Work Session

ZMA--2015-8 Adelaide Work Session - Planning Commission Recommendation

In a PowerPoint presentation Ms. Yaniglos summarized the proposal for ZMA-2015-8 Adelaide for a
request to rezone parcels from R1-Residential zoning district to R6-Residential for a maximum of 93
residential units. No vote is being requested on the rezoning tonight. The work session is to ask the
questions that were outlined in the staff report and get some feedback from the Planning Commission on

those questions,

Work Session:
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Location

Proposal

Background

Questions and Analysis

Locatlon - Vicinity Map:

The proposal consists of two parcels located to the north of 250W and adjacent to Cory Farms
subdivision.

There are currently 3 residences on the property, 2 access off of Rt. 250 W and 1 has access off of

Brownsville Road.
There is a stream and steep slopes along the western property line
The parcels are located approximately 1/3 of a mile west of Liberty Hall, Clover Lawn and the Blue

Ridge Shopping Center where Harris Teeter is located.

Proffered Plan:
The applicant is proposing to rezone the parcels from R1 Residential which is 1 unit per acre to R6

Residential at a density of up to 6 units per acre with a maximum of 93 units.
The proffered plan shows the street network and open space but does not show the types of units or

the lots

Architectural Review Board Plan Submittal:
However, the applicant did submit a plan for Architectural Review Board review which shows more

detail.
This plan is also the plan that the applicant has presented to the community and shows that the

proposed unit types will solely be attached.

Background:

Rezoning application submitted on December 7, 2015

Community meeting with the Crozet Community Advisory Committee (CCAC) on December 16, 2015
Second CCAC meeting on January 20, 2016

Cory Farms Homeowner’'s Association {(HOA) meeting on January 27, 2016

Review comments from staff were given on January 29, 2016.

From the community meetings and staff comments, the applicant determined that a work session was
needed with the Planning Commission prior to resubmitting the proposal to get some feedback and

direction.

Questions summarized from the staff report:

1. How should the potential density for the development be calculated? What land should be
available for calculating the density? Is strict adherence to the area shown on the Master Plan for
Neighborhood Density and Greenspace required or should the area available for development be
calculated using more recent County GIS mapping technology that better depicts the
environmental features and includes the Route 250 buffer that is shown in the master plan?

2. Does the Crozet Master Plan mandate that these parcels be developed at the low end of the
density range because the parcels are near the boundary of the Crozet Development Area?
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Does that mandate that the low end of the density range be pursued? Or would development at
the upper end of the range be possible provided that the proposal address the Neighborhood
Model principles and mitigate associated impacts?

3. Should the proposed development consist of mainly single family residential units as designated
within the Master Plan? if so, what percentage of the units should be single family residential?

Question 1:

How should potential density for development be calculated?

-The map on the right is the Master Plan. The dark green areas shown on the Plan were intended to
represent the environmental features, critical slopes, the stream buffer and the Rt. 250 buffer.

- The map on the left is the current County GIS data that contains more accurate representation of the
environmental features. The red/orange color is the current map of the stream buffer. The lighter green
is the preserved slopes on the property. (See PowerPoint presentation.)

Combined Map: GIS data overlaid with Crozet Master Plan
This map shows the combined Master Plan and GIS Data. The stream as mapped with the current
data that we have in our County GIS the stream has shifted and so has the buffer in accordance.
The critical slopes that were actually shown in the Master Plan are about the same. They were not
completely captured in the green area. The difference beiween the two is about 5 units.
If the intent of the Plan was to preserve the environmental areas, staff's opinion is that the more
accurate data should be used to calculate density while preserving those environmental features as
well as the buffer along 250.

Question 2:

Does the Crozet Master Plan mandate that these parcels be developed at the low end of the

density range?

= Crozet Master Plan designates these parcels as Neighborhood Density Residential with a range in
density from 3 te 6 units per acre.

= There have been concerns and suggestions by the community members that the low end of the
density range should be used because the parcels are located near the edge of the Development
area, and in doing that would be in keeping with the continuum of intensity of uses as illustrated in the
Plan.

= Also the language in the plan states that development around center should progressively become
more residential, less mixed use and less dense, and that Clover Lawn was designated as an
important mixed use center.

While density decreases away from Clover Lawn, staff does not agree that density was necessarily
intended to be at the low end of the density range at this location. This is because the areas of very
low density were designated on the Crozet Master Plan in a different color than that for Neighborhood
Density Residential. As shown in the staff report these were shown as light yellow with black stripes.

*  Community members have expressed their belief that a rezoning in this area should not occur at all
and cited the section of the Plan that states that development along the Route 250 W corridor should
not be approved. '

* However, this section of the Plan was referencing the area near the Route 250/64 Interchange.
When the Master Plan was being adopted and under review there was a question at the time as to
whether or not to expand the development areas to include this area. However, the community
recommended that not be so this section of the Plan was intended to give direction on future
development in that area.

= There was also concern with the maximum density in regards to the maximum population in Crozet in
that developing these parcels at the maximum density may cause the maximum density in Crozet to
be exceeded.

= However, there have recently been several large parcels approved by-right at a much lower density
than what is designated within the Crozet Master Plan.

= Westlake Hills and a portion of Foothill Crossing are two nearby examples which consist of
approximately 213 acres and are being developed at a density of approximately one unit/acre. The-
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master plan recommends that it is the Neighborhood Density Residential, again, designation of 3 to 6
units per acre.

Just to summarize:

= The Crozet Master Plan designates these parcels as Neighborhood Density Residential with a range
of 3 to 6 units per acres.

= Staff does not believe that the Plan mandates the lower end of the density range

= Staff believes that due to other parcels developing at a by-right density of approximately 1 unit per
acre, that if these parcels are developed at the high end of the density range, the maximum
population for Crozet will not be exceeded.

= Staff believes that if the impacts of the development, compatibility of building type, and the
Neighborhood Model principles are appropriately addressed, staff would support development at the
higher end of the density range, which could also help provide balance with the nearby by-right
development that is occurring well below the recommended density range in the Master Plan.

Question 3:

Should the proposed development consist of mainly single family residential units? If so, what

percentage?

