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Stream Health Initiative

 Community Outreach

Stakeholder Work Groups

Set vision & goals

Developed final recommendations with staff

Community Learning Series (8 webinars/videos)

Online community surveys

 Result of Phase II: 14 community-developed recommendations for 
stream-health protection
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 Recommendation #1: Better protection of riparian buffers in Zoning 
Ordinance

 A riparian buffer is an area of vegetation adjacent to a stream, wetland, 
reservoir, or pond.
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 BOS adopted Resolution of Intent to amend the Zoning Ordinance on 
March 16, 2022

 BOS Work Session: August 20, 2025

 PC Public Hearing: February 10, 2026
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Scope of Riparian Buffer Project
 Move riparian buffer regulations from Water Protection Ordinance (WPO) to Zoning 

Ordinance, in order to:

 Protect water quality, stream health, and wildlife habitat, and boost climate 
resiliency;

 Address stream impairments by filtering nonpoint source pollution and 
reducing erosion and sedimentation; and

 Provide clarity on uses that are permitted within stream buffers

 Implement standards that protect buffer vegetation County-wide

 Apply riparian buffer requirements whether or not a site has a regulated land 
disturbance under review

 Place design and plan-preparation standards into the Design Standards Manual

 Keep current exemptions for agriculture and forestry

 Update County ordinance language to be consistent with the Chesapeake Bay 
Preservation Act (CBPA) and the Virginia Administrative Code Management 
Regulations of the CBPA.
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Where are the buffers?

 Current WPO buffer locations and proposed RBPS buffer 
locations are the same.

 The riparian buffers extend from any applicable waterbody or 
wetlands to the limits shown in draft section 4.23.4 – shown on 
next slide.
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Where are the buffers?7

Comprehensive Plan Location Buffer Width

Development Area

Not within water 

supply watershed

100 feet wide on each side of any perennial 

stream and contiguous wetlands

Within water supply 

watershed

The wider of either i) 100 feet on each side of 

any perennial or intermittent stream and 

contiguous wetlands, or ii) the limits of the 

Flood Hazard Overlay District. (Structures 

permitted in outer 50 feet on intermittent 

streams, with mitigation plan).

Rural Area

Public water supply 

impoundments

200 feet from the landward edge of the Flood 

Hazard Overlay District

Elsewhere The wider of either i) 100 feet on each side of 

any perennial or intermittent stream and 

contiguous nontidal wetlands or ii) the limits of 

the Flood Hazard Overlay District



Current Buffer Regulations

 Stream buffer regulations in Water Protection Ordinance 

 Land disturbances of 10,000 square feet or more require 
mitigation of stream buffer impacts

 No vegetation protection for land disturbances under 10,000 
square feet, or outside of regulated land disturbances

 Changes in land use are not regulated

 New structures requiring building permits are not permitted in 
buffers
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Proposed Riparian Buffer Protection Standards 

New section of Zoning Ordinance

- 4.23.1 – Intent

- 4.23.2 – Applicability

- 4.23.3 – Authority, Powers, and Duties of Riparian Buffer Administrator (RBA)

- 4.23.4 – Boundaries - General

- 4.23.5 – Site-specific Determinations of Riparian Buffers

- 4.23.6 – General Performance Standards

- 4.23.7 – Permitted Structures, Improvements, and Activities

- 4.23.8 – Structures, Improvements, and Activities Subject to Approval by the 

Riparian Buffer Administrator [with mitigation plan]

- 4.23.9 – Mitigation Plan: Form, Standards, Content, Surety 

- 4.23.10 – Special exceptions
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Vegetation – Performance Standards11

Now - WPO

• For permitted development 
projects with at least 10,000 
square feet of disturbance, 
buffer vegetation can be 
removed/changed with a 
mitigation plan

• Elsewhere, any buffer 
vegetation can be removed



Vegetation – Performance Standards12

Proposed (4.23.6)

• Except for permitted uses, “native 
vegetation within the riparian 
buffer must not be disturbed or 
removed” in all buffers, whether or 
not development is under review

• Applies to all disturbances, not just 
those above 10,000 square feet

• Buffers “must be maintained in as 
natural a condition as possible.”

• Guidance provided in Design 
Standards Manual

Now - WPO

• For permitted development 
projects with at least 10,000 
square feet of disturbance, 
buffer vegetation can be 
removed/changed with a 
mitigation plan

• Elsewhere, any buffer 
vegetation can be removed



Vegetation – Performance Standards13

Proposed (4.23.6)

• Except for permitted uses, “native 
vegetation within the riparian 
buffer must not be disturbed or 
removed” in all buffers, whether or 
not development is under review

• Applies to all disturbances, not just 
those above 10,000 square feet

• Buffers “must be maintained in as 
natural a condition as possible.”

