ARCHITECTURAL REVIEW BOARD STAFF REPORT

Project #/Name ARB-2020-87: 1680 Seminole Trail Outdoor Sales, Storage and Display

Review Type Advisory Review for a Special Use Permit

Parcel Identification 06100-00-00-120T0

Location 1680 Seminole Trail

Zoned Highway Commercial (HC) / Entrance Corridor (EC)

Owner/Applicant BNE Restaurant Group IV LLC c/o W. Craig Worthy / Collins Engineering (Scott Collins)
Magisterial District Rio

Proposal To establish outdoor sales, storage and display parking.

Context This parcel is located at a primary intersection in the County with commercial development surrounding it.
Visibility This site is clearly visible from both the Rt. 29 and Rio Road Entrance Corridors.

ARB Meeting Date September 8, 2020

Staff Contact Margaret Maliszewski, Khris Taggart

PROJECT HISTORY

A site plan was first approved for this site in 1977. The restaurant building was constructed in 1978, prior to the establishment of the Entrance Corridors,
and a site plan amendment was approved in 1979. The ARB reviewed signs for the site in 1992 and 1998, reviewed minor modifications to the building
and signage in 2004, and reviewed additional signage in 2011. In 2012 the ARB approved a re-roofing for the building. Two pre-application conferences
were held for the current proposal in June 2020.

PROJECT BACKGROUND AND DETAILS

A Special Use Permit is required for outdoor sales, storage and/or display of vehicles when the site falls within the Entrance Corridor Overlay District.
The purpose of the requirement is to allow for review of potential visual impacts on the corridor. The ARB’s recommendations on this application will
be forwarded to the Planning Commission and Board of Supervisors as part of the Special Use Permit request (SP-2020-14).



The proposal consists primarily of the removal of the drive-thru and service structures and creation of parking spaces on the south and west sides of the
building, reduction in the travelway and expansion of planting areas on the north and east sides of the building, and establishment of parking for
customer, employee, and vehicle display throughout the site.

ANALYSIS
REF | GUIDELINE ISSUE RECOMMENDATION
GENERAL GUIDELINES
Purpose
1 The goal of the regulation of the design of development The existing restaurant building was constructed | See recommendations,

within the designated Entrance Corridors is to insure that new
development within the corridors reflects the traditional
architecture of the area. Therefore, it is the purpose of ARB
review and of these Guidelines, that proposed development
within the designated Entrance Corridors reflect elements of
design characteristic of the significant historical landmarks,
buildings, and structures of the Charlottesville and Albemarle
area, and to promote orderly and attractive development
within these corridors. Applicants should note that replication
of historic structures is neither required nor desired.

Visitors to the significant historical sites in the Charlottesville
and Albemarle area experience these sites as ensembles of
buildings, land, and vegetation. In order to accomplish the
integration of buildings, land, and vegetation characteristic of
these sites, the Guidelines require attention to four primary
factors: compatibility with significant historic sites in the
area; the character of the Entrance Corridor; site development
and layout; and landscaping.

prior to the establishment of the Entrance
Corridors. It does not reflect the traditions of
local historic architecture and the proposed
changes to the site will not alter that condition.

Orderly and attractive development could be
promoted with additional appropriate
landscaping and revised lighting and signage
that meet ordinance and guidelines
requirements.

below.

Compatibility with significant historic sites:

New structures and substantial additions to existing structures
should respect the traditions of the architecture of historically
significant buildings in the Charlottesville and Albemarle
area. Photographs of historic buildings in the area, as well as
drawings of architectural features, which provide important
examples of this tradition are contained in Appendix A.

The examples contained in Appendix A should be used as a
guide for building design: the standard of compatibility with
the area’s historic structures is not intended to impose a rigid

The existing restaurant building was constructed
prior to the establishment of the Entrance
Corridors. It does not reflect the traditions of
local historic architecture and the proposed
changes to the site will not alter that condition.

See #9, below.




design solution for new development. Replication of the
design of the important historic sites in the area is neither
intended nor desired. The Guideline’s standard of
compatibility can be met through building scale, materials,
and forms which may be embodied in architecture which is
contemporary as well as traditional. The Guidelines allow
individuality in design to accommodate varying tastes as well
as special functional requirements.

Compatibility with the character of the Entrance Corridor

5 It is also an important objective of the Guidelines to establish | With this proposal, the drive-thru structure and | See recommendations,
a pattern of compatible architectural characteristics the utility structure at the back (west) of the below.
throughout the Entrance Corridor in order to achieve unity restaurant building would be removed to
and coherence. Building designs should demonstrate establish additional parking areas. Removal of
sensitivity to other nearby structures within the Entrance the utility structure would improve appearances
Corridor. Where a designated corridor is substantially on site, which would minimally increase unity
developed, these Guidelines require striking a careful balance | and coherence along the corridors. Unity and
between harmonizing new development with the existing coherence would be more substantially
character of the corridor and achieving compatibility with the | improved by bringing lighting, landscaping and
significant historic sites in the area. signage into conformance with ordinance and
guidelines requirements.
Structure design
9 Building forms and features, including roofs, windows, With this proposal, the drive-thru structure and | Indicate on the plans how
doors, materials, colors and textures should be compatible the utility structure at the back (west) of the the building will be
with the forms and features of the significant historic building would be removed to establish treated to achieve an
buildings in the area, exemplified by (but not limited to) the | additional parking areas. No other building appropriate appearance in
buildings described in Appendix A [of the design guidelines]. | modifications have been identified. The plan the areas where building
The standard of compatibility can be met through scale, does not address how the building will be elements are being
materials, and forms which may be embodied in architecture | treated to achieve an appropriate appearance in | removed.
which is contemporary as well as traditional. The replication | the areas where building elements are being
of important historic sites in Albemarle County is not the removed.
objective of these guidelines.
10 Buildings should relate to their site and the surrounding The proposal would not change the existing None.
context of buildings. relationship of the building to its surroundings.
11 The overall design of buildings should have human scale. The scale of the building would not change with | None.
Scale should be integral to the building and site design. this proposal.
12 Architecture proposed within the Entrance Corridor should The proposal would not change the building None.

use forms, shapes, scale, and materials to create a cohesive
whole.

form, scale or materials.




