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Nelson County Comprehensive Plan

Executive Summary

I ntroduction to Nelson County and this Comprehensive Plan

Nelson County has a rich and varied history and offers a diverse variety of natural and
man-made features for its 14,445 current residents. Formally established on December
25, 1807, Nelson County is named for General Thomas Nelson, Jr., Virginia's third
governor. Nelson County has grown from an agricultural community to an industrial
one and currently is growing in the service
sector of its economy. Yet, Nelson County
retains its rural character. Most of the land
in the county is mountainous or hilly, with
relatively little level land. Most development
has followed stream valleys and roadways.
New growth is most apparent in the
Rockfish Valley to the west and in the
Schuyler and Lovingston areas.

This Comprehensive Plan is a blueprint for how Nelson County will deal with change,
and how it will grow. It assists citizens in understanding the county and guides the
Planning Commission, the Board of Supervisors, state agencies, and private developers
in providing for the County’s future needs. The Comprehensive Plan may be
implemented through an official map, a capital improvements program, the zoning
ordinance and zoning map, and the subdivision ordinance. The Plan states specific
goals in eight key areas and establishes five development models and identifies where
these development models are desired in the future.  The Plan identifies
implementation strategies and offers an abundance of information on the county in the
appendices.

Goalsfor Nelson County

The goals for each of the eight key areas are as follows. In the full text of the
Comprehensive Plan Principles are stated under each goal and are the more specific
statements of the actions intended to achieve the goal.



Economic Development
Goal - Enhance the quality of life for Nelson County residents by maintaining and
encouraging a diverse and vibrant local economy in designated development areas and

compatible with the county’s size and rural character.

Goal - Seek to have new residential development support the additional county costs
associated with the development.

Goal - Support and encourage tourism as a viable means to diversify the local
economy.

Goal - Recognize the importance of the county’s agricultural economy as an integral
part of Nelson’s economic heritage and as an important part of the current economy.

Transportation

Goal - Promote a safe, efficient and diverse transportation system to serve both local
and regional traffic.

Goal - Enhance the internal and external flow of traffic within designated development
areas.

Education

Goal - Support the educational needs of all Nelson's citizens as a means of preparing
for their future roles as workers, citizens, and parents.

Public and Human Services

Goal -Promote an equitable level of public services - fire protection, rescue services,
crime protection and prevention - to all county residents.

Goal - Support the development of adequate infrastructure in designated development
areas and in other areas of the county where lack of adequate water and sewage

disposal creates a potential health risk.

Goal - Encourage access to a full range of quality health care facilities and programs for
all county residents.

Goal - Support and strengthen resources to address the human service needs of county
residents, with an emphasis on those with special needs.

i



Goal - Promote sound waste disposal practices and promote recycling to all county
residents.

Goal - Reduce the number of county residents living in substandard housing by
supporting the rehabilitation of substandard county residences and buildings.

Natural and Scenic Resources

Goal - Recognize that the natural environment is an important facet of our quality of
life and efforts should be made to support and enhance that environment.

Goal - Protect the county’s scenic resources as essential to the county’s rural character,
economic strength and quality of life.

Goal - Preserve and protect the historic character and features of Nelson County.

Recr eation

Goal - Promote a diversity of recreational opportunities for Nelson’s citizens and for
those who visit the county as tourists.

Development Areas

Goal - Channel new development into designated development areas thereby retaining
the county’s rural character.

Goal - Ensure that new development does not exceed the county’s ability to provide the
needed services and infrastructure.

Goal - Encourage and support the development of safe, sanitary and affordable
housing for county residents of all incomes.

Rural Conservation

Goal - Maintain the rural character of Nelson County.

Goal - Protect productive agricultural and forestal land.
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Land Use Plan

The land use element of this Comprehensive Plan is based on two fundamental
principles:

New growth should be targeted to designated development areas
following the guidelines included for each development model, so that
growth takes place in a controlled manner without spreading into a
dispersed, sprawling pattern.

Maintaining the rural character and ensuring the protection of current and
future agricultural and forestal land are essential to preserving the
heritage and unique character of Nelson County.

These principles are achieved through identifying designated development areas and
by describing the five development models appropriate for these designated
development areas. Maintaining and protecting the rural character of Nelson County is
discussed in the Land Use Plan for Rural Conservation Areas. Finally, designated
development areas and their desired uses are identified in the Future Land Use Plan.

Development Modelsfor Designated Development Areas

Rural Small Town Development M odel

A well defined center of activity following Nelson’s historic small town pattern of
grided streets creating blocks with sidewalks, and includes residential and small scale
commercial uses as well as places for civic and public use. It is the highest density
model except for large-scale commercial and industrial uses and water and sewer
services are required.

Rural Village Development Model
A center of rural activity that captures the vitality and sense of community of Nelson’s

rural villages by promoting a mixture of uses - single family homes and other uses that
support and enhance the daily needs and quality of life of its residents.

Neighborhood Mixed Use Development M odel

A central gathering place able to fulfill the diverse needs and interests of nearby
residents and visitors to the county, all within a focused, walkable and identifiable
place.
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Mixed Commercial Development M odel

A commercial center offering regional shopping and county-wide services as well as
multifamily housing near a primary highway but dependent on internal access and
connectivity so all stores and attractions may be reached without continued reliance on
the primary highway.

Light Industrial Development M odel
The Light Industrial Development model combines both industrial uses and an activity

center of residences, shops, and amenities that support the nearby industries, all within
a walkable, clearly defined area. Water and sewer services are required.

Land Use Plan for Rural Areas

The majority of Nelson County is
rural and the unique character and
particular identity of the county is
due in large measure to this rural
character. The following attributes
begin to describe rural character:

The farms, orchards, and forested land

The mountains and scenic vistas

The river and stream corridors

The barns, outbuildings, and farmhouses

The historic properties and sites

The scenic roadways passing through rural
areas

In order to preserve these attributes of Nelson County, any development that occurs in
rural areas should adhere to the following principles:

Historic sites, including farmhouses, outbuildings and barns should be
incorporated into developments

Limit development on critical slopes in order to maintain the balance
between slope, soils, geology, and vegetation.

Scenic vistas should be protected by limiting development and through
height limits on new buildings

River and stream corridors, especially floodplains and wetlands, should
remain undeveloped



To protect rural roadways, development should be well buffered from the
road with existing vegetation preserved or vegetative buffer planted, and
with limited access points

Moderate density residential development is more appropriate on the periphery of
development areas.

To distinguish between residential development appropriate around designated

development areas and rural residential better suited to rural areas, two models are
described:

Rural Residential District - would allow low density residential and
compatible non residential uses in rural areas where agriculture is not the
predominant use. Clustering of residents further protects rural areas.

Rural and Farming District - would promote agricultural uses and
compatible open space uses but discourage large scale residential
development and commercial development that would conflict with
agricultural uses. The Rural and Farming District would permit small
scale industrial and service uses that complement agriculture. Protection
of usable farmland should be encouraged. Clustering of any new
development in areas of a site without prime or productive soils will
enhance the protection of prime or productive soils for future agricultural
uses.

