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This document includes the draft Goals and Objectives for the updated Development
Areas Land Use and Transportation chapter (previously two chapters - Development
Areas and Transportation) and provides additional context and background on this
topic. The document is organized by the following sections:

« Overview: Brief introduction to this topic.

- Draft Goals and Objectives: The draft updated Goals and Objectives for this
chapter. This is the section we’re asking for community input on in early 2024. For
this chapter, recommended updated draft future land use designations, community
design guidelines, and activity centers are also included.

« Phase 2 Community Input Themes: Major themes from community input heard
on this topic during the first two rounds of Phase 2 engagement (January - July
2023) and more recent input from the third round of Phase 2 engagement (October -
December 2023).

« Topic Report and Connections to the AC44 Framework: Information on
challenges, opportunities, recent trends, and data on this topic, as previously
provided in the “topic reports’ at the beginning of Phase 2. Summary of how this
topic is connected to the AC44 Framework for an Equitable and Resilient Community.

Development Areas Land Use and
Transportation Overview

Coordinated land use and transportation planning is a key aspect of the Comprehensive
Plan update. Recommendations for land use help decide how and where Albemarle
County will grow over time and are intended to reflect the needs of both current and
future community members, including accommodating demand for housing, businesses,
and recreation. Multimodal transportation planning supports transportation choice and
providing transportation options in addition to driving, which helps reduce greenhouse
gas emissions and traffic congestion. Multimodal planning links neighborhoods, centers,
schools, parks, and other important destinations. Land use recommendations guide the
mix of uses, variety of housing types, and site design and layout, which contribute to
the pedestrian experience walking through an area and to the feasibility of providing
transportation options (such as the density needed for transit to be viable).



The Growth Management Policy is strongly tied to land use and transportation. The
Policy designates the Development Areas (which are currently approximately 5% of the
county’s land area) and the Rural Area (which is currently approximately 95% of the
county’s land areaq).

Albemarle County’s Development Areas are currently approximately 37 square miles
and are intended to accommodate the majority of residential (housing) and non-
residential (office, retail, commercial, industrial) growth. To accommodate this growth,
the Development Areas are expected to promote density and mixed-use areas that are
supported by multimodal transportation networks, public parks and trails, and other
infrastructure.

According to the 2020 Census, the Development Areas and the Town of Scottsville

had a total estimated population of 64,682 people. Although the Development Areas
account for approximately 5% of the total land mass in Albemarle County, they

contain about 57.5% of the population. The estimated population for the Rural Area

is 47,713 people. Within the Development Areas overall, this equates to an estimated
population density of 1,678 people per square mile. For comparison, the population
density of Charlottesville is 4,532 people/square mile and is 4,032 people/square mile in
Richmond, Virginia.

Each Development Area
also has its own Master Plan
with recommendations for
land use, transportation,
parks/recreation, and
natural areas. General

development guidelines for
all Development Areas are
contained in the Community
Design Guidelines (formerly
Neighborhood Model
Principles).

The County’s current Development Areas (shown in blue)
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Draft Updated Growth Management Policy

Albemarle County is a welcoming community that will grow equitably and
sustainably, supporting the needs of current and future community members for
housing, jobs, and a healthy environment.

The County will use designated Development Areas (the growth area) and the
Rural Area to guide land use, capital projects, and public service provision. The
Development Areas will have a variety of housing types, a mix of land uses,

and high-quality public infrastructure and services to support the majority of
residential and business growth in the county. The Rural Area will provide land for
agriculture, forestry, and conservation of ecosystems, the natural environment,
and cultural resources, with small-scale businesses and limited public services and
infrastructure that support existing communities without generating significant
additional residential development. The Development Areas and the Rural Area will
have distinct boundaries, without low-density transition areas.

Recommendations for Development Areas land uses and service provision are intfended
to help implement the Growth Management Policy by encouraging growth and density
in the Development Areas and protecting important Rural Area features. For example,
the Comp Plan defines where public infrastructure and utilities, such as public water
and sewer and public schools, should be provided. The Plan also provides different
expectations for transportation planning in the Development Areas and Rural Area. The
majority of new public facilities and utilities are expected to be located and provided in
the Development Areas.

By using Development Areas land effectively and efficiently, including by promoting
density and mixed-use areas that are supported by multimodal tfransportation
networks, public parks and trails, and other infrastructure, the County can continue to
preserve land for agriculture, forestry, and the natural environment in the Rural Area.
Concentrating development and avoiding sprawl supports climate action goals and
tends to make service delivery more efficient. Ensuring an equitable transportation
system also requires high-quality infrastructure so that people who do not own cars or
cannot drive have a positive experience moving about the community.



Draft Goals and Objectives

These draft Goals and Objectives were developed based on input from community
members, County staff and partner agencies, the Planning Commission, and the Board
of Supervisors, the AC44 Framework for an Equitable and Resilient Community, best
practices, and the current Comp Plan. They will inform the Action Steps that will be
developed in Phase 3.

