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Minutes of the Work Session of the Planning Commission of Henrico County held
in the County Administration Building in the Government Center at Parham and
Hungary Spring Roads, beginning at 5:30 p.m. Thursday, September 10, 2020.

Members Present: Mr. C. W. Archer, C.P.C., Chairman (Fairfield)

Mr. William M. Mackey, Jr., Vice Chairman (Varina)

Mr. Robert H. Witte, Jr. (Brookland)

Mrs. Melissa Thornton (Three Chopt)

Mr. R. Joseph Emerson, Jr., AICP, Director of Planning
Secretary

Mr. Tyrone E. Nelson (Varina)
Board of Supervisors’ Representative

Members Absent: Mr. Gregory R. Baka (Tuckahoe)

Also Present: Ms. Jean M. Moore, Assistant Director of Planning
Mr. Ben Blankinship, AICP, Senior Principal Planner
Mr. Ben Sehl, County Planner IV

Mr. Archer - _..Session to order. This is a work session that we will be
discussing some updates. And Mr. Blankinship, with his skill, will tell us what we need to
know. So, Mr. Secretary, do you need to introduce him or --

Mr. Emerson - Mr. Chairman, | don't think | need to say any more. | think you
covered it. But we are going to hold the work session this evening. We will be going over
the Form-Based Overlay District, along with Module 3. Module 3 is your final module of
the zoning code. So, the next work session we have will be to wrap up the zoning code
and discuss scheduling public hearings.

Mr. Archer - Okay.

Mr. Emerson - So that's exciting and scary in and of itself. The Form-Based
Overlay District, | will ask you, at the end of your agenda this evening, to schedule that
for public hearing next month. As you know, we have several projects that are waiting on
that code change, one of them being Virginia Center of Commons. And of course, we
want to get that moving. And also, the Brookfield Campus of Genworth. They have been
working with us for quite some time and also need to get those entitlements in place. So,
we have told those two entities we would break that out and move it forward separately.

Mr. Archer - Okay.
Mr. Emerson - So we'll go over both of those with you this evening, and

Mr. Blankinship will be doing that. And Mr. Sehl is also present to assist on the Form-
Based. He was at all the meetings. And Mr. Blankinship was at the majority of them as
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well. But they both have been working together on that Form-Based, so he's here to
assist with any questions you have as well.

Mr. Archer - All right. Thank you, sir. And welcome to you, Rev. Nelson.
Mr. Archer - All right, Mr. Blankinship. We eagerly await.
Mr. Blankinship - Good evening, Mr. Chair, Members of the Commission. I'm

just going to dive right in. We're going to spend just a few minutes to wrap up the
subdivision section of Module 3. | only want to touch on a few of the major changes there
so that we can reserve most of our time for the Form-Based code. One thing that you'll
find as soon as you open that is that we are now going to codify the requirement to have
two access points for residential developments of 50 or more. | put houses on here.
There are different numbers for different kinds of units. It is 50 for single-family houses.
That is currently our policy. But one of the averall abjectives of this project is to codify a
lot of our policies so that they're much more clear to the public and to the development
community.

Mr. Archer - Mr. Blankinship, before you go on, let me just ask a question?
Mr. Blankinship - Yes?

Mir. Archer - This is shown as the current policy; so, it's not law, right?

Mr. Blankinship - That is correct.

Mr. Archer - That we have to do that? Because | think | can recall a couple

of places where we've had subdivisions of maybe 52 houses, and 53, and we passed
them. Okay.

Mr. Blankinship - That is correct.
Mr. Archer - Thank you.
Mr. Blankinship - And we do not have any policy at this time to add a third

access point for any particular number of units. And that is also proposed in the draft
code, and it's 90 for single-family houses. And as | say, there's a different number for
townhouses and for apartments. There's also a statement, and this is a kind of back-to-
the-future here; to the maximum extent practicable, streets shall be laid out in a grid
pattern. As everybody knows, our older neighborhoods were developed in grid patterns,
generally speaking, during the post-war development boom. And later, it became more
common to end streets in cul-de-sacs. And that is still one of the predominant forms that
we see in subdivision development today.

The problem with cul-de-sac development is that it leads directly to sprawl, in the negative
sense, causing longer trips, longer utility connections, more pavement has to be laid. Grid
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streets are more efficient in many ways. And it's not an absolute. It is that “maximum
extent practicable” language. So where there is a feature of the environment, a steep
slope, or a rock outcropping, or something that would prevent grid streets, certainly a
developer can work around those through cul-de-sacs or other means. But to the
maximum extent practicable, we would like to get back to grid streets.

Traffic calming measures will be required where appropriate. And “where appropriate” is
spelled out in some length in the draft. And traffic calming is another one of those issues
that a lot of people, when they first see it, find it counterintuitive that we're intentionally
slowing down traffic, because since the 1960s, all we've tried to do is make traffic move
faster and faster. But we have learned over the years that that's not always a good thing,
particularly through our neighborhoods. If you have a long neighborhood street, faster
traffic is not necessarily a good thing. So, we will be requiring traffic calming measures.
Also, sidewalks will be required where appropriate. That's another area in which the
county has made a lot of progress in the last few years.