* These parcels are designated in the Master Plan as Neighborhood Density Residential which is
described as: “primarily single-family detached with some single-family attached/townhouses...”

= Staff recommends that at least 50% of the units should be provided as single-family detached units
as this has been the practice for other developments where the term primarily has been used to
describe a recommended housing type.

Questions and Recommendation:

Staff acknowledges that there are many concerns about the potential impact of this development
including traffic and schools. However, these will be reviewed and discussed during a future public
hearing on the proposal and really the purpose of this work session is to get input on the questions as
outlined.

To summarize the questions:

1. What land area should be used to calculate potential density?

» Staff believes the recently mapped County GIS environmental features including the Route 250 buffer
should be used to calculate that density.

2. Does the location of the parcels near the boundary of the Crozet Development Area mandate
that the low end of the density range be pursued?

» Staff believes the Master Plan does not mandate the lower end of the density range and would
support development at the higher end of the range if impacts are mitigated.

3. Should the proposed development consist of mainly single family residential units and if so,
what percentage?

*  Staff believes that the proposal should contain a minimum of 50% single-family detached units.

The Planning Commission is asked to affirm these conclusions or provide guidance needed to help the
applicant prepare his next submittal of the proposal.

Commissioner Keller thanked staff for the analysis of a very complicated set of issues that the
Commission would be discussion from this point. He invited questions for staff.

Commissioner Spain said she was confused about the seeming discrepancy between the answers to
question 2 and 3. [If staff would support the higher end of the density how do you reconcile that with at

least 50% single-family detached homes?

Ms. Yaniglos replied that the R6 zoning district allows for cluster development and the applicant could
potentially cluster the units to get the higher R6 single-family detached units.

Opening for Public Comment
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Appiicant Presentation:

Kyle Redinger, representative for the applicant, thanked the county staff, in particular Ms. Yaniglos, for ali
the hard work that has gone into this application. It certainly has been an interesting process that he is
relatively new to. He presented a PowerPoint presentation and noted he did not want to reiterate
everything Ms. Yaniglos said, but just wanted to start with sort of the big picture and how they go to the
design that they submitted to the ARB.

Albemarle County is a desireable place to live with great schools in the Crozet area. But, what is
happening is they are deveioping in an increasingly expensive and exclusive community, especially in
Crozet. However, when you look at master planning process he thinks the Neighborhood Model
creates an affordable and diverse community through the application of density. Without that density,
especially in Crozet, we will continue to price people out of the area. Finally, we have heard a lot of
comments from the community about how this should not be rezoned and not developed. He would
like to reiterate that it is part of the master plan and Crozet is a designated growth area.

- Adelaide is a combination of three things. The first and most important is compliance with the master
plan in building within the designated growth areas. Second, there is a function of the market for the
types of housing that we want to build. Third, there is a need to create affordable options not just
from a policy perspective, but from median wage earners in Albemarle County. Adelaide is a mixed
income community that implements the master plan and creates a diverse and affordable housing
types for hard working famllies of Albemarle County.

- Ms. Yaniglos summarized our public formal meetings very well, but there have been also multiple
meetings through pre-applications with county staff, conversations on the phone over email with
county staff, and with various stakeholders in the community. We want to build a community that
appeals to a universal design buyer. So that means it has to be walkable and liveable for people to
age gracefully in place. By complying with the master plan we want to protect the environmental
features, and more importantly the rural area associated with Albemarle County. We do want to build
affordable homes for new residents in the changing demographic as our county aging.

The plan proposes all attached units. They would like to call out the villas, which he would go into
later in more detail. We have proposed a design that allows us to shield some of the community from
250 and setback off of the road. This not only increases pedestrian safety but makes the community
fit nicely into the master planning process. We preserve critical slopes as we have mentioned before.
We are creating a walkable neighborhood community. We are also putting a walking trail on the front
that will be pedestrian connections. They do have a mix of units. First are 14 affordable policy driven
units, which are included in the R6 calculation. So if we take R6 times the affordable area and as part
of that R6 we have developed 14 affordable units that are required by policy. We have mix of
townhome units. Finally, the 40’ wide villas that are attached mainly in duplex form. He would not
reiterate all of staff's points; however, we agree that a more accurate assessment should be used to
calculate the buildable area and to calculate the density and the intent it is my understanding as well
is to preserve those protected areas in the master plan.

- Regarding question 2, he would like to call out that staff would support this so long as we comply with
the Neighborhood Model. He thinks it is important to note that there are approximately 200 or so
acres of property that has gone by-right in the Crozet area. It is important for the Planning
Commission to discuss today why is that and why aren’t we building the rezonings through the Crozet
Master Pian. Also, why are we well below the recommended density range in the master plan?

- Also, important to call out because he did not think Ms. Yaniglos touched on all of these, there is a
designation that exists in the master plan for lower density. It was not used for this site. Adelaide is
about a third of a mile from a designated center, which is a Clover Lawn and Harris Teeter center. As
he mentioned before and Ms. Yaniglos called out West Lakes Hills and Foot Hill Crossing ended up
being by-right developments so you lost 213 acres of what would have been a rezoning opportunity
based on the master plan. He thinks the last thing Ms. Yaniglos did not mention from her report is
that by denying or not supporting rezonings on the higher end of density this puts more pressure onto
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boundaries outside of the master plan boundaries, and this is not keeping with the comprehenshe
plan,

These are market driven poinis for me. So about 55% of new housing demand in Albemarle County
is for profit under $400,000. Crozet median home prices are rising above 5400000, W you split it
between new homes and resales, new home median home prices is $550,000 well out of the range of
most families in Albemare County. Adelaide does help achieve a sub 3400,000 price point and it
doas that through higher density. I is important to note if you start asking around about where people
Iive you wil find that working class famllies are increasingly living in surrcunding counties and usually
the answer you get is for affordability reasons. He thinks an interesting stat is that about 50% of
county staff don't live in Charlottesville or Albemarle County. He thinks that is a question we need to
be asking our community is why are paople not living here who work here and provide services to our

commLnity.

