
Agenda 
 

PLANNING COMMISSION REGULAR DOCKET 
TUESDAY, August 11, 2020 at 5:30 P.M.  

Virtual Meeting 
 
I.  Commission Pre-Meeting (Agenda discussion(s))  

Beginning: 5:00 p.m.  
Location: (Electronic/Virtual) 
 

II.      Commission Regular Meeting  
Beginning: 5:30 p.m.  
Location: (Electronic/Virtual)  

 
A. COMMISSIONERS' REPORTS 
B. UNIVERSITY REPORT  
C. CHAIR'S REPORT  
D. DEPARTMENT OF NDS  
E. MATTERS TO BE PRESENTED BY THE PUBLIC NOT ON THE FORMAL AGENDA  
F. CONSENT AGENDA  

(Items removed from the consent agenda will be considered at the end of the regular agenda) 
1.   Minutes –  June 9, 2020 – Pre- meeting and Regular meeting 
 

III.   JOINT MEETING OF COMMISSION/ COUNCIL  
Beginning: 6:00 p.m.  
Continuing: until all public hearings are completed  
Format: (i) Staff Report, (ii) Applicant, (iii) Hearing  

 
 No public hearings scheduled 
 
IV.  COMMISSION’S ACTION ITEMS   

Continuing: until all action items are concluded.  
 

    1. Presentation  -  Cville Plans Together – Project Update and Housing Discussion. 
  2. Work Session – Starr Hill Community Vision Plan 
   
 
V.    FUTURE MEETING SCHEDULE/ADJOURN 

 
   
Wednesday, September 9, 2020  – 5:00 PM Pre- 

Meeting 
 

Wednesday, September 9, 2020  – 5:30 PM Regular 
Meeting 

Minutes –  July 14, 2020 – Pre- meeting and 
Regular meeting 
Site Plan –Kappa Kappa Gamma (503 Rugby 
Rd) 
Site Plan and Entrance Corridor – Chick-fil-
A Barracks Rd 
Presentation - JAUNT 
 

 
 

 



Anticipated Items on Future Agendas 
Zoning Text Amendments –Off-street parking facilities requirements along streets designated as “framework streets” 
(initiated May 8, 2018), Site Plan Requirements, Accessory Dwelling Unit, Middle Density zoning and Affordable 
Dwelling Unit, Family Day Home  
Comp Plan Amendment – Small Area Plan –Cherry Avenue, Community Vision Plan – Starr Hill 
 
 
PLEASE NOTE:  THIS AGENDA IS SUBJECT TO CHANGE PRIOR TO THE MEETING.   
 
PLEASE NOTE:  We are including suggested time frames on Agenda items.  These times are subject to change at 
any time during the meeting.  
 
Individuals with disabilities who require assistance or special arrangements to participate in the public meeting 
may call the ADA Coordinator at (434) 970-3182 or submit a request via email to ada@charlottesville.gov.  The 
City of Charlottesville requests that you provide a 48 hour notice so that proper arrangements may be made. 
 
During the local state of emergency related to the Coronavirus (COVID19), City Hall and City Council Chambers 
are closed to the public and meetings are being conducted virtually via a Zoom webinar. The webinar is broadcast 
on Comcast Channel 10 and on all the City's streaming platforms including: Facebook, Twitter, and 
www.charlottesville.gov/streaming. Public hearings and other matters from the public will be heard via the Zoom 
webinar which requires advanced registration here: www.charlottesville.gov/zoom . You may also participate via 
telephone and a number is provided with the Zoom registration or by contacting staff at 434-970-3182 to ask for 
the dial in number for each meeting. 
 

mailto:ada@charlottesville.gov
http://www.charlottesville.gov/zoom


 
 

LIST OF SITE PLANS AND SUBDIVISIONS APPROVED ADMINISTRATIVELY 
6/1/2020 TO 7/31/2020 

 
 

1. Preliminary Site Plans 
2. Final Site Plans 

a. UVA IVY Corridor ROW Utility Plan – July 23, 2020 
3. Site Plan Amendments 

a.    323 2nd Street – June 24, 2020 
b.    Payne’s Mill ESC & SWM Plan  - June 3, 2020 

4.  Subdivision 
  a. BLA - Tax Map 35, Parcels 71 and 72 (904 and 906 Forest Street) – June 24, 2020 
 

 
 
 
 

 
 

 
    

 
 

 



 

 

June 9, 2020 Planning Commission Minutes are included as the 
last document in this packet 
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Agenda and Materials 
 

1. Community Engagement: Two attachments provided 
a. 20 minutes: Summary of May-June community engagement activities and findings (so 

far)  
i. NOTE: A previous version of the survey charts, showing incorrect survey 

results, was originally included in the Planning Commission meeting 
materials. We apologize for any confusion.  
 

b. 15 minutes: Overview of Proposed August-October engagement. 
 

2. Housing Plan: Link to Presentation 
a. 45 minutes: Summary of housing plan development to-date, discussion of potential 

principles, tools  
 

3. Next Steps (10 minutes) 

 
 
 
 
 
 
 
 
 
 
 
 
 

http://cvilleplanstogether.com/wp-content/uploads/2020/08/Charlottesville-Housing-Affordability-Plan_Planning-Commission-Presentation.pdf


July 27, 2020 (updated Aug. 11 on page 7) 
 
 

 

MAY-JUNE 2020 SURVEY – PRELIMINARY SUMMARY 
This is a draft, preliminary summary of results from the community survey, which was open from May 
20-June 27. Each of the following charts/tables show a breakdown of all 1,170 responses. The final 
summary of May-June engagement will include a summary of activities completed, a more extensive 
survey input summary, and an overview of input from all small-group discussions. 
 
Demographics  
 
Note: There was some inconsistency in whether people considered themselves a City of 
Charlottesville resident for the demographic questions that follow, so the number of Charlottesville 
residents is inconsistent between questions. We are working to address this for the final summary. 

 

 

 
 

City of 
Charlottesville

763
65%

Somewhere else
58
5%

Albemarle 
County

229
20%

(Blank)
120
10%

Where do you live?

Paper survey
77
6%

Online - English
1085
93%

Online - Spanish
8

1%

How Were Surveys Submitted?

3% 3%

9%
13%

19%

29%

9%

16%

0
50

100
150
200
250
300
350
400

If you live in Charlottesville, how 
long have you lived here?
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What is your Neighborhood in Charlottesville? (map forthcoming)  
 

Neighborhood # %  
Belmont 113 9.7% 
North 
Downtown 

66 
5.6% 

Fry's Spring 64 5.5% 
Friendship 
Court 

51 
4.4% 

Greenbrier 47 4.0% 
Fifeville 43 3.7% 
Locust Grove 41 3.5% 
Martha 
Jefferson 

41 
3.5% 

Ridge Street 34 2.9% 
Woolen Mills 28 2.4% 
Venable 26 2.2% 
Johnson Village 22 1.9% 
Barracks/Rugby 22 1.9% 
10th & Page 21 1.8% 

University 14 1.2% 
Rose Hill 12 1.0% 
Lewis Mountain 10 0.9% 
Little High 9 0.8% 
Rugby Hills 9 0.8% 
Jefferson Park 
Avenue 

9 
0.8% 

Westhaven 8 0.7% 
Kellytown 8 0.7% 
Barracks Road 7 0.6% 
Greenleaf Park 6 0.5% 
Forest Hills 4 0.3% 
Garrett Street 4 0.3% 
The Meadows 4 0.3% 
Starr Hill 4 0.3% 
North East 3 0.3% 
Hogwaller 3 0.3% 
Pantops 3 0.3% 

Orangedale 3 0.3% 
Lochlyn Hill 2 0.2% 
6th Street 2 0.2% 
Cherry Hill 1 0.1% 
Ridge Crest 1 0.1% 
Crescent Hall 1 0.1% 
Michie Drive 1 0.1% 
West Main 
Street 

1 
0.1% 

Grove Avenue 1 0.1% 
Downtown Mall 1 0.1% 
Carlton 1 0.1% 
Other/unclear 10 0.9% 
(Blank) 376 32.1% 
N/A - Not a 
Charlottesville 
resident 

33 

2.8% 

 

 
 
 
 

63%

11%

2%

2%

2%

1%

19%

White or Caucasian Alone

Black or African American Alone

Two or more selected

Hispanic or Latinx Alone

Asian or Asian American Alone

Other (<3 each)

(Blank or prefer not to answer)

Race/Ethnicity 
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5.6%
7.1%

11.3%

13.3%

11.5%

17.4%

14.9%

18.9%

0

50

100

150

200

250

Under
$15,000

Between
$15,000 and

$29,999

Between
$30,000 and

$49,999

Between
$50,000 and

$74,999

Between
$75,000 and

$99,999

Between
$100,000 and

$150,000

Over $150,000 (Blank)

Annual Household Income

56.2%, 658

26.0%, 304

12.0%, 140

5.5%, 64

0.3%, 4

Female

Male

(Blank or non-relevant
response)

Prefer not to answer

Self-described
(Responses include non-

binary, transfemme)

Gender Identity 

2%

6%

18%
20%

14%
12% 13%

3%

1%

12%

0

50

100

150

200

250

Age
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75%

12%
7%

3% 2% 1% 1%

No (Blank) I own 1-2 rental
residential units

I rent
commercial or

industrial space

I own 3 or more
rental residential

units

I own a mixed-
use, commercial,

or industrial
property

I own another
residential

property but do
not rent it out

Aside from your primary residence, do you own or rent any 
property in the city? 

(Note: Three respondents selected more than one option via the "other" category.)

Homeowner, 657, 56%

Renter, 341, 29% (Blank or non-relevant response), 141, 
12%

Live with family, 20, 2%

Other (<3 each), 11, 1%

In terms of your residence, are you a...
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901
77.0%

56
4.8%

27
2.3%

50
4.3%

136
11.6%

No Yes - Currently Yes - Recently (within
the past two years)

Other (respondent-
added, includes
alumni, family

members of students
and alumni, and UVA

staff)

(Blank)

Are you a current or recent (within two years) student at UVA 
in Charlottesville?

How do you prefer to get information about city planning processes? (Select all that apply.) 
Email alerts or newsletters – including City lists, 
Neighborhood Association lists 

711 61% 

Social media (Facebook, NextDoor, Twitter) 347 30% 
Visiting a website 220 19% 
Online news sites  216 19% 
Word of mouth from your friends/others 195 17% 
Mailings (flyers, newsletters) 145 12% 
Print newspaper 109 9% 
Radio 98 8% 
Text alerts 97 8% 
Other (please specify): TV news; Churches; Cville Slack; affinity organizations  
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Question 1: Please tell us how important you believe it is to address the items below in order 
to achieve a fair, equitable, and positive future for all Charlottesville residents. 
 
The final summary will incorporate a more detailed analysis of priorities, including a breakdown by 
certain demographics and residency/neighborhood.  We will also be adding details related to the 
specific outcomes that respondents noted in each category. 
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Question 2: Please tell us how important you believe it is to address the items below in order to 
adequately respond to Charlottesville's housing needs. 
 
The final summary will incorporate a more detailed analysis of priorities, including a breakdown by 
certain demographics and residency/neighborhood.  We will also be adding details related to the 
specific outcomes that respondents noted in each category. 
 
NOTE: A previous version of this chart, showing incorrect survey results, was originally included in the 
Planning Commission meeting materials. We apologize for any confusion. Please contact 
engage@cvilleplanstogether.com with any questions.  
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mailto:engage@cvilleplanstogether.com


July 27, 2020 
 
 

 

AUGUST-OCTOBER ENGAGEMENT – PRELIMINARY FRAMEWORK 
This is a summary of our preliminary proposed approach to the next phase of community 
engagement, for discussion with the Planning Commission on August 11. 
 
AUGUST  
 
Public Input Activities: Focused on Information Sharing 
 

 
Steering Committee 
We are currently working to schedule Steering Committee meetings for the last week of August. 
 
• General meeting (open to the public): Discuss May-June public input, begin to gather input on 

revisions to comp. plan guiding values/principles, discuss September-October public engagement 
strategies 

• Steering Committee work session: Discuss housing principles and potential tools. May have a 
discussion section to this meeting that is open to the public, if possible. Either way, will make 
recordings of break-out rooms available. 

 
 
 
 
 
 
 
 
 

To Share Outreach Methods 
Project overview & what’s coming up • Targeted mailer, flyers 

• Emails/calls 
• Lawn signs 
• + those listed below 

Updated schedule • Pop-ups (if safe/possible, at locations 
where we have not had much 
participation) 

• Website 
• Social media 

Summary of what we heard in May/June 
Comp. Plan primer/one-pager - What is the plan? 
What can it do? What is its role? 
Key dates related to history of development in 
Charlottesville 



Preliminary Aug-Oct 2020 Engagement Framework 
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MID-SEPTEMBER TO MID-OCTOBER  
 
Public Input Activities: Information Sharing & Getting Feedback 
 

 
 

 

To Share Outreach Methods 
• Comp. Plan Outline – what are the 

existing chapters, what are the planned 
new chapters, what is the content of each?  

• Potential revisions to guiding 
values/principles – starting with 2018 
drafts, where available. Mainly focus on 
housing, land use, public engagement 
(new chapter or major revisions)  

• Potential revisions to chapter visions (or 
new visions, for new chapters) – starting 
with 2018 drafts, where available. 

• Housing tools/recommendations 

• Virtual meetings & discussions 
• Targeted pop-ups (if possible/safe) 
• Targeted mailings, lawn signs, emails 
• Leverage existing and new connections to 

help push information out via existing on-
the-ground teams, radio, etc. 

• Consider opportunities to pay “peer 
engagers” – residents who contribute to 
outreach and engagement efforts – when 
safe and feasible to do so.  

Potential Input to Gather How to Gather input 
• How do the Comp. Plan guiding 

values/principles need to change to reflect 
current needs and community input? 

• What would need to change in the 
individual chapter visions to address the 
updated guiding values/principles? 

• Feedback related to Housing Plan 
recommendations – preferences, priorities 

• Gather input about geographic focus areas 
related to housing strategies and the 
future land use map (starting with 2018 
draft update to the land use maps)  

• Discussions 
• Survey 
• Interactive map (potentially part of 

survey)  
 



CITY OF CHARLOTTESVILLE 
NEIGHBORHOOD DEVELOPMENT SERVICES 

  
MEMORANDUM 

 
 
To:  Planning Commission  
From: Alex Ikefuna, Director 

Missy Creasy, Assistant Director 
Date:  August 4, 2020 
Re:  Starr Hill Neighborhood Community Vision Plan  
 
 
On November 18, 2019, City Council approved a resolution to move the Starr Hill 
Community Vision Plan to Planning Commission for recommendation as to whether to 
incorporate the document in the Comprehensive Plan.     
 
Staff reviewed the document and provided comments to New Hill Development 
Corporation on Dec 20, 2019.  New Hill provided preliminary comments in return and 
scheduled meetings with City staff to discuss steps forward.  The determination was 
made that the plan would move forward as a “vision plan” based on the scoping of the 
work which could lead to future opportunities for additional planning steps. That review 
was not complete for a work session in February and as we were working towards 
discussion in March, the state of emergency came into effect.   
 
Document review continued between March and June 2020 and now that opportunities 
for public meetings are available, this item is coming forward for review. 
 
This work session is an opportunity for the Planning Commission hear from New Hill 
concerning the plan and provide comments.  It is anticipated that the Vision Plan will 
move forward for public hearing and inclusion in the Comprehensive Plan in the coming 
months. 
 
 
 
 
 
Attachments: 
Starr Hill Neighborhood Community Vision Plan:  https://www.newhilldev.org/starr-hill 
(click green box) 
Staff comments dated December 20, 2019, May 28, 2020 
New Hill Development Corporation  2nd response dated  February 7, 2020 and 3rd 
response dated June 26, 2020 

https://www.newhilldev.org/starr-hill
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Starr Hill Neighborhood Community Vision and Small Area Plan Concepts 
 
General Comments 
 
The February 1, 2019 Donation Agreement, in Section 6, specifies the Small Area Plan 
shall be used solely by New Hill and the general public to direct resources and efforts 
into development and redevelopment opportunities identified within the plan. However, 
City staff has been directed to review the Small Area Plan for potential adoption by the 
City. The following comments are made under the assumption the Small Area Plan will 
be considered by Planning Commission and City Council for adoption. 
 

1. The February 1, 2019 Donation Agreement, in Section 3, specifies the Small Area 
Plan shall include chapters on historic preservation and urban design. There is 
some information provided on these topics, but not comprehensive information to 
be considered full chapters adequately addressing each topic. Please provide 
additional information to fulfill the obligations of the Donation Agreement. 

2. The document does not provide sufficient explanations to support the community 
benefits of all goals and strategies outlined in the plan. For example, on page 44: 
the Placemaking, Culture and Legacy Opportunity Area suggests building 
additional parking on the Jefferson School property, which is privately owned. It 
is not clear whether the purpose of this new parking is to serve the general public, 
to serve newly proposed local private businesses to be located on site, or for a 
different purpose. Additionally, circulation and access/connection elements in the 
document have not been vetted through engineering analysis.  Concerns exist that, 
if adopted, these concepts will be expected to be pursued but may not be 
appropriate based on existing street characteristics and traffic patterns. Please 
include information on the traffic or parking study conducted to support 
recommendations.  On page 35 in the Housing and Connectivity Opportunity Area 
generally and Character Zones-Protect section on page 50 specifically, it is not 
clarified how allowing a wide range of housing typologies and smaller lot sizes 
protects the existing residences or provides justification for the proposed zoning 
modifications. Please provide additional background documentation 
demonstrating the need for all proposed changes and improvements and the 
benefits to the Starr Hill community. 

3. The document does not provide adequately defined implementation strategies to 
guide achievement of the stated goals and strategies. The Implementation Plan of 
the 2013 Comprehensive Plan specifies that Small Area Plans shall include 
“implementation elements to guide the City in accomplishing the recommended 
changes of each area plan.” The strategies provided in this Small Area Plan do not 
include sufficient strategies for implementation, or a prioritization plan. For 
example, on page 41, the Placemaking, Culture and Legacy Opportunity Area 
suggests creating a series of pocket parks and public urban spaces, but it has not 
demonstrated there are viable locations for these spaces throughout Starr Hill. 
Including a map identifying potential locations to achieve this strategy is a critical 
component of an implementation plan for this Small Area Plan. The Small Area 
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Plan does not identify the steps and timeline required to implement all strategies 
proposed, or prioritize them in the context of other proposed strategies. Please 
provide additional refinement to provide an implementable document ready for 
adoption and implementation. 

4. Reorganize the document into a traditional layout on standard page sizes that can 
be printed on standard paper by the general public. 

5. Please provide supporting citations for summarizing statements such as on page 
16: “There appears to be a very low rate of minority business ownership in the 
region and city generally…”  and page 18:  “… a large portion of the city’s recent 
population growth coming via in-movers from more expensive cities…”  This 
was mentioned in several areas throughout the document.  Data percentages 
and/or numbers could be used to support general statements. 

6. Please revise all clerical and spelling issues, such as line 4 of page 14: assumed to 
be “often” but printed as “o  en” and page 19: “Continum” assumed to be 
“Continuum.” 

7. Community Engagement is referenced throughout the Small Area Plan, but 
background documents are not provided.  Details from these meetings should be 
included as an appendix (including a listing of meetings with dates, # in 
attendance, meeting products, sign in sheets etc.) 

8. Clarity on who created the Small Area Plan and “who it is created for” would be 
helpful. The voice of the document is confusing. There are portions that are 
written in first person, which blurs the line between evaluation and advocacy. 
The terms “We” and “They” are used throughout but the authors and audience is 
not clearly identified now that the Small Area Plan is under consideration for City 
adoption.  

9. The Small Area Plan should include appendices including background materials 
such as City Council Resolution and scoping document.   

10. Existing City adopted documents such as Streets that Work do not appear to be 
utilized or are lacking appropriate references in this Small Area Plan. 

11. Provide demographic information specific to the Starr Hill neighborhood in the 
Small Area Plan for the geographical boundaries outlined in Section 3 of the 
February 1, 2019 Donation Agreement. 

12. The current City Yard location is identified as a cornerstone for this area plan. 
Without a defined plan for the City to vacate the land, it is unclear the timeline of 
this proposed project. Additionally, the cost and time to perform the remediation 
could be significant and needs to be recognized in the document.   

13. The plan mentions the acquisition of private property. It remains unclear the 
willingness of the current property owners to sell and the funding to purchase 
these parcels is not mentioned.  

14. Many City Departments are outlined as stakeholders in the plan who had limited, 
if any role in the development of the plan. The Departments of Utilities and 
Public Works are misrepresented as a stakeholder. “Stakeholder” suggests a 
greater level of interaction and involvement.  

15. The plan reads more as a vision plan for the Starr Hill area, along with an 
economic development plan than a land use plan. 
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16. Will the investments envisioned by the plan prevent further displacement of the 
existing residents, or increase the rate of displacement by making the Starr Hill 
neighborhood more desirable? 

 
Page 6-7 

17.  Please include a year in the timeline graphic 
 
Page 10 

18. Provide additional detail on how the three questions were developed. 
19. Outline the advertising methodology for the Community Meeting at the Jefferson 
School African American Heritage Center.  For example, was this meeting open to 
the general public? 
20. Include the data from Pnyka, Qualtrics, and the outreach meetings in an appendix                                    
of the Small Area Plan.   

 
Page 14 

21. The last line on the page is very confusing.  It states that the Starr Hill median 
income is both $50,000 and $38,000.  Please clarify. 

 
Page 15 

22. Edit the graphic to remove the plot area note. 
 
Page 16 

23. The statement is made on this page that Starr Hill is “extremely educated” which 
is not typically true in combination with the other concerns noted in the text.  Explore 
why this different trend is present in the Starr Hill Neighborhood. 
24. Please explain within the main document how the “DNT” methodology 
framework designations applied to the studied neighborhoods factored into the Small 
Area Plan analysis and the resulting goals and strategies proposed. 
25. More information could be provided as it relates to “DNT”.  This is a very 
interesting matrix, but it appears to show the study area as “Close, Cool, and 
Commercial” and the reader will need information on what that means.   
 

  Page 17 
26. Note source for map and links to information that explains items outlined in 
the legend. 

 
  Page 18 

27. In the second paragraph it states “Based on HUD calculations, the Fair Market 
Rate for a two-bedroom apartment in Charlottesville is just under $1,200” but 
based upon the HUD calculation for Charlottesville the FY19 FMR is $1,325. 
28. Also in the second paragraph it states “Vacancies are quite low at around 4%”, 
but the Form Based Code Institute (FBCI) Study conducted in 2018 states the 
vacancy rate is 6.7%. The report can be found at the link below. 
https://www.charlottesville.org/home/showdocument?id=62034 

 

https://www.charlottesville.org/home/showdocument?id=62034
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Page 19 
30. The income calculations are incorrect on page 19 for 80% AMI; 100% AMI 
and 120% AMI.  
31.  Recommendation: “Homeless and Domestic Violence Shelters” are better 
categorized separately from “rental” properties. They are currently grouped within 
the rental category in the Charlottesville Housing [Continuum] chart. 

 
Page 24 

32. The plan states that “A cornerstone of a growing Starr Hill community is the City 
Yard property”.  The plan includes relocation planning, temporary relocation of 
Administration Building uses, and actual relocation of operations and personnel in the 
sequence of events to consider.  While relocation costs were originally estimated in 
2005, there has been no current planning or funding strategy developed to support 
this.  Funding of a move will likely impact other capital project needs (e.g., schools).  
A viable implementation plan should be included to address. 

 
Page 27 

33. Recommendation: As the Small Area Plan is to be an amendment of the 
Comprehensive Plan (i.e. a City document), phrases such as “advocate for 
zoning” should be rephrased to language such as “modify zoning” or similar 
terminology. 

 
Page 28 – 30 

34. Strategy 1 - Need to validate demand for co-working space in accordance 
with building timeline. Current options, as well as new space currently under 
construction, could meet demand.  

The call for rezoning to increase density will have larger neighborhood 
concerns as this project moves forward.  

35. Strategy 2 - Need to clarify strengthening business equity fund. Is this in 
reference to the City's current fund or a call for another equity fund?  

There is currently a CDFI in Charlottesville, Piedmont Housing Alliance. 
Gaining CDFI designation is difficult.  

36. Strategy 3 - Current entrepreneurship training offered through CIC and OED 
supports this effort.   
37. Strategy 4 - The City's Minority Business Program is currently addressing 
entrepreneurship and business capacity. We look forward to partnering with 
additional efforts to address this issue.  
38. Strategy 5 - From OED experience, it is difficult to address regional economic 
target industries within the entire City of Charlottesville. It would be even more 
difficult to target at a small neighborhood level.  
39. The Small Area Plan contradicts itself.  It calls for single family homes on 
Brown Street, but also for a dense mixed use development in the same 
location. Please reconcile in the text. 
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Page 38 
40.  Recommendation - consider including the photo of the connection through City Yard 
instead of the existing open tunnel. 
41.  Statement about reopening a tunnel connection shows an image of a tunnel that is 
already open.  The nearby closed tunnel connection might be appropriate for a 
pedestrian/bicycle connection.  Clarify this is for the tunnel to the City Yard. 

 
Page 49 
42. Please explain in greater detail how the existing zoning is not appropriate to meet the 
community’s vision and needs, to provide the justification and framework for the changes 
required to achieve the goals stated in the Small Area Plan.  
43.Please include an exhibit with the current zoning and dialogue outlining potential for 
change. 
 
Page 50 
44. Is there a recommendation for a numeric range or definitions for high, medium and 
low intensity? 
45. Image – label West Main Street, CSX active and inactive rail lines.  
46.  Has the railroad been contacted regarding abandoning the “inactive spur” and is there 
an easement for the inactive railroad? 
 
Pages 54-81  
47. Consider additional formatting/labeling that separates the individual focus areas. For 
Example Focus Area 1: City Yard, Focus Area 2: Starr Hill Residential  

 
Pages 54-61  
48. Include a written description of “physical connectivity” that should happen in Focus 
Area 1. It is shown on the images, but not described.  – appears to include pedestrian 
tunnel, future trail, and roadway/ped connections through the site. 