13 Any appearance of “blankness” resulting from building The rear (west) elevation of the building is None.
design should be relieved using design detail or vegetation, or | mostly blank. Removal of the utility structure
both. will make the blank elevation more visible, but
a clean and simple blank wall will likely have a
more appropriate appearance than the current
utility structure.
14 Arcades, colonnades, or other architectural connecting The site includes a single building so connecting | None.
devices should be used to unify groups of buildings withina | devices are not necessary.
development.
15 Trademark buildings and related features should be modified | The building is an older version of a trademark | See recommendations,
to meet the requirements of the Guidelines. design. With no changes proposed to the below.
architectural design, the trademark character
will linger even with a different business in
place. Improved landscaping will help offset
impacts, as would signage and site lighting that
meet ordinance and guidelines requirements,
though these are not proposed.
16 Window glass in the Entrance Corridors should not be highly No window changes are proposed. None.
tinted or highly reflective. Window glass in the Entrance
Corridors should meet the following criteria: Visible light
transmittance (VLT) shall not drop below 40%. Visible light
reflectance (VLR) shall not exceed 30%. Specifications on the
proposed window glass should be submitted with the
application for final review.
Accessory structures and equipment
17 Accessory structures and equipment should be integrated into | Accessory structures and equipment exist on the | Revise the existing
the overall plan of development and shall, to the extent property. The drive-thru structure (and related conditions plan to show
possible, be compatible with the building designs used on the | signage) on the south side of the building and both sheds at the
site. the utility structure on the west side of the southwest corner of the
18 The following should be located to eliminate visibility from the | building would be removed to create additional | property. If one is to be

Entrance Corridor street. If, after appropriate siting, these
features will still have a negative visual impact on the Entrance
Corridor street, screening should be provided to eliminate
visibility. a. Loading areas, b. Service areas, c. Refuse areas,
d. Storage areas, e. Mechanical equipment,

f. Above-ground utilities, and g. Chain link fence, barbed
wire, razor wire, and similar security fencing devices.

parking areas. A dumpster currently located at
the back of the building would also have to
move to accommodate the proposed parking,
but a note on the plan states that trash
receptables can be stored behind the building or
on the southwest side of the building. The plan
shows one existing frame shed and a dumpster

eliminated, coordinate the
plans accordingly.

Revise the notes on the
plan to indicate that trash
receptacles will only be
located within the




19 Screening devices should be compatible with the design of enclosure near the southwest corner of the dumpster enclosure
the buildings and surrounding natural vegetation and may property, but there are currently two sheds and a | shown at the west corner
consist of: a. Walls, b. Plantings, and c. Fencing. dumpster enclosure in this area. of the property.
There is currently a considerable amount of Indicate if any rooftop
mechanical equipment on the roof. A fake equipment can and/or will
mansard roof screens most of the equipment be removed. Note that if
from view at street level. With a change in use, | replacement equipment
there might be an opportunity to remove some will be proposed, the new
of the rooftop equipment that is no longer equipment must not be
needed. visible from the EC
streets.
Overhead lines supported by two on-site utility
poles cross the property between the building
and Rt. 29. A traffic signal pole is located in the
northeast corner of the site.
20 Surface runoff structures and detention ponds should be No above-ground stormwater facilities are None.
designed to fit into the natural topography to avoid the need for | proposed. The proposal would reduce the
screening. When visible from the Entrance Corridor street, amount of pavement and impervious areas on
these features must be fully integrated into the landscape. They | site.
should not have the appearance of engineered features.
21 The following note should be added to the site plan and the The note appears on sheet 1 of 2. None.

architectural plan: “Visibility of all mechanical equipment
from the Entrance Corridor shall be eliminated.”

Lighting

The site includes three pole lights, each with
three fixtures. The fixtures are tilted; they are
not full cutoff styles. No lighting plan was
included in the site plan that was approved for
this site in the 1970s. The site lights are of a
style that typically emits more than 3000
lumens. Current illumination levels at the
ground are not known. The applicant proposes
no change to the lights. The ARB has
consistently worked to minimize the visual
impacts of parking lots by limiting illumination
at the ground to 30 footcandles for display lots,
and 20 footcandles for other uses, and by
limiting pole light height to 20’ maximum.

Revise exterior lighting to
meet ordinance and
guidelines requirements.




(Recent discussions have considered revising
the maximum illumination level to 20
footcandles for all uses.) Introduction of this
special use at this prominent location could be
appropriate if balanced with lighting (poles and
site and wall fixtures) that meet current
guidelines and ordinance requirements. Such
conforming lighting would be a great
improvement on site and would support unity
and coherence along the corridors.

Two decorative streetlights were installed on the
Rt. 29 side of the property as part of streetscape
improvements associated with the Rio/29
intersection upgrade.

General Guidelines

22 Light should be contained on the site and not spill over onto | The approved site plan for this parcel does not Provide a lighting plan
adjacent properties or streets; include a photometric plan. With the widening for review.

of the streets that has occurred over the years, it
is possible that spillover from the pole lights
exceeds current standards.

23 Light should be shielded, recessed or flush-mounted to The existing site fixtures are tilted; they are not | Replace the existing site
eliminate glare. All fixtures with lamps emitting 3000 lumens | full cutoff styles. Exterior wall lights are also and wall fixtures with full
or more must be full cutoff fixtures. not full cutoff styles. cutoff fixtures.