Development Areas Land Use

Goal 1: The county’s Development Areas will be vibrant, walkable, and mixed-
use, with a variety of housing types that are connected to goods, services,
employment opportunities, and parks and trails.

Objective 1.1: Encourage the growth of housing and jobs in designated Activity
Centers in the Development Areas and coordinate with the private sector to support
development with the appropriate infrastructure and amenities that will create vibrant
Centers that benefit community members and the local environment.

Objective 1.2: Use a Multimodal Systems Planning approach to coordinate land use
and fransportation planning in the Development Areas, including connecting Activity
Centers, Employment Districts, dense residential development, schools, parks, and other
key destinations.

Objective 1.3: Use Master Plans and Small Area Plans to guide more detailed
recommendations for land use, transportation, parks, and other infrastructure
improvements in the Development Areas.

Objective 1.4: Throughout the Development Areas, encourage developments that are
consistent with the Future Land Use designations and Community Design Guidelines,
in order to use Development Areas land efficiently, prevent expanding the Development
Areas earlier than necessary, accommodate projected housing and employment needs,
and to achieve climate action and resilience goals.

Objective 1.5: Increase the preservation of existing tree coverage in the Development
Areas with new development through updated regulations and incentives, balancing the
need to use Development Areas land efficiently with climate resilience (including but not
limited to reducing the heat island effect, providing shade for walkability comfort, and
reducing energy consumption) and providing high quality open and recreational spaces.

Objective 1.6: Coordinate on regional issues of shared importance with the City of
Charlottesville, the Town of Scottsville, the University of Virginia, the TIJPDC, and
surrounding localities.



Objective 1.7: Monitor the capacity of the Development Areas to estimate if there is
sufficient land available for estimated future demand for housing, commercial, retail,
office, and light and heavy industrial land uses using a land use buildout analysis and
other data sources and projections.

Objective 1.7 Policy to guide potential future Development Areas Expansion:

The following steps and factors should be used to guide potential future Development
Areas expansion, including potential locations, addressing impacts from new
development, connecting to the current Development Areas, and the form of new
development, if a Development Areas expansion is found to be needed in the future. An
expansion was found not to be needed with this Comprehensive Plan update (AC44).

This policy and the potential need for a Development Areas expansion should be
evaluated with each 5-year Comprehensive Plan update. Additionally, the estimated
capacity of the Development Areas should be monitored with regular updates to the
land use buildout analysis and tracking of development. Consideration should be given
to planning well in advance for a potential future expansion through a Small Area Plan
process, even if an expansion may not be needed for 5 to 10 or more years in the future.

If a Development Areas expansion is found to be needed:

1. Use the factors related to location to develop a generalized map of broad potential
locations for future Development Areas expansion. Priority should be given to
protection of the natural environment and public water supply watersheds, ability to
create multimodal connections with the adjacent existing Development Area, and
cost and feasibility of needed infrastructure connections and improvements.

2. Use the factors related to timing to develop possible timeframes for future expansion
and identify needed infrastructure upgrades and connections, in collaboration with
relevant service providers, County departments, and partner agencies.

3. Develop a Small Area Plan or similar long-range plan to include recommendations for
land uses, tfransportation networks, community facilities, parks, and preservation of
natural areas and environmental features, using the recommended factors below for
guidance.

Consideration should be given to minor Development Areas boundary changes and/
or ACSA jurisdictional area boundary changes in locations that are adjacent to the
Development Areas with existing non-residential development to recognize where
development in the Rural Area has already occurred and where connections to public
water/sewer and guidance for additional development would better protect the natural
environment and watersheds. A Small Area Plan may not be needed for this type

of Development Areas boundary adjustment or for adjustments for existing public
facilities.



Impacts and Standards to Assess and Connections to Existing

Factors Development Areas

* Current level of service (LOS) for road network that new development would

Transportation . .
P access and how potential new development would impact and address LOS.

« Current safety issues for road network that new development would access
and how potential new development would impact and address safety.

+ How any planned transportation projects could be integrated with potential
new development.

* Ensure potential new development provides road, sidewalk, shared-use path,
and trail connections to the existing road and bike/pedestrian network.

Public Schools « Current and projected schools capacity for the school districts for potential

new development and how potential new development would impact and
address school capacity.

+ Coordinate with ACPS to assess possible locations within potential new
Development Areas for future school sites. Sites need to be of an adequate
acreage for ACPS’ needs and should be walkable for as many nearby
neighborhoods as feasible.

Public Water and + Ability to be served by public water and sewer, either currently or feasibly in

Sewer the future.

+ Coordinate with RWSA and ACSA to plan for future infrastructure needs and
develop an estimated timeframe for when public water and sewer could
feasibly be provided to new development in potential new Development
Areas, in collaboration with the private sector.

