Agenda

PLANNING COMMISSION REGULAR DOCKET
TUESDAY, October 10, 2023 at 5:30 P.M.
Hybrid Meeting

L. Commission Pre-Meeting (Agenda discussion(s))
Beginning: 5:00 p.m.
Location: (NDS Conference Room, 610 East Market Street, Charlottesville, VA 22902)

IL. Commission Regular Meeting
Beginning: 5:30 p.m.
Location: (Council Chambers, 605 E. Main Street, Charlottesville, VA 22902 and
Electronic/Virtual)

COMMISSIONERS' REPORTS

UNIVERSITY REPORT

CHAIR'S REPORT

DEPARTMENT OF NDS

MATTERS TO BE PRESENTED BY THE PUBLIC NOT ON THE FORMAL AGENDA
CONSENT AGENDA

(Items removed from the consent agenda will be considered at the end of the regular
agenda)

YO WR

1. Minutes - August 8, 2023 - Regular Meeting
2. Minutes - April 12, 2022 - Regular Meeting

III.  JOINT MEETING OF COMMISSION/ COUNCIL
Beginning: 6:00 p.m.
Continuing: until all public hearings are completed
Format: (i) Staff Report, (ii) Applicant, (iii) Hearing

1.ZM23-0005 - 630 Cabell Avenue — On October 10, 2023, the Planning Commission and City Council will
conduct a Joint Public Hearing for a Rezoning application for property located at 630 Cabell Avenue and
identified in the City’s land records as Tax Map and Parcel (“TMP”’) No. 050155000 (the “Subject Property™).
Following the Joint Public Hearing, it is the intention of the Planning Commission to vote on whether to
recommend approval of the Rezoning. The owner, Neighborhood Investments CA LLC, has submitted a
Rezoning application pursuant to Charlottesville City Code Section 34-41 to change the existing zoning of the
Subject Property from Multifamily Residential (“R-3"") and Two-Family Residential University (“R-2U”) to
Multifamily Residential (“R-3") only.

The applicant is proposing a multifamily building with up to five units through new construction. The Subject
Property is approximately 0.62 acres with road frontage on Cabell Avenue. The Comprehensive Land Use Map
designates the Subject Property area as Higher Intensity Residential. Additional information pertaining to this
application (ZM23-0005) may be viewed online at www.charlottesville.gov/agenda. Persons interested in this
application may also contact NDS Planner Dannan O’Connell by email at (oconnelld@charlottesville.gov) or
by telephone (434-970-3991).

2.CP23-00002 — VERVE Charlottesville PUD - Code of Virginia, § 15.2-2232 Review: 409 Stadium Road
The applicant is requesting an amendment to the November 4, 1996 vacation of the Woodrow Street Right of
Way (ROW) along with a request to zone the closed portion to PUD. Woodrow Street is an unimproved paper
street that bisects the Subject Property and is used mainly for off-street parking for the existing residential units.


https://protect-us.mimecast.com/s/QvkWCYEQVrhDX5NGH9U5Ze?domain=charlottesville.gov
mailto:oconnelld@charlottesville.gov

Several public utility lines such as sanitary, water, and gas run through Woodrow Street and will need to be
relocated as part of the proposed development. Pursuant to Virginia Code Section 15.2-2232 and Charlottesville
City Code Sec. 34-28, the Planning Commission will review these facilities and public street vacation to
determine if the general location, character and extent of the proposed alterations are substantially in
accord with the City’s currently adopted Comprehensive Plan or part thereof.

3.ZM23-00004, Z.T23-09-02, P23-0055, P23-0058 — VERVE Charlottesville PUD — Subtext Acquisitions,
LLC (“Applicant”), on behalf of Woodrow Apartments, LLC; Woodrow Too, LLC; and 1709 JPA LLC,
(“Owner”) is requesting a Zoning Map Amendment and Zoning Text Amendment pursuant to Sections 34-41
and 34-490 — 519 of the Code of the City of Charlottesville (“Code”) for properties (“Subject Property”):
Parcel Number: 160008000, 1705 Jefferson Park Avenue, Charlottesville, VA 22903

Parcel Number: 160005000, 106-114 Stadium Road, Charlottesville, VA 22903

Parcel Number: 160004000, 100 Stadium Road, Charlottesville, VA 22903

Parcel Number: 160003000, 102 Stadium Road, Charlottesville, VA 22903

Parcel Number: 160002000, 104 Stadium Road, Charlottesville, VA 22093

Parcel Number: 160001000, 409 Stadium Road, Charlottesville, VA 22903;

The applicant is proposing to rezone the Subject Property from Multifamily Residential (“R-3") to Planned Unit
Development (“PUD”’) with a Development Plan and removal of the Individually Protected Property (IPP)
designation from 104 Stadium Road. The application and development plan includes a commitment to
affordable housing; parking requirements; a use matrix including a maximum dwelling units per acre (“DUA”);
yard and height regulations; open space; and landscaping. The applicant is proposing to redevelop the Subject
Property and replace the existing (62) residential units (spread between nine different buildings) with one
building containing between (524) to (550) residential units. The proposed building will have a height range of
(75) feet to (135) feet and stories that range from (5) to (12). In addition, the proposed PUD includes improved
pedestrian and bicycle circulation along Stadium Road, Emmet Street, and Jefferson Park Avenue and road
improvements to Montebello Circle.

The Subject Property is approximately 3.3 acres with road frontage on Jefferson Parke Avenue, Stadium Road,
Emmet Street, and Montebello Circle. The Comprehensive Land Use Map designates this area in the Urban
Mixed Use Corridor. The Subject Property is zoned Residential Multifamily (R-3) (104 Stadium Road is zoned
R-3H and is an IPP) with an Entrance Corridor Overlay. This application may be viewed online

at http: //www.charlottesville.org/departments-and-services/departments-h-z/neighborhood-
development-services or a copy is on file in the Department of Neighborhood Development Services, 2nd
Floor of City Hall, 610 East Main Street. Persons interested in this SUP request may contact NDS Planner Matt
Alfele by e-mail (alfelem@charlottesville.gov) or by telephone (434-970-3636).

In order for the applicant to implement the PUD Plan, they will need additional approvals from City Council.
These approvals include:

Application P23-0055 - A Critical Slope Waiver per City Code Section 34-516(c) (P23-0055). Critical Slopes
exist on the Subject Property along the Montebello Circle frontage and will be impacted by the proposed
development.

Application P23-0058 - A Sidewalk Waiver per City Code Section 29-182(j)(5) for a portion of Montebello
Circle (P23-0058). The applicant’s development plan calls for fire access improvements to Montebello Circle,
but due to site constraints is requesting a waiver for sidewalk along approximately 300 feet of frontage.