This is one provision | specifically want to call to your attention, because | think you will
hear opposition to it at the time of public hearing. There is a draft requirement that for
cul-de-sacs that are within a quarter mile of a school, park, or other feature that generates
a lot of pedestrian traffic, a pedestrian access would be required. So, the illustration here;
there's a street along the vertical here, and a cul-de-sac here. If this were a grid street, it
would connect through, and people who live on this cul-de-sac could walk to whatever
attraction may be on this street. Because it's a cul-de-sac, there is no way for pedestrians
to access through here. They have to go all the way back and around, one of the things
generating the sprawl that | mentioned a minute ago.

The proposal here is to require the installation of some sort of a pedestrian path. It'd
probably in most cases be a concrete sidewalk - or it wouldn't necessarily be that, but
some pedestrian access through the cul-de-sac. Now, we have heard from the
development community that there is some heartburn associated with that, because it
raises issues of maintenance and of privacy. The people living in these homes just don't
like the idea that everyone in the cul-de-sac walks through their side yards to get where
they're going. But those are the kinds of considerations that have to be weighed in the
balance, sometimes, against the common good -- public good of having a better flow of
pedestrian traffic.

Mr. Archer - Generally speaking, if there's not a fence or something to
prevent it, most of the pedestrians will find a way.

Mr. Blankinship - That's a good point, too. If we don't have a concrete sidewalk,
we're likely to have just an opportunity path worn through the grass. A couple other notes;
family subdivisions. We have right now a very rigid requirement for paved driveways to
serve family subdivisions. We have run into a lot of situations where that requirement is
very difficult to meet. And we would like to build some flexibility into the code. Thatis not
actually in the draft that is before you. Again, we've sped this process up to the point
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where you're actually reviewing a staff review draft. But the public review draft will provide
for some flexibility in that requirement.

Mrs. Thornton - And what -- sorry.
Mr. Blankinship - Yes, ma'am?
Mrs. Thornton - What would be the, | guess, options? Are you letting them do

gravel, or concrete, or stamped concrete, you know?

Mr. Blankinship - It would be on a case-by-case basis --

Mrs. Thornton - Okay.

Mr. Blankinship - -- by the Director of Public Works and the Director of Planning
working together. [l tell you about one case we've had recently. It's on Old Hanover

Road out in -- I'm not sure if it's Fairfield or Varina, but it's the east end of the county. And
there is an old farmhouse that has had a drive, a gravel road, going to it for a hundred
years or more. And you know what a gravel road looks like after a hundred years. It's
almost a paved road. And they actually went to the effort of having the Division of Fire
Safety come out there and inspect it and make sure that they felt comfortable that fire
apparatus could get to the house and back. But it still doesn't meet the requirement. The
requirement is that it be paved with two inches of asphait. So, you know, that was a case
where we looked at it and thought, if we had the flexibility, we would probably apply it
here, but we just don’t.

Mrs. Thornton - Okay.

Mr. Blankinship - So it's really going to be a case-by-case determination of
what's appropriate in each location.

Mrs. Thornton - Okay.

Mr. Blankinship - Utility and drainage easements required where necessary.
Currently, in the code, there is a provision that's rather outdated. It says, and it's in quotes
here, alley easements are currently required at the rear or side of every lot. And that's
being removed and being substituted with easements required where necessary. So
that's the development standards, Subdivision Design Standards, Article 19-3.

19-4, which is also in Module 3, is Required Improvements. And there are no major
changes there. For the most part, the requirements remain the same. Monuments,
streets, storm water drainage, water and sewer, electricity, telephone, other utilities, street
name signs; those are all still required. Financial guarantees, most of that language is
taken straight from the state code, so there are some minor updates to that. But most of
that is remaining the same.
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19-5, is going to introduce Cluster Subdivisions. And some of you have been in on these
conversations in the past. There is a requirement in the state code that every county that
has a zoning ordinance must provide for cluster subdivisions. And we have provided for
that, in the past, through controlled-density subdivisions. But our consultant has revised
that and has suggested to us that we adopt something following more closely the
guidance in the state code. Let me put it that way. So, there's a requirement for these
subdivisions. They only would occur in areas where large lots are required, because the
idea is if you cluster onto smaller lots, you free up open space. So, they would require a
conservation of 50 percent of the total land area. And there's a priority list, in the code,
of the areas that we would most like to have preserved. For example, any historical areas,

any culturally significant locations, sensitive environmental features, would be higher up

on the list. So, it wouldn't just be the land that is hard to develop anyway that gets set
aside.

And you see here, this would only pertain to the A-1, R-0, R-0A, and R-1 Districts. And
the A-1 and R-0A — R-0 and R-0A currently have a minimum lot area of one acre. So,
the lots would be able to come down to 20,000 square feet, or a little less than half an
acre. And in exchange, as | said, 50 percent of the land would have to be conserved. R-
1 requires 25,000 today. So those lots could come down to 12,500. But again, you'd be
preserving the other half of the land. So, it nets out to about the same density for the
developer. But they can save some cost, and in some cases, provide a better overall
solution where there is something on the land that's worth preserving. And it is something
that's required by state code, so it really should be in there in some form.

And then, finally, as we've mentioned at each one of these work sessions, there are new
definitions because there is new text. But there are only a handful that go with 19-7 with
Module 3, and they're listed there for you. And again, nothing that anybody's going to
have any arguments about. So, good. It didn't take too long to fight through that.