Finally, they are pursuing a real solution with a8 community partner for 14 proffered affordable units. If
you talk to Ron YWhite in the affordable housing group you will find that we are achieving our
affordable unit goals through policy. There is a variety of reasons why that doesn't work. So they
have gone out and taken an extra step to try to make sure this can happen and provide housing for
people in nesd. He would also like to note because Crozet is a growth area we spend millions of
dollars and countless hours of time in mestings on making a commitment to Crozet as part of the
growth areas. Some of the real projects that we have seen are the Crozet Library, Downtown
Streatscape, varous sidewalk projects and road improvement. Finally, when we say RE this is
imporiant to note that this is only for the buildable area. The tolal parcel only gets aboul 4.6 units per
acres and that is including our affordable unit proffer.

Cuestion 3 is where we deviata from staffs recommendation. Statf recommends a minimum of 50%
single-family detached units. So what we have proposed on the outer edges of the plan is a villa,
which is an afiached 40" wide horme and &0 has about an 80" wide floocrplan. It is an atiractive unit;
highly desirable in Albemarde County, and fits nicely into the Meighborhood Model design for 8 danser
community. It allows us to do things inside the home that appeal 1o a buyer that wants to age in
place. We can ge! a garage and a first floor master badroom, kitchen &nd livable space on the
bottom floor. That is very important for clder buyers. The side yards and back yards that we are
giving it give the units private outdoor spaces in a field of a single-family detached unit. Finally, there
is precedent for rezonings where you saw 100% attached units in the Neighborhood Model, and Qut
of Bounds is one of those examples.

The key points to reiterate is the masler plan most importantly comblned with market needs and
affordability create the Adelaide project. Lots of money and time has been spent on Crozet ag a
growth area, but |t is not being achieved as mentioned by the county siaff. We agree with staff on the
developable area calculation and density recommendations and we respoctfully deviate from staff
based on the rezoning precedent and a desirable fit of what we think iz a market driven product,

which s the villa home.

Commissionar Firahock invited pubfic comment.

» John Savage, present primarily as 8 membear of the Crorel Community Advisory Committes (CCAC),
said this issue came before the CCAC |ast week and he will applaud Mr. Redinger since ha has been
open and available at all fimes fo come and presant his plans. [t has been done with a lot of
ransparency. He read the Crozet Community Commitiee ("CCACT) Summary Comments on
Proposed Adelside Project Rezoning dated February 17, 2016 thal expressed concemns regarding
traffic safaty along this specific part of Route 250, proposad density is inconsistent with other
developmeanis on this part of Route 250, proposed densiy i Inconsistent with other development on
this part of Route 250 and not encouraged by the Crozet Master Plan, encourage developrment with
gingle-family detached homes alt this location In accordance with the Crozel Master Plan and
recommend denying this rezoning request. (Copy on file with the written minutes in the office of the
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clerk} He poimted out having livea in Cory Farms for 12 years na was very familiar o this area
because it was intermediately adjacent fo that and he was aware of the traffic problems that would be
compounded by the proposed development.

¢ Virginia Hemring spoke in support of the proposal due to Ms. Hemring's extraordinary circumstances
and the high taxes she had pald since the death of her husband. Her understanding was this
subdivision is gaing to be mostly compiled of older people and commaon sense tells her thal thase
older people are not going to cause a traffic problam and there are not going o be that many childran
in this subdivision 1o creale problems in the schools. She did nol understand why Cory Farm
raﬁg;lanta were against this small division going in and did not think it would bring their property values
g0 down.

« Tom Loach, Crozet resident, noted the Crozet Master Plan from the baginning prolects Route 250 as
a Scenic Byway. In the staff report it says the cenfer is the most intense devalopment whila the
middle and edges around the center become prograssively more residential and less mbeed use and
less denge, That is what they are talking about here, As you go out from the cenfer of Downtown or
the center of Clover Lawn density should decrease and the color is a recommendation and not a
regulation, This is a pratection of Route 250 and that whole corridor, In the last five years the area
from Clover Lawn down to Western Albemarle has averaged one accident a month with two
pedestrian deaths. There is a traffic safety issue along this comidor. He said that all their
developments that have come into Crozel other than by right have had 15 percent affordable housing,
Ag far as affordabiity and all the other issues that have been raised he thinks the community has
answered those over and over again. He felt the CCAC's recommendation not to rezone this is
appropriate.

s Marcia Joseph, resident of Albemarde Counly, explained a conversation she had with a ftraffic
engineer, Jack Kelsey, a couple of weeks ago. One of the things we talked about was the fact that he
has designed and the bids are out for & sidewalk that will connect Cory Farms fo Clover Lawn. The
bids are coming in right now and 3o this will happen within this year, The other thing he B working on
is & rourndabout that will be et the enfrance to Harris Teetar. Thare are so many iImprovemants that
have gone on in Crozet Downtown including sidewalks and the library, The Citizens of Albemarle
County hawve made significant firancial investment in the Crozel Development Araa o make it an
altractive: place to lve, promote walkability and to profect environmentally sensitive area. All have
baen done o comply with the comprehensive plan that encourages residential growth in development
areas. The plan acknowledges that growih will ocowr and its goal is to direct the commercial and
residential growth into the development area. Strategy 1A in the comp plan on page 3.7 says o
continue to encourage the approval of development proposals in the development areas as a
designated location for new residential, commencial, industrial miced use of development Caly
gpprove new development proposals in the mural area that are supporied by nural area goals,
chjectives, and sirategics. Strategy 1B on page 3.8 regarding promoling development areas as the
most desirable place for growth, continue to fund capital improvements and infrastructure, and
provide a higher level of service to the development areas as we have In Crozet. Sirategy 54 on
page 8.30 to provide ongoing education fo the public on the relationship in the Development Areas
and efforts 1o prevent sprawl. Please consider the Ume and energy and funds that have been
directed to the Crozet Development Area to make Crozet such an atfractive place and think favorably
upon this rezoning request for RE density.