Amendment to “An Ordinance Authorizing the Sale of Certain City-Owned Property Located at 409
Stadium Road” adopted May 2, 2011 — The applicant is proposing to amend the ordinance authorizing the
sale of city-owned property located at 409 stadium road to allow for development.


http://www.charlottesville.org/departments-and-services/departments-h-z/neighborhood-development-services
http://www.charlottesville.org/departments-and-services/departments-h-z/neighborhood-development-services
mailto:alfelem@charlottesville.gov

IV. COMMISSION’S ACTION ITEMS
Continuing: until all action items are concluded.

1. Charlottesville Development Code and Zoning Map Deliberation (if needed)

V. FUTURE MEETING SCHEDULE/ADJOURN

Tuesday November 14, 2023 - 5:00 PM | Pre-
Meeting

Tuesday November 14, 2023 - 5:30 PM | Regular | Minutes
Meeting | Zoning Ordinance Update

Rezoning, SUP, Critical Slope Waiver -
108 Lankford Avenue

Anticipated Items on Future Agendas
Rezoning and SUP - 0 Carlton Road, 108 Lankford Avenue

Site Plan -Flint Hill PUD, 240 Stribling Ave, 1613 Grove Street Extended, MACAA - Park Street
Subdivision - Belmont Condominium
Rezoning/PUD - 2117 Ivy Road
Preliminary Site Plan - 0 East High Street
Critical Slopes Waiver - 108 Lankford Avenue
Preliminary Discussion - Dairy Central Phase 3
Future Entrance Corridor
e 1801 Hydraulic Road - revised Comp Sign Plan, (Hillsdale Place, Riverbend)
e Review of 2117 Ivy Road for compatibility with Entrance Corridor prior to Rezoning request.
CIP Work Session - November 28, 2023 and CIP Hearing - December 12, 2023

PLEASE NOTE: THIS AGENDA IS SUBJECT TO CHANGE PRIOR TO THE MEETING.

PLEASE NOTE: We are including suggested time frames on Agenda items. These times are subject
to change at any time during the meeting.

Individuals with disabilities who require assistance or special arrangements to participate in the public
meeting may call the ADA Coordinator at (434) 970-3182 or submit a request via email to
ada@charlottesville.gov. The City of Charlottesville requests that you provide a 48 hour notice so that
proper arrangements may be made.

Planning Commission premeeting and regular meetings are held in person and by Zoom webinar. The
webinar is broadcast on Comcast Channel 10 and on all the City's streaming platforms including: Facebook,
Twitter, and www.charlottesville.gov/streaming. Public hearings and other matters from the public will be
heard via the Zoom webinar which requires advanced registration here: www.charlottesville.gov/zoom .
You may also participate via telephone and a number is provided with the Zoom registration or by
contacting staff at 434-970-3182 to ask for the dial in number for each meeting.



mailto:ada@charlottesville.gov
http://www.charlottesville.gov/zoom

[,
.

d

LIST OF SITE PLANS AND SUBDIVISIONS APPROVED ADMINISTRATIVELY
7/1/2023 TO 9/30/2023

Preliminary Site Plans
Final Site Plans
a. 1000 Monticello Road (Belmont Heights) - August 8, 2023
b. 1150 5" Street SW (Gas Station) — September 7, 2023
Site Plan Amendments
Subdivision
a. BLA — 1701 Chesapeake Street — August 29, 2023
b. BLA — 14 & 16 Mobile Lane — September 12, 2023
c. BLA -106 & 108 Park Lane W — September 19, 2023



August 8, 2023 and April 12, 2022 Planning Commission
Minutes are included as the last documents in this packet.



CITY OF CHARLOTTESVILLE

DEPARTMENT OF NEIGHBORHOOD DEVELOPMENT SERVICES
STAFF REPORT

JOINT CITY COUNCIL AND PLANNING COMMISSION PUBLIC HEARING
APPLICATION FOR A REZONING OF PROPERTY
APPLICATION NUMBER: ZM23-00005
DATE OF HEARING: October 10, 2023

Project Planner: Dannan O’Connell
Date of Staff Report: November 27, 2023

Applicant: Mitchell Matthews Architects and Planners

Applicant’s Representative(s): Kevin Riddle

Current Property Owner: Neighborhood Investments-CA, LLC

Application Information

Property Street Address: 630 Cabell Avenue

Tax Map & Parcel: 050155000

Total Square Footage/ Acreage Site: Approx. 0.626 acres (27,268 square feet)
Comprehensive Plan (General Land Use Plan): Higher Intensity Residential
Current Zoning Classification: Multifamily Residential (R-3) and University Two-Family
Residential (R-2U)

Proposed Zoning Classification: Multifamily Residential (R-3)

Overlay District: No

Completeness: The application generally contains all the information required by Zoning
Ordinance (Z.0.) Sec. 34-41.

Other Approvals Required:

Purpose of Meeting and Applicant’s Request (Summary)
Neighborhood Investments-CA, LLC (Owner and Applicant) has submitted an application

pursuant to City Code 34-490 seeking a zoning map amendment to change the zoning district
classifications of the above parcels of land. The Subject Property was recently expanded via a
Boundary Line Adjustment to incorporate 1,200 additional square feet from a neighboring
property that is zoned University Two-Family Residential (R-2U). The applicant is proposing to
rezone this additional area from R-2U to Multifamily Residential (R-3), making the entire
Subject Property a uniform R-3 zoning.

Page 10f 8
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ZM23-00005 630 Cabell Avenue

Context Map 2- Zoning Classifications

o

804+

KEY — Dark Orange: High Density Residential (R-3 and UHD); Light Orange: Two-Family
Residential; Yellow: Single-Family Residential (R-1U and R-1S)

Context Map 3- General Land Use Plan, 2021 Comprehensive Plan

KEY: Yellow: General Residential; Light Brown: Medium Intensity Residential; Dark Brown:
Higher-Intensity Residential
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ZM23-00005 630 Cabell Avenue

Rezoning Standard of Review

City Council may grant an applicant a rezoning request, giving consideration to a number of
factors set forth within Z.0. Sec. 34-41. The role of the Planning Commission is and make an
advisory recommendation to the City Council, as to whether or not Council should approve a

proposed rezoning based on the factors listed in Z.0. Sec. 34-42(a):
(a) All proposed amendments shall be reviewed by the planning commission. The planning
commission shall review and study each proposed amendment to determine:

(1) Whether the proposed amendment conforms to the general guidelines and
policies contained in the comprehensive plan;

(2) Whether the proposed amendment will further the purposes of this chapter and
the general welfare of the entire community;

(3) Whether there is a need and justification for the change; and

(4) When pertaining to a change in the zoning district classification of property, the
effect of the proposed change, if any, on the property itself, on surrounding
property, and on public services and facilities. In addition, the commission shall
consider the appropriateness of the property for inclusion within the proposed
zoning district, relating to the purposes set forth at the beginning of the proposed
district classification.

For the applicant’s analysis of their application per Sec 34-42 & Sec. 34-41(d) see Attachment B.

Sec. 34-42(a)(1): Whether the proposed amendment conforms to the general guidelines and
policies contained in the comprehensive plan.

Below are specific areas of the Comprehensive Plan for which the request is in compliance:

a. Land Use, Urban Form, Historic and Cultural Preservation
i. Goal 3 — Balancing Preservation with Change: Protect and enhance the
existing distinct identities of the city’s neighborhoods and places while
promoting and prioritizing infill development, housing options, a mix of
uses, and sustainable reuse in our community.
b. Housing
i. Goal 2 — Citywide Diverse Housing: Support a wide range of rental and
homeownership housing choices that are integrated and balanced across
the city, and that meet multiple City goals including community
sustainability, walkability, bikeability, ADA accessibility, public transit use,
increased support for families with children and low-income households,
access to food, access to local jobs, thriving local businesses, and decreased
vehicle use.