We did want to reserve most of our time for the Form-Based Alternative Overlay District.
And one of the illustrations that our consultant provided for us -- or subconsultant, actually,
provided for us is on the screen there. lt just kind of gets you in the right frame of mind
for reviewing this code. All these work sessions, I've really tried to focus on the major
changes from the current code. The Form-Based Code, | can't really do that because the
whole thing is a major change. So, the whole Form-Based Code is new to us. So, you
know, this is a great tool. We've talked about it many times. You all have been to those
charrettes. You've heard about it at the Board Retreat. Several different times, we've
mentioned this to you, so | know this is not news to you. But we do finally have the text
to go with all the pretty illustrations, so we do want to go over it with you in some level of
detail.

The first section, of course, is the purpose and intent. And | want to actually read this into
the record, because | just - it sets the tone for the whole thing very well. The purpose of
the FBA-O, Form-Based Alternative Overlay District, is to provide an alternative set of
standards for targeted areas within the county, that may be used as an option by a
landowner in place of the zoning district standards that apply in the base district, in order
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to achieve a balance between vehicular- and pedestrian- oriented design, facilitate mixed-
use walkable developments of higher densities. The FBA-O District standards allow
landowners and developers to access otherwise untapped potential on a property, by
allowing additional forms of development, by right, in exchange for a better public realm.
So, | want to puil out a few of the key phrases in what i just read, to just to make sure,
again, that everybody's got the right picture. To begin with, it is an alternative set of
standards. The underlying zoning is not going away. So, in an area where there's B-3
zoning, and we put the FBA-O on top of it, they still have the B-3 standards underneath.
If it's residential zoning or industrial or office, whatever the underlying zoning is there, it
is still there. And they can still use that if they want to. This is for targeted areas within
the county. So, I'm going to go over in detail where the four locations are in a few minutes.
And you are, again, already familiar with them.

Mr. Mackey - And with you laying it over the top, that would be by-right?
Mr. Blankinship - Yes, sir.

Mr. Mackey - Okay.

Mr. Blankinship - Yes. This would be by right. But it is only in targeted areas.
This is not something that would pop up somewhere without, you know, our having
anticipated it. It's areas where we know there is untapped potential. | like the way they

wrote that. Otherwise untapped potentiai, where a properiy has been deveioped and
there is a potential to redevelop the property in such a way that it can increase its intensity,
increase investment in our older communities. And it is an option available to th
landowner. Nobody is required to do this if they don't want to. As | said, if they have B-
3 zoning, they can just continue to operate under their B-3 zoning with the same standards
they've always had. But if they want to do more with their land, this is a set of options
available to them.

So, the middle of what | read, additional forms of development, by right. And that's really
the key to this. There are options available to developers today if they rezone to UMU or
they, you know, go through other machinations. But they're expensive, they are time-
consuming, and those are things that drive away a lot of our development opportunities.
This will be by right. So, you don't have to assemble your whole 20-acre site. You can
take one portion of one of these four areas and develop it, by right. You would have to
go through POD or through Subdivision, if that's necessary. So, it's not, again, completely
unregulated. And there are a lot of standards written into this code that would have to be
met, but they would not have to go through any discretionary reviews, or any public
hearing reviews, or any legislative reviews. So, that's a major element of this for the
development community.

Mr. Archer - Mr. Blankinship?

Mr. Blankinship - Yes, sir?
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Mr. Archer - Targeted areas; now, how would we determine the targeted
areas? Would that be --

Mr. Blankinship - So --

Mr. Archer - - prior to?

Mr. Blankinship - I'm going to show you those at the end --

Mr. Archer - Oh.

Mr. Blankinship - -- of the slide show --

Mr. Archer - I'm sorry.

Mr. Blankinship - -- if that's all right.

Mr. Archer - Go right ahead.

Mr. Blankinship - That'd just be the most organized way, | think, to get there.
Mr. Archer - Okay.

Mr. Blankinship - So we're giving them additional development, by right. What

is the public getting in exchange for that? We are getting a better public realm. Which
this code is defining as a balance between vehicular and pedestrian-oriented
development. Again, trying to get away from the suburban sprawl and produce more
efficient development patterns that work better for the public. And also, mixed-use
walkable development at higher densities, because you have to have those densities in
order for it to be walkable. If somebody's going to walk from their home to a commercial
business, it has to be within a quarter mile or so, or they won't do it. So that's generally
what we're trying to get to here. The applicability, the four areas we're looking at -- I'm
sorry, | keep bumping my mouse -- the Brookfield Office Park is one. The Parham Road
and West Broad Street intersection is one. The Williamsburg Road Corridor, roughly from
Laburnum to Airport Drive, is one. And then the Virginia Center Commons area around
the mall. And I'll show you the maps of each one in just a minute. But there are, you
know, clear boundaries for each one.

Now, within each of those areas -- and here are two of the maps just put up here as an
illustration. Within each of the four development areas, there is a variety of development
areas designated by the code. So, for example, mixed-use corridor exists only right
around the intersection of Broad and Parham. This is Broad this way and Parham this
way. So that area where they intersect is the only area that's designated a mixed-use
corridor. Each of the districts though has a mixed-use core. Broad Street, you see it
there. Brookfield; it's mostly covered by the illustration here, but the most dense area of
Brookfield. And then there are areas in the other two districts as well. Each of them has
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an area designated walkable corridor and walkable center. Which, again, you see
designated by the slightly different colors here. And then a neighborhood general and
the connected edge are areas where there are existing dwellings or it's anticipated that
those will remain, probably as some sort of a low-density residential. But they are near
the edge of the Form-Based area. And then the highway edge occurs oniy in the
Brookfield Development along the Interstate. The purple color on the map here is the
highway edge, and that's the only one.