« Mike Marzhall, past Crozel Community Advisory Council President, said he was actively involved in
the creafion of the Crozet Master Plan, He thinks it is ronic that Harris Tester is called a center
because il s a piece of stale of zoning which If we had not had It there we would have never put it
thare. The center of Crozet is Downtown Crazet. If you look at what happened in 2010 to the public’s
reaction o the master plan as it has been implemented since 2004 what they wanted was the
concentration of density wouwld be in Downiown with tha density trailing off to & lower dansity. Tha
idea Iz that Downtown Crozet (s where the people go and they are not out on the highway. The
Crozat Mastar Plan has bwo man lessons in it We dont want 250 o bacome ke 20 and Parntogps;
but, we do want Downtown Crozet to become more [ke Downiown Charlottesville, There |s not
anolhar routs to go around Croxat and 250 has 1o ba prasenved as uncongastad as possible for it 1o
continue to serve as the way you get around where the density really happens in the future, which is
in Dowrtown with aparimants that are affordable.
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= Dan Rosensweig, city resident and representative for Habitat for Humanity of Greater Charobiesville,
said he was not present to take a stand on the infensity of land use bacause that s a guestion for the
Commission and Board of Supervisors. Mr. Redinger was kind enough to nol identify Habitat as the
perspective partner in this partner and he appreciates that i this got contentious. However, he was
stepping forward to say i it does past we would be happy to participate as the builder of the 14
affordable units and actually bring mixad income fo the neighborhood, Ower and above that when he
logks at the comprehensive plan he does see If you extrapolate the numbers from the 2013 update
there seems to be a shortage of about 8,000 affordable units in the county. So anywhere there is
development, again ¥ it is an appropriate land use and 7 it is passed we are talking about potentially
being a partner In this deal.

= David Stoner, Acting Chair Crozet Community Advisory Committee, said since John Savage gave the
CCAC's comments he would give his personal comments. He agreed with what Mr. Loach just said.
The comment about there are a lot of other by-right developments that have been done in the Crozet
growth area and therefore that could be a reason this should be developed al a higher end of the
gensity range. Again, just bacause by-right have been done elsewhere he did not think is the reason
to justify higher density at the wrong spot  He agreed with the need for alordable housing in the
county; but, If affordable housing needs to be dense it should be bwilt in locations suitable for that
needed density. For the reasons stated he did not think that densily is appropriate for this stretch of
250. The master plan talks about this area as primarily single-family detached with some singla-
family attached and he thinks primarily should be 70 or 80. (Attachment A - Crozet Community
Advisory Committee (“CCAC") Summary Comments on Proposed Adelaide Project Rezoning
dated February 17, 2016 submitted by David A. Stoner, Acting Chair Crozet Community
Advisory Committes)

« Timothy O'Loughlin, residant of Cory Farm, spoke against the proposal because the proposal is a
significant departure from the master plan for many of the reasons thal were discussad earlier such
as what the proposed color coding designation and proposed street areas mean, etc, He fook the
master pian at is word when he purchased his property and decided where 1o live in the community.
He feels the project is solated and not walkable and pointad out the infrastructure projects referred to
were not approved or funded. Howewer, if he is mistaken he apologizes. At this time none of that s
funded or approved. This project would be walkable to nowhers as it stands right now. The proposal
is vary dense and this fries fo create a cenber where it does not exist at Clover Lawr. Tha pictures,
site plans and descriptions shown in the comprehensive plan reflect almost all single family homes,
and once again why one would expect fthat is what would be built on this parcel. He distributed
pictures to point out the safely concerns surmounding the proposed entrance.

«  Michael Salemo, resident of Cory Farm, said they have started a petition that has 47 signature that all
echo these issuas over the density of the area. This would be a high population density of about 50
percent more residences on approximately a third of the acreage. He agreed with the points raisad
pertaining to the fraffic concerns, According fo the traffic survey from Mr. Redinger 8,100 trips happen
on 250 on this stretch of road while only 5300 are on 240. That is one of the reasons that the
thought has been having more growth along 240, If vou leok carefully in the report between B and 9
a.m, there 844 cars that pass by this location, and bebwaen 4:45 and 545 p.m. abouf 1,000 cars.
Their traffic survey actually says i is going to add about another 782 irips per week. Unless there is
something resiricted there you don't really know exactly what the population mix is going to ba adding
more on to the slready slrained infrastruchwe, They are strongly against having a high density
development with non-detached In this unit. This is not a very walkable area as It is not due to the
ditches.

« Morgan Bullar, with Southern Environmental Law Center, asked o provide some thought on question
1 in the stafl report which s stated as what land should be available for development in calculzting
potential density. More specifically the question seems to boll down to how fo treat areas that are
designated as green space on the master plan but which do not actuzlly contsin envircnmenial
featuras such as steep slopas or stream buffers. Staff saems to be recommending that the areas in
Springhill that were designated as green space bul which do mot Include environmental fealures
should ba considerad available for devalopment as used to calculate density. Our concern with this
interpretation iz that there are significant areas throughout Crozet that were intenionally as green
space in the master plan even though they do not contain environmental features. Indeed, when you
look af the Parks and Gresn Systemn Flan the category of green space thal containg environmendal
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features is entirely separate from a aifferent category of green space labeled other open space. The
master plan goes on o explaln that the other open space category consists of properties that are fo
be preserved thai are not parl of the environmental systems, but rather meet other goals of the
master plan such as providing visual buffers, breaking up the appearance of continuous development
and mitigating storm water runoff. In ather words, there is a whole categary of green space labeled
other open space that was deemed imporiant for presarvation even though |t does not contain few
buffers, steep slopes or floodplains. To be clear there is just a small amount of It in this propasal, but
there is a significant amount of i in other areas in Crozet. They are concerned that the approach that
siaff is suggesting in Springhil would mean thal this other open space designation is essentially
meaningless and that land designated as such should be considerad avallable for development whan
the county is analyzing a proposed rezoning unless it also contains environmental features. That
does not seem to have been the intent of the master plan and so he wanted to flag it tonight.

There being no further public comment, Commissionar Firehock invited applicant rebutial,

Mr._Redinger sald he appreciates all the colorful comments the public has provided in this project; but, he
would ke to reftarate a few things.