. + Assessment of adequacy of service provision for community facilities,
Community services, and infrastructure, including Fire/Rescue and Police.
Facilities and

Services + Assessment of proximity to existing community centers, libraries, schools,

and other facilities, and what additional facilities/services/infrastructure may
be needed in potential new Development Areas.

« Coordinate with service providers and partner agencies to plan for future
community facilities and services needs and possible fimeframes and siting
considerations.

Environmental * Natural boundaries should be used to guide the boundaries for potential new

Stewardship Development Areas and for identifying areas to protect and avoid, such as
significant areas in steep slopes, protected stream buffers, and floodplain.
These environmental features should be identified and mapped.

+ Assessment of the presence of areas identified in County policies and plans
for enhanced protection and avoidance, such as important forest blocks and
conservation areas identified in the County’s Biodiversity Action Plan and the
mountain protection areas.

+ Prior to potential Development Areas expansion (beyond minor adjustments),
Form, Density, and assess the extent to which the current Development Areas are meeting the
Redevelopment in Comprehensive Plan recommendations for a mix of uses, density toward the
the Development higher ranges of land use designations, walkable Activity Centers, multimodal
Areas fransportation options, redevelopment and infill, and access to parks and
frails.



Impacts and Standards to Assess and Connections to Existing

Factors Development Areas

If potential area is Evaluation of whether the area is undeveloped/vacant or already has existing
located in a water development.

supply watershed . Areqs with no or very limited existing development or without underlying by-
right zoning that would allow development (beyond typical Rural Area uses)
should be avoided if there are feasible alternative locations.

« Areas with existing development that is inconsistent with Rural Area chapter
recommendations may be considered, as these areas have already been
impacted by development. Assessment of whether connections to public
water/sewer and some additional development would have potential
beneficial effects, especially to replace older or failing well and septic and to
comply with updated stormwater management and other regulations.

+  New development in expanded areas is expected to meet the Community

Land Use and Design Guidelines and other chapter recommendations for the Development
Expected Form of Areas, including having a mix of land uses, a variety of housing types, parks,
Development trails, multimodal transportation options, and employment and business

opportunities.

+ Single-use areas may be appropriate with relatively minor boundary changes
or for possible new Employment Districts, such as an employment center.

+ Expanded Development Areas should be adjacent to existing Development
Areas, prioritizing the ‘urban ring’ (the Development Areas that are adjacent

to the City of Charlottesville).

Access to Public * Assessment of potential access to existing public parks, recreation

Parks, Recreation, opportunities, open space, and trails.

and Trails + Coordination with ACPR to evaluate parks and recreation needs generated
by potential new development in potential new Development Areas and to
develop an estimated timeframe for when new public parks and trails could
feasibly be provided, in collaboration with the private sector.

+ Assessment of potential impacts to and opportunities for nearby and

] adjacent development.
Potential

Impacts to and
Opportunities

+ For any new Development Areas/Rural Area boundary, the relevant
recommendations from the Development Areas Land Use and Transportation
and Rural Area Land Use and Transportation chapters should be followed,

for Nearby and including having a ‘hard edge’ between the two areas.

Adjacent Ar: e - . . -
djace eas + Evaluate opportunities to connect existing neighborhoods in the existing

Development Areas with new Activity Centers, neighborhoods, parks/trails,
employment opportunities, and other amenities.

* Plan for land use and transportation in a coordinated manner between
existing and new Development Areas, including evaluating compatible land
uses and multimodal transportation connections.



Goal 2: Albemarle County will invest in existing neighborhoods in the Development
Areas, including through increased connections to Activity Centers, parks, open
space, and services, and infrastructure improvements where needed.

Objective 2.1: Add public parks and trails in existing Development Areas neighborhoods
to bring greater and more equitable access to green space and resilience to climate
change, prioritizing areas that currently do not have safe and convenient walking or
biking access to parks and open space and higher density residential areas.

Objective 2.2: Increase tree coverage and new native landscaping in existing
neighborhoods to increase climate resilience (including but not limited to reducing

the heat island effect, providing shade for walkability comfort, reducing energy
consumption) and provide high quality open and recreational spaces. Prioritize
neighborhoods with tree coverage below the County’s Development Areas average tree
coverage and neighborhoods with significant impervious surface, using quantitative
benchmarks in tools such as Tree Equity Score.

Objective 2.3: Improve stormwater management and drainage where needed and as
opportunities arise, incorporating low impact development stormwater management
practices as feasible.

Objective 2.4: Increase equitable access to community facilities and public gathering
places, including community centers and libraries, that are accessible by multiple
transportation options and that prioritize under-served communities.

Development Areas Transportation

Goal 1: In coordination with multiple partners, Albemarle County will design,
invest in, implement, and support a balanced transportation network that meets
the mobility needs of all roadway users. The Multimodal Plan will serve as the
guiding document for the design of streets and other public rights-of-way.

