MEMORANDUM
To:

The Greene County Planning Commission

From: Community Development
Re:

Comprehensive Plan: Housing and Community Services

Date: May 18, 2022
We are reviewing the Housing and Community Services chapter of the Greene County
Comprehensive Plan during the work session this month. We are approaching this
chapter differently to present new data to the Commission regarding our housing needs.
Thomas Jefferson Planning District Commission (TJPDC) formed a Regional Housing
Partnerships to initiate the effort of cooperative strategic planning for the region. As a
result, a regional housing needs assessment, a regional housing plan, and plans for
housing affordability were created for each locality in the Region 10 district. Ian Baxter,
Planner II with the TJPDC will present the findings in these documents and provide
recommendations to enact some of the tasks to make the plan a reality.
The remainder of the work session can be used to discuss the current housing chapter
and how the Commission would like to incorporate the data and recommendations into
our Comprehensive Plan. We will then send the amendments to you in Google Docs to
wordsmith as needed.
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HOUSING AND COMMUNITY SERVICES
INTRODUCTION
The availability of decent, affordable housing for all residents is an important goal for Greene County.
This challenge becomes particularly relevant for the elderly population and others with limited means or
special housing needs. Ensuring that the housing stock, including its location and type, adequately meets
the needs of a growing population is an essential component for achieving the desired outcome. Several
programs are currently underway in Greene County to help meet the housing needs of residents.
The many community services available to Greene County residents enhance their well-being and
quality of life. Greene County residents value their branch of the Jefferson-Madison Regional Library,
and circulation of books and media has been steadily growing. The library also provides internet access,
which is a particularly important service for residents without access to broadband service. Medical
facilities, both within and outside the county, provide routine care and emergency aid to residents. The
accessibility of medical care can be a critical component in land use and transportation planning.
EXISTING CONDITIONS
HOUSING RESOURCES
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In 2014, the U.S. Census Bureau
estimated 7, 771 housing units in
Greene County. After two
decades of fairly consistent
growth in housing stock, the
number of residential building
permits issued by Greene County
has dropped in the last ten years,
with the most precipitous drop
occurring between 2007 and
2008. As of 2014, 4.6 % (357
units) of all dwelling units in
Greene County were in multiunit structures
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AFFORDABILITY OF HOUSING
The federal Department of Housing and Urban Development (HUD) has defined housing affordability at
no more than 30% of gross household income. If total housing costs, including utilities and maintenance,
consume more than this threshold the housing is not considered affordable in most circumstances.
While this standard may vary depending on the costs of transportation associated with accessing the
particular site, it is recommended that communities seek to limit the number of households in the above
30% category.
The following table shows the occupancy status and tenure for existing housing projected through 2018
in Greene County. There was a decline in homeownership due to the foreclosure and credit crisis, which
caused people to lose their home and prevented new home purchases. That trend is turning around
and owner-occupied housing is expected to rebound by 2018. This will fuel demand for new
construction and provide an opportunity for developers to meet the changing needs of the local
population.
Housing Units by Occupancy Status and Tenure
2010

2013

2018

Number

Percent

Number

Percent

Number

Percent

7,509

100.0%

7,769

100.0%

8,204

100.0%

Occupied

6,780

90.3%

7,086

91.2%

7,502

91.4%

Owner

5,450

72.6%

5,594

72.0%

6,004

73.2%

Renter

1,330

17.7%

1,492

19.2%

1,498

18.3%

729

9.7%

683

8.8%

702

8.6%

Total Housing
Units

Vacant

Without new construction, the housing stock becomes out-of-date, dilapidated, and insufficient to meet
changing needs and a growing population. Residential construction is also a significant contributor to
the local economy. New construction has been moderate in Greene County tapering off considerably
after the housing bubble burst in 2007, although all areas have seen a decline in building since 2005.
There was very little new multifamily construction compared to the need. The median age of housing in
the county is 22 years, far younger than the state average of 33. However, there is little variety in the
housing stock with 89% being single-family detached homes. This limits options for residents whose
needs change over time.
New housing stock also promotes affordable housing as older housing lowers in value compared to
newer home prices, both for rent and sale. As of 2013, the U.S. Census reported an estimated 93
households with incomes $20,000 or less that were paying more than 30 percent of their income for
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housing. In contrast, there are only 41 affordable
rental units available in the county. Overall, 36% of
renters of all incomes are facing unaffordable housing
costs.

Population, 2014

Greene

Count
Total Population
By Age
Children (0-17 years)
Adults 18-64 years
Adult 65+ years
By Race & Ethnicity
White
Black/African American
Other race
Hispanic/Latino

Percent

19,031

The two largest populations, Millennials and Baby
4,617
24%
Boomers, have diverse housing needs, but similar
11,419
60%
housing wants. Among these are smaller, lower
2,995
16%
maintenance units with energy-efficient features.
They are also looking for locations that offer access to
17,127
90%
public transportation and are within walking distance
to amenities and services. New housing stock and
1,485
8%
development patterns will help meet this demand and
356
2%
attract these growing populations to Greene County.
953
5%
Seniors also have a growing need for affordable
housing. Trends show that seniors are increasingly facing debt and housing cost burdens (40% of seniors
pay 35% or more of their income towards housing). Therefore, tax abatement programs, financial
assistance with home repairs, and additional rental units will help address their needs.
Therefore, housing affordability is a problem in Greene County but not yet as pronounced a problem as
it is in the region, particularly in the City of Charlottesville and Albemarle County.
The high and growing proportion of single-family detached houses in Greene County may provide
barriers to affordable housing for low-income households. This housing type is typically the most
expensive in terms of land and energy costs, and a broader range of options in housing types may
reduce the burden of housing costs for those in the 30% and above category.
Between the years 2002-2010, the median sale price for homes in Greene County, as recorded by the
Charlottesville Area Association of Realtors (CAAR), had increased by 88%, a trend which had
undoubtedly put more pressure on affordable housing in the county. However, for the last five years,
the median price in Greene has been virtually flat, rising only $500 to $225,500.
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Skyline Community Action Program (CAP) offers a number of services to assist Greene County residents
with housing affordability. Through the HOME Program in Greene County, Skyline CAP offers down
payment and closing costs assistance to first-time homebuyers as well as rehab assistance. Skyline CAP
also offers indoor plumbing/rehab assistance to Greene County homeowners in cooperation with
Albemarle Housing Improvement Program (AHIP). There is an Emergency Home Repair Program in
Greene County as well.
Habitat for Humanity has constructed three affordable homes in Greene County and is able and willing
to do more. In helping first-time homeowners participate in home ownership, Habitat builds affordable
housing that is high quality and energy efficient while marshalling a spirit of community volunteerism.
Additionally, Piedmont Housing Alliance (PHA), Albemarle Housing Improvement Program (AHIP),
Habitat for Humanity of Greater Charlottesville, Region 10, and Jefferson Area Board for Aging (JABA)
assist with housing needs in Greene County and throughout the region. Greene County offers a real
estate tax exemption for the elderly and people with disabilities who meet guidelines for income and
net worth.
The federal HOME program, administered by the TJPDC regional HOME consortium, provides annual
funds to each of the six participant jurisdictions, including Greene County. From 1993 through 2015,
HOME Consortium funds have exceeded $18 million. For the coming year, July 1, 2016 to June 3, 2017,
the region will receive $465,662.
The following community development goals were identified for Greene County in the HOME
consortium 2016 Consolidated Plan:
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•
•
•

Assist First Time Home Buyer completing the First Time Homebuyers Program with closing costs
and down payment assistance. Estimated HOME funds: $6,000.
Rehabilitate home owner-occupied unit: Estimated HOME funds: $8,000.
Develop one affordable rental unit. Estimated HOME funds: $44,207.