Today they are not talking about traffic impact, but he acknowledges that when you have three magor
achools and a shopping center along a stretch of highway you do generate a lot of trips combined
with people who are passing through. Our traffic study, which we have published, says there will be
minimal impact on the traffic in the area and we are working very closaly with VDOT and planners to
design a safe and accessible way to access our community.

On the points with regards to what area to measure he appreciates Mr. Butler's points and
understands where he is coming from. He would argue that f you had a yellow area over a critical
slope are you going to accept thatl as okay for developmant. He would say thal the priority here
should be using the best toals we have available to measure what a critical slope or what a protected
buffer s and use that to calculate density becausa that was the intent.

On the question of by right versus rezoning, he made a small list of all the things you don't get with
by-right. One is affordability and the second you don't get a protective buffer along 250 and you dont
get neighborhood design. We have been working very closely with Parks and Rec, and you won't get
a trall dedication which we have proposed and discussed with Dan Mahon, There are & lot of other
things that the community won't achieve as they continue fo deny these projects and not support
rezonings. He would further siress that it is rare to hear of a project being supporied for rezening in
Crozet. This is why mos! of these projects end up by right becausa thera is a very viocal minarity from
Crozet thal does not want change.

The issues of Downtown Cenler, he agrees that the canter of Crozet is the most important center.
But, it iz important to note that it does not have the capacity to put in a Harris Teeter for a major
commercial center like 250 does, There iz more capacity based on fraffic intersections, the road
sizing, and the other axilkary roads that allow us to do maore along 250.

Finally, the comment that 250 is not where people are and something that we need protact, We know
that there are at least 9,000 people crossing 260 everyday, That is a lot more than Downlown. That
indicates that 250 |s an Important place to develop given its access 1o a8 major and more important
arlery than 240 in the Downtown Crozet inbersecton,

Commissioner Keller thanked Mr. Redinger and invited questions from Commissioners.

Commissioner Lafferty said it seems that you have not handly used the master plan. It says that the

majority predominately single-family housing and you don't have any singie-family housing in there.

Mr. Redinger replied that is corect and the deviation for that Is on buliding a better product that is more
affordable for people and more driven by market demands and things that people want than necessarily

what the plan exactly specifies. Furthermore, that is why brought we brought this to this group o gel
input in the process 1o see what the opinion s of the Planning Commission on the lype of product that we
are proposing.
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Commissioner Lafferty said ne will believe thal you are bullding a betler product when you get other
builders up here and say my product |s inferior to theirs, The master plan is there as the guidance and
there are two principles that are in the master plan that you are not adhering to.

Mr, Bedinger replied on the builder comment, he understands what you're saying, but he spends a lot of
time talking to builders and when he first visited the site he brought Craig Builders over and he has falked
to every other builder in town about whal the product they ke to bufld and resoundingly people say this
villa produci is doing well right now. It hits a2 price paint that s imporiant for buyers and it also hits an
aging in place tvpe of buyer. So those two things make it very altractive. He thinks that is the deviation
that where he disagrees with staff respeciiully and he wants more input from people on the Planning
Commission as o the interpretation of that.

Commissioner Firehock said she aclually beleves thatl we need a diversity of housing types because
peopie have different needs in different stages in their Ife and they do need to have options besides
single-family housing. She does nol actually believe that just because Cory Farms i developed a certaln
way next door that necessitates that the proposal should just mimic Cory Farms. That said, in keeping
with this diversity thing since this is a work sesskon 3o this s just o work out [deas and brainstorm; i is
not necessarily to wvote you up or down, that she would actually ke to challenge the applicant to try to go
back o the drawing board and squeeze out a few mone, handful, or bunch of single-family houging. One
of the challenges was that my brother when he was younger lived at the townhouse developments that
arg all over northem Virginla and evenlually they had to move to go find that single-family product. She
loves duplexes and townhouses and thinks wa need more of that product. However, she suggested that
the applicant really try to work on their model and to iry to il some single-family housing in. The other
thing is she knows you are talking about trail connections and walkability, but she was also sympathetic
because she did not want to walk on 250 either. She suggested that the Mr. Redinger think about
whether they could squeeze in some more pocket green space within the development. 1t 1s really nice if
you are booking at affordability and pecple with young kids in starling families want their child to be able to
play somewhare without having kterally the whole family walk on the trail and go ta the park. i you could
find & way just to make it more interesting she thinks your product will also be more suceessful, She
aciually is in support of more density at the site.

Mr. Redinger replied that he liked challenges 50 he will would work on if.

Commissioner Keller suggested the Commission take the three questions one al time and let that outline
the discussion, They would start off with question 1 and he invited comment,

Quastion 1 — how should potential density for developmeant be calculated.

Commissioner Lafferty said ha thinks it should be & combination of the bast information we have, but with
the overlay of what we desire as green space.,

Commissionar Firehogk agreed since she thinks the hybrid approach makes sense because yes, we have
the better buffer engineered and the steep slope calculations more refined. But, thal doas not mean that

people did not intend for there to be more of a buffer going down that, especially on the stream buffer line
whara it just sart of stops In the new varsion,

Commissioner Laffary said they certainly would be amendable to somebody that came in and said we did
an on ground survey and find that the stream is not where you are showing it on your maps, can we
change it. He thinks they would say sure if you have a valid survey we will do thal. Our whale painl is Lo
protect those natural resource and so taking the best information wea can, but with the desire of the grean
space or the recreation, rasls or things like thal.

Commisgioner Dotson agreed with what has been said so far, and Commissloner Spain agread.
Commissioner Keller asked If that was considered encugh direction on question 1.
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Commissioner More noted they were talking about & bigger issue where we need 1o be consistent in the
way that we look at all developrments and not just this one.

Commissioner Firehock pointed out what we are saying is to use the newly calculaied information, but o

nat then automatically throw out areas that have been colored in green because perhaps thera were ofhar
intentions in terms of the screening or buffering,

Commissioner More said § was a bigger question to suppress.
Commigsioner Lafferty agreed for development, not just this develepment.

Commissiones Kaller suggested thinking about this whole issue of the mapping that we have had some
guestions about in a couple of olher projects as a tophc of discusshon in the fowr special meetings.

