in the County departments of economic
development, and carry out a variety of tasks, including promoting agricultural
products, assisting in the development of new agricultural businesses, producing
informational materials, including brochures and agricultural guides, and
sponsoring farm tours, and other agri-tourism events and initiatives, as well as
promoting farmers’ markets and community supported agriculture (CSA). Some
departments also manage local Agricultural and Forestal District Programs (AFD),
Farm Viability Grants, Farmland-for-Lease Programs, and Purchase of
Development Rights (PDR) programs.

Typically, the staff of an agricultural development office is relatively small — one
or two professionals. The b of the agricultural development officer is essentially
to plan, develop, and implement programs and services which promote and
enhance agriculture and agricultural economic activities. This can include the
following kinds of duties.

¢ Manage the County’s Agricultural Development Office

* Administer agricultural development programs including the Purchase of
Development Rights; monitor PDR easements and other conservation
casements acquired by the County

* Develop and implement programs to support farm business development and
retention

*  Write, review and administer agricultural related grants

* Establish and implement public relations, marketing and communications plans
to promote agricultural development

* Develop marketing campaigns and materials for agricultural events
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¢ Promote and maintain the department website

* Provide information to the public; create and deliver presentations and
speeches to community groups, agricultural associations, schools, local
businesses and the general public.

* Provide advice, guidance and expertise on agricultural development plans,
policies, trends, and related agricultural issues

¢ Serve as an advisor to the County Board of Supervisors regarding agricultural
related policies including land use, zoning, and federal and state programs

* Serve as Chief of Staff to the County’s Agricultural Advisory Comm ee; and
provide guidance and assistance to the local farm community

* Serve as a member of various boards, task forces, committees and management
and planning teams; serve as liaison between the County and local, state and
federal agencies, the media, citizen groups, non profit organizations and the
general public

¢ Plan, supervise, coordinate and implement special events and activities

¢ Conduct research and analysis of agricultural data; identify trends; analyze new
developments; apply information to plans, programs and policies

¢ Prepare, present and distribute statistical and operational reports pertaining to
agricultural and departmental programs and services.

The specific steps to implement this tool are:

* Define the desired scope of the program. This would likely include coordination
with major local agricultural, environmental and tourism business and interest
groups to clarify the priority needs.

* Define the level of administrative and professional support required.

* Allocate funding.

* Recruit personnel and initiate the program.

Fund a Purchase of Development Rights (PDR) (from one to five cents on tax rate)

The County recently adopted an ordinance establishing a PDR program.
Establishing funding and staff support are the next steps to fully implement it.
Based on the analysis in this report, the County could fund the program on a “pay as
you go” basis, or it could issue bonds to finance easement purchases, or some
combination of the two.

Expectations for land acquisition at alternative funding levels are summarized in the
following table. (Note that the table shows the amount of land the County could
expect to directly preserve through its own PDR program; however, it would expect
to also “leverage” additional easements through state and private grants, as well as
donations).
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Establish and Fund a Leasing of Development Rights (LDR) (possibly linked to
the existing Use Value Assessment program)

The analysis earlier in this report indicated that the County could get greater value
from the money it spends on Use Value Assessment if land in that program was
converted to an LDR program. The County has several options for implementing
LDR, in addition to question of funding levels. These options include:

*  Gradual implementation. Design and adopt an LDR program and allocate initi
funding for it, presumably with 10, 15, and 20 year easement terms. Then,
implement over the course of time as landowners choose to convert from Use
Value Assessment to LDR.

*  Transition from Use Value fo LDR. Design and adopt an LDR program and
allocate initial funding for it, presumably with 10, 15, and 20 year easement
terms, Then, rescind Use Value and allow landowners to enroll in LDR instead.

¢ Target Areas. Design and adopt an LDR program and allocate initial funding for
it, presumably with 10, 15, and 20 year easement terms. Then, make it available
to land currently within Agricultural and Forestal Districts, as a voluntary
alternative to Use Value Assessment. This would likely require a lower level of
initial funding due to the limited target area.

The specific steps to implement this tool are:

* Determine easement terms offered.

* Determine eligibility requirements (minimum acreage, etc.)

* Affirm easement provisions/requirements.

* Establish administrative responsibilities (staff assignments, etc.)
* Adopt the program and allocate initial funding,.

Explore Transferable Development Rights (TDR)

The Virginia General Assembly has been considering refinements to the recent TDR
enabling legislation in order to make the concept more practical for implementation,
The County should track the progress on these efforts and continue to explore the
feasibility of TDR as a long-term prospect.

However. given the difficultv and uncertaintv of imnlementing TDI

he County shouiu ve vy
cautious 1o avola puting unaue eriort 1nto aeveloping a TDR program at the expense
of efforts on other, more viable tools.
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(3) Uses permitted by special permit:

(a) Lev 2 home business as provided in § 165-30.

(b) 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.

(c) Garages, public,

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

(e) Lodges, hunting cl' s, camps, golf and country clubs,

(f) Recreational uses or facilities, commercially operated or for 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, beverages,
bait, incidentals, sup; es and equipment); provided that no such use, structure or accessory use
is located closer than 50 feet to any adjoining property lines.

(g) 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.

(h) Reserved (4-22-2008)

(i) Nursing homes and ad' -care centers.

(j) Airports, commercial and private.

(k) Flea markets.

(1) Mobile home or manufactured housing parks as provided in Article 1X.

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

{n) Telecommu~i~~tons towers as provided in Article XIX.

{0) (Reserved) (0

{p) Museums.