Objective 1.1: Recognize walking as a component of every trip and enhance Albemarle
County’s pedestrian network to support safe, comfortable, and convenient walking trips
for people of all ages and abilities on all roadways throughout the Development Areas.

Objective 1.2: Enhance Albemarle County’s bicycle network to support short- and long-
distance trips for people of all ages and abilities, prioritizing physical separation of
bicyclists from higher speed motor vehicle traffic and other low-stress facilities.



Objective 1.3: In collaboration with the City of Charlottesville, local transit providers, and
the Regional Transit Partnership, Albemarle County will plan for, invest in, and support
reliable and frequent regional transit service.

Objective 1.4: Effectively manage the supply and demand of vehicle parking, prioritizing
efficient land use and safety of users.

Objective 1.5: Increase the connectivity and efficiency of the County’s transportation
network.

Objective 1.6: Collaborate with local, state, and regional partners to plan for, invest in,
and support infrastructure projects that provide regionally significant transportation
improvements for goods movement.

Objective 1.7: Collaborate with local, state, and regional partners to improve the
efficient use of County, State, and Federal funds to construct and improve multimodal
transportation infrastructure.

Goal 2: In collaboration with local, regional, and state partners, Albemarle County
will support and invest in systemic changes to the built environment and local
safety culture to reduce traffic-related deaths and serious injuries, prioritizing

the safety of the most vulnerable road users (pedestrians, bicyclists, and transit
users).

Objective 2.1: Use safety data (crashes, crash severity, etc.) to identify and prioritize
locations for potential infrastructure improvements, recognizing that data that identifies
safety concerns for the most vulnerable road users differs from the data available for
vehicle users in type and availability.

Objective 2.2: Collaborate with the Albemarle County Police Department and VDOT
to respond to speeding complaints and proactively reduce speeds to improve safety,
where appropriate.

Objective 2.3: Ensure that infrastructure improvement projects equitably foster safety
and comfort for all road users.



Goal 3: Albemarle County will support and invest in transportation infrastructure
that provides for multimodal travel to vital destinations, creates a sense of place
that elevates the human experience, and supports mode shift through place-
making.

Objective 3.1: Support and invest in infrastructure projects and streetscapes that are
attractive, comfortable, and accessible, while highlighting the unique nature of a
community or area.

Objective 3.2: Reduce total Vehicle Miles Travelled (VMT) to support the County’s Climate
Action Plan target of reducing greenhouse gas emissions by 45% from 2008 levels by
2030.

Objective 3.3: Investigate development of an ongoing walkway, bicycle, and greenway
construction fund in the Capital Improvements Program (CIP).

Goal 4: Albemarle County will incorporate emerging technology into the
transportation network, especially to reduce single-occupancy vehicle use and
reduce greenhouse gas emissions.

Objective 4.1: Increase the number of both privately and publicly owned low and no-
emissions vehicles in Albemarle County.

Objective 4.2: Support the expansion of micromobility devices and programs that
improve mobility and access for all users.

Objective 4.3: Encourage relevant development projects and rezonings (for example,
event spaces) to incorporate curb management strategies that appropriately consider
use by Transportation Network Companies (TNCs).



Additional Guidance for this Chapter

Along with Goals, Objectives, and Action Steps, there are a variety of tools and maps
that are used to guide land use and transportation planning. These include future

land use designations, community design guidelines (currently ‘neighborhood model
principles), activity centers, and multimodal systems planning. Draft recommendations
for these tools are included on the following pages and are intended to support
community priorities heard during the Comprehensive Plan update process, including:

* Housing choice

+  Walkable and mixed-use developments

+ Safe and comfortable multimodal tfransportation options
+ Access to employment opportunities

+ High-quality open and recreational space

* Opportunities for redevelopment and infill

+ Protecting and restoring the natural environment

+ Equitable access to goods, services, and jobs.

The graphic below shows how each of the land use tools work together to provide
guidance for new development and redevelopment.

ACTIVITY CENTERS: Act like a land
use ‘overlay’ to encourage more
mixed-use and higher intensity
development than underlying land use
designations(s) in identified centers.

COMMUNITY DESIGN GUIDELINES:
General guidance for all new
development and redevelopment in
the Development Areas. Intended to
encourage connected and mixed-
use development throughout the
Development Areas.

LAND USE DESIGNATIONS:
Recommended future land uses
and general form and scale of
development. Applied to each
property in the Development Areas.
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Draft Future Land Use Designations

Purpose:

Future land use designations are applied to each property in the Development Areas
to provide a guiding vision for the future use of each property. These designations are
intended to implement the community priorities heard through AC44.

Future land use designations provide guidance when property owners submit
applications to change the zoning of their property (rezoning) or applications for uses
only allowed by special use permit. Each future land use designation is realized through
a variety of zoning districts, and each future land use designation can align with several
zoning districts.

There are 10 draft future land use designations being shared through AC44 Phase 2.
Each future land use designation is described with the following elements:

» Description: An overview of the general intent of the designation.
* Primary Land Uses: The predominant land uses that are encouraged.
* Secondary Land Uses: Supporting uses that may be included.

