SPECIAL USE PERMIT (SP202400015)

Civil Engineering

TO: Syd Shoaf
Senior Planner
Albemarle County Community Development

FROM: Kendra Moon, PE

Line and Grade Civil Engineering
DATE:  April 15, 2024

Revised July 15, 2024

RE: Knight Berkshire Mixed Use
Special Use Permit Application

PROJECT DETAILS

Applicant: Knight Berkshire Holdings LLC

Consultant: Line and Grade Civil Engineering | Kendra G. Moon, PE
Name of Project: Knight Berkshire Mixed Use

Short Description: Special Use Permit for R-15 residential in C1 commercial
Proposed Site: 615 Woodbrook Drive, Charlottesville, VA 22901

PROPERTY DETAILS

Parcel ID Number: 04500-00-00-091A0

Short Parcel ID: 45-91A

Total Acres: 1.05 ac

Owner: Knight Berkshire Holdings LLC

Current Tenant: Dental Office (commercial)

Magisterial District: Rio

Zoning: C1 Commercial

Proffered: No

Overlays: Airport Impact Area, Managed Steep Slopes

Comprehensive Plan Area: Neighborhood 1 - Places 29

Comprehensive Plan Use:  Urban Density Residential

Land Use: Commercial

Surrounding Uses: Multifamily residential zoned R-15 to the northwest; offices to the north
zoned C1 (note ZMA202300006 for PRD to share entrance with this parcel);
retail to the east zoned C1; and Agnor-Hurt Elementary School to the south
zoned R-6

EXECUTIVE SUMMARY

Knight Berkshire Holdings LLC would like to formally request a Special Use Permit (SP) to allow for an R-15
residential use on a C1 commercial parcel (TMP 45-91A) in Albemarle County, Virginia. A new building with
a mix of ground floor office space and residential units is proposed for this site. Given the context of this
parcel’s location, the proposed residential use is consistent with the Comprehensive Plan and is of no
substantial detriment to surrounding parcels or public facilities.
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Image 1- Subject parcel, source: Albemarile County GIS
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- Subject parcel as seen from Woodbrook Drive, source: Google Street View, July 2023
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PROPOSAL

The existing building at 615 Woodbrook Drive is a 1-story building that is approximately 6,500 sf and
currently used as a dental office with a rental office space in the rear (see Appendix A and Image 3). This
special use permit proposes the demolition of the existing building and the construction of a new 4-story
building with a mix of commercial and residential uses. Currently the plan is for ground-level dental office
space with 3 stories residential above, at up to 15 units. The proposed 15 units will put this at a density of
15 dwelling units per acre (DUA), which is consistent with an R-15 use.
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Image 3 - Existing Conditions

Site Operations

The proposed dentist operation is to match current operations. The hours are from 8 am to 5 pm Monday
through Thursday, with 8 employees per shift. There are approximately 3 patients per hour on site. It is
assumed that the majority of residents will not be on site during the same hours, therefore the overall
parking requirement can be reduced by 35%. Please see the accompanying Parking Needs Assessment in
Appendix F.

Site Layout

The proposed site layout utilizes the existing parking area in the front of the site but relocates the building
closer to the southeastern property and provides additional parking in the rear. The current concept is for
a 7,880 sf maximum building footprint with 37 parking spaces (see Appendix B and Image 4). The new
building is proposed beyond the 30° maximum setback from Woodbrook Drive, similar to the existing
building, in order to avoid the relocation of a water main, sewer main, and stormwater management
system that exist beneath the parking area. There are a few proposed encroachments into the 20’ use
buffer adjacent to residential parcels, summarized in the next section. It is anticipated that there will be
lighting fixtures around the building and possibly in the parking lot as needed for the safety of the
residents and security of the building, though all fixtures will be full cut off.

Civil Engineering
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Image 4 - Concept Plan

Special Exceptions

Two special exception requests have been submitted alongside this special use permit to request
deviation from certain buffer and stepback requirements. A brief description of each is included below.

MINIMUM USE BUFFER ADJACENT TO RESIDENTIAL

This special exception is requested to allow for multiple encroachments into the 20 ft use buffer

adjacent to both TMP 45-91 and TMP 45-95A. The first is to allow the site entrance to remain within

the buffer adjacent to TMP 45-91 on the northwestern boundary of this site. According to

SDP199500115, this entrance was proposed to remain outside of the 20 ft buffer (see Appendix C).

However, based on field survey, it encroaches slightly into the buffer. The continuation of this

existing entrance alignment may result in up to 475 sf additional disturbance. The second exception
included is for a connection to an existing storm pipe that exists within the buffer adjacent to 45-95A

(approximately 140 sf disturbance), and the third is for a potential future pedestrian pathway to
Agnor Hurt Elementary (approximately 400 sf disturbance). Please see SE202400012 for more
information.

MINIMUM BUILDING STEPBACK

A 15 ft building stepback is required for stories that begin above 40 ft or above the third story,
whichever is less. Though this building is proposed to be four stories, an exception request is

included to reduce the required stepback to O ft since the building is set far back from the sidewalk.

Please see SE202400011 for more information.