So, there are four different districts. And within each of those districts, there are the
different development areas. And the idea is that the same regulations that apply to the
walkable corridor at Broad Street, apply to the walkable corridor at Brookfield, apply to
the walkable corridor on Williamsburg Road, apply to the walkable corridor on Virginia
Center. So, where those terms are used for each of the different areas, they're going to
he the same, or at least very similar. The difference is in the way they're laid out on the
maps. And that's one of the things that makes this code a little bit more complex than
what we're used to reading in the straight-up zoning.

Then, within each of those areas, there's a definition of a street hierarchy -- which street
is going to be considered primary, which are secondary, and which are tertiary. And some
of the regulations, in terms of setbacks and build-to lines, depend on those street
designations. There is a requirement that the developer build new street connections.
So, I'm going to go back a page here. You see along Broad there are some new street
connections indicated where there are now parking lots. So again, if the developer just
wants to keep that a shopping center parking lot, they can do that. But if they want to
redevelop that site to bring up the density and bring in some other uses, they have to give
us a new street in exchange for that. Where we expect the new street -- wherever a new
street is indicated on this map, the developer, if they want to take advantage of the
overlay, they need to build that street segment in more or less that location. And it
wouldn't have to be -- you know, engineers will require things to move a few feet here and
there as they go through the process. But generally speaking, this road that I'm indicating
on the map now, through Brookfield, does not exist today. And in order to make this
Form-Based Development work, a street has to be built there. So as long as the owner
just wants toc keep the office park the way it is, they can do that. But if they want to
redevelop it under the Form-Based Overlay, one of the things they're going to have to do
is build that street. So, there's a requirement for new street connections. There are
general street standards which, again, are not what we're used to, because for the last
50 years streets have just gotten wider and wider. And one of the things we've learned
is that wider streets are not always better. And so, in order to make these areas walkable,
the streets have to be narrower and the buildings have to be closer to the streets. So that
changes the design of the streets somewhat.

There are specific requirements for alleys and for curve radii around the streets, again, in
order to make it denser. In order to make the buildings come closer to the street, turns
have to be a little bit sharper. Again, this is not what we're used to, but it's a different way
of looking at developing these areas. There are specific streetscape requirements, in
terms of a frontage zone, clear path and landscape strip, which you see kind of illustrated
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before you here. This would be a row of buildings, commercial on the ground floor, and
apartments above, or some mix of uses like that. And over on the other side of the
drawing, you have the street. And in between, you have the sidewalk, but the sidewalk
is only one element of the streetscape. There's also a frontage zone where you might
have outdoor dining, or you might have some kind of display area. You might have signs
or just street furniture.

And then on the opposite side there's some kind of landscaping strip to protect the
sidewalk from the street, so you don't just have a six-inch curb between traffic moving 35
miles an hour and pedestrians on the sidewalk. There are specific requirements for street
trees and for street lighting, both pedestrian and vehicular scale of lighting. And again,
there are specific requirements for each of the different kinds of street types. There is
also a requirement for provision of civic open space. And it's - there's a lot of flexibility
built into it, which is why the slide lists different kinds of open space, a green, where you
have streets around a green space; very different from a playground or a park where you
wouldn't have the streets. A square or a plaza might not actually be green space. They
might be paved and with street furniture in a more urban setting. But there are several
different kinds of open space that the developer can choose from, depending on the
specific location within the site -- what's most appropriate. But they will be required to
provide civic open space, because that's one of the elements that brings people to the
street, that gets them walking out of their residences and toward those shops. And
nobody wants to walk, you know, through an unpleasant area to get from their home to a
restaurant. They just -- they'll either drive or they won't go at all. So, it's all a part of
making the whole system work with the mixed uses.

The frontage standards go on for several pages in the code. And this is really, in some
ways, the heart of the district. The heart of the Form-Based concept is the way buildings
meet the street. There are other very important elements to it but regulating the building
height and then the building placement. Setbacks and build-to lines; again, we're used
to setbacks. We're used to saying you can't come any closer to the street than 35 feet or
50 feet, or whatever it may be. We're a little less familiar with saying you can't be any
farther from the street than 12 feet or 18 feet or 20 feet. So that's the concept of a build-
to line. We draw a line like a setback line, except you have to pull the building up to that
line, not push it back to that line. Again, the idea being, when the building meets the
street in a different way, in a more urban way, you get that urban fabric, where people
want to get out and walk along the streets, provided that you also have the protection that
| talked about a minute ago. So different frontage elements, there's a lot of discussion of
the different kinds of frontage elements and exactly how each one has to be designed.
And it goes into a lot of detail. And again, | want to emphasize; the developer doesn't
have to do any of this. But if he wants to take advantage of the increased density and
the mix of uses, then we expect him to build to the form that we're trying to end up with.

So, this has got a little heavy, and | wanted to stop and illustrate it a little bit using some
of the illustrations from one of the charrettes. This is Broad Street. Parham is just behind
the picture here. This is Fountain Square Shopping Center in the top left. And this is
Westland Shopping Center in the lower right. West Broad Street has a right-of-way here
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110 feet wide. Westpark is set back about 250 more feet -- I'm sorry, Westland is set
back about 250 feet. And Fountain Square is set back almost 350 feet. So, you do have
some buildings on outparcels. But for the most part, you have 700 feet, from the front of
this shopping center to the front of this shopping center, of just completely automobile-
criented space.