ACCESSIBILITY AND SUSTAINABILITY OF HOUSING
The population of seniors in the region is expected to grow at a faster rate than the population in
general. By 2030, those ages 65 and older are expected to grow by 30% compared to 15% for the total
population. This projected demographic shift will likely create new pressures on housing types and
accessibility, because an older population has a higher propensity for physical disabilities. Principles of
Universal Design, such as no step entrances, an open floor plan, ground-floor bedrooms and accessible
bathrooms, can allow residents to “age in place” and open up new opportunities for seniors to relocate
to Greene County. These principles can be applied to new home construction, where appropriate, in
Greene County.
Green building techniques can promote affordability by reducing
energy costs, lessen the impact of new construction on the
environment, and protect public health. U.S. Green Building
Council certifies buildings through its LEED standards, and the
Earthcraft certifies residential buildings in particular. The
programs award points for such features as efficient insulation,
high indoor air quality, use of renewable energy sources, siting in
an accessible location, reduction of water pollution impact, and
use of materials with low toxicity. There are several buildings
certified by these programs in the Charlottesville-Albemarle
region, but none as of yet in Greene County.
SOCIAL SERVICES

Commented [WH1]: table still has Excel “warning”
symbols on the % colum

According to the U.S. Census, 9.6 % of the residents of Greene County have income below the federal
poverty line. That is up compared to 6.6% in 2000. This segment of the population, as well as others
who may have a temporary lack of resources, have special needs. The county department of Social
Services runs several programs to assist families, children, and adults in need. They offer a range of
family services, from adoption counseling to placement of children into foster care. They assist the
unemployed with finding gainful employment, and provide different avenues for financial or medical aid
to those who have special unmet needs.
The Greene County Commissioner of Revenue also offers a Tax Relief for the Elderly/Disabled Program
to reduce the tax burden for the more vulnerable residents of the county. In 2015, the county received
275 tax relief applications, for a total of $264,371 exempted for the year.
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In addition to Social Services, there are numerous non-profit and church groups that offer services for
needy families and individuals in Greene County.
LIBRARY
The Greene County Public Library, established in the 1960’s, moved into its
current home in Stanardsville in 2003, and was updated in 2006. Since July
1996, the Greene Library has had a professional librarian as branch
manager. It is a member of the Jefferson-Madison Regional library, which
has eight branches throughout the region. The Greene County Branch
contains 33,000 volumes. In 2014, library visits totaled 71,376, there were 7,
352 patrons that singed into use the library computers, and 9, 103 residents
were cardholders.
In addition to books and journals, the branch offers a number of community
services, including several programs for adults, children and teens, use of computing equipment, use of
internet and software, and notary services.
MEDICAL FACILITIES
The primary medical facilities serving residents of Greene County are the University of Virginia Health
System located in the City of Charlottesville and Sentara Martha Jefferson Hospital, located in Albemarle
County. UVa Health System is a nationally recognized hospital and school of medicine with over 450
specialists and subspecialists. UVa Children’s hospital is included within the health system. Martha
Jefferson is a non-profit hospital with a regional scope. In 2006, Martha Jefferson had an estimated
9,377 inpatient admission and 117,072 outpatient visits. The hospital staff includes 450 physicians.
The Greene Care Clinic is a not-for-profit clinic offering free medical exams, prescriptions and lab
services for limited-income residents who do not have health insurance. The clinic is located in
Stanardsville. Greene Family Medicine, affiliated with Martha Jefferson Hospital, is a private practice in
Ruckersville.
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GOALS AND IMPLEMENTATION STRATEGIES: HOUSING AND COMMUNITY SERVICES
•

•

Support affordable housing initiatives in the county
o

Coordinate affordable housing needs with the county’s housing arm, Skyline Community
Action Program

o

Encourage participation in tax relief program for low-income property owners

o

Support Habitat for Humanity home construction projects

o

Encourage residential development of affordable housing in or near Stanardsville.

Encourage more private medical facilities in the county, including comprehensive walk in and
emergency health care services
o

•

•

•

Work with Sentara Martha Jefferson Hospital and UVA Medical Center to expand
medical services and facilities, particularly emergency treatment in the county

Expand services for seniors in the county
o

Assist in finding appropriate location for service-enriched independent senior living
facility.

o

Work with JABA to design new programs and housing initiatives.

Enhance a robust library system in Greene County.
o

Coordinate with the Jefferson-Madison Regional Library System to assess feasibility of a
Ruckersville branch library or bookdrop.

o

Work with the Greene County Library to expand its role as a center of learning for all
ages.

Encourage more accessible housing to meet the special needs of people with disabilities.
o

Publicize the benefits and features of Universal Design.

o

Work with Regional Disabilities Service Board.

o

Work with Skyline CAP and the HOME Consortium to include the construction and
rehabilitation of Universal Design features in affordable housing.
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Comprehensive Regional Housing Study
and Needs Assessment
The Central Virginia Regional Housing Partnership
of the

Thomas Jefferson Planning District Commission
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Regional Housing Study & Needs Assessment Key Takeaways

Defining Affordability

Rental

The Department of Housing and Urban Development (HUD) defines affordability as not
spending more than 30% of a household’s income on housing-related expenses.

8,990 Urban Renters pay more than 30% of their incomes for housing costs

Affordable

Cost-Burdened

Severely Cost-Burdened

•

4,040

pay more than 50%

2,000 Rural Renters pay more than 30% of their incomes for housing costs
•

940 pay more than 50%

By 2040 14,580 Rental households in the region will be cost-burdened
Planning District 10
Rural Areas
Urban Areas

Greene

<30%

>30%

>50%

For this analysis, affordable housing needs are defined by the
following four characteristics:
1

Households spending more than 30% of their income for housing, particularly
those spending more than 50% of their income.

2

Replacement of public housing & Section 8-funded housing that have outlived
their useful lives.

3

Homeless families & individuals & those temporarily doubled up with other
friends or family members & at risk of homelessness.

4

Substandard units, conservatively estimated based on those lacking complete
plumbing fixtures.

Area Median Income

Charlottesville

Louisa
Albemarle
Fluvanna
Nelson

..............$89,600

for a family of four

30% AMI

$17,950

$20,500

$23,050

$25,600

$29,420

Homeownership

40% AMI

$23,920

$27,320

$30,720

$34,120

$36,880

50% AMI

$29,900

$34,150

$38,400

$42,650

$46,100

2,560 Urban Homeowners pay more than 50% of their incomes for housing costs
2,860 Rural Homeowners pay more than 50% of their incomes for housing costs

60% AMI

$35,880

$40,980

$46,080

$51,180

$55,320

80% AMI

$47,800

$54,600

$61,450

$68,250

$73,750

By 2040 6,680 Homeowner households in the region will be cost-burdened
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More information can be found at tjpdc.org/housing/regional-housing-partnership

Rental Market Conditions

Rental Rates are Increasing

Publicly Assisted Rental Housing
Urban

Rural

ase

al

e

%

5.8

rag
Ave

nu
An

re
Inc

$1,321

A 3-person household
at 50% AMI could afford
a net rent no greater
than

Only 27 Urban
Area Units listed
below $920

2018

Severely Cost-Burdened Renters

Only 57 Rural
Area Units listed
below $920

4,980 renter households in the region spent more than 50% of their income on
housing.
• 4,040 Households in the Urban Jurisdictions
•

1,350
1,075

$1,168

2017

LIHTC
Units

$920 a month

$1,244

2016

1,654

940 Households in the Rural Counties

Cost burdens were highest among renters with the lowest incomes
AMI= Area Median Income

Extremely Low Income (Less than 30% AMI)

Housing
Choice
Vouchers

1,866
on Waitng
Lists

313
LIHTC
Units

219

376
CRHA Units

Vouchers

Point in Time Count of Homelessness
28

134

of
Households

38%

of
Households

Low Income (50% to 80% AMI)
7%

of
Households

Wait times
are typically
5-8 years

LIHTC: The Low-Income Housing Tax Credit program allows State & local agengies to issue tax
credits to acquire, rehabilitate, or construct rental housing for low-income households.
Housing Choice Vouchers: A federal program providing rental assistance to very low-income
families or individuals.
CRHA: The Charlottesville Redevelopment & Housing Authority manages 376 public housing
units in Charlottesville.
*There is likely overlap between the urban & rural wait lists
*The numbers above do not include other supported units such as permanent supportive
housing, units in Friendship Court, & privately supported housing such as Southwood

53%

Very Low Income (30% to 50% AMI)

on Waitng
Lists

21
102

Unsheltered

In Emergency
Shelters

In Transitional Housing

In Permanent
Supportive Housing

What is a Point In Time Count?
Each year, communities complete an annual Point in Time count of people experiencing
homelessness on a specific day. The numbers referenced above were collected in February
12rural counties
of 2018 for the urban area only, they do not include individuals or families in the
who have been known to sleep in tents, cars & campers.

Homeownership Market Conditions

Median Single-Family Sales Price

Drive Until You Qualify

$349,900 Urban Area median sale price in 2018
$325,000 Urban Area median sale price in 2017

While the rural areas sold a much higher share of their houses at prices below $200,000,
transportation costs for commuters add significantly to the cost of living in the rural counties
where the only transportation options are driving alone or carpooling.

How Commuting Impacts Housing Affordability
*Assuming a cost of .58 cents per mile for 20 days a month

A family of three with an
income at 60% AMI could
afford to pay no more than

$216,000
$$$

12% Urban Area Houses sold below $200k in 2018
48% of Rural Area houses sold below $200k in 2018

-$394

-$418

-$441

-$766

-$766

15 mi 1-way

17 mi 1-way

18 mi 1-way

19 mi 1-way

33 mi 1-way

33 mi 1-way

Lake
Monticello

Ruckersville

Crozet

Scottsville

Louisa

Lovingston

-$348

$165,480 Rural Area median sale price in 2018
$184,000 Rural Area median sale price in 2017

1,400 workers commute to Charlottesville or Albemarle from Augusta County.

Severely Cost-Burdened Homeowners

Race & Equity Disparities in Ownership

5,420 owner households in the region spent more than 50% of their income on
housing.
• 2,560 Households in the Urban Jurisdictions

Ownership rates vary significantly by race and ethnicity. The chart below shows the percentage
of households who own their home for the identified racial groups in both the urban and rural
areas.