Future Land Use Plan

The Future Land Use Plan follows from the five development models described above
and the following Future Land Use Map identifies the approximate locations
appropriate for each of the development models. In summary, the following
development models are recommended for the following areas:

Rural Small Town
Lovingston
Rural Village
Schuyler
Shipman
Neighborhood Mixed Use
Nellysford
Mixed Commercial
Lovingston, west of Route 29
Route 29 at three specific locations between Lovingston to Colleen
Route 29 at three locations south of Colleen to the county line
(Secondary sites which are currently lacking adequate infrastructure)
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Light Industrial
Colleen
Route 29 at three specific locations between Lovingston to Colleen
Route 29 at three locations south of Colleen to the county line
(Secondary sites which are currently lacking adequate infrastructure)
Arrington (Secondary site currently lacking adequate infrastructure)
Piney River (Secondary site currently lacking adequate infrastructure)

The Future Land Use Map also identifies areas appropriate for low density Rural
Residential. These sites are adjacent to identified development areas and adjacent to
existing institutional (typically schools) or small-scale industrial uses. These areas are
not expected to be served by water or sewer and therefore must be developed at a
density consistent with groundwater availability and the lot sizes needed to
accommodate septic systems.

Finally the Future Land Use Map describes the bulk of the county as Rural
Conservation, a designation adhering to the Land Use Plan Rural Conservation areas.

Bicycle and Pedestrian Plan

This chapter of the Comprehensive Plan provides information and guidance on
development of facilities and other accommodations to enhance safe bicycle and
pedestrian travel. It will also satisfy the Virginia Department of Transportation
requirement that a roadway be included in an adopted bicycle or pedestrian plan before
improvements are made. This proposed bicycle and pedestrian plan is included in the
Comprehensive Plan to enable the county to consider support for the plan. Any bicycle
or pedestrian facilities would rely on agreement with landowners before such facilities
would cross private property.

Greenway Plan

The word greenway is perhaps most often used to describe a linear corridor or band of
open space. They are often located along or within existing corridors such as stream
valleys and riverfronts, utility corridors, abandoned or active rail lines, roadway
corridors, ridge lines, and canals. This proposed greenway plan is included in the
Comprehensive Plan to enable the county to consider support for the plan. Any
greenway facilities would rely on agreement with landowners before such facilities
would cross private property.
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Plan I mplementation

Zoning Ordinance

The Zoning Ordinance is one of the key tools for implementing the Comprehensive
Plan. Zoning is the primary land use regulatory tool that divides a locality into specific
districts and lists uses permitted in those districts. A site plan is a useful tool for
applying the development standards addressed in general terms in this Comprehensive
Plan to a specific piece of land or to a development proposal generally

Subdivision Ordinance

The regulations in a subdivision ordinance focus on the platting of lots, the layout of
streets, the location of common spaces and the building of public improvements
associated with the subdividing of land. The Subdivision Ordinance should be
coordinated with the Zoning Ordinance.

County Zoning Map

The Code of Virginia defines a zoning map as “a map or maps showing the division of
the territory into districts and a text setting forth the regulations applying in each
district”. The Future Land Use Plan of this Comprehensive Plan sets the general
locations and regulations for each of the five development models and for a rural
residential district. These areas may be more specifically located on the Zoning Map.

Capital Facilities Impacts

Rezoning applications should be evaluated for their potential impacts on public
facilities. These impacts include effects on existing transportation network; effects on
schools; and the impact on water and sewer facilities.

Capital Improvement Program

The Capital Improvements Program (CIP) is a five-year schedule of capital
expenditures by the county. The CIP is to be based on the Comprehensive Plan.

Proffers

A proffered condition or a proffer generally is a promise or commitment given in
writing by a developer to construct certain improvements, to make certain donations, to
develop property subject to specified conditions to offset the impacts of the proposed
development, and/or to develop the property in accord with the Comprehensive Plan.
Proffers may be negotiated between the landowner, the county government, and the
affected citizens. The county may encourage, but not require, proffers.
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Nelson County Comprehensive Plan

Chapter One-Portrait of Nelson County

A Brief History of Nelson County

Nelson County has a rich and varied history, beginning with Native American cultures
living in what is now known as Nelson County as early as 800 B.C. to 1000 B.C. From
1000 B.C. to 1600 A.D., Native American settlements formed on the floodplains and
terraces of the largest rivers, particularly the James River. The community of Wingina
is one such settlement site and is one of the largest and best preserved Native American
village sites in the Piedmont section of Virginia. Descendants of these Native American
settlers, the Monacans, continue to live in Nelson and Amherst counties today.

The first European explorers of present day Nelson
County, John Findlay and Allen Tye, arrived in the
county sometime prior to 1734. Findlay traveled up the
James River, westward to Shipman and explored the
region which now bears his name - Findlay’s Mountain.
Allen Tye arrived in Nelson County from the
Shenandoah Valley, naming the Tye River after himself.

Woodson’s Mill

The first permanent European settlement was established by a British surgeon, Dr.
William Cabell, in 1741. This settlement, named Warminster after his village in
England, was at the mouth of Swan Creek, along the James River. Many Scotch-Irish
settlers located in the Rockfish Valley, and the French Huguenots settled in the
Lovingston and Shipman areas.

By 1744 Albemarle County, including all of present Nelson County, was formally
established. In 1761 Albemarle County was divided, with the newly formed Amherst
County including all of present day Nelson County. By the American Revolution,
approximately 2,000 settlers, half of whom were slaves, resided in the area. On
December 25, 1807, Amherst County was divided, officially establishing Nelson
County, which is named for General Thomas Nelson, Jr., Virginia’s third governor.
Lovingston was chosen as the county seat shortly after the county was formally
established. James Loving, for whom the town is named, donated the land on which
the 1808-09 courthouse was erected.

Nelson County Comprehensive Plan — Adopted October 8, 2002 1



European settlers continued the Native American tradition of agriculture, primarily
growing grain and tobacco. Apple production increased following the Civil War, as did
tobacco production. By 1900, family farms dominated Nelson County. In 1925 farmers
constituted 66 % of the county’s total population.

As Nelson County moved toward an industrial economy, lumber milling, mining,
particularly soapstone, became more dominant. The Virginia Blue Ridge Railway was
built to carry lumber out of the Three Ridge and the Priest mountains, from bandsaw
mills operating north of Woodson on the Piney River and on the Tye River at Massie’s
Mill.

The American Rutile Corporation was founded in 1903 in Roseland and in 1930 the
Vanadium Corporation built a large titanium mining operation, around which the
community of Piney River grew. Three mining operations, built to extract Aplite, an
ingredient in glassmaking, were established in 1939, 1941, and in 1959. The Virginia
Soapstone Company was incorporated in Schuyler in 1893 and constructed its mill
building around 1902. By the end of World War I the company employed 650 men,
growing to 1,000 in 1925. The mill at Schuyler slowly suffered from the Great
Depression and temporarily closed its doors in 1934. World War II created a new
demand for soapstone and the mill has operated inconsistently since then.