24 Light levels exceeding 30 footcandles are not appropriate for | A note on the plan states that light levels shall Revise exterior lighting to
display lots in the Entrance Corridors. Lower light levels will | not exceed 30 footcandles. However, no meet ordinance and
apply to most other uses in the Entrance Corridors. photometric plan has been submitted to confirm | guidelines requirements.

that the current condition meets that standard. Provide a lighting plan
for review.

25 Light should have the appearance of white light with awarm | The color temperature of the existing light Replace the existing site
soft glow; however, a consistent appearance throughout a site | fixtures is unknown. and wall fixtures with
or development is required. Consequently, if existing lamps lamps whose color
that emit non-white light are to remain, new lamps may be temperature is between
required to match them. 2000 and 3000 Kelvin.

26 Dark brown, dark bronze, or black are appropriate colors for | The existing pole fixtures have a bronze finish. | None.

free-standing pole mounted light fixtures in the Entrance
Corridors.




27 The height and scale of freestanding, pole-mounted light The existing pole fixtures are estimated to be Replace the existing site
fixtures should be compatible with the height and scale of the | 30’ tall. pole lights with new
buildings and the sites they are illuminating, and with the use poles and fixtures that do
of the site. Typically, the height of freestanding pole- not exceed 20’ in height.
mounted light fixtures in the Entrance Corridors should not
exceed 20 feet, including the base. Fixtures that exceed 20
feet in height will typically require additional screening to
achieve an appropriate appearance from the Entrance
Corridor.

28 In determining the appropriateness of lighting fixtures for the | This parcel anchors one corner of a primary Given the prominent
Entrance Corridors, the individual context of the site will be | intersection and has high visibility from two situation of the parcel,
taken into consideration on a case by case basis. Entrance Corridors. replacing the existing site

and building lighting with
poles and fixtures that
meet ordinance and
guidelines requirements
is appropriate.

29 The following note should be included on the lighting plan: The lumen value of the existing fixtures is None.

“Each outdoor luminaire equipped with a lamp that emits unknown but presumed to exceed 3000.
3,000 or more initial lumens shall be a full cutoff luminaire

and shall be arranged or shielded to reflect light away from

adjoining residential districts and away from adjacent roads.

The spillover of lighting from luminaires onto public roads

and property in residential or rural areas zoning districts shall

not exceed one half footcandle.”

30-31 | Guidelines for the Use of Decorative Landscape Lighting No decorative lighting has been proposed. There | Remove the non-full
are existing wall lights that are not full cutoff cutoff wall lights. If
fixtures. external wall lights are

needed, choose fixtures
with a full cutoff style.
Landscaping
7 The requirements of the Guidelines regarding landscaping are | There are currently no trees along either the Rt. | Revise the plan to bring

intended to reflect the landscaping characteristic of many of
the area’s significant historic sites which is characterized by
large shade trees and lawns. Landscaping should promote
visual order within the Entrance Corridor and help to
integrate buildings into the existing environment of the
corridor.

29 or Rio Road Entrance Corridors. The

proposed plan shows trees and shrubs added all
along these frontages, though no plant schedule
has been provided, so conformity with required
planting sizes cannot be determined at this time.
A note in the application states that landscaping

the landscaping closer to
meeting the guidelines for
trees along the EC street
frontages. The addition of
a planting island and the




8 Continuity within the Entrance Corridor should be obtained will be provided with the final site plan. A site shifting of some proposed
by planting different types of plant materials that share plan amendment will be required if the Special | trees may facilitate this.
similar characteristics. Such common elements allow for Use Permit is approved. A complete landscape
more flexibility in the design of structures because common plan should be included with the first submittal | Note that a Site Plan
landscape features will help to harmonize the appearance of | of that plan. Amendment will be
development as seen from the street upon which the Corridor needed for this proposal
is centered. The planting area along the corridors would be | (if the SP is approved). A

32 Landscaping along the frontage of Entrance Corridor streets | expanded with this proposal, though not complete landscape plan
should include the following: consistently. Some areas, particularly those at should be provided with
a. Large shade trees should be planted parallel to the the northeast corner of the site, remain quite the first submittal of that
Entrance Corridor Street. Such trees should be at least 32 narrow, and too small for tree planting. The amendment.
inches caliper (measured 6 inches above the ground) and overhead lines that cross the property between
should be of a plant species common to the area. Such trees the building and Rt. 29 further challenge
should be located at least every 35 feet on center. landscaping efforts.

b. Flowering ornamental trees of a species common to the area

should be interspersed among the trees required by the Although the landscaping that is illustrated far
preceding paragraph. The ornamental trees need not alternate exceeds the current condition, the frontage street
one for one with the large shade trees. They may be planted tree requirement has not been met in this

among the large shade trees in a less regular spacing pattern. proposal, in part due to the challenges described
c. In situations where appropriate, a three or four board fence | above. Adding another planting island and

or low stone wall, typical of the area, should align the shifting the locations of some trees would bring
frontage of the Entrance Corridor street. the planting closer to meeting the requirements.
d. An area of sufficient width to accommodate the foregoing

plantings and fencing should be reserved parallel to the

Entrance Corridor street, and exclusive of road right-of-way

and utility easements.

33 Landscaping along interior roads: There are no interior roads, but there is an None.
a. Large trees should be planted parallel to all interior roads. | existing access easement on the west side of the
Such trees should be at least 2% inches caliper (measured six | property. It opens directly onto travelways and
inches above the ground) and should be of a plant species proposed parking.
common to the area. Such trees should be located at least
every 40 feet on center.

34 Landscaping along interior pedestrian ways: There are sidewalks around the building. Trees | Revise the plan to show

a. Medium trees should be planted parallel to all interior
pedestrian ways. Such trees should be at least 2% inches
caliper (measured six inches above the ground) and should be
of a species common to the area. Such trees should be located
at least every 25 feet on center.

and shrubs are proposed near those on the north
and east sides of the building. Utilities run along
the west side. The planting area on the south is
very narrow (less than 3”) but could possibly
accommaodate small plants.

landscaping in the
planting island on the
south side of the building.




