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Working Together
Before recession – Neighborhood Planners
• Experts on development activities, CIP work, etc.

• Liaison to community

• Advocate to site reviewers on Master Plan recommendations

• Present at CAC meetings

Since recession – Attendance of various staff as 
possible
• Just hired new Planning Director

• Hopefully about to re-fill vacant Planner position

• Need additional staff resources to keep up with dev. review, not to 
mention Master Plans
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Growth in Crozet

• What is our current population?

• How much land is left to be developed?

• How quickly are we growing?

• Why are we growing so fast?

• Is there any way to stop this growth?
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Latest Unofficial Population Estimate

6,854 (Feb. 2016)

2753 dwelling units

Persons/unit (ppu) factor of 2.49 including vacancy –
Countywide figure of 2.41 ppu + vacancy



Creating Estimates

Pre2004

Census Blocks for Census Years + add’l units annually 
from C.O.s  x  ppu by unit type and geographic area 
(derived from latest Census)

Post 2004

On-ground inventory + add’l units annually from C.O.s  x 
ppu Countywide from latest American Community Survey

Staff has not been able to do a more detailed population estimate based 
on ppu by unit type or geographic area due to staffing constraints



Historic 
Estimates

Earliest

Latest
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And Land Use Plan

How Much Land is Left to be Developed?
Conducting a Capacity Analysis



And Land Use Plan

What is already planned?



Crozet Pipeline SPs and ZMAs



Crozet Pipeline – SDPs and SUBs



PLEASE DON’T TRY TO ADD EVERYTHING TOGETHER –
It doesn’t work



And Land Use Plan

Getting at the Vacant Residential Acreage



Approximately 400 properties

Most Recent Example and How Much Land Area
It Represents



Step 1: 
Identify all properties 
in the study area by:
• Parcel #
• Zoning
• Land Use Plan 

designation

SMALL AREA PLAN – EXAMPLE



Step 2: 
Separate constrained land from unconstrained land – chuck the unconstrained land 
for CP designation

SMALL AREA PLAN – EXAMPLE



Step 3: 
Separate larger properties with small improvement value

SMALL AREA PLAN – EXAMPLE



Step 4: 
Separate out properties with “0” improvements – potentially, “vacant” land

SMALL AREA PLAN – EXAMPLE



Step 5: 
Look at properties currently under development review – include or not include as 
undeveloped vacant land?

We did not include these properties as part of the pipeline

Steps 1 – 5 = vacant land

SMALL AREA PLAN – EXAMPLE



And Land Use Plan

Potential Capacity of Buildable Vacant Acreage



Step 8: 
Multiply vacant developable acreage by density range for designated land use

SMALL AREA PLAN – EXAMPLE



Step 9: 
Multiply vacant developable acreage by density range for zoning district (gross acreage)

SMALL AREA PLAN – EXAMPLE



67.07 acres

189 - 1681

6 – 34 du/ac

109

298 - 1790

Land Use Plan

Land Capacity For Additional DU under Comprehensive Plan 

SMALL AREA PLAN – EXAMPLE



97.03 acres

445 - 814

6 – 20 du/ac

109

1254 - 1623

Land Capacity For Additional DU under Existing Zoning

SMALL AREA PLAN – EXAMPLE

THIS TELLS THE AMOUNT OF LAND THAT CAN BE DEVELOPED AND HOW MUCH 
RESIDENTIAL DEVELOPMENT IT CAN ACCOMMODATE
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Crozet Growth – Using Building Permits

Crozet went from about 7% of the Co./year to almost 20% of the Co./year

Dwelling Units permitted by Building Permit Type by Year





(based on Population. 
Estimates)

High end – based on pop. estimates

High end – based on building 
permits
Low end – based on pop. estimates

Low end – based on building permits

We are here
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Rate of Growth Depends on 
• Market  to developers
o available, buildable land

o builders’ ability to purchase lots

• Market to new or relocating residents
o perceived quality of schools

o visual attractiveness and amenities

o proximity to employment and transportation networks

o proximity to shopping and recreation
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Affecting the Rate of Growth

• No ability for moratorium

• Other development areas are seeing new by-right 
and zma activity

• By-right development over rezoned properties may 
result in fewer units, but, perhaps not as many 
amenities for the community



Schedule

• Capacity Analysis for all Development Areas – at 
end of 2016

• Better way to track units built by development  --
under way by our GDS division



Discussion/Questions



Master Plan Update Efforts

• After Pantops – hopefully Pantops starts in January 
and will only take a year

• I.D. areas for discussion

• I.D. ways to get public input - Work with 
Community Engagement Office to develop plan 

• Survey residents and property owners

• Hopefully, community + staff + PC to develop 
process 
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