 
Page 56 
49. A diagram showing existing conditions, including ownership and sizes of the various 
easements on site should be included.  This would lead to outlining steps in an 
implementation plan. 
 
Page 57 
50. Page citation at the bottom of the page needs to be corrected. 

 
Page 59 
51. The site rendering does not show the easements for the existing utilities, but there are 
plantings, buildings, stairs, etc. shown.  Buildings cannot encroach in the easements and 
there are setbacks required for plantings.  Stair designs will also be closely reviewed to 
determine potential impacts with utilities and easement encroachments. 
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Page 60 
52. The statement “Based on summary study results from the City, environmental 
conditions pose no limitations for alternate land use.” (pg. 60) could be misleading and 
should be revised to acknowledge that, while environmental conditions may not limit 
alternate land use, they will likely influence redevelopment strategies and costs.   

 
Page 65 
53. The term “spot zoning” is not accurate. 
 
Page 66 
54. Some of the physical connectivity items described do not occur in this focus 
area.  Recommend including “physical connectivity” in each focus area and move 
relevant items to the appropriate section. 
55. The map does not show the proposed future trail. Recommend adding it to the map.  
 
Page 70 
56. Implementation plan steps should be provided for achieving public/private 
development outlined in the document.  
57. Proposed Additional Uses:  Jefferson School – Regarding the “retention basin” - It 
appears an assumption may have been made that this was a City-owned and maintained 
BMP.  This is not the case and should be clarified.  
58. Reference the proposed crossing improvements at 4th and Ridge in this section.  
 
Page 72 
59. Please clarify if the “Urban Design Standards” referenced are specific to this Small 
Area Plan or general best practices. Do they differ from those found in the 2016 Streets 
that Work Plan? I recommend this Small Area Plan, as an amendment to the 
Comprehensive Plan, aligns with other amendments to the Comprehensive Plan, 
including the Streets that Work Plan. If this is the intention, please update with 
appropriate references. If the “Urban Design Standards” discussed in this Small Area 
Plan are to be specific to Starr Hill, please provide more information on the standards in 
the urban design chapter required by the February 1, 2019 Donation Agreement, Section 
3. 
60. The following sentence needs revision - “Allow street topping and landscape to scribe 
to buildings that have no entrances on Commerce St…”. Are you recommending that the 
sidewalk NOT be continuous on Commerce Street, but the roadway asphalt should 
continue to the buildings? This recommendation conflicts with a city project to complete 
sidewalk on Commerce Street.  
 
Page 73 
61. The plan should take into account developments that are (or will be in the next few 
months) completed in the discussion.  The list of development status is attached. 
 
Page 76 
62. Recommendation: The West Main Street project studied the Starr Hill Park site as 
one of three potential public parking garage options. However, this may no longer be 
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under active consideration. Please consider coordination with the Office of Economic 
Development and Parking Manager Rick Siebert for up to date information on potential 
parking garage locations as related to the West Main Street project. 
63. “Bike stands” – do you mean bicycle racks/parking or bicycle repair stands? 
 
Page 78 
64. Recommendation: Has the visual impact of constructing additional trays of parking in 
front of the Jefferson School (therefore further limiting views of the building) been 
considered? Jefferson School is an Individually Protected Property per Section 34-273(b). 
Please consider preliminary coordination with Jeff Werner, Preservation Planner, on 
potential impacts prior to Small Area Plan adoption. 
65. Proposed Use:  Parking Deck Expansion – There is discussion of a green roof and 
green walls on the potential deck expansion; however, long term maintenance of these 
features is not contemplated in the plan.  Consideration should be made to the ongoing 
expense and maintenance responsibility stemming from the addition of these features if 
they are to be specifically called out in the Small Area Plan.  Also, the Small Area Plan 
states that adding parking decks is “structurally viable”.  Has there been any engineering 
analysis to determine if the parking deck was constructed to be able to accept the dead 
load of two additional decks and the live load of vehicles? 
 
Appendix – Market Study 
General 
66. The use of MSA data to characterize Charlottesville demographics creates a challenge 
for the provision of accurate data. 
67. The scoping of this portion of the document is unclear but using data for multiple 
neighborhoods to reflect the Starr Hill neighborhood creates an additional challenge. 
68. The OPPORTUNITY STRATEGIES & PARTNERS section identifies New Hill 
Development Corporation (NHDC) and/or Local Initiative Support Corporation (LISC) 
as the “champion” for a majority of the opportunity strategies listed. Many of the other 
“organizations engaged” are partners of NHDC and/or LISC per their websites. Adopting 
a small area plan that funnels work (and funds) to its’ creators and partners is concerning 
for the City.  
69. The OPPORTUNITY STRATEGIES & PARTNERS section includes a long, 
ambiguous list of organizations engaged. The Piedmont Housing Alliance, University of 
Virginia, Charlottesville Business Innovation Council and other specific organizations are 
listed alongside unclear references to “City & County Economic Development/ 
Workforce Development et al.”; “area construction entities and trade organizations such 
as Habitat for Humanity”; and “10th & Page and other neighboring residential 
communities”.  The plan should (1) identify only the specific organizations that were 
engaged and (2) elaborate on any methods of engagement utilized. 
 
Pages 44 – 56: Opportunity Strategies and Partners 
70.  Within the plan area are three historic districts listed on the Virginia Landmark 
Register (VLR) and the National Register of Historic Places (NRHP), one district 
determined eligible for nomination, and two individually listed sites. (See list below.) 
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These designations provide opportunities for rehabilitation tax credits and other 
preservation-related incentives.   
71. The OPPORTUNITY STRATEGIES & PARTNERS section uses multiple names 
and acronyms to reference some organizations. Here are two examples: 
1. Page 43-45 of the Appendix: An organization is referenced as “Local Initiative 

Support Corporation” in the ORGANIZATIONS ENGAGED section and “LISC” is 
referenced as a champion for two of the strategies. 

2. Page 45 of the Appendix: An organization is referenced as “Neighborhood 
Development Services” in the ORGANIZATIONS ENGAGED section and 
“Neighborhood Services” is referenced as a champion for one of the strategies. 

These references are confusing for people unfamiliar with the organizations. All 
organizations should be referenced in a standardized manner throughout the document. 
 
FINANCING & RESOURCING TOOLBOX  
72. The resources listed are not detailed to a level appropriate for a Small Area Plan. 
Additionally, the plan does not contain strategies to utilize the resources identified in this 
section and it is unclear what was include in the scoping. The following examples are 
areas in need of review: 
 
I. PUBLIC FINANCING – FEDERAL: This section currently contains a list of broad 
federal programs that may or may not be applicable to the plan area, some of which are 
already utilized in Charlottesville.  
 
Examples 1, 2, 3: 
Low Incoming Housing Tax Credits (LIHTC), Community Development Block 
Grant (CDBG) program, and HOME Investment Partnership Program are identified 
as public financing options. Each of these federal programs are currently utilized in 
Charlottesville. This small area plan should identify specific ways these programs are 
applicable to the Starr Hill neighborhood in addition to the overall descriptions. 
 
Example 4: 
EPA Brownfield Grants are identified as a public financing option. Which types of EPA 
Brownfields grant funding are appropriate for the plan area: Assessment Grants? Cleanup 
Grants? Area-wide Planning Grants? This small area plan should identify specific EPA 
programs which may be applicable to the Starr Hill neighborhood. The statement that 
“[t]he EPA provides a variety of grants to address different steps in the brownfield 
development process” is insufficient.  
 
II. PUBLIC FINANCING – STATE & REGIONAL: This section identifies state and 
regional financing options without explaining how they are applicable within the study 
area. 
 
Example 5: 
The Virginia Brownfields Restoration and Economic Redevelopment Assistance 
Fund (VBAF) is identified as a state-level public financing option. The VBAF Program 
is “targeted toward projects or phases of work associated with the restoration and 
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redevelopment of brownfield sites that by their completion will generate additional 
private investment and job creation in the immediate future.” This section should 
elaborate on which of the development opportunities in this Small Area Plan (City Yard 
Redevelopment, Jefferson School Amphitheatre, etc.) could apply for VBAF funding. 
 
IV. PUBLIC FINANCING – CHARLOTTESVILLE: This section identifies local 
financing options without explaining how they are applicable within the study area. 
 
Example 6: 
Charlottesville Economic Development Authority (CEDA) is identified as a local 
public financing option. Which of the development opportunities in this small area plan 
(City Yard Redevelopment, Jefferson School Amphitheatre, etc.) are good candidates for 
CEDA funds? Are there any opportunities to utilize the CVILLE MATCH program 
within the study area? Further elaboration is necessary. 
 
V. PHILANTHROPY – FOUNDATION, PRIVATE SECTOR & INDIVIDUALS: 
This section lists several national foundations & charities that are not realistic financing 
options. 
 
Example 7: 
Southwest Airlines and Project for Public Spaces is identified as a funding source 
“that can be leveraged to implement the strategies outlined in the Small Area Plan.” As 
per the link provided on page 53 of the appendix, this program only funds projects in 
markets where Southwest Airlines operates flights. Southwest Airlines does not operate 
flights in Charlottesville. 
 
Example 8: 
The Patronicity program is identified as a funding source “that can be leveraged to 
implement the strategies outlined in the Small Area Plan.” As per the link provided on 
page 54 of the appendix, Patronicity “partner[s] with state agencies, foundations, private 
corporations, and granting organizations…” to provide funding. This statement indicates 
that Patronicity does not partner with city governments. Furthermore, this program has 
never provided funding for a project in the state of Virginia.  
 
Example 9: 
The Levitt Foundation is identified as a funding source. As per the link provided on 
page 55 of the appendix, Levitt AMP [Your City] Grant Awards provide $25K annual 
matching grants to nonprofits operating in small to mid-sized towns and cities to activate 
neglected public spaces through the Levitt AMP Music Series of 10 free concerts each 
year. Identify ‘neglected public spaces” in the Starr Hill neighborhood which are 
candidates to host these free concerts? 

 
Appendix - Planning Guidelines and Influences 
73. Note that the areas below include the full area discussed in the plan, not just the Starr 
Hill area.  If scoping changes occur, some of these references should be removed. 
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Historic and Entrance Corridor designations not referenced in the report.  
VLR and NRHP  
• Starr Hill  

o PIF/Survey 2017 
o Eligible for nomination to the VLR and NRHP 
o www.charlottesville.org/home/showdocument?id=66922 

• Fifeville and Tonsler Neighborhoods Historic District 
o VLR (2008) and NRHP (2009) 
o www.dhr.virginia.gov/historic-registers/104-0213/ 

• West Main Street Historic District  
o VLR and NRHP (2017) 
o www.dhr.virginia.gov/historic-registers/104-0083/ 

• Ridge Street Historic District  
o  VLR (2003) and NRHP (1982) 
o www.dhr.virginia.gov/historic-registers/104-0025/ 

• Jefferson School and Carver Recreation Center 
o Individually listed on VLR (2005) and NRHP (2006) 
o www.dhr.virginia.gov/historic-registers/104-5087/ 

• King Lumber Company Warehouse 
o Individually listed on VLR (1981) and NRHP (1983) 
o www.dhr.virginia.gov/historic-registers/104-0247/ 

Properties designated by the City as Individually Protected Properties:  
• 201 6th Street NW (Parker House). Location noted on page 65 of the SAP section, 

but not the street address.  
• 608 Preston Avenue (King Lumber Building). Not referenced.  
• 233 Fourth Street NW (Jefferson School). Noted on page 80 of the SAP section.  

 
Properties designated by the City as within an Entrance Corridor: 

• 400 Preston Avenue 
• 416 Preston Avenue 
• 508-512 Preston Avenue 
• 0 Preston Avenue 
• 608-614 Preston Avenue  

 

http://www.charlottesville.org/home/showdocument?id=66922
http://www.dhr.virginia.gov/historic-registers/104-0213/
http://www.dhr.virginia.gov/historic-registers/104-0083/
http://www.dhr.virginia.gov/historic-registers/104-0025/
http://www.dhr.virginia.gov/historic-registers/104-5087/
http://www.dhr.virginia.gov/historic-registers/104-0247/
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Projects Currently in Review 

Project Name Address Planning Area Description Planner Preliminary 
Approval Date 

Notes 

7 ½ and Cherry 406 7 ½ Street Fifeville Mixed Use: 10 residential units/office Matt Alfele November 11, 2015 Comment sent 
10th & High Street 916-920 E. High Street/ 

325 10th Street  
Martha Jefferson 3 story medical building Matt Alfele July 15, 2019 Comments sent 

100 Avon 100 Avon Street Belmont 50 residential units Brian Haluska  In review 
Belmont Apartments Carlton Avenue Belmont 138 multi-family units/ 27,000 sq. ft. 

office/retail 
Matt Alfele  In review 

0 Carlton Road 0 Carlton Road Belmont 4 townhouse, 8 apartment building Carrie Rainey June 28, 2017 In review 
Carlton Views III 1339 Carlton Avenue Belmont 48 residential Units Matt Alfele  In review 
808 Cherry Avenue 808 Cherry Avenue Fifeville 6 residential units Matt Alfele October 10, 2017 Comments sent 
Dairy Central Phase 2 946 Grady Avenue 10th and Page 177 multi-family residential units 

w/2,000 square feet commercial space 
Brian Haluska  Review complete 

105 David Terrace 105 David Terrace Johnson Village 8 residential units Matt Alfele July 9, 2019 In review 
1201 Druid Avenue 1201 Druid Avenue Belmont 9 residential units Matt Alfele  Comments sent 
1011 East Jefferson 1011 East Jefferson St Martha Jefferson 126 multi-family units/ 10,000 square 

feet commercial 
Carrie Rainey  Comments sent 

East Jefferson Medical 
Office 

211 10th St NE Martha Jefferson 14 multi-family units/ 23,750 square 
feet commercial office 

Carrie Rainey  Comments sent 

Eton Road (Subdivision) 2712 Eton Road Fry’s Spring 8 lot subdivision w/road extension Matt Alfele January 14, 2014 Comments sent. 
Friendship Court- Phase 1 400-426 Garrett Street North Downtown 106 residential units/4,200 square feet 

commercial space 
Brian Haluska  In review 

Gallery Court Hotel 140 Emmett Street Venable New 7-story, 72 room hotel 
 

Joey Winter July 9, 2019 Need final plan. 

Grove Street PUD 1000-1002 Grove Street Fifeville 6-unit residential PUD Matt Alfele  To PC in July 
Landonia Circle Landonia Circle Locust Grove 4 single-family attached units with road 

extension 
Carrie Rainey  In review. 

Dabney Office Building 843 West Main Street 10th and Page 15,000 square foot office building Brian Haluska  Deferred 
Piedmont Infill 115 Montpelier Jefferson Park 

Avenue 
8 residential units Matt Alfele  Comments sent 

Preston Avenue 
Apartments Parking Lot 

605 Preston Place Venable New parking lot. Joey Winter  In review 

901 River Road 901 River Road Locust Grove 45-unit residential building and Auto 
Parts Sales Warehouse 

Matt Alfele July 9, 2019 In Review 
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513 Rugby Road 513 Rugby Road Venable New 12-unit multi-family residential 
building 

Brian Haluska  Comments sent 

Seminole Square 
Redevelopment 

361-399 Hillsdale Drive Greenbrier Expansion and Redevelopment of 
existing shopping center 

Joey Winter  In review 

Tarleton Oak 815 East High Street/404 
8th Street NE 

North Downtown 86,107 sq. ft. office building/56 unit 
residential building 

Brian Haluska  Review complete 

Walker School ES 1564 Gentry Lane Barracks/Rugby New modular classrooms Joey Winter  In review 
201 West Water Street 201 West Water Street North Downtown 7-unit mixed use building Brian Haluska  Deferred 
Weston Building  Albemarle Street Rose Hill 2,860 SF commercial building Brian Haluska  Comments sent. 
Willoughby Harris Road Ridge Street 48 unit multi-family residential 

development 
Carrie Rainey  Deferred 
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Approved Projects Not Under Construction 

(Site Plans expire 5 years after approval date, except where noted by an asterisk) 

Project Name Address or Tax Map Parcel Planning Area Description Planner Approval Date 
915 6th Street SE 915 6th Street SE Ridge Street 28-unit multifamily building Carrie Rainey  
11th Street Parking Lot 11th Street NW 10th and Page New fence, lights, striping, and landscaping for existing 

parking lot. 
Brian Haluska July 7, 2009* 

Charley Close Corner of Rougemont and 
Hartman’s Mill Road 

Ridge Street 6 lot single-family subdivision Carrie Rainey August 3, 2010* 

CHRA South First Street 900-1000 1st Street S Ridge Street 62 multi-family residential units w/Community Resources Carrie Rainey  
925 East Market 925 East Market St. Martha Jefferson 57-unit mixed use building with 18,297 sq. ft. commercial 

space 
Carrie Rainey May 2, 2017 

East McIntire Park 
Improvements 

McIntire Park Greenbrier McIntire Botanical Garden, Visitor’s Center, Trails Joey Winter September 19, 2017 

Eddins Cottages Corner of Carlton Avenue and 
Chestnut Street 

Belmont 10-unit townhouse development Carrie Rainey February 23, 2007* 

First Church of Christ, 
Scientists 

1619 Gordon Avenue Venable 1,336 SF addition Joey Winter April 29, 2011 

Fulton Bank 901 Seminole Trail The Meadows New bank building Joey Winter March 3, 2016 
201 Garrett Street 201 Garrett Street North Downtown 200 room hotel/80 residential units Brian Haluska October 19, 2018 
Greenbrier Trail Greenbrier Park Greenbrier Trail upgrade and new trailhead Joey Winter  
Old K-Mart Shopping Center 1801 Hydraulic Road Greenbrier Partial building demolition and site improvements Joey Winter September 4, 2019 
Kroger 220 Zan Road The Meadows  97,979 sq. ft. grocery store Joey Winter August 2, 2016 
Landmark Hotel 201 E. Water Street North Downtown 92,000 SF hotel Brian Haluska April 28, 2008* 
Market Plaza 200 block of West Water Street North Downtown 69-unit mixed use building with 75,971 SF of commercial 

space 
Brian Haluska July 7, 2017 

West McIntire Park Trailhead 250 Bypass/Rugby Ave Greenbrier Trailhead facility/Parking area/Bus Dropoff/Trail Joey Winter August 12, 2016 
Monticello Partners Building D Corner of Garrett St and Gleason St North Downtown 160,000 sq. ft. office building w/400 parking spaces Brian Haluska October 11, 2018 
1139 River Road 1139 River Road Locust Grove Office/warehouse building Joey Winter March 24, 2011 
Sigma Chi  608 Preston Place Venable Expansion of existing fraternity house. Joey Winter July 10, 2019 
Sigma Phi Epsilon 150 Madison Lane Venable Front Yard Renovation Joey Winter April 26, 2019 
SOHO 300 block of 9th Street SW Fifeville 6-unit mixed-use building with 40,466 sq. ft. commercial Matt Alfele August 9, 2016 
The Station Corner of Garrett Street and First St North Downtown 25 apartments w/9,000 SF commercial space Brian Haluska May 11, 2009* 
Sunrise Park Phase IV Carlton Avenue Belmont Apartment building Carrie Rainey  
Water Street Promenade Water Street Extended Martha Jefferson 24 single-family units Carrie Rainey December 22, 2015 
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Wellington Court 1114-22 John Street Venable 42-unit apartment complex w/76 space surface parking lot. Joey Winter April 1, 2010* 
*- Site Plans that were outstanding as of January 1, 2011 do not expire until July 1, 2020, per Sections 15.2-2209.1 and 15.2-2303.1:1 of the Code of Virginia. 
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Projects Under Construction 

Project Name Address or Tax Map Parcel Planning Area Description Planner 
323 2nd Street 201 Garrett Street North Downtown 110,000 square feet office Brian Haluska 
513 14th St NW 513 14th St NW Venable Rear addition to existing house Joey Winter 
Belmont Station Carlton Avenue Belmont 39 townhomes Carrie Rainey 
Burnet Commons, Phase 2 Elliott Avenue Ridge Street 50-unit PUD Carrie Rainey 
Burnet Commons, Phase 3 Elliott Avenue Ridge Street 50-unit PUD with day care facility Carrie Rainey 
Carlton Road Parking Lot 152 Carlton Road Martha Jefferson 31 space parking lot Carrie Rainey 
Carlton Views II 0 Carlton Avenue Belmont 48-unit multi-family residential Matt Alfele 
Cedars Court Apartments 1212 Cedars Court The Meadows 19-unit multi-family residential building with stream restoration Joey Winter 
Charlton-Forest Complex 1201, 1203 and 1205 Carlton Avenue Rose Hill 6876 sq. ft. of office/4 residential units Brian Haluska 
CODE Building 218-220, 230 W. Main St and 215 W. 

Water St. 
North Downtown 150,000 square foot commercial building Brian Haluska 

CVS 1170 and 1134 Emmet St N Venable Pharmacy and Drive-Thru Joey Winter 
Dairy Central Phase 1 946 Grady Avenue 10th and Page 58,000 square foot office w/retail and restaurant uses Brian Haluska 
Dairy Road Shared Use Path Public Right-of-Way Barracks/Rugby 

Greenbrier 
Shared use path extension at Meadowbrook Heights Rd Joey Winter 

1130 East High St. 1130-1132 East High St. Martha Jefferson  4 mixed-use buildings w/Office and Residential Carrie Rainey 
Harmony Ridge 991 5th Street SW Fifeville 14-unit residential development Matt Alfele 
1725 Jefferson Park Avenue 1725 Jefferson Park Avenue Jefferson Park Avenue 19-unit multi-family apartment building Matt Alfele 
Lochlyn Hill Pen Park Lane Locust Grove 141-unit low density residential development Brian Haluska 
510 Locust Avenue Locust Avenue Martha Jefferson Additional story Carrie Rainey 
Longwood Drive PUD Longwood Drive Fry’s Spring 60 residential townhouse units Matt Alfele 
Naylor Street Subdivision 400 Harris Road Fry’s Spring 7 lot subdivision with new road Matt Alfele 
Paynes Mill Hartman’s Mill Road Ridge Street 25 single family dwellings Carrie Rainey 
Quirk Hotel 425, 501, 503 West Main Street Starr Hill 80 room hotel Brian Haluska 
Rialto Beach 1600 block of Rialto Street Belmont 19 single-family residential units Carrie Rainey 
St. Aquinas Church 409 Alderman Road Lewis Mountain Sanctuary expansion Joey Winter 
Stonehenge PUD Quarry Road Belmont 26 single-family residential development Brian Haluska 
600 West Main 510 W. Main St Starr Hill 56 residential units/535 sq. ft. retail Brian Haluska 
William Taylor Phase II 523-529 Ridge Street Fifeville 27-unit multi-family residential Matt Alfele 
Woodland Dr. (Subdivision) Harris Road Fry’s Spring 9 lot subdivision w/road extension Matt Alfele 
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 NHDC Updated Response 
to Staff General Comments for  

Starr Hill Neighborhood Community Vision and Small Area Plan Concepts 

 

Preliminary Response: January 10, 2020 

Updated Response: February 07, 2020 
 

The February 1, 2019 Donation Agreement, in Section 6, specifies the Small Area Plan 

shall be used solely by New Hill and the general public to direct resources and efforts 

into development and redevelopment opportunities identified within the plan. However, 

City staff has been directed to review the Small Area Plan for potential adoption by the 

City. The following comments are made under the assumption the Small Area Plan will 

be considered by Planning Commission and City Council for adoption. 

 

UPDATE: Staff/NHDC agree on the following “mutual understanding”: 

● that at the onset of this project through its completion, there was no singular 

approved formal SAP standard template by which the Starr Hill project 

could have patterned its deliverables; and 

● that changing the deliverable and its name from “Small Area Plan” (a type of 

land use planning document) to “Starr Hill Community Vision Plan” (a 

vision framework of needs and intentions for the Starr Hill area and the 

greater community that it has the potential to serve) will satisfy the intent of 

a Community Vision project and eliminate the need to conform to Land Plan 

criteria or engineering requirements; and 

● that the Focus Area studies: (1) highlight plausible opportunities (public / 

private) for the implementation of the shared Community Vision and 

Strategies, (2) note corresponding sequence of events and other items in need 

of further consideration, and (3) offer resource (relational and financial) 

suggestions should there be interest in pursuing any of the opportunities. Term 

sheets, proformas, property negotiations, detailed site planning and/or due 

diligence, and the like, are not part of this Project Agreement. 

 

 

1. The February 1, 2019 Donation Agreement, in Section 3, specifies the Small Area 

Plan shall include chapters on historic preservation and urban design. There is some 

information provided on these topics, but not comprehensive information to be 

considered full chapters adequately addressing each topic. Please provide additional 

information to fulfill the obligations of the Donation Agreement. 

 

NHDC RESPONSE:  seeking further guidance from City Attorney 1.14.2020 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding.  

 

 

2. The document does not provide sufficient explanations to support the community 

benefits of all goals and strategies outlined in the plan. For example, on page 44: the 

Placemaking, Culture and Legacy Opportunity Area suggests building additional 
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parking on the Jefferson School property, which is privately owned. It is not clear 

whether the purpose of this new parking is to serve the general public, to serve newly 

proposed local private businesses to be located on site, or for a different purpose. 

Additionally, circulation and access/connection elements in the document have not 

been vetted through engineering analysis.  Concerns exist that, if adopted, these 

concepts will be expected to be pursued but may not be appropriate based on existing 

street characteristics and traffic patterns. Please include information on the traffic or 

parking study conducted to support recommendations.  On page 35 in the Housing 

and Connectivity Opportunity Area generally and Character Zones-Protect section on 

page 50 specifically, it is not clarified how allowing a wide range of housing 

typologies and smaller lot sizes protects the existing residences or provides 

justification for the proposed zoning modifications. Please provide additional 

background documentation demonstrating the need for all proposed changes and 

improvements and the benefits to the Starr Hill community. 