35 Landscaping of parking areas: Frontage trees double as perimeter parking trees | Provide a complete
a. Large trees should align the perimeter of parking areas, along the north and east sides of the property. landscape plan with the
located 40 feet on center. Trees should be planted in the There is insufficient planting area to add trees first site plan submittal.
interior of parking areas at the rate of one tree for every 10 on the south side, but trees are immediately
parking spaces provided and should be evenly distributed adjacent on the neighboring property. On the
throughout the interior of the parking area. west, existing utilities run through the planting
b. Trees required by the preceding paragraph should measure | area that is adjacent to the building. Shrubs are
2% inches caliper (measured six inches above the ground); shown with a mix of trees along the street
should be evenly spaced; and should be of a species common | frontages. A planting schedule has not been
to the area. Such trees should be planted in planters or provided, so tree and shrub sizes cannot be
medians sufficiently large to maintain the health of the tree determined.
and shall be protected by curbing.
c. Shrubs should be provided as necessary to minimize the 33 display parking spaces are proposed, plus
parking area’s impact on Entrance Corridor streets. Shrubs another 9 spaces for customers and employees.
should measure 24 inches in height. This is an overall increase in parking from 32
spaces to 42 spaces. Four interior trees are
illustrated, but size and species are not
identified.
36 Landscaping of buildings and other structures: The existing building is not particularly long, Revise the plan to show
a. Trees or other vegetation should be planted along the front | but landscaping can help soften the appearance | landscaping in the
of long buildings as necessary to soften the appearance of of the dated trademark architecture. Trees and planting island on the
exterior walls. The spacing, size, and type of such trees or shrubs are shown on the north and east sides of | south side of the building.
vegetation should be determined by the length, height, and the building. The south and west sides include
blankness of such walls. blank wall areas that would benefit from
b. Shrubs should be used to integrate the site, buildings, and | landscaping, but planting area is limited.
other structures; dumpsters, accessory buildings and
structures; “drive thru” windows; service areas; and signs.
Shrubs should measure at least 24 inches in height.
37 Plant species: a. Plant species required should be as approved | A plant schedule was not included in the Provide a complete
by the Staff based upon but not limited to the Generic concept plan. landscape plan with the
Landscape Plan Recommended Species List and Native first site plan submittal.
Plants for Virginia Landscapes (Appendix D).
38 Plant health: The following note should be added to the The note will be needed on the site plan. Include the plant health

landscape plan: “All site plantings of trees and shrubs shall be
allowed to reach, and be maintained at, mature height; the
topping of trees is prohibited. Shrubs and trees shall be
pruned minimally and only to support the overall health of
the plant.”

note on the landscape
plan in the first site plan
submittal.




Site development and layout

Site development should be sensitive to the existing natural
landscape and should contribute to the creation of an
organized development plan. This may be accomplished, to
the extent practical, by preserving the trees and rolling terrain
typical of the area; planting new trees along streets and
pedestrian ways and choosing species that reflect native
forest elements; insuring that any grading will blend into the
surrounding topography thereby creating a continuous
landscape; preserving, to the extent practical, existing
significant river and stream valleys which may be located on
the site and integrating these features into the design of
surrounding development; and limiting the building mass and
height to a scale that does not overpower the natural settings
of the site, or the Entrance Corridor.

39

The relationship of buildings and other structures to the
Entrance Corridor street and to other development within the
corridor should be as follows:

a. An organized pattern of roads, service lanes, bike paths,
and pedestrian walks should guide the layout of the site.

b. In general, buildings fronting the Entrance Corridor street
should be parallel to the street. Building groupings should be
arranged to parallel the Entrance Corridor street.

c. Provisions should be made for connections to adjacent
pedestrian and vehicular circulation systems.

d. Open spaces should be tied into surrounding areas to
provide continuity within the Entrance Corridor.

e. If significant natural features exist on the site (including
creek valleys, steep slopes, significant trees or rock
outcroppings), to the extent practical, then such natural
features should be reflected in the site layout. If the
provisions of Section 32.5.2.n of the Albemarle County
Zoning Ordinance apply, then improvements required by that
section should be located so as to maximize the use of
existing features in screening such improvements from
Entrance Corridor streets.

f. The placement of structures on the site should respect
existing views and vistas on and around the site.

The site layout is somewhat simplified with the
removal of the drive-thru lane and the layout
appears organized. The existing building is
oriented generally parallel to both Entrance
Corridors. Existing access to the site from the
northwest and the southeast would remain with
this proposal. The existing sidewalk along Rt.
29 and Rio Road would remain. No significant
natural features remain on this property. Views
are not expected to be impacted.

In addition to landscaping, there are a few
standard practices related to the display of
vehicles that can help reduce visual impacts.
Over the years, the ARB has developed a
standard recommended condition of approval
for vehicle display that requires vehicles not be
elevated anywhere on site. This means that
vehicles cannot be displayed on ramps,
turntables, or on other similar equipment or by
other similar methods. This helps maintain an
appropriate, organized and orderly appearance
on site and would be appropriate for this
location.

The ARB has also typically required that
sales/storage/display spaces be striped like
standard parking spaces on site to promote an
orderly appearance. This allows a distribution
and orientation of parked cars that is more like
standard parking lots, it helps ensure a
consistent appearance over time, and it makes it
easier to assess conformity with the approved
plan. Notes appear on the plan addressing these
issues.

Coordinate the color used
to designate proposed
display parking in the
legend and the plan.

Standard conditions of
approval for outdoor
display are
recommended:

Vehicles must be
displayed or stored only
in areas indicated for
display or storage on the
Concept Plan.

Vehicles must be parked
in striped parking spaces.

Vehicles must not be
elevated anywhere
outside of a building on
site.