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

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

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

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

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

regulations,

“he minitmum lot area shall be 18 two acres. The average parcel size for any subdivision of
.as defined in Chapter 142 of the County Code, shall be 20 acres, except that the cluster
isions of Article X of this Chapter may be applied to permit a greater overall average density.
y proposed subdivision plat includes any lot less than 20 acres in area. the plat must show a
tdary survey of the entire tract, in accord with plat requirements as set forth in § 142-45 of
county Code. fsuch language would be added to the subdivision ordinance]

(2) There shall be a maximum of one single-family detached dwelling or manufactured house
per 168 20 acres.

(3) There shall be a maximum of two dwellings or manufactured houses or combination thereof
per lot,
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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 fect. 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 40 406 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 &6 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 90 130 feet or more. Accessory
buildings may be built to within 10 feet of rear property line. When the lot was recorded priot
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 tofal 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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§ 165-12. Agriculture District (A-1).

[Amended 6-8-1982; 3-B-1983; 4-8-1986; 6-9-1987; 11-8-1988; 6-13-1989; 11-14-1989; 12-12-
1989; 7-9-1991; 9-10-1991; 12-10-1991; 3-10-1992; 3-23-1993; 4-12-1994; ° .8-1994; 5-28-1996;
6-13-1995; 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. 01-7; 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. 2007-06; 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 is intended to preserve the character of those portions of the
County where agricul ral and other low-intensity uses predominate. The permitted uses should
include m ly agriculture  d related uses. Real property in this zoning classification may be
subdivided only in accordance with § 142-3.1 of e Code of Shenandoah County. [+ ended 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. [NOTE: See Article XI for poultry and
hog regulations. |

{b) Conservation preserves.

{(c) Single-family detached dwellings.

{d) Manufactured houses on permanent foundations.

() Schools, churches, parks, playgrounds, fire and rescue squad stations, libraries, cemeteries,
office buildings and other similar public and semipublic uses.

{f) Sawmills or pulpwood concentration yards.

(g) Kennels,

(h) Country or general stores.

(i) Livestock markets.

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

(k) Roadside stand or market.

(1) Veterinary hospitals

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

(n) Cat shelters.

(o) Storage buildings or sheds, as defined.

(p) Recreational vehicle provided tha 1ere :ation vehicle is on the property no more than 30
consccutive 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]

{(q) Open Space Developments meeting the requirements of Article X [Added 6-26-2007"

(r) Wineries [Added 4-22-08]

(2) Permitted accessory uses:
(a) Off-street parking for uses permitted in this district as provided in § 165-86,

(b) Signs as provided in Article XIIL
(c) Customary accessory uses and structures as provided in § 165-26.
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(d) Home occupation as provided in § 165-29.
(¢) 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.

(¢) 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 other facilities for the provision and maintenance of public utility service.

() Airports, commercial and private.

(g) Recreational uses or facilities, commercially operated or for a private memberst

game courts, swimming pools, campgrounds, archery ranges, fishing or boating 1k

slopes, picnic grounds, marinas and accessory facilities (including the sale of food,

bait, incidentals, supplies and equipment); provided that no such use, structure or ac

is located closer ian 50 feet to any adjoining property lines.

(h) Commercial slaughterhouse.

(i) Rendering plant.

(i) Blacksmith shop.

(k) Conversion of a single residential structure on a lot to contain a maximum of for

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-strect parking area as a main use.

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

(w) Telecomm *~~*ions towers as provided in Article XIX.

(x) (Reserved) I

(y) Dormitory nousing 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. 2007-0¢

(ii) Ice Cream Stand. [Added 4-24-2007 by Ord. No. 2007-06]
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C. Area regulations.

(1) The minimum lot area shall be 3-H2 two acres, The average parcel size for v subdivision of
land. as defined in Cha; r 142 of the County Code. shall be 20 acres, except that the cluster
provisions of Article X of this Chapter may be applied to permit a greater overall average density.
If any proposed subdivision plat includes any lot less than 20 acres in arca, the plat must show a
boundary survey of the entire tract, in accord with plat requirements as set forth in § 142-45 of

the County Code. {siich language would be added to the subdivision ordinance]

1=

(1) Front yard. Structures shall b¢  cated 40 60 feet or more from the front lot line. This sh
be known as the "setback" line.

(2) Side yard. Each side yard for each main structure shall be a minimum of 40 66 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 feet or more. Accessory
buildings may be built to within 10 feet of rear property line.

(4) Lots adjoining an industrial zoned district. No residential structure sha 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 fect 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% 30%:
G. Height regulations.
(1) Structures may be erected ©  to 35 feet in height from grade.

(2) All accessory buildings shall be less than the main building in height. Church spires,
belfrics, 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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ARTICLE X, Open Space Cluster Development Regulations [Added 6-26-200°

§ 165-69. Purpose and Intent.

A. The regulations established in this article are to encourage the preservation of open spac
used for agricultural, forestal, and recr=ational uses, by nermitting the clustering of smalles
withir  ubdivision s. us to preserve. ...rger lots withii  1at subdivision. These regulations
consis with Sectior  5.2-2286.1 1e Code of Vi _ 1ia, as amended.

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

(2) Protect and preserve natural resources, trees, watersheds, floodplains, water feature
holes, mountain ridge lines, steep slopes, and other sensitive natural features, while en
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.