 

NHDC RESPONSE: seeking further guidance from City Attorney 1.14.2020 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding.  

 

 

3. The document does not provide adequately defined implementation strategies to 

guide achievement of the stated goals and strategies. The Implementation Plan of the 

2013 Comprehensive Plan specifies that Small Area Plans shall include 

“implementation elements to guide the City in accomplishing the recommended 

changes of each area plan.” The strategies provided in this Small Area Plan do not 

include sufficient strategies for implementation, or a prioritization plan. For example, 

on page 41, the Placemaking, Culture and Legacy Opportunity Area suggests creating 

a series of pocket parks and public urban spaces, but it has not demonstrated there are 

viable locations for these spaces throughout Starr Hill. Including a map identifying 

potential locations to achieve this strategy is a critical component of an 

implementation plan for this Small Area Plan. The Small Area Plan does not identify 

the steps and timeline required to implement all strategies proposed, or prioritize 

them in the context of other proposed strategies. Please provide additional refinement 

to provide an implementable document ready for adoption and implementation. 

 

NHDC RESPONSE: seeking further guidance from City Attorney 1.14.2020 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding.  

 

 

4. Reorganize the document into a traditional layout on standard page sizes that can be 

printed on standard paper by the general public. 

 

NHDC RESPONSE: we can create a “traditional layout” version 

UPDATE: Staff/NHDC agree … the deliverable can be submitted as a .pdf in a 

standard printable format; in the layout as designed and submitted but without 

special printing requirements.  Layout redesign is not required.  
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5. Please provide supporting citations for summarizing statements such as on page 16: 

“There appears to be a very low rate of minority business ownership in the region and 

city generally…”  and page 18:  “… a large portion of the city’s recent population 

growth coming via in-movers from more expensive cities…”  This was mentioned in 

several areas throughout the document.  Data percentages and/or numbers could be 

used to support general statements. 

 

NHDC RESPONSE:  can do 

UPDATE: Staff/NHDC agree … additional clarification and/or supporting 

references will be provided as appropriate.  

 

 

6. Please revise all clerical and spelling issues, such as line 4 of page 14: assumed to be 

“often” but printed as “o  en” and page 19: “Continum” assumed to be “Continuum.” 

 

NHDC RESPONSE:  can do 

UPDATE: Staff/NHDC agree … document will be revised to address all clerical 

and spelling issues.  

 

 

7. Community Engagement is referenced throughout the Small Area Plan, but 

background documents are not provided.  Details from these meetings should be 

included as an appendix (including a listing of meetings with dates, # in attendance, 

meeting products, sign in sheets etc.) 

 

NHDC RESPONSE: can do 

UPDATE: Staff/NHDC agree … the Community Engagement Deliverables 

previously submitted were not broadly circulated among staff but do satisfy 

staff’s request for additional information; and therefore the noted Deliverables 

will be included in the Appendix in support of the story narrative within the 

Vision Plan document.  

 

 

8. Clarity on who created the Small Area Plan and “who it is created for” would be 

helpful. The voice of the document is confusing. There are portions that are written in 

first person, which blurs the line between evaluation and advocacy. The terms “We” 

and “They” are used throughout but the authors and audience is not clearly identified 

now that the Small Area Plan is under consideration for City adoption.  

 

NHDC RESPONSE: refer to Community Engagement deliverables. 

UPDATE: Staff/NHDC agree … the Community Engagement Deliverables 

previously submitted were not broadly circulated among staff but do satisfy 

staff’s request for additional information; and therefore the noted Deliverables 
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will be included in the Appendix in support of the story narrative within the 

Vision Plan document.  

 

 

9. The Small Area Plan should include appendices including background materials such 

as City Council Resolution and scoping document.   

 

NHDC RESPONSE: seeking further guidance from City Attorney 1.14.2020 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding.  

 

 

10. Existing City adopted documents such as Streets that Work do not appear to be 

utilized or are lacking appropriate references in this Small Area Plan. 

 

NHDC RESPONSE: noted; this document represents the Community's vision and 

ideas for the Starr Hill area.  Existing City adopted documents are referenced in the 

Appendix, though not a requirement of this early stage work product. 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding.  

 

 

11. Provide demographic information specific to the Starr Hill neighborhood in the Small 

Area Plan for the geographical boundaries outlined in Section 3 of the February 1, 

2019 Donation Agreement. 

 

NHDC RESPONSE: seeking further guidance from City Attorney 1.14.2020 

UPDATE: Staff/NHDC agree … given the above mutual understanding (Vision 

Plan Deliverable) and the intent of the demographic this project is to serve, the 

plan narrative shall remain unchanged AND specific demographic data will be 

identified in the Appendix.  

 

 

12. The current City Yard location is identified as a cornerstone for this area plan. 

Without a defined plan for the City to vacate the land, it is unclear the timeline of this 

proposed project. Additionally, the cost and time to perform the remediation could be 

significant and needs to be recognized in the document.   

 

NHDC RESPONSE: seeking further guidance from City Attorney 1.14.2020 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding. 

 

 

13. The plan mentions the acquisition of private property. It remains unclear the 

willingness of the current property owners to sell and the funding to purchase these 

parcels is not mentioned.  

 

NHDC RESPONSE: noted; property acquisitions were not part of this scope. 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding. 
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14. Many City Departments are outlined as stakeholders in the plan who had limited, if 

any role in the development of the plan. The Departments of Utilities and Public 

Works are misrepresented as a stakeholder. “Stakeholder” suggests a greater level of 

interaction and involvement.  

 

NHDC RESPONSE: interpretation noted; we can further clarify. 

UPDATE: Staff/NHDC agree … the language regarding list of stakeholders and 

participants will be revised for clarity.  

 

 

15. The plan reads more as a vision plan for the Starr Hill area, along with an economic 

development plan than a land use plan. 

 

NHDC RESPONSE: correct; that was the intention. 

UPDATE: Staff/NHDC agree … see name change comment above.  

 

 

16. Will the investments envisioned by the plan prevent further displacement of the 

existing residents, or increase the rate of displacement by making the Starr Hill 

neighborhood more desirable? 

 

NHDC RESPONSE: vision/ideas do not infringe on existing residential properties nor 

prompt displacement. Economic suggestions were offered to address property values. 

UPDATE: The investments envisioned by the plan are supported by the 

immediate community and intended to prevent further displacement.   

 

 

17. (Page 6-7) Please include a year in the timeline graphic  

 

NHDC RESPONSE: can do 

UPDATE: The timeline graphic will be revised as requested.  

 

 

18. (Page 10) Provide additional detail on how the three questions were developed. 

 

NHDC RESPONSE: refer to Community Engagement deliverables. 

UPDATE: Staff/NHDC agree … the Community Engagement Deliverables 

previously submitted were not broadly circulated among staff but do satisfy 

staff’s request for additional information; and therefore the noted Deliverables 

will be included in the Appendix in support of the story narrative within the 

Vision Plan document.  
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19. Outline the advertising methodology for the Community Meeting at the Jefferson 

School African American Heritage Center.  For example, was this meeting open to 

the general public? 

 

NHDC RESPONSE: refer to Community Engagement deliverables. 

UPDATE: Staff/NHDC agree … the Community Engagement Deliverables 

previously submitted were not broadly circulated among staff but do satisfy 

staff’s request for additional information; and therefore the noted Deliverables 

will be included in the Appendix in support of the story narrative within the 

Vision Plan document.  

 

 

20. Include the data from Pnyka, Qualtrics, and the outreach meetings in an appendix                                    

of the Small Area Plan.   

 

NHDC RESPONSE: refer to Community Engagement deliverables. 

UPDATE: Staff/NHDC agree … the Community Engagement Deliverables 

previously submitted were not broadly circulated among staff but do satisfy 

staff’s request for additional information; and therefore the noted Deliverables 

will be included in the Appendix in support of the story narrative within the 

Vision Plan document.  

 

 

21. (Page 14) The last line on the page is very confusing.  It states that the Starr Hill 

median income is both $50,000 and $38,000.  Please clarify. 

 

NHDC RESPONSE: can do 

UPDATE: Language will be clarified.  

 

 

22. (Page 15) Edit the graphic to remove the plot area note. 

 

NHDC RESPONSE: can do 

UPDATE: The graphic will be revised as requested.  

 

 

23. (Page 16) The statement is made on this page that Starr Hill is “extremely educated” 

which is not typically true in combination with the other concerns noted in the text.  

Explore why this different trend is present in the Starr Hill Neighborhood. 

 

NHDC RESPONSE: noted 

UPDATE: Language will be clarified.  
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24. (Page 16) Please explain within the main document how the “DNT” methodology 

framework designations applied to the studied neighborhoods factored into the Small 

Area Plan analysis and the resulting goals and strategies proposed. 

 

NHDC RESPONSE: can do 

UPDATE: Language will be clarified.  

 

 

25. (Page 16) More information could be provided as it relates to “DNT”.  This is a 

very interesting matrix, but it appears to show the study area as “Close, Cool, and 

Commercial” and the reader will need information on what that means.   

 

NHDC RESPONSE: noted 

UPDATE: Language will be clarified.  

 

 

26. (Page 17) Note source for map and links to information that explains items outlined in 

the legend. 

 

NHDC RESPONSE: can do 

UPDATE: The graphic source data will be included as requested.  

 

 

27. (Page 18) In the second paragraph it states “Based on HUD calculations, the Fair 

Market Rate for a two-bedroom apartment in Charlottesville is just under $1,200” but 

based upon the HUD calculation for Charlottesville the FY19 FMR is $1,325. 

 

NHDC RESPONSE: noted, can clarify. 

UPDATE: Language will be clarified.  

 

 

28. (Page 18) Also in the second paragraph it states “Vacancies are quite low at around 

4%”, but the Form Based Code Institute (FBCI) Study conducted in 2018 states the 

vacancy rate is 6.7%. The report can be found at the link below. 

https://www.charlottesville.org/home/showdocument?id=62034 

 

NHDC RESPONSE: noted, can clarify. 

UPDATE: The data will be verified and revised accordingly.  

 

 

30. (Page 19) The income calculations are incorrect on page 19 for 80% AMI; 100% 

AMI and 120% AMI.  

 

NHDC RESPONSE: noted; can clarify. 

UPDATE: The data will be verified and revised accordingly.  

 

https://www.charlottesville.org/home/showdocument?id=62034
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31. (Page 19) Recommendation: “Homeless and Domestic Violence Shelters” are better 

categorized separately from “rental” properties. They are currently grouped within the 

rental category in the Charlottesville Housing [Continuum] chart. 

 

NHDC RESPONSE: noted 

UPDATE: Language will be clarified.  

 

 

32. (Page 24) The plan states that “A cornerstone of a growing Starr Hill community 

is the City Yard property”.  The plan includes relocation planning, temporary 

relocation of Administration Building uses, and actual relocation of operations and 

personnel in the sequence of events to consider.  While relocation costs were 

originally estimated in 2005, there has been no current planning or funding strategy 

developed to support this.  Funding of a move will likely impact other capital project 

needs (e.g., schools).  A viable implementation plan should be included to address. 

 

NHDC RESPONSE: a detailed implementation plan was not required for this high 

level vision work product; seeking further guidance from City Attorney 1.14.2020 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding.  

 

 

33. (Page 27) Recommendation: As the Small Area Plan is to be an amendment of the 

Comprehensive Plan (i.e. a City document), phrases such as “advocate for zoning” 

should be rephrased to language such as “modify zoning” or similar terminology. 

 

NHDC RESPONSE: noted 

UPDATE: Language will be rephrased as recommended.  

 

 

34. (Page 28-30) Strategy 1 - Need to validate demand for co-working space in 

accordance with building timeline. Current options, as well as new space currently 

under construction, could meet demand. The call for rezoning to increase density will 

have larger neighborhood concerns as this project moves forward.  

 

NHDC RESPONSE: noted; can clarify 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding; 

however we can provide some language clarification.   

 

 

35. (Page 28-30) Strategy 2 - Need to clarify strengthening business equity fund. Is this in 

reference to the City's current fund or a call for another equity fund? There is 

currently a CDFI in Charlottesville, Piedmont Housing Alliance. Gaining CDFI 

designation is difficult.  

 

NHDC RESPONSE: noted; can clarify 
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UPDATE: Staff/NHDC agree N/A … given the above mutual understanding; 

please note that the fund reference is regarding the existing fund.   

 

 

36. (Page 28-30) Strategy 3 - Current entrepreneurship training offered through CIC and 

OED supports this effort.   

 

NHDC RESPONSE: noted 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding.   

 

 

37. (Page 28-30) Strategy 4 - The City's Minority Business Program is currently 

addressing entrepreneurship and business capacity. We look forward to partnering 

with additional efforts to address this issue.  

 

NHDC RESPONSE: noted 

UPDATE: Staff/NHDC agree … additional clarification is needed.  

 

 

38. (Page 28-30)  Strategy 5 - From OED experience, it is difficult to address regional 

economic target industries within the entire City of Charlottesville. It would be even 

more difficult to target at a small neighborhood level.  

 

NHDC RESPONSE: noted 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding.   

 

 

39. (Page 28-30) The Small Area Plan contradicts itself.  It calls for single family homes 

on Brown Street, but also for a dense mixed use development in the same 

location. Please reconcile in the text. 

 

NHDC RESPONSE: noted 

UPDATE: Language will be clarified.  

 

 

40. (Page 38) Recommendation - consider including the photo of the connection through 

City Yard instead of the existing open tunnel. 

 

NHDC RESPONSE: noted 

UPDATE: The image will be clarified.  

 

 

41. (Page 38) Statement about reopening a tunnel connection shows an image of a tunnel 

that is already open.  The nearby closed tunnel connection might be appropriate for a 

pedestrian/bicycle connection.  Clarify this is for the tunnel to the City Yard. 
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NHDC RESPONSE: noted; can clarify 

UPDATE: The image will be clarified.  

 

 

42. (Page 49) Please explain in greater detail how the existing zoning is not appropriate to 

meet the community’s vision and needs, to provide the justification and framework 

for the changes required to achieve the goals stated in the Small Area Plan.  

 

NHDC RESPONSE: can provide further clarity 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding; 

although, some additional information and clarity can be provided for use by 

others working on zoning and comp plan changes.   

 

43. (Page 49) Please include an exhibit with the current zoning and dialogue outlining 

potential for change. 

 

NHDC RESPONSE: noted 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding.   

 

44. (Page 50) Is there a recommendation for a numeric range or definitions for high, 

medium and low intensity? 

 

NHDC RESPONSE: noted 

UPDATE: Recommendation will be clarified.  

 

 

45. (Page 50) Image – label West Main Street, CSX active and inactive rail lines.  

 

NHDC RESPONSE: noted 

UPDATE: Image will be clarified.  

 

 

46. (Page 50) Has the railroad been contacted regarding abandoning the “inactive spur” 

and is there an easement for the inactive railroad? 

 

NHDC RESPONSE: noted; seeking clarity from project work by others 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding.  

This is work by others.  

 

 

47. (Page 54-81) Consider additional formatting/labeling that separates the individual 

focus areas. For Example Focus Area 1: City Yard, Focus Area 2: Starr Hill 

Residential  

 

NHDC RESPONSE: noted; can clarify 

UPDATE: Image will be clarified. 
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48. (Page 54-61) Include a written description of “physical connectivity” that should 

happen in Focus Area 1. It is shown on the images, but not described.  – appears to 

include pedestrian tunnel, future trail, and roadway/ped connections through the site. 

 

NHDC RESPONSE: noted; can clarify 

UPDATE: Language will be clarified.  

 

 

49. (Page 56) A diagram showing existing conditions, including ownership and sizes of 

the various easements on site should be included.  This would lead to outlining steps 

in an implementation plan. 

 

NHDC RESPONSE: seeking further guidance from City Attorney 1.14.2020 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding.   

 

 

50. (Page 57) Page citation at the bottom of the page needs to be corrected. 

 

NHDC RESPONSE: can do 

UPDATE: Correction will be made.  

 

 

51. (Page 59) The site rendering does not show the easements for the existing utilities, 

but there are plantings, buildings, stairs, etc. shown.  Buildings cannot encroach in the 

easements and there are setbacks required for plantings.  Stair designs will also be 

closely reviewed to determine potential impacts with utilities and easement 

encroachments. 

 

NHDC RESPONSE: noted; said work is for future next level efforts 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding; 

however, some additional image clarity can be provided.  

 

 

52. (Page 60) The statement “Based on summary study results from the City, 

environmental conditions pose no limitations for alternate land use.” (pg. 60) could be 

misleading and should be revised to acknowledge that, while environmental 

conditions may not limit alternate land use, they will likely influence redevelopment 

strategies and costs.   

 

NHDC RESPONSE: noted 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding; 

however, language can be clarified.   
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53. (Page 65) The term “spot zoning” is not accurate. 

 

NHDC RESPONSE: noted 

UPDATE: Language will be clarified.  

 

 

54. (Page 66) Some of the physical connectivity items described do not occur in this 

focus area.  Recommend including “physical connectivity” in each focus area and 

move relevant items to the appropriate section. 

 

NHDC RESPONSE: noted 

UPDATE: Language will be clarified.  

 

 

55. (Page 66) The map does not show the proposed future trail. Recommend adding it to 

the map.  

 

NHDC RESPONSE: noted 

UPDATE: We will address this request with the Trail project team. 

 

 

56. (Page 70) Implementation plan steps should be provided for achieving public/private 

development outlined in the document.  

 

NHDC RESPONSE: seeking further guidance from City Attorney 1.14.2020 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding.   

 

 

57. (Page 70)  Proposed Additional Uses:  Jefferson School – Regarding the “retention 

basin” - It appears an assumption may have been made that this was a City-owned 

and maintained BMP.  This is not the case and should be clarified.  

 

NHDC RESPONSE: noted; can clarify 

UPDATE: Language will be clarified.  

 

 

58. (Page 70) Reference the proposed crossing improvements at 4th and Ridge in this section.  

 

NHDC RESPONSE: noted 

UPDATE: Language will be clarified.  

 

 

59. (Page 72) Please clarify if the “Urban Design Standards” referenced are specific to this 

Small Area Plan or general best practices. Do they differ from those found in the 2016 

Streets that Work Plan? I recommend this Small Area Plan, as an amendment to the 

Comprehensive Plan, aligns with other amendments to the Comprehensive Plan, including 
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the Streets that Work Plan. If this is the intention, please update with appropriate 

references. If the “Urban Design Standards” discussed in this Small Area Plan are to be 

specific to Starr Hill, please provide more information on the standards in the urban design 

chapter required by the February 1, 2019 Donation Agreement, Section 3. 

 

NHDC RESPONSE: noted 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding; 

however, references can be clarified and updated.   

 

 

60. (Page 72) The following sentence needs revision - “Allow street topping and 

landscape to scribe to buildings that have no entrances on Commerce St…”. Are you 

recommending that the sidewalk NOT be continuous on Commerce Street, but the 

roadway asphalt should continue to the buildings? This recommendation conflicts 

with a city project to complete sidewalk on Commerce Street.  

 

NHDC RESPONSE: noted; can clarify 

UPDATE: Language will be clarified.  

 

61. (Page 73) The plan should take into account developments that are (or will be in the 

next few months) completed in the discussion.  The list of development status is 

attached. 

 

NHDC RESPONSE: noted 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding. 

The work was outside the Starr Hill Area and therefore not relevant to this 

project; however we did reference Quirk Hotel.  We will revisit this item for 

relevant scopes of work.  

 

 

62. (Page 76) Recommendation: The West Main Street project studied the Starr Hill Park 

site as one of three potential public parking garage options. However, this may no 

longer be under active consideration. Please consider coordination with the Office of 

Economic Development and Parking Manager Rick Siebert for up to date information 

on potential parking garage locations as related to the West Main Street project. 

 

NHDC RESPONSE: noted 

UPDATE: Language will be clarified.  

 

 

63. (Page 76) “Bike stands” – do you mean bicycle racks/parking or bicycle repair 

stands? 

 

NHDC RESPONSE: can clarify 

UPDATE: Language will be clarified.  
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64. (Page 78) Recommendation: Has the visual impact of constructing additional trays of 

parking in front of the Jefferson School (therefore further limiting views of the 

building) been considered? Jefferson School is an Individually Protected Property per 

Section 34-273(b). Please consider preliminary coordination with Jeff Werner, 

Preservation Planner, on potential impacts prior to Small Area Plan adoption. 

 

NHDC RESPONSE: noted; the Jefferson School foundation participated in the 

visioning of this concept and intends to pursue this idea with its consulting team. 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding; 

however, some additional narrative will be included regarding coordination 

efforts thus far or as next steps.   

 

 

65. (Page 78) Proposed Use:  Parking Deck Expansion – There is discussion of a green 

roof and green walls on the potential deck expansion; however, long term 

maintenance of these features is not contemplated in the plan.  Consideration should 

be made to the ongoing expense and maintenance responsibility stemming from the 

addition of these features if they are to be specifically called out in the Small Area 

Plan.  Also, the Small Area Plan states that adding parking decks is “structurally 

viable”.  Has there been any engineering analysis to determine if the parking deck 

was constructed to be able to accept the dead load of two additional decks and the live 

load of vehicles? 

 

NHDC RESPONSE: noted; the Jefferson School foundation participated in the 

visioning of this concept and intends to pursue this idea with its consulting team. 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding; 

however, some additional narrative will be included regarding coordination 

efforts thus far or as next steps.   

 

 

Appendix – Market Study 

General 

 

66. The use of MSA data to characterize Charlottesville demographics creates a challenge 

for the provision of accurate data. 

 

NHDC RESPONSE: noted 

UPDATE: Language will be clarified.  

 

 

67. The scoping of this portion of the document is unclear but using data for multiple 

neighborhoods to reflect the Starr Hill neighborhood creates an additional challenge. 

 

NHDC RESPONSE: noted 

UPDATE: Language will be clarified.  
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68. The OPPORTUNITY STRATEGIES & PARTNERS section identifies New Hill 

Development Corporation (NHDC) and/or Local Initiative Support Corporation 

(LISC) as the “champion” for a majority of the opportunity strategies listed. Many of 

the other “organizations engaged” are partners of NHDC and/or LISC per their 

websites. Adopting a small area plan that funnels work (and funds) to its’ creators and 

partners is concerning for the City.  

 

NHDC RESPONSE: seeking further guidance from City Attorney 1.14.2020 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding; 

however some language can be clarified.   

 

 

69. The OPPORTUNITY STRATEGIES & PARTNERS section includes a long, 

ambiguous list of organizations engaged. The Piedmont Housing Alliance, University 

of Virginia, Charlottesville Business Innovation Council and other specific 

organizations are listed alongside unclear references to “City & County Economic 

Development/ Workforce Development et al.”; “area construction entities and trade 

organizations such as Habitat for Humanity”; and “10th & Page and other 

neighboring residential communities”.  The plan should (1) identify only the specific 

organizations that were engaged and (2) elaborate on any methods of engagement 

utilized. 

 

NHDC RESPONSE: noted 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding; 

however some language can be clarified.   

 

 

70.  (Page 44-56: Opportunity Strategies and Partners) Within the plan area are three 

historic districts listed on the Virginia Landmark Register (VLR) and the National 

Register of Historic Places (NRHP), one district determined eligible for nomination, 

and two individually listed sites. (See list below.) These designations provide 

opportunities for rehabilitation tax credits and other preservation-related incentives.   

 

NHDC RESPONSE: noted 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding; 

however some language can be clarified.  

 

 

71. (Page 44-56: Opportunity Strategies and Partners) The OPPORTUNITY 

STRATEGIES & PARTNERS section uses multiple names and acronyms to 

reference some organizations. Here are two examples: 

1. Page 43-45 of the Appendix: An organization is referenced as “Local Initiative 

Support Corporation” in the ORGANIZATIONS ENGAGED section and “LISC” is 

referenced as a champion for two of the strategies. 
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2. Page 45 of the Appendix: An organization is referenced as “Neighborhood 

Development Services” in the ORGANIZATIONS ENGAGED section and 

“Neighborhood Services” is referenced as a champion for one of the strategies. 

These references are confusing for people unfamiliar with the organizations. All 

organizations should be referenced in a standardized manner throughout the 

document. 

 

NHDC RESPONSE: noted 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding.   

 

 

FINANCING & RESOURCING TOOLBOX  

72. The resources listed are not detailed to a level appropriate for a Small Area Plan. 

Additionally, the plan does not contain strategies to utilize the resources identified in this 

section and it is unclear what was included in the scoping. The following examples are 

areas in need of review: 

 

I. PUBLIC FINANCING – FEDERAL: This section currently contains a list of broad 

federal programs that may or may not be applicable to the plan area, some of which are 

already utilized in Charlottesville.  

 

Examples 1, 2, 3: 

Low Incoming Housing Tax Credits (LIHTC), Community Development Block 

Grant (CDBG) program, and HOME Investment Partnership Program are identified 

as public financing options. Each of these federal programs are currently utilized in 

Charlottesville. This small area plan should identify specific ways these programs are 

applicable to the Starr Hill neighborhood in addition to the overall descriptions. 

 

Example 4: 

EPA Brownfield Grants are identified as a public financing option. Which types of EPA 

Brownfields grant funding are appropriate for the plan area: Assessment Grants? Cleanup 

Grants? Area-wide Planning Grants? This small area plan should identify specific EPA 

programs which may be applicable to the Starr Hill neighborhood. The statement that 

“[t]he EPA provides a variety of grants to address different steps in the brownfield 

development process” is insufficient.  

 

II. PUBLIC FINANCING – STATE & REGIONAL: This section identifies state and 

regional financing options without explaining how they are applicable within the study 

area. 

