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Chapter 1
Introduction

1.3 THE 2040 LOUISA COUNTY COMPREHENSIVE PLAN

CHAPTER 1 - INTRODUCTION

The 2040 Plan is the first comprehensive revision since 2001. This
document represents a culmination of two years of collaborative efforts
between the community at large, Board of Supervisors, Planning
Commission, Board-Appointed Plan Steering Committee, Citizen Plan
Review Committee, and county staff. During that period, more than a
dozen community and public meetings took place across the county to
solicit residents’ interests, concerns, and suggestions to develop
consensus. During the course of those meetings, three major themes
emerged:

1.0 PURPOSE
The Louisa County Comprehensive Plan (“the Plan”) guides future
land use decisions in the County. The Plan provides successive public
bodies a common framework for addressing desirable future land use
planning. The community can use this document to balance competing
private interests, while protecting public investments. It guides
planned, responsible development in a manner that protects valued
resources, while shaping the County’s character. Finally, the Plan
provides a factual and objective basis for considering proposed land
use designations, rezonings, subdivisions and related changes.

1. Conserve and preserve the County’s rural character and way of
life.
2. Recognize that, while change is inevitable, growth management
tools can help the community prepare and plan for its future.
3. Protect established and future communities.

1.1 REQUIREMENTS
The Code of Virginia requires all local governments to develop and
adopt a comprehensive plan to guide the future physical development of
the community (§ 15.2-2223).

The 2040 Plan contains many ideas for protecting and preserving the
County’s rural character, including a thorough review (and update
where necessary) of designated growth areas, based on detailed future
needs analyses, trends and projections. Simultaneously, the Plan
provides the means for planning the delivery of capable public services
to ensure a healthy future economy.

“The comprehensive plan shall be made with the purpose of guiding and
accomplishing a coordinated, adjusted and harmonious development of the
territory, 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…a review of the comprehensive plan shall take place
every five years”

1.2 PLAN CHRONOLOGY: Adoption of the first Louisa County

Other significant updates include the creation of sub-area plans with
modest building and site design standards, such as enhanced
landscaping, larger lot sizes, and fewer driveway entrances; establishing
entrance corridors that welcome travelers to Louisa and facilitate traffic
flow; and creating thicker vegetative buffers along primary roads.

Comprehensive Plan occurred in April 1979. Subsequent plan
amendments ensued in 1993, 2001, 2006, and 2012. In 2017, the first
three chapters received updated information. In 2018, the Board of
Supervisors requested a full update of the current plan.
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1.4 VISION STATEMENT

VISION STATEMENT
“We strengthen our sense of community by providing resources for residents, promoting agriculture
and forestry, ensuring environmental stewardship, establishing reasonable growth areas, and
maintaining our rural character.”
This Plan addresses and amplifies the vision statement above. The eight supporting goals are:









Preserve and protect our rural heritage and natural resources
Encourage open space retention
Safeguard historic resources
Maintain community characteristics
Ensure compatibility between land uses
Manage growth by concentrating development activity
Encourage high quality development
Maximize returns on the investment of public resources
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Chapter 2
History and
Demographics

CHAPTER 2 – HISTORY AND DEMOGRAPHICS
2.0 INTRODUCTION
Rich history is an indelible part of the Louisa’s heritage, and
understanding the County’s current and future demographic information
is critical in the development of the Plan. Louisa’s desirable location
between the Cities of Richmond and Charlottesville, close proximity to
I-64, and the North Anna Nuclear Power Station (and associated Lake
Anna reservoir) and a number of other factors have contributed to
population increases and related growth. Industrial and commercial
development are integral to the County’s current economic makeup,
with agriculture and forestry still playing a vital role. This chapter
provides a brief historical summary and critical demographic details.

2.1 LOUISA COUNTY HISTORY SUMMARY
Prior to 1700, the inhabitants of the area, now known as Louisa County,
were the Monasiccapanoe Indians, one of the five tribes of the
Monacan Indian Confederacy. Wars between the colonists and the
tribes of Central Virginia forced the indians from the area by the late
17th century. The County was named in
honor of Princess Louisa, the youngest
daughter of George II of England and
wife of Frederick V, King of Denmark.

Mississippi Governor George Poindexter, Frederick Harris (the first
president of what is now the C & O Railroad) and John Mercer
Langston (Virginia's first black congressman, university president, and
U.S. minister to Haiti) are all famous sons of Louisa County.
Many events important in colonial history, the Revolutionary and Civil
Wars and early American industrial history are part of Louisa County's
past. The famous ride of Jack Jouett from Cuckoo Tavern to
Charlottesville in 1781 (which saved Thomas Jefferson and the
Virginia General Assembly from British capture), the Battle of
Trevilians, and the establishment of the first east-west railroad in
Virginia all occurred in the County.

Louisa County is home to many famous
Virginians including Thomas Jefferson,
George Rogers Clark, Dabney Carr
(brother-in-law to Thomas Jefferson) and
Patrick Henry (both Henry and Carr
represented Louisa County in the colonial
House of Burgesses. The well-known
naval architect Admiral David Taylor,
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One of the County’s primary economies has been and continues to be
agriculture. Major crops included tobacco, wheat, corn, and oats.
There was a significant increase in the production of livestock,
especially beef, after the Revolutionary War. The fertility of Louisa
County soils made the County a major source of wheat for the United
States and overseas markets, during the early- to mid-nineteenth
century.
Forestry and mining have been an important part of the County’s
economic history since the eighteenth century. Pine, oak, walnut, maple,
and ash were primary timber crops. Gold mining took place in Louisa
County until the end of the nineteenth century. Most gold mining
occurred along several branches of Contrary Creek. Other minerals
found in the County include silver, copper, lead, mica, sandstone, iron
ore, zinc, granite, vermiculite, and quartz. Due to the variety of bedrock
types within Louisa County, a host of economic rock and mineral
resources are available within the County and continue to be part of the
local economy. In general, the line of active mines in the nineteenth
century ran on a northeast-southwest line from Wares Crossroads to
Profitts Corner (now the intersection of Route 605 and Route 33).