. RV —— |

opment shall consist of at least 5 contiguous acres in the Low-Density
edium-Density Residential (R-2), and High-Density Residential (R-3)

ares in the Agriculture (A-1) and Rural-Residential Agriculture (RRA)
acres in the Conservation (C-1) and Rural-Residential Conservation (RRC)
wnership 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

served by individual well and septic systems if approved by the Health Department.

§ 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 distriet,

B. A structures on residentiat lots in an open space development shall be-elustered-withinan
avoid any area aet containing prime farm and forest land, 100-year floodplain, wetlands, stream
buffers, sink holes, mountain ridge lines, steep slopes, historic areas, and areas with other sensitive
natural and hlstorlcal features The Admrnlstrator shall cvaluate 1nformat10n provided by the
applicank H#-the-steplan aVS b '

maps;-and other sources of mformatlon pertammg to the property and surroundmg areas. In order
to facilitate such evaluation, the applicant shail show the location of building envelopes on each
lot. famend chapter 165-42 to add prime farmland, steep slopes, historic structures and wetlands
to plat submission requirements]
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from those properties,

B. Where an open space development is to be loc  :d adjacent to land in an Agriculture & Forest
District or land used for intensive poultry or hog facilities, the required open space shall be located
to buffer the residential lots from those uses.

§ 165-76. Approval Process

Open space developments shall be reviewed administratively by staff, In determining whether or
not to grant approvi the applicant shall be required to show that the requirements of this Chapter
and of ¢ antel 142 are met. hew—&hejﬁepesed-epeﬁ—spae&deve}epmefﬁ—pfmﬂées—stmﬁef

For open space development subdivisions of 10 or more total lots, a site plan, meeting the
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

e submitted for the development o: 1e entire site with a phasing plan. This general site| n shall
not bind the county into approving further phases if the Code of Shenandoah is amended to
disallow such use approved in e site plan.

Once a site plan is approved, a final plat meeting the requirements of Section 142-48 shall be

¢ ymitted to the Administrator. In addition, final plats recorded for an open space development
shall bear a statement indicating that the land is wi in 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 Beme Property Owner’s Association, and any bonding necessary for improvements shall be
approved by the County Attorney. If those itemns 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
vari¢ ns to the requirements of this chapter thre  :h the issuance of a special use permit.

§ 165-78. Low Impact Developmenf Techniques

In order to limit the impact of stormwater runeff from compact rural residential developments.
open space cluster developments are permitted fo use low impact development (LID) technigues

to meet stormwater management requirements, including, but not limited to the following:

= Bioretention areas

=  Green Roofs and Rooftop Gardens

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

= Permeable Pavement

= Soil Amendments

= Impervious Surface Reduction
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§ 165-4. Definitions
[add the following]:

BUILDING ENVELOPE — an area not greater than 20% of the total lot area, shown for lots within

an open space development subdivision, which defines the area on the lot within which the
principle structure may be built,

CLUSTER LOT -- Any lot within an open space development subdivision that is not an open
space lot or a conservation lot.

CONSERVATION LOT— A permanently preserved lot of not less than 30 acres in area that is

created as part of an open space development subdivision, as specified in § 165-73.

LOW IMPACT DEVELOPMENT TECHNIQUES (LID} — An approach to stormwater management
that emphasizes the use of on-site natural and built features to reduce the impacts of increased flow
rates and volumes associated with increases in impervious area, LID involves assessing and
understanding the site, protecting native vegetation and soils, and minimizing and managing
stormwater at the source. LID techniques may be considered an alternative to traditional, structural

stormwater management solutions. Such techniques reduce runoff volume by infiltrating rainfall
water to groundwater, evaporating rain water back to the atmosphere after a storm, and by using
waler on-site rather than exporting it as a waste product down storin sewers.

Bioretention areas - vegetated depressions that collect and filter runoff. Bioretention BMPs
increase the amount of rain water a property can absorb and include vegetative strips, grassy
swales, rain gardens, shallow surface ponds, trec box filters, and underground drainage systems.
Green Roofs and Rooftop Gardens - Plants that can tolerate drought and extreme temperatute
conditions are planted in_ green roofs to absorb rainwater

Vegetated Swales, Buffers, and Strips — mild slopes adjacent to roads, parking lots and other
impervious surfaces that are planted with vegetation to retain and absorb water runoff.

Tree Preservation — saving existing vegetation on sitc. )

Rain Barrels and Cisterns — storage containers which collect and hold stormwater run-off
from roofs.

Permeable Pavement - an alternative to asphalt and concrete that allows rainwater to percolate
into the ground.

Soil Amendments - amending the soil with organic matter can help retain the site's ability to
absorb water and prevent mnoff

Iupervious Surface Rediction — minimizing the construction of impervious surfaces on the
site. through narrower streets, compact parking areas, extensive vegetated areas, etc.

OPEN SPACE DEVELOPMENT (CLUSTER DEVELOPMENT TECHNIQUES) -- e clustering
of single-family dwe ngs meeting the requirements of Article X. [Amended 6-26-2007]
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Current Use Value Assessment and Agricultural & Forestal District Programs

The Use Value Assessment program has been widely used throughout Virginia (and most other
states) for the past few decades. The program provides a deferral and reduction of property tax
on qualifying farm, forest, and open space land by taxing the land at its use-value for those
agricultural uses, rather than at its true market value. This approach provides a tax reduction to
the landowner because in this region the majority of the value of a give piece of land is due to
its value for development (residential, commercial or industrial), rather than its value for farm or
forest production. This is due mainly to the overall size and intensity of the non-farm economy in
this region, as well as to ongoing pop1 tion growth, (In areas of the country that have no growth
pressures and extremely low population densities, such as sc hwestern Kansas, for example, the
use value of the land will often match the total market value of the land).