•

2,860 Households in the Rural Counties

Urban Areas

Rural Areas

U.S. National Average (2017 ACS Data)

Extremely Low Income (Less than 30% AMI)
47%
of

81%

Households

Very Low Income (30% to 50% AMI)

81%
71%

69%

57%

55%

29%

of
Households

Low Income (50% to 80% AMI)
11%

of
Households

52%

42%
31%

29%

White

46%

Black

31%

Asian

Hispanic
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Homeownership Market Conditions

Occasional Use

Homewnership Rates By Locality

6,342 units in the region are held for occasional use making them unavailable for full-time
82%

occupancy & diverting units from the housing supply. Occasional Use Units consist of:
78%

81%

75%
63%

60%
41%
Charlottesville

Louisa

Fluvanna

Albemarle

Greene

Nelson

U.S. Average

If moderate-income households had ownership rates equivalent to higher incomes, the
region would need an additonal...

AirBNB Rentals

2nd Homes

Share of Locality Housing Stock Held for Occasional Use

27%

1,200 to 1,600

+

+

=

13%

More Units priced

$150,000 to
$300,000

Seasonal Homes

1%

2%

3%

4%

Charlottesville

Albemarle

Fluvanna

Greene

Louisa

Nelson

The Economic Impact of Unaffordability
These housing problems have many consequences for the region’s economy. Employers report difficulties in recruiting & retaining workers. Turnover & absenteeism are higher than desirable,
in part, because of the burdens of those long commutes. Those who must recruit workers with specialized skills often find they are forced to pay higher salaries than their counterparts pay in
other parts of the state. Economic development professionals across the region report difficulties in recruiting new businesses due to concerns about their ability to move & attract workers to a
market with such high housing costs. The many workers forced into long commutes generate air pollution. The causes & forces perpetuating the mismatch between housing costs & incomes
are many. They cut across geographies – both urban & rural areas have families & individuals burdened with high housing costs, living in overcrowded or substandard
conditions or homeless.

Interventions Available to Address Affordability Include:

Supportive
Housing

Public Housing

L.I.H.T.C.

Shared Equity
Homeownership

Community Land
Trusts

Homebuyer
Counseling

Down Payment
Assistance

Accessory
Dwelling Units

Zoning &
Regulatory
Reform

Financial
Assistance

Provision of
Development
Sites

Supportive
Infrastructure

Affirmatively
Furthering Fair
Housing

One-Stop Center
for Housing
Assistance

Employer-Assisted
Housing

Housing
Rennovations
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Comprehensive Regional Housing Study
and
Needs Analysis
Virginia Planning District 10

Submitted to:
Thomas Jefferson Planning District Commission

March 22, 2019
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Executive Summary
Thomas Jefferson Planning District Commission (TJPDC) has formed a Regional Housing
Partnership (RHP) to spearhead a cooperative strategic planning effort to address key
issues impacting housing affordability. This housing needs assessment is the first step in
the RHP’s strategic development effort.1
For this analysis, the Planning District’s affordable housing needs are defined to include:
•
•
•
•

households spending more than 30 percent of their income for housing, particularly
those spending more than 50 percent of their income;
replacement of public housing and Section 8-funded housing that have outlived their
useful lives;
homeless families and individuals and those temporarily doubled up with other
friends or family members and at risk of homelessness; and
substandard units, conservatively estimated based on those that lack complete
plumbing fixtures.

Over the past two decades, housing prices in Planning District 10 have increased rapidly as
new construction failed to keep pace with the increase in demand at all but the highest rent
and price levels. Wages have not kept up with rent increases due to international
competition and the stagnant minimum wage. Some of the strongest job growth in the
regional economy has taken place in the service sectors (restaurants, retail, hotels and
other services) where wages are relatively low and hours are often limited to less than fulltime. As demand increased faster than supply, vacancy rates fell and landlords were able
to command higher rents from tenants with few other choices. While declining interest
rates made mortgages less expensive, the high levels of demand from new and existing
residents caused housing prices to rise quickly in step with buyers’ ability to qualify for
larger mortgages. Rents for older apartments and houses that historically would have been
affordable to low- and moderate-income households rose as they became attractive to
higher-income households. This was particularly true in Charlottesville and the urbanized
portions of Albemarle County with good access to the University of Virginia (UVA) and
other job centers.

The analysis distinguishes between the urban area, which includes the City of Charlottesville and
the Development Areas of Albemarle County designated for growth, and the rural area, which
includes the rest of Albemarle County and all of Fluvanna, Greene, Louisa and Nelson counties.
1
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Now the region faces a rental housing market where:
•

Rents in major apartment complexes in the urban area grew 5.8 percent annually
over the past two years and 4.0 percent annually since 2012, averaging $1,321 per
month.

•

Nine thousand renter households in Charlottesville and Albemarle County
(excluding student households) are paying more than 30 percent of their income for
housing costs, the accepted affordability standard established by the U.S.
Department of Housing and Urban Development (HUD), including over 4,000 who
are paying half or more of their income for housing, leaving little to pay for food,
health care, transportation and other critical costs.

•

In the four rural counties, 2,000 renters are paying more than 30 percent of income,
including 940 who are paying more half or more of their income in gross rent.

•

Cost burdens are much more prevalent among low-income households with as many
as two-thirds of renter households in the lowest income bracket experiencing severe
cost burdens.

•

At 50 percent of Area Median Income (AMI)2, a three-person household could afford
a net rent of not more than $920 per month. Review of current apartment and
rental house listings revealed only 27 urban area units with rents below $920 in the
urban area and 57 units in the rural area.

•

Short-term rentals including over 600 units listed on Airbnb are diverting units
from year-round rentals.

•

Publicly assisted housing includes 376 units of public housing operated by the
Charlottesville Redevelopment and Housing Authority and 1,967 units available at
reduced rates in developments supported by Federal Low-Income Housing Tax
Credits – 1,654 in the urban area and 313 in the rural area.

Household income as a percent of AMI is used as an indicator of relative incomes. HUD estimated
the metropolitan area median family income at $89,600 for a family of four in 2018. A four-person
family at 50 percent of AMI would have an income of $42,650, while a two-person family would have
an income of $34,150.
2
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•

An additional 1,294 households have been furnished with Housing Choice Vouchers,
which pay landlords the difference between 30 percent of the voucher holder’s
income and the designated Fair Market Rent. Of these, 219 are provided through
Fluvanna, Louisa and Nelson counties. The waiting list for vouchers includes 1,866
in Charlottesville (as of July 2017) and 1,350 in Albemarle, Fluvanna, Louisa and
Nelson counties; however, there is likely significant duplication across the lists.
Wait times are typically five to eight years.

•

The point-in-time count of people experiencing homelessness conducted in February
2018 found 134 individuals in emergency shelter, 21 in transitional housing, 102 in
permanent housing and 28 unsheltered individuals. The number in emergency
shelter had been declining with the Housing First strategy and the addition of 30
units with supportive services, but it ticked back up again in 2018.

•

This count does not include homeless individuals in the rural counties, who are
known to sleep in tents, cars and campers. The Greene County and Louisa County
school districts identified an additional 40 children currently unsheltered or
doubled up and at risk of homelessness.

On the hom eownership side:
•

The median sales price for single-family houses in Charlottesville and Albemarle
County was $325,000 in 2017 and $349,900 in 2018. In the rural counties, the
median single-family home sales price was $184,000 in 2017 and $165,480 in
Fluvanna, Louisa and Nelson counties in 2018.

•

Just under 7.5 percent of the urban jurisdictions’ homeowners and 9.2 percent of
the rural counties’ homeowners are spending half or more of their income on
housing costs. High costs are straining the budgets of more than 5,400 owner
households in Planning District 10, more than half of who live in the rural counties.
Three-quarters of these households have incomes at or below 50 percent of AMI,
and 42 percent have incomes at or below 30 percent of AMI.

•

A family of three with income at 60 percent of AMI could afford to pay no more than
$216,000 for a house. Only 176 urban area houses (12 percent) sold for less than
$200,000 in 2018.
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•

The rural counties sold a much higher share of their houses (48 percent) at prices
below $200,000, helping to meet the demand for lower-cost houses.

•

However, the cost of “drive till you qualify” is much higher than just the mortgage
payment. Transportation costs add significantly to the cost of living in the rural
counties where the only transportation options are driving alone or carpooling.

•

Almost 1,400 workers commute to Charlottesville or Albemarle County from
Augusta County, a clear indication of the shortage of affordable ownership housing
in Planning District 10.

•

Urban area homeownership rates are below the national average and significant
racial disparities exist with the homeownership rate for Black or African American
households at 29.2 percent in 2010 as compared with 31.0 percent for Hispanic
households and 54.5 percent for White households.