» Building Form: The general heights of buildings and relevant form and scale
guidance, such as recommended block lengths and mixed-use buildings.

* Ground Floor: Some of the designations include descriptions of how the ground
floor is encouraged to be designed and used.

These elements are intended to provide general guidance on the future look and

feel of areas in the County’s Development Areas. The future land use designations
are recommendations, and therefore differ from the Zoning Ordinance, which

has requirements for development. To implement the Comprehensive Plan, these
updated land use designations should be used to help guide the County’s Zoning
Ordinance update - the Zoning Modernization project. For example, these updated
land use designations could inform updated zoning districts and updated site design
requirements.

Future land use guidance is a key aspect of rezoning and special use permit review,
though it is only one of a number of important recommendations for implementing

the Comprehensive Plan. A variety of projects and tools, implemented by both the
public and private sectors, are also needed to achieve the Plan’s vision and goals,
including updates to the Zoning Ordinance and other code requirements, transportation
improvements, park and open space projects, and economic development programs.
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In Phase 3, these future land use designations will be applied to an updated
future land use map for the Development Areas in a one to one ‘matching’
approach. For example, a property designated Neighborhood Residential would
remain Neighborhood Residential. There may be some changes made during AC44 to
reflect existing development - such as re-designating a parcel for residential instead of
industrial if there is already an existing apartment building, or to reflect the intended
future use of County-owned properties.

It should be noted that some Master Plans may have unique designations for
specific areas that are not more broadly applied in the Development Areas. These
designations include Downtown Crozet in the Crozet Master Plan and Neighborhood
Density (Low) in the Crozet and Village of Rivanna Master Plans. Guidance for those
unique land use designations is found (and would remain) in the Master Plans.

Recommended Density Ranges:

Many of the future land use designations provide recommended density ranges for
residential uses. It should be noted that these are recommendations, and density

above the recommended range may be considered, especially in cases involving infill
sites where the site acreage is smaller and therefore the calculated density is relatively
high (compared to a greenfield site that may have significant acreage in open space/
natural areas) and to accommodate additional designated affordable units (beyond the
Housing Policy).

The draft recommendation through AC44 is that density should be calculated based on
the full acreage of the site, using gross density. This approach is consistent with the
Zoning Ordinance. Clustered development and careful protection and restoration of
sensitive environmental features is encouraged regardless of how density is calculated.

Relationship to Community Design Guidelines:

The future land use designations include form, scale, and site design recommendations
that are specific to each designation. The Community Design Guidelines provide general
guidance for mixed-use development, housing choice, multimodal transportation, site
design, and parks and open space throughout the Development Areas.

Recommendations that are specific to the site design or appropriate mix of uses

(or preference for single-uses) for a particular land use designation are noted in the
recommendations for that land use designation. In those cases, additional flexibility
is expected with the corresponding Community Design Guidelines. For example,
development in the Industrial designation may not have a mix of uses or significant
publicly-accessible open and recreational space.



Neighborhood Residential

Description:

Primarily residential with some
neighborhood-scale commercial, retail, and
institutional uses.

Primary Land Uses:

Residential, typically at a density of 3-6
units/acre. Encouraged housing types:
townhomes, single-family attached, single-
family detached, accessory dwelling units.

Secondary Land Uses:

Neighborhood-scale non-residential uses
such as schools and child care, commercial,
retail, religious assembly, and institutional
uses.

Building Form:

Buildings are generally 1 to 3 stories.
Building square footprints for non-
residential uses are typically less than
20,000 square feet. Non-residential uses
are encouraged to be located within
smaller-scale buildings or as part of mixed-
use buildings with small shop-fronts along
streets.

Ground Floor:

Not applicable.
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Missing Middle Residential

Description: Ground Floor:

Primarily residential with some Not applicable.
neighborhood-scale commercial, retail, and

institutional uses. Intended to encourage

a variety of housing types to promote

housing choice and affordability.

Primary Land Uses:

Residential, typically at a density of 6-12
units/acre. Encouraged housing types:
small and medium multiplexes, live-work
units, bungalow courts, two over twos,
single-family cottages, fownhomes, single-
family attached, accessory dwelling units.

Secondary Land Uses:
Single-family detached housing units.

Neighborhood-scale non-residential uses
such as schools and child care, commercial,
retail, religious assembly, and institutional
uses.

Building Form:

Buildings are generally 1 to 3 stories.
Building square footprints for non-
residential uses are typically less than
20,000 square feet. Non-residential uses
are encouraged to be located within
smaller-scale buildings or as part of mixed-
use buildings with small shop-fronts along
streets.

Smaller housing units on smaller lots are
encouraged to increase affordability and
housing choice.
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Missing Middle Residential

Housing Choice:

The following guidance is infended to encourage additional housing choice and
affordability for the Missing Middle Residential land use designations. Using the
following guidance increases the recommended density range to up to 18 units/acre.