Costs and Benefits of Use Value Assessment

Shenandoah County’s 2007 real property tax raised $21,400,000," The 2007 real property tax
rate was $0.51 per $100 of assessed value. Thus, one cent on the tax rate raised approximately
$420,000 per year ($21,400,000 + 51).

A total of approximately $2,130,000 taxes is deferred from 145,000 acres of land in the Use
Value Program.” Thus, the average benefit to the landowner in terms of reduced taxes is
approximately $15 per acre ($2,130,000 + 145,000).

The annual amount of $2,130,000 accounts for ap; >ximately 5 cents on the real property tax
ite (32,130,000 + $420,000). Note that this amount does not consider the roll back payments
that the landowner must pay on the most recent six-year period when property is removed from

the program.

Farmland owners must rencw their enrollment in the program annually, but are not required to
make any longer commitment to the program. Many farmers claim that the Use Value program is
critical to their ability to continue farming, because it reduces one of the significant costs of
doing business. Further, it is widely acknowledged that farmland itself is not a direct cause of
financial stress on the County in terms of the demand for public services (schools, public safety
services, etc.).

Thus, the main benefit to County citizens and taxpayers at large is the encouragement of the
continuation of farming in the County by reducing the financial burden on farmland owners.
However, one of the criticisms of the Use Value program is that by requiring only a one¢ year
commitment to the program, the program can be used as a tax subsidy for those who wish to
hold e land at low cost pending future residential development. This is probably a greater

! Shenandoah County Budget Book FY(09

22002 data as reported in Fall 2003 Newsletter Virginia Association of Assessing Officers
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problem in areas of more rapid growth, but nevertheless, it is a valid concern in terms of judging
the cost-effectiveness of the program. With only a one-year commitment to the program, the
taxpayers at large do not get any assurance of a long-term land preservation benefit.

The state program also provides the option to localities of a “sliding scale” use value agreement,
in which landowners could commit to five-year or 10-year enrollment periods. These options
begin to resemble the term easement option of LDR. However, there is less flexibility for the
locality in terms of the details of the program, and longer term periods are not available.

Agricultural and Forestal Districts (AFD)

The major feature of the AFD program that is relevant to this analysis is the fact that enrollment
of land in an AFD ensures that any land that otherwise qualifies for Use Value Assessment will
continue to qualify for Use Value for the duration of the term of the District. Thus, even if the
County rescinded Use Value, such land would still get the tax deferral for the term of the AFD.

Rollback Payments

The six-year roll back provision of the Use Value program means that all deferred taxes prior to
the most recent six years prior to a property being removed from the program are foregone, and
constitute a cost to the County. At any given point in time, the County can consider the deferred
taxes on 105,000 acres of land (145,000 total acres in Use Value less 40,000 acres in AFD) to be
theoretically available for potential recapture through rollback payments, if for example, the Use
Value program was ever rescinded. Note that it is unlikely the County would ever rescind e
Use Value program unless it was replaced with a program of equal or better effectiveness.

Purchase of Development Rights (PDR)

Under a PDR program, the County would purchase conservation easements from willing
landowners. Provisions and procedures for eligibility, establishing the value/cost of the
easements, funding sources, etc., could be as set forth in the County’s Conservation Easement
Program (Chapter 82 of ¢ County Code). The major remaining question would then be: What
are the County’s reasonable expectations for cost and benefit of such a program, i.c., what might
the County expect to get for its investment of public funds?

The fo wing analysis examines one possible approach, including reasonable assumptions about
land and easement values, levels of partic ation by landowners, financing mechanisms, etc.
While this represents only one possible outcome of many possibilities, it provides an example of
what could be expected. (Note that the analysis uses 2007 data, which was the most readily
available for all data sets).

Costs and Benefits of PDR

Any easement acquisition program will incur acquisition, financing, and administrative costs.
Acquisition and financing would be the major cost components, and thus, this analysis ignores
administrative costs, which would likely be a very small percentage of the total costs of a robust
program, and likely roughly in line with those of the current Use Value Assessment program,
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The County could fund a PDR from annual tax revenues, on a “pay as you go” basis. This would

be the most economical in the sense that there would be no borrowing costs. However, it would
limit the initial size of the program and would delay much of the acquisition to later years, causing

a risk that the cost of acquiring easements would rise due to rising long-term land values.
Alternatively, the County could finance a larger purchase of land in the early years through a general
bond issue, thereby leveraging the annual tax revenue to acquire more land “up front”. Note that for
purposes of this analysis, we assume the County would issue a single initial bond of several million
dollars. However, it is more likely that financing would be achieved through a series of smaller
bonds over a period of several years, as available lands became availal : for easement purchase.

Three important points should be noted. First, a variety of financing mechanisms could be used
because many landowners may prefer to be paid on an installment basis rather than an up front
lump sum in order to minimize capital gains. This limitation is ignored for the purposes of this
analysis. Second, the County has limits on the total amount of borrowing which it can incur. This
issue is also ignored for the purposes of this analysis. Third, this analysis uses conservative
figures when estimating costs and benefits, i.e., when choosing between two possible
assumptions or estimates of cost values, the lower cost / higher benefit choice is used. Afso note
that all numbers in this analysis are rounded.

A $1,000,000 bond amortized over 30 years at 4% annual interest would cost $4,770 per month or
$57,000 per year in loan and principle payments® for a rounded total cost of $1,710,000 (principal
plus interest) over the course of the 30-year period. Thus, it would cost $1,710,000 to fund the
acquisition of $1,000,000 worth of easements, assuming a 4% interest rate and 30-year period.