approximately 300 significant historic resources. Also located in
Louisa County is The Green Springs National Historic Landmark
District (designated in 1973), which encompasses approximately
14,000 acres of nationally significant landscapes and buildings, many
of which predate the Civil War.
2.1.1 Louisa County Major Land Development Regulations
Over the years the County adopted and modified several major land
development ordinances or codes. Complete ordinances and codes
are available online at www.Louisacounty.com. A list of document
titles and adoption dates are as follows:
 Subdivision: December 1966, amended December 1997.
 Zoning: June 1969, amendments of August 1981 and May
1987. There have been periodic minor revisions since 1987,
with the latest major revision in December 1997.
 Erosion and Sedimentation Control: September 1979, revised
in April 1991, March 2008, and February 2015.
 Site Plan Development: May 1992, amended 2019 to
streamline processes to aid small businesses.
 Agricultural and Forestal Districts: May 1992, revised August
2014 and March 2017.
 Telecommunications Regulations: May 2015.
 Lake Anna Shoreland Use and Design Standards: June 2015
 Floodplains: October 2016

The Town of Louisa was chartered in 1893, although the settlement
there had been a center of economic, political and social activity in the
County, since the establishment of the courthouse in the mideighteenth century. The Town of Mineral (the site of a settlement
formerly known as Davis' Turnout, Tolersville, and Mineral City) was
incorporated in 1902. Mineral grew as various lumber and
manufacturing industries located there.
Louisa's rich and storied history is evident in the remarkable wealth of
historic structures, sites, and features. A Historic Resource
Identification and Survey of Louisa County, Virginia was prepared in
1993 by the Thomas Jefferson Planning District for the County. This
document identifies a total of 829 historic structures and
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2.2.2 Population Age and Ethnicity

2.2 DEMOGRAPHICS

•

It is critical to review and understand the past, current and projected
demographic profiles of Louisa County. Associated trends and projected
future changes were integral in this document’s development.

•

2.2.1 Population Growth




County
Virginia
Louisa
Albemarle
Fluvana
Goochland
Hanover
Spotsylvania

1980

1990

5,346,818 6,189,317
17,825 20,325
55,783
68,040
10,244
12,429
11,761
14,163
50,398
63,306
34,435
57,403

15.8%
14.0%
22.0%
21.3%
20.4%
25.6%
66.7%

2010

Change
2000-2010

Total
Change
1980-2010

14.4%
26.1%
16.5%
61.3%
19.1%
36.4%
57.5%

8,001,024
33,153
98,970
25,691
21,717
99,863
122,397

13.0%
29.4%
24.9%
28.2%
28.8%
15.7%
35.4%

49.6%
86.0%
77.4%
150.8%
84.7%
98.1%
255.4%

2000

Change
1990-2000

7,079,030
25,627
79,236
20,047
16,863
86,320
90,395

Gender/Race/Ethnicity

Median Age Comparison

The estimated population for Louisa County is 36,021. This
represents an 8.7% growth since the 2010 census.
Louisa County and other counties in our region are growing faster
than the state as a whole.
The Weldon Cooper Center for Public Service is projecting growth
to continue in Louisa County and in our region that will outpace the
state as a whole, although growth rates are expected to be lower than
in the previous 20 years.
Change
1980-1990

The median age of Louisa County residents, 45.3 years, is
slightly higher than most of our neighboring localities.
The majority of the County’s population is between 45 and
64 years old.

County

2018

2025

Change
2018 -2025

2035

Change
2025-2035

2045

Change
2035-2045

Change
2018-2045

Virginia
Louisa
Albemarle
Fluvana
Goochland
Hanover
Spotsylvania

8,517,685
36,021
108,639
26,692
23,176
107,357
133,441

9,145,616
37,926
118,828
28,478
24,467
113,198
147,334

7.4%
5.3%
9.4%
6.7%
5.6%
5.4%
10.4%

9,874,244
43,049
134,104
32,092
27,677
123,230
170,595

8.0%
13.5%
12.9%
12.7%
13.1%
8.9%
15.8%

10,528,817
47,836
148,337
35,457
30,671
132,331
192,503

6.6%
11.1%
10.6%
10.5%
10.8%
7.4%
12.8%

23.6%
32.8%
36.5%
32.8%
32.3%
23.3%
44.3%

Location
Virginia
Louisa
Albemarle
Fluvanna
Goochland
Hanover
Spotsylvania
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Age
38
44.5
38.6
42.6
48.4
42.6
37.7

Category
Male
Female

Population % of Total
17,699
49.4%
18,161
50.6%

White
25,996
Black or African American
5,870
Hispanic or Latino
762
Asian
160
American Indian & Alaska Native
123
Native Hawaiian and Other Pacific Islander
16
Some Other Race
225

78.41%
17.71%
2.30%
0.48%
0.37%
0.05%
0.68%
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2.2.3 Population by Census Tract
Evaluating Louisa’s population by census tract provides additional
information regarding population changes.





Census Tract 9503 showed the greatest increase between the
2000-2010 censuses. This tract includes the fastest
developing growth area in the County, Zion Crossroads.
This trend is likely to continue to be the fastest growing
region of the County.
The slowest growth occurred in Census Tract 9502, which
includes the incorporated Towns of Louisa and Mineral.
These growth trends highlight interest in locating near
available resources, services and transportation, a factor
considered when creating future growth areas.