 

Example 5: 

The Virginia Brownfields Restoration and Economic Redevelopment Assistance 

Fund (VBAF) is identified as a state-level public financing option. The VBAF Program 

is “targeted toward projects or phases of work associated with the restoration and 

redevelopment of brownfield sites that by their completion will generate additional 

private investment and job creation in the immediate future.” This section should 
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elaborate on which of the development opportunities in this Small Area Plan (City Yard 

Redevelopment, Jefferson School Amphitheatre, etc.) could apply for VBAF funding. 

 

IV. PUBLIC FINANCING – CHARLOTTESVILLE: This section identifies local 

financing options without explaining how they are applicable within the study area. 

 

Example 6: 

Charlottesville Economic Development Authority (CEDA) is identified as a local 

public financing option. Which of the development opportunities in this small area plan 

(City Yard Redevelopment, Jefferson School Amphitheatre, etc.) are good candidates for 

CEDA funds? Are there any opportunities to utilize the CVILLE MATCH program 

within the study area? Further elaboration is necessary. 

 

V. PHILANTHROPY – FOUNDATION, PRIVATE SECTOR & INDIVIDUALS: 

This section lists several national foundations & charities that are not realistic financing 

options. 

 

Example 7: 

Southwest Airlines and Project for Public Spaces is identified as a funding source 

“that can be leveraged to implement the strategies outlined in the Small Area Plan.” As 

per the link provided on page 53 of the appendix, this program only funds projects in 

markets where Southwest Airlines operates flights. Southwest Airlines does not operate 

flights in Charlottesville. 

 

Example 8: 

The Patronicity program is identified as a funding source “that can be leveraged to 

implement the strategies outlined in the Small Area Plan.” As per the link provided on 

page 54 of the appendix, Patronicity “partner[s] with state agencies, foundations, private 

corporations, and granting organizations…” to provide funding. This statement indicates 

that Patronicity does not partner with city governments. Furthermore, this program has 

never provided funding for a project in the state of Virginia.  

 

Example 9: 

The Levitt Foundation is identified as a funding source. As per the link provided on 

page 55 of the appendix, Levitt AMP [Your City] Grant Awards provide $25K annual 

matching grants to nonprofits operating in small to mid-sized towns and cities to activate 

neglected public spaces through the Levitt AMP Music Series of 10 free concerts each 

year. Identify ‘neglected public spaces” in the Starr Hill neighborhood which are 

candidates to host these free concerts? 

NHDC RESPONSE: seeking further guidance from City Attorney 1.14.2020 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding.  

 

 

 

Appendix - Planning Guidelines and Influences 
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73. Note that the areas below include the full area discussed in the plan, not just the Starr 

Hill area.  If scoping changes occur, some of these references should be removed. 

 

Historic and Entrance Corridor designations not referenced in the report.  

VLR and NRHP  

● Starr Hill  

o PIF/Survey 2017 

o Eligible for nomination to the VLR and NRHP 

o www.charlottesville.org/home/showdocument?id=66922 

● Fifeville and Tonsler Neighborhoods Historic District 

o VLR (2008) and NRHP (2009) 

o www.dhr.virginia.gov/historic-registers/104-0213/ 

● West Main Street Historic District  

o VLR and NRHP (2017) 

o www.dhr.virginia.gov/historic-registers/104-0083/ 

● Ridge Street Historic District  

o  VLR (2003) and NRHP (1982) 

o www.dhr.virginia.gov/historic-registers/104-0025/ 

● Jefferson School and Carver Recreation Center 

o Individually listed on VLR (2005) and NRHP (2006) 

o www.dhr.virginia.gov/historic-registers/104-5087/ 

● King Lumber Company Warehouse 

o Individually listed on VLR (1981) and NRHP (1983) 

o www.dhr.virginia.gov/historic-registers/104-0247/ 

Properties designated by the City as Individually Protected Properties:  

● 201 6th Street NW (Parker House). Location noted on page 65 of the SAP section, 

but not the street address.  

● 608 Preston Avenue (King Lumber Building). Not referenced.  

● 233 Fourth Street NW (Jefferson School). Noted on page 80 of the SAP section.  

 

Properties designated by the City as within an Entrance Corridor: 

● 400 Preston Avenue 

● 416 Preston Avenue 

● 508-512 Preston Avenue 

● 0 Preston Avenue 

● 608-614 Preston Avenue  

 

NHDC RESPONSE: seeking further guidance from City Attorney 1.14.2020 

UPDATE: Staff/NHDC agree N/A … given the above mutual understanding.  

 

http://www.charlottesville.org/home/showdocument?id=66922
http://www.dhr.virginia.gov/historic-registers/104-0213/
http://www.dhr.virginia.gov/historic-registers/104-0083/
http://www.dhr.virginia.gov/historic-registers/104-0025/
http://www.dhr.virginia.gov/historic-registers/104-5087/
http://www.dhr.virginia.gov/historic-registers/104-0247/
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CITY   REVIEW   ADDITIONAL   COMMENTS   

Content   Review/Responses   based   on:   
New   Hill   Development   Corporation   Update   #2   Response   04.17.20     &     City   Response   05.27.19  

26   June   2020  
 

1.   Preservation   notation   provided.   Please   note   that   during   development   of   the   plan,   current   preservation   and   design  
staff   (from   Feb   5,   2018   to   present)   is   not   aware   of   any   requests   for   assistance,   input,   or   information.   

● NHDC   RESPONSE:   The   Project   Deliverable   is   a   VISION   PLAN.   Select   Department   Representatives  
participated   in   Focus   Groups,   1:1   Interviews,   and   Public   Engagements.   Preservation   was   considered   in   the  
general   context   but   not   for   specific   action   within   the   scope   of   work   for   this   project   agreement.   Specific  
references   appear   in   the   Appendix   for   engagement   participation   (pages   79-80)   and   preservation   (pages  
75-76),   and   participation   is   noted   wherever   representatives   actively   participated/contributed   in   sessions.  
 

2.   Vision   Plan   notation   rather   than   Small   Area   Plan   
● NHDC   RESPONSE:    Item   appears   to   be   satisfied  

 
3.   Vision   Plan   notation   rather   than   Small   Area   Plan   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
4.   Appears   addressed   –   will   have   to   see   how   prints   out.   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 

5.   No   update   provided  
● NHDC   RESPONSE:   The   statements   in   question   are   part   of   a   narrative   overview,   not   a   cited   source.   For  

more   formal   sourcing,   refer   to   sections   and   sources   previously   noted   in   highlighted   italicized   text   page   14;  
And   a   simpler   statement   has   been   used   in   the   highlighted   text   on   page   16.  

 
6.   Addressed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 

7.   Updated   in   Appendix   page   51   
● NHDC   RESPONSE:    Item   appears   to   be   satisfied  

 
8.   Updated   in   Appendix   page   51   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  

 



 
9.   No   update   provided  

● NHDC   RESPONSE:    The    Donation   Agreement    and    City   Council   Resolution    to   append   this   Vision   Plan   to  
the   Comprehensive   Master   Plan   have   been   added   under   “Background   Materials”   within   Appendix  
Reference   Materials   beginning   on   page   85.    The   requested    Scoping   Document    is   relevant   to   RFP/Bid  
projects,   and   NOT   associated   with   this   scope   of   commissioned   work.  

 
10.   Notations   on   Appendix   page   71   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
11.   Updates   in   the   text   were   noted.   Demographic   data   specific   to   Starr   Hill   is   presented   in   a   chart   on   page   15   of   the  
Report   and   in   a   demographic   summary   on   pages   5   and   6   of   the   Appendix.   However,   as   best   I   can   determine,   it   is   not  
until   page   37   of   the   Appendix,   and   in   a   footnote   on   that   page,   that   the   methodology   explained.   This   note   should   be  
cited   on   all   pages   that   present   demographic   data   specific   to   Starr   Hill.   

● NHDC   RESPONSE:    We   have   update   the   footnote   on   Appendix   page   37   and   added   a   reference   about   the  
notation   to   the   graphic   within   the   main   document   on   page   15.   ADDITIONALLY,    on   pg.   5   of   the   Appendix,  
see   the   added   footnote   regarding   the   figures.    Finally,   a   slightly   more   formatted   set   of   tables   have   been   used  
for   pg.   5   and   6   of   the   Appendix.  

 
12.   No   update   provided   

● NHDC   RESPONSE:    The   requested   information   in   response   to   the   Staff   comment/inquiry   is   outside   of  
current   project   scope.   PER   RESPONSE   #2   UPDATE   -   The   timeline   for   any   City   Yard   effort   is   one   that   is   yet  
to   be   established   by   the   City,   therefore   this   study   seeks   to   identify   relevant   points   and   events   to   consider   as  
all   parties   involved   explore   opportunities   further.  

 
13.   No   update   provided   

● NHDC   RESPONSE:    The   requested   information   in   response   to   the   Staff   comment/inquiry   is   outside   of  
current   project   scope.   PER   RESPONSE   #2   UPDATE   -   Acquisition   of   property   is   a   future   action.   Property  
owners   were   invited   to   participate   in   this   Community   Engagement   and   Community   Vision   process;   land  
acquisition   was   not   part   of   the   engagement   process.  

 
14.   Updated   on   Appendix   Page   77   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
15.   No   update   provided   

● NHDC   RESPONSE:    The   Staff   comment   was   interpreted   as   a   statement   not   a   question,   and   therefore   no  
answer   could   be   provided.   In   acknowledgment   of   the   statement,   we   offer   the   following   PER   RESPONSE   #2  
UPDATE   -   First   and   foremost,   the   project   objective   has   been   to   engage   the   community,   amplify   the  
community’s   voice,   and   create   a   community   vision   for   current   and   future   needs   and   ambitions   for   the  
community.   Not   all   of   this   is   land   use   output.   For   this   reason   as   noted   in   the   beginning   of   this   response  
document,   the   City   and   NHDC   have   mutually   agreed   this   work   product   is   a   Vision   Plan   not   a   Small   Area  
Plan   though   it   is   still   intended   to   be   attached   to   the   Comprehensive   Plan.  
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16.   No   update   provided   
● NHDC   RESPONSE:   Displacement   was   previously   addressed   on   page   30.   See   the   section   currently  

highlighted   for   your   reference.   Additionally,   PER   RESPONSE   #2   -   The   concepts   were   developed   in  
consideration   of   both   these   points   and   ideas/strategies   put   forth   are   of   benefit   to   residents   and   investments.  
 

17.   Addressed   
● NHDC   RESPONSE:    Item   appears   to   be   satisfied  

 
18.   Info   in   Appendix   Page   1  

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
19.   Response   to   question   provided   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
20.   Response   to   question   provided   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
21.   Addressed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
22.   Addressed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
23.   Addressed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
24.   More   detail   is   provided   25.   Addressed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
26.   Addressed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
27.   Addressed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
28.   Addressed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
30.   Addressed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
31.   Addressed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
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32.   No   update   provided  

● NHDC   RESPONSE:   An   implementation   plan   is   not   a   part   of   this   scope   of   work.   PER   RESPONSE   #2   -  
There   are   many   components   to   this   Opportunity,   and   the   City’s   strategic   imperatives   are   a   significant   part.  
At   this   time,   New   Hill   Development   Corporation   is   not   privy   to   the   budget   and   programming   needs   of   the  
City   for   its   overall   organization   and   facility   management.   The   scope   of   work   thus   far   has   been   to   establish   a  
Vision   for   the   Starr   Hill   area   and   the   community   it   aims   to   serve   or   support,   and   then   present   opportunities  
for   what   that   vision   could   physically   become.   A   separate   due   diligence   and   feasibility   study   would   be   the  
next   scope   agreement   once   the   City   has   finalized   its   operational   space   needs   and   budget.  

 
33.   Addressed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
34.   No   update   provided  

● NHDC   RESPONSE:    Refer   to   highlighted   text   page   28.    In   acknowledgment   of   the   statement,   we   offer   the  
following   PER   RESPONSE   #2   UPDATE   -   The   need   for   the   proposed   co-working   space   is   outlined   in   the  
Community   Context   within   the   main   body   of   the   report   as   well   as   in   the   Market   Research   section   of   the  
Appendix.   While   some   Citywide   market   demand   might   be   accommodated   in   the   other   spaces   coming   on  
line,   our   interviews   and   research   revealed   that   this   study’s   audience   /   demographic   would   be   less   likely  
accommodated.   This   study   does   not   call   for   increasing   density,   but   rather   distributing   density   so   as   to  
protect   not   destroy   the   low   density   areas.   Form   based   code   can   aid   this.   AND,   knowing   that   growth   must   be  
accommodated   somehow,   to   strive   for   maximizing   underutilized   spaces   in   high   density   zones   (like   Wendy’s)  
at   the   edges   of   this   neighborhood   instead   of   in   the   middle.  

 
35.   No   update   provided   

● NHDC   RESPONSE:   For   clarity,   “City   of   Charlottesville’s”   has   been   added   and   highlighted   on   page   28.   And,  
PER   RESPONSE   #2   UPDATE   -   This   reference   is   about   the   existing   fund.  

 
36.   No   update   provided   

● NHDC   RESPONSE:   The   Staff   comment   was   interpreted   as   a   statement   not   a   question,   and   therefore   no  
answer   could   be   provided.   Refer   to   highlighted   text   page   28.    In   acknowledgment   of   the   statement,   we   offer  
the   following   PER   RESPONSE   #2   UPDATE   -   Current   entrepreneurship   training   offers   a   segment   of   the  
mentorship   entrepreneurs   need   and   have   requested.   Both   CIC   and   OED   were   participants   in   the   meetings  
and   ideas   outlined   in   this   Strategy.  
 

37.   No   update   provided  
● NHDC   RESPONSE:   The   Staff   comment   was   interpreted   as   a   statement   not   a   question,   and   therefore   no  

answer   could   be   provided.   Refer   to   highlighted   text   page   29.    In   acknowledgment   of   the   statement,   we   offer  
the   following   PER   RESPONSE   #2   UPDATE   -   The   City’s   Minority   Business   Program   does   address   some   of  
the   needs   of   entrepreneurship   and   business   capacity;   and   future   efforts   will   bring   more   to   this   area   of   focus.  
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38.   No   update   provided  
● NHDC   RESPONSE:   The   Staff   comment   was   interpreted   as   a   statement   not   a   question,   and   therefore   no  

answer   could   be   provided.   Refer   to   highlighted   text   page   29.    In   acknowledgment   of   the   statement,   we   offer  
the   following   PER   RESPONSE   #2   UPDATE   -   Expanding   the   physical   and   demographic   scope   of   this   study  
enabled   NHDC   to   provide   reliable   and   concrete   information   to   support   ideas   and   concepts   put   forth.   Refer   to  
the   Community   Engagement   Plan   and   Community   Vision   for   further   explanation   for   the   wider   perspective.  

 
39.   Addressed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 

40.   Addressed   
● NHDC   RESPONSE:    Item   appears   to   be   satisfied  

 
41.   Addressed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
42.   New   language   provided.   Assumptions   are   outlined   but   this   document   does   not   explore   causes   or   
solutions   

● NHDC   RESPONSE:    This   document   expresses   a   vision   for   an   underserved   community   that   lives   and   works  
within   this   area   footprint   as   well   as   existing   in   the   broader   population.   Each   concept   states   the   existing  
zoning   and   proposes   an   improvement   to   current   zoning   for   the   reasons   expressed.    For   instance,   a   new  
residential   zoning   that   limits   size   of   lot   and   construction   is   endorsed   because   current   zoning   always   for  
larger   development   that   can   have   adverse   impact   on   the   physical   environment   and   the   expressed   vision   of  
the   community.   It   is   not   the   aim   of   this   vision   document   to   explore   causes   and   solutions.  

 
43.   No   update   provided  

● NHDC   RESPONSE:     Proposed   Zoning    and    Current   Zoning    are   referenced   in   each   section.   Previous   text  
highlighted   on   pages   57,   60,   64,   65   and   80   of   the   main   document;   and   a   new   statement    "Refer   to   Current  
Zoning   Map   in   Appendix;   see   page   74"   has   been   added   on   pag es   60,   65   and   80   in   the   main   document   IN  
ADDITION   to   the   Map   added   on   page   74   of   the   Appendix.  

 
44.   Addressed  

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
45.   Addressed   -   Notations   were   placed   on   page   51   rather   than   50   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
46.   Addressed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
47.   Addressed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
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48.   Addressed   
● NHDC   RESPONSE:    Item   appears   to   be   satisfied  

 
49.   No   update   provided  

● NHDC   RESPONSE:   A   diagram   of   the   existing   easement   was   already   included   within   the   illustration   as  
acknowledged   PER   RESPONSE   #2   -   The   underlying   plan   in   the   illustration   is   the   City’s   plan   produced   by  
Timmons,   which   lays   out   all   the   lines   and   ownership.   ADDITIONALLY,   the   diagram   has   been   added   to   the  
Appendix   page   73.   

 
50,   Addressed  

● NHDC   RESPONSE:    Item   appears   to   be   satisfied   
 

51.   No   update   provided   -   refer   to   added   map  
● NHDC   RESPONSE:   A   diagram   of   the   existing   easement   was   already   included   within   the   illustration   as  

acknowledged   PER   RESPONSE   #2   -   UPDATE   2:   The   design   image   is   for   illustrative   purposes   only   to  
communicate   how   the   vision   ideas   might   materialize.   Easements   were   taken   into   consideration   in   framing  
the   ideas,   and   a   site   plan   and   design   would   need   to   be   done   after   the   appropriate   due   diligence   and  
programming   studies   are   completed   (all   of   which   are   outside   this   scope   of   work).   ADDITIONALLY,   the  
diagram   has   been   added   to   the   Appendix   page   73.  
 

52.   Addressed   
● NHDC   RESPONSE:    Item   appears   to   be   satisfied  

 
53.   Addressed   –   term   was   removed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 
54.   Addressed   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 

55.   Addressed   
● NHDC   RESPONSE:    Item   appears   to   be   satisfied  

 
56.   No   update   provided   

● NHDC   RESPONSE:   As   acknowledged   PER   RESPONSE   #2   -   Implementation   plans   are   outside   the   scope  
of   this   work.  

 
57.   Addressed   except   the   report   still   states:   Coordinate   Retention   Basin   work   and   appropriate   season   schedule   with  
Public   Works.   

● NHDC   RESPONSE:    As   acknowledged   PER   RESPONSE   #2   -   No   intention   to   imply   or   assume   this   is   a  
City-owned   and/or   maintained   BMP.   Language   reviewed   for   clarity.   ADDITIONALLY,   reference   to   Public  
Works   has   been   removed   in   this   edit   (see   highlighted   text   page   70).  
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58.   Addressed   
● NHDC   RESPONSE:    Item   appears   to   be   satisfied  

 
59.   (Page   72)   Please   clarify   if   the   “Urban   Design   Standards”   referenced   are   specific   to   this   Small   Area   Plan   or  
general   best   practices.   Do   they   differ   from   those   found   in   the   2016   Plan?   I   recommend   this   Small   Area   Plan,   as   an  
amendment   to   the   Comprehensive   Plan,   aligns   with   other   amendments   to   the   Comprehensive   Plan,   including   the  
Streets   that   Work   Plan.   If   this   is   the   intention,   please   update   with   appropriate   references.   If   the   “Urban   Design  
Standards”   discussed   in   this   Small   Area   Plan   are   to   be   specific   to   Starr   Hill,   please   provide   more   information   on   the  
standards   in   the   urban   design   chapter   required   by   the   February   1,   2019   Donation   Agreement,   Section   3.   NHDC  
RESPONSE:   noted   UPDATE:   Staff/NHDC   agree   N/A   ...   given   the   above   mutual   understanding;   however,   references  
can   be   clarified   and   updated.   UPDATE   2:   Language   revised   for   clarity.   The   intention   of   the   reference   is   that   the   City's  
Urban   Design   Guidelines   are   recommended.   Staff   response:   Please   clarify   what   "City's   Urban   Design   Guidelines"  
and   "Urban   Design   Standards"   are   referenced,   as   staff   is   not   aware   of   these   documents.   Does   this   refer   to   the  
Architectural   Design   Control   Districts   Design   Guidelines?   The   Wallace.   Roberts   &   Todd   West   Main   Street   Open  
Space   Concept   &   Streetscape   Schematics   document?   

● NHDC   RESPONSE:    The   Staff   comment   references   this   item   in   context   of   a   Small   Area   Plan,   for   which   this  
document   is   not.   The   outcome   /   deliverable   of   this   project   is   a   VISION   PLAN   as   mutually   agreed   and  
acknowledged   in   January   of   this   year.   Within   the   main   document,   there   are   references   to   design   standards  
that   are   inclusive   of   various   works   as   identified   under   “Planning   Guidelines   &   Influences”   in   the   Appendix  
pages   71-72.    During   the   Focus   Group   sessions   and   1:1   interviews   with   Staff,   Administration   and   Council,   it  
was   discussed   that   this   project’s   recommendations   should   generally   embrace   all   previously   adopted   City  
standards   and   guidelines   instead   of   selecting   one   exclusively   over   another   since   the   City   was   in   the   process  
of   synchronizing   these   various   works   along   with   the   Comprehensive,   Zoning   and   Housing   Plans.  
 

60.   Addressed   
● NHDC   RESPONSE:    Item   appears   to   be   satisfied  

 
61.   No   update   provided  

● NHDC   RESPONSE:    In   addition   to   prior   responses   -   -   RESPONSE   UPDATE:   Staff/NHDC   agree   N/A   …  
given   the   above   mutual   understanding.   The   work   was   outside   the   Starr   Hill   Area   and   therefore   not   relevant  
to   this   project;   however   we   did   reference   Quirk   Hotel.   We   will   revisit   this   item   for   relevant   scopes   of   work.  
RESPONSE   UPDATE   #2:   The   report   references   Quirk   Hotel.   Other   works   fell   outside   our   Focus   Areas.   -   -  
Another   section   has   been   added   in   the   Appendix   to   acknowledge   work   in   progress,   see   pages   81-84.  

 
62.   No   update   provided  

● NHDC   RESPONSE:    At   the   time   of   this   project’s   public   engagement,   this   site   was   under   consideration   for  
uses   other   than   a   park,   and   the   citizens   expressed   their   concerns   about   the   potential   change   of   use.    This  
document   sought   to   capture   the   information   available   as   well   as   the   intentions/aspirations   expressed   at   the  
point   in   time   of   the   engagement   period   (April   2019   -   October   2019).    Future   project   efforts   and   stages   can  
reference   these   concerns,   and   update   with   any   present   day   /   post   study   changes   of   information   and/or  
outcomes.    It   is   important   that   the   community   opinion   remains   whether   the   park’s   use   changes   or   not.f  

 
 

NHDC     |    Starr   Hill   -   Response   to   Staff   Comments   June   2020  
6  



63.   Addressed   
● NHDC   RESPONSE:    Item   appears   to   be   satisfied  

 
64.   No   update   provided   

● NHDC   RESPONSE:    The   Staff   comment   references   this   item   in   context   of   a   Small   Area   Plan,   for   which   this  
document   is   not.    The   outcome   /   deliverable   of   this   project   is   a   VISION   PLAN   as   mutually   agreed   and  
acknowledged   in   January   of   this   year.    To   that   end,   we   offer   PER   RESPONSE   #2   -   The   Jefferson   School  
Foundation   (JSF)   posed   the   additional   parking   idea.   Original   plans   allowed   for   the   trays,   but   funding   was   not  
available.   They   have   thoughts   for   private   and   public   parking.   Preliminary   discussions   were   held   with   JSF   project  
engineers   and   City   Planning   about   capacity,   visibility   and   access;   with   no   conceptual   red   flags   at   that   time.   JSF  
intends   to   privately   pursue   this   idea   and   design.   Review   comments   have   been   shared   with   their   team.  
 

65.   No   update   provided   
● NHDC   RESPONSE:    The   Staff   comment   references   this   item   in   context   of   a   Small   Area   Plan,   for   which   this  

document   is   not.    The   outcome   /   deliverable   of   this   project   is   a   VISION   PLAN   as   mutually   agreed   and  
acknowledged   in   January   of   this   year.    To   that   end,   we   offer   PER   RESPONSE   #2   -   The   Jefferson   School  
Foundation   (JSF)   is   very   excited   about   this   concept   and   possibility   for   the   community.   Concepts   were  
shared   with   a   number   of   City   staff   and   Council;   with   no   conceptual   red   flags   at   that   time.   JSF   intends   to  
privately   pursue   this   idea   and   design.   Review   comments   have   been   shared   with   their   team.  

 
66.   Clearer   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 

67.   Clearer   
● NHDC   RESPONSE:    Item   appears   to   be   satisfied  

 
68.   No   update   provided  

● NHDC   RESPONSE:    The   Staff   comment   references   this   item   in   context   of   a   Small   Area   Plan,   for   which   this  
document   is   not.   The   outcome   /   deliverable   of   this   project   is   a   VISION   PLAN   as   mutually   agreed   and  
acknowledged   in   January   of   this   year.   PER   RESPONSE   #2   -   This   project   began   with   a   desire   and   intent   to  
explore   a   relationship   between   the   City   of   Charlottesville   and   a   community   that   New   Hill   Development  
Corporation   (NHDC)   represents.   See   section   on   project   “Background”.   Through   a   significant   engagement  
process,   New   Hill   Development   Corporation   (NHDC)   and   Local   Initiatives   Support   Corporation   (LISC)  
representatives   gathered   and   synthesized   the   information   and   ideas   contained   in   this   report;   AND   they   will  
continue   to   support,   advocate   and   champion   the   vision   outlined   herein   on   behalf   of   the   community   while  
seeking   other   area   champions   to   assume   the   mantle.  
 