A $1,000,000 bond amortized over 30 years at 5% annual interest would cost $5,996 per month
or $71,950 per year in loan and principle payments’ for aror  ded total cost of $2,160,000
(principal plus interest) over the course of the 30-year period.

Therefore, one cent on the tax rate at the current tax revenue yield would support a bond of
between $5,830,000 and $7,400,000 bond, depending on the available interest rate, which would
cost a total of $12,600,000 over 30 years ($420,000 x 30).

Land Values and Cost of Easements

The 2002 U. S. Census of Agriculture (the most recent avallable) shows that the average value
of land and buildings in farms in Shenandoah County is $3, 280°. If this amount is extrapolated at
6% annually, the value in 2007 would be $4,400. If land is assumed to constitute on average 80%
of the total value of property, then the average fee simple value of land in farms in the County is
roughly $3,500 per acre ($4,400 x 0.80 = $3,500).

? Standard amortization formula:

r(l+r) where:
A= PW_I A = payment amount per period r= interest rate per period
trr - P = initial Principal (loan amount) # = total number of payments or periods

42007 Ag Census became available only in February 2009, as this analysis was being prepared.
#2002 U. S. Agricultural Census, U.S. Depariment of Agriculture, 2004.
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Optional Funding Levels for a Purchase of Development Rights (PDR) Program
Funded with a 30-year Bond
{Afl Figures are Rounded and Approximate)

Cents on Total Total Cost
Tax Rate Total Average Payment| Number of During 30-year
Dedicated to | Annual Cost Amount of to Landowner Acres Bond Period’
the Program | to County’ 30-year Bond® per acre Preserved | (principal & interest)
$0.01 $420,000 $5,830,000 $2,300 per acre 2,500 acres $12,600,000
$0.02 $840,000 $11,700,000 $2,300 per acre 5,100 acres $25,200,000
$0.03 $1,260,000 $17,500,000 $2,300 per acre 7,600 acres $37,800,000
$0.04 $1,680,000 $23,300,000 $2,300 peracre | 10,100 acres $50,400,000
$0.05 $2,100,000 $29,100,000 $2,300 peracre | 12,700 acres $63,000,000

! One cent on the tax rate generates $420,000 in real property tax revenue (2007 data)
? Assumes 30-year bond at 5% annual interest

3 Assumes initiat lump sum payment for all easements (in reality, easement purchases would be phased in over several years)

In constant dollars ($420,000 x number of cents on the tax rate x 30 years)

Optional Funding Levels for a Purchase of Development Rights (PDR) Program
Funded through Annual General Tax Revenues

(All Figures are Rounded and Approximate)

Cents on Total
Tax Rate Total Amount of | Average Payment|Numher of Acres Annual
Dedicated to | Annual Cost | 30-year to Landowner Preserved F\lumber of Acre
the Program | to ('.‘oun'(y1 Bond per acre During 20-years Preserved
$0.01 $420,000 nfa $2,300 per acre 3,640 acres 182 acres
$0.02 $840,000 nfa $2,300 per acre 7,300 acres 365 acres
$0.03 $1,260,000 nfa $2,300 per acre 11,000 acres 548 acres
$0.04 $1,680,000 nfa $2,300 per acre 14,600 acres 728 acres
$0.05 $2,100,000 nfa $2,300 per acre 18,200 acres 910 acres

! One cent on the tax rate generates $420,000 in real property tax revenue (2007 data)

Leasing of Development Rights (LDR)

With an LDR program, the County would acquire conservation easements on farm and forest
land for time periods of less than perpetuity. These are known as “term easements”. The effect is
similar to what is achieved through the Use Value Assessment program, but with LDR, the
landowner would likely be given a greater benefit in return for a longer commitment to
maintaining the land as open space (whether or not it is actively farmed).

It is difficult to know in advance what the market value would be for a typical term easement,
since it is temporary in nature and has no comparable entity in the local market today (other than
the inexact comparison of use value assessment). For purposes of this analysis, the value is
assumed to be an incremental increase in the net financial benefit a landowner now receives
through the Use Value Assessment program (but a lesser amount than he would receive if he sold
a permanent easement to the County through a PDR program).
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Available Land Area

As noted above, the County currently defers $2,130,000 annually in property tax revenues
through the Use Value program, on approximately 145,000 acres of land, for an average net
benefit to the landowner of approximately $15 per acre.

This analysis assumes that the LDR program would be available to all land currently in the Use
Value Assessment program. Note that the County faces a dilemma with small, vacant rural
parcels that may be enrolled in Use Value. On the one hand, it would be reasonable for the
County to exclude such parcels from a leasing program since they are potential building lots
rather than “farms” in and of themselves. On the other hand, because they are small lots subject
to eminent housing development, there could be particular benefit to leasing the development
right to ensure that any such development is postponed.

These kinds of parcels could be defined as vacant parcels of seven acres or less in the current
A-1 zoning district and 10 acres or less in the current C-1 district. These lands are estimated at
approximately 15,000 acres. Because of the nature of this dilemma, for the purposes of this
analysis such parcels are not excluded, but it would certainly not be irrational to do so.

The analysis assumes that the 40,000 acres of land currently in Agricultural and Forestal
Districts would not be made available for the LDR program by those landowners, since they
are guaranteed access to Use Value Assessment for the term of the AFD (although the County
would not likely preclude them from joining the LDR program if they chose to do so, and
many might in fact enroll in LDR).