This is what our consultant has suggested doing in that same space. So, you see, back
here, this storage use is still here. You see, here, the new Wawa is still here. But this is
assuming that the owner of Fountain Square wants to redevelop, and the owner of
Westiand wants to redeveiop. VWhich they may not want to do today. But they may want
to do it in 5 years or 10 years or 20 years. So, you see the concept of the build-to line,
where these buildings are brought up very close even to West Broad Street. You see
through here, one of those streets that the developer, again, is going to be required to
build a new street connection. There's also one here, but it's a little harder to read in this
drawing because of the way it's oriented. And you see there is a lot of parking. There is
a lot of surface-ievel parking still on these sites, but it doesn't look like that anymore. it's
protected by the buildings now. There's a little bit of parking along the street, just to give
a sense of activity. But the buildings are drawn up close to the road, even to Broad Street.
New streets are built. There's a lot of green. There's a lot of landscaping. You see the
sidewalks, and you can just see the activity. And this is a mix of uses.

And again, exactly how they mix the uses will vary as the market varies. The developer
will have a great deal of flexibility in the mix of uses. There are some numbers in there
that they will have to meet. There are some targets, but there will be flexibility within
those overall standards. So that's what we're trying to get to with all of the frontage
elements, and the sireet design, and aii those things. On, i shouid aiso mention; at some
point, structured parking is going to be necessary in some of these locations -- not in all
of them, but in some. The parking will just -- as the buildings take up what is now parking,
the solution to that will be structured parking. So --

Mrs. Thornton - | have a quick question. I'm sorry.
Mr. Blankinship - Yes, ma'am?
Mrs. Thornton - So if Fountain square, that side, decides to do it and the other

side decides not to do it, are you okay with that?

Mr. Blankinship - Yes, ma'am. ltis going to be a process. This is not going to
happen all at once. This is not West Broad Village, where they took a green field and
built a UMU. And you may have, you know, one of these outparcels redevelop, and one
of them not. And there probably will be some time where it looks like, you know, a row of
teeth with one missing. And | actually took the existing and the phase, either 3 or 4,
drawing out of this set of illustrations. The consultants did illustrate some steps along the
way getting from here to there.

Mrs. Thornton - Okay. Because | just see, like --
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Mr. Blankinship - But | didn't show all of that to you today.

Mrs. Thornton - -- not every land, person, you know, wanting to sell and do
this. And then you're having that road put in, but who has to put that road in, if only the
Popeyes decides to put in a building?

Mr. Blankinship - Right. Those are the kind of decisions that will have to be
made, case by case, as we see this actually play out on the ground.

Mrs. Thornton - Okay.

Mr. Blankinship - it will be simpler when the larger parcels redevelop. If those

come in first, then they will build the street and, you know, some of that other
infrastructure, and that will make it easier for the smaller parcels to follow along. But that
may not happen in every case. Mr. Witte?

Mr. Witte - How does this affect the balance between our residential and
nonresidential properties? It seems like we're going to change the balance substantially.

Mr. Blankinship - That's a very good point. As we allow residential growth to
take place on some of these sites that have not had residential growth before, those
numbers will increase. | think the answer to that is that that residential development is
probably going to go somewhere. So what we're trying to do is steer it to redevelopment
areas where the streets are already there, the utilities are already there, there's already
paving on the ground, rather than having it go out to green field areas, which is more
expensive for the public. The public bears higher costs in the green field areas. Of
course, the developer has lower costs in green field areas, which is why we have to allow
some kind of incentive here to make it worth the developer's time to do any of this.

Mr. Witte - Was this going to be residential in this section, too? Correct?
Mr. Blankinship - Yes, sir. It would be. Mixed uses would be allowed. If the

developer finds that residential is what the market calls for in one particular location, then
residential mixed use would --

Mr. Witte - Can we make sure that it balances?

Mr. Blankinship - We will certainly have our eye on that as we go along, as we
always do.

Ms. Moore - Comprehensive Plan process.

Mr. Blankinship - Ms. Moore just mentioned; the comprehensive plan process

will really drive that discussion, because, you know, this is four relatively small areas
within the county.
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Mr. Emerson - There is a percentage mix requirement for this.

Mr. Blankinship - Yeah. There is a percentage mix requirement now.

Mr. Witte - Right.

Mr. Blankinship - Yeah. But vou cannot just come into an area and do a

hundred percent residential. It would have to be a mixed-use. You wouid have to
maintain that ratio.

Mrs. Thornton - Yeah. See, that's where | feel like it might be a little
challenging if only one developer wants to do it.

Mr. Blankinship - Right.

Mrs. Thornton - You know? We'll see.

Mr. Blankinship - Yeah. In some of these areas, you know, we expect that large

land owners are going to approach --
Mrs. Thornton - Right.

Mr. Blankinship - - the county relatively quickly and have major projects in
mind. Other areas, we don't really anticipate that in the next few years. But we want this
tooi to be avaiiabie if somebody does want to do that.

Mr. Archer - You know, Mr. --

Mr. Emerson - One thing, Ben, you want to stress here; you do have a lot of
divided interests, both in this corridor, and in the Williamsburg Road Corridor. This is to
try to incentivize redevelopment of these areas. And we really need to begin to get that
to happen. And the only way you can really get that to happen, without having public
investment, is to give the private sector incentive to do it themselves and realize the
return. And when Ben talks to you about the Williamsburg Corridor, you'll see where there
is a potential of what someone could do with a hotel site that's singularly owned. You
have a lot of divided interests in this area, so it's going to have to kind of be organic and
start in bits and pieces, and so the values will raise and it'll build on itself. So, you would
never see this happen overnight. But it's definitely going to be a slower go where you
have all these separate parcels. And you'll never see anyone come in and assemble all
of this either.