Ms. Yaniglos asked |ust to be clear that the environmental features updated should be used aleng with

the 250 buffer gz outlined in the report; or, are you saying thal the additional green space should also be
ussd.

Commissionar Lafferty suggestad that it beé a combination of the two,

Ms. Yanighos said so basicaity it is the yeliow that is shown on the map, and so the green area that is not
g part of the buffer would be taken out of the density calculation.

Commissioner Keller noted that all the Cormmissioner agreed.
Commissioner Dotson asked does i make sense to go to question 3 and then come back to question 2.
Commissioner Kellar replied yes, it does and asked for comment on question 3.

Question 3: Should the proposed development consist of malnly single-family residential writs’?
If so, what percentage?

Mr. Kamptner suggesied that the word detached should be included since that is whal they are looking at.
Ms. Yaniglos agreed that it should be single-family detached units.
Commissioner Firehock asked to comment on it gquickly. She was really bothered by the word “primarily”
beirg just a simple majority because she does a kot of voting waork in her private |ife and that does not
seem fo be & majority since primarily is not 51% out of 100%.

gaid he pulled up a bunch of definitions after the comment was made that they view i as
80%. The definttion ks for the most part chiefly, mainly, mostly and principally. f you are talking about a
group of 5, then i is claar that 51% s going to ba aasily primarily when yvou are talking about just a pool of
2. However, you still meet the definition because it is mosthy.

Commissoner Lafferty said that was right if you hawe 5§ and thera are 3 different ones and 3 different
types so red, green and blue, and there are 2 blues, then the 2 blues are the primary.

Mr. Kemptner agreed.
Commissionar Lafferty said but they are not a simple majority.
Commissioner Firshock sald it depends on depends on the tofal.

Mr. Karmptner replied no, but if the red was 51% and the two blues combined tofaled 48, it is primarity red.
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Commissioner More said but § you have 93 and you are showing none, then you certainly aren't mesting
what is described in the masier plan.

Mr._Kampiner pointed out the bottom line is the way staff has been applying the word primarily is
consistent with what they are supposed to do. If the word is not defined staff applies a dictionary
definition which in the context is reasonable. He thinks what they have done has been reasonable at this

paint,

Ms. Echols explained whan going through the comprehensive plan work for the Woolen Mills site and how
we ware really frying to figure out what the mix of residential and non-residential was that how we came
down on those numbers, However, that does not maan that the Commission has o use il because i is
guldance. The comprehenshe plan and the master plan Is guidance. From staffs perspective there is a
need fo gain a litihe better compatibility with the Cory Farm property, but the grid design is the most
important feature. Siaff believes there needs to be single-family detached in here and looking at mone
than what they have provided to date would be direction to go. She did not know that the Commission
has to setie in on 50, 80, 80 or whalever it might be. Bul, what has been provided s zero. S0 staff
needs to know the Commission believes that at least one-half need to be done If not more than ane-half.

Commissionar More suggested having at least one-half or preferably more single-family with the concept
that you are trying lo be compatible with existing surroundings; and, with the concept that if we ane fo
accept Hamris Teeler and Clover Lawn a3 a commercial center; then it should bacome Jess dense as you
move away from that, or, if we are going to accept preferably Downtown Crozet as a cenier, ihen you
bacome less densa as you move away from that. Maybe she is jumping back to #2, but it put it al the
vary high and of density, which Is not what was intended by the master plan besed on those concepis.
So she would say to have it showing no single-family detached homes in this area is a misstep.

Commissioner Dotson said he wondered if that was a point of agreement around the table that showing
no single-famlly s a misstep.

Commissioner Lafferly agreed

Commissloner Flrehock added in terms of buffering and providing more of a transition where those single-
family homes might be located, again she i nol looking at lopography right now so it Is net an intelligent
comment, at least maybe next to Cory Farms, so that you ease the transition for the neighbors who are
on the other side,

Commisslonar Kallar sald as a dasignes he has o ba the outlier here since he really disagree with almost
everything that he has heard. The discussion of frensportation issues begins to sway him in the othar
direction. However, just from a design standpaint he did not see why developments that are next to sach
other need to have an edge that fits together in a certain way as long as there is the pedesirian bloycle
movement among them. If we think of any city that has developed aver time there are neighborhoods
that might be higher density development with detached residential areas next to them and littie
commercial nodes ke we have hane with the Harrls Teeter in the strip mall acrogs 250 from it. From his
vantage point he thinks that the stronger argument s that there is masber plan that says that there should
be a decreasing density on the edge. That Is where he can have commaon ground with all of you, But, he
thinks. of places in Portland, Oregon bacauses of the land use regulation whara there is a high rise bullding
on omné slde of the road and there s farm Band on the other side. He personslly does not have o see this
kind of fransition.

Commissiones Mors asked o respond to that point. From a design standpoint she agrees and think there
are places In Crozet and other places where that is very appropriate and it does not all have to flow in
some certain way and thers can be a mixture of densities. But, when you are locking at the concapt of
where this particular plece of property is located that is where the issue is for me. It is not necessarily
about the property next door or the fact that it is green space on the other side. However, it is because of
its location on the boundary of the master plan. What the master plan tells us is that is something that we
have consistently iried to avoid as having density on 250 from the commearcial canter fo be clear that was
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a by right development and not something that was an intention of Crozet as far as development was to
have Harris Teater or Clover Lawn develop out there. But, she does agree with Mr. Keller's statement
that there is a place for neighborhoods o mix and they don't nacessarily all have to match up to ane
another, She just thinks this one is not in the correct spot because of other considerations.

Commissioner Keller noted that he just wanted the opportunity to have that say, and Mr. Dotson you can
go back and he can then prefty much agres. He just thinks that the point needed to be represented.

Commissioner Dotson said what he was thinking was we are saying lo the developer and staff to try out
some possibilities that are different than what you have got. Maybe it is 50% of the dwealling units, but
maybe it iz 50% of the land area.

Commissioner Lafferty said he thinks they should be sensitve and aware of form and compatibllity of
neighborhoods, and Commissioner Keller agreed.