Nelson County’s population reached its peak
in 1920 with 17,277 residents and the
population slowly declined until 1970.
However, growth in the Rockfish Valley and
% along Route 29 south of Lovingston
| continued due in large measure to the
development of primary highway routes 250
and 29 as well as Interstate Route 64. In 1970
Nelson County had 11,702 residents and has
slowly grown in population to 14,445 in 2000.

The Village of Schuyler

Nelson County Today

Nelson County continues to grow at a modest rate, and regional forces are clearly
affecting how Nelson is growing. The bulk of new residents are locating in the northern
sections of the County, particularly the Rockfish Valley and along the Albemarle
County border. This is shown not only by migration patterns but also by commuting
patterns. In 1990, 1,826 Nelson residents commuted to Albemarle County and the City
of Charlottesville for employment while only 558 commuted to Amherst County and
the City of Lynchburg. Moreover, Route 151, the major corridor through the Rockfish
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Valley, is the most stressed road in the county when daily traffic counts are compared
to the volume for which the road was designed.

The year 2000 Census data shows the Rockfish District with 4,484 residents, compared
to 3,674 in 1990 and 3,051 in 1980. This is a growth rate of 20% from 1980 to 1990 and a
22% growth rate from 1990 to 2000. No other district’s population has grown as much,
but the Schuyler District has grown steadily reaching a population of 2,585 in 2000, with
a 21% increase from 1980 to 1990 and a 22% increase from 1990 to 2000. The Lovingston
District is the largest with 5,029 residents in 2000, and having lost population from 1980
to 1990 but growing from 4,591 in 1990 to the 5,029 in 2000, a 10% growth rate.

Yet, Nelson County retains its rural
character. Most of the land in the |
county is mountainous or hilly, with |-+ 4
relatively little level land. While most |
development has followed stream
valleys and roadways, there are
numerous scenic vistas in the county,
most notably the Afton Overlook at the
Blue Ridge Parkway, which allows
views of 14,784 acres. Over 140
prehistoric and historic sites have been
identified in the county, further
enhancing the rural charm.

The Owverlook at Afton

Today, the service sector employs the greatest number of Nelson workers, and is the
fastest growing as well. In 1987 the service sector employed just over 30% of the
workforce and by 1997 it employed over 40%. Even though it employs less than 10% of
the workforce, agriculture was the only other sector of the economy that grew from
1987 to 1997. In 1995 the median household income of Nelson residents was $29,553,
which is just above that of Buckingham County ($26,829) and below that of Ambherst
($32,151) and Albemarle ($43,475) counties.
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Nelson County Comprehensive Plan

Chapter Two-Purpose of the Plan

The Code of Virginia states:

The local planning commission shall prepare and recommend a
comprehensive plan for the physical development of the territory within
its jurisdiction and every governing body shall adopt a comprehensive
plan for the territory under its jurisdiction.

In the preparation of a comprehensive plan the commission shall make
careful and comprehensive surveys and studies of the existing conditions
and trends of growth, and of the probable future requirements of its
territory and inhabitants. The comprehensive plan shall be made with the
purpose of guiding and accomplishing a coordinated, adjusted and
harmonious development of the territory which will, in accordance with
present and probable future needs and resources, best promote the health,
safety, morals, order, convenience, prosperity and general welfare of the
inhabitants.

The comprehensive plan shall be general in nature, in that it shall
designate the general or approximate location, character, and extent of
each feature shown on the plan and shall indicate where existing lands or
facilities are proposed to be extended, widened, removed, relocated,
vacated, narrowed, abandoned, or changed in use as the case may be.

The Comprehensive Plan may be implemented through an official map, a capital
improvements program, the zoning ordinance and zoning map, and the subdivision
ordinance. Thus it sets the broad stage under which the county’s codes and ordinances
fall.

Perhaps most importantly, the Comprehensive Plan is a blueprint for how Nelson
County will deal with change, and how it will grow. It assists citizens in understanding
the county and guides the Planning Commission, the Board of Supervisors, state
agencies, and private developers in providing for the County’s future needs.

(The full text of the Code of Virginia governing comprehensive plans is included as an
Appendix to this Comprehensive Plan.)
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Nelson County Comprehensive Plan

Chapter Three—Goals and Principles

The following goals and principles state the long-term expectations for the county
under eight key areas: Economic Development, Transportation, Education, Public and
Human Services, Natural, Scenic, and Historic Resources, Recreation, Development
Areas, and Rural Conservation. Under each
goal, principles are stated. Principles are a
more specific statement of the actions
intended to achieve the broad goal. In the
following Land Use Plan Chapter and the
Plan Implementation Chapter guidance is
given for achieving these goals and principles.
The information attached as appendices to
this Plan provide the data and community
input upon which these goals and principles
are, in part, based.

Paul’s Creek Community

Economic Development

Goal - Enhance the quality of life for Nelson County residents by maintaining and
encouraging a diverse and vibrant local economy in designated development areas and
compatible with the county’s size and rural character.

Principle - Encourage a diverse mix of businesses and industries.
Principle - Discourage strip development and encourage limited access
and internal access management in large scale commercial and industrial
uses.

Principle - Support adequate setbacks, vegetative buffering, dark sky
lighting, and unobtrusive signage in large scale commercial and industrial

uses to protect primary roadways.

Principle - Support small scale commercial development as infill and as
new development in designated development areas.

Goal - Seek to have new residential development support the additional county costs
associated with the development.
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Principle - Determine the cost of new residential development and
encourage proffers to defray the county costs associated with the
development.

Goal - Support and encourage tourism as a viable means to diversify the local
economy.

Principle - Support local tourism and link it to the region’s many tourism
programs.

Principle - Promote historic sites that are accessible to the public as part
of the tourist economy.

Principle - Promote local greenways and other recreational opportunities
to enhance tourism.

Goal - Recognize the importance of the county’s agricultural economy as an integral
part of Nelson’s economic heritage and as an important part of the current economy.

Principle - Support a local farmer’s market, or markets, with an emphasis
on local products.

Principle - Encourage businesses and
industries that support and strengthen
the county’s agricultural economy.

Principle - Encourage the protection of
prime farmland from development that
would reduce its long term viability as
part of the agricultural economy.

Principle - Promote farming as a
productive way of life.

Principle - Support enhanced transportation of agricultural and wood
products to markets.

Principle - Encourage development of a regional distribution system for
agricultural products.
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Transportation

Goal - Promote a safe, efficient and diverse transportation system to serve both local
and regional traffic.

Principle - Emphasize the importance of safety on county roads and
publicize the negative affects of speeding.

Principle - Ensure that through truck traffic is meeting state standards.
Principle - Encourage the use of the county’s existing rail lines for the

movement of commercial and industrial goods and for passenger service,
including tourists.