69.   No   update   provided   
● NHDC   RESPONSE:    The   Staff   comment   states   that   “this   section   includes   a   long,   ambiguous   list   of  

organizations   engaged”   and   recommends   “that   the   Plan   should    (1)   identify   only   the   specific   organizations  
that   were   engaged   and   (2)   elaborate   on   any   methods   of   engagement.”   PER   RESPONSE   #2   -   Referenced  
“organizations   engaged”   had   representatives   engaged   in   a   variety   of   activities   (focus   groups,   1:1   interviews,  
community   meetings,   etc)   for   the   purpose   of   contributing   their   organization’s   voice   and   resources   to   the  
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vision   of   this   work.   Some   invitees   and   attendees   like   “area   construction   entities”   did   not   want   to   be   identified  
specifically.   Some   invites   like   “other   neighboring   organizations”   did   not   have   official   representation   and  
therefore   no   specific   names   were   included   out   of   respect.   Refer   to   Engagement   Sections   of   this   report   for  
additional   information   on   methodology   and   demographics.   ADDITIONALLY   OFFERING   at   the   time   of   this  
submission,   public   recordation   of   individual   names   and   affiliation   was   not   a   requirement   of   this   commission.  
Records   are   available   for   private   viewing   if   needed.  
 

70.   Added   –   page   73   of   the   Appendix   
● NHDC   RESPONSE:    Item   appears   to   be   satisfied  

 
71.   Clearer   

● NHDC   RESPONSE:    Item   appears   to   be   satisfied  
 

72.   Updates   provided   for   areas   where   staff   comments   were   provided   
● NHDC   RESPONSE:    Item   appears   to   be   satisfied  

 
NEW   COMMENTS   
Appendix   71   -   reference   to   SAI   instead   of   SIA   --   please   correct.   Continue   to   clarify   -   the   document,   as   prepared   and  
presented,   is   not   a   Small   Area   Plan   or   a   plan   with   actionable   items.   The   document   is   a   vision   statement   that   could   be  
used   to   direct   any   future   planning   efforts   in   this   area   of   the   City.  

● NHDC   RESPONSE:    Item   corrected   as   requested.  
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Minutes  

PLANNING COMMISSION REGULAR MEETING 
June 9, 2020 – 5:30 P.M. 

Virtual Meeting 
 
 
 

I. COMMISSION PRE-MEETING (Agenda discussion(s)) 
Beginning: 5:00 PM 
Location: Virtual/Electronic 
Members Present: Chairman Mitchell, Commissioner Stolzenberg, Commissioner Solla-Yates, 
Commissioner Lahendro, Commissioner Dowell, Commissioner Green, Commissioner Palmer, 
Commissioner Heaton 
Staff Present: Patrick Cory, Missy Creasy, Matt Alfele, Lisa Robertson, Robert Watkins, Jeffery 
Werner, John Sales, Joe Rice, Jack Dawson, Alex Ikefuna, Paul Oberdorfer, Joey Winter 
 

Ms. Creasy provided an overview of logistics for ZOOM meeting participation. 

Chair Mitchell confirmed that the discussion of the Flint hill applications would occur at the same time and 
votes would be taken separately with the Critical Slopes first followed by the PUD application.  There was a 
brief discussion as to if this order for the motions was appropriate but the order was maintained following 
confirmation from Ms. Robertson. 

Commissioner Heaton asked if based on the discussion, do we anticipate additional information from the 
applicant this evening. Chair Mitchell noted new information from the applicant arrived after 4pm today. 

Mr. Alfele noted that the City Engineer will be here this evening to assist with questions. 

Commissioner Solla Yates noted that he would like to hear information from Habitat during the meeting 
pertaining to the plan they have for the Flint Hill site as well as information on the concerns noted in the staff 
report. 

Mr. Winter provided instructions on how each of the presentations will be provided this evening. 

Chair Mitchell confirmed that the Arlington discussion would not be heard this evening. 

 
II. COMMISSION REGULAR MEETING – Meeting called to order at 5:30 PM by Chairman Mitchell 

 Beginning: 5:30 PM 
 Location: Virtual/Electronic 

 
A. COMMISSIONER’S REPORT  
 
Commissioner Green – It is good to see everybody. It has been awhile. We have been meeting virtually with 
the TJPDC. We had a May meeting. The TJPDC meets with Louisa County, Fluvanna County, Nelson 
County, Greene County, City of Charlottesville, and Albemarle County. One of things that was discussed was 
rural broadband. It has been very evident that we need to keep moving forward with rural broadband, while 
we are having these meetings. You can hear the dial up in the background during the meetings. We did have 
some discussions about rural broadband, rural transportation, and rural smart scale projects. We discussed 
what we are submitting for smart scale. The City of Charlottesville did not have anything for the rural smart 
scale. There is something that Albemarle County has submitted for at Fifth Street. It’s the connector trail from 



the Fifth Street Station area to connect with some of the city trails. I did go to the University. It is a pretty 
amazing exhibit. 
 
Commissioner Heaton – I want to thank Missy, Joe Rice, and Brian Wheeler for their attentiveness for 
bringing people up to speed on Zoom and the protocols for doing a public hearing. It was a good effort and 
time well spent. I also want to say hello to everybody. It has been encouraging during this pandemic, we have 
been able to watch the construction start on 3 buildings. It’s been rewarding to know that people are working 
and those buildings are going up. I also spent some time at the University.  
 
Commissioner Dowell – I do not have a report at this time. The issues that we are facing, not only in 
Charlottesville, but in the world, are not new issues. I am so proud of our young people, who are making a 
difference. This is a movement. I am so glad to hear it. I am very proud to know the leaders at the forefront.  
 
Commissioner Solla-Yates – There was a meeting on April 7th on the Comprehensive Plan. We reviewed 
housing data. Racial equity underlies every data point that we look at. The Housing Advisory Committee met 
on May 26th. We are moving everything in the Housing Fund to Emergency Relief Spending. We are losing it 
all. It’s all gone. We are trying to keep everyone housed as long as we can. We don’t even have enough for 
that. It’s very grim. It was a tough meeting. There was a Comprehensive Plan meeting on June 2nd. They 
surveyed the Comprehensive Plan steering group. The top issues that came up on housing were equity, rental 
affordability, access to opportunity, housing supply, and housing stability. Those were the leaders. We also 
received a call from Dan Rosensweig from Habitat for Humanity. He indicated support for the Flint Hill 
proposal coming up tonight and shared some data I thought would be important for others to hear. 
 
Commissioner Lahendro – I have nothing to report. The Board of Architectural Review and the Tree 
Commission have not met since the last time we met. Commissioner Solla-Yates covered very well the 
Comprehensive Plan steering committee.  
 
Commissioner Stolzenberg – I don’t have a lot. I hope that you all remember our part in making change and 
changing the system. Remember why this planning commission exists. PLACE has not been meeting. We 
have had a couple of MPO Tech meetings. There was nothing hugely groundbreaking. There are several smart 
scale applications that are currently in the pre-application phase. They have gone to VDOT for a preliminary 
review and some feedback. The interesting ones for us are Fontaine, 29, and Hillsdale Drive South, which will 
connect Hydraulic to Holiday Drive. There is an Emmet Street multi modal phase 2. There is a Preston-Grady, 
West Main street scape phase 3, a Ridge Street multi-modal, which will go from Cherry up to West Main. 
Those are the ones in the city. There are a few others around. I assume those will be narrowed down before 
the final application phase.  
 
B. UNIVERSITY REPORT 

 
Commissioner Palmer – I did have a few things of interest. Fall semester at UVA will begin on time. Any in 
person instruction will conclude by Thanksgiving. There is a lot of logistics that need to be worked out. The 
experience will be highly modified for all of the classes, dining, housing, and athletic events if there are 
athletic events. There was a June Board of Visitors virtual meeting last week. There wasn’t a whole lot of 
business of note. There was the renaming of Rechner Hall to Ridley Hall in honor of Walter Ridley, the first 
African American to have earned a doctorate in education from UVA in 1953. They are still discussing 
whether to change the actual name of the Curry School. They haven’t made that decision yet. With current 
projects, there are a few if you have been through The Grounds. Alderman Library is undergoing an extensive 
renovation. It’s currently in the demolition and abatement phase. If you go by there, they are demolishing the 
newer stacks on the back of the building. We are going to replace that with a new addition better suited for 
today’s academic needs. That construction is scheduled to continue through 2023. On Branden Avenue, the 
Green Street, utility-wise and infrastructure-wise, is largely complete. The student health and wellness centers 



should be completed next summer. With the pandemic, they have been re-evaluating the interior to see how 
they can use that building to better serve the potential needs for testing, isolating students, and providing 
vaccinations. When it’s done, it will be 156,000 square feet. It will include space for general medicine, 
gynecology, counseling, psychological services, student disability access services, and health promotion. The 
hospital expansion project was altered due to the pandemic and accelerated to provide isolation units for 
Covid-19 patients onto the upper floors. That’s in addition to the newly opened emergency department. The 
Memorial for Enslaved Workers is substantially complete. There are a few things that are not done yet, such 
as lighting and tree planting. You can visit it. There is a water feature that has not been turned on yet because 
we promised the descendant community it would not be turned on until we had a private ceremony. That was 
supposed to happen a month or two ago. With the pandemic, we haven’t been able to do that yet. It’s 
definitely being used and visited, most visibly last Friday by the medical school community when they held a 
vigil for George Floyd. 

 
C. CHAIR’S REPORT 
 
Chairman Mitchell – None of the boards met that I serve on. We have a new director of Parks and 
Recreation. His name is Mr. Todd Brown. He has actually been working as the interim director.  
 
D. DEPARTMENT OF NDS  
 
Ms. Creasy – We will hear next week whether we are going to be meeting in July. Council authorized us to 
meet for the June meeting. They will be looking at whether we will be moving to a July meeting. I have a 
feeling that we will be meeting. We are going to move in that direction behind the scenes. We anticipate that 
they will be looking at other boards and commissions and getting them moving again. There are still a lot of 
question marks as to how things are going to be moving forward. The city will re-evaluate before June 21st as 
to what the next steps will be. We have a few things going on to begin discussions next week. People have the 
opportunity to pay tax bills in person for a period of time. A press release went out about a day ago. We 
currently have a drop off on Fridays to facilitate people getting materials into our office. There is a lot of 
behind the scenes work going on.  
 
Comprehensive Plan Update 
 
Jennifer Koch, RHI – We have been hard at work since we last met with you. I am glad to be here to give 
you a brief update. Cville Plans Together is the name for this process. It’s an opportunity for the community 
to actively participate in updating the future vision for the city with a focus on equity and affordability. I know 
all of you are aware of what we are doing. I want to go through quickly what these outcomes are. We are 
working to update the city’s comprehensive plan building on the edits that you began in 2017 and 2018. As a 
part of that effort, we are completing an affordable housing strategy. We are specifically calling it out here 
because it’s a big focus of this effort. It is a part of the overall comprehensive plan process. Once the revised 
comprehensive plan is approved, including that housing strategy and we work with you through those edits, 
we will work to revise the zoning ordinance to ensure that it reflects the goals and strategies in the newly 
revised comprehensive plan. We need to work with all of you, the community, the city staff, and others to 
identify what needs exist in Charlottesville in terms of equity and what it means for housing to be affordable. 
This is the schedule for the process, which is currently planned to extend to the end of next year. The green is 
the affordable housing strategy, which feeds into the dark blue, the revised comprehensive plan update. The 
light blue is the zoning. This is our schedule as of the beginning of May. I would anticipate that there will be 
some tweeks to this, particularly with the community engagement points. Those little orange bubbles at the 
bottom are the approximate points for community inputs. They are a set of activities. I do want to talk about 
how we are going to interact with all of you. Collaboration with the Planning Commission is an important part 
in updating the Comprehensive Plan. We look forward to scheduling a meeting or work session with you now 
that you are meeting again in the near future to discuss the findings of what we are hearing in this current state 



of public input and what that means for the Comprehensive Plan as we look at the overall vision, direction, 
and the goals. I am going to give an overview of our engagement process to date. It looks very different than 
what we planned originally. We came into this process committed to really focus community engagement in 
meeting people where they are in the neighborhoods in Charlottesville. Starting that process in March couldn’t 
happen like that. I will go through what we have been doing. We do intend to get out as soon as it is safe to do 
so. We started our engagement on May 20th. What we have been focused on is getting input on goals and 
priorities for the future. We started with three webinars that had the same information. They were recorded 
and they can be found on the website. What we did in those webinars is give an overview of the process. We 
talked about what the Comprehensive Plan and zoning are. What do those things mean? Those were good 
discussions. We have had five small group discussions and there are five more scheduled. We have had 
anywhere from 4 up to 18 people in those events. We are also doing some focused small group discussions 
with certain groups of people. We have a survey out right now. It opened May 20th. It was originally 
scheduled to run through June 10th. We have extended that through June 27th. When I last checked, we had 
324 responses. We had a steering committee meeting on June 2nd. It was open to everybody and it was 
conducted on Zoom. That recording is also on the website along with the presentation document, which talked 
about housing tools. We have also been engaged with the media and distributing fliers and surveys. We have 
more upcoming conversations with more of these small groups. We are working on getting more input on the 
survey. Our goal with this is to get community input from people who are representative of the community in 
Charlottesville. We have been hearing from a good diversity of people. When we look at the survey responses, 
the proportions aren’t really representative of the community in terms of demographics. We know that we 
need to hear from people on the lower end of the wealth spectrum. There are people that we need to hear from. 
We have some strategies that we are working on to reach those various areas. We’re coordinating with some 
of our community partners to get paper fliers and surveys into peoples’ hands. We are trying to make sure that 
people know what is going on and that they know that they are wanted. We want their input on this process. 
We hope that they are able to participate. We are planning a utility mailing for July. We will hopefully be able 
to share information with people so that people can get involved in the future phases. We are continuing to do 
direct outreach to other organizations, neighborhood associations, and encouraging people to push things out. 
I would welcome other ideas for engagement, given Covid constraints. We know that all of you have been 
through this process. We do have social media and a toll free number.  
 
Commissioner Stolzenberg – I am a little unclear how we, as commissioners, are supposed to interact with 
the project. Should we be dropping in on these meetings?  
 
Ms. Koch – We have recorded the webinars. We have been recording the small group discussions. We have 
been explicitly telling people that they not being posted. We are going to summarize findings from those. I 
would encourage you to sit in on a conversation. I know that some of the Council members may have sat in 
some of the webinars.  
 
Commissioner Lahendro – You mentioned providing focused small groups. What kind of groups are these? 
Are these neighborhood groups, civic groups, or political groups? How is it decided what groups to meet 
with?  
 
Ms. Koch – We have been doing additional outreach to people and groups that we have been hearing less 
from. We wanted to make sure we were hearing from people in the Tenth and Page neighborhood. One of our 
steering committee members helped us organize a group of homeowners in the Tenth and Page neighborhood. 
We have also reached out to JABA. We wanted to make sure that we were hearing from aging adults. That 
group is often very connected and may not sign up for discussions separately. We have done outreach to 
churches. We have a small group that has been arranged with a faith group. We know that we haven’t been 
hearing from some people and are there good methods to get out to people. We know that people have church 
networks. We are hoping that if people reach out to us and if they want to have a discussion, that’s something 



we certainly open to. We encourage people to sign up for the existing open discussions when they can. Those 
have been really interesting. It’s been us reaching out and people asking us.  
 
Commissioner Green – I feel that we are hearing the same thing that we went through as far as outreach. I 
don’t feel like we are doing anything different. We went to the market. We reached out to church groups and 
JABA. I know that you are asking us. The problem that we were having is the outreach to the people that you 
still haven’t reached out to based on what we are hearing from you. We are out of ideas. I would love to know 
if it is more outreach through social media. We have a social media presence in this town. We have had 
thousands of people get together in the past week. What do we need to do to do something different?  
 
Commissioner Dowell – I would like to reiterate that. Some of the ideas that we came up with are things that 
we have done. Who is showing up to these meetings?  
 
Ms. Koch – We had a very different process in mind for this. COVID threw things off for us. It is difficult to 
do engagement for a comprehensive plan and reach marginalized communities in any case. I can’t speak if it 
looks different to the people that you talked to. We don’t have lists to compare. It’s a mix of people, who are 
very well engaged. We have also been hearing from others, who seem to be newer to the process. We go 
through what a comprehensive plan is. My take on it is that there are some new faces coming into this. We are 
not seeing the same people over and over again. We haven’t had any overlap. I will reiterate that we are 
committed to whenever we can to getting out there. Our vision was to do these small group discussions where 
people are, having food, and bringing people together and talking through these things. That is something that 
needs to happen when we can do it. It’s been rewarding when we can do it virtually too. We are doing a lot of 
the same things. We are pushing out on social media. I think we are getting some new people that way as well. 
It’s continuously evolving.  
 
Commissioner Green – Has this been part of Cville 360? It seems like something that we need to get out to 
the media.  
 
Ms. Koch – COVID not only threw off our ability to meet in person with people. There was also a shift in 
focus. With recent events, we are competing for people’s time and attention. This is such an opportunity for 
people to weigh in on those processes locally and look at what land use looks like on the ground. I am hoping 
that we can build on some momentum.  
 
Commissioner Green – What we had said earlier is that making these changes to this land use plan, 
comprehensive plan, and housing plan are a part of this movement. We have to get a movement on the needle 
for housing.  
 
Update on Covid-19 and Housing 
 
Dr. Denise Bonds, Thomas Jefferson Health District – Covid-19 is caused by an RNA virus. It’s 
transmitted from person to person by aerosolized droplets. When we talk, sneeze, work out, or cough we expel 
droplets out. If you have Covid-19, those droplets can carry the virus. We have just under 52,000 people in 
Virginia that have been infected by Covid-19. Most of those have recovered from the virus. We have had 
1,496 deaths in the state. Here in the Thomas Jefferson Health District, we have had 649 individuals that have 
been confirmed positive. The number of individuals infected by this virus is probably higher than this. Early 
on in this pandemic, we didn’t have good testing available. We often had people stay at home and isolate on a 
presumptive diagnosis. In this district, 77 people have been hospitalized. We have had 19 deaths. In 
Charlottesville, 141 individuals have had a confirmed diagnosis with 3 fatalities. We are seeing improvements 
in the metrics. Our rate of positive cases is going down. Our hospitalizations are also decreasing. Things are 
moving in the right direction. You see that in the governor releasing the stay at home order and the opening up 
of various activities. We still don’t have a vaccine and we don’t have significant herd immunity. There are 



ways to mitigate the risk to any individual. The easiest way to avoid infection is to stay at home. We consider 
close contact risk with someone, who has been within 6 feet for 10 to 15 minutes. That’s close enough 
distance that you can breathe in some of those contaminated air droplets. That’s a long enough period of time 
that you could get a sufficient load of virus to become infected. We consider people, who live in the same 
house, as cohorts. If you are living in an apartment building, your cohort does not include the person living in 
the apartment next to you. It’s only those individuals that are within your four walls that are your risk cohorts. 
People above you or next to you have walls separating you from them. There are risks with going outside. 
There is a small risk if you have a shared air conditioning and heating system. Many high density housing 
units have individualized units that provide the air conditioning for those units. There’s really no additional 
risks in high density housing. There is a huge risk with people, who are experiencing homelessness. 
Individuals, who don’t have a stable housing situation, are experiencing different risks with that movement. 
We do have groups, who work to house individuals, like PACEM and the Salvation Army. Those are large 
conjugate housing situations. What we have seen in this pandemic is a lot of risk of infection of people, who 
are sharing those quarters. High density housing is one of the better ways we can get affordable housing in our 
community. Housing has been identified by the community in our most recent community health assessment 
as an area that we need to focus on. That document is available on our website. It’s been signed on by the two 
major health care systems and by over 100 nonprofits and community organizations. I urge you to go look at 
what health priorities are. I am always in favor of improving housing and more affordable housing for our 
residents, particularly in the Charlottesville area. This is a really challenging area for people, who are under 
resourced to find affordable housing. The more that we can do to support that will lower the risk for Covid-19. 
It will dramatically improve the health of those people, who get permanent, stable, supportive housing.    
 
Commissioner Solla-Yates – In the Daily Progress, there was an article about possibly re-arranging some 
street space to allow social distancing on city streets. Would that be a benefit for public health?  
 
Dr. Bonds – Any time that we can get people out and moving around, that’s absolutely a benefit. Being 
outdoors is a favored activity for Covid-19 than being indoors. When you’re outdoors, you have air currents 
that disperse those aerosolized droplets in a much more efficient fashion. When we’re indoors, we’re often in 
air conditioned area and we’re recycling that air. Those droplets get to move around over and over again. One 
of the biggest risks for gyms is when you are exercising, you are expelling a lot of air and lots of aerosolized 
droplets. To the degree that we can get people out and exercising is great.  
 
E. MATTERS TO BE PRESENTED BY THE PUBLIC NOT ON THE FORMAL AGENDA 
 
Dan Murphy – Support for the Flint Hill Development. Supportive of higher density in Charlottesville. I 
would totally support high density housing in the current project. It’s an integrated housing project with 
different incomes. When interest rates fall, gentrification accelerates. Issues are only going to get worse with 
the lower interest rates.  

 
F. CONSENT AGENDA  

1.   Minutes – February 12, 2020 – Pre- meeting and Regular meeting 
2.   Minutes – February 26, 2020 –Work Session 
3.   Minutes – March 10, 2020 – Pre- meeting and Regular meeting 
4.   Site Plan – 1617 Emmet Street 
 

(Items removed from the consent agenda will be considered at the end of the regular agenda) 
 
Commissioner Solla-Yates made a motion to approve the consent agenda with one amendment to be 
made in the minutes. (Commissioner Green seconded the motion). The consent agenda with the one 
amendment was approved 7-0.  



 
Vice-Mayor Magill called Council to order for the  Public Hearing on Flint Hill 
 

III. JOINT MEETING OF COMMISSION AND COUNCIL 
  

Beginning: 6:00 PM 
Continuing: Until all public hearings are complete 
Format: (i) Staff Report, (ii) Applicant, (iii) Hearing, (iv) Discussion and Motion 
 

 1. ZM20-00001 - Flint Hill PUD – Landowners Belmont Station, LLC have submitted an application 
seeking a rezoning of approximately ten (10) acres of land, including multiple lots identified within City tax 
records as Tax Map and Parcel 200259310, 200259301, 200259290, 200259280, 200259270, 200259260, 
200259370, 200259380, 200259350, 200259340, 200259330, 200259320, and a portion of 200196000 
(collectively, “Subject Property”). The Subject Property has frontage on two unimproved platted streets (Flint 
Drive and Keene Court) and is accessible by stub-outs on Longwood Drive and Moseley Drive.  The 
application proposes to change the zoning district classification of the Subject Property from R-1S (low 
density Residential Small Lot) to PUD (Planned Unit Development) subject to certain proffered development 
conditions (“Proffers”) and an approved PUD Development Plan. The Proffers include:  (1) the density shall 
not exceed a maximum of sixty (60) residential units; (2) 15% of the residential units constructed on the site 
shall be Affordable Dwelling Units (ADUs) accessible to residents between 25% and 60% of the area median 
income with affordability provisions guaranteed through 30+ year deed restrictions. The rezoning would 
create a PUD referred to as “Flint Hill PUD” containing up to sixty (60) residential units divided between 
townhomes and multifamily buildings at an approximate density of 6 dwelling units per acre (DUA), with 
open space in the amount of about 5.1 acres.  The Comprehensive Land Use Map for this area calls for Low 
Density Residential (15 DUA or less). The PUD Development Plan promises a development with the 
following unique characteristics and amenities: approximately thirty-four to forty-four (34-44) townhome 
style units, units off Flint Drive shall be rear loading, approximately sixteen to twenty (16-20) condominium 
style units distributed between two (2) multifamily buildings at the southern end of Keene Court, nature trails, 
and a central teardrop road with on street parking.  The Subject Property’s current R-1S zoning does not allow 
townhouse or multifamily developments. The PUD Development Plan proposes construction of new streets to 
serve the constructed townhouses and multifamily units, and would require City Council to approve a vacation 
of the platted locations of Flint Drive and Keene Court. Review of the proposed vacation of streets for 
consistency with the Comprehensive Plan will be conducted as part of the public hearing process. The PUD 
Development Plan calls for disturbance of land within Critical Slopes area; this application also presents a 
request for a Critical Slopes Waiver per City Code Sec. 34-516(c). Information pertaining to this application 
may be viewed online at www.charlottesville.gov/agenda. Persons interested in this Rezoning may contact 
NDS Planner Matt Alfele by e-mail (alfelem@charlottesville.org). 