Ms. Echols asked if there was consensus that they need to do more with the single-family and that
showing no gingle-family detached is a misstep. Therefore, they need to be doing some different design
that brings in mora single-family sinca i may affect density and the number of units that they are able to
provide.

Commissioner More commented that the master plan indicates that it can be, but it does not say that &
should be. So she thinks maybe a litle more discussion aboul safety on the road could happen, but we
have discussed other reasons why it is saying that it should come in at the lower end of the density range.
Part of that question thal & nol up there on the screen thal s on here lalks about the Impacts of the
development. So she would like to take the opportunity to point out that one person spoke about the
roundabout and improvements al the Haris Teeter and Clover Lawn happening very soon, and she
would say that statement hugely inaccurate. We worked hard for months and manths just to get the
suicide lane restriped o give dedicated turn lanes to that strip. She knows that project |s in a conceptual
phase, but to say that i is happening very soon is nof an accurate stalement in my opinion based on all
the research she has done and her discussions with Ann Mallek, That speaks to a kot of the safety
concerns thal elready exist without this density being put onto 250.

Mr. Benish pointed out that he did nol remember the exact details; however, there is funding for that
project. The county applied for and received revenue sharing funding for two projects that are batched
together, this project and one other project. But, 3.5 million are set aside for those two projects. So thara
is funding and the project is under design.  Until the project design is compéete we don't know what the
full amouwnt of the funding is and whethear there may ba short fails. That is the best he can el you from
afar. However, it is a project that is in design and monies have bean set aside for it to some axtent, But,
when il 1& ready o ba consirucied he was nol sure since tha final design has not bean compleded.

Commissionar Spain said she would ke to speak to the safely issue that has come up 0 many times,
Mr. Loach mentioned that there has been two deaths in five years and one accident 8 month. She thinks
befora you can really evaluate this safety level you nead to compane those statistics with other streiches
of road with comparable traffic. It may turn out that the resident’s perception of the dangerous part of the
road = nol as accurale as they may feel. If they think that way they are going o think thal way, but it
might be useful to gather statistics from other parts of the county.,

Commissioner Keller noted that was going to speak to roundabouts from a design standpaoint since he
loves roundabouts as a way to deal with congestion and clogging of arteries. From a design standpoint,
they are extremely difficult for the pedesirnan and pedestrian movemant from ane side to anothar,
including bicycles. It could very well be a great solution to one set of issues, but i could exasperate
anoiher set of issues. Again, this is such a complex pieca. He applavds evaryona for coming and
welghing in and Inving to assist the developer. He also applauds the applicant In trying to respond to the

comprehensive plan
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Commissigner Lafferty said since we have slipped off fopic a litle bit he asked fo ask Dan Rosenswelg
whal affordable housing s defined as price wise and what he would consider an antry level of affordable
hausing.

Dan Rosenswesg addressed Mr, Lafferty's questions regarding what he would consider an enfry level of
affordable housing.

Mz, Echols said she knew the Commission wanls to wrap up, but actually she wanled to make a
comment about the traffic and the traffic impacts. What we have said In the siaff report has to do with the
need o mitigate those trafflc Impacts. The density whether It ks at the low or the high end of the range the
applicant has got to demonstrate that he has mitigated the impacts. So the Idea is that the traffic and
those impacts will be considered a lttle bit later and definitely would be part of this consideration.
However, good design and mitigating the impacts are what we are saying are the most important features
of how you do Neighborhood Model type of development. The density, whether it Is the higher or the
lower end of the range, we will be looking at those mitigation of impacts, just not right now.

Commissioner Firehock asked fo reiterate, like 2 broken record, that wa've went down the three question
pathway, but she just wanis o throw back in as staff i writing up what they think they heard the
Commission say. She did say that | would like the developer to try to incorporale more grean space,
pocket park types of situations, community galhering space within the development isell. We are losing
& tremendows amaunt of green resources to develop this sie, and so | wanted o create a sustainable
livable enjovable community thal people will not move out of as soon they get a litthe more monay. |
would like to create a more stable community and having usable green space is part of that. So | don't
think anyone here disagrees with me on that topic. S0 | would like to throw that back on the list.

Commissloner Dotson sald he might just piggyback on it that he thinks there are several places in the
staff analysis and the applicant statemand that we hava seen whene thare is talk about trails, wallways,

connections and 50 forth, K is not a fault that it has not be shown very clearly yet where that happens,;
but, when it comas back | think that is going to be very imporiant so that this does not look like a litte
island ke a minlaiure Ausiralia sitting there. He would ke some bridges and other things to connect it.

Ms, Echols asked if the Commission answered the second quesiion,
Commisgioner Lafferty noted that it was in betwean; but, it is not mandated one way or the other.

Commissipner Riley said she would step up and say even though she does not think it mandates that it
be al the longer end of the range of densily she thinks we need o sand the communication that we would
like to see something between the high end and the low end. She would like see a few scenarios for
grading and more single-family detached housimg, and Commissioner Keller agreed thal was his
interpreiation as well,

Commissioner More agread that it doas not mandate it; but would say what they are looking at based on
the master plan that it should be the low end of density.

Ms. Yaniglos polnted out 85 @ point of clarification the RE designation does allow for emaller lots and like
Ms. Firehock menticned you could do a smaller house, single-family detached unit; but, you could still
have & & unil per acre developmeni. She asked for clarification becauvse whal she is hearing is in the
middle. She asked if il is 4 to 5§ units per acre because the applicant really needs that clarification. s he

locking for 3 uniis per acre or 5 or & units per acre?

Commigsigner More noted af 83 wnits the applicant stated that he was coming in 4 point scmething unils
per acra.

Ms. Yaniglos pointed oul the applicant was stating the gross density and not the net density, which is how
staff calculatea denaity in this for rezoning. The applicant was specifically talking about including the
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green space areas in that density calculation so 83 wnits would be a & unit per acre with just the yellow
area as designated for developmant.