Mr. Archer - Right.

Mr. Emerson - Because, financially, it probably would not be feasible. Two
of these areas are essentially under one ownership, that have been designated. But two
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of them are true revitalization efforts, redevelopment efforts. And that's this area, and
that's the Williamsburg Road Corridor.

Mr. Archer - You know, it's quite amazing; nobody except me and maybe
Mr. Witte is old enough to remember, but when you came west on Broad Street from
down where the Kmart used to be -- | can't think -- Glenside --

There was nothing. There was a drive-in theater at the corner of West Broad --

Mr. Witte - Hungary Spring and Broad.

Mr. Archer - -- and probably Hungary Spring.

Mr. Witte - Hungary Spring and Broad.

Mr. Archer - And once you passed the drive-in, that was it.

Mr. Blankinship - | don't remember the drive-in. | do remember the first few

times | came to Richmond on 64, coming from the west, | had to remember not to get off
at 250 the first couple of opportunities -

Mr. Archer - You're right.
Mr. Blankinship - -- because there was nothing there.
Mr. Archer - Yeah. It's amazing how this has developed and is now at the

point where it sort of needs to be redone again, but -
Mr. Blankinship - Exactly.

Mr. Archer - As far as West Broad Street is, | mean, you just rolled up West
Broad Street. There were trees, and then a bunch --

Mr. Blankinship - And that's exactly the issue. That's also the case with the
suburban office parks. They were exactly what they needed to be at the time they were
developed. But as development has changed, since the office market has changed, what
we expect to see in those office parks has changed as well. And so now, today, you
know, in these shopping centers, we have some vacancies, and we have some uses that
are less intense than what we would like to see. And if putting some apartments there is
what it takes to make the shopping -- the commercial property valuable enough for a more
marketable user to go in there, then that's the kind of synergy that we're hoping to see.
You can't put a restaurant where nobody's going to go. But if you have a row of buildings
there where people are living and working, now you build a restaurant and you've got a
clientele. That's the theory. We'll see exactly how it plays out in each of the four areas,
and each of them will be different.
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Trying to get through this. The use standards, this is what we've been discussing. It does
allow a mixture of residential and nonresidential uses, by right, depending on the
development area. So, in the mixed-use core, we're expecting mostly office and
commercial users, with some residences. In the connected edge, we're expecting mostly
residentiai, with some commerciai uses. So, depending on where you are within each of
those four districts, will determine exactly what the mixture of uses is allowed. Auto-
oriented uses are focused on the highway edge in the Brookfield area, and the mixed-use
corridor developmental area in the West Broad and Parham intersection. So, throughout
the rest of those districts, and throughout the other two, Virginia Center and Williamsburg
Road, we do not expect a lot of auto-oriented uses going into these new developments.
Where they exist already, again, they can continue to exist as long as they are profitable.
And then when it comes time for them to redevelop, they can redevelop under this.

Among the other development standards, parking. Again, a lot more shared parking
standards. Very specific requirements for the location and access for the parking, so that
you don't drive down the street and see that 300-foot sea of parking. You drive down the
street and you see the buildings, and the parking is on the other side. And there are
specific regulations for how the accesses get into those parking areas. New buildings
have very specific requirements for entrance locations. Fagade transparency, again, one
of the things that makes it pleasant to walk in an urban area, is that you're walking by
storefronts that you can see into and pecple can see cut of. And those kinds of
requirements are written into this. Some storefront elements will be allowed to encroach
very close to, if not into, the right-of-way. There are also requirements for some -- there
are specific requirements for what are called specialty buildings. Liner buildings are very
shallow buildings along a parking garage so that you don't see the parking garage, you
see a building that may only be 20 or 25 feet deep, and then the parking garage is behind
it. There are specific guidelines for how to design gas stations if you put one in one of
these districts, and how tc design restaurants or other uses with drive-thru windows. And
again, those are not the preferred uses in these districts, but they will be allowed in some
places.

There are specific requirements for signs. For the most part, making them more
pedestrian in scale, keeping them lower down and smaller signs that you're expected to
read while walking, not while driving. They are exceptions again on Broad and Parham,
where the traffic is moving 55 miles an hour, 45 miles an hour. We're not simply trying to
do too much, in terms of traffic calming on those major arterials. But on the streets within
these districts, we expect the signage to be at a smaller scale. And | mentioned, briefly,
lighting. There are requirements for lighting, both for streetlights for cars as well as
pedestrian lighting everywhere the pedestrian paths are provided. Okay.

So that brings us to the four subdistricts. So now I'm going to show you the maps that
we've been promising you. Each one has an illustrative plan, a regulating and street
hierarchy plan, and then illustrations showing how this development could be phased.
So, this is the Brookfield area, Broad Street along the left edge of the screen, 64 across
the north, Bethlehem Road coming down this way, and then Dickens along the bottom.
So again, you see the existing buildings are illustrated here in the darker gray. This, |
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don't know, rose color, that is potential locations where it would be possible for a
developer to build a building. The street network, again, is required. So, if they want to
build these buildings, they have to build the street network, so the buildings will probably
follow the street. Again, there are requirements for how the buildings have to be related
to the streets. You see the street trees illustrated on here. You see parking areas. These
are parking structures that exist here. And | guess that one -- it's indicated the same on
the map, so | assume that one also exists. | don't remember it. But there may be a need
for additional parking as well.