•

First-time homebuyers are finding it increasingly difficult to find housing that they
can afford. Greater Charlottesville Habitat for Humanity receives 180 to 205
applications annually from households seeking to invest in building a home. If
moderate-income households had ownership rates equivalent to those of households
at higher incomes, the region would need an additional 1,200 to 1,600 units priced
from $150,000 to $300,000 to meet the demand from first-time homebuyers.

•

Six percent of all units are held for seasonal use. Though many are in organized
resorts, others are scattered throughout the region. As second homes, they are no
longer available for year-round occupancy. Second-home buyers can often pay more
than can younger families and first-time homebuyers, driving up house prices.

•

The Albemarle Housing Improvement Program (AHIP), which provides home
repairs for low- and moderate-income households, has a waiting list of 292
households in Albemarle County and Charlottesville that need emergency repairs
and rehabilitation for their homes. Many more need assistance, including
households in surrounding jurisdictions, but AHIP lacks the funding to deal with
more than emergencies.

These housing problems have many consequences for the region’s economy. Employers
report difficulties in recruiting and retaining workers. Turnover and absenteeism are
higher than desirable, in part, because of the burdens of those long commutes. Those who
vi
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must recruit workers with specialized skills often find they are forced to pay higher salaries
than their counterparts pay in other parts of the state. Economic development
professionals across the region report difficulties in recruiting new businesses due to
concerns about their ability to move and attract workers to a market with such high
housing costs. The many workers forced into long commutes generate air pollution.
Summarized in the following table, the Planning District’s affordable housing needs are
defined to include:
•

•
•
•

households spending more than 30 percent of their income for housing (“costburdened”), particularly those spending more than 50 percent of their income
(“severely cost-burdened”);
replacement of public housing and Section 8-funded housing that have outlived their
useful lives;
homeless families and individuals and those temporarily doubled up with other
friends or family members and at risk of homelessness; and
substandard units, conservatively estimated based on those that lack complete
plumbing fixtures.
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Affordable Rental Housing Needs, Planning District 10, 2018-2040
Units or Other Financial Assistance for
Severely Cost- Other CostBurdened
Burdened
Household Income Level Households
Households
2018 Charlottesville and Albemarle County
<30% of AMI
1,970
400
>30% to 50% of AMI
1,630
1,320
>50% to 80% of AMI
440
2,590
>80% to 100% of AMI
640
Total Units
4,040
4,950
2040 Charlottesville and Albemarle County
<30% of AMI
2,310
310
>30% to 50% of AMI
2,340
1,700
>50% to 80% of AMI
680
3,380
>80% to 100% of AMI
1,200
Total Units
5,330
6,590
2018 Fluvanna, Greene, Louisa and Nelson Counties
<30% of AMI
560
220
>30% to 50% of AMI
270
300
>50% to 80% of AMI
110
500
>80% to 100% of AMI
40
Total Units
940
1,060
2040 Fluvanna, Greene, Louisa and Nelson Counties
<30% of AMI
780
280
>30% to 50% of AMI
370
380
>50% to 80% of AMI
170
620
>80% to 100% of AMI
60
Total Units
1,320
1,340
Source: Partners for Economic Solutions, 2018.

Substandard
Units

Units for
Public
Housing/
Section 8 1

Homeless
Families and
Individuals 2

Total Units or
Financial
Assistance
Needed

64
NA
NA
NA
64

439
NA
NA
NA
439

233
NA
NA
NA
233

3,106
2,950
3,030
640
9,726

TBD
NA
NA
NA
TBD

TBD
NA
NA
NA
TBD

TBD
NA
NA
NA
TBD

2,620
4,040
4,060
1,200
11,920

33
NA
NA
NA
33

TBD
NA
NA
NA
TBD

21
NA
NA
NA
21

780
570
610
40
2,000

TBD
NA
NA
NA
TBD

TBD
NA
NA
NA
TBD

TBD
NA
NA
NA
TBD

1,060
750
790
60
2,660

This measure of needs does not mean that the region needs almost 12,000 more rental
housing units. Rather, it includes housing problems that could be solved with financial
assistance, housing renovations, homebuyer counseling, permanent supportive housing, a
one-stop center for access to housing assistance, provision of development sites, community
land trusts, supportive infrastructure, employer-assisted housing and/or an overall
expansion of the housing supply through zoning and regulatory reform and accessory
dwelling units. Some of these households, particularly with incomes near or over 80
percent of AMI, would be helped by a housing supply expansion that eliminated the
demand/supply imbalance, reducing the market pressures that have led to high rents and
rapid rent increases.
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Ownership housing needs focus on owners with severe cost burdens and substandard units.
Almost 2,600 households need affordable units or financial assistance in Charlottesville and
Albemarle County in 2018; that number is projected to grow to 2,900 by 2040 (including the
current need). Despite the lower housing prices in the four rural counties, the homeowners’
needs are somewhat higher with more than 2,900 in 2018, growing to 3,750 by 2040.
Affordable Ownership Housing Needs, Planning District 10,
2018-2040
Units or Other Financial
Assistance for
Severely CostSubstandard
Burdened
Household Income Level Households
Units
2018 Charlottesville and Albemarle County
<30% of AMI
1,120
29
>30% to 50% of AMI
750
NA
>50% to 80% of AMI
510
NA
>80% to 100% of AMI
180
NA
Total Units
2,560
29
2040 Charlottesville and Albemarle County
<30% of AMI
1,130
TBD
>30% to 50% of AMI
820
NA
>50% to 80% of AMI
700
NA
>80% to 100% of AMI
280
NA
Total Units
2,930
TBD
2018 Fluvanna, Greene, Louisa and Nelson Counties
<30% of AMI
1,170
64
>30% to 50% of AMI
1,000
NA
>50% to 80% of AMI
520
NA
>80% to 100% of AMI
170
NA
Total Units
2,860
64
2040 Fluvanna, Greene, Louisa and Nelson Counties
<30% of AMI
1,420
TBD
>30% to 50% of AMI
1,240
NA
>50% to 80% of AMI
790
NA
>80% to 100% of AMI
300
NA
Total Units
3,750
TBD
Source: Partners for Economic Solutions, 2018.

Total Units or
Financial
Assistance
Needed
1,149
750
510
180
2,589
1,130
820
700
280
2,930
1,234
1,000
520
170
2,924
1,420
1,240
790
300
3,750

Housing Issues
The causes and forces perpetuating the mismatch between housing costs and incomes are
many. They cut across geographies – both urban and rural areas have families and
individuals burdened with high housing costs, living in overcrowded or substandard
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conditions or homeless – though some issues affect urban and rural areas differently. The
following matrix summarizes the key issues, distinguishing among those that apply more
directly to urban or rural areas and those that cut across jurisdictional lines.
Housing Issues Summary
Urban Area

Rural Area

Housing Supply
Too few units to meet demand, particularly close to jobs (R, O)
Too few affordable units to meet demand (R, O)
High construction costs (R, O)
Limited supply of housing for seniors (R, O)
Competition from retirees and second-home buyers (O)
Housing deterioration due to inadequate resources for maintenance (O)
Code enforcement can displace families without renovation assistance (O)
Mobile homes on rented lots subject to displacement (O)
Conversions to Airbnb (R, O)
Competition from UVA students (R)
Landlords not maintaining rental housing (R)
Tenants afraid to report substandard housing
conditions (R)
LIHTC unit subsidies expiring in next five years (R)
Land Development Policies
Over-commitment of land to single-family detached housing development (R, O)
Bans on manufactured housing limits housing options (R, O)
Need for more by-right zoning at appropriate densities (R, O)
Proffer legislation limits jurisdictions' ability to require developer contributions for needed infrastructure and
affordable housing (R, O)
NIMBY voices outweigh affordable housing priorities (R)
Inadequate supply of well-located land with zoning
(R, O)
Developability and pricing of Development Area land
with zoning (R, O)
Note: (R) indicates an issue related to rental housing. (O) indicates an issue related to ownership housing.
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Housing Issues Summary (Continued)
Urban Area
Land Development Policies (Continued)
Need to incentivize redevelopment of older
commercial properties (R, O)
Charlottesville's development approval process lacks
predictability and certainty and takes too much time
and money (R, O)
Zoning by number of units per acre is a disincentive
to building smaller, more affordable units (R)
In Albemarle County proffered affordable units are
not all being purchased by eligible households (O)