 
 

i. Staff Report 
  
 Matt Alfele, City Planner – You are going to holding a public hearing on a rezoning request. You are 
 also going to be making a recommendation to Council on the critical slope waiver. These  are two 
 separate applications but are connected to the same development. This is located on undeveloped land 
 off of Longwood Drive. There are two platted streets: Keene Court and Flint Hill. They are platted for 
 single family homes. The developer and applicant is Belmont Station, LLC. The Planning Commission 

http://www.charlottesville.gov/agenda
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 saw a very similar application a year ago. I am happy to point out any differences in what was seen last 
 year and what is in front of you tonight. Key features from the last report is the proffer development 
 plan. In the proffer development plan, you are looking at seven rows of townhouses and the general 
 approximate location within the PUD development plan. These would be three stories, 35 feet max 
 height plus two multi-family dwellings in the general approximate locations depicted within the PUD 
 development plan. There is also a proffer use matrix, which would allow residential and related uses, 
 such as single family attached townhomes, family day homes, and residential treatment facilities with 
 up to eight residents, non-residential uses such as houses of worship, ball fields, and swimming pools. 
 The use matrix prohibits uses such as nursing homes, animal shelters, and gas stations. The proposed 
 use matrix would allow multi-family dwellings, which is something like apartments or condos, single 
 family  attached, which are things like duplexes, single family detached, townhomes, and duplexes by 
 right. The PUD narrative states that the development would provide both single family attached and 
 neighborhood scale condos. Within the PUD development plan, it states that an architectural 
 review board will be established by the homeowners association to coordinate architectural styles. 
 Part of this development is also proposing a private road to access the townhomes to the northeast 
 of Flint Drive. These lots would be landlocked because they would not have frontage on any city 
 maintained road. Street requirements cannot be altered through the PUD. You need to follow all 
 subdivisions and street standards in the current code. Private streets within a townhome development 
 are allowed. The applicant has provided sidewalks in the development plan. Sidewalks are provided on 
 the private street. The 5.1 acres of open space, a sheltered sidewalk along Keene Court and Flint Drive 
 plus nature trails in the open spaces. On street parking is also being proposed in this development. All 
 of the parking for the two multi-family dwellings would be on street parking. The applicant is not 
 proposing any onsite parking for those two multi-family dwellings. The layout would be a tear drop 
 with a large center feature. This is different than what is there now. The streets that are platted there 
 right now are a cut through street from Mosely to Flint and a cul de sac on Keene Court. This would 
 alter that slightly. In the supplemental application, the applicant is providing eight trees in front of the 
 apartment buildings. In the proffer development plan, there is only four. The applicant has talked about 
 correcting that so the right amount of street trees are shown in the development plan. This would have 
 to be looked at if this rezoning were approved. Staff would look at that during the site plan level. The 
 applicant has indicated that there is no phasing in this development. It would all be completed in one 
 phase. We also have the city engineer and our housing coordinator at this meeting to answer questions. 
 One of the things that the Planning Commission and City Council will want to talk about is the proffer 
 affordability. One of the things to bring up with non-phased development is the code requires all 
 public improvements to be completed before the issuance of the first Certificate of Occupancy. The 
 applicant has indicated that they are going to complete all public improvements before they 
 request a CO. When you have multiple developers, that’s something to keep in mind. The 
 applicant did hold a community meeting. That’s required by the code. That meeting was held on 
 January 22nd at the Cherry Avenue Christian Church. It was part of the Fry Springs Neighborhood 
 Association monthly meeting. Quite a few people were at that meeting. Some of the members felt 
 that the density was too high. Some felt that the city doesn’t have the infrastructure to support more 
 development. Some members felt that there would be an increase in traffic and that parking 
 would be a problem. Some felt that the development could change the character of the 
 neighborhood. You have received emails the past few days that came out after this report was 
 written. A lot of those were in support of this development.  Staff is recommending denial. The 
 denial is based off the current comprehensive plan. We are in the middle of updating the  
 comprehensive plan. Until that is updated, staff is using the comprehensive plan and the tools we 
 have right now. This area of the city and the land use map have been designated for low density 
 residential. That low density residential is any density 15 DUA or lower. It is also a type of 
 housing. Townhomes and multi-family development are not considered low density residential under 
 the current comprehensive plan.  
 



 The applicant has also submitted a critical slope waiver. That has to be heard at the same time as  the 
 rezoning. You will be making a recommendation to City Council on the rezoning and the  critical slope 
 waiver. The critical slope application was reviewed by the planning department, the city engineer, and 
 the environmental staff. The general land use plan of the comprehensive plan calls for the subject 
 property to be low density residential. To achieve this, the proposed development would have a DUA 
 of approximately six and preserve over five acres of open space. To achieve this level of open space 
 and stay below 15 DUA, the development needs to be clustered and will impact critical slopes. As part 
 of the PUD request, the applicant is also pursuing to close Flint Drive and Keene Court. If granted, the 
 applicant would re-plat the roads in almost the same location to meet their needs. The majority of the 
 proposed buildings and parking are outside of the critical slope area. The majority of the impact to the 
 critical slope comes from sanitary sewer placement, storm water management, and the grading for lots. 
 Alternative site layouts may reduce impact to critical slope areas, but may also impact other 
 development factors, such as overall building arrangement, offsite parking, density, or housing 
 affordability. The site  layout of the current proposed layout is dependent on approval of the previous 
 rezoning application and road closure by City Council. When engineering reviewed this, their 
 recommendation is denial of the critical slope waiver. The city engineer is in this meeting. There is 
 not a lot of information provided in the application that the engineering can hold the applicant to. 
 That is the main reason that their recommendation is denial.  
 
 Commissioner Green – On page 11 of the staff report, it says that staff finds the rezoning is 
 consistent with the comprehensive plan for density but not consistent for the housing types. Was  that 
 an error? 
 
 Mr. Alfele – No. The density is six. The housing type is townhome multi-family.  
 
 Commissioner Green – There is an adjacent PUD that does have duplexes and townhomes that  was 
 approved. We just received an email from engineering. We did see something from this last year. Was 
 this engineering plan different than what we reviewed last year?  
  
 Mr. Alfele – It’s similar. When the Planning Commission saw this a year ago, as part of the 
 critical slope waiver, they had a preliminary storm water plan. In that preliminary storm water plan, the 
 applicant stated that they would treat all water on site. With the new application, the applicant is not 
 promising to treat all water on site. They are promising to use all storm water regulations allotted to 
 them by the state. 
 
 Commissioner Green – That’s the difference. Engineering is not recommending approval for the 
 critical slope? 
 
 Mr. Alfele – I will defer to the city engineer to give the information on that. 
 
 Chairman Mitchell – The interpretation that I get that they are leaving the door open to use 
 nutrient credits. It doesn’t do us any good when it comes to Moores Creek.  
 
 Commissioner Green – Has there been any change in the infrastructure that we had concerns about 
 with the last iteration of this plan? 
 
 Mr. Alfele – Yes. You have the introduction of new private streets that are landlocked.  
 
 Commissioner Green – To get to these specific streets, we are going to the same place?  
 



 Mr. Alfele – Flint and Keene are laid out in the same general location as they were in the plan you 
 saw. 
 
 Commissioner Stolzenberg – Could you point me where in the adopted comprehensive plan it 
 recommends single family detached and single family attached, only in low density areas?  
 
 Mr. Alfele – You have the land use map. In the land use map, this area is yellow (low density 
 residential). There is a one page sheet that calls out what is considered low density residential. 
 That’s what calls out the density and the type of development. 
 
 Commissioner Stolzenberg – Is that in the report for tonight?  
 
 Mr. Alfele – It should be in the report. Typically when the land use map is quoted, staff will put  what 
 that definition is. The definitions come from that page. 
 
 Commissioner Stolzenberg – With regards to stormwater, is the reason why it’s not possible or  not 
 being requested to manage 100% of stormwater on site now because the stormwater impacts of the 
 additional multi-family units are more significant? Is it a cost issue?    
 
 Mr. Alfele – I am not sure that I can answer that. Maybe the city engineer can answer that. On page 2 
 of the staff report, it lists comprehensive plan land use goal and that comes directly from  that 
 document on what is considered low density residential.  
 
 Commissioner Stolzenberg – I could not find it in the comprehensive plan. Would you say the 
 comprehensive plan it is self-contradictory between the land use section and the housing  overarching 
 vision that calls for a mix of housing types in all neighborhoods?  
 
 Mr. Alfele – I would say from our several years together working on the comprehensive plan that 
 our comprehensive plan needs to be a little more worked together with its chapters. We definitely 
 have some competing goals in the current comprehensive plan. 
 
 Jack Dawson, City Engineer – The plan is not a whole lot different when you look at the plan that 
 was presented last year. What happened last time was the applicant said 100% of storm water 
 would be treated on site. We had some technical concerns about if that was feasible. What it states 
 currently is as much of the storm water on site that is “economically feasible” as determined by the 
 applicant. What is “economically feasible” should not be determined by the applicant. It is just a 
 statement regarding our ability to enforce some measure here. The other issue is that we already have a 
 program that is approved by the state. We, as the engineering department, act as the Virginia storm 
 water management program and regulate it on behalf of the state. It’s in the state code. We can require 
 more rigorous requirements than they do. The state water control board has to approve those things. 
 The other thing that I would like to address is that this is a concept level plan. This is not a final plan. 
 It takes a fair amount of time to do all of the comps. It’s a “goofy” situation to tell the applicant that 
 they are at the concept stage in the planning and present a thorough engineering plan how they are 
 going to protect the critical slops. Based primarily on the report that was provided by the applicant and 
 not the plans, they have said that they are going to do the best they can and follow the VSB guidance, 
 which is the bare minimum. There are some other issues that speak to; specifically the threats to the 
 critical slopes, which is a little troubling to me. The onus is on the applicant to demonstrate the 
 technical compliance on an engineering aspect, which is usually done later in the process. It’s not 
 shown on the plan on what is actually going to happen. If you look at the report, the biggest complaint 
 is sheet flow. That’s my primary concern with what we are dealing with right now. We don’t have an 
 adequate level of detail to recommend approval by the Planning Commission. 



 
 Commissioner Stolzenberg – The condition that they proposed was to the extent feasible 
 minimum of 75%. What does it mean for it to be 75% of what? Is that what they would have to have 
 bought nutrient credits for? 
 
 Mr. Dawson – Correct. In the state of Virginia, there is a spreadsheet called the VRM Spreadsheet, 
 which calculates the amount of nitrogen that leaves a site, which is the target pollutant. You have to 
 treat 0.4 pounds per year. Unless you have impaired waters for nutrients, it does not have to be treated 
 onsite. There is a whole list of things and the trigger for not being able to purchase credits is size. Per 
 code, you are allowed to buy nutrient credits. I have spoken with the applicant. I agree with him that 
 75% is a perfectly reasonable goal that they should be able to hit. The issue goes back to whether we 
 have the authority to add on more to the state code. I think that’s a good idea. That’s more of a legal 
 issue than an engineering issue. The 75% threshold that you saw is a great idea. Since it is critical 
 slopes, water quantity effects critical  slopes. Those are things that are developed later in the 
 engineering plans. That’s further complicated by the limits on our authority to require further metrics 
 than what the state provides. 
 
 Commissioner Stolzenberg – What is the typical process here for PUDs? What does the city 
 normally do when considering a PUD in an area of critical slopes? 
 
 Mr. Dawson – I think that public works and engineering have recommended denial of all of these 
 things because of this process. That is a good question. I am sure that every locality that struggles 
 with putting front loading engineering conditions struggles with this very thing. Engineering and 
 planning don’t always work together. It gets complicated when you do that sort of thing. I don’t  have 
 a good answer for that question.  
 
 Commissioner Green – Mr. Dawson, does that mean that the plan won’t necessarily work? You 
 don’t know if you have the authority? 
 
 Mr. Dawson – No. It is two parts. The plan detail, at this preliminary stage, does not demonstrate 
 that the engineering side of it will definitely work. I think that the applicant and their engineer will 
 say ‘yes’ this is a concept level plan. We are throwing large numbers at this thing. The other part  of 
 your question is that I am not saying that it’s not going to work. It’s just hard to detail at this time how 
 precisely it is going to work. When you ask me to give a paragraph to ensure how all of this works in 
 the future, it’s extremely hard for me to do. It’s very hard to do because when you do the energy 
 balance, it’s just an equation of here is your peak discharge existing. Here is your  future peak 
 discharge and you multiply that by a ratio to get what you have to reduce it by. In  theory, it would be 
 adequate. I think that we should use an improvement factor of 0.8 instead of 0.9. I don’t think that I 
 have the authority, as city engineer, to go above what the water control board has already approved us 
 to do in the city. As it is now, that is the issue. It’s a process of being in a preliminary planning stage 
 that requires final engineering numbers.  
 
 Commissioner Heaton – What I am gathering from what you are saying is the primary reason staff is 
 not recommending is that the application is not complete. The engineering is not there to  make a 
 recommendation. Why is it before us if the application isn’t complete? 
 
 Mr. Dawson – I would not argue with that statement. If the applicant has to design 90% plans 
 before you guys give the OK to do this, they not ever going to do this. They are in a hard place. 
 Storm water constantly changes. In five years, I expect to have more buzz words and thought 
 process. After working with us through this process, these things will get ironed out. Storm water 
 always changes. I am a little hesitant to say this. Central Virginia is a little behind the curve in 



 regards to keeping up with storm water management and erosion control. We are playing a little  
 catch up. I am not saying that the applicant disregarded their obligations here. They are doing what 
 they can. What they are saying in their text is not demonstrated on the plan. It’s not impossible for 
 that to happen.  
 
 Commissioner Dowell – Overall, I don’t have too many questions. I do like the fact that we are 
 getting more housing. I do feel that we have some kinks to work out. If city engineer is saying that 
 they met the requirements but staff is saying that they haven’t, how we do go about moving 
 forward? 
 
 Commissioner Solla-Yates – We have gotten a lot of feedback about parking. As I understand it, 
 this proposal will be fully parked to city requirements? We have some differences on how on street 
 and off street are managed. I don’t have a clear idea of what current on street parking demand is. Is 
 this an area where we have a serious on street parking problem? 
 
 Mr. Alfele – There is some on street parking. I would say that the development from Longwood to 
 the southeast has not had a parking issue. Those townhomes and duplexes have been fully parked. 
 The applicant is providing parking for each unit and some on street parking. Staff does have 
 concerns that all of the multi-family parking would be in public right of way. There would be no 
 onsite parking. Concerns during the community engagement did include parking. 
 
 Commissioner Solla-Yates – What is the concern with on street versus off street parking?  
 
 Mr. Alfele – The main concern is that parking becomes controlled by the city. That’s going to be a 
 public street. If the city decides to remove the parking, it’s taken away from the development. It 
 becomes a public infrastructure issue. 
 
 Chairman Mitchell – The parking will be parking on the streets that the developer is going to 
 build. Is that accurate?  
 
 Mr. Alfele – Yes, the developer is responsible for building all of the public infrastructure. They have 
 to build the public roads, the public sewer, public water, and parking. At some point in the 
 development, the city would come in and build to the city standards and take over the maintenance. 
 That street goes into the public street network.  
  
 Chairman Mitchell – The developer is making more area available for parking? Isn’t that parking 
 going to be considered existing? 
  
 Mr. Alfele – They are putting the parking in place. The only concern that staff is bringing up is that 
 once that street becomes a public street, that becomes public parking. That’s no longer part of the 
 “development.” That is public parking.  
 
 Commissioner Solla-Yates – Do we know that the state can’t do their job? Do they have a track 
 record of where they mess this up? 
 
 Mr. Dawson – Charlottesville is an MS4, which we means we have a municipal storm water 
 system. We are required to administer the VSMP program for the state. You cannot ask the state to 
 come in. They will say that you are MS4.  
 
 Commissioner Lahendro – After reviewing this application, does staff think that this design is an 
 effective use of the planned unit development objectives as it’s designed? 



  
 Mr. Alfele – I don’t think that I can give a straight ‘yes’ or ‘no’ to that. There are elements of this 
 design from an urban design standpoint that we feel do meet some of the criteria of the PUD. The 
 homes on Flint are an example of that. The front on the road and the rear loaded parking give a better 
 pedestrian experience than other portions of it. In the report, it is pointed out that there are 
 elements of this that are really good design and there are elements that staff believes are not good 
 design. This type of design could probably be achieved through an R3 zoning as the townhomes  and 
 multi-family are allowed in R3. That’s not a clear ‘up’ or ‘down.’ The landlocked parcels are also a 
 point of pause for staff. In typical townhome developments, they have a private street. That 
 private street might be rear loaded with alley access. They still will have frontage on a public 
 street. They would have no public street access as far as the lots themselves.  
 
 Commissioner Lahendro – What about the integration of housing arrangements and open land?  
 
 Mr. Alfele – That is an element that you are getting a denser development that’s setting aside more 
 land. That comes down to a less DUA. There’s that element that I believe staff would say is a good 
 element. That’s pointed out more in the critical slope waiver. You’re preserving a larger swath of land 
 than you would with a by right development. With a by right development, you would get a lot fewer
 homes taking up a lot bigger area. 
 
 Commissioner Lahendro – Is that land integrated with the overall development? 
 
 Mr. Alfele – You have trails to help integrate it. There is the new trail from the end of Longwood 
 that is called Longwood Park that would connect to some of these wetlands that are at the bottom 
 of the slope. In the application from last year, there was some more open space to the northeast and 
 some of these newer townhomes would be in that location. There is no programmed open space. It’s 
 all passive open space. I believe that’s pointed out in the report. The applicant might speak to that in 
 their presentation.  
 
 Commissioner Lahendro – When there is a nature trail shown in the application, is that a 
 requirement as this goes forward through review? 
 
 Mr. Alfele – The PUD development plan is proffered. Attachment A is the proffer development  plan. 
 Not only do you have affordable housing proffer language, the density language, but the plan itself is 
 proffered. The staff report says that in the general location so you can have a little room to move. The 
 plan, at the end of the day, needs to look like the proffer development plan with the amenities, the on 
 street parking, the nature trails, and the general location of buildings.  
 
 Commissioner Lahendro – In the application, is there anything that defines how that nature trail 
 is to be constructed and does the nature trail comply with some sort of forestry requirements? Is there 
 anything that defines what this nature trail is going to look like?  
 
 Mr. Alfele – The proffer development plan just calls out nature trails. Staff would like to have more 
 details in these proffers. Proffers are things the applicant is putting forth things that are not being 
 requested by the city. Having a detailed proffer statement is always helpful. It only calls out nature 
 trails. 
 
 Chairman Mitchell – On page 2 of the report, you worry about accessory dwelling units on the  count 
 at the end. Can you talk more about that?  
 



 Mr. Alfele – The application has a use matrix, which calls out internal and external accessory 
 dwelling units. It also has a cap on density. Sixty units is their cap. In theory, if you had 30 
 townhomes built, and each townhome did an internal accessory dwelling unit, that’s counted as a 
 unit. They hit their sixty. They couldn’t build any more past the 30 units plus the 30 accessory 
 dwelling units.  
 
 Chairman Mitchell – Would those accessory dwelling units count towards the affordable units if 
 they did that? 
 
 Mr. Alfele – I don’t think so. I don’t know how that would work for deed restrictions split 
 between dwelling units. 
 
 Chairman Mitchell – Is the applicant contemplating accessory dwelling units?  
 
 Charlie Armstrong, Applicant – Possibly, only if a resident, who purchases a house wants one. 
 It’s not going to be something that we contemplate having as part of the first construction of a 
 house. We had not contemplated doing any of those as affordable units. That’s not the intent of what 
 we are proffering.  
 
 Chairman Mitchell – If we do that, does that reduce the available the number of affordable units?  
  
 Mr. Alfele – In theory, it could affect your overall count. In practice, I don’t think you’re going to 
 have 30 units in a townhome type development compete an accessory dwelling unit, especially 
 internally in a townhome. With the slope, I don’t think that you’re going to see an external dwelling 
 unit on a townhome lot. It is possible with how the use matrix and proffer documents are  set up.  
 
 Chairman Mitchell – Question for the City Attorney. Are we able to mandate that they treat all  water 
 issues on site?  
 
 Lisa Robertson, Deputy City Attorney – In my opinion, the answer to that question is ‘no.’ Mr. 
 Dawson alluded to the reason why when he was addressing the commission. Under the state’s storm 
 water statutes and regulations, there is a process for determining when and to what extent  offsite 
 measures can be used. It’s not entirely prohibited. As you go through the storm water planning 
 process, the applicant has to demonstrate certain criteria are satisfied. If they satisfy those criteria, 
 offsite measures can be used. Within our local ordinance, we haven’t altered those criteria by drafting 
 something more restrictive and getting approval from the state implemented as part of our local 
 ordinance. What we have is a critical slopes waiver process that sometimes doesn’t feel right, if you 
 don’t have the ability to require people to implement more than the bare minimum of erosion and 
 sediment control or storm water management measures, but a statutory scheme in  which, while you’re 
 allowed to require more than the minimum, you have to do it within an ordinance that is approved by 
 the state. It’s not a process that is not working well together because you want to impose requirements 
 that will protect the steep slopes. You’re choosing measures that are storm water measures that are 
 specifically addressed in state law. 
 
 Chairman Mitchell – Question for Mr. Dawson. At what point would you know whether this storm 
 water management plan works for you?  
  
 Mr. Dawson – If they submitted a preliminary plan, this looks OK conditioned on this. At the final 
 plan, we work through those final details. I do have one outstanding issue here about sheet flow, which 
 is my primary concern. They are saying that water will sheet “flow from behind the townhouse 
 immediately adjacent to steep slopes areas.” That is not feasible. We usually argue about these things 



 during the review. That’s not insurmountable. With what we have now, it’s hard for me to say this is 
 how you fix that problem. I am not saying that it is not fixable. It’s hard as an engineer to look at a 
 preliminary plan and project how these things get done in the future.  
 
 Chairman Mitchell – That’s the one thing that gives you the most concern?  
 
 Mr. Dawson – That’s correct.  
 
 Chairman Mitchell – At what point can we veto this? If we agree to move forward with this, is there 
 a point of no return? 
 
 Mr. Dawson – I don’t think so. At this stage, it is very difficult in engineering. In looking at this  plan, 
 I would be comfortable with “all impervious surfaces must drain to a structural conveyance and 
 therefore be treated in a structural way.” That sounds reasonable to me. I have been in this 
 profession a long time. That’s my concern with doing this on the fly. I think that this project could 
 work. It’s not demonstrated here. I am not sure how this process works. If it’s possible, I am 
 amendable to moving  this project forward and ironing out these problems. How I tell you how to 
 word a condition that  makes me happy and how it’s going to get done is the challenge.  
 
 Chairman Mitchell – May I ask you later to repeat your mitigation to the sheet flow?  
 
 Commissioner Solla-Yates – I got the wording.  
 
 Chairman Mitchell – Did you see the email that the applicant sent?  
 
 Mr. Dawson – Yes, I did.  
 
 Chairman Mitchell – Is there anything in there that makes you feel better?  
 
 Mr. Dawson – It makes me feel better. It’s just the things that are omitted from that letter. That’s 
 the concern.  
 

ii. Applicant 
 
 Charlie Armstrong, Southern Development – Last year Commissioner Solla-Yates made a 
 motion to approve it. The Planning Commission unanimously approved it. When it got to Council, 
 Council had some concerns that were more political than planning. An affordable housing proffer 
 was not enough units. It was not a long enough term of affordability. Other councilors were 
 worried that the proposed park that we were going to donate to the city could become a city 
 liability for maintenance and not as much as an asset as we thought it would be. Another concern 
 was that there was one housing type: Townhouses. Since you have seen this, we have gone back in 
 the past year to figure out how to resolve those concerns in a way that’s still a viable project. We  have 
 held additional community meetings and have done a bunch of additional outreach. The first change 
 that’s different from last year is that we have increased the proffer for affordable housing  to a 15 % 
 minimum. Last year we were at about 10% or five units. That’s a pretty big change. We are proffering 
 at a 60% AMI cap to reach lower income people than what is often proffered. Those will have a 30 
 year deed restriction on them. To make that work, we increased the total number of units to a 
 maximum of 60. You will see that the plan doesn’t show 60 units. It shows 53 units. That’s what we 
 actually think we will get on the site. I don’t think more will fit. It does provide additional density for 
 any owners, who want to annex accessory units. That’s pretty rare in a townhouse unit, but it is 
 possible. I think that it would be a good problem to have. The additional homes that you see (blue) 



 were added. They were not in the last proposal. Those are served by the private street. It’s a dedicated 
 right of way access. The general user won’t know the difference between that and a public street. It 
 will be maintained by the homeowner’s association. That serves as the vehicle access for 14 of those 
 37 townhomes. We also changed what were two rows of townhomes to two condo buildings. These 
 were small condo buildings with 8 units each to provide more variety of housing type. Architecturally, 
 the goal is for those to be indistinguishable from the architecture of the townhomes. That’s not really 
 reflected in this watercolor. The architecture for those buildings has not been fully resolved. With 
 working with Habitat, we have made sure that all of the units are almost indistinguishable. This 
 highlights that we have removed that park donation proffer, but we have maintained the same area as 
 preserved in the open space the homeowners association would own and maintain. There would still be 
 trails through it. Our goal here was preservation. There are sensitive areas there. There are steep 
 slopes, wetlands, and  the bank of Moores Creek. We want that to be preserved. Whether it’s a city 
 park or a privately owned open space with trails through it, it doesn’t matter to us as long as 
 preservation is accomplished. With the critical slope waiver, staff has the following concerns. I regret 
 that I had to send an email today about this. The first time that we saw those comments was when the 
 Planning Commission packet came out. Last time, there was a recommendation of approval from staff. 
 We just weren’t expecting anything different. We have worked together with engineering over the 
 last couple of days to come up with some things that would  resolve those concerns. I sent those in 
 an email. The sheet flow concern is one that I haven’t addressed here. I am not an engineer. Some 
 of this is above my level of expertise. I know that no matter what you do here, it doesn’t change the 
 fact that we have to meet all of the erosion and storm water codes that exist in the city and the state. 
 Those regulations don’t allow any water to discharge over that slope in a way that would be erosive or 
 would damage that slope. That’s not our intent. Since the backyards of those houses are below the 
 road, it’s hard to get that water back up to the road in a storm. If roof drains need to be routed around 
 to the biofilter, that’s technically difficult on a townhome. Either way, we would not be producing 
 erosive velocities or quantities of water going down steep slopes. I don’t think that would be allowed. 
 We still have to go through a full site planning process, engineering, and the SMP Process after this. 
 This is step one of a long approval process. It does come back to the Planning Commission for site 
 plan approval. After all of that work and engineering is done, you have to look at it and decide whether 
 the site plan you are seeing meets what you approve. Hopefully that will get more certainty. The other 
 thing that came up was the trail. For the nature trail, those are sensitive areas back there. The trail 
 would tend to weave among existing trees and not clear any paths for the trail. It would be a mulched 
 trail or some natural surface. Anything more intense than that would require grating and filling to 
 create level spaces through the wetlands. That’s now what we are proposing. If you have further 
 questions about the sheet flow issue, our engineers are here.  
 