MAXIMUM FRONT BUILDING SETBACK

The maximum front building setback in C1 Commercial zoning is 30 ft. This building is proposed at
approximately 80-85 ft from the back of sidewalk in order to avoid existing utility mains. A special

exception has not been submitted for this item, as it is believed to be allowed per zoning ordinance

section 4.20(a)(1)".

! Per Section 4.20(a)(1): “The maximum front setback shall be increased to the depth necessary to avoid

existing utilities(...) shown as such on an approved site plan or subdivision plat(...)”
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CONSISTENCY WITH THE COMPREHENSIVE PLAN Civil Engineering

This proposal would bring the site into closer alignment with the Comprehensive Plan. The subject parcel
is designated as Urban Density Residential (UDR) within the Places29 Master Plan. Refer to Image 5,
below, as well as Appendix D.
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Image 5 - Combrehensfve plan o‘esrjgnaz‘ib;l of subject property, source: Places29 Master Plan 2015

The subject property is currently zoned C1 commercial, which is consistent with the current zoning of the
surrounding parcels (see Appendix E) as well as the Comprehensive Plan land use designations. However,
its designation as Urban Density Residential suggests that residential should be the primary use, while
commercial should be secondary.

Furthermore, the suggested residential density for UDR is between 6-34 units per acre. A proposed
maximum density of 15 DUA is within this suggested range. The proposed height of the building is
consistent with the Comprehensive Plan, at a maximum height of 4 stories or 45 feet.

Housing Policy

Per Albemarle’s new Housing Policy Recommendations (2021), a minimum of 20% of all new units
developed should be affordable. The owner has elected to provide affordable housing for 20% of units,
rounded to the nearest whole number, should the development exceed 10 units. As currently proposed, 3
units are to be affordable.

IMPACTS ON PUBLIC SAFETY FACILITIES, PUBLIC TRANSPORTATION, PUBLIC
SCHOOLS, PUBLIC PARKS, ENVIRONMENTAL FEATURES, AND ADJACENT
PROPERTIES

The proposed uses and future uses for this site are not expected to have a negative impact on public
facilities or surrounding properties beyond the baseline impacts that are involved in almost any
development (e.g., increased traffic, land disturbance). Potential impacts are evaluated in turn below.

Impact on public facilities and infrastructure

Public facilities and infrastructure evaluated include parks, schools, emergency services, and roads
(traffic). There are no parks in the vicinity.

Page 5
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Civil Engineering

Agnor Hurt Elementary School is located adjacent to this property, though the two sites do not share

the same entrance road. A potential future connection to Agnor Hurt Elementary School is identified

at the rear of the subject property should Agnor Hurt Elementary be interested in providing a

pathway through the woods to the residences along Woodbrook Drive.

EMERGENCY SERVICES

No specific impacts to emergency services are identified. The proposed building will be sprinklered
and will have internal parking lot radii which can accommodate a ladder truck should that be needed.

TRAFFIC

The existing site has a dental office roughly the same square footage as proposed, therefore the only
difference in traffic to this site will be due to the proposed 15 residential units.

Table 1. ITE Trip Generation data for proposed uses

ITE TRIP GENERATION:

T1TH EDITION TRIP GENERATION DATA WEEKDAY TRAFFIC
QTYOF | VEHICLES  AM PEAK HOUR ADJ. STREET TRAFFIC P PEAK HOUR ADJ. STREET TRAFFIC
USEDESCRIPTION  ITE CODE UNITS
unms | PERDAY %N %OUT N OUT TOTALTRIPS | %IN %OUT IN  OUT TOTALTRIFS
MedicaFDents | Office 720 1,000 o GFA 6.70 w0 | 79% 2% 16 5 2 30%  70% 7 1 3
Multifamily (Low Rise) 220 1Dwellings) 15 |2 Tex 1 5 6 63% 37% 5 3 8
smETomALs= | 281 17 10 =z 2 2 £

According to ITE Trip Generation data from the 11* edition, shown in Table 1 above, the proposed
multifamily residential use will generate 101 vehicles per day to and from the site. An increase of 6-8
trips may be seen in the peak morning and evening hours. Total trips to and from the site are
estimated at 281 vehicles per day.

The minor increase in peak hour traffic is not expected to cause additional delays or safety issues on
Woodbrook Drive or Berkmar Drive, as Woodbrook Drive is a short road with an existing signal at the
intersection of Berkmar Drive and turn lanes for each turning movement.

Impact on public transportation

A bus stop exists for CAT Route 5 along Berkmar Drive within 600 feet of this property. According to CAT’s
2018 Transit Development Plan, the average number of passengers per trip on this route was 11, and the
peak ridership activity was outside of this area. Though this is outdated information, one can assume that
the buses along this route have capacity for the development.

Impact on environmental features

This project will have little impact on environmental features. Disturbance will mostly remain within areas
of the site that have already been cleared of trees. There are managed slopes on the southeastern
portion of the subject property which will be disturbed. The development is mostly to remain outside of
these slopes, but disturbance will likely be necessary for grading of the proposed parking lot. Proper
erosion control and stabilization will be proposed during the VSMP process.