Additional housing units provided that are over the higher end of the standard
recommended ranges for Missing Middle Residential (6-12 units/acre) should be
considered to accommodate additional designated affordable units (beyond the
Housing Policy) or to allow for ‘missing middle’ housing types, such as:

Medium Multiplexes: A multiple-family structure containing approximately 7-12
units, which may be arranged side by side and/or stacked. Units typically share
an entrance along the street. Typical unit size 800 to 1,500 sq ft.

Small Multiplexes: A multiple-family structure containing approximately 2-6
dwelling units, which may be arranged side by side and/or stacked, such as a
duplex, triplex, or quadruplex. Typical unit size 800 to 1,200 sq ft.

Single-family Cottages: A smaller single-family detached unit (may also be
arranged in a bungalow or cottage court layout around a shared amenity space)
that is typically 800 to 1,500 sq ft per unit.

Live-Work Units: A dwelling unit that is ‘paired” with a small-scale non-
residential use, typically a dwelling unit that is above or behind a fire-separated
ground floor space. The residential and non-residential uses typically have
separate street entrances. Typical unit size 1,000 to 3,000 sq ft.

Accessory Dwelling Units (ADU): A secondary dwelling that shares the building
lot of a larger/primary house. ADU’s can be internal/attached or external/
detached and are typically 800 to 1,200 sq ft.

Tiny House: A dwelling unit that is typically less than 400 sq ft (state building
code).

Example scenario for Missing Middle Residential that would meet the above guidelines:

Density provided with rezoning: 18 units/acre
Total dwelling units: 90 units

Housing types: 60 units that are townhouses/single-family detached units and
30 units that meet the missing middle housing types (including small multiplexes,
a cottage court, and ADUSs).

Affordable units: 18 out of the 90 total (20% of the total).
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Urban Residential

Description:

Primarily residential supported by
commercial, retail, office, and institutional
uses.

Primary Land Uses:

Residential, typically at a density of 12-

34 units/acre. Encouraged housing types:
multifamily, multiplexes, live-work units,
bungalow courts, two over twos, single-
family cottages, townhomes, single-family
attached, accessory dwelling units.

Non-residential uses such as schools
and child care, institutional, and religious
assembly.

Secondary Land Uses:
Single-family detached housing units.

Non-residential uses such as commercial,
retail, and office.

Building Form:

Buildings are generally 1 to 4 stories.
Building square footprints for non-
residential uses are typically less than
25,000 square feet. Non-residential uses are
encouraged to be located within smaller-
scale buildings or as part of mixed-use
buildings with small shop-fronts along
streets.

Ground Floor:

Not applicable.
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Community Mixed Use

Description:

Mixed-use development that provides
convenient access to goods and services
for nearby community members.

Primary Land Uses:

Residential, typically at a density of 6-34
units/acre. Encouraged housing types:
multifamily, multiplexes, live-work units, two
over twos.

Non-residential uses such as commercial,
retail, offices, hotels, conference facilities,
schools and child care, institutional, and
religious assembly.

Secondary Land Uses:

Single-family attached, townhomes,
accessory dwelling units.

Non-residential uses such as existing auto-
commercial sales and services and Office/
R&D/Flex/Light Industrial.

Building Form:

Buildings are generally 2 to 5 stories.
Block-scale development encouraged for
walkability/pedestrian-orientation and a
mix of uses, with block lengths typically 300
to 500 feet.

Non-residential uses are encouraged to
be located within multi-story mixed-use
buildings with shop-fronts along streets.

Flex and light industrial activities that could
impact nearby and adjacent residential
uses should be located inside of buildings.

Stepbacks and facade breaks can be
used to support pedestrian-oriented
development and are encouraged if any
areas have been identified for viewshed
protection.

Ground Floor:

Active ground story uses are encouraged.

Buildings that start out as single-use are

encouraged to be constructed to allow for

future conversion to active ground story
uses.
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Corridor Mixed Use

Description:

Mixed-use development along major
corridors, envisioned for pedestrian and
tfransit-oriented development with goods,
services, and jobs that are conveniently
accessible for nearby community members.

Primary Land Uses:

Residential, typically at a density of 18-
60 units/acre. Encouraged housing types:
multifamily, larger-scale multiplexes, live-
work units, two over twos. Higher density
encouraged for infill sites paired with
quality public open/green space.

Non-residential uses such as commercial,
retail, offices, hotels, conference facilities,
schools and child care, institutional, and
religious assembly.

Secondary Land Uses:

Single-family attached, townhomes,
accessory dwelling units.

Non-residential uses such as existing auto-
commercial sales and services and Office/
R&D/Flex/Light Industrial.

Building Form:

Buildings are generally 2 to 6 stories.
Block-scale development encouraged for
walkability/pedestrian-orientation and a
mix of uses, with block lengths typically 200
to 400 feet.