Population by Census Tract
Tract
9501
9502.01
9502.02
9503
9504
9505
County

Year
2000
2010
2000
2010
2000
2010
2000
2010
2000
2010
2000
2010
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Population
5,335
7,040
6,934
8,311
5,987
8,551
2,217
2,911
5,154
6,340
25,627
33,153

%
Change
31.96%
19.86%
42.83%
31.30%
23.01%
29.37%

Pop. Per Housing per
sq mile
sq mile
46.2
24.2
61.1
35.2
63.5
30
75.9
38.9
45.9
21.5
65.6
31.9
39.3
15.6
51.7
21.5
60.1
24.5
74.4
31.2
60.1
24.5
66.8
32.9
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mmary

Housing
Category

2.2.4 Population Summary

Count
17,021
3,570
10,721
2,730

Total housing units
Vacant units
Owner-occupied units
Renter-occupied units

 The population of Louisa County has nearly doubled since 1980 and
has increased by a projected 8.7%, since the 2010 Census.
 The Weldon Cooper Center for Public Service projections show a
significantly slower rate of growth through 2045, as compared to the
growth experienced from 1980 through 2010. However local
development trends suggest that it may be higher than projected.
 The median age of Louisa County residents (45.3) is higher than both
the State of Virginia and the United States, as a whole. Although it
does follow a trend of higher median ages in our region.
 When compared to other localities in our region, Louisa County has
lower rates of educational attainment in both 4-year and advanced
degrees.
 Demographics reflect a high number of retirees in the County.
 When compared to other counties in the region, there is a higher that
average number of renter occupied units in Louisa County, likely
driven by vacation homes on Lake Anna and the high number of
mobile homes in the County.
 Average commute times for Louisa County workers is higher than the
state or national averages.
 Household and family incomes are lower than the state and national
average, although the poverty rates are equivalent to the state and
lower than the national averages.

Avg. household size owner-occupied units
Avg. household size renter-occupied units

2.54
2.75

Median value

$212,900

Economic Characteristics
Louisa
28,340
62.4%
57.6%
36.3
$75,541
$87,957
8.1%
11.8%

Pop. 16 yrs and older
% In labor force
% Employed
Mean travel time to work (mins)
Mean household income (dollars)
Mean family income (dollars)
Families below the poverty level
Individuals below the poverty level

Virginia
6,708,391
66.1%
64.4%
28.2
$94,229
$109,435
7.8%
11.2%

Educational Attainment
Location
Virginia
Louisa
Albemarle
Fluvanna
Goochland
Hanover
Spotsylvania

High school graduate
24.3%
35.0%
17.7%
26.0%
25.3%
26.2%
30.5%
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4 yr degree Grad degree
21.5%
16.1%
14.1%
9.2%
26.7%
25.6%
18.4%
13.9%
24.6%
14.2%
25.2%
12.8%
19.0%
11.4%
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CHAPTER 3 – LAND USE
3.0 VISON & GOAL

Chapter 3
Land Use

VISION:
The citizens of Louisa County will preserve, protect, and encourage the development and improvement of its
open spaces, agricultural and forestal land for the production of food and other agricultural and forestal
products. We will focus high quality development into the desired established growth areas to efficiently
deliver opportunities and services to citizens of Louisa County.

GOAL:
Preserve Louisa County’s rural character, beautify its gateways and roadways, and accommodate future
growth by:






Directing growth away from rural areas
Encourage compact cluster development in growth areas
Adopting larger residential lot sizes in rural areas
Improving the appearance of major gateways and roadways
Reduce the frequency of access points on public roads

CHAPTER 3 – LAND USE
3.1 OVERVIEW
Future land use planning is a core component of the County’s Comprehensive
Plan. It provides guidance for future County growth and development by
establishing the locations, types, and intensity of land uses. Future land use
plans are developed by evaluating existing development and future growth
projections and developing guidelines to accommodate new development in
specific growth areas, while preserving the County’s rural heritage elsewhere.
Guiding principles include:

3.1.2 The Plan
The Plan protects Louisa’s rural character and provides for efficient delivery
of public services, and for accommodating economic growth in designated
growth areas. Protection measures are necessary as the county population
continues to grow, including:

1. Preserving and protecting the County’s rural heritage.
2. Establishing reasonably sized target growth areas to shape and manage
future development.
3. Creating distinct water and sewer service districts to enhance growth
areas.
4. Beautifying the County’s major gateways and primary roadways.
5. Broadening the tax base by establishing business and industrial parks.




3.1.1 Rural Values and Character








Generations of Louisa citizens have engaged in rural activity and a high degree
of importance is placed on rural values. Enterprise, industriousness,
stewardship, and community are threads deeply woven in Louisa County's
traditional fabric. Louisa County’s rural character includes small towns and
villages, open spaces, farms, forests, gravel roads, and clean water.
Agriculture is a vital part of the economy; forestry is active; hunting and,
fishing are plentiful; and farm animals abound. Residential development
outside of growth areas is low density; sprawl is minimal; and country stores
thrive. Affordable land and available jobs in the County are important to
ensure that residents can work close to home.

Direct development toward strategically located growth areas to
reduce development pressure on the more rural areas.
Increasing the desirability of growth areas by providing public water
and sewer services.
Requiring larger lot sizes in rural areas.
Promoting cluster development in growth areas.
Creating a Transfer of Development Rights (TDR) program.
Employing shared lot entrances.
Mandating meaningful landscaped buffers along primary roadways.
Devising a system of gateways to create community identity and pride
and facilitate traffic flow.

Implementing the Plan through designating growth areas and rural areas will
require leadership, community support, and careful analysis of the costs and
benefits of public action.
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use, and the operation of machinery on the public highways) and higher land
prices are other challenges faced by agricultural and forestal producers. There
are currently 7,615 undeveloped lots containing fewer than five acres in the
County. A shortage of farm/forestry workers, and aging farmers and forest
landowners themselves are challenges to farming and forestry in the future.

3.1.3 Benefits of Agriculture and Forestry
Agriculture and forestry are major contributors to Louisa County's economy
through the sale of products, employment, and associated / support activities.
Over 280,000 acres of land (or 88 percent of the county) are devoted to
agriculture and forestry. Agriculture and forestry also provide related benefits
such as protection of public water supply watersheds; preservation of the
natural landscape and open space; and less costly service delivery needs than
would be required by more intensive growth alternatives.

Louisa County Agricultural/Forestal Districts
District name

Farms and forestland have traditionally contributed to the quality of life in
Louisa County. They provide the rural character and scenic quality, which
distinguish these areas from urban and suburban regions.

Beaverdam Creek AFD
Cuckoo AFD
Ellisville AFD
Gold Mine AFD
Green Springs AFD
Indian Creek AFD
Inez AFD
Inglewood AFD
Mountain Road AFD
Patrick Henry AFD
Sheltons Mill AFD
South Anna AFD
Taylors Creek AFD

3.1.4 Challenges to Agriculture and Forestry
Key challenges facing Louisa County agricultural producers are:
1. Production economics;
2. Residential growth;
3. Market access;
4. Environmental concerns;
5. Diminishing support systems for agricultural supplies; and
6. Farm labor.
The challenges facing the stewards of Louisa's forestland are twofold:
 Protect the suitable forest land base from further fragmentation; and
 Maintain and enhance forest productivity on those lands suitable for
sustained forest management.