10




The color used to identify proposed display
parking in the legend differs from the one
shown on the plan.

Site Grading

40

Site grading should maintain the basic relationship of the site to
surrounding conditions by limiting the use of retaining walls
and by shaping the terrain through the use of smooth, rounded
land forms that blend with the existing terrain. Steep cut or fill
sections are generally unacceptable. Proposed contours on the
grading plan shall be rounded with a ten foot minimum radius
where they meet the adjacent condition. Final grading should
achieve a natural, rather than engineered, appearance. Retaining
walls 6 feet in height and taller, when necessary, shall be
terraced and planted to blend with the landscape.

Grading of the site is expected to be minimal
and limited to the areas of expanded planting
beds. The applicant has indicated that a portion
of the existing retaining wall on the north side
of the property will be eliminated with this
proposal, but details are not available.
Minimizing the impact of the retaining wall is
appropriate.

Provide more detail on
the removal of portions of
the retaining wall.
Indicate the extent of
retaining wall removal
and provide detail about
the treatment of the
remaining wall.

41

No grading, trenching, or tunneling should occur within the
drip line of any trees or other existing features designated for
preservation in the final Certificate of Appropriateness.
Adequate tree protection fencing should be shown on, and
coordinated throughout, the grading, landscaping and erosion
and sediment control plans.

42

Areas designated for preservation in the final Certificate of
Appropriateness should be clearly delineated and protected
on the site prior to any grading activity on the site. This
protection should remain in place until completion of the
development of the site.

43

Preservation areas should be protected from storage or
movement of heavy equipment within this area.

No trees are identified as to remain.

None.

44

Natural drainage patterns (or to the extent required, new
drainage patterns) should be incorporated into the finished
site to the extent possible.

Existing drainage patterns are not proposed to
be changed.

None.

SIGNS

A Hardee’s wall sign is located on the east
elevation of the building and there is a
freestanding sign in one of the planting beds in
front of the building. The freestanding sign is a
non-conforming sign as to height, area and
design. The proposed plan shows the existing
sign but removing the sign and replacing it with
a sign that meets guidelines and ordinance

Eliminate the existing
freestanding sign and
replace it, if a
freestanding sign is
necessary, with a sign
that meets zoning
ordinance and Entrance
Corridor requirements.

11




requirements would contribute to unity,
coherence and orderly and attractive
development along the corridors.

SUMMARY OF RECOMMENDATIONS

Staff recommends the following as the primary points of discussion:
1. The amount and distribution of display parking
2. The proposed landscaping of the parking lot
3. Reuvising lighting and signage to meet ordinance and guidelines requirements

Staff offers the following recommendations on the proposal:
Recommendations on the Special Use Permit

Recommended revisions to the Concept Plan:

1.
2.

3.

4.

5.

Coordinate the color used to designate proposed display parking in the legend and the plan.

Revise the existing conditions plan to show both sheds at the southwest corner of the property. If one is to be eliminated, coordinate the plans
accordingly.

Revise the notes on the plan to indicate that trash receptacles will only be located within the dumpster enclosure shown at the west corner of
the property.

Revise the plan to bring the landscaping closer to meeting the guidelines for trees along the EC street frontages. The addition of a planting
island and the shifting of some proposed trees may facilitate this.

Revise the plan to show landscaping in the planting island on the south side of the building.

Recommended conditions of approval:

Staff recommends that the ARB forward the following recommendation to the Planning Commission:
The ARB has no objection to the proposed outdoor sales, storage and display with the following conditions:

Vehicles must be displayed or stored only in areas indicated for display or storage on the Concept Plan.

Vehicles must be parked in striped parking spaces.

Vehicles must not be elevated anywhere outside of a building on site.

Final site plan approval is subject to ARB approval of the landscape plan (submitted with the site plan). Landscaping shown on the plan
may be required to be in excess of the minimum requirements of the ARB guidelines and/or the Zoning Ordinance to mitigate visual
impacts of the prosed use.

5. Final site plan approval is subject to ARB approval of the lighting plan (submitted with the site plan). Maximum height of new pole
lights shall not exceed 20’. Maximum light levels shall not exceed 30 footcandles in the display lot and 20 footcandles in all other
locations. Nonconforming poles and fixtures shall be removed. All fixtures must have lamps whose color temperature is between 2000
and 3000 Kelvin.

el A
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6. Eliminate the existing freestanding sign. If a new freestanding sign is proposed, it must meet zoning ordinance and Entrance Corridor
requirements.

13



Recommendations for the Site Plan Amendment

1. Indicate on the plans how the building will be treated to achieve an appropriate appearance in the areas where building elements are being
removed.
2. Indicate if any rooftop equipment can and/or will be removed. Note that if replacement equipment will be proposed, the new equipment must not
be visible from the EC streets.
3. Note that a Site Plan Amendment will be needed for this proposal (if the SP is approved). A complete landscape plan should be provided with
the first submittal of that amendment.

o~

Include the standard plant health note on the landscape plan in the first site plan submittal.
Provide more detail on the removal of portions of the retaining wall. Indicate the extent of retaining wall removal and provide detail about the

treatment of the remaining wall.
6. Provide a lighting plan for review. Revise exterior lighting to meet ordinance and guidelines requirements, including but not limited to:

a. All fixtures must have lamps whose color temperature is between 2000 and 3000 Kelvin.
b. Maximum height of pole lights (including bases and fixtures) must not exceed 20’ in height.

Illumination at the ground must not exceed 30 footcandles in the display areas and 20 footcandles in all other locations.