Impact on adjacent properties

There will be minimal impact on the adjacent properties given that the proposed special use is consistent
with the residential surroundings. Though disturbances are proposed within the 20 ft use buffer adjacent
to residential properties, they are either within areas that have already been disturbed, or are for the
improvement of pedestrian access.

CONCLUSION

The proposed mixed use with up to 15 residential units and ground floor office will tie in nicely with
surrounding properties, blending the residential properties to the north with the commercial properties to
the southeast. The proposal is in accordance with the Comprehensive Plan, provides affordable housing,
and has only minor impacts on the land and nearby public facilities.

Page 6



Knight Berkshire Mixed Use
Special Use Permit Application
July 15, 2024

List of Appendices:

Appendix A: Existing Conditions and Demolition Plan
Appendix B: Concept Plan

Appendix C: SDP199500115

Appendix D: Comprehensive Plan Land Use Map
Appendix E: Current Zoning Map

Appendix F: Parking Needs Assessment
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BASED OFF ALBEMARLE COUNTY GIS DATA AND SDP199500115 AND ARE APPROXIMATE ONLY.
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Existing Zoning Map
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PARKING NEEDS ASSESSMENT

Civil Engineering

TO: Syd Shoaf
Senior Planner
Albemarle County Community Development

FROM: Kendra Moon, PE
Line and Grade Civil Engineering
DATE:  July 15, 2024

RE: Knight Berkshire Mixed Use
Parking Needs Assessment

EXECUTIVE SUMMARY

This document is meant to accompany SP202400015 to detail the specific parking needs of the proposed
mixed-use site at TMP 45-91A. Currently this site has a single-story dentist office and a small rentable
office unit in the rear. The existing building is proposed to be demolished and replaced with a building of
similar footprint, up to 4 stories tall. The proposed building will have ground floor office/commercial space,
currently planned to remain as a dentist office, and up to 15 residential dwelling units. Based on the needs
of the current dentist operation and the projected needs of the proposed dwelling units, it is anticipated
that the overall required parking can be reduced by a maximum of 35% per Section 4.12.10 and still meet
the needs of the site.

EXISTING SITE OPERATIONS

The dentist office on site is approximately 4,500 sf, with a rental office of approximately 2,000 sf in the
rear. Note that the size of the existing dental office is a result of an existing building being retrofit and
does not need to be as large in the proposed condition. There are currently 23 parking spaces available
on site.

The hours of operation for the dentist office are 8 am to 5 pm, Monday through Thursday. There are a
maximum of 8 staff members on site at any given time, and they see approximately 3 patients per hour.

PROPOSED SITE OPERATIONS

In the proposed condition, a dentist office will remain on the ground floor, but the size will likely be
reduced to 3,000 sf. Up to 15 residential units will be added. The exact number of bedrooms per unit is
not known at this time, but it will likely be about 10 two-bedroom units and 5 one-bedroom units. The
maximum footprint of the proposed building is approximately 7,880 sf and 37 parking spaces are
proposed.

The dentist operations will remain the same, with the same number of staff, patients per hour, and
operating hours. It is assumed that the majority of residents (65%) will not be parked on the property from
8 am to 5 pm when the dentist office is open, due to either school, work, or other errands that typically
occur within that window of time. The assumption that 35% of residents may be on site during that time is
based off of 2024 statistics for remote work, which range from about 10-35% from various sources. The
higher end of the estimate is assumed since there are jobs that do not occur during those hours, and
there are residents who may be parked there during the day for various other reasons.

PROPOSED PARKING

Per Section 4.12.6 of Albemarle County’s Zoning Ordinance, a dental clinic shall have 1 space per 175 sf,

and multifamily residential shall have 2 spaces per unit, assuming 2 or more bedrooms per unit. Based on
what is proposed, 47 spaces total would be required. Because these uses are complementary in that the
peak times of parking on site for each use do not coincide, it is not anticipated that the full 47 spaces will
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be needed. Assuming 35% of residents, 8 dentist office employees, and 3 patients, there is an expected
maximum of 28 vehicles parked on site during the hours of 8 am to 5 pm. After 5 pm a maximum of 30
vehicles can be expected. Of course, there are always special circumstances where multiple guests park
on site to visit residents, which is why 37 parking spaces are proposed to provide some buffer.
Additionally, there is overflow parking available on Woodbrook Drive, as it is approximately 40 ft wide.

Civil Engineering

The calculations for the required parking are summarized in Table 1 below.

Table 1. Calculations for parking requirements in the proposed condition

PARKING REQUIRED
USE REQUIRED RATE QUANTITY REQUIRED SPACES
Dental Clinic 1space/ 175 sf 3000 sf 17
Multifamily, 2+ BR units 2 spaces / unit 15 Unit(s) 30
TOTAL REQUIRED: a7
REQUIRED W/ 35% REDUCTION:| 3
TOTAL PROVIDED: 37

In order to ensure that the dentist office has adequate parking during the day, there will likely be signs
installed that limit approximately 12 spaces to the use of the dentist office during the hours of 8 to 5,
Monday through Thursday. At all other times the entire parking area will be open to residents and their
guests.
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