Non-residential uses are encouraged to
be located within multi-story mixed-use
buildings with shop-fronts along streets.

Flex and light industrial activities that
could impact nearby and adjacent
residential uses should be located inside
of buildings.

Stepbacks and facade breaks can be
used to support pedestrian-oriented
development and are encouraged if any
areas have been identified for viewshed
protection.

Ground Floor:

Active ground story uses are encouraged.
Buildings that start out as single-use are
encouraged to be constructed to allow for
future conversion to active ground story
uses.
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Commercial Mixed Use

Description:

Development that is primarily car-oriented
destinations for retail and services. Infill
and mixed-use development encouraged
where feasible. While uses and sites are
generally car-oriented, streets

are designed to accommodate safe and
comfortable travel by all

modes of travel.

Primary Land Uses:

Non-residential uses such as commercial,
retail, auto-commercial sales and services,
wholesale businesses, offices, hotels,
conference facilities, schools and child care,
and religious assembly.

Secondary Land Uses:

Residential, typically at a density of 6-34
units/acre. Encouraged housing types:
multifamily, live-work units.

Non-residential uses such as Office/R&D/
Flex/Light Industrial and institutional.

Building Form:

Buildings are generally 1 to 4 stories.
Block-scale development encouraged for
walkability/pedestrian-orientation, with
block lengths typically 300 to 600 feet.

Flex and light industrial activities that could
impact nearby and adjacent residential
uses should be located inside of buildings.

Ground Floor:

Buildings that start out as single-use are
encouraged to be constructed to allow for
future conversion to active ground story
uses.
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Office[Flex/Research & Development/Light Industrial

Description:

Vibrant employment centers and mixed-use

areas with employment-generating uses
and basic industries that are supported
by secondary commercial/retail and
residential uses.

Primary Land Uses:

Non-residential uses such as offices,
research and development, flex spaces/
uses, and light industrial.

*Note: Heavy industrial and heavy
manufacturing uses are not permitted under
this land use designation.

Secondary Land Uses:

Residential, typically at a density of 6-34
units/acre. Encouraged housing types:
multifamily, live-work units.

Non-residential uses such as commercial,
retail, and institutional.

Light manufacturing, warehousing, and
distribution activities are acceptable uses
provided they are combined with office,
research and development, or flex space.

Building Form:

Buildings are generally 1 to 5 stories.
Block-scale development encouraged for
walkability/pedestrian-orientation, with
block lengths typically 300 to 500 feet.

Light industrial uses must demonstrate
that noise, light, and other impacts to

surrounding properties will be minimized.
Flex and light industrial activities that
could impact nearby and adjacent
residential uses should be located inside
of buildings.

Stepbacks and facade breaks can be
used to support pedestrian-oriented
development and are encouraged if any
areas have been identified for viewshed
protection.

Ground Floor:

Active ground story uses are encouraged.
Buildings that start out as single-use are
encouraged to be constructed to allow for
future conversion to active ground story
uses.
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Industrial

Description:

Employment areas that typically include
uses such as manufacturing, processing,
fabrication, assembly, packaging,
storage, and distribution, that may not be
compatible with mixed-use or residential
development.

Primary Land Uses:

Industrial/employment uses such as
manufacturing, storage, distribution,
warehousing, processing, assembly,
fabrication, and recycling.

Non-residential uses related to industrial/
employment uses such as related
commercial activities, offices, and research
and development.

Secondary Land Uses:

Non-residential uses such as larger auto-
commercial service uses, wholesale,

flex uses/spaces, light industrial, and
institutional.

Building Form:

Buildings are generally 1 to 4 stories. Long,
continuous buildings may be found within
the Industrial designation.

While blocks are typically longer, a safe
internal pedestrian network is expected to
navigate parking areas and internal streets.

Industrial uses should be buffered from
any nearby residential uses and the public
realm (e.g. nearby public streets, open/
recreational space).

All modes of tfransportation should be
supported, with a priority for larger/
delivery vehicles.

The layout of buildings, parking areas,
and open spaces should recognize the
unique needs of industrial users. Open
space areas are typically designed to be
used by employees. Relegated parking
provided as feasible.

Ground Floor:

Not applicable.
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Institutional

Description:

Development consisting primarily of
government buildings, schools, public
safety facilities, public utilities, and major
healthcare facilities, or unprogrammed
government property.

Primary Land Uses:

Institutional uses such as schools, colleges,
universities and ancillary facilities, fire
stations, hospitals, libraries, public facilities,
and major utilities, with associated non-
residential uses such as research and
development.

Secondary Land Uses:

Offices supporting primary uses and
nursing homes, assisted living facilities, and
convalescent homes.

Residential may be considered when
compatible with surrounding areas and to
provide affordable housing consistent with
the County’s Housing Policy.

Building Form:
Buildings are generally 1 to 5 stories.

Building form/type is dependent on use,
with mixed-use buildings/areas encouraged
where appropriate.