And then here's the illustration that the consultants -- | couldn't think of the word -- the
illustration the consultants provided for Brookfield. And you see a fairly large office
building back against 64, where you're not affecting the neighbors. And Mr. Witte, that's
part of the answer to your question. If you can put up a hundred foot or so, you know,
eight- or ten-story office building, that's going to help a lot with those ratios, if it's
something that the market demands. Right now, there's not a lot of demand for a new
office. But again, this is Brookfield, where we are expecting a proposal that will bring
about some of this in a shorter term. But there is also a substantial amount of new
residential development shown here, and a substantial amount of mixed-use
development. And then, as you get farther back from the highways, it steps down to the
existing residences. So, you know, the intent there is where it's visible from existing
neighborhoods or would have an impact on existing neighborhoods the development
would be significantly less intensive. It would be more similar to the neighborhoods. So
that's Brookfield.

Here is Parham and Broad. And again, the same illustration we talked about a minute
ago here. But here is Broad Street running from top left to bottom right, and then Parham
coming across the site this way. So, you see a new street connection through here, new
streets running in the opposite direction. Potential for, again, a lot of mixed-use
development coming up closer to Broad Street, where today we just have the sea of
parking. And again, this is one where it would be more of a long-term commitment by the
county to see more and more of these parcels develop over the years. This is probably
not going to happen this quickly.

Williamsburg Road, obviously from left to right here. Laburnum at the left end of the
screen. South Airport at the right end. Mr. Emerson mentioned one particular project,
which is one of the older hotels, along the north side of Williamsburg Road. | did not
include the detailed illustrations of that. But the owner of that hotel came and spent a
significant amount of time with the consultants at the charrette during the week. And they
worked out a design that he was apparently very pleased with, where about half of the
existing hotel would come down and be replaced with mixed-use development. The other
half of the hotel would be improved, with some additional parking and a tower element
being added, and a possible restaurant location being added. And the owner of the hotel
felt that that was a project that would really be feasible and viable. So that's one site
along this corridor that, you know, right now he doesn't have any of those options. Right
now, he can keep the hotel or he can demolish it and build something else that's allowed

September 10, 2020 15 Planning Commission — Work Session



in B-3. But he can't do any mixed use because he can't assemble enough land to do a
UMU District. So, this would open up opportunities that are not there now.

Mr. Witte - Do you know, is that the Best Western?
Mr. Emerson - Yeah.
Mr. Blankinship - Yes. Mr. Emerson says ves. Also, a neat little illustration

here. They had an example where another airport had set up an out-of-service aircraft
and turned it into a restaurant. And it's a real thing somewhere else, so there is the
potential that it could happen here. And again, the development staff from the airport met
with the consultants, during the charrette, for quite some time, and just discussed different
options and what they would be interested in doing. The airport owns a lot of the land
between Williamsburg and South Airport as South Airport comes around the curve there.
Some of that is floodplain, but some of it is developable land. So, you're seeing a lot
green around this airplane used as a structure. One idea of what could potentially happen
there. Maybe not the most likely idea, but one idea of what could happen. And again, it's
-- they had examples from somewhere else where that is in use.

And finally, the Virginia Center Commons area, which everybody is very familiar with. In
the illustration back here, the back center, is the propesed convocation center for the
county. We do see the existing office and hotel buildings back there. What you do not
see is most of the existing mall. The assumption is, that cver time, that wili come down
and be replaced with mixed-use development. So here is a plan view. Brook Road, of
course, is on the left edge. The Interstate is along the right edge. Hanover County is just
at the top of the page here. So, the convocation center brought out in red. And then
again, a lot of this street network exists as parking lot drive aisles. So it would not be
building new streets, so much as improving parking lot drive aisles and turning them into
streets; building curb and gutter, and putting in the street trees, and everything that needs
to be done to meet the standards of this code. And then development being brought,
again, right up to those streets. Parking back behind. Opportunities for structured parking
where it makes sense and when it makes sense. And the office and hotel development
back here would be brought intc -- not literally a part of the development necessarily but
connected to the development of the overall site. Where there are existing businesses,
they could remain for some amount of time. In the future, they may be redeveloped. That
would be, you know, again, up to the individual property owners. So thatis the end. 6:24,
not bad. That is the end of my prepared remarks. And if you have any questions, | will
allow Ben Sehl to answer them.

Mr. Archer - This is quite interesting, Mr. Blankinship, to say the least. And
not a bit boring. I’'m serious, it wasn’t. It went very quickly. Anybody have questions?
Mr. Witte - What time's dinner?

Mr. Blankinship - We're got a few more items on the agenda before dinner.
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Mr. Archer - Mr. Blankinship, in looking at some of the things that you've
introduced as possibilities; the people that you are meeting with, do they bring these
things, these ideas, like the airplane in the middle of anywhere?

Mr. Blankinship - | think the consultants actually brought that idea.

Mr. Archer - Right.

Mr. Blankinship - But again, they met with John -

Mr. Emerson - John Rutledge.

Mr. Blankinship - -- Ruther? Yeah, John Rutledge.

Mr. Archer - Okay.