Principle - Increase the mobility of
the general public, and especially
the elderly, handicapped and
economically disadvantaged by
¥ encouraging walking, bicycling,
| bus and van services, park and ride
lots, and carpooling.

i 3 I
The Train Depot at Oakridge

Goal - Enhance the internal and external flow of traffic within designated development
areas.

Principle - Promote internal vehicular, pedestrian, and bicycle
connections within development areas.

Principle - Encourage a network of streets for internal traffic flow within
development areas that limit “cut through” traffic.

Principle - For large scale industrial and commercial park development
off Route 29, limit access to locations established in the Route 29 Corridor

Development Study when possible.

Principle - Support improvements to designated roadways that include
facilities for bicyclists, following the Regional Bicycle and Pedestrian Plan.
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Education

Goal - Support the educational needs of all Nelson's citizens as a means of preparing
for their future roles as workers, citizens, and parents.

Principle - Support excellence in public education, including the school
facilities.

Principle - Promote the year-round use of school buildings as community
and multi-use facilities.

Principle - Support educational programs through the county schools,
community based organizations, and community colleges that provide a
trained workforce for local industries.

Principle - Ensure that the county’s library system meets the needs of a
growing population.

Principle -Ensure adequate adult education to help adults fulfill their
roles as workers, citizens, and parents.

Site of the Rockfish Valley Elementary School
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Public and Human Services

Goal - Promote an equitable level of public services - fire protection, rescue services,
crime protection and prevention - to all county residents.

Principle - Ensure that the E911 operations center is fully supported and
maintains a coordinated emergency response system so that all citizens
can receive help as quickly as possible.

Principle - Support the county’s fire and rescue squads to ensure an
efficient delivery of services, with an emphasis on prevention and
training.

Principle - Support the county sheriff’s department so that services are
delivered efficiently and in a manner sensitive to the safety and protection
of all residents.

Goal - Support the development of adequate infrastructure in designated development
areas and in other areas of the county where lack of adequate water and sewage
disposal creates a potential health risk.

Principle - The Nellysford and Schuyler development areas are priorities
for development of adequate water and sewer service.

Principle - Support efforts to provide the Piney River community, and
other areas with existing problems, with safe, adequate water and sewer
service.

Principle - Support development of a plan to assess and monitor
groundwater.

Principle - Support development of surface water impoundments as a public
water source.

Goal - Encourage access to a full range of quality health care facilities and programs for
all county residents.

Principle -Develop a specific community health improvement strategy.

Principle - Support health care outreach to special populations such as
the economically disadvantaged, the elderly, children, and the disabled.

Goal - Support and strengthen resources to address the human service needs of county
residents, with an emphasis on those with special needs.
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Principle - Encourage development of the interdisciplinary facilities in
support of the elderly, the disabled, children, and the economically
disadvantaged.

Principle - Support regional human service providers based on
documentation of services to be provided to Nelson residents, and with an
emphasis on consolidation of services rather than duplication of effort.

Goal - Promote sound waste disposal practices and promote recycling for all county
residents.

Principle - Support waste management and recycling planning that will
include a rational, cost-effective, environmentally sound approach for
handling waste and recycling material.

Principle - Sensitivity to our natural environment as well as economics
should guide future waste management and recycling policy.

Goal - Reduce the number of county residents living in substandard housing by
supporting the rehabilitation of substandard county residences and buildings.

Principle - Support the rehabilitation of substandard housing,

particularly those residences lacking indoor plumbing and which house
low income residents.

Natur al, and Scenic, and Historic Resour ces

Goal - Recognize that the natural environment is an important facet of our quality of
life and efforts should be made to support and enhance that environment.

Principle - Recognize the importance of ground water and surface water
to the county by supporting guidelines for the protection of these
resources and conducting additional water studies as needed.

Principle - Protect natural resources, including prime soils for
agricultural use, groundwater, air, wetlands, and forest resources.

Principle - Recognize the county’s major rivers and waterways as
significant environmental resources and provide for their protection and
appropriate use for recreation.

Principle - Limit development on critical slopes in order to maintain the
balance between slope, soils, geology, and vegetation.
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Goal - Protect the county’s scenic resources as essential to the county’s rural character,
economic strength and quality of life.

Principle - Protect the county’s scenic roadways by designating them as
State Scenic Byways and by adopting a local scenic byways ordinance as
needed. In particular, support designation of Route 29 from Woods Mill
to the Albemarle County line and Route 664 as scenic byways.

Principle - Maintain areas of scenic beauty of the county’s waterways and
rivers as natural resources and in support of the county’s tourism
program.

Principle - Promote the preservation of the viewsheds of scenic vistas as
an important part of the county’s tourism program.

Principle - Discourage ridgeline development.

Goal - Preserve and protect the historic character and features of Nelson County.

Principle - Recognize and honor stewardship of historic properties and
sites through, for example, the Historic Designation Program and through
formal recognition by the Board of Supervisors.

Principle - Encourage the establishment of local historic districts in
support of the county’s tourism
program and to protect their historical,
architectural, and cultural significance.
Lovingston and Schuyler, in particular,
are appropriate for historic district
designation.

Principle - Promote architectural
compatibility of new development,
including infill development, in
designated development areas where
significant historic resources exist.

Swannanoa
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Recreation

Goal - Promote a diversity of recreational opportunities for Nelson’s citizens and for
those who visit the county as tourists.

Principle - Promote recreation facilities that are county-wide resources for
recreation and athletic events.

Principle - Encourage small-scale “pocket” parks
in designated development areas to enhance the
recreational opportunities for nearby residents.

Principle - Support the development of county
greenways, including the Blue Ridge Railway [
Trail, and new greenways, for recreation, and to
preserve open space and protect river and stream
corridors.

Blue Ridge Railway Trail

Principle - For increased recreational and tourism opportunities, provide
access and connections to key destination points and attractions.

The Tye River
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Development Areas

Goal - Channel new development into designated development areas thereby retaining
the county’s rural character.

Principle - Direct large scale commercial and industry into development
areas designated Mixed Commercial or Light Industrial in the Future
Land Use Map or where appropriately zoned.

Principle - Discourage strip development and encourage limited access
and internal access management in large-scale commercial and industrial
uses.

Principle - Promote dark sky lighting, unobtrusive signage and design
guidelines in all commercial and industrial development.

| Principle - Direct small-
scale commercial and
;| residential development
| into development areas
4] designated Rural Small
Town, Rural Village, or
1 Neighborhood  Mixed
=l Use, in the Future Land
| Use Map.

Stone Church in Schuyler

Principle - Encourage exclusively residential development on the
periphery of designated development areas as defined in the Future Land
Use Map.

Principle - Promote orderly expansion in designated development areas
that is consistent with the pattern and character of existing development.

Goal - Ensure that new development does not exceed the county’s ability to provide the
needed services and infrastructure.

Principle - Limit development densities to ensure future development
stays within the capacities of water and sewer systems.
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Principle - Encourage proffers to defray the county costs associated with
development.

Goal - Encourage and support the development of safe,
sanitary and affordable housing for county residents of all
incomes.

Principle -  Support affordable housing
development in designated development areas.