Stepbacks and facade breaks can be
used to support pedestrian-oriented
development and are encouraged if any
areas have been identified for viewshed
protection.

Ground Floor:

Not applicable.
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Public Land

Description:

Publicly-owned or publicly-accessible parks,
greenway systems, recreational areas,

and natural areas for active, passive, or
social recreational use and restoration and
protection of the natural environment.

Primary Land Uses:

Parks, greenways, recreational areas, and
natural areas that are publicly-owned or
publicly-accessible.

Secondary Land Uses:

Not applicable.

Building Form:

Buildings/structures should be associated
with public recreational uses, such as
community centers, picnic shelters, and
public restrooms.

Building design and placement guidance
should be vetted through a park master
plan or similar process.

Natural areas and environmental features,
including but not limited to preserved

steep slopes, stream buffers, floodplain,
and important sites/forest blocks in the
Biodiversity Action Plan should be protected
and restored.

Ground Floor:

Not applicable.
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Draft Community Design Guidelines

Purpose:

The Community Design Guidelines are an update to the 12 Neighborhood Model
Principles in the 2015 Comprehensive Plan. They provide guidance for rezoning

and special use permit applications in the Development Areas. They are intended

to encourage development throughout the Development Areas that is mixed-use,
walkable, and dense, with multimodal transportation options and access to quality
parks and open space. This form of development is important for using Development
Areas land efficiently, which supports the Growth Management Policy. The Community
Design Guidelines may also be used to guide relevant updates to the County’s Zoning
Ordinance and other local regulations.

Four Guidelines:

There are four Guideline categories, which consolidate the 12 Neighborhood Model
Principles: Land Use, Transportation, Site Design, and Parks/Recreational Amenities/
Open Space.

Elements:

Elements are anticipated to be provided with most new development and
redevelopment in the Development Areas, with some of the possible exceptions noted.
The Guidelines are intended to provide flexibility based on the characteristics of each
proposed development and the surrounding context.

Relationship to Future Land Use Designations:

The future land use designations include form, scale, and site design recommendations
that are specific to each designation. The Community Design Guidelines provide
guidance for mixed-use development, housing choice, multimodal transportation, site
design, and parks and open space throughout the Development Areas. The Guidelines
are intended to apply to all development in the Development Areas, with some of the
possible exceptions noted depending on the context of the site and proposed uses. For
example, not every individual development is expected to be mixed-use, though each
development should contribute to a mix of uses throughout a larger area.
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Guideline: Land Use

Intent: A mix of land uses (residential and non-residential) and a variety of housing

types.

Elements:

New development and redevelopment should contribute to the overall mix of
uses in an area. Single use proposed projects (entirely residential or entirely non-
residential) should be evaluated based on the proximity of other types of uses
and if they are contributing to the overall mix of uses in an area.

Projects proposing one housing type only should be evaluated based on the
proximity of other types of housing units and if they are contributing to the
overall mix of housing types in an area.

Dedicated affordable housing units should be reviewed based on the County’s
Housing Policy and the recommendations in the Housing Chapter.

There should be hard boundaries between the Development Areas and Rural
Areaq, with mixed-use, dense, and compact development encouraged up to the
Development Areas/Rural Area boundary. Development in the Development
Areas should be consistent with the applicable future land use designations
and Activity Center place types and should not be reduced or be ‘transitional’/
suburban at the Development Areas edges.
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Guideline: Transportation

Intent: Safe, comfortable, accessible multimodal transportation options and a
connected transportation network.

Elements:

A safe and comfortable pedestrian network, including sidewalks on both sides
of streets, crosswalks where needed for safe access, and walking paths and
trails. Access to nearby/on-site recreation, commercial areas, schools, and other
destinations.

Walking infrastructure should be separated and protected from vehicles.

Safe and secure bicycle parking should be provided in commercial/employment
areas and for housing units without garages. Guidance may be found in the
Association of Pedestrian and Bicycle Professionals’ Essentials of Bike Parking
guide.

Safe and convenient multimodal tfransportation connections and infrastructure
based on recommendations in the Multimodal Plan (modal emphasis) and
applicable Master Plan for all levels of users.

Streets should be designed to encourage traffic calming and slower driving
speeds.

Continue to require that streets are interconnected in the Development Areas
and ensure that exceptions occur rarely and not routinely. New neighborhoods
should be connected to existing neighborhoods, Activity Centers, and parks/
recreational areas. If road connections are found not to be feasible, bike/
pedestrian connections should be provided.

Cul-de-sacs are discouraged, and permeability throughout the site is
encouraged. Where cul-de-sacs are necessary, they should include pedestrian

and bicycle connections to nearby streets.
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Guideline: Site Design

Intent: Site design should create spaces that are enjoyable to walk and travel through.
Site design should consider the protection and restoration of the natural environment.
Design elements that support the goals in the Environmental Stewardship Chapte