ATTACHMENTS
A — 1680 Seminole Trail Outdoor Display Plan (see below)

TABLE A This report is based on the following submittal items:

Sheet# | Drawing Name Drawing Date

1 1680 Seminole Trail Auto Dealership Special Use Permit Narrative and Application | July 31, 2020
Plan cover page

2 Table of Contents, Introduction

3 Comprehensive Plan

4 Current Zoning

5 Existing Conditions

6 Impacts

7 Design Elements and Factors for the Special Use Permit

lof2 Application & Conceptual Layout Plan 7/20/20

20f2 Ex. Conditions & Demolition Plan 7/20/20

lofl Development X - Sections 7/20/20 but submitted July 31
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1. INTRODUCTION

1.1  Project Narrative

The applicant is seeking a special use permit in accordance with Section 30.6.3(a)2(b) for display parking within
a Highway Commercial zoning district. The special use permit shall allow for outdoor storage, display and/or
sales of vehicles on the property for the existing HC zoning. The applicant is seeking a special use permit on the
property to relocate his business from the City of Charlottesville to this site. The proposed property is located at
the intersection of Seminole Trail and Rio Road, and is currently an existing fast food restaurant. The
redevelopment of the site would include enhanced landscaping, screening, and buffers that are more consistent
with the comprehensive plan and Rio/29 Small Area Plan. The existing building shall remain with the proposed
development plan and special use permit application, and the building will be used for the auto dealership use.

The applicant is requesting a special use permit for outdoor storage, display and/or sales of vehicles on the
property for the proposed auto dealership within the entrance corridor. The use of the property and existing

Application Plan
1680 Seminole Trail Auto Dealership Special Use Permit

zoning allows for the auto dealership, and the use would be consistent with the other businesses currently in this
area along this portion of the roadway. The proposed landscaping and greenspace buffer as shown on the
application plan will help mitigate the use on the property from the intersection and entrance corridor, and will
also create the needed separation zone between the property and Route 29 and Rio Road. Portions of the
greenspace area may even be used to help enhance the Pedestrian Zone that was developed with the previous
Route 29 and Rio Road improvements.

1.2 Consistency with the Comprehensive Plan

The Places29 Master Plan is a master plan that was approved and adopted by the Albemarle Board of
Supervisors to become a part of the Comprehensive Plan for the Northern portion of the Growth Area of the
County. Within the Places29 Master Plan, guiding principles are given for the development of the properties
within this Northern Growth Area. In addition, a small area plan, Rio29 Small Area Plan, was recently
completed to guide the redevelopment of this central hub location within the Places29 Master Plan. The Rio29
Small area plan emphasizes on (3) vision elements, which are connectivity, character in design, and conservation
of community public spaces and natural resources.

This property is located within the Rio/29 small area plan and has a split comprehensive plan zoning on the
property with Urban Core along Rio Road and the northern portion of the site and Core along the southern
portion of the site. This is the highest intensity of uses within the Rio/29 small area plan. While the proposed
special use permit on the property will use the existing building structure for the auto dealership, the applicant is
proposing improvements to the site that are consistent with the Ri10/29 Small Area Plan. The proposed site
improvements include the development of a separation zone to help buffer the Rio Road and Route 29 corridor
with additional greenspace and landscaping. The additional street trees, understory trees, and shrubbery will add
landscaping and greenspace to the existing intersection and help mitigate the use on the property and the existing
building. This is consistent with the creation of the Through Corridor along Route 29 and Rio Road, at this busy
intersection. The greenspace and buffer area can also be used to help increase the Pedestrian Zone along the
frontage of the property.

While the existing building does not currently meet the recommendations on the site from the Rio/29 Small Area
plan, the special use permit is proposing site changes that are consistent with the Rio/29 Small Area Plan. The
site, with the current size of 0.691 acres, needs to be combined with the adjacent properties for a redevelopment
of the existing building structure that is contemplated within the Small Area Plan. The applicant is proposing the
site improvements now, with the intent that the property can be combined with the adjacent properties in the
future for the building redevelopment in this area. The ultimate development of this property, which is just over
1/2 acre) needs to be part of the entire redevelopment of the parcels at this intersection.

2|Page
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1.3 Existing Conditions

The subject property, as shown in Figure 3 on this page, is located at the intersection of Seminole Trail and
Rio Road at the southwest corner of the intersection. Existing road improvements and streetscape
improvements where installed along the road frontage of the property during the expansion of Route 29 and
the installation of the grade separated interchange. The parcel is 0.691 acres in size. The property is
bordered to the east by Route 29, to the north by Rio Road, and to the south and west by (2) existing
Highway commercial businesses.

There is (1) buildings on the existing property, which was constructed in 1978, according to County records.
The existing building is currently a fast food restaurant with a drive-thru window. The applicant is
proposing to remove the drive thru window/canopy and also to remove the refrigeration building on the rear
of the site. The existing building shall remain and will be used for the proposed car dealership business.

The topography of the subject property is primarily flat terrain with a gentle slope from the back of the
property down to Route 29 in the southeast corner. There is approximately 4 feet of elevation change from
the back of the site to Route 29 across the site. The subject project is primarily impervious area with the
building and the asphalt parking lot areas.

The applicant is proposing to use the existing building for the auto dealership, after removing the drive-thru
canopy and small utility/refrigeration building behind the main building.

Application Plan
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1.4 Development Impacts

As stated above, this property is located within the Albemarle County Rio/29 development area is currently
operating using County water and sewer. The existing building will remain, along with the existing water meter
and water/sewer connections and infrastructure. Because the subject property is proposing to maintain the
existing utility connections, there is no impact on the public utilities with this proposal.

The existing building is located within 1 miles of an existing fire department station. No additional fire/rescue
services are needed to this proposal.

There are no proposed residential units proposed with this application. As a result, there will be no impacts to
the Albemarle County Public Schools with the proposed special use permit application.

The parcel is located along Route 29 (Seminole Trail) and Rio Road. Improvements along the frontage of the
parcel were installed with the Route 29 expansion and Rio Road Grade separated interchange. Right of way and
easements were taken from the subject property for these improvements. This plan proposes to expand the
buffer improvements along the front of the site for landscaping and greenspace. The proposed application plan
shows landscaping and greenspace improvements along the frontage of the site to help mitigate the use of the site
at the corer.