Rural Area

Inadequate supply of developable land with zoning
for multi-family and small single-family home
development (R, O)
Inadequate water and sewer infrastructure (R, O)
Lengthy development approval processes inhibit new
development (R, O)
Fiscal zoning to minimize multi-family development
(R)
Large-lot zoning increases land costs (O)
High tap fees (O)
Transportation
Housing + transportation costs are too high (R, O)
Available transit is not frequent enough to meet needs (R, O)
Seniors will increasingly need transit services for daily living (R, O)
Commuting hours divert time with family and
community (R, O)
Car-dependent commuters are at greater risk of
missing work due to car troubles (R, O)
Development patterns do not support efficient transit
service (R, O)
Homebuyers who drive till they qualify spend too
much time and money commuting (O)
Funding
Federal funding is inadequate and declining (R)
Limited resources for workforce rental housing above 60 percent of AMI (R)
Limited resources for first-time homeownership (O)
Albemarle County housing funds are not committed
beyond next year or two (R, O)
Annual allocations are not sufficient to meet needs,
particularly for major redevelopments (R, O)
Tax reform reduced the value of Low-Income
Housing Tax Credits (R)
Minimal, if any, funding available for affordable
housing development or repairs (R, O)
Note: (R) indicates an issue related to rental housing. (O) indicates an issue related to ownership housing.
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Housing Issues Summary (Continued)
Urban Area
Rural Area
Household Incomes
Prevalence of low-wage, part-time jobs in service and tourism economy limits earning potential (R, O)
Low levels of education and training prevent career advancement (R, O)
Limited transportation to job centers (R, O)
Limited and expensive child care options (R, O)
Redlining and historic discrimination have constrained low-income families' ability to build financial assets
and wealth (R, O)
Homeowners who inherited their homes but have no clear title may be ineligible for assistance or private
financing (O)
Difficulty in saving for a downpayment and closing costs as housing costs escalate faster than incomes (O)
First-time homebuyers' levels of student and other debt (O)
First-time homebuyers can't compete with older buyers paying cash (O)
Lack of knowledge about resources for first-time homebuyers (O)
Discrimination
Language and cultural barriers to fair housing choice (R, O)
Overt and covert discrimination against low-income, minority households and families with children (R)
Tight markets limit tenants' leverage (R)
Note: (R) indicates an issue related to rental housing. (O) indicates an issue related to ownership housing.
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Affordability Profile: 													

GREENE COUNTY

Defining Affordability

Affordability Gap

The Department of Housing and Urban Development (HUD) defines affordability as not
spending more than 30% of a household’s income on housing-related expenses.

Total Housing Units In 2018: 8,344
200 Renter Households pay more than 30% of their incomes towards housing costs

Affordable

Cost-Burdened

Severely Cost-Burdened

• 210 pay more than 50%
430 Owner Households pay more than 50% of their incomes towards housing costs
By 2040...
260 Renter Households will pay more than 30% of their incomes towards housing costs
• 270 will pay more than 50%
630 Owner Households will pay more than 50% of their incomes towards housing costs

<30%

>30%

>50%

For this analysis, affordable housing needs are defined by the
following four characteristics:
1

Households spending more than 30% of their income for housing, particularly
those spending more than 50% of their income.

2

Replacement of public housing & Section 8-funded housing that have outlived
their useful lives.

3

Homeless families & individuals & those temporarily doubled up with other
friends or family members & at risk of homelessness.

4

Substandard units, conservatively estimated based on those lacking complete
plumbing fixtures.

Regional Median Income

for a family of four

Severely Cost-Burdened Households

$17,950

$20,500

$23,050

$29,420

40% AMI

$23,920

$27,320

$30,720

$34,120

$36,880

50% AMI

$29,900

$34,150

$38,400

$42,650

$46,100

60% AMI

$35,880

$40,980

$46,080

$51,180

$55,320

80% AMI

$47,800

$54,600

$61,450

$68,250

$73,750

170

90

80

............$89,600

$25,600

2040

130

10
<30%
AMI

Greene Median Income..........................................................$62,952

30% AMI

2018

Renter
Households

>30 50% AMI

<30%
AMI

>50 80% AMI

2040

2018

Ownership
Households

>30 50% AMI

190

160

210
170

140
100
60

30
<30%
AMI

>30 - 50% >50 - 80% >80 - 100%
AMI
AMI
AMI

<30%
AMI

28 - 80% >80 - 100%
>30 - 50% >50
AMI
AMI
AMI
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GREENE COUNTY

Inflow/Outflow of Job Counts

Drive Until You Qualify

An estimated 1,815 people are employed in Greene County who live elsewhere & commute
in. 1,313 people are both employed and reside within Greene County. 6,714 people live in
Greene County but are employed and commute outside of the County.

Transportation costs for commuters add significantly to the cost of living in areas where the
only transportation options are driving alone or carpooling. Based on data from the U.S.
Census On the Map tool, residents of Greene County are commuting to the geographies
below. Distances are based on averages & may not fully capture actual commute milage.

2015 Census Data: On the Map Tool

How Commuting Impacts Housing Affordability

*Assuming a cost of .58 cents per mile for 20 days a month

6,714

1,815

-$208

9 mi 1-way

1,313

Hollymead

-$301

-$394

-$417

-$928

-$997

13 mi 1-way

17 mi 1-way

18 mi 1-way

40 mi 1-way

43 mi 1-way

Gordonsville Charlottesville

Orange

Harrisonburg Waynesboro

The Economic Impact of Unaffordability
These housing problems have many consequences for the region’s economy. Employers report difficulties in recruiting & retaining workers. Turnover & absenteeism are higher than desirable,
in part, because of the burdens of those long commutes. Those who must recruit workers with specialized skills often find they are forced to pay higher salaries than their counterparts pay in
other parts of the state. Economic development professionals across the region report difficulties in recruiting new businesses due to concerns about their ability to move & attract workers to
a market with such high housing costs. The many workers forced into long commutes generate air pollution. The causes & forces perpetuating the mismatch between housing costs & incomes
are many. They cut across geographies – both urban & rural areas have families & individuals burdened with high housing costs, living in overcrowded or substandard
conditions or homeless.

Difficulty Recruiting
& Retaining Workers

Increased Turnover &
Absenteeism

Non-Competitive
Salaries

Long Commutes that
Generate Pollution

Difficulty Recruiting
New Businesses

?
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How to Use This Chapter

Greene County’s affordable housing chapter is organized into three broad sections; the introduction, the housing
continuum, and high-level recommendations. Each section is intended to build upon the preceding one, culminating
with the strategic set of recommendations that provide a comprehensive list of possible tactics to address the affordable
housing challenges that Greene County is facing.

Introduction

The Introduction provides a brief overview of Greene County’s existing conditions and a summary of
feedback from the community. This section introduces baseline data that provides the foundation
for identification of strategies and recommendations.

The Housing Continuum

The Housing Continuum section identifies the existing gap across the housing typology spectrum
(unhoused, affordable rental, affordable homeownership, market rate rental, and market rate
ownership) and identifies specific goals to close the existing housing needs gap.

Recommendations

The Toolkit of Strategies contains broad, high-level strategies that address the housing continuum.
These are comprehensive strategies that are available to Greene County in their pursuit of providing
affordable housing.
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Greene County at a Glance

Greene County is located approximately 20-miles to the north
of downtown Charlottesville and is nestled along the Blue
Ridge Mountains and Shenandoah National Park to the west.
Greene County offers ample outdoor recreational amenities
and easy access to both Shenandoah National Park and
the Appalachian Trail. Several craft breweries, wineries, and
antique stores offer additional points of interest. Within easy
commuting distance of Charlottesville and just a short drive
away from the City of Richmond, and the Washington D.C.
metropolitan area, Greene County is strategically located
and offers residents a slightly lower cost of living when
compared to the surrounding urbanized areas. The Town
of Stanardsville, the county seat, provides a mixture of uses
within its historic downtown.

Greene County offers the amenities of a rural community
while still providing easy access to employment centers.
Roughly 6,700 working aged residents of Greene County
commute outside of the county for work, with the majority
traveling south towards Albemarle County and the City of
Charlottesville where large employment centers are located.
Longer commute times and increased transportation costs
can erode some of the cost savings afforded by Greene
County. As new development and investment comes
to Greene, opportunities exist to try and capture some
of those out-commuters and reduce their transportation
costs. The increased availability of broadband access and
telecommuting availability may also decrease the need to
regularly commute into the urbanized areas, further reducing
transportation costs and increasing affordability.

These issues and the existing conditions of Greene County
are examined further in the following sections. Goals and
strategies targeted specifically to address Greene’s unique
challenges are detailed later in this chapter.

Image courtesy of caar.com
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Situation

Situation and Opportunity

Community Engagement

Attendees noted affordable rent when compared to
surrounding areas, sense of community, and variety of
neighborhoods as positive aspects of the current state of
housing in Greene County. A lack of available inventory,
a lack of diversity in housing type (especially smaller
townhomes, apartments, and single family homes), and
an aging housing stock were highlighted as negative
aspects of the housing system. Attendees agreed that
a mix of housing types was important for creating a
healthy housing system in Greene. Obstacles to creating
a healthier system included infrastructure limitations (such
as water and sewer capacity), high land costs, and a
negative perception of affordable housing.

• What the current state of housing is like in Greene
County;
• What a healthy housing system looks like; and,
• What obstacles exist to meet the community’s vision.