No. of Parcels
10
8
17
31
59
5
8
7
11
14
7
40
20

Acreage
443
420
1,502
3,246
9,385
517
445
623
2,047
1,311
277
1,632
233

3.1.5 Rural Preservation and Protection Measures
Louisa County employs a number of regulatory and non-regulatory techniques
for preserving rural character, including:
 Creating growth areas served by exclusive utility service districts,
thereby alleviating development pressure while preserving farm and
forestry lands.
 Supporting conservation and open-space easements, and Agricultural
and Forestal District designations.
 Recognizing the Green Springs National Historic Landmark District,
National Register of Historic Places importance that encompasses
approximately 14,000 acres.

Development pressures from urban/suburban expansion are major challenges
to agriculture and forestry. Residential development in the rural portion of
Louisa County has both direct and indirect effects on agricultural and forestal
activities. Direct effects include:
Attempts by residents to regulate or prohibit routine farm activities (e.g.
spreading of fertilizer and manure, grazing animals near residences,
commercial timbering, reforestation operations, controlled burns, pesticide
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protection, efficiency in providing government services, and preservation of
its valuable resources.

Assessing farm-related property based on the use value instead of
market value, thus lowering taxes and making farm ownership less
expensive.
Requiring vegetative buffers to screen development along select
primary roadways
Encouraging the use of shared entrances between properties.
Increasing residential lot sizes outside of growth areas.

Growth Management will:
 Direct anticipated and desired growth to areas the County can serve
efficiently with appropriate levels of public service;
 Increase the efficiency and value of County government; and
 Preserve and protect the rural character of the County which, in
addition to the people of the County, is the County's major resource
and strength.
Utility Service Districts will:
 Define the areas that publicly owned water and sewer infrastructure
will be provided;
 Support the more intense uses and density of designated growth areas;
 Prevent development sprawl outside of the designated areas; and
 Protect the public investment and rural areas of the County

3.1.7 Designated Growth Areas
Growth Areas create spaces for higher densities of mixed used development
(residential, commercial, industrial). These identified areas also allow efficient
infrastructure planning for the provision of water and sewer infrastructure.
The designated growth areas should have well planned, high quality
development that contains a healthy mix of uses, incomes, and open space.
Densities will be higher than in other areas of the county due to the provision
of water and sewer infrastructure and will maximize the number of
commercial, industrial, and residential uses that can be accommodated within
the growth areas in an environmentally sound, functional, and attractive
manner. Future land use designations clearly define the general types of land
uses desired throughout the County, both within and outside of growth areas.

3.1.6 Growth Management and Utility Service Districts
This plan is based on the concept that growth management is a community’s
use of a combination of various techniques which allow determination of the
amount, type, and rate of growth, and further allow growth to be channeled
into justifiable designated areas. Growth management is crucial in the creation
and definition of growth centers and rural areas. The approach weaves
together all aspects of the Plan to provide Louisa County with maximum rural

A recent review and analysis of designated growth areas revealed changing
growth patterns and outmoded information. As a result, the former Community
Service and Regional Service future land use designations were combined into
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a Mixed Use designation. A summary of the other growth area changes
follows:













Land Use Designations

A reduction of the total number of growth areas from nine (9) to eight
(8), by eliminating the Boswells Tavern Growth Area from the Plan.
This is due to the former growth area’s adjacency to the 14,000 acre
Green Springs National Historic Landmark District, which consists of
large farms, low residential density, and other factors preventing
potential future growth.
The Louisa and Mineral Growth Areas were substantially reduced due
to limited utility and transportation capability.
The Gordonsville Growth Area is reduced due to a limited
transportation network and surrounding land restrictions.
The Zion Crossroads growth area’s Mixed Use designation expanded
slightly.
Ferncliff Growth Area has additional Low Density Residential, a
reduction of Mixed Use, and a substantial conversion of Mixed Use to
Industrial designations.
Shannon Hill Growth Area includes an expansion of Low Density
Residential, a reduction and compaction of Mixed Use, elimination of
Community Service Use, and new Industrial Use designation.
Gum Springs Growth Area receives an increase in Low Density
residential, a reduction and compaction of Mixed Use, and elimination
of Regional Service designation.
Lake Anna Growth Area includes a slight increase in Low Density
Residential, a slight decrease of Mixed Use, and elimination of
Regional Service.

Rural

Predominated by agricultural activity and not developed for higher
intensity uses, employing land or water set aside, dedicated,
designated, or reserved for public or private use or enjoyment.
Includes very low density residential.

Low Density Residential

Single-family detached dwellings at a density of less than one
dwelling per two acres.

Mixed-Use

A combination of land use types that include medium and high density
residential, neighborhood scale commerical development, public
services such as schools, and civic uses such as churches, etc.
Excluded land uses include heavy and medium industrial activities.

Industrial

Includes the full spectrum of industrial uses (light, medium, and
heavy), as appropriate for adjacent development, infrastruture, and
environment.

Towns

Incorporated jurisdictions providing a variety of government services
where development follows their own adopted comprehensive plans
and zoning ordinances.

3.1.8 Relationship between Land Use and Zoning
Zoning defines the allowable uses of individual parcels of land. It can affect
value, the type of development permitted and division rights. Future Land Use
designation and maps have no immediate effect on an individual parcel of land
but are used to guide future Zoning changes initiated by the property owner.
Future zoning changes should conform with established future land use
designations and maps.

The next section contains growth area supporting details regarding
designations, updates, and delineation maps.
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patterns of rural counties over time. Development began with agricultural and
forestal activities in areas having fertile soil and abundant surface water.
Centralized settlements transformed into towns, development occurred near
Lake Anna (a regional recreational destination) and Interstate 64 interchanges.
As a result a majority of growth areas are along the county’s perimeter.