Easement Duration

The County could offer to lease development rights (conservation casements) for any number
of possible durations, from as short as five years, and no upper limit. For purposes of analysis,
we assume that the durations of term easements offered to landowners are 10, 15, or 20-year
time periods. The payment to the landowner would be proportional in some manner to the
length of the easement commitment.

For purposes of this analysis, we examine { : effect if every eligible acre of land was enrolled
in the LDR program for the same duration. In reality, the County could offer alternative
durations, and some landowners would opt for shorter terms, while others would opt for longer
terms. Thus, the potential combinations are virtually infinite. This analysis simplifies the
outcome in order to understand the potential costs and benefits.

Cost of Easement Lease

As noted above, there is little local precedent for the value of a term easement, and there are
many ways the County could determine or assign the value. One way would to make it an
incremental increase in the value given to landowners through the one-year commitment of the
Use Value Assessment program.
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For purposes of this analysis — again, to show the magnitude of potential costs and benefits —
the a 1wal payments to landowners, per acre, for term easements (compared to Use Value) are

as follows:

Use Value (1-year comn ment):
LDR 10-year Term Easement:
LDR 15-year Term Easement:
LDR 20-year Term Easement:

$15 per acre (de facto payment through lower assessment)

$20 per acre
$25 per acre
$30 per acre

As the benefit to the landowner approaches $20 per acre per year, it becomes a positive net cash
flow to the owner, rather than simply a reduction in taxes.

Rolthack Provisions

The easement lease agreement could include provisions for recapturing some or all of the iease
payments at the end of the term. The amount of any such rollback provision should be what is
reasonable enough to attract landowners into the program yet sufficient to provide an incentive
for landowners to renew leases for extended terms, and also balance the overall cost-benefit to
the County. There is great flexibility in the t¢ 1s of any rollback, and it could vary in proportion
to the duration of the easement.

Comparison of Several Term Easements Options'

Annual
Effeclive | Total Annual| Cents Acres Total Total Net Cost
Easement Term of Payment Effective }on Tax | Rollback| Conserved| payment fo County over
Duration Commitment | Per acre Payment | Rate Period | for Term | during Term | 20-year period’
10-year Term 10-years $20 $2,100,000 | $0.05 10 years 105,000% $200 per acre $21,000,000
15-year Term 15-years $25 $2,625,000 | $0.06 | 10years| 105,000° |$250 per acre $26,250,000
20-year Term 20-years $30 $3,150,000 | $0.08 | 10years| 105,000° |$600 per acre $31.500,000

1 All of these terms could be offered as options to landowners — they are nol necessarily exclusive.

2 Total land now enrolled in Use Value Assessment less land in Agriculiural and Forest Districts (40,000 acres).

3 Reflects subtraction of rollback paid to county at end of term.
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B. Summary of Available Major Growth Management Tools

Police Power (Regulatory Tools)

Zoning Regulations (legislative authority)

Large Lot / Agricultural Zoning

Sliding Scale Zoning

Cluster Zoning

Traditional Neighborhood Development (TND) and Form-Based Codes
Conditional Zoning/Cash Proffers

kW =

Subdivision and Site Plan Regulations (ministerial authority)
Special Exception Permitting (Conditional Use, Special Use)

Financial Power (Taxation, Public Investment)

Use-Value Assessment and Taxation (“Land Use”) (temporary)

Agricultural and Forestal Districts (AFD} (temporary)

Purchase of Conservation Easements / Development Rights — PDR (permanent)
Lease of Conservation Easements / Development Rights (temporary)

Capital Improvements Program (CIP)

Service Districts

Community Development Authorities

Nonhk o=

Combined Powers (Planning Policy, Regulations, Guidelines, Incentives)

Urban Growth Boundaries (Land Use and Infrastructure Coordination)
Community Design and New Urbanism

Transferable Development Rights (TDR)

Level of Service Standards

Density Incentives

Joint Comprehensive Plans / Joint Service Delivery

Commission Permits (“2232” Review)

Agricultural Economic Development and Promotion

e A Al
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Brief Summary of Each Tool

These summaries were prepared by Milton Herd, AICP, and/or excerpted from a 2-9-07 Draft of
“Managing Growth and Development in Virginia: A Review of the Tools Available to
Localities ", prepared for the Virginia Chapter of the American Planning Association

Police Power (Regulatory Tools)

Zoning Regulations (legislative authority)
1. Large Lot/ Agricultural Zoning

Large lot zoning is one of the techniques in a more inclusive category of zoning techniques
called agricultural zoning or agricultural protection zoning. Large lot zoning simply requires
that the minimum lot size in a designated rural zoning district is set at a large enough size to
protect agricultural activities from excessive encroachment of residential and other non-
agricultural land uses.

The American Farmland Trust defines a “large lot” for the purposes of agricultural protection
as being 20 acres or more. Many localities consider smaller minimum lots sizes such as five
or 10 acres as being a “large lot” measure.

Examples of Large Lot Zoning in Virginia

* Fauquier County (25 to 50 acre minimum lot size)*
* Hanover County (10 acre minimum lot size)*

* Prince William County (10 acre minimum lot size)
* Rappahannock County (25 acre minimum lot size)

* / aelia County (5 acre minimum lot size)

¢ Powhatan County (10 acre minimum lot size)

* Accomack County (5 acre minimum lot size)*

» TIsle of Wight County (40 acre minimum lot size)*

*also aflows a cluster option
2. Cluster Zoning (also “open space development™)

Under cluster zoning provisions, when a residential subdivision is created, it is designed so
that the dwelling units are clustered together on smaller than average lots on only a portion of
the tract, leaving the remainder available for open space or similar uses. Clustering may be
used in either urban or rural areas. However, the term “cluster zoning” is usually associated
with rural land use issues.