Commissioner Firehock said she thinks good dasign solves a lot of problems and so was naf prepared to
say the perfect density at this point. However, she did not have a problem with density. When people
talk about problems with density they are really talking about problems with trafiic, they have perceptions
of more crime, they have perceptions of safaty problems, and many olher Bsues related to around
density. Bul, neveriheless, she would rather see the developer try to do some creative design and come
back to the Commission since she was not prapared to give staff the magic nurmbes.

Commissioner More agreed that there is not a magic number. However, she thinks they are talking about
the scenic yway, entrance corridor and there has been a consistent effort not o just pick on this cne
developmant to keep density and development off of 250, Mr. Loach spoke aboul the efforts to pull Obd
Trail's Downtown Center off of 250. It is not about this one project; but, when thara are opporiunitias to
gat off of 260 and away from the boundary e that has been consistently the view of the Crozei
community.

Ms., Echole noted staff is hearing two different perspectives here and they need to get the guidance from
the Commission as a whola., It does nol provide good guidance i the Commission does not have either
some kind of consensus or majority feeling one way or the other about this. She suggested that the
Commission look at that just a ittle more closely as a group to provide guidance that would be better for
the applicant.

Commissioner Keller asked to make a comment and question maybe the premise that we all have been
working on that we might want to think about in this next year about how the density is counted by staff.
He thinks from a good design standpoint it is not the density in the undeveloped anea, bul it is the density
of the whole of 2 parcel that really gives freedom in the design. That is why he is having difficulty in this
given the rules thal we operate under and the Commission needs o give stafl an answer for this. Bui,

beyond this he thinks we might want to talk about that some more, especially given the kind of parcels
that thera are in graater Crooal.

Mr. Banish reiterated whal wa have heard: The Commission wants a mix of single-tamily detached
infused; and, directon was given to use the comprahensive plan map that is a lithe more conservative in
the amount of area that is going o result in the net density. That |s gukdance that staff needed to get from
the Commission. | sounds like the form in the quality of developmant is more paramount than whether it
is st the low or high end and unless the Commissioners can come 1o a clear consensus on a number that
iz the direction that the applicant can take forward. I the Commission does think thal they can give us
S0Me CONSensus as we prefer to be on the low end or the high end or give siafl anything mora definitive
other than to work on the form, address the open space characteristics, address the public spaces, and a
healthy mix of single-family detached and then see what that product results in a8 we move forwand,

Commissioner Keler asked s, More to take a shot at a lower number if ghe so desired.

Commissioner More replled that she did not know that we are being asked to pick a8 numbear. Howaver,
we heve given feedback thal we are nterested 1o see what kinds of concepts can be come up with
regarding some creative planning that may make for something that transitions better from the adjacent
property that mighi make more sense in that space. But, the guestion about the master plan my
interpretation of other aspects of the master plan would call for it to come in on the lower end. She was
not going to give a number., However, if the question is high end of low end R should come in &t the low
end. She is very open to creative concepts that may speak to some of the issues that are al hand. She
thinks there are a lot of ways that the property could be developed and address some of these issues and
stll allow for some of the benefits that it could provide to the community. However, to answer the
question she thinks the master plan speaks to olher areas that say it should come in at the low end.

Commissioner Lafferty agreed thal the master plan i clear on the fringes that the density should go
down, Thera is some question about where is the center, which he thinks & whara the library and The
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Square is. That has abways been the definition and can't be moved to Harris Teeter, Jarmon's Gap or
wheraver. This is the way the master plan is designed, which makes this parcel on the fringe. So it
should be of a lesser density. He can't come up with a number; but, it should be lesser than as you go
interior closar to the town canter,

Commissioner Dotson said he thinks staff has probably got all the direction they are going to get. He

asked to make one sorl of herelical obserdation, the problem is Cory Farm is too lower density. ¥ that
were higher density then as this tapered off as you went further away it might be in the 3 to § ranga.

Commissionar Lafferty noted that compatibility is important.
Commssoner Keller thanked everyone for their comments.

The meeting moved o the next agenda item.

Mr. Keller invited committes reports.

Ms. Firehock deferred to fellow Commissioner to give the report on the Southern Albemarle Citizens
Advizory Commttes (CAG).

Mi Riley reported the following:
Southern and Western CAC at this point are going to remsin fogether. The committee met,

elected officers and will be meeting next month.

o She attended the Historic Preservation Meeting yesterday and two items were discussed: Cool
Springs/Dawson Farm and as a committee putting together a list of all the properties in the county
that hawve at any paint in time served as a tavam.

Ms. Spain reporied the following:

o Places28 Morth Commitiee meeting scheduled for last week was cancelled because of snow.
The naxt mesting will ba in March.,

o Last night Mr. Keller and | attended the Pantops Community Advisory Committes and there bvo
issues. Thera will ba a public safety station built on Pantops. It won't yet have a firetruck, but it
will have an EMS crew. That is baing buill on kand donated by the Worrell Company. The other
main point of business had 1o do with the padastrian bridge across 250, Diana Barlin, whao is the
chair of the committes for the walkabllity on Pantops gave an update aboul where things stand,
and thers will be a working session on March 18 at Broadus Church. Mambers of the commitiea
are expecied io attend the meefing. There were a few commenis from the public and the meeting
adjourned after two hours.

Mr. Lafferty reporied that Places28 Hydraubc Road Committee met and discussed the projecis
ongoing that included the sidewalks along Garth Road Extended on the south side of ii trying to get a
path for people who walk to lown from the store on the other side of Georgedown Drive and the
improvemeants gong on thara. They spant & lot of tima of covering budget projections and expenses

@oing up.

- Ms. Firehock sald she sent the Commissioners a request for some lopics for discussions.
MNeverthelass, she only heard from Commissioner Riley and asked for input from ofther
Commissionars. Staff is planning on coming back to us about affordable housing. She thinks they
wanted to try to add maonre structure to that conversation. Other podeniial items were proffers and
aconomic devalopmeant. They are going to try to set up four different in depth discussion and the point
Is not have it as something that comes up in the middle of someona's site plan, but rather something
wa could have a deliberative conversation, invite experts fo come and talk with us and come up with a
lizt of questions we would like o tackle during the session. i amyone has thoughts, please sand them
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