In September of 2019, a public forum was held at the
Greene County Office building in downtown Stanardsville.
This open-house style meeting consisted of several
interactive stations where attendees could provide
feedback on a variety of housing-related topics. Those in
attendance were asked about the following topics:

TJPDC staff held a series of outreach events to solicit
feedback from Greene County stakeholders and
residents. A stakeholder meeting involving Greene
County Staff, affordable housing providers, and
development partners was held in August of 2019 to gain
a better understanding of the pressing affordable housing
needs, focused priority areas , and possible engagement
activities that would allow for the community to establish
its vision for affordable housing in Greene County.

Greene County has experienced a roughly 9.2% increase in population from 2010 to 2019, according to estimates from
the Weldon Cooper Center, the third highest growth rate within Planning District Region 10. The City of Charlottesville and
Albemarle County have experienced the highest growth rates in the region, and Greene County appears to have captured
a portion of that regional growth. Anecdotally, residents highlighted Greene’s relative affordability and low-cost of living
as compared to Charlottesville, driving demand for more units as families and individuals are priced out of the market and
seek more affordable alternatives in Greene County. As this demand continues to increase, Greene County must continue
to provide housing options across the spectrum, especially as competition increases for available units. Residents cited
demand for housing units in Greene County has outpaced supply, referencing specifically to the Terrace Green Apartment
community who recently completed an expansion of units after the first phase of units were all leased.
Opportunity

Greene County has the ability to capitalize on proactive planning efforts recently undertaken. The update to the
Comprehensive Plan, completed in 2018, along with the Ruckersville Small Area Plan, also completed in 2018, provide the
County with a strong set of foundational data to allow them to anticipate the needs of a growing population and have the
policy tools available to guide that growth appropriately.

Image courtesy of caar.com
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Greene County Quick Facts

To gain a clearer picture of existing conditions, staff reviewed American Census data to identify key demographic facts
about Greene County. The information presented visually on the following page provides an overview of key demographic
data sets and is intended to provide a snapshot of current conditions in Greene County.

Greene’s population has shown a roughly 9.2% (0.9% increase per year) increase from 2010 to 2019. Greene County is
faced with addressing the needs of a growing and changing population. The 2019 American Community Survey (ACS)
population estimate show a population total of 19,519 and 7,548 total households. The average household size is 2.69
persons. Greene County’s median age is 39.6 years old. 14% of Greene’s population does not hold a high school diploma,
29% of the population has graduated from high school, 28% have completed some college, and 29% have completed a
bachelors degree or higher.

2.0%

6%
Asian

Greene

6%

Virginia

9%

Hispanic

4% 3%

0.2% 0.2%
Two or More Native American

Other

0.4% 0.3%

86.5%

White

Asian

1.2%

0.5%

Hispanic Native
or Latino American

2.7%

Homeownership Rate by Race

6.4%

African
American

Other

2.6%

Greene’s median household income is $67,398. The median home value in Greene County is $236,400. Median gross rent
for Greene County is approximately $1,165 per month. Residents of Greene primarily own their home (78%), while 22% are
renters. 84% of the housing units in Greene are single-unit structures, with 10% of structures being mobile homes, and 6% of
structures containing multiple units. The breakdown of race and ethnicity for Greene County compared to that of the State
of Virginia is detailed below.

19%

Black

5%

Race & Ethnicity of Greene County

Race & Ethnicity

83%

62%

White
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Greene County Quick Facts - Continued

Population Characteristics

19,519

7,548

39.6

Median Household Income

$67,398

18%

35%

170

3.7%

6.6%

15.1%

13.1%

10.5%

7.5%

Building Permits

$200K +

$150K - $199,999

$100K - $149,999

$75,000 - $99,999

$50,000 - $74,999

$35,000 - $49,999

$25,000 - $34,999

$15,000 -$24,999

4.5%

20.2%
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Households by Income

Under $15,000

18.9%

Persons Below Poverty Line

6.4%

$1,165

0

4%

Over $1M

$500-$1M

6%

$300-$400K

$200-$300K

$100-$200K

Under $100K

40%

Value of OwnerOccupied Units

20%

8%

$400-$500K

0%

28%

Median Gross Rent

Post-Grad

14%

Median Age

Bachelor’s

15%

Households

28%

Some College

Total Population

29%

High School

$275,000

84%

Single Unit

Median Sale Price

Housing Characteristics

$236,400

Median Home Value

78%

Owner

Single Unit (84%)

Type of Structure

Owner (78%)

Multi-Unit (6%)

Ownership of Units

Renter (22%)

Mobile Home (10%)
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1,815

-$301

13 mi 1-way

18 mi 1-way

-$417
17mi 1-way

Orange

-$394

6,714

-$928

-$997

Harrisonburg Waynesboro

40 mi 1-way

*Assuming a cost of .58 cents per mile for 20 days a month

-$208

9 mi 1-way

Cville

*Top out-commute destinations based on 2018 Census on the Map

Hollymead Gordonsville

43 mi 1-way

How Commuting Impacts Housing Affordability

1,313

2018 Census Data: On the
Map Tool

Existing Conditions: Housing & Transportation Costs
Housing and transportation costs make up the two largest
components of a household’s budget. As of 2018, Greene
County currently has 200 renter households that spend
greater than 30% of their income on housing while 210
renter households spend more than 50%. 430 owner
households pay more than 50% towards housing. By 2040,
there is a 30% (260 renter households by 2040) expected
increase in the number of renter households paying more
than 30% of their incomes towards housing costs and a
roughly 46.5% (630 households by 2040) increase in owner
households paying more than 50% of their incomes towards
housing costs.
Transportation costs, such as a car payment, maintenance,
gas and insurance follow housing costs as the second
highest expenditure for a typical household. Based on
2015 American Community Survey data, 6,714 Greene
County residents are employed and commute outside of
the County for work, 1,815 people commute into Greene
County for work, and 1,313 both live and work within the
County. Commuting to and from work contributes to an
increase in a households overall monthly transportation
costs, and with roughly 83% of the working age population
commuting outside of Greene County, the cost savings
associated with a lower cost of living in Greene County
can quickly be eroded by transportation costs. Greene
County workers have an average commute time of 30.6
minutes, consistent with other localities within the region.
Top out-commute destinations include the Hollymead
area in Albemarle County, the town of Gordonsville, the
City of Charlottesville, the town of Orange, the City of
Harrisonburg, and the City of Waynesboro. Assuming an
average of .58 cents per mile for 20 working days a month,
out-commutes to the top employment destinations for
Greene County residents’ amount to an additional $541 a
month in transportation costs.
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SR

R-2

R-1

A-1

C-1

Existing Conditions: Current Land Use

An update to the Greene County Comprehensive Plan was
completed in 2016 and a revision to its Zoning Ordinance
was completed in May of 2020. These policy tools form the
underlying basis for land use decisions in the County. The
recent update of both of these tools enable Greene County to
strategically guide development into designated growth areas
while maintaining the rural landscapes and vistas that draw
residents and visitors alike. Of the roughly 100,000 acres in the
County, approximately 6,400 are located within designated
growth areas, leaving the remaining acreage as rural. These
growth areas consist of the Ruckersville Mixed Use Village
Center, the Stanardsville Town Mixed Use Center, and the
Corner Store Mixed Use Village Center.

To provide an understanding of the land use categories of the
Zoning Ordinance and to examine where housing can and can
not be developed is a pertinent step for developing precise
recommendations to address affordable housing concerns in
Greene County. The policy tools that are currently in place in
the Comprehensive Plan and the Zoning Ordinance all play
an integral role in the relationship of the built environment
and its impact on access to affordable housing. The land use
categories that accommodate residential development are
briefly examined below.

Conservation, C-1: The Conservation District covers much of the
western side of the County, including Shenandoah National Park
and along areas of terrain not suitable for development, such
as steep slopes and ecologically sensitive areas. This district is
intended to protect “specific purposes of protecting human life,
conserving natural resources, and ensuring that the County's
best natural habitats and scenic view sheds will not be lost. It
intends, furthermore, to protect against overcrowding of land
and to discourage a density of population that is inconsistent
with the County's ability to provide services.” (Greene County
Comprehensive Plan). Single family detached dwellings are
allowed within the C-1 district.
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Planned Unit Development (PUD): The Planned Unit
Development District is intended to allow “greater flexibility
in the use and design of structures and land where tracts
suitable in location, area and character would more aptly
be planned and developed on a unified basis rather than
by the traditional "lot by lot" zoning approach” (Greene
County Comprehensive Plan). By-right uses include singlefamily detached and semi-attached dwellings, duplexes
(either detached or semi-attached), multi-family dwellings,
and townhouses.

Senior Residential, SR (Revised 1/11/05): The SR district
is designed to accommodate the well-planned
development of age-restricted communities. It
encompasses areas located within town centers where
infrastructure is currently available or will provided in the
future and where commercial “and public services are
easily accessible or will be available within a definitive
period of time, and where there is reasonable access to
major transportation route or traffic connector.” (Greene
County Comprehensive Plan). Density should average
up to 25 dwelling units per acre. Uses permitted by-right
include age-restricted single family detached dwellings,
duplexes, triplexes, quadplexes, townhouses (not to
exceed 8 units per building), patio houses, condominiums,
and Apartments (apartment house or garden apartments).

and transportation options. By-right uses include singlefamily detached dwellings, two-family dwellings, garden
apartments, and Accessory Dwelling Units. Patio houses,
townhouses, and multiple-family dwellings are allowed with
a special use permit.