Page 4 of 8



ZM23-00005 630 Cabell Avenue

Below are specific areas of the Comprehensive Plan for which the request may not be in
compliance:
a. Land Use, Urban Form, Historic and Cultural Preservation
i. Goal 2 - Future Land Use Vision: Guide implementation of the Future Land
Use vision contained in this Comprehensive Plan, including support for
existing neighborhoods and preventing displacement.

Comprehensive Plan:
The 2021 Comprehensive Plan’s Future Land Use Map designates 630 Cabell Avenue as Higher

Intensity Residential. Higher Intensity Residential is described as allowing multi-unit housing
with thirteen (13) or more units per lot. Development may include large and/or smaller-scale
buildings, and limited ground floor commercial uses are encouraged. Heights of up to five (5)
stories are allowed, although highest building heights are to be determined by neighborhood
context. The intent of this designation is to provide opportunities for higher density,
multifamily focused development.

The proposed use does conform to the categories identified in the 2021 Future Land Use Map.
An additional five-unit multifamily building would increase the number of dwelling units on
the Subject Property to thirteen (13), which is the minimum target of the Higher Intensity
Residential land use designation. The new building has a proposed height of five (5) stories,
which is acceptable under this designation given the height of surrounding structures and the
extreme change in grade from street level to the rear of the parcel.

Streets that Work Plan
The Subject Property has frontage on Cabell Avenue, which is designated a “Local Street” in

the Streets That Work Plan. Local streets have no defined typology, given the diversity of size
and condition of rights-of-way within this category. South of the intersection with Burnley
Avenue, Cabell Avenue is currently developed as a one-lane unstriped roadway with a width
of thirty (30) feet. East of this intersection, Cabell Avenue is developed as a two-lane
unstriped roadway with a width of forty (40) feet. No changes are suggested to the Cabell
Avenue right-of-way as part of this rezoning.

Bicycle and Pedestrian Master Plan:

The Subject Property’s frontage on Cabell Avenue is developed with curb and sidewalk. This
sidewalk continues south to connect the Subject Property to the intersection with Grady
Avenue. The eastern portion of Cabell Avenue is only partially developed with curb and
sidewalk between the Subject Property and the Preston Avenue intersection. There is
currently no bike infrastructure along Cabell Avenue. A City bus stop (CAT Route 8) is located
on Preston Avenue, approximately 1200 feet east of the Subject Property.

Page 5 of 8



ZM23-00005 630 Cabell Avenue

Sec. 34-42(a)(2): Whether the proposed amendment will further the purposes of this chapter
and the general welfare of the entire community.
Staff finds that a land use change from R-3 and R-2U to R-3, as described in the application
materials, could benefit the surrounding community by providing a small increase in the
amount of multifamily residential units available in this area.

Sec. 34-42(a)(3): Whether there is a need and justification for the change.
The proposed rezoning, if approved, would permit a multifamily infill development with one
unit above what is currently allowed by-right for this lot. This would fulfill the objectives of
the 2021 Comprehensive Plan for more diverse housing types, in proximity to pedestrian
infrastructure and mass transit lines.

Sec. 34-42(a)(4): When pertaining to a change in the zoning district classification of property,
the effect of the proposed change, if any, on the property itself, on surrounding property,
and on public services and facilities. In addition, the commission shall consider the
appropriateness of the property for inclusion within the proposed zoning district, relating to
the purposes set forth at the beginning of the proposed district classification.

Any development on the Subject Property would be evaluated during site plan review and
need to meet all current regulations related to public utilities and facilities. Due to the
location of the Subject Property, staff believes all public services and facilities would be
adequate to support any development contemplated by the Comprehensive Plan for this
area.

The purposes set forth per Z.0. Sec. 34-350(b) and (c) are:

Two-family (R-2). The two-family residential zoning districts are established to enhance
the variety of housing opportunities available within certain low-density residential areas
of the city, and to provide and protect those areas.

[...]

R-2U ("university"), consisting of quiet, low-density residential areas in the vicinity

of the University of Virginia campus, in which single-family attached and two-

family dwellings are encouraged;
Multifamily. The purpose of the multifamily residential zoning district is to provide areas
for medium- to high-density residential development. The basic permitted use is medium-
density residential development; however, higher density residential development may be
permitted where harmonious with surrounding areas. Certain additional uses may be
permitted, in cases where the character of the district will not be altered by levels of
traffic, parking, lighting, noise, or other impacts associated with such uses.

[...]

R-3, consisting of medium-density residential areas in which medium-density

residential developments, including multifamily uses, are encouraged;
Page 6 of 8



ZM23-00005 630 Cabell Avenue

The applicant is proposing to rezone approximately 1,200 square feet of the Subject Property
from R-2U to R-3, to accommodate a new multifamily building. Multifamily residential density of
up to 21 dwelling units per acre (DUA) is allowable in the R-3 district by-right; density of 22 to 87
DUA is allowable with an approved Special Use Permit. Multifamily development is not allowed
within the R-2U district.

Because multifamily developments are not allowed within the R-2U district, the 1,200 square foot
portion of the Subject Property cannot be used to calculate allowable residential DUA. The
maximum number of units permitted by-right in the R-3 zoned portion of the Subject Property
would be twelve (12). Rezoning the R-2U zoned portion would increase the lot’s acreage enough
to permit one additional multifamily unit by-right on the Subject Property. The applicant is
proposing to construct a five (5) unit multifamily building on the Subject Property adjacent to the
existing eight (8) unit apartment complex. This would give the Subject Property a total of thirteen
(13) units, equal to a residential DUA of 21.

Zoning History of the Subject Property

Year Zoning District

1949 A-1 Residential

1958 R-3 Residential, R-2 Residential
1976 R-3 Residential, R-2 Residential
1991 R-3 Residential, R-2 Residential
2003 R-3 Residential, R-2U Residential

The Subject Property is bordered by:

Direction Use Zoning

North Single Family Residential R-2U, R-1U
South Multifamily Residential R-3, UHD, UMD
East Multifamily Residential UHD

West Multifamily Residential, Fraternity/Sorority House R-3

Staff finds a rezoning of the Subject Property would be consistent with existing patterns of
development to the south, east and west, and an acceptable transition to the existing single-
family dwellings to the north.

Page 7 of 8




ZM23-00005 630 Cabell Avenue

Public Comments Received
Community Meeting Required by Z.0. Sec. 34-41(c)(2).
On September 6, 2023 the applicant held a community meeting in-person at 630 Cabell Avenue

from 6:00pm to 7:00pm. An NDS planner was able to attend this meeting. One member of the
public attended the meeting. No comments or concerns were raised regarding the proposed
rezoning.

Other Comments

As of the date of this report staff has not received any comments from the public. Should any
comments come in after the report is posted, those comments will be forwarded to Planning
Commission and City Council.

Staff Recommendation
Staff finds the proposed zoning change could contribute to the goals of the City’s Comprehensive

Plan, such as increasing the City housing stock, within the bounds of the City’s existing Zoning
Ordinance. Staff recommends approval of the rezoning request.