3.2 DESIGNATED GROWTH AREAS
3.2.1 Composite Growth Areas Map
A composite of the eight (8) growth areas on a County-wide map is below.
The locations of these growth areas generally follow the typical development
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3.2.2 Town of Louisa Growth Area (1)

UTILITY SERVICE DISTRICT

Centrally located in the County, the Town of
Louisa is the County seat. Though the County
growth area is adjacent to town boundaries,
development within the Town of Louisa must
follow The Town’s adopted comprehensive
plan and zoning ordinances.

The Louisa Utility Service District, when established, should serve and support
the more intense land use designations in this growth area, Mixed Use and
Industrial, and the Town of Louisa.

UPDATED LAND USE DESIGNATIONS
The Town of Louisa growth area includes small areas of Mixed Use at the east
and west end of town and a modest Industrial area. The remainder of this
growth area is Low Density Residential. Planned Unit Development (PUD)
should be the primary approach for any new development involving 10 or more
acres. This growth area has been reduced in both overall size and density due
to the aforementioned growth limitation factors.

Public water and sewer services are available,
as well as moderate transportation
capabilities and a host of public and private services, including natural gas and
high-speed internet.
Infill development is encouraged due to limited utilities and the lack of
transportation throughways. Intensive commercial uses or high density
residential projects are discouraged outside the Town’s boundaries due to the
high cost of expanding the public water and sewer services and providing
adequate transportation throughways. Interstate 64 is nine miles away from
the Town, making market access difficult.

Existing Conditions
Graphs represent the amount of vacant or developed land in each land use designation
LOW DENSITY RESIDENTIAL
Vacant
Parcels,
43%

COMMUNITY CONSENSUS
•
•
•
•

Controlled or managed growth through planning is a priority
Ensure an adequate and quality water supply
Continue using growth areas to manage growth
Preserve or protect county rural areas from new development

MIXED USE
Vacant
Parcels, 27%

Developed
Parcels,
57%

Total Acres:
Vacant Parcels:
Vacant Acres:

Developed
Parcels, 73%

2,223
112
963

Total Acres:
Vacant Parcels:
Vacant Acres:

353
22
96

INDUSTRIAL

GROWTH LIMITATION FACTORS

Developed
Parcels,
31%

The public water and sewer system will continue to be upgraded for improved
capabilities and service, but capacity will remain a limiting factor for future
growth planning. Transportation infrastructure in and surrounding the Town
of Louisa is insufficient to support significant high density residential uses
and/or new intensive commercial development. The existing and planned
infrastructure will accommodate a modest future population increase for this
area.

Vacant
Parcels,
69%

Total Acres:
Vacant Parcels:
Vacant Acres:

607
37
416

Town of Louisa Growth Area Map (1)
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3.2.3 Town of Mineral Growth Area (2)

UTILITY SERVICE DISTRICT

The Town of Mineral is centrally located in
Louisa County and directly east of the Town of
Louisa. Though the County growth area is
adjacent to Town boundaries, development within
the Town of Mineral must follow its adopted
comprehensive plan and zoning ordinances.

The Mineral Utility Service District, when established, should serve and
support the more intense future land use designations in this growth area
(Mixed Use and Industrial) and the Town of Mineral.

UPDATED LAND USE DESIGNATIONS
The Town of Mineral growth area includes small areas of Mixed Use
beginning at the Town limits and moving west past the Louisa County Public
School complex. The remainder of this growth area surrounds the town with
Low Density Residential. Planned Unit Development (PUD) should be the
primary approach for any new development involving 10 or more acres. This
growth area has been reduced in both overall size and density due to the growth
limitation factors described.

Public water and sewer services are available, as
well as moderate transportation capabilities and a
host of public and private services, including natural gas and high-speed
internet.
Infill development is encouraged, due to limited utilities and the lack of
transportation throughways. Intensive commercial uses or high density
residential projects are discouraged outside the Town’s boundaries due to the
high cost of expanding the public water and sewer services and providing
adequate transportation throughways. Interstate 64 is 12-14 miles away from
the Town, making market access difficult.

Existing Conditions
Graphs represent the amount of vacant or developed land in each land use designation

Vacant
Parcels,
66%

COMMUNITY CONSENSUS
•
•
•
•

MIXED USE

LOW DENSITY RESIDENTIAL

Controlled or managed growth through planning is a priority
Ensure an adequate and quality water supply
Continue using growth areas to manage growth
Preserve or protect county rural areas from new development

Total Acres:
Vacant Parcels:
Vacant Acres:

Developed
Parcels,
34%

Vacant
Parcels,
77%

Developed
Parcels,
23%

Total Acres:
Vacant Parcels:
Vacant Acres:

2,062
70
1,368

802
34
614

INDUSTRIAL

GROWTH LIMITATION FACTORS
The public water and sewer system will continue to be upgraded for improved
capabilities and service, but capacity will remain a limiting factor for future
growth planning. Transportation infrastructure in and surrounding the Town
of Mineral is insufficient to support significant high density residential uses
and/or new intensive commercial development. The existing and planned
infrastructure will accommodate a modest future population increase for this
area.

Vacant
Parcels,
91%
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Developed
Parcels,
9%

Total Acres:
Vacant Parcels:
Vacant Acres:

929
48
848
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Town of Mineral Growth Area (3) Map
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3.2.4 Zion Crossroads Growth Area (3)

UTILITY SERVICE DISTRICT

Located in the southwest corner of Louisa
County, the Zion Crossroads Growth Area is a
significant gateway into Louisa County and
borders the Green Springs National Historical
Landmark District.

The Zion Crossroad Utility Service District, when established, should serve
and support the more intense land use designations in this growth area.
Publicly-funded water and sewer utilities, operated by the Louisa County
Water Authority, will provide such services to the Mixed-Use designated zone
in this growth area.

Current development and future projections
support the Low Density Residential and
Mixed-Use designations in this growth area.
The Mixed-Use area continues to grow with high quality commercial and
residential development that is denser than other areas in the County.