Existing Conditions: Current Land Use
Agricultural, A-1: The Agricultural district primarily
encompasses those areas outside of the growth areas with
the intended purpose of “protecting farming in the County
while accommodating kindred rural occupations and
limited residential use.” (Greene County Comprehensive
Plan). It is also intended to discourage density and
overcrowding and to preserve fertile crop land for
agricultural purposes. This zoning district notes that certain
rural residential growth is desirable in certain areas and
does not seek to eliminate that growth, only to direct and
manage it a well-planned and orderly fashion. Singlefamily detached dwellings and Accessory Dwelling Units
are permissible by-right in the A-1 district.
Residential (Single Family Dwelling Units), R-1: The R-1
Residential district is comprised of areas of the County
where there are “quiet, low-moderate density residential
areas, plus certain open areas where similar residential
development appears likely to occur. The location of this
District shall be limited to those growth clusters as designed
in the Greene County Comprehensive Plan.” (Greene
County Comprehensive Plan) and is the least-dense of all
of the residential zoning districts. Single family detached
dwellings built individually or in clustered neighborhoods,
along with Accessory Dwelling Units are permissible byright.
Residential (Multiple Family Dwelling Units), R-2: The
R-2 district allows for additional density than that of
R-1(approximately 4-16 dwelling units per acre). It is
intended to be located within established growth areas
and where infrastructure, such as water and sewer, are
provided and with the appropriate capacity are currently
in place or will be in place within a defined period of time.
Regulations within this district are intended to promote
accommodation for pedestrians, to community centers,
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4.5

Miles
6

Existing Conditions: Zoning Map

Legend

SNP

C-1

A-1

R-1

R-2

R-3

SR

PUD

B-1

B-2

B-3

M-1

M-2

Roads

3

Zoning Districts

[

0 0.75 1.5
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0 0.75 1.5

4.5

6
Miles

Multi-Family

Legend

3

[

Of the roughly 157 square miles that encompass
Greene County, only 1.8 square miles of land
have underlying zoning that allows for multi-family
development. These areas are concentrated in and
around Ruckersville and the Town of Stanardsville.

Existing Conditions: Current Multi-Family Zoning
Multi-Family: 1.8 Sq. Mi

Greene County: ≈157 Sq. Mi.
•
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Existing Conditions: Zoning

In the spring of 2019, TJPDC staff reviewed Greene County’s Zoning Ordinance as it related to housing. For each zoning
district identified in the Zoning Ordinance, several factors were inventoried to show what was permissible in each district.
Those factors included:

• Density- how many dwelling units are allowable?
• Bonus density- does the county have any incentives for increasing density in that district?
• Duplex allowable- Are duplexes allowed by-right?
• Multi-family- Are multi-family developments allowed?
• Mobile home allowed by-right- Are mobile homes allowed by-right?
• Mobile home allowed by S/C- Are mobile homes allowed with a special or conditional use permit?
• Accessory uses- Does the zoning district allow for accessory uses?
• Affordable housing incentive- Do incentives exist for the inclusion of affordable housing?

Based on staff’s review, no bonus density or affordable housing incentives exist within any of the zoning districts. Multifamily developments are allowed in the R-2, SR, and PUD zoning districts but not in any of the others, however, duplexes
are permissible in all of the zoning districts with the exception of R-1 and the M1 and M2 industrial districts. The R-2 and SR
residential districts allowed for the greatest density, at up to 16 dwelling units per acre in R-1 and up to 25 units per acre in
SR.

SR (Senior Residential)

R-2 (Residential District)

R-1 (Residential District)

A-1 (Agricultural Distict)

C-1 (Conservation district)

District

8 dwelling units per acre.

25 dwelling units per acre

6 dwelling units per acre for
single family attached
16 dwelling units per acre for
multi-family

10,000 sq. ft. to 87,120 sq. ft.
min lot size

2 acre min lot size

8 acres per unit

Density

No

No

No

No

No

No

No

Bonus Density

No

Yes

Yes

Yes

No

Yes, with S/P

Yes, with S/P

Duplex
Allowed

No

Yes

Yes

Yes

No

No

No

Multi-Family

No

No

No

No

No

Yes

Yes

Mobile Home
Allowed By-Right

No

No

No

Yes

No

Yes

Yes

Mobile Home Allowed
by S/C

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Accessory
Uses

No

No

No

No

No

No

No

Affordable Housing
Incentive

GREENE COUNTY ZONING ORDINANCE

PUD (Planned Unit
Development District)

1 single family residential unit
per parcel
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M1 (Industrial Limited) and
M2 (Industrial General)

*S/C = Special or Conditional Use Permit
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The Housing Continuum

Discussions with stakeholders and the public lead to the development of strategies targeted to address the specific needs
of Greene County. Each strategy addresses a rung on the housing spectrum: the unhoused, affordable rental opportunities,
affordable homeownership opportunities, market rate rental opportunities, and market rate homeownership opportunities.
This is a fluid system, and individuals and families can move throughout the housing system. Movement along the spectrum
can sometimes be made by choice, such as a retired couple selling their home and downsizing to a smaller rental more
suitable to their needs. However, many low to moderate-income families and individuals will find barriers that make it
extremely difficult for them to easily move within this system. The strategies listed in the following pages are targeted at
addressing those barriers, with the ultimate goal of equipping all Greene County residents with the ability to live where they
so choose within the county.

Through discussions, several key themes emerged. The first, that opportunities exist to leverage the update of the
Comprehensive Plan to better align the county’s vision of expanded affordability with actionable policy tools. Second,
the housing supply is aging which is resulting in a poorer quality of housing stock. Those residents at the vulnerable ends of
the socioeconomic scale are not able to access the services they need to rehabilitate their homes. Elderly cost-burdened
and extremely cost-burdened residents also have difficulty accessing funding programs for improving accessibility to their
homes to better enable them to age in place. Another theme that emerged was that as demand has grown for units in
Greene County, there is a fear that vulnerable residents may be displaced as new development encroaches onto naturally
occurring affordable communities, particularly the mobile home parks in the County.
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Affordable Rental

Affordable Ownership

Renter Households
ABOVE 80% AMI

Market Rate Rental

Owner Households
ABOVE 80% AMI

Market Rate Ownership

Identifying the Gap

Unhoused

Owner Households
at or below 80% AMI

30

Renter Households
at or below 80% AMI

#

Experiencing
Homelessness in
Need of Housing

400

Cost-Burdened

Severely CostBurdened

0

Substandard Units

410

413

#

30

200
13
100
200
190 550

210

Severely CostBurdened

#

11

Severely CostBurdened

Substandard Units

Point-in-time
count

Cost-Burdened

Unstablely Housed

#

Greene | 108

37

A simplified short, mid, and long-term categorization was
used in the time-frame category. Those that fall into the
short-term category would take less than one year and up
to three years to implement. Those that fall in the mid-term
category would be three to five years to implement, and
those in the long-term category would take five or more
years to implement.

• Programmatic: Creation or expansion of initiatives
• Capital: Financial commitments or funding streams
• Policy: Overarching guidance tools or plans

In addition to the number of interventions needed to
address each housing typology, the recommendation sets
include categories for the type of intervention and a rough
time estimate for implementation. For the intervention
type, three groups have been identified and include the
following:

Market Rate Ownership:
• Cost-Burdened: Households that pay more than 30% of
their income towards housing costs.

Market Rate Rental:
• Cost-Burdened: Households that pay more than 30% of
their income towards housing costs.

Affordable Ownership:
• Severely Cost-Burdened: Households that pay more than
50% of their income towards housing costs.
• Substandard Units: Housing that poses a risk to the health,
safety or physical well-being of occupants, neighbors, or
visitors.

Greene County Recommendations
The recommendations provide a comprehensive list of
high-level tools available to address the affordable housing
challenges in Greene County. These recommendations
are also relevant to the Town of Stanardsville, and many
can be implemented there. These recommendations were
identified through a series of stakeholder meetings of the
Strategies and Analysis Committee of the Regional Housing
Partnership, who provided their expertise to refine them.
Each recommendation set is grouped according to the
typology along the housing continuum that they address (i.e.
unhoused, affordable rental, affordable ownership, marketrate rental, and market-rate ownership), many strategies
address multiple typologies and can be found in multiple
recommendation sets. Each recommendation set includes
a total number of interventions needed to address the
current gap. Details for each recommendation set can be
found below.
Unhoused:
• Point-in-Time Count: Count of sheltered & unsheltered
people on a single night in January.
• Unstably Housed: Families with children or unaccompanied
youth (up to age 24) who have not had a lease or
ownership interest in a housing unit in the last 60 or more
days, have had two or more moves in the last 60 days, and
who are likely to continue to be unstably housed because
of disability or multiple barriers to employment.
Affordable Rental:
• Severely Cost-Burdened: Households that pay more than
50% of their income towards housing costs.
• Cost-Burdened: Households that pay more than 30% of
their income towards housing costs.
• Substandard Units: Housing that poses a risk to the health,
safety or physical well-being of occupants, neighbors, or
visitors.
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UH-5

UH-4

UH-3

UH-2

UH-1

ID

Develop private landlord incentives to participate
in voucher program or in accepting low-income
renters. Incentives could take the form of security
deposit payments, one-month rental funds in
case of a tenant vacating early, funds for tenant
damage repair, etc.