Montreal Village in Shipman

Principle - Fund affordable housing development and the rehabilitation
of substandard housing using a combination of private and public
(federal, state, and local) funds and continue to support private
foundations and organizations in the development of affordable housing
and in the rehabilitation of substandard housing.

Rural Conservation

Goal - Maintain the rural character of Nelson County.

Principle - Protect sensitive rural areas such as steep slopes, river and
stream corridors, prime farmland, old growth forests, and historic sites
from encroaching development by discouraging rural growth in areas
adjacent to these sensitive areas.

Principle - Protect rural scenic roadways through vegetative buffers
between the roadways and new rural subdivision growth.

Principle - Protect scenic views and vistas by encouraging the siting of
new buildings in conformance with the existing topography and into the
existing landscape and vegetation.

Goal - Protect productive agricultural and forestal land.
Principle - Promote voluntary measures such as Agricultural Forestal

Open Space designations and voluntary dedication of easements as
undeveloped land.
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Principle - Continue the Land Use Taxation as an incentive for continued
agricultural productivity.

The Rockfish Valley
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Nelson County Comprehensive Plan

Chapter Four-Land Use Plan

I ntroduction

The land use plan is the description and rationale for desired new growth in the county.
The Plan is based on two fundamental principles:

New growth should be targeted to designated development areas
following the guidelines included for each development model, so that
growth takes place in a controlled manner without spreading into a
dispersed, sprawling pattern.

Maintaining the rural character and ensuring the protection of current and
future agricultural and forestal land are essential to preserving the
heritage and unique character of Nelson County.

The following sections of this land use plan describe the methods for achieving these
two principles. First, data related to land use planning are summarized with
accompanying maps to depict this information for Nelson County. Second, the Land
Use Plan for Designated Development Areas identifies five “development models” that
describe the desired growth patterns and the types of uses within them.

The Land Use Plan for Rural Areas describes the important features of the rural nature
of the county that must be considered for the protection of the unique rural character of
the county and for protection of agricultural and forestal land. Finally, this chapter
includes a Future Land Use Plan and Map that identifies the desired locations for the
different development models as well as the portions of the county to remain rural.
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L and Use Planning Data

Existing Land Use

The following Existing Land Use map identifies the building footprints in the county,
based on information from the county’s E911 database. The relative clustering of the
footprint images creates a county-wide pattern of development. The small town of
Lovingston and the villages of Afton, Schuyler, Shipman, Arrington, Colleen, Roseland,
Massies Mill, Piney River and Montebello have higher concentrations of buildings,
which has been the dominant settlement pattern throughout Nelson’s history.

The number of buildings that follow the Route 151 corridor from the Albemarle County
line to and including Route 664 show new growth not characteristic of the county’s
earlier settlement patterns. This is confirmed by 2000 Census data which show the
Rockfish District with 4,484 residents, compared to 3,674 in 1990 and 3,051 in 1980. This
is a growth rate of 20% from 1980 to 1990 and a 22% growth rate from 1990 to 2000. No
other district’s population has grown as much, but the Schuyler District has grown
steadily reaching a population of 2,585 in 2000, with a 21% increase from 1980 to 1990
and a 22% increase from 1990 to 2000. The Lovingston District, the largest in
population, lost population from 1980 to 1990 but grew from 4,591 in 1990 to 5,029
residents in 2000, for a 10% growth rate.
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Areas Served by Water and/or Sewer

The availability of central water and sewer service is key to future development for any
large scale commercial or industrial uses as well as for those development areas with a
planned higher density. The accompanying Water and Sewer Services Areas Map
details existing infrastructure.

Wintergreen Resort and the Stoney Creek development, as well as Lovingston and the
Route 29 corridor south to, and including Colleen, and portions of Schuyler offer both
water and sewer service. Other portions of Schuyler, Gladstone, and the Route 56
corridor to and including Shipman offer
water only. Finally, Piney River has a
constructed  wetlands  facility  that
provides wastewater treatment only. The
Piney River system includes individual
septic tanks for solid waste.

The Food Lion Complex
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Environmental Constraints
Steep Slopes

As any county resident knows, Nelson County has a high number of steep slopes,
defined as slopes greater than 25%. For development purposes, steep slopes present a
building challenge and possible environmental consequences. Clearing, grading,
building, cropping, and overgrazing of steep slopes can result in extensive erosion and
landslides or sloughing of soil and rock, excessive stormwater runoff, increased siltation
and sedimentation, and degrading of the aesthetic value. In the event of a septic system
failure, the septic effluent has a greater travel distance.

General standards for steep slopes can mitigate these possible hazards.
Avoid the use of septic systems on slopes of 20 percent or greater.

Roads should follow the natural topography to minimize grading, cutting,
and filling.

Maintain natural drainage channels in their natural state and/ or stabilize
natural channels to protect them from the impact of development activity.

Design public utility corridors to fit the topography.

Adapt development to the topography and natural setting. Excessive
grading, cutting, and filling should be discouraged.

As land slope increases, the rate of stormwater runoff also increases.

Fertilizers, pesticides, herbicides, and other chemicals may be ineffective
and can increase probabilities of surface and groundwater pollution.
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Environmental Constraints
Soil Potential for Agricultural Use

The following Soil Potential for Agricultural Use Map is, in a sense, a reverse mirror
image of the Steep Slopes Map. Low lying flatlands and floodplains make for some of
the best soils for agriculture.

In Nelson County, there are little prime agricultural soils as defined by the U.S.
Department of Agriculture and they are found primarily in floodplains. Good and
moderate soils are more plentiful, and include what little amount of flat and rolling
terrain exists in the county. Nelson County farmers have made productive use of soils
not indicated as prime agricultural soils for, in particular, orchards, grazing land, and
vineyards.

Maintaining the agricultural (and forestal) land base helps sustain the scenic quality
and rural character of the county, which both residents and tourists appreciate.
Maintaining agricultural land also promotes the existing agriculture business and
retains these lands for future farming.

Protection measures for agricultural lands and forests include:

Use Value Assessment (land use tax) allows for real estate tax deferrals
with reduced assessments based on the actual use of the land.

Agricultural and Forestal Districts allow a landowner to voluntarily
enroll in an agricultural/forestal district, which provides certain tax
benefits and restricts state agencies from their development. The
participating landowner agrees to limit development of the property
during the specified number of years (4-10 years) that the district is in
effect.

Conservation or open space easements may be donated by the landowner
to the Virginia Outdoors Fund, or other federal or state agencies, or to an
authorized private charitable organization.

A Purchase of Development Rights program is similar to conservation or
open space easements, but the easement is purchased rather than donated.
Financial incentives such as a PDR program can encourage rural
landowners unable to afford a gift of development rights. The PDR
program allows owners to preserve their land as an alternative to sale for
development.
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Transportation

The following Transportation Network
and Needs Map identifies present
JAUNT rural transit service, park and
ride lots, and county roadways that,
according to the Virginia Department
of Transportation, show a present or
future (2015) need for improvement.
The link between transportation and
land wuse planning is important
because successful land use planning
does not over burden the existing or
planned transportation network.