UPDATED LAND USE DESIGNATIONS
The Zion Crossroads growth area includes a large Mixed Use area extending
both north and south of the Route 15 interchange with Interstate 64. The
remainder of the growth area extends Low Density Residential west along
interstate 64. The Low Density Residential area has been reduced in overall
size in support of more rural area approaching Louisa County’s intersection
with Albemarle and Fluvanna Counties. Planned Unit Development (PUD)
should be the primary approach for any new development involving 10 or more
acres.

Quality transportation and water/sewer infrastructure will continue to support
this developing area. Interstate 64 is immediately adjacent, making market
access easy.

COMMUNITY CONSENSUS
•
•
•
•
•


Existing Conditions

Controlled or managed growth is a priority
Ensure sufficient water supply and protect its quality
Continue using growth areas to manage growth
Preserve and protect the rural areas of the County
Ensure county roads support future development
Protect the Green Springs National Historical Landmark District

Graphs represent the amount of vacant or developed land in each land use designation
LOW DENSITY RESIDENTIAL
Developed
Parcels
75%

Vacant
Parcels
25%

MIXED USE

Vacant Parcels Developed
Parcels
52%
48%

GROWTH LIMITATION FACTORS
Transportation and public utility infrastructure improvements will be
necessary as new development occurs. The James River Water Project will
support the water and sewer needs for this growth area at full build-out. A
balanced approach to development will accommodate future population
growth and development by providing adequate infrastructure and sufficient
public and private services.

Total Acres:
Vacant Parcels:
Vacant Acres:
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1,124
85
276

Total Acres:
Vacant Parcels:
Vacant Acres:

3,739
249
1,930
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funded water and sewer utilities, operated by the Louisa County Water
Authority, will provide such services to the areas inside of the Mixed-Use and
Industrial designated zone in this growth area.

3.2.5 Ferncliff Growth Area (4)
Located in the southwest area of Louisa
County, the Ferncliff Growth Area is an
important gateway entrance into Louisa
County.

UPDATED LAND USE DESIGNATIONS
The size of the Low Density Residential area north of Interstate 64 will
increase to buffer the more intense development from Rural Areas. Mixed Use
will be more compact on both sides of the Interstate 64 interchange. The
Industrial area designation replaces Mixed Use south of Interstate 64 and
expands westerly towards Zion Crossroads to build on current industrial
development trends. This is intended to reduce traffic and population increases
associated with Mixed-Use development. Planned Unit Development (PUD)
should be the primary approach for any new development involving 10 or more
acres.

This growth area includes Low Density
Residential, Mixed Use, and Industrial areas
due to existing development trends and
infrastructure opportunities. Development in
this area is expected to follow current trends, adding moderate amounts of
smaller scale industrial development along the route 250 corridor, as parcels
become available to industry.

Quality transportation and water/sewer infrastructure will support these land
use shifts. Interstate 64 is immediately adjacent, making market access easy.

Existing Conditions

COMMUNITY CONSENSUS

Graphs represent the amount of vacant or developed land in each land use designation




Controlled or managed growth is a priority
Ensure sufficient water supply and protect its quality
 Continue using growth areas to manage growth
 Preserve and protect the rural areas of the County
 Ensure county roads support future development

LOW DENSITY RESIDENTIAL

Vacant
Parcels, 53%

Developed
Parcels, 47%

MIXED USE
Vacant
Parcels,
48%

Developed
Parcels,
52%

GROWTH LIMITATION FACTORS
Transportation and public utility infrastructure improvements will be
necessary, as new development occurs. The James River Water Project will
support the water and sewer needs for this growth area at full build,-out. Future
improvements to infrastructure will ensure that the growth area will
accommodate future expected population, commercial and industrial
development.

Total Acres:
Vacant Parcels:
Vacant Acres:

2,762
105
1,459

Total Acres:
Vacant Parcels:
Vacant Acres:

357
22
171

INDUSTRIAL

Vacant
Parcels,
50%

UTILITY SERVICE DISTRICT

Developed
Parcels,
50%

The Ferncliff Utility Service District, when established, should serve and
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Total Acres:
Vacant Parcels:
Vacant Acres:

2,799
109
1,412
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3.2.6 Gordonsville Growth Area (5)

UPDATED LAND USE DESIGNATIONS

Located in the northwest corner of
the County, the Gordonsville Growth
Area abuts the Town of Gordonsville
in neighboring Orange County.

The Gordonsville Growth Area will not have any outdated Community
Service land use designations. The land use area consists of a similar Industrial
area and a more compact Mixed-Use area that more closely aligns with the
expected and desired growth in the area. Planned Unit Development (PUD)
should be the primary approach for any new development involving 10 or more
acres. This growth area has been reduced in overall size due to the growth
limitation factors described.

This growth area may contain future
Town of Gordonsville public water
and sewer services, has moderate
transportation capabilities (including
rail). A full complement of both
public and private services is
available, including natural gas. This County growth area contains Industrial
and Mixed Use designations which, in concert the Town of Gordonsville’s
future development trends, can guide growth in the area.

Existing Conditions

Interstate 64 is 10.4 miles away from the Town of Gordonsville making market
access difficult.

Graphs represent the amount of vacant or developed land in each land use designation
MIXED USE

COMMUNITY CONSENSUS
• Controlled or managed growth is a priority
 Continue using growth areas to manage growth
 Preserve and protect the rural areas of the County
 Ensure county roads can support future development

Vacant
Parcels,
38%

INDUSTRIAL

Developed
Parcels,
62%

Vacant
Parcels,
30%
Developed
Parcels,
70%

GROWTH LIMITATION FACTORS
Significant growth in this area would require transportation infrastructure
improvements (both within the growth area and in the Town of Gordonsville
south through Routes 15 and 33). County-provided water and sewer does not
support or is projected to support new development. The Town of
Gordonsville may offer to extend their system to service the Mixed Use and
Industrial designations in the growth area. These limiting factors contributed
to the reduced size of this designated growth area.

Total Acres:
Vacant Parcels:
Vacant Acres:
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254
41
97

Total Acres:
Vacant Parcels:
Vacant Acres:

696
10
207
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3.2.7 Shannon Hill Growth Area (6)

UTILITY SERVICE DISTRICT

The Shannon Hill Growth Area is located
nearly halfway along interstate 64 on the
County’s southern boundary.