Invest resources into identified community
resource groups to increase their capacity to
create affordable rental units available to people
experiencing homelessness & provide home
rehabilitation to prevent people from falling into
homelessness.

Apply for available programs such as the Low
Income Housing Tax Credit Program, Housing
Choice Voucher Program, Mainstream Voucher
Program, and Section 202 Supportive Housing
Program. Set aside units for people at risk of or
experiencing homelessness.

Dedicate local funds to the Continuum of Care
Homeless prevention program to address Greene
County residents at risk of homelessness.

Dedicate per capita proportional cost of local
funds to the Consortium of Care emergency shelter
program

Recommendation

Policy

Capital

Programmatic

Capital

Capital

Type

Mid-Term

Long-Term

Long-Term

Mid-Term

Mid-Term

Timeframe

Unhoused Recommendations

Unhoused

Experiencing
Homelessness in
Need of Housing

#

Point-in-Time Count

#

Unstably Housed

#
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ID

Recommendation

Type

Mid-Term

Timeframe

Policy

Programmatic

MId-Term

Short-Term

Short-Term

Policy

Share data and recommendations with JAUNT and
TJPDC’s Ride Share to identify prioritized transit stop
and park and ride lot locations within the county.
New developments within the growth areas should
accommodate commuter transit service to help
reduce household transportation costs.

In partnership with local providers, develop a lease
to own program where households that meet
income restrictions can have the opportunity to
purchase a home at the end of a two-year period
where a percentage of their monthly rent is applied
to the down payment. This two-year program
would also allow for participants to repair their
credit prior to home purchase.

Programmatic

Reduce or waive tap fees for projects that include
affordable housing units.

AFR-2

AFR-3

AFR-4

Conduct inventory of homestay units in the County,
to gauge whether there are impacts with this
activity.

AFR-1

Affordable Rental Recommendations

Affordable Rental
Renter Households at
or below 80% AMI

210

Severely CostBurdened

200

Cost-Burdened

0

Substandard Units

410
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AFR-9

AFR-8

AFR-7

AFR-6

AFR-5

ID

Encourage residents to be proactive, involved, and
informed in development review of new housing
projects and about the housing need and supply in
the county.

Pursue the development and implementation of an
Anti-Displacement and Tenant Relocation policy
and accompanying guidelines and regulations.

Make use of available programs such as the
Low Income Housing Tax Credit, Housing Choice
Voucher Program, Mainstream Voucher Program,
and Section 202 Supportive Housing Program.

Work with regional partners to advertise and
promote homebuyer education courses and
resources, to either provide additional funding or
directly assist in loan program promotion.

Encourage the development of missing middle
mixed-income housing, particularly in the
Ruckersville and Stanardsville areas. This could
take the form of a Low Income Housing Tax Credit
(LIHTC) project.

Recommendation

Policy

Policy

Programmatic

Programmatic

Policy

Type

Long-Term

MId-Term

Mid-Term

Mid-Term

Long-Term

Timeframe

Affordable Rental Recommendations - Continued

Affordable Rental

Renter Households at
or below 80% AMI

210

Severely CostBurdened

200

Cost-Burdened

0

Substandard Units

410
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ID

Recommendation

Type

Long-Term

Timeframe

Programmatic

Policy

Mid-Term

MId-Term

Short-Term

Programmatic

Work with regional partners to advertise and
promote homebuyer education courses and
resources, to either provide additional funding or
directly assist in loan program promotion.

Reduce or waive tap fees for projects that include
affordable housing units

Policy

AO-1

AO-2

AO-3

AO-4

Create an Accessory Dwelling Unit
implementation guide/toolkit to promote
the mutual affordability benefits of ADUs to
homeowners and renters & promote grant
programs targeted to ADU creation.

Expand capacity of existing non-profit organizations
that provide retrofit and rehabilitation supportive
services, either through partnership or dedicated
funding to rehab and preserve the aging housing
supply.

Affordable Ownership Recommendations

Affordable
Ownership

Owner Households at
or below 80% AMI

400

Severely CostBurdened

13

Substandard Units

413
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AO-7

AO-6

AO-5

Create a set aside fund to increase the supply of
affordable homeownership units. This support could
be used to partner with Community Land Trusts,
neighborhood stabilization program, shared equity
programs, market rate builders, and to provide
down payment assistance.

Encourage the development of missing middle
mixed-income housing, particularly in the
Ruckersville and Stanardsville areas. This could
take the form of a Low Income Housing Tax Credit
(LIHTC) project.

Allow for mobile, manufactured,and modular
homes by-right in all residentially zoned districts

Policy

Capital

Policy

Policy

Type

Short-Term

Long-Term

Long-Term

Short-Term

Timeframe

Recommendation

AO-8

Share data and recommendations with JAUNT and
TJPDC’s Ride Share to identify prioritized transit stop
and park and ride lot locations within the county.
New developments within the growth areas should
accommodate commuter transit service to help
reduce household transportation costs.

ID

Affordable Ownership Recommendations - Continued

Affordable
Ownership

Owner Households at
or below 80% AMI

400

Severely CostBurdened

13

Substandard Units

413
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ID

Recommendation

Type

Mid-Term

Timeframe

Programmatic

Programmatic

Short-Term

Long-Term

Mid-Term

Policy

Expand non-profit capacity to enable aging in
place with accessibility retrofit programs, such as
the installation of ramps, especially for those who
are cost-burdened and extremely cost-burdened.

Identify and inventory county-owned land that
could be used in support of the community land
trust model to establish affordable communities.

Programmatic

AO-9

AO-10

AO-11

AO-12

Expand existing partnerships with non-profits
to increase capacity of housing rehab and
preservation services, especially for those who
are cost-burdened and extremely cost-burdened
(inclusive of direct loans/grants to homeowners).

Pursue the development and implementation of an
Anti-Displacement and Tenant Relocation policy
and accompanying guidelines and regulations.

Affordable Ownership Recommendations - Continued

Affordable
Ownership

Owner Households at
or below 80% AMI

400

Severely CostBurdened

13

Substandard Units

413
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MR-3

MR-2

MR-1

Codify recommendations in the Ruckersville Area
Plan to encourage mixed-use and mixed-income
communities within Ruckersville

Share data and recommendations with JAUNT and
TJPDC’s Ride Share to identify prioritized transit stop
and park and ride lot locations within the county.
New developments within the growth areas should
accommodate commuter transit service to help
reduce household transportation costs.

Create an Accessory Dwelling Unit
implementation guide/toolkit to promote
the mutual affordability benefits of ADUs to
homeowners and renters & promote grant
programs targeted to ADU creation.

Policy

Policy

Policy

Policy

Type

Long-Term

MId-Term

Short-Term

Short-Term

Timeframe

Recommendation

MR-4

Encourage residents to be proactive, involved, and
informed in development review of new housing
projects and about the housing need and supply in
the county.

ID

Market Rate Rental Recommendations

Market Rate Rental

Renter Households at
or ABOVE 80% AMI

#

Cost-Burdened

#
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MR-5

ID

Encourage the development of missing middle
mixed-income housing, particularly in the
Ruckersville and Stanardsville areas. This could
take the form of a Low Income Housing Tax Credit
(LIHTC) project.

Recommendation

Policy

Type

Long-Term

Timeframe

Market Rate Rental Recommendations - Continued

Market Rate Rental
Renter Households at
or ABOVE 80% AMI

#

Cost-Burdened

#
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MO-3

MO-2

MO-1

Codify recommendations in the Ruckersville Area
Plan to encourage mixed-use and mixed-income
communities within Ruckersville.

Work with regional partners to advertise and
promote homebuyer education courses and
resources, to either provide additional funding or
directly assist in loan program promotion.

Create an Accessory Dwelling Unit
implementation guide/toolkit to promote
the mutual affordability benefits of ADUs to
homeowners and renters & promote grant
programs targeted to ADU creation.

Progrmamatic

Policy

Programmatic

Policy

Type

Short-Term

Mid-Term

Mid-Term

Short-Term

Timeframe

Recommendation

MO-4

Promote existing household budgeting and
financial literacy programs to increase awareness
of the long-term costs of homeownership and
better prepare residents .

ID

Market Rate Ownership Recommendations

Market Rate
Ownership

Owner Households at
or ABOVE 80% AMI

30

Cost-Burdened

30
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