Route 151 at Nellysford

The five development models described in the Land Use Plan chapter for designated
development areas provide transportation recommendations for within and
immediately surrounding the development areas. The Transportation Network and
Needs Map that follows provides a county-wide examination of transportation options
and issues. The primary benefit of this Map is to plan for the relative densities to be
allowed within the five development models so that the transportation network needed
to access these areas is not over burdened. Available transportation engineering
models can estimate the impact of future residential, commercial, and industrial growth
and can help pace new growth with transportation improvements. In addition,
expanding rural transit, additional park and ride lots, and bicycle lanes can mitigate the
impact of new growth on the county’s roadways.
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Land Use Plan for Designated Development Areas

The five development models are:

Rural Small Town

Rural Village
Neighborhood Mixed Use
Mixed Commercial

Light Industrial

The Future Land Use Map included in this chapter establishes the locations for the five
development models. Each development model is defined, described, and diagramed
with an example sketch, The range of densities, the methods of
movement/transportation, parking characteristics, growth or change potential, and
historic issues are discussed for each development model as well. These five
development models, along with the Land Use Plan for Rural Areas, are the “building
blocks” for the county. By combining the development models in different
configurations, the county-wide land use pattern is defined, with remaining rural land
following the Land Use Plan for Rural Areas.

By using these models in the desired development areas, the county may grow in a
manner that coordinates investments in schools, transportation, and other public
services such as water and sewer more efficiently. Other benefits include a greater
mixture of uses within development areas so that, for example, shopping, employment,
and recreation, are close to where people live. Transportation is enhanced because
walking, bicycling, and transit options become possible. Because the development
models include a diversity of housing types, affordable housing options are available.
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Rural Small Town Development Model

A well defined center of activity following Nelson’s historic small town pattern of
grided streets creating blocks with sidewalks, and includes residential and small
scale commercial uses as well as places for civic and public use. It is the highest
density model except for large-scale commercial and industrial uses and water and
sewer services are required.

The Rural Small Town Development Model is the highest density development allowed
in the county, except for large scale uses such as regional-scale commercial and
industrial. Water and sewer service is required. The rural small town model includes
interconnected streets for good internal mobility and allows for growth by using
parallel collector roads added to the town. However, additional growth is allowed only
within the defined boundaries of the town or expanded based on increased water and
sewer service. The types of uses allowed include single family and multifamily
residential, retail, offices, civic or public uses, parks/recreation, and limited, small-scale
industrial. New buildings should reflect the scale of, and be compatible with, existing
buildings. Preferred examples of commercial uses are shoe and clothing stores, dry
cleaner, dentist and doctor’s offices, antique and craft stores. A public gathering spot,
such as a park or playing fields is a vital part of a vibrant small town. The town
includes sidewalks or pedestrian paths, safe bicycling, and transit options such as
JAUNT service and park and ride lots. On-street parking, off street parking, and
parking lots are included within the town. As the county-wide land use map shows,
rural small towns must be located near 3
major highways or other means of good
transportation.

The only existing rural small town in
Nelson County, Lovingston, is the
prototypical rural small town. Future
growth, or infill development, is
desired in Lovingston, but must follow
the design model described in the
following diagram and be in keeping
with the historic character that is so
evident in Lovingston.

Downtown Lovingston
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Nelson County Comprehensive Plan
Rural Small Town Development Model
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Small Town

A well-defined center of rurd activity that is surrounded by sparsely devel oped,

or sparsely populated rural or agricultura land. The area contains at least severa

of the following land uses: residential, retail, office, civic, institutional, limited industrial,
and park/recreation.

Building Sizes - Building scale should be compatible with exsting buildings.

Proximity of Activities and Methods of Transportation - High proximity, balanced travel
among automobile, rural transit, bicycling, and walking.

Locational Requirements - Usually at or near a crossroads; sometimes major highways.
Parking Characteristics - A mixture of on-street parking, parking lots, and driveways.
Growth/Change Potentia - Relatively stable. However, some areas are facing growth

pressures and suburbanization, while others are losing residents. Infill devel opment
is encouraged.

Prepared by the Thomas Jefferson Planning District
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Rural Village Development M odel

A center of rural activity that captures the vitality and sense of community of
Nelson’s rural villages by promoting a mixture of uses - single family homes and
other uses that support and enhance the daily needs and quality of life of its
residents.

Rural villages are central to Nelson County’s heritage. The earliest settlement patterns
revolved around small villages, which were often important centers of commerce and
employment. The Rural Village Development Model is designed to recapture the
vitality of these rural villages through a mixture of uses including residences, civic or
public uses such as parks, recycling centers, park and ride lots, small-scale commercial
to support the daily needs of the nearby residents, institutions, primarily churches, and
may include limited industrial uses in close proximity, especially if the industry is
supportive to the county’s agricultural economy. Generally water and sewer service is
needed, but wells and mass drainfields may serve this purpose. Residences make up
the majority of buildings in the rural village and are predominately, if not exclusively,
single family. Modest multifamily dwellings in the range of two to four units allow for
more affordable housing. Along the circumference of the rural village, single family
residences are appropriate. The range of commercial uses includes, for example,
convenience stores and small grocery stores, garden centers, video rentals, automobile
parts store, restaurants, drugstores, banks, and hardware stores.

Rural villages promote “neighborliness” and a sense of community by making
residences, commercial, and civic uses close to one another, but at a rural scale.
Walking and bicycling within the village are promoted, even though the automobile
remains the dominant form of transportation between the village and other parts of the
county. Rural transit services such as JAUNT may appropriately serve rural villages,
and park and ride lots for residents are encouraged. Some villages in Nelson County
may experience growth pressures, especially those near Albemarle County, while
others may see a decline in population.

The following development model diagrams and describes the desirable development

pattern for rural villages. It is a model for future growth in the rural villages depicted
in the county-wide land use map.
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Rural Village

A center of rural activity, smaller than a smal town, surrounded by sparsely developed,
or sparsely populated rural or agricultura land. The area may contain residential,
commercid, civic, ingtitutional, or industrial uses.

Building Sizes - Building scale should be compatible with exsting buildings.

Proximity of Activities and Methods of Transportation - Moderate proximity, balanced
travel among automobile, rura transit, bicycling, and walking.

Locational Requirements - Located a or near crossroads; sometimes major highways.
Parking Characteristics - A mixture of on-street parking, parking lots, and driveways.

Growth/Change Potentia - Relatively stable. However, some areas are facing growth
pressures and suburbanization, while others are losing residents.

Prepared by the Thomas Jefferson Planning District
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Neighborhood Mixed Use Development M odel

A central gathering place able to fulfill the diverse needs and interests of nearby
residents and visitors to the county, all within a focused, walkable and identifiable
place.