Suggested Motions
1. I move to recommend approval of this application to rezone the Subject Property from R-3

and R-2U to R-3, on the basis that the proposal would service the interests of the general
public and good zoning practice.

OR,

2. I move to recommend denial of this application to rezone the Subject Property from R-3
and R-2U to R-3, on the basis that the proposal would not service the interests of the
general public and good zoning practice.

Attachments
A. Rezoning Application dated August 25, 2023
B. Narrative dated September 19, 2023
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City of Charlottesville

Application for Rezoning

Project Name: 630 Cabe“ Avenue

Address of Property: 630 Cabell Avenue

Tax Map and Parcel Number(s): 050155000

Current Zoning: R-3 & R-2U (multiple zones)
Proposed Zoning: R-3

Comprehensive Plan Land Use Designation: _RX-3

Applicant: Kevin Riddle, c/o Mitchell Matthews Architects & Planners

Address: 300 Twin Sycamores Lane, Charlottesville

Phone: 434-979-7550 Email: Kkscottriddle@gmail.com

Applicant’s Role in the Development (check one):

Owner X Owner'’s Agent Contract Purchaser

Owner of Record: Veighborhood Investments tve - CA‘ il W s

Address: 810 Catalpa Court, Charlottesville Va 22903

Phone: 434-971-8000 Email: richard@neighborhoodprops.com

(1) Applicant’s and (2) Owner’s Slgnatures
(1) Slgnature[ Print Kevin Riddle Date 8/25/2023

Applicant’s (Circle One): LLC Member LLC Manager Corporate Officer (specify)
Other (specify): architects

(2) Signature m, AN L - Print R T SQLL EZEM Date ® )ZS)E

Owner’s (Circle One): LLC M {LLC Manager)Corporate Officer (specify)
Other (5pec1fy).




City of Charlottesville

Pre-Application Meeting Verification

Project Name: 626 - 630 Cabell Avenue

Pre-Application Meeting Date: 01/26/2023

Applicant’s Representative: John Matthews, Kevin Riddle (Mitchell Matthews Architects)

Planner: Dannan O'Connell

Other City Officials in Attendance:

Chris Sibold, Jack Dawson, Brennen Duncan (Engineering)

Steve Walton (Fire Dept), Chuck Miller (Building Official), Roy Nester (Utilities)

The following items will be required supplemental information for this application and
must be submitted with the completed application package:

1.

\
(o
Planner Signature: DW @




City of Charlottesville
Application Checklist

Project Name: aée e€ne

| certify that the following documentation is ATTACHED to this application:

] 34-157(a)(2) Narrative statement: applicant's analysis of conformity with the Comprehensive Plan

] 34-157(a)(4) Narrative statement identifying and discussing any potential adverse impacts, as well

as any measures included within the development plan, to mitigate those impacts

[] 34-158(a)(6): other pertinent information (narrative, illustrative, etc.)

Completed proffer statement n/a: no proffers proposed

] All items noted on the Pre-Application Meeting Verification.

Applicant
Signature/{{é'ﬁé/(/b-wint e n dde pate / /

By Its:

(For entities, specify: Officer, Member, Manager, Trustee, etc.)




City of Charlottesville

Community Meeting

a e en e

Section 34-41(c)(2) of the Code of the City of Charlottesville (adopted October 19, 2015) requires appli-
cants seeking rezonings and special use permits to hold a community meeting. The purpose of a communi-
ty meeting is to provide citizens an opportunity to receive information about a proposed development,
about applicable zoning procedures, about applicable provisions of the comprehensive plan, and to give
citizens an opportunity to ask questions. No application for a rezoning shall be placed on any agenda for
a public hearing, until the required community meeting has been held and the director of neighborhood
development services determines that the application is ready for final review through the formal
public hearing process.

By signing this document, the applicant acknowledges that it is responsible for the following, in
connection to the community meeting required for this project:

1. Following consultation with the city, the applicant will establish a date, time and location for the community
meeting. The applicant is responsible for reserving the location, and for all related costs.

2. The applicant will mail, by U.S. mail, first-class, postage pre-paid, a notice of the community meeting to a list of
addresses provided by the City. The notice will be mailed at least 14 calendar days prior to the date of the
community meeting. The applicant is responsible for the cost of the mailing. At least 7 calendar days prior to
the meeting, the applicant will provide the city with an affidavit confirming that the mailing was timely
completed.

3. The applicant will attend the community meeting and present the details of the proposed application. If the
applicant is a business or other legal entity (as opposed to an individual) then the meeting shall be attended by
a corporate officer, an LLC member or manager, or another individual who can speak for the entity that is the
applicant. Additionally, the meeting shall be attended by any design professional or consultant who has
prepared plans or drawings submitted with the application. The applicant shall be prepared to explain all of the
details of the proposed development, and to answer questions from citizens.

4. Depending on the nature and complexity of the application, the City may designate a planner to attend the
community meeting. Regardless of whether a planner attends, the City will provide the applicant with
guidelines, procedures, materials and recommended topics for the applicant’s use in conducting the community
meeting.

5. On the date of the meeting, the applicant shall make records of attendance and shall also document that the
meeting occurred through photographs, video, or other evidence satisfactory to the City. Records of attendance
may include using the mailing list referred to in #1 as a sign-in sheet (requesting attendees to check off their
name(s)) and may include a supplemental attendance sheet. The City will provide a format acceptable for use
as the supplemental attendance sheet.

Applicant: ¢ n dde /o e a esr es

By:
Signature/ggé’ﬁé'/(/(-’s print_ € " dde Date /
ts:

(Officer, Member, Trustee, etc.)




City of Charlottesirille '

Personal Interest Statement

Project Name: 630 Cabell Avenue

| swear under oath before a notary public that:

A member of the City of Charlottesville Planning Commission (identified below), or their
immediate family member, has a personal interest in the property or transaction that is the subject of this
application.

Planning Commissioner(s):

Or

No member of the City of Charlottesville Planning Commission, or their immediate family member,
has a personal interest in the property or transaction that is the subject of this application.

And

A member of the City of Charlottesville City Council (identified below), or their immediate family
member, has a personal interest in the property or transaction that is the subject of this application.
City Councilor(s):
Or

No member of the City of Charlottesville City Council, or their immediate family member, has a
personal interest in the property or transaction that is the subject of this application.

Applicant: Kevin Riddle

By:

Signature /gg é“%/(/\, print_Kevin Riddle Date 8/25/2023
Its: (Officer, Member, Trustee, etc.)
Commonwealth of Virginia anttt,,

City of Charlottesville.

The foregoing instrument was subscribed and sworn before me this E 5
day of D;\Lﬁu;a*' ,20_2% by lKevin  Piddiy

Notary Signature &Quj WN /%‘YUK)

Registration #: K07 (L4232 Expires Ol I/2( /207_{;

RUTTIRTILY




City of Charlottesville

Owner’s Authorizations

(Not Required)

Right of Entry- Property Owner Permission

I, the undersigned, hereby grant the City of Charlottesville, its employees and officials, the right to enter
the property that is the subject of this application, for the purpose of gathering information for the review
of this rezoning application.