• Guidance provided in Design 
Standards Manual

• Manual

Now - WPO

• For permitted development 
projects with at least 10,000 
square feet of disturbance, 
buffer vegetation can be 
removed/changed with a 
mitigation plan

• Elsewhere, any buffer 
vegetation can be removed

RBPS would permit two 
categories of uses:

• By right
• By administrator 

approval, with a 
mitigation plan



RBPS: Permitted Uses

 By Right (4.23.7):

Agriculture & forestry (forestry would still require BMPs & 
streamside management zones in accord with State law)

Utilities

Water-dependent facilities

Pervious passive recreation facilities, plus signs/kiosks

Historic preservation & archaeology

Buffer restoration & replacement

Native vegetation planting

Minor installations (posts, poles, etc.)

Limited vegetation removal (hazards, noxious/invasive species, 
etc.)
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RBPS: Permitted Uses

 By RBA approval, with mitigation plan (4.23.8):

 In the outer 50 feet:

Temporary E&S facilities

Structures necessary for reasonable use of a lot, or DA structures 
on intermittent streams in water supply protection areas

Environmental restoration projects

Stream crossings for roads, streets, and driveways

Building sites & water/sewer facilities where buffer restrictions would 
otherwise prevent reasonable use

Flood management facilities (with standards)

Stormwater outfalls

 Impervious recreation facilities

Public Uses
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Mitigation Plans (4.23.9)

 Restoration of disturbed area/vegetation at 2:1 ratio (area)

 Plantings must include only native species

 Buffer vegetation must be planted, established and maintained as 
described in the DSM.

 RBA can require bonds until plants are established
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Special Exceptions (4.23.10)

• Special exceptions permitted only for:

• Vegetation management standards (4.23.6)

• Uses permitted by right (4.23.7)

• Uses permitted with mitigation plan (4.23.8)

• Abutting landowners must be notified

• Riparian Buffer Administrator can require a water quality impact 
assessment

• Section establishes several factors for Board to consider

• Conditions may be applied to approvals and performance bonds may 
be required.
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Changes Since Planning Commission Hearing

 Removed requirement for RBA approval of all invasive-
species removal

 Added more detail on standards for site-specific surveys in 
Design Standards Manual

 If adopted, effective date September 1, 2026
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Changes Since Planning Commission Hearing

 Agricultural Structures

 Draft prohibits new 
agricultural structures in 
buffers

 In the Rural Area, buffers 
extend to the edge of the 
floodplain – not just the 
first 100 feet

 Flood Hazard zoning 
regulations permit ag 
structures in the floodway 
fringe, but draft RBPS 
language would not.
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Changes Since Planning Commission Hearing

 Agricultural Structures

 Proposed updated language:

Sec. 4.23.7 – Permitted Structures, Improvements, and Activities

 The following are permitted within riparian buffers and must follow the 

performance standards in section 4.23.6 (C), and obtain all required 

Federal, State and County permits: 

A.  Agriculture.  Bona fide agricultural activities, excluding: 

1.   Roads not exempt under section 17-300 (D); and 

2.   New agricultural structures located within 100 feet of the top 

bank of any perennial or intermittent stream or its contiguous 

wetland. 
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Next Steps

 After adoption:

CDD staff will work with CAPE to increase public awareness 
of the new regulations

Outreach will include partner organizations

Buffer-related changes to the Design Standards Manual will 
be posted for public review and comment (30 days)
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Questions?



Public Hearing



Recommended Action

 Should the Board of Supervisors support adoption of 
these ordinance amendments:

 I move to adopt the ordinances included as 
Attachments D, E, F, and G, with the change to 
draft section 4.23.7(A) recommended by staff.
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27 4.23.10 Factors to Consider:

1. The requested exception to the criteria is the minimum necessary 
to afford relief; 

2. Granting the exception will not confer upon the applicant any 
special privileges denied by this section to other property owners 
similarly situated in the vicinity; 

3. The exception is in harmony with the purpose and intent of this 
section and is not of substantial detriment to water quality; 

4. The exception request is not based upon conditions or 
circumstances that are self-created or self-imposed; 

5. Reasonable and appropriate conditions are imposed, as 
warranted, that will prevent the exception request from causing a 
degradation of water quality; and 

6. Other findings, as appropriate and required by the Board are met. 
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Total area of WPO Buffers
• approx. 68,500 acres
• 14.6% of the County

DA: 1,668 acres (7.0% of DA)
RA: 66,811 acres(15.2 % of RA)
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Where are the buffers?45

Development Area

Not within a water supply 
protection area

100 feet wide on each side of any 
perennial stream and contiguous 
nontidal wetlands

Within a water supply 
protection area

The wider of either i) 100 feet on 
each side of any perennial or 
intermittent stream and 
contiguous nontidal wetlands, or 
ii) the limits of the Flood Hazard 
Overlay District. (Structures 
permitted in outer 50 feet on 
intermittent streams, with 
mitigation plan).

Public water supply 
impoundments

200 feet located adjacent to and landward of any such 
impoundment as measured horizontally from the limits of the Flood 
Hazard Overlay District

All other locations The wider of either i) 100 feet on each side of any perennial or 
intermittent stream and contiguous nontidal wetlands or ii) the 
limits of the Flood Hazard Overlay District
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