The Shannon Hill Utility Service District, when established, should support
the more intense land use designations (Industrial and Mixed Use) in this
growth area. There is no installed infrastructure for this public utility, however
future development is projected.

Planned or expected development will
include a large Industrial area supported
by a moderately sized Mixed-Use and
Low Density Residential space. The
overall size of the Shannon Hill Growth
Area is small, and Mixed Use and Low
Density
Residential
areas
are
appropriately sized to support future Industrial development. Industrial
development is supported by easy access to Interstate 64 and current/planned
utilities in the area.

LAND USE DESIGNATIONS
The Shannon Hill growth area includes a small Mixed Use area along both
sides of Route 605 at the closest access point to Interstate 64. The addition of
Industrial and larger Low Density Residential areas reduces and replaces a
large Mixed Use area previously planned. This growth area has been
significantly reduced in both size and development density due to the growth
limitation factors described. Planned Unit Development (PUD) should be the
primary approach for any new development involving 10 or more acres.

Existing Conditions

Transportation improvements will be necessary to support future Industrial
development.

Graphs represent the amount of vacant or developed land in each land use designation
LOW DENSITY RESIDENTIAL

COMMUNITY CONSENSUS






Controlled or managed growth is a priority.
Ensure sufficient water supply and protect its quality
Continue using Growth Areas to manage growth.
Preserve and protect the rural areas of the County.
Ensure County roads support future development.

Vacant
Parcels,
52%

Vacant
Parcels,
100%

Total Acres:
Vacant Parcels:
Vacant Acres:

GROWTH LIMITATION FACTORS
Transportation infrastructure improvements will be necessary as new
development occurs. Public water and sewer is not currently available in this
growth area, and may be required for future Mixed Use and Industrial
Development.

MIXED USE

3,495
21
3,495

Developed
Parcels,
48%

Total Acres:
Vacant Parcels:
Vacant Acres:

345
7
179

INDUSTRIAL
Vacant
Parcels,
60%

Developed
Parcels,
40%

The existing and planned infrastructure will accommodate a small future
population increase and support the Industrial and Mixed Use areas.
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Total Acres:
Vacant Parcels:
Vacant Acres:

549
5
330
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growth area map will provide a balanced approach to accommodate projected
future population and commercial growth.

3.2.8 Gum Spring Growth Area (7)
The Gum Spring Growth Area is
located near the south easternmost
part of the County, and immediately
adjacent to Interstate 64.

UTILITY SERVICE DISTRICT
The Gums Springs Utility Service District, when established, should serve and
support the more intense land use designation (Mixed Use) in this growth area.
There is no installed infrastructure for this public utility, but development has
been contemplated.

Planned or expected development
includes a large Mixed Use area
surrounding the interchange with I-64
and a large Low Density Residential
area buffering the more dense
development from the Rural Area.

UPDATED LAND USE DESIGNATIONS
The Gum Spring Growth area has reduced slightly in overall area. The
Community Service designation has been replaced by Mixed-Use. Portions of
the former Mixed Use area to the north and west of the Interstate 64
interchange have been converted to Low Density Residential to buffer the
Rural Area from the density of the Mixed-Use area. Planned Unit
Development (PUD) should be the primary approach for any new development
involving 10 or more acres.

Projected development for this area includes a mix of commercial and
residential development with a higher density than in other areas of the
County. Development of this type will require significant transportation
improvements and water and sewer infrastructure, but is suppported by
interstate 64 and nearby greater Richmond area.

COMMUNITY CONSENSUS

Existing Conditions

• Controlled or managed growth is a priority
 Ensure sufficient water supply and protect its quality
 Continue using growth areas to manage growth
 Preserve and protect the rural areas of the County
 Ensure county roads support future development

Graphs represent the amount of vacant or developed land in each land use designation
LOW DENSITY RESIDENTIAL

Vacant
Parcels,
61%

GROWTH LIMITATION FACTORS
Transportation infrastructure improvements will be necessary along Routes
522 and 250 as new development occurs. Public water and sewer is not
available in this growth area and may be required for future Mixed Use
Development.

Developed
Parcels,
39%

Total Acres:
Vacant Parcels:
Vacant Acres:

3,370
74
2,042

MIXED USE

Vacant
Parcels,
66%

Developed
Parcels,
34%

Total Acres:
Vacant Parcels:
Vacant Acres:

2,757
113
1,828

This growth area will require significant infrastructure improvements to
develop. If improvements are made, the planned land areas included on this
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3.2.9 Lake Anna Growth Area (8)

UPDATED LAND USE DESIGNATIONS

Located in the northeast corner of Louisa
County, the Lake Anna Growth Area is a
significant gateway into Louisa County.

The Lake Anna Growth Area has not changed in overall land area. The
Community and Regional Service designations have been replaced by Mixed
Use. The remaining Mixed Use area has been reduced. Portions of the former
Mixed Use area to the north and west of Route 208 has been converted to Low
Density Residential to buffer the rural area from the density of the Mixed Use
area. The only Industrial area is owned by Dominion Energy and is the
location of the North Anna Power Station. Planned Unit Development (PUD)
should be the primary approach for any new development involving 10 or more
acres.

Development trends and the community’s
interests support continued low density
growth in the majority of this growth area.
Mixed Use development is desired along
the Route 208 corridor providing an area
for high quality commercial and
residential development with a density higher than in other parts of this growth
area. Quality transportation infrastructure will support Low Density
Residential use and commercial development in desirable areas.

Existing Conditions
Graphs represent the amount of vacant or developed land in each land use designation
LOW DENSITY
RESIDENTIAL

Community Consensus
• Controlled or managed growth through planning is a priority.
• Ensure an adequate and quality water supply.
• Continue using growth areas to manage growth.
 Preserve or protect county rural areas from new development.
 Ensure county roads can support future development.

Vacant
Parcels,
54%

Developed
Parcels,
46%

Total Acres:
Vacant Parcels:
Vacant Acres:

GROWTH LIMITATION FACTORS
Transportation infrastructure improvements may become necessary as new
development occurs. Route 208, between the intersection of Route 522 and
New Bridge will need significant improvements to support the Mixed Use
area. Public water and sewer is not available and may be necessary to support
the density projected for this area.