 Dan Rosenweig, Habitat for Humanity – We are really excited about this. We watched from a 
 distance when this was originally proffered with only 5 units. We also saw the same applicant/the 
 developer across town have a proffer at Maury Avenue that frankly would not result in a lot of 
 affordable housing. If we got involved, we could leverage a proffer with conditions for affordable 
 housing and actually double the amount of affordable housing on site. Although the proffer is for 8 
 units, we have a contract that is pending approval of rezoning that would have us build 16 habitat 
 homes there. We’re excited for a lot of reasons. This is a neighborhood that lays out like Burnett 
 Commons Three, where 18 Habitat families own homes. They love it. We love it because we’re 
 excited about the opportunity to pioneer a new housing type. There is not a lot of flat land in 
 Charlottesville. There are not a lot of developers, who are giving away land for affordable 
 housing. We are experimenting here with an up/down townhouse. We have seen other site 
 conditions like this across the county and the city where we think we can do the same. An example 
 would be Old Trail, which has extra allowances for density. We are experimenting with that 
 higher density here. This is after many years of conversation with our families and finding out what is 
 most important for them. What is most important for them is that they can walk out. People don’t want 



 to buy a home or live in an apartment. They want to be able to walk out and have their own earth and 
 sky. We think that this is a pretty feature forward design. The actual design of the building isn’t done 
 because until the rezoning is passed, there is a limit on how much we can spend on architecture. We 
 have done test fits. We are excited because we have been working really hard to push down the 
 average AMI of our families by intentionally going out and  trying to find families with poor credit and 
 longtime issues with persistent poverty. The average AMI of applicants to our program is 32% of Area 
 Median Income. They are all going to be homeowners. The homes will be protected by 40 years of 
 layered deed restrictions that preserves the city’s interest in long term affordability. Families gain 
 equity at the end of the 40 years. They will have realized every penny of the equity on that home. This 
 is leveraging Southern’s two projects to get significantly more affordable housing and much higher 
 quality for people of lower incomes, where they can earn equity. We don’t just enter into any project. 
 We enter into projects that we think are going to be really great.  
 
 Commissioner Green – It is Council’s purview to be able to look at something in a political decision 
 lens. Ours is land use. I feel that it’s appropriate. It feels that we might have gotten a better project 
 from what I see initially. I do have some questions about the reading. This  architectural review board 
 that is part of the project. I worry about the add for affordability with the architectural review board. If 
 there is an architectural review board, how does that work with people, who are in the low income 
 housing and don’t have the money for repairs for an architectural review board for aesthetics? I do 
 worry about that. Do you have any response to that?  
 
 Mr. Rosensweig – For all exterior maintenance, that’s covered at 100% in HOA dues. We, at Habitat, 
 establish a maintenance escrow fund. We take a smaller first. It’s essentially a Habitat subsidy. It 
 accrues over time based on a schedule and it’s a mortgage escrow fund that is reviewed by an 
 engineer. When exterior maintenance needs to happen, it is taken care of. 
 
 Commissioner Green – I had a question for Mr. Armstrong. The park that is not a park anymore 
 but a preserved area. Is any of that area going to be able to connect to any of the existing Rivanna 
 trails?  
 
 Mr. Armstrong – Theoretically, yes. The Rivanna Trail doesn’t go through that area right now. It 
 would be able to connect to the adjacent Longwood Park, which goes over by Jackson Via. The 
 nature trail also connects to the new Flint Drive that we propose to build. Parks and Recreation has 
 a goal of extending the trail from the Jackson Via along Moores Creek and connect to Azalea Park. 
 They haven’t had a lot of success in getting the owners in between to give easements for that. 
 
 Commissioner Stolzenberg – I am trying to understand why that was going to become a park, but 
 is preserved open space? How can we, as a city, guarantee that the mulch trail is maintained over 
 time if we don’t own it? Is it accessible to the public? Is there an easement as part of this open 
 space?  
 
 Mr. Armstrong – There certainly can be. Our initial goal was donating it as a park so the city could 
 do whatever they wanted to do with it. We are open to either one. If the city wants access or even 
 ownership, we’re open to both.  
 
 Commissioner Stolzenberg – To be clear, you’re not donating it because the city asked you not  to? 
 Giving it to the city means that you don’t have that cost yourself. Is that right? 
 
 Mr. Armstrong – I don’t know if the city asked us directly not to give it to them. I was reading  some 
 comments from city councilors made last year when we presented this to them. There was concern that 
 it didn’t really add value to the city as a park. There was concern that they didn’t want to take that on. 



 If a trail easement is what the city wants, great. If the city would like to own it, that works too. We 
 have done that in other places. We developed a small PUD not too far from here and donated park land 
 that would have been PUD open space to expand Forest Hills Park.  
 
 Commissioner Stolzenberg – To me, it seems strange that the city wouldn’t want that. Anybody, 
 who follows the Rivanna Trail Foundation, has heard about the recent catastrophe, where the 
 Dunlora Neighborhood decided to revoke public access to their trails. I also had a question about 
 the architectural review board. I believe that the staff report said “it’s architecturally going to be a 
 mix of traditional and modern architecture,” which seems like all architecture. That is what the ARB 
 will be enforcing. Why is that necessary? Is that to fulfill that PUD requirement? My biggest worry 
 with a HOA, is historically, they block people from installing solar panels on their homes. Is there a 
 way to prohibit them from doing that?  
 
 Mr. Armstrong – There is a section in the PUD ordinance that encourages architecturally 
 compatible designs. That was a goal to get at that. We want to make sure the market rate and the 
 affordable houses do look compatible. We want to make sure there is a requirement and that we can 
 govern that one type of unit doesn’t look like the other. That’s never been a problem for us in our 
 history in working with Habitat. To your point about solar panels: I do think that is illegal. There are 
 certain federal laws that are in play there unless certain, very strenuous requirements are met by the 
 architectural board. We encourage them on every development that we’ve ever done. They are 
 definitely not prohibited by the architectural guidelines we put in place.  
 
 Commissioner Stolzenberg – One of the big objections from the previous Council when they 
 reviewed this was the “suburban character” where there were front loaded garages. Do you feel that 
 this proposal makes it more urban or suburban development relative to what it might otherwise be? 
 
 Mr. Armstrong – I definitely think that it makes it more urban with the additional unit types and 
 having small multi-family buildings included in there. That private street access is a more urban 
 character not having the traditional public road frontage is a little different. It’s something that 
 works. It’s something that we know will be popular. I think those homes will be among the first to 
 be sold. That’s what people are going to demand because it’s different. I think it’s a more urban 
 design than what we had last time. I have some philosophical differences about this being a 
 suburban layout with that former councilor. 
 
 Commissioner Stolzenberg – There are now rear sidewalks on the private street/alley. From the 
 initial plan, it was going to be a street where cars intermingle with pedestrians and cars won’t go  fast 
 down it. Are there any design elements of that street that would push driver behavior towards that or is 
 the idea that the six households will figure it out?  
 
 Mr. Armstrong – The idea, when we first proposed this change, is that it would be a mixed space. 
 It’s just impossible to go fast in there in a vehicle. It could double as a play space for kids. The 
 driveway and semi-private spaces adjacent to the houses would blend with the public street. 
 Unfortunately, city code requires any townhouses front on a private street. That is not negotiable. 
 It can’t be an alley. That’s what we are trying to do in the first place. We didn’t know the code well 
 enough. City code also requires that private streets have sidewalks. That’s not negotiable either. We 
 had to add those in a later iteration. This is what you are looking at now because of code. I would 
 rather have it be a less formal space. It still works OK.  
 
 Commissioner Stolzenberg – With the sidewalks, does that remove the ability to make the street 
 space a shared space?  
 



 Mr. Armstrong – I think that it’s going to feel like a street.  
 
 Commissioner Heaton – I really hope that we are able to pass onto the Council something that they 
 can work with. I agree with Commissioner Green that it’s a better proposal now than it was last time. 
 With the staff recommendation, I am hearing a lot of mixed messages. The only questions I would 
 have for the developer is: In your redesign, was all of the design feature change put in response to the 
 Council’s feedback to you? Or did you discover ordinances that required what you had to do? Would 
 you have done that had the city not given you the feedback?  
 
 Mr. Armstrong – That’s a tough question. I wouldn’t say the additional density we are proposing 
 is a direct response to Council’s discussion. It is what enabled the increase in affordability to be 
 proffered. That was our solution to make it happen. The design of the private street that serves those 
 additional units is what it has to be. It’s not specifically in relation to any comments we heard from 
 Council or Planning Commission. It’s just designed as required by code. 
 
 Commissioner Dowell – Our city definitely needs affordable housing. I am still in support of this 
 plan. One of the concerns that we have already addressed is the water quality issue. If we can 
 figure out a way that we’re not paying credits that would satisfy a lot of the concerns I saw, not only in 
 the email, but for myself and from other commissioners.       
 
 Commissioner Solla-Yates – I was surprised to see a change in how the water management in this 
 proposal versus what we saw last year. Can you help me understand why the change?  
 
 Mr. Armstrong – Some of it relates to an experience we had with Burnett Commons Phase 3. In 
 being required to do everything 100% on site, there is a risk we’re exposed to. In Burnett Phase 3, 
 we got to the end of the project. All of the houses were built. All of the roads were built. Everybody 
 was living there. All we were doing was closing out the performance bonds with the city and getting 
 roads accepted. In that process with engineering, we discovered down spouts on a  couple of the houses 
 weren’t discharging exactly where we had planned for the discharge in the storm water plans before 
 the first house was ever built. Instead of the water going to the bio-filter to the right, water from those 
 down spouts turned left and went somewhere else. The calculations got thrown off and we had to redo 
 the calculations for water quantity and quality for the submission. It did mean that we had to buy a 
 fraction of credits for phase 3. I worry about those unexpected construction issues that you have to 
 solve some way. It’s much better to solve them by buying an insignificant number of credits than by 
 trying to go and rip up a yard to make one down spout go where it was supposed to have gone.  
 
 Commissioner Solla-Yates – When we think about rentals, we don’t think about affordable home 
 ownership. What are the meaningful differences?  
 
 Mr. Rosensweig – In Charlottesville and every municipality, we need a whole range of housing 
 alternatives. It’s not just apartments. It’s the ownership type as well. If there is no opportunity for 
 people to move from rentals to home ownership, then you have stagnation and a lack of dynamism 
 in the system. Of the 54 families working through our program now, about 36 of them are in 
 public housing. By having home ownership opportunities for people to move through public 
 housing, it actually opens up space in public housing, which begins to solve that logjam as well. The 
 other piece has to do with racial-wealth gap in the country and in Charlottesville. African  American 
 wealth is one tenth that of white neighbors. That all has to do with home ownership. The rate of 
 African American home ownership has dropped 25% in the last two decades in Charlottesville, while 
 it has risen by the same amount for non-African-American. I am a little concerned that we are under 
 investing in home ownership to rehab because of redirecting money to the COVID crisis. There is no 



 money in the city budget this year or upcoming year to support home ownership. I think this is 
 incredibly important. 
 
 Commissioner Lahendro – The density and affordable housing are good for me. I have a concern 
 that I wanted to express to Mr. Armstrong. It’s the core of why I hesitate about this plan. One of  the 
 advantages allowed by a planned unit development is that you can cluster buildings to allow them 
 open space. The purpose for that open space is for it be an amenity for those clustered buildings. The 
 connections between the buildings here and the open space seems to be hanging tenuous on a nature 
 trail. In my experience in constructing nature trails, it’s not a matter of putting down some mulch. I am 
 glad to know that you are wanting to preserve the features. Trails can quickly become nothing more 
 than channels for directing water downhill if it’s not constructed properly. That’s the only connection. 
 I am sorry to see that the plan does not provide more connections between the buildings, the housing, 
 and the open space so that it can be used as an amenity for the residents. That’s the concern that I 
 wanted to express. I really wish this planned unit development took advantage of what is allowed by 
 the regulations.  
 
 Commissioner Stolzenberg – I know that the inside of the tear drop is a bio-filter. Is that also 
 usable space for neighborhood kids? What is a bio-filter?  
 
 Mr. Armstrong – It depends on the surface treatment. We have built some bio-filters that have a 
 grass surface for water to go through. In dry times, it’s usable. In wet time it’s not. Other ones that 
 are more common are mulched and planted. Bio-filters do require some plants that keep the soil 
 media that’s below grade. It keeps it alive. There are options there and I would like it be usable  space 
 as we can. It depends on how large the facility will need to be to treat the storm water. Commissioner 
 Lahendro, I see your point about the large open space and wanting it to be  accessible and used. Any 
 attempt to do that in a programmed way really compromised the environmental goals that we had way 
 too much. It’s more of an environmental amenity to the community at large and this new neighborhood 
 than it is a programmed amenity. Because of the wetlands, the adjacency to Moores Creek, and the 
 steep slopes, the steep slopes prompted us provide multiple points of access from the end of the tear 
 drop. You would have to build a staircase down those steep slopes. I am pretty sure that Mr. Dawson 
 would not have liked that proposal. I think that it would have impacted more slopes than what is 
 necessary. It’s only a half block to walk up as opposed to connecting the nature trail. I don’t disagree 
 with the desire for that. It’s a great desire for open spaces. For this particular one, the characteristics of 
 that land just didn’t lend themselves to that kind of use. 
  
 Chairman Mitchell – Why did we do an R3 as opposed to a PUD?  
 
 Mr. Armstrong – That is tougher because there are so many details within the ordinance. R3 is more 
 oriented towards a multi-family only use. It does allow townhouses and other housing types. It also has 
 a lot of other restrictions that would not have allowed creativity. This is a debate that city staff and I 
 have had in the past. Its different setback requirements. R3 has much more stringent and significant 
 setback requirements than can be arranged with a PUD. That was the first thing that turned us toward 
 the PUD. It’s also up to 21 units per acre. I feel pretty confident in  thinking that staff would have said 
 “that does not meet the comprehensive plan” for the area because it’s too high of a density. The PUD 
 offered more flexibility to do something more creative with different setbacks that allowed the 
 building orientation that we have here. 
 
 Chairman Mitchell – You have two developers who want to do this in one phase. How are you  going 
 to work this out?  
 



 Mr. Rosensweig – We are actually experimenting with something different here. It’s such a tight 
 site. Our goal, since we are moving into Southwood, is to double our production in the next few 
 years. We are actually going to contract with Southern Development. They are going to donate all 
 but the overhead and do at least a shell of the buildings. We will hopefully be able to come in with 
 partner families and do sweat equity on the interior of the building. It’s a tight site to have a 
 couple different builders. We would like to be utilizing volunteers and our staff to building 
 elsewhere at the same time. There is a huge need in the community. This is a tactic we are looking 
 to utilize to increase our production.  
 
 Chairman Mitchell – Do you feel that you can do this in one phase?  
 
 Mr. Rosensweig – The vast majority of the units are going to be built by Southern Development. 
 We will come in with an opportunity, once the buildings are built, to bring in volunteers and 
 partner families to do some of the interior finishes. Sweat equity in your own home is an important 
 piece of our program.  
 
 Mr. Armstrong – One phase does not mean that all of the buildings are completed on the same day. 
 It means that all of the infrastructure is installed and completed before a person moves in.  
 
 Commissioner Dowell – Are the only affordable units that you are providing on site going to be 
 through Habitat or are you going to have other affordable units at less than 80% AMI available to 
 people, who are not in the Habitat program?  
 
 Mr. Armstrong – In this project, we’re proposing only Habitat as our affordable units.  
 
 Commissioner Dowell – I love the Habitat program. In moving forward, I think that it would be  very 
 socially conscious of you to remember that people need affordable housing that are not just in the 
 Habitat program. I still support the Habitat program. I know that we shouldn’t have to go  through a 
 program to have affordable housing.  
 
 Chairman Mitchell – I completely agree. The one thing that I like about this line of thinking is that 
 they are thinking of building wealth. This is an opportunity to build wealth in the community that 
 needs to begin building its wealth.  
 
 Commissioner Green – The plans that I looked at online did say that the middle of the tear drop 
 is open space. According to the question that was just answered, it may not be usable as open 
 space. Mr. Armstrong, can you clarify that for me? Every plan that I have seen says that it is open 
 space.  
 
 Mr. Armstrong – To clarify that, it may not be 100% usable. I think that it will partially be 
 occupied by storm water facilities, including that bio-filter. I don’t know exactly how much. I 
 would like the surface of that bio-filter to be sod if we can make that work throughout the whole 
 thing. We want to have places where people can relax. That is the goal there. 
 
 Commissioner Green – Can you tell me what I missed when I looked at Attachment B? It 
 specifically says open space. I missed where this is not going to be open space.  
 
 Mr. Armstrong – I think it’s a terminology question. The open space is not occupied by 
 infrastructure like roads or not occupied by buildings.  
 



 Commissioner Green – It is not a terminology question. We look at open space and think “open 
 space.” A bio-filter is not an open space. That’s an engineering term for water. That is not a 
 terminology question. When we are looking at open space, it is clearly defined. 
 
 Commissioner Dowell – When I think open space, that’s a place where kids and adults can play, 
 especially during a time like this and we don’t know when they’re going to be going back to 
 school. 
 
 Mr. Alfele – Just for clarification. Open space does have a definition in a PUD. In section 34-493a, it
 talks about what is considered open space for a PUD.  
 
 Commissioner Green – Can you let us know that? I didn’t see bio-filter anywhere. 
 
 Mr. Alfele – Open space shall mean land designated on an approved development plan for a PUD as 
 being reserved for the use, benefit, and enjoyment of all residents of the PUD. Such open space may 
 consist of common areas owned and maintained by the developer for nonprofit corporation or property 
 owner association and/or parkland, hiking trails, drainage area, or similar areas dedicated  to the public 
 and accepted by the city.  
 
 Commissioner Stolzenberg – It looks like from Attachment B, the steep slopes are also labeled open 
 space. Open space is also defined in the general definitions 34-1200 as land or water areas left in 
 undisturbed natural condition and unoccupied by any building, building lot, streets, and other 
 improvements. Is that overridden by the PUD definition?  
 
 Mr. Alfele – You’re going to use the PUD definition. 
 
 Commissioner Green – I am looking at all of these exhibits and the beautiful renderings. I am not 
 seeing anything where somebody can go out and have a picnic. We just had the health department 
 talk about the importance of us getting outside. That’s the healthiest place to be. I don’t see where 
 that is anything but usable open space, not drainage. I am a little disappointed. 
 
 Commissioner Stolzenberg – Does the trail connect through Camellia via the one lot on  Camellia?  
 
 Mr. Armstrong – We did not have any plans to connect the trail up through that lot. That lot looks 
 like every other house and yard. It has a very steep backyard to get down to the lower open space. It’s 
 technically possible. It didn’t seem like a natural connection point  

 
iii. Public Comment 

  
 Jason Halbert – Co-President of the Fry Springs Neighborhood Association. Speaking on behalf 
 of myself. I support this proposal in concept. I think that you’re spot on with the water bio-filter. I 
 think that the city should take the land. The connectivity with Azalea Park is perfect. The density 
 is great. The partnership with Habitat is awesome. You should be approving it and sending it onto 
 City Council noting the storm water issues.  
 
 Latita Talbert – I want to thank all of those, who are in support of this low income partnership. I 
 think that this is something that you should approve. COVID has shown just how great the need is. 
 We have so many people, who are struggling with paying rent and making ends meet. I went 
 through the Habitat program. I didn’t struggle as much as my neighbor with my mortgage. Habitat 
 does have a plan. It’s a process that you go through. I want you to think about all of the people that 
 are renting from slum landlords. The Habitat program gives people the opportunity to live worry  free.  



 
 Josh Carp – A phrase that we heard during this discussion is “the character of the neighborhood.” 
 It’s great to have pleasant neighborhoods. The question is who is the neighborhood pleasant for?  A 
 neighborhood’s character should be judged by those, who get to live there. The affordable units are 
 great. We should definitely do more of this. Overall, I think that it’s a great project. I hope that you 
 will approve it and get it to Council.  
 
 Dan Murphy – From this discussion, it seems clear that we need density. I do want to commend the 
 developer for putting forth a good faith effort to meet the needs of the community. I do get the sense 
 that we need more housing in Charlottesville. The situation is incredibly dire. We are in a low interest 
 rate environment. When interest rates are low, there tends to be an acceleration in  gentrification. We 
 need to do something about it. This project is unique in that it focuses on home ownership. We need 
 affordable housing and affordable home ownership. As an outsider, I do hope that the city will do 
 everything it can to make this work.  
 
 Angel Turner – I grew up here in Charlottesville. My community was developed by Southern 
 Homes Development. The same people creating this neighborhood are the same people, who 
 partnered with Habitat for my neighborhood. Our neighborhood is very diverse with multiple and 
 different nationalities. That’s what makes our neighborhood so great. In 2000, there was a 25% 
 decrease in black home ownership in the city. White home ownership went up by 20%. If this is to 
 be an inclusive city, everybody should be included. I feel that we should support projects like this 
 that are creating affordable home ownership opportunities.   
 
 Sandra Erksa – This project will have a huge impact on Longwood. I have lived in 
 Charlottesville for 47 years. We do know that the property is going to be developed. Longwood and 
 Moseley will have to accommodate all kinds of vehicles for this development. I suggest that a traffic 
 study be done to determine the number of vehicles to be added to Longwood and Moseley. It’s likely 
 the property values of the surrounding homes will probably decrease. How many of these units are 
 going to be owner occupied? What will be the effect of the land itself? Where will contaminated water 
 runoff go? We request the rezoning for Flint Hill be denied. If it is not denied, significantly reduce the 
 number of units.  
   
  Gay Einstein – I am a long-time volunteer with Habitat for Humanity. From what I have heard 
 tonight, everybody is in favor of doing what is best for the city and becoming a beloved community. I 
 hope that you will do the right thing. I hope that we can work together in providing home ownership 
 for people, who want and need homes. 
 
 John Buggby – I am a close neighbor of the proposed project. I do think very highly of the idea of 
 increasing the stock of affordable housing. I have done a lot of work with the PACEM program in 
 advocating for homeless people. It looks like it would be a small intervention in that problem. Eight or 
 nine units out of the 53 to 60 would be affordable units. It’s a very small change. If it does go through, 
 the concern that I have stems from a number of development projects that I have seen where the initial 
 plans that were laid out changed a lot during the development, usually in a negative direction. That is 
 unlikely now with the current economy. I would like to encourage the Planning Commission and 
 Council to put some teeth in the proffers.  
 
 Chris Meyer – I live a couple of blocks from the development. I am very much in favor of this 
 development. All units are needed. I am impressed with the collaboration between Habitat and 
 Southern Development to add additional affordable units. I like that it’s close to transit and 
 schools. It would ensure that we have a nice socio-economic mix here in the neighborhood. I 
 encourage the Commission to approve it.     



 
 Ken Jolofsky – I actually work for Habitat staff and I have done some construction for Habitat. They 
 were all mixed income developments. I want to talk about the interaction with neighbors. I had 
 neighbors come up and say they were concerned the property values would diminish. Habitat has done 
 a study on property values. In the neighborhoods where we have built, the property values have gone 
 up faster than in the surrounding neighborhoods. The families that move in before the Habitat families 
 are curious about the Habitat families. Having a diverse community is something that Southern 
 Development can market. That’s why Southern Development wants to continue to work with Habitat.    

 
 

iv. Commissioner Discussion & Motion 
 
 Commissioner Green – Can anyone on Council explain why Council did not want this as a park?  
 
 Councilor Hill – Three of the councilors here tonight were not on Council at that time. I am 
 happy to go back and look. That was not a concern that I expressed. I don’t know if Mr. Armstrong 
 can recall some of the details of the concern of the city owning the park or being maintained by the 
 developer. I am not remembering that being the main issue.  
 
 Vice-Mayor Seville – I would like to reach out to Parks and Recreation to see what they would 
 think.  
 
 Chairman Mitchell – Being the Parks and Recreation representative from our group, I cannot see 
 any reason why we would not want to control that.  
 
 Commissioner Green – In my initial statement, going down to Moores Creek does go to the trail 
 system. That would either go to Azalea Park or come back to Fifth Street. It would connect 
 everything to those Fifth Street trails that we already have in place. If the smart scale funding goes 
 through, it would connect to all of the trail systems and the trails going into Biscuit Run Park. You 
 could go from this neighborhood and walk to Biscuit Run Park, when that is complete. I know that 
 is something that is being submitted through smart scale funding. It seems like such a bad idea to 
 not take this and have all of this connectivity. 
 
 Commissioner Stolzenberg – I am 95% sure last time they had asked the Director of Parks and 
 Recreation and they had agreed to take it on as a park. I am pretty sure that happened.  
 
 Councilor Payne – My memory is definitely fuzzy on this. It was not a formal unified vote or 
 discussion on it. I think that it was a concern raised by one councilor. I think that the developer had 
 said that it was not a clear unified directive from Council.  
 
 Mr. Armstrong – That is my recollection as well. I do have some additional information. On page 
 46 of your packet, is page 4 of the PUD. It says in the proffered plan: “All open spaces will be 
 accessible via pedestrian easements.” That ensures trail access to the public in my opinion. I hope 
 that solves it.  
 
 Commissioner Green – Will the city parks be able to connect through there without an issue of  an 
 easement?  
 
 Mr. Armstrong – That’s my interpretation and that’s what I want. I can work with the City 
 Attorney’s office to make sure that there is something that allows that.  
 



 Commissioner Stolzenberg – If there is an easement, it needs to be a permanent and revocable one. 
 As I understand it, Dunlora gave an easement to the RTF. They decided to revoke it.  
 
Critical Slopes Waiver 
 
 Commissioner Green – As a member of the Commission when we put the steep slopes ordinance 
 in place, we talked about some benefit of the project outweighing the harm of the slope. I feel that 
 is where we are. We definitely have a better project. One of the things that we discussed at that time 
 was how there could be some feature such as a rock outcropping that we don’t want to disturb. I am 
 not seeing any of that. I do want to make sure our water quality, since it runs down to Moores Creek, 
 that any disturbance of these critical slopes be mitigated through our erosion control measures. I do 
 hear our engineer’s concern. I don’t take that lightly. I do think that there is something that we can 
 work out. I am concerned greatly that what we have on a plan as open space may not actually be open 
 space in the project.  
 