Owner: NE!&?_?OEH‘CDD TuEﬁTREHTé CA LLC Date 7/ Zg ) 23
By (sign name)m 74’( . Print Name: K.T. SPI(L%tEM

Owner’s: LLC Member LLC ager Corporate Officer (specify):

Other (specific):

Owner’s Agent

|, the undersigned, hereby certify that | have authorized the following named individual or entity to serve
as my lawful agent, for the purpose of making application for this rezoning, and for all related purposes,
including, without limitation: to make decisions and representations that will be binding upon my proper-
ty and upon me, my successors and assigns.

Name of Individual Agent: ?]C”‘A“)ZD T/ S}“C ZeEM

Name of Corporate or other legal entity authorized to serve as agent:

Owner:

Na@fﬁOEHOODJEWﬂWENTé -CA, LLC Date: & /25 / 23

7 {
By (sign name): hﬁ!!ﬂsﬁﬁ-&- 747 ._ Print Name: KT SPL(L’:ZEM

Circle one:

Owner’s: LLC Member LLC Manager Corporate Officer (specify):

Other (specific):




City of Charlottesville

Disclosure of Equitable Ownership

Project Name: 630 Cabe” Avenue

Section 34-8 of the Code of the City of Charlottesville requires that an applicant for a special use permit
make complete disclosure of the equitable ownership “real parties in interest”) of the real estate to be
affected. Following below | have provided the names and addresses of each of the real parties in interest,
including, without limitation: each stockholder or a corporation; each of the individual officers and direc-
tors of a corporation; each of the individual members of an LLC (limited liability companies, professional
limited liability companies): the trustees and beneficiaries of a trust, etc. Where multiple corporations,
companies or trusts are involved, identify real parties in interest for each entity listed.

Name RICHARD |, Spuc-‘em address\0 (ATk LA (D WPT (nteworresy |u23\})‘\ 72

Name Address

Name Address

Name Address

Attach additional sheets as needed.

Note: The requirement of listing names of stockholders does not apply to a corporation whose stock is
traded on a national or local stock exchange and which corporation has more than five hundred (500)

shareholders.

. Kevin Riddle
Applicant:

By:
Signature /{(é.éé/(/(’mint Kevin Riddle pate 8/25/2023
Its:

(Officer, Member, Trustee, etc.)

0%




City of Charlottesville

Fee Schedule

Application Type Quantity |Fee Subtotal
Rezoning Application Fee $2000
Mailing Costs per letter S1 per letter
Newspaper Notice Payment Due

Upon Invoice
TOTAL
Office Use Only

Amount Received: Date Paid Received By:
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Charlottesville VA

09.19.2023

34-157(a)2) + 34-157(1)4) REZONING NARRATIVES

34-158(a)6) ZONING & SURVEY INFORMATION

34-158(a)6) SITE & NEIGHBORHOOD PHOTOGRAPHS

34-158(a)6) PROPOSED NEW BUILDING

AFFORDABLE DWELLING UNIT WORKSHEET
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630 CAB

09.19.2023

ELL AVE

ttesville

REQUEST FOR REZONING

LOCATION: 630 Cabell Avenue, Charlottesville, Virginia.
CURRENT ZONING: R-3 & R-2U

PROPOSED ZONING: R-3

USE: Multi-family Residential

INTRODUCTION: 630 Cabell Avenue is a 0.6+ acre parcel. Currently, it's split zoned. Most of the parcel is R-3, but a small portion is R-2U. An apartment building-- and the surface parking
behind it-- occupies roughly two-thirds of the site.

REASON FOR REQUEST: The owner seeks to consolidate the zoning classification on this site. Currently only a tiny fraction of the property is R-2U. The greater part is R-3. A single
classification-- R-3-- applied to the entire site would simplify density calculations and potentially avoid any yard, building height or other discrepancies that could result from the current split
zoning. This rezoning request also aligns well with the proposed future zoning map, which classifies this entire side of Cabell Avenue as RX-3, the nearest counterpart to the current R-3. The
owner realizes that the enactment of a new zoning ordinance may allow the same potential for site improvements pursued in this request. However, because of uncertainties about when the new
ordinance will take effect, the owner requests the rezoning described here to allow improvement plans to proceed sooner rather than later.

PROPOSED BUILDING: This document concludes with drawings of a possible small apartment building to be constructed on the south end of the site. The direction indicated here could
undergo changes as the design process unfolds. Material choices, among other characteristics, could evolve. Drawings of the proposed building should be taken as illustrative, not definitive.
They reflect current intentions, but revisions are possible. The property is not located in a Design Control District, Historic Conservation District or Entrance Corridor. Architectural approvals are not
required.

COMPATIBILITY WITH THE COMPREHENSIVE PLAN AND FUTURE LAND USE MAP: The future land use map, adopted in November 2021, envisions this neighborhood as Higher
Intensity Residential. This designation emphasizes development patterns-- relatively dense residential uses within multi-family buildings-- already evident in this neighborhood, much of
which has long been zoned R-3. The rezoning requested here adheres to these patterns, facilitating the construction of new multi-family dwellings. The proposed new dwellings will take better
advantage of the total site area, reaching maximum allowable by-right DUA while observing current height restrictions.

POTENTIAL ADVERSE IMPACTS: \We anticipate no adverse impacts. There is already an apartment building on the property. Multifamily housing is common and appropriate in this
neighborhood. Uses and densities proposed are by-right. The new building will likely introduce changes to the landscape and hardscape that will improve the street edge and benefit the public
realm. New parking spaces will be located in the rear yard, unseen from the primary street. New spaces will be accessed from the existing driveway, requiring no additional curb cuts, no reduction
in street spaces and no disruption of the sidewalk.

MITCHELL / MATTHEWS

NARRATIVE ARCHITECTS & PLANNERS

All grades, counts and quantities are approximate and will change as design proceeds. 434.979.7550 © 2023
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Multiple Zones R-2U & R-3
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Multiple Zones R-2U & R-3

SCALE: 1" = 30’
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TMP 5-155

OWNER:

NEIGHBORHOOD INVESTMENTS—CA, LLC
INST$2022: 2938

INST#2022: 2794(PLAT)

TMP 5-156

OWNER:

NEIGHBORHOOD INVESTMENTS—CA, LLC.

INST#2022: 4073

£ JNST#2019:2867
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=, &
o8 «i
=1 =0
<= O3
Ew r‘—cr\l;
Sh=
So 538
ez o "
- = X
o2 >§“3
a a2
< jur E
= 53
ze I g
oF 28
o> S
s 22
w® [ES
wZ @?g
o> o
Ex o~
o CZ)%
<% EE
o
@
=]
o

Land Area (Combined) 0.625 acres

BOUNDARY LINE
ADJUSTMENT

626 & 630 CABELL AVENUE
TAX MAP 5 PARCEL 155 & 156
CITY OF CHARLOTTESVILLE, VIRGINIA

17'=30

20.1433

TMPROJ

02 OF 02 )

Most of this parcel-- as well as most parcels
adjacent to it-- is zoned R-3. A small sliver of the
parcel-- roughly 1,200 square feet-- is zoned R-2U.