Mr. Blankinship - | wanted to say Rutherford, and | knew that was wrong. John

Rutledge from the airport staff, you know, to discuss what their long-term vision is,
because they have their own master plan. So, we wanted to make sure that the two were
in sync.

Mr. Archer - Well, does this -- and again, it's just quite amazing when | look
back at -- | guess I'm a lot older than | like to think | am - but how West Broad Street used
to be years ago. And | guess | must be talking about close to 50 years ago, because
there was no Willow Lawn. You just came up Broad Street. | believe it was just a two-
lane road. And basically, when you got to where the drive-in used to be, there was nothing
there. You may as well turn around and go back. And once, you know, when the
shopping centers came along, like Fountain Square and the one on the other side, what
is it, Westland?

Mr. Blankinship - Yes.

Mr. Archer - And they have changed so much since they first opened up,
as to what the occupancy of the buildings are. You know, that was something that was
quite fabulous back then. And now, when you think about it, you know, that's sort of going
in a different path.

Mr. Blankinship - Well, all these things have a life cycle.
Mr. Archer - Yeah, they do.
Mr. Blankinship - And that's really the goal of this, is to take these four areas

where a lot of the buildings have completed their life cycle, and the site, as a whole is
completing its life cycle, and get the new investment in there for the next 50 years.
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Mr. Archer - Yeah. The big building out at the front, which | guess is a pet
shop now, or is it a sewing place now? One or the other. It used to be a pet store, and
then there was -- was it Hechingers? Or what was the name of that store that used to be
right on the corner?

Mr. Blankinship - Of which site?

Mr. Emerson - Is that Merchant's Square?

ivir. Archer - Yeah, and | meant Merchants Walik.

Mr. Blankinship - Oh, Merchants Walk?

Mr. Archer - Yeah.

Mr. Blankinship - Yes, that's a little farther.

Mr. Archer - Right.

Mr. Blankinship - Back towards town.

Mr. Archer - Those things have turned over so many times, they all have

I A+ AN ot
become new things from what they used o be. And it

back at it and think about when all that happened.

(3}

My =i vaske mam sr lm~1-
Uit ainaZing wnein yOu iGoK

Mir. Biankinship - i think you can just make out, in this iliustration right here, is
the cactus. We had a good laugh with the consultants when they saw that. They could
not figure out how that got there. Because today, there's nothing west about that area of
Broad Street. But -

Mr. Emerson - And the cactus is proposed to remain.

Mr. Blankinship - That's right. That's a national! historic landmark.

Mr. Emerson - Yeah.

Mr. Blankinship - But at the time, that was the western edge of civilization. So,

| guess that's why they named it Westland and used the cactus as the symbol. Yeah,
they thought we were nuts when we told them that nothing could happen to that cactus.
That had to remain.

Mrs. Thornton - | love that sign.

Mr. Archer - Okay. Anybody with any questions at all? Do we have
anybody on Webex listening that might have a question, or is this a public hearing for -

September 10, 2020 18 Planning Commission — Work Session



© 226
427
828
829
830
831
832
833
834
835
836
837
838
839
840
841
842
843
844
845
846
847
848

19
850
851
852
853
854
855
856
857
858
859
860
861
862
863
864
865
866
867
868
869
870
!

Mr. Blankinship - It's not a public hearing. It's only a work session.

Mr. Archer - Okay.

Mr. Blankinship - And | don't think we are on Webex. We are live -streaming -
Mr. Archer - Right.

Mr. Blankinship - -- but not for participation.

Mr. Archer- Well, Mr. Blankinship, if there are no questions, we want to

thank you so much for your presentation. It's a very interesting one.

Mr. Blankinship - Thank you. And as always, it's been a pleasure. And as
Mr. Emerson said, you have, as a group, made a number of excellent comments, and
asked questions, and made suggestions during these work sessions. So, in October, I'd
like to come back to you with a list of all of those and our answers and responses.

Mr. Archer - Well, we would very much like to have you, sir.

Mr. Blankinship - And with any luck, we can then proceed to public hearing.
Mr. Archer - Okay.

Mr. Blankinship - And this, the Form-Based Code. | probably should've

explained this a little more, but | think you're all familiar with it. The Form-Based Code
has taken on its own time requirements, so that is being broken off from the rest of the
code, and we are proposing that it be adopted sooner, so.

Mr. Archer - Okay. Thank you, sir.

Mr. Blankinship -- Thank you.

Mr. Archer - Mr. Secretary, do you have any remarks to make?

Mr. Emerson - Mr. Chairman, | have nothing further to add other than, of

course, we've got our meeting at 7:00, so.
Mr. Chairman - Right.

Mr. Emerson - The Commission can recess when they feel appropriate.
Mr. Baka was in attendance. He watched it on Simulcast.

Mr. Archer - Oh, okay.

Mr. Emerson - He said it was raining where he is, so. So, he decided to --
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Mr. Archer -

Mr. Emerson -

Commission to wave to h

Mr. Archer -

Mr. Emerson.
add to this session --

Mr. Archer -

Mr. Emerson -

Mr. Archer -

It might be raining where we are.

-- (indiscernible). | threatened him that | would ask the

im. So, he's out there, so.

Okay.

But other than that, Mr. Chairman, | have nothing further to

All right.
-- this evening.

Thank you so much. Well, with that, then, we'll take a recess

and I'll suspend this meeting until 7:00.

September 10, 2020

A@Ws—eph Er@ r., Secretary

20 Planning Commission — Work Session