The Neighborhood Mixed Use Development Model allows for a variety of uses focused
around a central gathering place. As with all the models for the development areas, the
neighborhood mixed use model emphasizes a walkable community with many
amenities available. Located off a primary road (and not divided by a primary road),
the neighborhood mixed use model creates a system of internal roads that alleviate the
pressures on the primary road and keep new development focused within a quarter
mile diameter. This enhances the internal walkability of this model by allowing visitors
to park their cars and walk to the services within. Parking lots should be placed behind
buildings or in other areas where the impact of the lot on the neighborhood is
minimized. Dark sky lighting and unobtrusive signage is appropriate for all new
development. Water and sewer service is needed to manage the density proposed in
the neighborhood mixed use model.

Appropriate Neighborhood Mixed Use land uses include both single family and
multifamily residential, a variety of commercial establishments, professional offices,
civic and public uses, and parks or recreation facilities. Some of the preferred uses
include a grocery store, restaurants, cultural and entertainment opportunities, a
drugstore, doctor and dentist offices, and churches. For public use, a library, farmers
market and space for recreation are appropriate. Over time, a neighborhood mixed use
community may expand to
offer a wider variety of retail
and civic uses. Multifamily
dwellings, commercial and
office buildings may be up to
three stories in height.

The following design model
offers a sketch of how the [CS
internal flow and variety of [
uses are developed around a
central gathering place.

Shops in Nellysford
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Neighborhood Mixed Use

A well-defined, moderately dense center of rural activity that is surrounded by sparsely devel oped,
or sparsely populated rural land. The area contains two or more of the following land uses:
residential, retail, office, civic or public uses, and parkg/recreation. At its center isacentra
gathering space.

Building Sizes - Building scale should be compatible with existing buildings.

Proximity of Activities and Methods of Transportation - Moderate proximity, balanced

travel among automobile, bicycling, and walking. Transit optionsinclude rura transit and park
and ridelots.

Locational Requirements - Located a or near primary highways.

Parking Characteristics - A mixture of on-street parking, parking lots, and driveways.

Growth/Change Potentia - Relatively stable. Potentia is usualy toward growth
or suburbanization (new residential).

33 Prepared by the Thomas Jefferson Planning District
Commission and The Design Resources Center
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Mixed Commer cial Development M odel

A commercial center offering regional shopping and county-wide services as well as
multifamily housing near a primary highway but dependent on internal access and
connectivity so all stores and attractions may be reached without continued reliance
on the primary highway.

Located off a primary road, highway or major interchange, the Mixed Commercial
Development Model allows for the highest level of commercial development proposed
in the Comprehensive Plan. Focused around a major anchor store, this model includes
a diversity of other commercial uses that may stand alone or be concentrated in a
shopping center complex. The Mixed Commercial Development Model requires
limited access from the primary road and includes internal access and connectivity of
the different uses. This scale of commercial activity requires ample parking, but should
be attractively designed with landscaping, design standards and may include green
spaces for athletic events and county-wide recreation. Dark sky lighting and
unobtrusive signage is appropriate for all new development. Single family residences
are not appropriate, but multifamily units are. The Mixed Commercial Development
Model is intended to offer regional shopping and county-wide services to include
recreation, a library, or a government center. Mixed Commercial areas are key locations
for rural transit stops and park and ride lots.

An example of the desired development pattern for Mixed Commercial is described in
the following diagram.
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Mixed Commercial

The highest level of commercia activity permitted. The dominant land useis
commercial, but thereis aso amix of other uses including professional office,
civic or limited public ingtitutions, cultural and residential.

Range of Uses - Predominantly stores, restaurants, gas stations, and automotive
services. The area contains an anchor store, smaller commercial spaces, civic uses,
professional offices, parks/recreation, and multifamily residential.

Methods of Transportation - Predominantly automobile, but limited walking and
bicycling within the site. An automobile is most likely needed to actually reach the site.

Locational Requirements - Dependant upon being near major roads, highway, or
interchanges.

Parking Characteristics - Mostly parking lots. There may be some parking structures,
on-street parking and driveways.

Growth/Change Potentia - Growth potentia for higher level of commercial is great,
especialy in fast growth aress.

Historic Issues - Very low probability of historic structures. Historic sites may be an issue.

Prepared by the Thomas Jefferson Planning District
35 Commission and The Design Resources Center

Ja’lﬂ 2002




Light Industrial Development Model

The Light Industrial Development model combines both industrial uses and an
activity center of residences, shops, and amenities that support the nearby industries,
all within a walkable, clearly defined area. Water and sewer services are required.

In more intensive industrial uses, it is not desirable for residential or civic uses to be
directly next to industry. However, residences, stores, parks, churches, or schools can
benefit industry by offering housing and services to the employees. It is helpful to have
affordable housing and amenities close to places of employment. Therefore, the Light
Industrial Development Model includes a diversity of uses, but separates more
intensive industrial uses even though they are close to homes and services. As with the
Mixed Commercial Development Model, industrial development should include dark
sky lighting and unobtrusive signage. This Model supports a village scale development
- an activity center - to be included in the light industrial model. The activity center is
buffered from the industrial sites yet are connected by roads and sidewalks or paths.
Both the industries and the activity center typically require water and sewer service.
For small scale industrial applications, commercial and residential uses may be mixed
with industry.

The activity center offers uses in support of industry. Single family and multifamily
residences provide a diversity of affordable housing types. Commercial uses include
convenience stores, restaurants, a neighborhood scale grocery store, drugstores, banks,
and hardware stores. The commercial establishments serve not only the employees of
the industries, but the truck drivers who are needed to support the industries and the
families who reside in the activity center. Appropriate civic uses include parks,
churches, recreation fields, and, over time, a school or branch library.

See the following diagram for an example of the configuration of industrial applications
and the activity center.
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Light Industrial

Multipleindugtrial sites allowed but separate from commercial, public and
resdential uses. An adjacent center of activity includes limited commercial,
civic, or public spaces, and single family and multifamily residences.

Range of Uses - A variety of industrial, as well as commercial, restaurants, public uses,
and single family and multifamily residential.

Methods of Transportation - Predominantly automobile to reach the site. Industries
located near activity center so walking is possible. Within activity center, automobile,
walking and bicycling. Rural trandit and park and ride lots possible.

Locational Requirements - Dependant upon being near major roads, highway, or
interchanges.

Parking Characterigtics - Parking lots for industrial, on-street parking, parking lots,
and driveways within activity center.

Growth/Change Potential - Expanded industrial desirable which may necessitate additional
commercial and residential

Historic Issues - Very low probability of historic structures. Historic sites may be an issue.
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Land Use Plan for Rural Areas

The majority of Nelson County is rural and the unique character and particular identity
of the county is due in large measure to this rural character. While “rural character” is
fundamentally difficult to define, it is important to describe the desirable features of
rural areas so their key attributes are protected. The following attributes begin to
describe rural character:

The farms, orchards, and forested land

The mountains and scenic vistas

The river and stream corridors

The barns, outbuildings, and farmhouses

The historic properties and sites

The scenic roadways passing through rural
areas

Even though “rural character” may be hard to define, the land use standards for
protecting this rural character are more easily described and follow from the rural
attributes listed above. Any development that occurs in rural areas should adhere to
the following principles:

Historic sites, including farmhouses, outbuildings and barns should be
incorporated into developments

Limit development on critical slopes in order to maintain the balance
between slope, soils, geology, and vegetation.