630 CABELL AVE
Charlottesville VA

09.19.2023

ZONING CLASSIFICATIONS

All grades, counts and quantities are approximate and will change as design proceeds.
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Multiple Zones R-2U & R-3

Land Area (Combined) 0.625 acres
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Charlottesville VA AREA TO BE REZONED ARCHITECTS & PLANNERS 9
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PLAN - BASEMENT APARTMENT

All grades, counts and quantities are approximate and will change as design proceeds.
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630 CABELL AVE
~ PLAN - ENTRY LEVEL AT LOWER TOWNHOUSES

All grades, counts and quantities are approximate and will change as design proceeds.
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All grades, counts and quantities are approximate and will change as design proceeds.
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All grades, counts and quantities are approximate and will change as design proceeds.
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Step 1: Total Floor Area Ratio (FAR) of Site

A.

B.

Total size of development site:

Total square footage of site:

1.0 Floor Area Ratio (FAR):

Gross Floor Area (GFA) of ALL buildings/uses:

Total site FAR:

Is E greater than or equal to 1.0 FAR?

Affordable Dwelling Unit Ordinance Worksheet

0.63 acres

0.63 X 43,560.00 27,268.56 square feet (sf)

(# of acres)

27,268.56 (total sf of site)

21,920.00 sf GFA Existing Bldg: 12,500.00 GFA Proposed Bldg: 9,420.00
21,920.00 + 27,268.56 = 0.80
(total GFA of site) (1.0 FAR)

NO: Your proposed development does not trigger the ADU ordinance.

YES: Proceed to Step 2 or Step 3.

AFFORDABLE DWELLINGS: Total floor area of both buildings combined will not exceed the total site area, therefore the Affordable Dwelling Unit Ordinance is not applicable.

630 CABELL AVE

AFFORDABLE DWELLING UNIT WORKSHEET

All grades, counts and quantities are approximate and will change as design proceeds.
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CITY OF CHARLOTTESVILLE

DEPARTMENT OF NEIGHBORHOOD DEVELOPMENT SERVICES
STAFF REPORT

JOINT CITY COUNCIL AND PLANNING COMMISSION PUBLIC HEARING
APPLICATION FOR A REZONING OF PROPERTY AND COMPREHENSIVE PLAN COMPLIANCE
APPLICATION NUMBERS: ZM23-00004, ZT23-09-02, AND CP23-00002
DATE OF HEARING: October 10, 2023

Project Planner: Matt Alfele, AICP
Date of Staff Report: September 27, 2023

Applicant: Subtext Acquisitions, LLC (Contract Purchaser)

Applicants Representative: Dylan Lambur (Subtext Acquisitions, LLC)

Current Property Owners: Woodrow Apartments, LLC; Woodrow Too, LLC; and 1709 JPA LLC
(collectively the “Owners”)

Application Information

Property Street Address: 106 — 114 Stadium Road, 409 Stadium Road, 104 Stadium Road, 102
Stadium Road, 1705 Jefferson Park Avenue, and 100 Stadium Road (the “Subject Properties”)
Tax Map & Parcel/Tax Status: Parcel Number: 160008000, 160005000, 160004000,
160003000, 160002000, and 160001000 (real estate taxes paid current - Sec. 34-10)

Total Square Footage/ Acreage Site: Approx. 3.3 acres (approximately 144,002 square feet)

Comprehensive Plan (General Land Use Plan): Urban Mixed Use Corridor

Current Classification: R-3 (Residential Multifamily) (104 Stadium Road is zoned R-3H and is an
Individually Protected Property IPP)

Proposed Zoning Classification: Planned Unit Development (“PUD”)

Overlay District: Entrance Corridor

Completeness: The application generally contains all of the information required by Zoning
Ordinance (Z.0.) Sec. 34-41 and (Z.0.) Sec. 34-490.

Other Approvals Required: Sidewalk waiver (P23-0058) for a portion of Montebello Circle (City
Council)

Applicant’s Request (Summary)
Subtext Acquisitions, LLC (“Applicant”), on behalf of Woodrow Apartments, LLC; Woodrow Too,

LLC; and 1709 JPA LLC, (“Owner”) is requesting a Zoning Map Amendment and Zoning Text
Amendment pursuant to Sections 34-41 and 34-490 — 519 of the Code of the City of
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ZM22-00002, ZT23-09-02, AND CP23-00002 VERVE Charlottesville PUD

Charlottesville (“Code”) for the Subject Property. (“Subject Property”). The applicant is
proposing to rezone the Subject Property from Multifamily Residential (“R-3”) to Planned Unit
Development (“PUD”) with a Development Plan and remove the Individually Protected Property
(IPP) designation from 104 Stadium Road. The application and development plan includes a
commitment to affordable housing; parking requirements; a use matrix including a maximum
dwelling units per acre (“DUA”); yard and height regulations; open space; and landscaping. The
applicant is proposing to redevelop the Subject Property and replace the existing (62)
residential units (spread between nine different buildings) with one building containing
between (524) to (550) residential units. The proposed building will have a height range of (75)
feet to (135) feet and stories that range from (5) to (12). In addition, the proposed PUD includes
improved pedestrian and bicycle circulation along Stadium Road, Emmet Street, and Jefferson
Park Avenue and road improvements to Montebello Circle. In order for the applicant to
implement the PUD Plan, they will need additional approvals from City Council. These approvals
include:

Application P23-0055 - A Critical Slope Waiver per City Code Section 34-516(c). Critical Slopes
exist on the Subject Property along the Montebello Circle frontage and will be impacted by the
proposed development.

Application P23-0058 - A Sidewalk Waiver per City Code Section 29-182(j)(5) for a portion of
Montebello Circle (P23-0058). The applicant’s development plan calls for fire access
improvements to Montebello Circle, but due to site constraints is requesting a waiver for a
sidewalk along approximately 300 feet of frontage.

An amendment to “An Ordinance Authorizing the Sale of Certain City-Owned Property
Located at 409 Stadium Road” adopted May 2, 2011 — The applicant is proposing to amend the
ordinance authorizing the sale of city-owned property located at 409 stadium road to allow for
development.