MIXED USE

17,537
2,176
9,515

Vacant
Parcels,
66%

Developed
Parcels,
34%

Total Acres:
Vacant Parcels:
Vacant Acres:

1,540
49
1,022

INDUSTRIAL

Developed
Parcels,
100%

UTILITY SERVICE DISTRICT

6.0

The Lake Anna Utility Service District, when established, should support the
more intense land use designation (Mixed Use) in this growth area. There is
currently no installed infrastructure for this public utility, however future
development has been considered.

Implementation options
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Total Acres:
Vacant Parcels:
Vacant Acres:

479
0
0
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A comprehensive review and revision of the existing zoning ordinance will
follow adoption of this Plan. Any revision thereof should have as a primary
objective the implementation of the various policies presented in the Plan.
Administrating zoning regulations can and should be efficient, impartial, and
effective.

3.3 IMPLEMENTATION OPTIONS
After adoption of this Plan, follow up steps will ensure full implementation.
Those additional steps will involve amending the County’s zoning ordinance,
subdivision ordinance, and other ordinances and policies.
1. The zoning ordinance should be reviewed for inconsistencies with the
Plan, with specific regard to how Planned Unit Developments
(PUD’s) for residential, mixed use, and industrial park development
will apply since there will be a consolidation of uses over several
growth areas. Ordinances guide growth in a fashion understood by
the development community. The ordinances should be clear,
flexible, and enforceable.
2. The Subdivision Ordinance should be reviewed for inconsistencies
with the Plan.
3. Other County ordinances and policies need a review. Ground and
well water protection, mineral resources, solid waste and recycling,
workforce housing, nonpoint stormwater pollution (especially
surrounding water impoundments like Lake Anna), low impact
development, and preserving open spaces are all important, in the
transition.

3.3.2 Subdivision
Subdividing of land is administered through locally adopted ordinances.
Subdivision ordinances incorporate many of the standards noted in this
section. The provisions outlined in a subdivision ordinance are part of a longrange plan to guide and facilitate the beneficial growth of the community and
to promote the public health, safety, convenience, comfort, prosperity and
general welfare. More specifically, the purpose of these standards and
procedures will be to provide a guide for this process.

3.3.3 Planned Unit Development
A Planned Unit Development (PUD) is applicable for larger tracts of land
where Mixed-Uses are involved. By using a PUD approach, land development
is more efficient when clustered in denser configurations. This allows for
more open space and better access/movement. PUD’s should be the primary
approach for any new development involving 10 or more acres.

3.3.1 Zoning

3.3.4 Transfer of Development Rights

The zoning ordinance is the legal document supporting the Plan’s
implementation. Ordinances should reflect the intent of the uses in the Plan
and incorporate directions the community wants to follow, regarding the use
of land and natural resources. The Zoning Ordinance divides the County into
eight zoning districts---two agricultural, two residential, two commercial, one
industrial, and one resort development district. Zoning will likely come under
increased scrutiny as Louisa continues to grow in the 21st century. Although
the land use elements of the Plan will have a significant impact on County
residents, zoning can and will be useful as an administrative tool that helps
direct community development proposals through the public consideration
process.

Transfer of Development Rights is a program by which areas are designated
to receive higher density or more intense development (receiving areas) and
other areas are designated for lower densities or less intense uses than is
allowed through zoning. The rights to develop the land become commodities
purchased for use on the receiving area parcels. Generally, the locality
designates the donor area based on soils, geology, or open space designations.
A Transfer of Development Rights program would require inclusion in the
land use policy of Louisa County. This allows owners to retain equity in their
land by selling development rights. The public will need to be educated
regarding the benefits of this policy, as well as Purchase of Development
Rights, conservation easements, and related measures.
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residential development slows and County resources are not overburdened.
The total number of Agricultural Forestal Districts in the county is 13 (as of
May 2019). These Districts encompass 29,222.28 acres, which accounts for
approximately 9.2% of all agricultural/forestal lands.

3.3.5 Purchase of Development Rights
Purchase of Development Rights enables a local government to purchase
development rights attached to parcels designated for lower density
development than the in-place zoning allows. The government does not
transfer these rights elsewhere.

3.3.9 Land Use Taxation
Properties devoted to agricultural, horticultural, forest or open space use as
outlined in the Code of Virginia “Special Assessment for Land Preservation”
§58.1-3230, are subject to a reduction in real estate taxation. The purpose of
land use taxation is to preserve agriculture and forestry industries by providing
a financial incentive. This reduction in tax assessment is essential to many
agricultural/forestal operations and is an integral tool in rural preservation.

3.3.6 Historic Districts
Designation of historic districts occurs where there is a significant historic
building, sets of buildings, or land. Uses within such districts have regulations
for conformity with the district overseen by an advisory review board.

3.3.7 Groundwater Protection Overlay Districts
Groundwater Protection Overlay Districts (G-PODs) are suggested where the
underlying soil and geologic conditions combine to make an area of
groundwater more likely to be polluted from surface or subsurface uses.
Where these areas exist as identified in the DRASTIC Report, changes of use
might require the developer of the property to conduct additional tests to
ensure that a given use would not threaten the quality of the groundwater. The
districts do not necessarily deny certain uses, but within the GPODs, however,
additional care may be required to protect the groundwater supply. DRASTIC
is used to evaluate groundwater pollution potential. It is an acronym for seven
measured parameters: Depth (to groundwater), Recharge, Aquifer media, Soil
media, Topographic Position, Impact, and hydraulic Conductivity.

3.3.8 Agricultural/Forestal districts
Established by the State of Virginia, Agricultural-Forestal Districts (AFDs)
allow counties to offer incentives to landowners to maintain their property in
agriculture and forestry. These benefits include eligibility for Land Use
taxation, protection from eminent domain and municipal annexation, and
protection from frivolous nuisance complaints. These protections are in effect
for the duration of the contract period. As a result, the County is able to more
accurately plan land use in the region, since the owner agrees not to convert
the property to a more intensive use for the duration of the contract. The rural
nature of the landscape is maintained and the tax rates remain low since
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