1.5 Environmental Impacts

Figure 4 illustrates the existing environmental features on the property. There is no existing floodplain on the
property. There are no areas of critical slopes on the property either. The site is completely developed and has
no critical areas on the property or environmental features.

There are no proposed impacts to any environmental features on the property with this proposal.

Application Plan
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2. DESIGN ELEMENTS & FACTORS FOR THE SPECIAL USE PERMIT

2.1 Traffic and Transportation Improvements
The property is located along Route 29 (Seminole Trail) which is a major arterial roadway in Albemarle
County.

The current traffic trips per day with the proposed auto service station, per the 10" Editions of the ITE Trip
Generation Manual, is as follows:

Daily Trips: 135 Vehicles per day

Peak Hour (AM): 8 VPH (4 trips in & 4 trips out)

Peak Hour (PM): 21 VPH (10 trips in & 11 trips out)

This is a considerable reduction in traffic and trips per day from the existing fast food restaurant with is
projected at 1,415 Vehicles per day. This 1s a 90% reduction in traffic and trips per day in and out of the
subject property at this busy intersection.

No additional transportation improvements are proposed with the special use permit application.

2.2 Lighting

The existing site lighting shall remain on the parcel. Currently, there are street lights along Route 29 that
were Installed with the Route 29 expansion. These lights shall remain. There are also two existing site
light in the rear of the property that shall remain. The existing building lights shall remain. No additional
lighting 1s proposed on the site at this time with the application.

2.3 Water Usage
The subject property currently uses County water and sewer. The existing utility connections shall remain

in place.

2.4 Sounds & Smell

The proposed use of the building is not expected to have an adverse effect on the noise and smells in the
area. The removal of the fast food from the building will reduce smells from the exhaust from the building.
No servicing of the vehicles 1s proposed on the property, so additional automotive sounds are not expected
with the use of the property for an automotive dealership.

2.5 Visual Impacts and Building Design

The existing buildings on the property will be maintained with the proposed application. Additional
landscaping will help buffer and mitigate the use of the building along Route 29 and Rio Road with the
expansion of the greenspace area along the front of the site.

The existing canopy for the drive-thru window and the small refrigeration utility building behind the
existing building shall be removed with the proposed development of the site.

Application Plan
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2.6 Landscaping
A landscaping buffer area and greenspace is proposed with this application along Seminole Trail and Rio

Road. The All landscaping shall conform to the landscaping standards as specified in the Albemarle County
Zoning Ordinance Section 32.7.9. The existing parking spaces along Rio Road and Route 29 shall be
moved inward, creating a greenspace landscaping area for Street trees and landscaping shrubs between the
site and the roadways. Landscaping and planting areas will be created in the location where the existing
pavement is removed along the VDOT right of way frontage. These planting areas are shown on the
application plan. Spacing of street trees shall be planted in accordance with Section 32.7.9 of the Albemarle
County Code for Landscaping and Screening requirements. Street trees along the public streets shall be
subject to the approval of the Albemarle County Architectural Review Board and shall meet the
requirements outlined in the Architectural Review Board Design Guidelines. All other landscaping shall be
subject to Section 32.7.9 of the Albemarle County Code for landscaping and screening requirements.

Screening and interior landscaping will also be part of the final site plan to provide a visual barrier and site
landscaping as required the Albemarle County Ordinance along Route 29 and Rio Road, within the parking
lot areas for the auto dealership, and along the perimeter of the parking areas.

2.7 Grading
Grading of the site shall adhere to the existing topography on the property. Minor grading will be

performed along the frontage of the site with the additional greenspace area for the landscaping and buffers.
A portion of the existing retaining wall along Rio Road shall be removed with the installation of the
landscape buffer area.

2.8 Stormwater Management

All designs and engineering for the redevelopment of the property shall adhere to the State Stormwater
Management regulations and Albemarle County Water Protection Ordinance. The site will accommodate
the stormwater management with a reduction of the impervious area on the property. The final stormwater
management design will be part of the site plan and water protection ordinance plan for the development.

Protective measures for erosion and sediment control shall be installed to limit any sediment run-off from
reaching Route 29 and Rio Road during the construction phases. Additional measures may include, but not
be limited to, installation of silt fence with wiring backing, usage of filter socks and floc logs for protection
measures, or the installation of erosion control matting for all slopes with the use of tackifiers in seeding and
soil stabilization applications.
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GENERAL NOTES:
TAX MAP: 06100-00-00-120T0

APPLICANT: CHARLOTTESVILLE ALBEMARLE RENTAL PROPERTIES LLC
916 PRESTON AVENUE
CHARLOTTESVILLE, VA 22903

OWNER: BNE RESTAURANT GROUP IV LLC c/fo CRAIG WORTHY
PO BOX 2629
ADDISON, TX 75001

ENGINEER: COLLINS ENGINEERING, INC.
200 GARRETT STREET, SUTEK
CHARLOTTESVILLE, VA 22902
(434)293-3719

CURRENT ZONING: HC - HIGHWAY COMMERCIAL ZONING
ACREAGE: TOTAL ACREAGE OF PARCEL IS 0,691+ ACRES

PROPOSED USE:
AUTOMOTIVE SALES WITH DISPLAY PARKING (SPECIAL USE PERMIT FOR DISPLAY PARKING)

SETBACKS:
FRONT BUILDING SETBACK: 10' MIN SETBACK FROM SEMINOLE TRAIL
REAR BUILDING SETBACK: NONE
SIDE BUILDING SETBACK: NONE
PARKING SETBACK: 10' PARKING SETBACK FROM SEMINOLE TRAIL

UTILITIES: PUBLIC WATER AND PUBLIC SEWER
SURVEY: SURVEY AND BOUNDARY PROVIDED BY MERIDIAN PLANNING GROUP

ACCESS:
THE SITE CURRENTLY HAS AN EXISTING ACCESS ENTRANCE FROM RIO ROAD & FROM AN
ACCESS EASEMENT THROUGH THE PROPERTY TO THE SOUTHWEST OF THE PARCEL.