Application CP23-00002 — VERVE Charlottesville PUD - Code of Virginia, § 15.2-2232 Review:
106 — 114 Stadium Road, 409 Stadium Road, 104 Stadium Road, 102 Stadium Road, and 100
Stadium Road - The applicant is requesting an amendment to the November 4, 1996 vacation
of the Woodrow Street Right of Way (ROW) along with a request to zone the closed portion to
Planned Unit Development (“PUD”). Woodrow Street is an unimproved paper street that
bisects the Subject Property and is used mainly for off-street parking for the existing residential
units. Several public utility lines such as sanitary, water, and gas run through Woodrow Street
and will need to be relocated as part of the proposed development.
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Vicinity Map
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Cont_ext Map 1

-
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Context Map 2- Zoning Classifications

KEY - Light Orange: R-2U, Dark Orange R 3, Orange Hatchmg Entrance Corridor Overlay,
Yellow: R-1, Not shaded: UVA, Star: Individually Protected Property
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Context Map 3- Future Land Use Map, 2021 Comprehensive Plan

\\ . "\

»

KEY: Light Brown: Medium Intensity Residential, Dark Brown: Higher-Intensity Residential,
Purple: Urban Mixed Use Corridor, Hatch: UVA

Rezoning Standard of Review
Under Section 34-41, City Council may grant an applicant a rezoning request and should

consider several factors set forth within Section 34-42. The role of the Planning Commission is
to make an advisory recommendation to the City Council, as to whether or not Council should
approve a proposed rezoning based on the factors listed in Section 34-42(a):
(a) All proposed amendments shall be reviewed by the planning commission. The planning
commission shall review and study each proposed amendment to determine:
(1) Whether the proposed amendment conforms to the general guidelines and
policies contained in the comprehensive plan;
(2) Whether the proposed amendment will further the purposes of this chapter and
the general welfare of the entire community;
(3) Whether there is a need and justification for the change; and
(4) When pertaining to a change in the zoning district classification of property, the
effect of the proposed change, if any, on the property itself, on surrounding
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property, and on public services and facilities. In addition, the commission shall
consider the appropriateness of the property for inclusion within the proposed
zoning district, relating to the purposes set forth at the beginning of the
proposed district classification.

Planned Unit Development (PUD) Standard of Review

When evaluating a proposed PUD, in addition to the general considerations laid out in Section

34-42, City Council and the Planning Commission should also consider certain factors specific to

the construction of a PUD.

Section 34-490. - In reviewing an application for approval of a planned unit development (PUD)

or an application seeking amendment of an approved PUD, in addition to the general

considerations applicable to any rezoning the city council and planning commission shall

consider whether the application satisfies the following objectives of a PUD district:

1.

10.

To encourage developments of equal or higher quality than otherwise required by the
strict application of zoning district regulations that would otherwise govern;

To encourage innovative arrangements of buildings and open spaces to provide
efficient, attractive, flexible and environmentally sensitive design.

To promote a variety of housing types, or, within a development containing only a single
housing type, to promote the inclusion of houses of various sizes;

To encourage the clustering of single-family dwellings for more efficient use of land and
preservation of open space;

To provide for developments designed to function as cohesive, unified projects;

To ensure that a development will be harmonious with the existing uses and character
of adjacent property, and/or consistent with patterns of development noted with
respect to such adjacent property;

To ensure preservation of cultural features, scenic assets and natural features such as
trees, streams and topography;

To provide for coordination of architectural styles internally within the development as
well as in relation to adjacent properties along the perimeter of the development; and
To provide for coordinated linkages among internal buildings and uses, and external
connections, at a scale appropriate to the development and adjacent neighborhoods;
To facilitate access to the development by public transit services or other single-vehicle-
alternative services, including, without limitation, public pedestrian systems.

For applicant’s analysis of their application per Sections 34-42, 34-41(d), and 34-490 see
Attachment B and C.
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Sec. 34-42(a)(1): Whether the proposed amendment conforms to the general guidelines and
policies contained in the comprehensive plan.

Below are specific areas of the Comprehensive Plan with which the request may be in line:

a.

C.

Land Use, Urban Form, and Historic & Cultural Preservation

Objectives for Mixed-Use Areas: Support the redevelopment of “underutilized”
gray-field sites along community corridors.

Goal 2: Future Land Use Vision.

Guide implementation of the Future Land Use vision contained in this
Comprehensive Plan, including support for existing neighborhoods and
preventing displacement.

Goal 7: Entrance Corridors.

Ensure that the quality of development in Charlottesville’s designated
Entrance Corridor Overlay Districts is compatible with the City’s
requirements and standards, and with the adjacent neighborhood’s
historic, architectural, and cultural resources, while allowing for reuse of
structures and evolution of uses in these areas.

Housing
Goal 2: Diverse Housing Throughout the City.

Support a wide range of rental and homeownership housing choices that
are integrated and balanced across the city, and that meet multiple City
goals including community sustainability, walkability, bikeability, ADA
accessibility, public transit use, increased support for families with
children and lowOincome households, access to food, access to local jobs,
thriving local businesses, and decreased vehicle use.

Transportation
Goal 1: Complete Streets

Create and maintain a connected network of safe, convenient, and
pleasant accommodations for pedestrians, bicyclists, and transit riders,
including people of all ages and abilities.

Goal 2: Coordination with Land Use & Community Design

Improve quality of life and promote active living by reducing automobile
use and congestion and supporting multimodal options for safe and
convenient travel in conjunction with implementation of the Future Land
Use Vision.

Below are specific areas of the Comprehensive Plan with which the request may not comply:

a.

Land Use, Urban Form, and Historic & Cultural Preservation
Objectives for Mixed-Use Areas: Promote and encourage design elements that
enhance community livability such as active uses at the ground floor level
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along key street frontages. Encourage compact block and street networks and
a built environment that facilitates walking, biking, and bus riding.
Goal 3: Balance Conservation and Preservation with Change.

Protect and enhance the existing distinct identities of the city’s
neighborhoods and places while promoting and prioritizing infill

development, housing options, a mix of uses, and sustainable reuse in our
community.

Goal 7: Entrance Corridors.
Ensure that the quality of development in Charlottesville’s designated
Entrance Corridor Overlay Districts is compatible with the City’s
requirements and standards, and with the adjacent neighborhood’s
historic, architectural, and cultural resources, while allowing for reuse of
structures and evolution of uses in these areas.
b. Environment, Climate, and Food Equity

Goal 6: Tree Canopy
Contribute to the creation, protection, and expansion of robust urban

forests.

Comprehensive Plan- Staff Analysis:
The applicant is requesting a rezoning of the Subject Property to Planned Unit Development

(“PUD”) to accommodate a type of development (multifamily) that is permitted within the
existing R-3 zoning district, but not at the density or height allowed by the current code. The
proposal does meet some goals of the Comprehensive Plan by providing additional housing
options within the neighborhood and within close proximity to the University of Virginia,
the University hospital, and the West Main commercial district. Staff finds the proposed
density of the Subject Property (up to 550 residential dwelling units with a verity of
bedroom count) is appropriate for this location. However, staff is concerned with an
inconsistency in the plan that could allow up to 660 residential dwelling units within the
development. This inconsistency comes from the “Use Matrix” (page T2 of Attachment C)
that would allow a by-right density of 200 Dwelling Units per Acre (“DUA”). This conflicts
with the stated (page T1 Attachment C) maximum density of 550 units. In addition, staff is
concerned with the scale of the project and how it transitions to the established lower
density residential neighborhood along Montebello Circle. Additional height may be
appropriate along the Stadium Road, Emmet Street, and JPA, but staff would like to see
more of a reduction in height and additional screening along Montebello Circle.

The City’s 2021 Future Land Use Map of the Comprehensive Plan calls for the Subject
Property to be Urban Mixed Use Corridor. The description for this land use category calls for
higher intensity mixed use developments arranged along corridors between employment,
commercial, and civic hubs of the City. The form for Urban Mixed Use Corridor should
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respond to existing residential, environmental, and historic context. Building heights of five
(5) stories, or up to eight (8) at key intersections, such as intersections of Streets That Work,
Downtown, Industrial, Mixed Use, or Neighborhood corridors are recommended. Uses
within the Urban Mixed Use Corridors should include commercial, employment, residential
and include an inclusionary zoning mechanism to support housing affordability.