 Commissioner Stolzenberg – The comment that the city engineer made that any PUD has to cover 
 rezoning at a concept stage. I am seeing that this is specified by the code in 34-516. It has to bring up 
 the critical slopes waiver at the same time as the rezoning. They could have just asked for the PUD, 
 worked out the engineering, and come back and ask for a waiver. It actually requires it. That’s a 
 fundamentally broken thing in our system. At some point, we need to fix that among many other 
 problems with our zoning ordinance. I don’t think we can hold it against any applicant to the extent 
 that we would just reject any PUD near critical slopes offhand because it’s impossible to do the 
 engineering that far in advance. Critical slopes is one of the reasons that the PUD ordinance exists in 
 the first place. I think that it’s important that we come up with some good conditions tonight that are 
 general and enforceable by the city engineer. We can’t separate those two things apart. I think the 
 benefits of the project outweigh the negative impacts on the slopes. I think that we should recommend 
 approval with stringent conditions. On the subject of the open space, while it would be cool and nice if 
 the central open space was usable as a recreation area, I don’t think it’s so critical that I would rather 
 you buy nutrient credits than make it an open space. It is pretty close to Azalea Park. I think that it 
 would be great. I think there is a financial incentive  for Southern Development to make it usable 
 because people will want to have a big usable space  in their neighborhood. My priority would be 
 protecting our waterways and our slopes. 
 
 Commissioner Heaton – I am not a big fan of mitigating the storm water issue with nutrient 
 credits. I would add my voice to Commissioner Stolzenberg that the open space can be a dual use 
 and it can serve both purposes for the quality of the livability of the space as well as its 
 environmental impact. I would like to see the applicant be more specific about how the storm water 
 mitigation is going to take place. The benefit of this project is acceptable to not have strict adherence 
 to critical slopes. 
 
 Commissioner Dowell – I already stated my position of where we were with the water quality. As 
 Commissioner Stolzenberg has already stated, I do feel like the benefits to the public outweigh the 
 issues that we have at hand with the slopes.  
 
 Commissioner Solla-Yates – Our rezoning process is deeply flawed. I understand staff’s concern 
 here. It’s helpful to hear why we are having this discussion. A year ago, I didn’t see this discussion 
 coming. I appreciated the explanation, and I am increasingly confident that we will have language 
 to address the public concerns here.  
 
 Commissioner Lahendro – I am confident that there’s a way of working this out and putting 
 something into a motion that will satisfy staff and the applicant. I am not an engineer to know what to 



 put into the motion to be able to address it. I am hoping that Commissioner Solla-Yates has figured 
 this out and has it in his motion. 
 
 Chairman Mitchell – I would like for all water issues to be treated on site. We would never allow 
 nutrient credits to bail the developer out. I am anxious to hear what kind of language Commissioner 
 Solla-Yates has come up with so that we can feel better about this. I think that the  sheet flow issue and 
 the mitigation recommended by the engineer have to be a part of the motion we make to get me to vote 
 for it.  
 
 (The following was entered in the Zoom Webinar chat room as the motion for approval by 
 Commissioner Solla-Yates. After the following discussion, the motion was pared down to the 
 3 conditions at the end of the motion) 
  
 Move to recommend that City Council should approve ZM20-00001, including the critical slope 
 waiver requested on page 103 of the packet, subject to the following conditions that are 
 necessary to mitigate the potential adverse impacts of development within the critical slope  area: 
 1) In order to protect the sensitive on-site wetland features, and also to protect the waters of the 
 adjacent Moore’s Creek and its stream buffer areas from the impacts of the proposed 
 development: a) all storm water quantity and quality requirements for the Flint Hill PUD 
 Development will be satisfied through use of facilities of such types, and generally in such 
 locations, as are described and depicted within the stormwater management concept submitted 
 for Application # ZM18-0003; b) all stormwater outfalls and associated energy dissipaters shall 
 be located outside critical slope areas and wetlands; c) no critical slope area will be disturbed 
 with borings for any sanitary sewer laterals; d) the on-site biofilter shall be designed and 
 installed to offer opportunity for groundwater recharge, and the final storm water management 
 plan for the Flint Hill PUD development shall indicate the design standard for groundwater 
 recharge associated with the particular biofilter that is utilized; e) the mature upland wooded 
 area of the development site will be permanently preserved; f) the following shall be included as 
 part of the erosion and sediment control measures for all construction activities within the 
 development area for the Flint Hill PUD Development: i) use of super silt fence, as described or 
 defined in City standards, to be detailed within the E&S Plan and SWPPP for the area within 
 the PUD; ii) fixed, immoveable barriers shall be installed as tree protection measures, in 
 accordance with the City’s standard tree protection detail, and the barriers shall be maintained 
 in place throughout all periods of construction activities within the area Flint Hill PUD; this 
 protection requirement shall apply this protection requirement shall apply to the protection of 
 the root zones of existing trees within the mature upland wooded area; to existing native woody 
 and herbaceous trees and plantings in the critical slope areas and wetlands; and to protection of 
 other mature trees identified within the tree preservation plan component of the final site plan 
 for the Flint Hill PUD. 2) This critical slope waiver is approved only for and in connection with 
 the proposed  Flint Hill PUD Development described in Application # ZM20-00001 and shall not 
 apply to any other use or development proposed or conducted on the Subject Property. 3) Sec. 
 34-1120(b) of the City’s critical slope ordinance states that a landowner requesting waiver of 
 critical slopes requirements must address how the proposed waiver will satisfy the purpose  and 
 intent of the critical slopes ordinance; within materials submitted in support of waiver 
 Application #P19-00013 the Landowner has stated that it is willing to undertake measures to  
 measures to reinforce existing eroded areas in the vicinity of its proposed development (the 
 upper reaches of Stream 2), as a partner with other stream-adjacent landowners, if feasible. 
 Landowner shall confirm at the time of final site plan approval whether or not any such work 
 will be performed and: (i) if so, the Landowner shall describe in writing the extent of the work 
 and the timing in which the working will be undertaken in relation to completion of construction 
 activities within the PUD development, or (ii) if not, the Landowner shall summarize in writing 



 its efforts to follow-up with landowners to develop a work plan, and shall describe any 3) Sec. 
 34-1120(b) of the City’s critical slope ordinance states that a landowner requesting waiver of 
 critical slopes requirements must address how the proposed waiver will satisfy the purpose and 
 intent of the critical slopes ordinance; within materials submitted in support of waiver 
 Application #P19-00013 the Landowner has stated that it is willing to undertake measures to 
 reinforce existing eroded areas in the vicinity of its proposed development (the upper reaches of 
 Stream. 

 Commissioner Green – When you are talking about this onsite storm water, there is not much area,  
 from what I see from the plan that has been given to us, that has the opportunity to have that onsite 
 with all of those details, except for in that tear drop open space. Is that your intent?  

 Commissioner Solla-Yates – It is not my intent that all of that has to take place in the tear drop. 
 That’s certainly part of the plan.  

 Commissioner Stolzenberg – I have a couple of questions and thoughts on the wording. When we  
 were talking about the mature upland wooded area last year, I thought that we decided that was the 
 area at the north end of the lot, which has now become the extra row of townhomes with the private 
 street. It’s very confusing wording. Can we really hold them to the general storm water plan or 
 preliminary plan from 2018? We were going to do that last year. It does sound like nothing changed. I 
 don’t understand why we don’t have that in here now. Is that doable? I guess that’s a question for 
 Council or the city engineer.  

 Mr. Dawson – I think what Commissioner Solla-Yates was reading first was the copy and paste from 
 last year’s version. I am happy with the 75% of required treatment occurring onsite. If they end up 
 doing 65% on the tear drop, they will need to find 10% somewhere else onsite. That is totally fine as 
 long they are doing it onsite. We don’t want to make this an impossible task for them. Last year’s 
 version was a little more ambiguously because the plans were more ambiguous. If we stick to 75%, I 
 think that we can get it done. 

 Commissioner Stolzenberg – We have the storm water outfalls, dissipaters outside of critical slopes, 
 wetlands, and no borings for sanitary sewer laterals. Is that important? Why wasn’t it in the proposed 
 conditions? 

 Mr. Dawson – I believe that was in last year’s. I believe that the directional boring for the sewer  is not 
 reflected accurately on the plans. I believe that they intended to remove that from the plan. That should 
 not be an issue this time as I understand it. The issue of stating discharges should not be located in the 
 critical slope. What is in the critical slope if you are at the tow of the critical slope? That does concern 
 me. In speaking with the applicant about what is feasible, I can see there being some discretionary 
 problems with that. I understand Commissioner Solla-Yates’ intent in stating that. My concern is going 
 from a labor versus what we intend. We argue weekly and daily about what is outfall. It is a little bit 
 tricky. The language is a little dicey. I appreciate the intent. It’s more of a legal question. Things are 
 hard to vet in two minutes. I appreciate his intent. The applicant trusts me to educate that fairly. I am 
 OK with the language.  

 Commissioner Green – To get to everything that is in this motion, I see things differently. It’s not 
 just something on paper. I actually see what happens in the field. What I am envisioning is big, 
 monster open pond because it rains. There are kids out there and we now have a safety hazard. We 
 now have a lake in that tear drop and not an area for an open space use. Can this be achieved without 
 having this muddy lake?  

 Mr. Dawson – My thoughts on this particular issue are less specific to this project in general. 
 Typically, open space means things are not dedicated to transportation, housing, etc. In my 



 experience, open space are things that are not lots. It is very dangerous in an urban environment. We 
 are trying to encourage onsite treatment of storm water to start separating storm water from open 
 spaces. I am an engineer. I can’t speak to child psychology. Bio retention is not a pond. Bio retention 
 has a maximum ponding depth of 12 inches. I believe that it is supposed to drain down in  48 hours. If 
 you get the maximum storm and it fills the retention and it’s well maintained, it should drain out in 48 
 hours. Most by retentions hold water for 2% of the time. They are not a usable space as you can throw 
 a picnic table in there because you are going to be sitting in water 5% of the time. It is usable space. 
 You can do all sorts of things. It is not a flat green space. This is my personal opinion. From an 
 advancement of the design community, it’s important we don’t ostracize storm water management 
 from existing open space. It’s not that offensive.  

 Commissioner Green – I totally agree. I have seen a lot of thing happens out there with 
 development. There are a lot of things that can happen. What I don’t want to create is a situation 
 where we have wonderful, affordable housing and we’re not taking into account all of the 
 infrastructure. If we’re not giving the same thought, care, and consideration to an affordable 
 housing project, then we’re not doing what we need to do. That’s why I am concerned. I am 
 concerned that open space area will be a major water feature. I want to make sure we don’t have a 
 safety issue.    

 Dustin Greene, Project Manager – The acreage for that open space is 0.22 acres, which ends up 
 being about 9500 square feet. The largest bio-filter that I have designed in Charlottesville is about 
 3100 square feet. You are thinking about a third of that area for the bio-filter area. There are some 
 other areas in that open space for other amenities.  

 Commissioner Stolzenberg – Mr. Dawson, are you familiar with the little grassy area in the 
 middle of the end of Longwood? Is that also a storm water facility?  

 Mr. Dawson – That is not a storm water facility.  

 Commissioner Green – Storm water facilities can be designed in many different ways. They can 
 be designed as rain gardens and all sorts of different things. It’s easier to make it a retention pond  
 that holds the water and it’s supposed to drain in 48 hours. When they fail, you have a lake. I am  just 
 concerned about the safety in the area. If we think this can work, then I would second that motion. I 
 just needed to make sure.  

 Commissioner Solla-Yates – Just to clarify the language that I am proposing. I am just proposing 
 one, two, and three.  

 Commissioner Stolzenberg – Are you saying the applicant’s suggested conditions?  

 Commissioner Solla-Yates – Yes. Very similar. 

 Chairman Mitchell – What about the reference to the sheet flow?  

 Commissioner Solla-Yates – I am removing that. It sounds like it is not necessary. 

 Chairman Mitchell – I thought that Mr. Dawson would like to see something in there like that.  

 Mr. Dawson – It’s my understanding that is something we can iron during the review process. The 
 plan, as presented, I have problems with it. We are going to work it out one way or the other. It sounds 
 like you guys want to get this approved. You guys are the policy makers. I am just an engineer. To 
 mesh some of my concerns with what you guys are working through right now, I think we are going in 
 a positive direction. The sheet flow is the reason issue why I did not recommend approval. I am not 



 going to approve that sheet flow condition. That’s not going to happen. By virtue of treating 75% of 
 their water quality onsite, they’re doing a large chunk of their water quality. If they’re treating 75% of 
 that, they can’t sheet flow off those houses to sheet  flow. Those houses represent more than 50% of 
 the surface area. They’re going to have to find a way for those houses to drain to that center point if 
 they’re going to treat 75% of the water onsite. This is where some of the complexities of how you state 
 these things. It’s hard to anticipate. I am comfortable with this, based on the fact that the Planning 
 Commission wants this to happen. To that end, I think we are going in the right direction.   

 Commissioner Green – Mr. Dawson, it sounds like we want this to happen. We also need to make 
 sure that we have conditions in place so that the applicant can give you something that you can 
 approve. We need to make sure there is that balance. If we approve it and Council approves it, there’s 
 something there that can be approved by you. It could be stopped in that manner.  

 Mr. Dawson – I agree. If you start to hear that I am approving plans too easily, it means that I am 
 not doing my job. This 75% is one of the more functional conditions that we have seen from the 
 Planning Commission.   

 Critical Slope Waiver Motion: (Motion seconded by Commissioner Green) Commissioner 
 Solla-Yates: Move to recommend that City Council should approve the critical slope waiver 
 requested on page 103 of the packet, subject to the following conditions that are necessary to 
 mitigate the potential adverse impacts of development within the critical slope area: 
 1. “The Applicant shall design SWM measures to provide as much water quality 
 treatment on site as the Applicant deems practical given the constraints of the site, with a 
 minimum of 75% of the required treatment occurring on site.” 
 2. “The Applicant shall provide chain link supported silt fence above critical slope areas 
 for enhanced protection of slopes during construction.” 
 3. “In the onsite biofilter the Applicant shall provide an additional one foot depth of 
 gravel sump across the bottom of the biofilter, above and beyond what is required in 
 standard design, to provide the opportunity for additional stormwater storage and potential 
 for additional infiltration and groundwater recharge.”  
 
 Motion passed 7-0 
 
Rezoning Application  
 
 Commissioner Palmer – No comment 
 
 Commissioner Stolzenberg – I don’t have a lot to say. We have a map of prices and the zoning map 
 on the right. The yellow area is the R-1 zone. The teal are those PUDs adjacent on Longwood. Those 
 were built in 2017, 2011 and 2013 for the north ones. In Christa Court and the Oaklawn area, you can 
 see these by right developments that came in just like for those 13 by right lots in Flint Hill. They are 
 coming in so far above the typical price in this area. They are starting in the high 6 figures. Older and 
 smaller homes are going to be less expensive. There is plenty of parking. Things that changed the 
 character of the neighborhood are these by right developments in that big building envelope that is 
 allowed. You cannot subdivide other lots around there. While new buildings tend to be more 
 expensive, if you make them single family attached, townhomes, and duplexes, you will naturally get 
 housing that is more affordable to people lower down on the income spectrum. That is a very worthy 
 goal. The fact that we are, in addition, going to get 16 habitat homes for people at 60% AMI. We know 
 the average is 32% AMI. I think that’s an unequivocal positive. We can see in the use map of Fry 
 Springs that the nature and character of the neighborhood is to have many different uses. It’s not true 
 that the neighborhood is single family only. In its diverse forms of housing, we see diverse pricing of 
 housing. I think that’s a worthwhile goal. 



 
 Commissioner Heaton – I would concur that the neighborhood is not monolithic. The rezoning is 
 going to be in keeping with what has been previously established. I think we can serve the City 
 Council well by giving them an opportunity to address the affordable housing and build that 
 cooperative relationship with Habitat. 
 
 Commissioner Dowell – You know my sentiments and feelings on this project. I look forward to 
 them working out the kinks along the way and provide some affordable units to this city.  
 
 Commissioner Solla-Yates – We have seen a fair number of affordable housing proposals. 
 Generally, they’re in industrial zoning, they’re far from amenities, but they’re very close to train 
 tracks and flood plains. This is different. This is near a school and recreational amenities. This 
 offers home ownership opportunities for people, who would not have it. I would be happy with the 
 other projects. I am very happy with this. I see enormous public benefit. 
 
 Commissioner Lahendro – While it doesn’t take full advantage of the creativity that’s allowed  by 
 PUD, especially in providing the amenity of open space that would be convenient to the buildings and 
 the residents on the site, I am somewhat re-assured by the fact that there are pedestrian easements that 
 are part of the proffers. I think that it’s a better plan than the by right. I am all for the density and the 
 affordable housing. I am in favor of it.  
 
 Commissioner Green – I wanted to echo several thoughts we heard regarding the character of the 
 neighborhood. I totally agree. It’s about the people in it. When we say that it is not in compliance 
 with the comprehensive plan, there are other housing types of that same character in that 
 neighborhood. I didn’t want that to be something that we did not take a look at so that we could look at 
 this development as a whole. We want to make sure we have a development that is equal to or better 
 than we would create with all market rate units. Somebody brought up a concern about units as air 
 BNBs. That is a concern of mine. It happens in this city. Not enough of a concern to not to approve 
 this. It is something I want us to think about as we talk about proffers and we look at development in 
 the future. If we are truly trying to get housing stock, we can’t make housing stock where people can 
 purchase housing for such a low interest rate just for air BNBs. That is a huge concern. Maybe it’s 
 something that Council can address. Home ownership is such an interesting concept. It is a great way 
 for people to move from renting to home ownership. I do think that it makes difference, especially 
 with the type of crisis we are in now. Rents are more expensive than mortgages a lot of the time. It 
 does give some satisfaction and some relief to be in  a home that you’re not worried about the rent 
 going up or having a situation we’re in right now. With the park situation, I can’t imagine why we 
 would not take that. We have a new director and that would maybe be something we could look at. 
 The connectivity it provides, which a huge part of the comprehensive plan, is something we need to 
 take a look at. The dedication of that  preservation area is something that the entire city can take 
 advantage of and we don’t have a situation where it is taken away. 
 
 Commissioner Stolzenberg – I want to follow up on that comment about home stays. I notice in 
 the use matrix that it’s listed as a by right use. It’s also listed as a by right use in the R1/S zone. My 
 understanding is that it’s outdated and it’s been changed by ordinance that hasn’t been codified by 
 Municode. It’s actually an accessory use that you need or a provisional use unless  you’re in a 
 commercial zone. I just want to clarify which you would need a provisional use permit for an air BNB 
 here? Does that come with the same restrictions as an actual accessory use in the house with the 
 primary owner?  
 



 Ms. Creasy – Yes. It’s a provisional use. Provisional use meaning you can fulfill the requirements 
 that the code outlines. You are signing ‘yes’ that you will do that and you’re receiving the permit 
 to do that. 
 
 Commissioner Stolzenberg – It’s not a P. It’s a B as in Bravo.  
 
 Ms. Robertson – What we’re calling air BNBs, our code doesn’t have modern terminology. PUDs 
 further complicate the matter. Under our zoning ordinance, if you’re under a residential zoning 
 district, you are allowed to undertake certain types of short term rentals as home occupations. 
 They’re not called short term rentals. They’re called home stays by our ordinance. You have to own 
 and occupy the property that you’re operating as a home stay in a residential district. If you’re in a 
 zoning district, that allows a hotel, as a matter of right with a B, even if you have a single  family 
 dwelling in that zoning district, you are not required to get a provisional use permit. The definition that 
 we have of hotel is broad enough to include things as small as one or two rooms. Most of our mixed 
 use districts allow hotel as a by right use. In those districts, you don’t have to have a provisional use 
 permit. What’s going to govern this matter in this rezoning is whether or not the use matrix for this 
 PUD allows hotels. If it does not, then the use matrix for the PUD has to allow a home stay. If it allows 
 for a home stay, then a provisional use permit will be required. Under the other ordinances, the 
 property has to be owner occupied.  
 
 Commissioner Green – What are the requirements for that owner occupancy? How do you prove 
 that?  
 
 Ms. Robertson – The code lists a number of requirements. A person, who comes to seek a 
 provisional use permit, will have to answer certain questions from the zoning administrator. You  have 
 to demonstrate a driver’s license with the address of record. You have to fill out an affidavit that you 
 have lived there a certain number of days throughout the year.  
 
 Commissioner Green – We are finding multiple properties that give that information. It’s still used 
 for nothing more than full time, short term rental. In the matrix that we received, home stay is listed as 
 by right.  
 
 Commissioner Stolzenberg – I feel that it would be a lot less confusing if we made it a P. 
 
 Ms. Robertson – The problem in a PUD is that the applicant is giving you a matrix. You get to 
 accept or reject it. I agree with you. I would much prefer the uses match up with the terms and the 
 processes that are already reflected in the ordinance, instead of making up new ones. If you don’t 
 like this provision, that can be a factor in your decision.  

 
Motion: Commissioner Solla-Yates (Motion seconded by Commissioner Green) – I move to  
recommend that City Council should approve ZM20-00001 on the basis that the streets proposed  
within the PUD Development are laid out in a manner substantially in accord with the  
Comprehensive Plan, and approval of the PUD Development is consistent with the  
Comprehensive Plan and will serve the public necessity, convenience, general welfare, and good  
zoning practice.  
 
Motion passed 7-0.  
 
The Planning Commission Meeting was recessed for five minutes.
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IV. COMMISSION’S ACTION ITEMS   

Continuing: until all action items are concluded.  
The chairman called the Entrance Corridor Review Board to order.  
 

1. Entrance Corridor – 1617 Emmet Street 

  Staff Report 

  Jeff Werner, Preservation Planner – Last year the Special Permit was approved for drive 
 through windows. With that Special Use Permit, there was a condition that alterations to 
 the site and structure would go to you for a COA. That’s why you are reviewing it. 
 Formerly the site of a bank, the proposed alterations to the site and the existing building and 
 site will accommodate a Starbucks coffee shop with a drive through component. The site is 
 located at the SE corner of Emmet Street and Angus Road. Pedestrian access to the building is 
 provided by the existing public sidewalks on Emmet and Angus. Vehicular traffic will 
 continue to use the existing entrances off Emmet Street and Angus Road. Proposed alterations 
 include: 

• Remove bank drive through canopy at the south elevation 
• Replace asphalt shingle roof with standing seam metal roof 
• Paint existing dormers, trim and windows 
• Install drive through order canopy and window.  
• At three of the rear dormers, remove the windows and install metal 

ventilation louvers.  
• Construct CMU dumpster enclosure (approx. 10ft. x 18ft.) 
• Install exterior lighting wall sconces and pole mounted fixtures,  
• Plant additional trees and shrubs.  
• Site signage (conceptual, final to be submitted separately) 

 
  The existing building (constructed in 1979) is a Colonial Revival, brick, two story rectangular  

  building (approximately 70ft x 35ft.) with a gabled roof and dormers, and two gable end  
  chimneys. The primary elevation features a central entry of three arched openings supporting  
  at brick, gabled pediment. The first floor elevations feature double hung windows in punched 
  openings with flat arches. The existing asphalt roofing will be replaced with standing seam  
  metal. As far as the alterations, it retains and enhances the architectural character of this  
  building. We find the building  materials, finishes, color palette, and light fixtures are   
  appropriate. The proposed landscaping and site details are appropriate. This is relative to the  
  EC Guidelines. There was one issue on some outdoor furniture that is shown on one of the  
  drawings. We don’t have any details on what that was. I have spoken with the applicant and  
  they are OK with a condition that the exterior furniture will remain on the concrete area at the 
  entrance. The chairs and tables will be metal of matching design, one color, and any table  
  umbrellas will be uniform in color with the prohibition of any  signage. This is pretty standard. 
  The applicant was fine with that. With the incorporation of a couple of these conditions, we  
  find the proposed alterations and improvements are appropriate. We recommend approval of  
  the COA.  
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  Commission Discussion and Motion 

  Ashley Davies, Riverbend Development – We are excited to get started with the   
  renovation of this building. 

  Commissioner Solla-Yates – The staff packet had some recommended conditions. Do you 
  see any issues with them? 

  Ms. Davies – No. I have worked closely with staff and I am happy with all of staff’s  
  recommendations. I think that they are fine and work well with we have proposed.  

  Motion: Commissioner Stolzenberg (Motion seconded by Commissioner Dowell) -  
  Having considered the standards set forth within the City’s Entrance Corridor  
  Design Guidelines, I move to find that the proposed design for 1617 Emmet Street  
  North is consistent with the Guidelines and compatible with the goals of this Entrance 
  Corridor, and that the ERB approves the Certificate of Appropriateness application 
  with the following conditions of approval: 

   The metal components at the drive through order area should have a uniform,  
  dark, neutral color. 
   The outdoor furniture will remain on the concrete area at the entrance, the chairs 
  and tables will be metal, of matching design, and one color (pref. black). 
   If there will be table umbrellas, they will be a uniform color and a prohibition of  
  any signage. 
  The Motion passed 7-0. 

 The chairman gaveled out of the ERB meeting and called the Planning Commission   
 back to order.  

  Commissioner Solla-Yates – I know that staff has been working on ADU reform  
  language. What is the status update on that?  
 
  Ms. Creasy – I know that we have the team that was working on that and knows that is a  
  consideration. There have been a lot of other things going on. I don’t know if anybody else 
  has an update on that. If not, I will commit to getting some feedback from that group. 
 
  Commissioner Solla-Yates – It was said earlier that NDS submissions were not taking  
  any new ones because of COVID concerns. Has that been resolved?  
 
  Ms. Creasy – We are still limited with some of the applications. For the most part, we are 
  taking and we have the majority of applications coming in. It’s just the new applications, at 
  this point, mainly the ones that require community meetings before the applications are  
  complete. That is an item that we anticipate that Council will be providing further guidance 
  on as this continues. Our guidance, at this time, limits those applications right now.  
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  Commissioner Solla-Yates – Making safe space and public streets for social distancing  
  during  this COVID crisis? 
 
  Ms. Creasy – I do know that there is an effort going on that our traffic and bike/pedestrian 
  people have been working towards. They have some proposal information that they will be 
  working with decision makers on. I don’t have a specific timeframe on that. I don’t know 
  if anybody else in the meeting has more information on that. That is something that a plan 
  was put together. It’s just a matter of whether something will come to fruition 
  

 Meeting was adjourned at 10:09 PM. 
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