Scenic vistas should be protected by limiting development and through
height limits on new buildings

River and stream corridors, especially floodplains and wetlands, should
remain undeveloped

To protect rural roadways, development should be well buffered from the
road with existing vegetation preserved or vegetative buffer planted, and
with limited access points

Five scenic vistas have been analyzed for size of viewshed. They are:

Afton Overlook at the Blue Ridge Parkway - 14,784 acres
Route 6 at the county boundary - 7,319 acres

Route 635 at the confluence of Tyler and Perry creeks - 8,905
Hubbard Hill on Route 56 - 13,267

Mountain Top Church on the Blue Ridge Parkway 3,286

Moderate density residential development is more appropriate on the periphery of
development areas.
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To distinguish between residential development appropriate around designated
development areas and rural residential better suited to rural areas, two models are
described below:

Rural Residential District - would allow low density residential and
compatible non residential uses in rural areas where agriculture is not the
predominant use. Clustering of residents further protects rural areas.

Rural and Farming District - would promote agricultural uses and
compatible open space uses but discourage large scale residential
development and commercial development that would conflict with
agricultural uses. The Rural and Farming District would permit small
scale industrial and service uses that complement agriculture. Protection
of usable farmland should be encouraged. Clustering of any new
development in areas of a site without prime or productive soils will
enhance the protection of prime or productive soils for future agricultural
uses.
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Future Land Use Plan

The Future Land Use Plan follows from the five development models described above.
The following Future Land Use Map identifies the approximate locations appropriate
for each of the development models, and designates the remaining areas of the County
as rural residential or rural and farming. In summary, the following development
models are recommended for the following areas:

Rural Small Town
Lovingston
Rural Village
Schuyler
Shipman
Neighborhood Mixed Use
Nellysford
Mixed Commercial
Lovingston, west of Route 29
Route 29 at three specific locations between Lovingston and Colleen
Route 29 at three locations south of Colleen to the county line
(Secondary sites which are currently lacking adequate infrastructure)
Light Industrial
Colleen
Route 29 at three specific locations between Lovingston and Colleen
Route 29 at three locations south of Colleen to the county line
(Secondary sites which are currently lacking adequate infrastructure)
Arrington (Secondary site currently lacking adequate infrastructure)
Piney River (Secondary site currently lacking adequate infrastructure)

The areas above cited as secondary sites currently lacking adequate infrastructure must
be developed only as adequate infrastructure becomes available. Development in these
areas may be piecemeal as infrastructure is developed, but should follow the principles
of the appropriate development model. Other areas not so designated are primary
development areas. Nellysford does not now have water and sewer within the
proposed growth area, but its proximity to Stoney Creek, where water and sewer are
available and are operating below capacity, combined with the current growth
pressures in Nellysford make it a primary site.

The Future Land Use Map also identifies areas appropriate for low density Rural
Residential. These sites are adjacent to identified development areas and adjacent to
existing institutional (typically schools) or small-scale industrial uses. These areas are
not expected to be served by water or sewer and therefore must be developed at a
density consistent with groundwater availability and the lot sizes needed to
accommodate septic systems.

More specifically, the Future Land Use map identifies future land development areas as
follows:
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Primary Light Industrial location: Colleen Industrial Park

Secondary Light Industrial location: Piney River

Primary Light Industrial and Mixed Commercial locations: Route 29 at Route 653
(Colleen); Route 29 at Route 655; and Route 29 at the current Food Lion complex.
Secondary Light Industrial and Mixed Commercial locations: Route 29 at Kingswood;

Route 29 at the current truck stop and mobile home sales site; and Route 29 at Tye River
Road (Route 739).

Finally the Future Land Use Map describes the bulk of the county as Rural and
Farming, a designation adhering to the Land Use for Plan Rural areas.

The identification of the more specific locations of development areas on the Future
Land Use Map are indicated by the following table whose numbers are coded to the

Future Land Use Map.
# | Location Future Land Use
1 | Afton Rural Residential
2 | Avon Rural Residential
3 | Area Around Rockfish School Rural Residential
4 | Greenfield Rural Residential
5 | Stoney Creek Rural Residential
6 | Nellysford Neighborhood Mixed Use
7 | South of Nellysford Rural Residential
8 | Area Around Schuyler Rural Residential
9 | Area Around Schuyler Rural Residential
10 | Area Around Schuyler Rural Residential
11 | Schuyler Rural Village
12 | Area North of Lovingston to Route 641 Rural Residential
13 | Lovingston Rural Small Town
14 | Callohill Area Light Industrial/ Mixed Commercial
15 | Area Around Shipman Rural Residential
16 | Area Around Shipman Rural Residential
17 | Area Around Shipman Rural Residential
18 | Shipman Rural Village
19 | Southwest of Arrington on Route 665 | Secondary Light Industrial
(Wilson Hill Road)
20 | Routes 651 and 29, North of High School Light Industrial/ Mixed Commercial
21 | Colleen - Route 655 at Route 29 Light Industrial/ Mixed Commercial
22 | Industrial Park Light Industrial
23 | Piney River Secondary Light Industrial
24 | Route 29 at Kingswood Secondary Light Industrial/ Mixed
Commercial
25 | Route 29 at Current Truck Stop Secondary Light Industrial/ Mixed
Commercial
26 | Route 29 at Tye River Road (Route 739) Secondary Light Industrial/ Mixed
Commercial
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Nelson County Comprehensive Plan

Future Land Use

NOTE: Designated future land use areas are not
shown to scale. They are enlarged for easier

readability. The Development Models described
in this Comprehensive Plan recommend an area of
one-quarter mile diameter for development areas.
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Nelson County Comprehensive Plan

Chapter Five - Bicycle and Pedestrian Plan

I ntroduction

This chapter of the Comprehensive Plan provides information and guidance on
development of facilities and other accommodations to enhance safe bicycle and
pedestrian travel. It will also satisfy the Virginia Department of Transportation
requirement that a roadway be included in an adopted bicycle or pedestrian plan before
improvements are made. This proposed bicycle and pedestrian plan is included in the
Comprehensive Plan to enable the county to consider support for the plan. Any bicycle
or pedestrian facilities would rely on agreement with landowners before such facilities
would cross private property.

Existing Conditions

Bicycle

This rural region offers miles and miles of tranquil country roads winding past
meadows, orchards, and streams. With gentle rolling hills near the James River and
challenging terrain in the Blue Ridge Mountains, Nelson County has something for all
skill levels.

The physical terrain, which makes Nelson Country attractive to the recreational
bicyclists, also makes bicycle transportation between population centers more difficult.
The mountains and the limited number of passes between them have channeled all
transportation onto the few possible routes, and these routes have become the primary
road system for Nelson Coun