Depending on the provisions of the specific cluster ordinance, the remaining open space
within a cluster development may be held in common and/or be a strictly agricultural or
environmental area with no “development rights” remaining on it; or, the open space parcel
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4. Traditional Neighborhood Development (TND) and Form-Based Codes

Traditional Neighborhood Development (TND) is a form of development that reflects the
principles of New Urbanism, which is aimed at achieving a “human-scale” built environment
of mixed uses and interconnected streets that is conducive to pedestrian movements, as well
as to motor vehicle movements. These principles should be implemented through both
comprehensive plan policies and zoning regulations.

Implementing New Urbanism through zoning typically involves creating one or more
districts i it are a variation of “planned” districts, or “planned unit development” districts.
These TND districts typically allow (or require) a variety of dwelling types, relatively narrow
streets that form a connected network, a variety of permitted uses, location of parking at the
rear of lots, and the use of alleys for motor vehicle access. Form-based codes are best
applied to downtowns and other urban neighborhoods — these regulations focus on creating
streetscapes that are conducive to pedestrian movement, by ensuring that buildings frame the
street and parking is relegated to the rear of buildings. Form-based codes are usually
permissive with regard to density and use, and prescriptive with regard to building location
on the lot.

5. Conditional Zoning/Cash Proffers

Conditional zoning was enabled by the Virginia General Assembly 30 years ago to address
the shortcomings of traditional zoning methods when competing and incompatible land uses
conflict. While it is actually a zoning tool, it is also a tool for managing the financial impacts
of growth, which is how it is used by many localities.

As designed, conditional zoning allows reasonable conditions, known as proffers, to be
offered by the applicant during a rezoning process as a way of mitigating the impacts of the
proposed rezoning. Proffers may include land, infrastructure, cash or other
conditions/constraints on the use of the property. These proffers, if accepted by the
governing body as part of the rezoning approval, become part of the zoning ordinance as it
applies to that property. In theory, conditional zoning allows land to be rezoned that might
not otherwise be rezoned because the proffers will protect the community or area affected by
the rezoning,

Subdivision and Site Plan Regulations (ministerial authority)

Subdivision regulations are also one of the four primary tools of implementing the
comprehensive plan. Each local government in Virginia is required to adopt a subdivision
ordinance to assure that land development occurs in an orderly and safe manner. The
subdivision ordinance establishes the procedures, platting and design requirements, as well as
surety guarantees for public infrastructure improvements, associated with the subdivision of
land into parcels or lots of development.
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making it easier to continue a farming business. The program is voluntary to the landowner
and requires only five acres to qualify under agricultural or open space classification or 20
acres under the forest use classification {areas as small as one quarter acre may qualify if
adjacent to a scenic river or scenic highway or other specific instances provided by the code).
Rollback taxes must be paid when the property is removed from the program.

2. Agricultural and Forestal Districts (AFD) (temporary)

The Virginia Code provides for the voluntary creation of Agricultural and Forestal Districts
(AFDs) in order to “provide a means for a mutual undertaking by landowners and localities to
protect and enhance agricultural and forestal land as a viable segment of the Commonwealth's
economy and as an economic and environmental resource of major importance.”

Agricultural and/or Forestal Districts are established by local ordinance to run for a set
number of years (from 4 to 10), during which the property owner continues to hold fee
simple title to the land, and enjoy various benefits provided by the code for such districts.
The local ordinances usually include provisions that permit the landowner to withdraw from
the program under certain defined circumstances.

3. Purchase of Conservation Easements / Development Rights (permanent)

A conservation easement (i 0 known as an Open Space or Scenic Easement) is a legal
agreement between a landowner and a land trust or government agency that limits the use of
the land by recording deed restrictions that prohibit or severely restrict further development
in order to protect the conservation value of the property, such as farmland, watersheds,
wildlife habitat, forests, and/or historical lands. Each easement is unique in terms of acreage,
description, use restrictions, and duration. These details are negotiated between the property
owner granting the easement, and the organization that will be holding the easement.

Purchase of Easements (Development Rights) (PDR). When conservation easements are
purchased as part of a broad government program, it typically called “Purchase of
Development Rights” or PDR. In some other parts of the country it is also known as PACE
or Purchase of Agricultural Conservation Easements. Purchasing “development rights” is the
same as purchasing conservation easements, or that portion of the “bundle of rights” that
allows landowners to construct dwellings or non-farm commercial structures on the property.
Thus, when a locality purchases a conservation easement from a landowner, it essentially
“buys” the right to develop the land and “retires” that right by placing a permanent
conservation easement on the property that restricts or prohibits further non-farm
development. Typically, these easement restrictions run in perpetuity.

4. Lease of Conservation Easements / Development Rights (temporary)

When conservation easements are acquired for short periods, they are called easement leases,
term easements, or the leasing of development rights (LDR).
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public infrastructure associated with the development or redevelopment of an area.
Community development authorities are authorized by §15.2-5152 through §15.2-5158 of the
Code of Virginia.