PARKING:
PARKING REQUIRED: (3) CUSTOMER PARKING SPACES + (1) HANDICAP SPACE
(3) EMPLOYEE PARKING SPACES
PARKING PROVIDED: (9) CUSTOMER/EMPLOYEE PARKING SPACES (INCLUDING 2
HANDICAP SPACES) AND (33) DISPLAY PARKING SPACES

TRAFFIC GENERATION (TRIPS PER DAY):

EXISTING: RETAIL BUSINESS (PER 1,000 GROSS LEASABLE AREA)
ADT: 135 VEHICLES PER DAY
WEEKDAY (A.M. PEAK HOUR): 8 VEHICLES PER PEAK HOUR (4 ENTER/4 EXIT)
WEEKDAY (P.M. PEAK HOUR): 21 VEHICLES PER PEAK HOUR (10 ENTER/11 EXIT)

PROPOSED: AUTOMOTIVE SALES (PER 1,000 GROSS LEASABLE AREA)
ADT: 102 VEHICLES PER DAY
WEEKDAY (A.M. PEAK HOUR): 6 VEHICLES PER PEAK HOUR (4 ENTER/2 EXIT)
WEEKDAY (P.M. PEAK HOUR): 8 VEHICLES PER PEAK HOUR (3 ENTER/5 EXIT)

STORMWATER MGMT: THE SITE HAS AN EXISTING BUILDING AND EXISTING PARKING AREAS ON THE
PROPERTY. NO ADDITIONAL PAVEMENT OR IMPERVIOUS AREA IS PROPOSED WITH THIS
APPLICATION. A REDUCTION IN PAVEMENT AND IMPERVIOUS AREA IS PROPOSED ON THE
PROPERTY WITH THE IMPROVEMENTS, MEETING THE SWM REQUIREMENTS.

FIRE & RESCUE: THIS PROJECT SHALL CONFORM WITH ALB. COUNTY FIRE &
RESCUE REGULATIONS FOR FIRE PROTECTION AND ACCESS TC THE SITE.

LANDSCAPING AND BUFFERS: SEE APPLICATION PLAN FOR PROPOSED LANDSCAPING BUFFERS.

BUILDING HEIGHT: MAXIMUM HEIGHT 65', PROVIDED THAT ANY STRUCTURE EXCEEDING 35' IN
HEIGHT SHALL BE SET BACK FROM ANY STREET RA IN ADDITION TO THE MINIMUM YARD
REQUIREMENT A DISTANCE OF 2' FOR EACH 1' IN BUILDING HEIGHT.

ENTRANCE CORRIDOR NOTES AND REQUIREMENTS:

1. VEHICLES SHALL NOT BE ELEVATED ANYWHERE ON SITE.

. VEHICLES SHALL BE STORED AND DISPLAYED ONLY IN AREAS INDICATED FOR STORAGE OR
DISPLAY SHOWN ON THIS APPLICATION PLAN. DISPLAY PARKING SHALL NOT BE LOCATED ON
EXISTING GRASS OR LANDSCAPE AREAS.

. SALES DISPLAY AND CUSTOMER PARKING SPACES AS SHOWN ON THE APPLICATION PLAN
SHALL BE STRIPED/MARKED ON SITE.

. THE PROPOSED LANDSCAPING ON THE APPLICATION PLAN IS PROPOSED TO COMPENSATE FOR
THE NEGATIVE VISUAL IMPACT OF THE PROPQSED USE FROM THE ENTRANCE CORRIDCR.

5. ANY ACCESSORY STRUCTURES OR EQUIPMENT MUST BE SCREENED FROM VIEW FROM THE
ENTRANCE CORRIDOR, AND ANY ACCESSORY STRUCTURE OR EQUIPMENT IS SUBJECT TO ARB
REVIEW.

6. ANY ALTERATIONS TO THE EXISTING BUILDING THAT ARE VISIBLE FROM THE ENTRANCE
CORRIDOR, INCLUDING THE ADDITION OF WALL-MOUNTED LIGHTING, ARE SUBJECT TO ARB
REVIEW.

7. SEE APPLICATION PLAN FOR DEMARCATION OF THE LOADING AND SERVICE AREAS, REFUSE
AREAS, EXISTING AND PROPOSED MECHANICAL EQUIPMENT, AND OTHER SITE RELATED
FEATURES. ALL TRASH RECEPTACLES SHALL BE STORED BEHIND THE BUILDING OR ON THE
SOUTHWEST SIDE OF THE BUILDING.

. VISIBILITY OF ALL MECHANICAL EQUIPMENT FROM THE ENTRANCE CORRIDOR SHALL BE
ELIMINATED.

9. ANY MODIFICATION TO THE EXISTING SITE LIGHTING IS SUBJECT TO ARB REVIEW AND
APPROVAL. MAXIMUM LIGHT LEVELS ON THE SITE SHALL NOT EXCEED 30 FOOT CANDLES. AT
THIS TIME, NO ADDITIONAL LIGHTING IS PROPOSED.

10. ALL SIGNS FOR THE SITE SHALL BE REVIEWED AND APPROVED BY ARB UNDER A SEPARATE
SIGN APPLICATION.

(5
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NOTE: THE DEVELOPMENT OF THE SITE FOR THE AUTOMOTIVE SALES SHALL BE IN GENERAL ACCORD
TO THIS APPLICATION PLAN, INCLUDING THE LOCATION OF THE DISPLAY PARKING, CUSTOMER
PARKING, INVENTORY PARKING, AND LANDSCAPING FOR THE SITE.
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