To establish a CDA, counties and towns must first elect by ordinance to accept CDA creation
authority. A CDA is empowered to issue tax-exempt bonds for many different kinds of
infrastructure improvements including roads, parks, recreation facilities, educational
facilities, water and sewer, and fire prevention and control systems. Any bonds issued by the
CDA are repaid through special assessments levied upon all the property owners within the
boundaries of the CDA district. Such speci. assessments cannot exceed .25 dollars per $100
dollars of assessed value unless every property owner in the CDA agrees to a higher special
assessment,

Combined Powers (Planning Policy, Regulations, Guidelines, Incentives)
1. Urban Growth Boundaries (Land Use and Infrastracture Coordination)

Extensions of infrastructure, particularly water and sewer lines and major streets,
significantly affect the timing and density of devell ment. The comprehensive plan can
designate areas which are planned for immediate or long-term utility service, thereby
coordinating development approvals (rezonings) and utility extensions to achieve an orderly
and compact development pattern adjacent to existing settlements. Urban Growth Boundaties
in Virginia are not zoning designations per se, but rather policy designations established in
the comprehensive plan so as to guide decisions about rezoning applications and public
infrastructure inves 1ents,

2. Community Design and New Urbanism

New Urbanism is a planning concept that includes, or is otherwise known as nco-traditional
design, transit-oriented development, and traditional neighborhood development. 1t has
blossomed into a widespread planning movement during the past two decades, largely as a
reaction to the deficiencies and unintended consequences of conventional suburban
development patterns.

It is based upon principles of urban design that have been used successfully for centuries, but
which have been largely neglected during the advent of the motor vehicle in the 20" century.

It seeks to combine classic principles with the best features of modern urban design to create
walkable, human-scale communities that have the timeless quality of historic settiements while
also meeting the needs of modern society.

New Urbanism aims to create new communities that have the civic features that people have
long enjoyed, including “human-scale” strectscapes that are comfortable for pedestrians, a
“fine-grain” of mixed-uses, an interconnected street system, usable public spaces, prominent
civic buildings, and strong neighborhood identity. These are provided in ways that still
accommodate motor vehicles, modern commercial markets, and consumer preferences.

New Urbanism will typically provide for parking to be at the side or rear of buildings, and
will locate buildings fairly close to the street so as to provide spatial definition fo the public
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5. Density Incentives

A zoning ordinance is a principal planning tool used by localitics to achieve their
development objectives. Historically, zoning ordinances were purely regulatory tools that
established minimum standards for new development. However, because “minimum
standards” many times become “maximum performance”, zoning ordinances have evolved to
include incentive-based approaches to community development objectives. Although
different types of incentives can be incorporated into a zoning ordinance (fast track plan
reviews, reduced application fees, etc.), the most positive incentive to developers is often
increased density.

Incentives may be considered and applied through the rezoning process and/or directly
through provisions of the zoning ordinance text. In the rezoning process, a locality’s
comprehensive plan provides recommended density ranges for areas planned for residential
use and intensity ranges (i.c., ranges of building square footage, floor area ratios) for
nonresidential use areas. Establishing density as part of a rezoning approval is a matter of
the extent to which the objectives as specified in the comprehensive plan are met by the
rezoning proposal,

Incentives may also be directly incorporated into a locality’s zoning ordinance text, and be
available to anyone who meets the standards established in the zoning ordinance. Incentives
may be structured to foster an assortment of community objectives including, but not limited
to affordable housing, dedication of land for highway improvements, reservation of land for
open space, enhanced landscaping or signage design, or dedication of land for public uses.

6. Joint Comprehensive Plans / Joint Service Delivery

Because the problems and opportunities facing localities do not necessarily respect
jurisdictional boundaries, the Code of Virginia provides Virginia’s network of local
governments broad authority to cooperate with one another. The most frequently used
grant of authority for interlocal cooperation is the joint exercise of powers provision found
in § 15.2-1300 of the Virginia Code, This section of the code permits any two or more
localities to exercise jointly any power, privilege or authority they would be able to
exercise separately.

In addition, § 15.2-2231 provides for the inclusion of incorporated towns into a county plan,
and the inclusion of adjacent unincorporated territory into a municipal plan. Any county plan
may include planning of incorporated towns to the extent to which, in the ¢ nty local
planning commission's judgment, it is related fo planning of the unincorporated territory of
the county as a whole. However, the plan shall not be considered as a comprehensive plan for
any incorpor :d town unless recommended by the town planning commission and adopted
by the governing body of the town, The same provision applies to a municipality that wishes
to include the planning of adjacent unincorporated territory into its plan.
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7. Commission Permits (“2232” Review)

According to § 15.2-2232 of the Virginia Code, the comprehensive plan “shall control the
general and approximate location, character, and extent of each feature shown.” Thus, while
the comprehensive plan itself does not divectly regulate  nd use, the plan does have status as a
fundamental instrument of land use control once it is adopted by the local governing body.

Section 15.2-2232 provides that unless a feature is already shown on the adopted plan, no street
or connection to an existing street, park or other public area, public building or public structure,
public utility facility or pul c service corporation, whether ablicly or privately owned, shall
be constructed, established or authorized until its location has been approved by the local
planming commission as being substantially in accord with the adopted comprehensive plan.

8. Agricultural Economic Development and Promotion

Several Virginia localities have undertaken efforts to strengthen the farm economy so that
farmers can remain in business and thus keep their land in agricultural rather than be forced
to sell it for devi »pment. Often these programs are aimed at sponsoring marketing efforts
for local products, promoting educational and recreational services provided by farmers
(“agri-tourism™), fostering “branding” efforts for local goods, and sponsoring farmers
markets to give growers direct access to customers.
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