Nothing in the application materials indicates the proposed development would not
conform to the City’s Future Land Use Map or the Land Use chapter of the Comprehensive
Plan as it relates to use and density but may not conform as it relates to height. The City’s
Comprehensive Plan envisions a maximum height of eight (8) stories along Stadium Road
and Emmet Street that transitions down to five (5) stories within the High-intensity
Residential area along Montebello Circle. It should be noted that the City’s Comprehensive
Plan addresses height in stories and not feet. Additional height may be allowable through a
future “bonus” system, but that process, and standards are yet to be determined. Under
the current zoning, maximum height allowed within the R-3 district is one hundred and one
(101) feet with approval of a Special Use Permit (“SUP”). The by-right maximum height in
the R-3 district is forty-five (45) feet.

This Project does trigger the City’s Affordable Dwelling Units (“ADU”) ordinance, and ADU
Ordinance Worksheet was submitted with the applicant’s rezoning application. As the
applicant’s ADU Ordinance Worksheet demonstrates, Office of Community Solutions (OCS)
staff also determined the required number of ADUs, as the Project’s gross floor area
exceeds 1.0 FAR. Please refer to Sec. 34-12(c) and (d) of the Charlottesville, Virginia
ordinances for further guidance. The applicant has chosen not to provide a proffer
statement, but they have indicated a commitment to affordable housing within their
development plan. On the cover sheet of the PUD Development Plan the applicant has
stated: “The applicant shall make a cash contribution to the City’s affordable housing fund in
the amount equal to double that which would be required under City Code Section 34-
12(d)(2) based on the approved final site plan. Such cash contribution shall be delivered to
the City prior to the issuance of the first Certificate of Occupancy for the Project.” If the
rezoning is approved OCS will review any required site plan to insure it complies to
applicable affordable housing code sections, but based on the information provided to OCS
from the applicant, a full analysis cannot be provided at this time.

Despite the discrepancy in the application materials as it relates to maximum density, staff
finds the uses and density of the Subject Property would conform to the City’s
Comprehensive Plan. By contrast, staff finds the proposed height would not conform to the
City’s Comprehensive Plan. It should be noted that nothing within the application(s) to
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rezone the Subject Property will remove the Entrance Corridor overlay (EC). Any future site
plan submitted for review will require a Certificate of Appropriates (COA) from the Planning
Commission serving in the role of Entrance Review Board (ERB). This process should ensure
a final design that meets the EC standards and could mitigate some of the height and
transition concerns that staff has.

As part of the process to rezone the Subject Property from R-3 to PUD, the applicant will
also need to remove the Individually Protected Property (IPP) designation from 104 Stadium
Road. More detail on 104 Stadium Road can be found in the staff report that went to the
Board of Architectural Review (BAR) on September 19, 2023, but below are some key
elements related to the IPP and BAR recommendation:

The MaclLeod house (or Stone House) at 104 Stadium Road was constructed in 1927 and
designated as an IPP on September 19, 2011. The IPP designation was contingent on the
sale of 409 Stadium Road from the City to Woodrow Too, LLC which transpired on May 2,
2011. Conditions related to the sale of 409 Stadium Road were codified in an ordinance
(Attachment G) with the following conditions:

1. The Property shall be landscaped and maintained as a green space area;

2. The Purchaser shall consent to the adjoining property (Tax Map Parcel 160002000)
being designated as an Individually Protected Property (IPP) under City Code Section
34-274; and

3. There shall be no further development or permanent structures placed upon the
property, including parking facilities.

As part of the proposed PUD development, the applicant requested a COA from BAR to
demolish the Stone House and gardens at 104 Stadium. BAR voted 6-0 to recommend denial
of the requested COA. On June 5, 2023, City Council passed a resolution (Attachment E)
granting approval of the COA with conditions. These conditions include:

1. Building and gardens be documented thoroughly through photographs and
measured drawings according to the Historic American Building Standards,
information should be retained by City of Charlottesville's Department of
Neighborhood Development Services and Virginia Department of Historic Resources;

2. Approval of a design-review CoA for new construction on the parcel as a contiguous
element of the proposed multi-lot development to ensure that the building is not
demolished without an appropriate and City-approved replacement, and issuance of
site plan and building permit for construction of such replacement.

3. After the foregoing conditions are accomplished, if the IPP designation has not
previously been removed by appropriate action of Council, whether before or after
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demolition, but no later than 30 days after demolition, applicant request City Council
initiate a zoning ordinance amendment per City Code§ 34-274 to delete the property
from the protected property list by zoning text and map amendment.

On September 19, 2023, BAR held a meeting related to the zoning map amendment (ZMA)
and zoning text amendment (ZTA) request as it relates to 104 Stadium Road and the IPP.
BAR voted 6-0 to recommend that City Council deny the request to remove the IPP
designation of 104 Stadium Road. Furthermore, the BAR suggested two considerations,
should Council approve the request to remove IPP designation. These conditions include:
1. A condition that within six (6) months or, if sooner, prior to application for a
demolition permit, the property and building will be documented thoroughly through
photographs and measured drawings according to the Historic American Building
Standards, with that documentation submitted to staff for the BAR archive.
2. Council explore a mechanism to restore [if the building is not razed] or retain [until
demolition is certain] the IPP status, should the proposed development not move
forward as planned.

As part of the PUD rezoning request, the applicant is also petitioning City Council amend the
May 2, 2011, ordinance related to the sale of 409 Stadium Road. The requested amendment

is to remove the three (3) conditions stated in the ordinance.

Woodrow Street Comprehensive Plan Compliance per Virginia Code Section 15.2-2232

As part of the larger development being proposed, the applicant is requesting an
amendment to the November 4, 1996, ordinance vacating (Attachment F) the Woodrow
Street Right of Way (ROW) along with a request to zone the closed portion to Planned Unit
Development (“PUD”). Woodrow Street is an unimproved paper street that bisects the
Subject Property and is used mainly for off-street parking for the existing residential units.
Several public utility lines such as sanitary, water, and gas run through Woodrow Street and
will need to be relocated as part of the proposed development. Pursuant to Virginia Code
Section 15.2-2232 and City Code Section 34-28, the Planning Commission may review the
proposed amendment to the vacation ordinance as it impacts public facilities and
determine if these amendments are general in accord with the City’s adopted
Comprehensive Plan or part thereof. The Planning Commission shall communicate their
findings to the City Council, with written reasons for approval or disapproval.

In 1937 the City of Charlottesville acquired an easement conveying to it the right to “lay,
construct and maintain, together with the right of ingress and egress, a storm sewer line”

through the Subject Property in what is labeled as “Woodrow Street”. This information can
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be found in Charlottesville Circuit Court land records in Deed Book 94 Page 398. On
September 10, 1996, Planning Commission held a joint Public Hearing related to a request
from Stadium Road Limited Partnership to vacate Woodrow Street and the petition was
granted by City Council, through an ordinance, on November 4, 1996. City Council directed
that the ordinance and plat vacating the street should not be record in the land records
unless and until two conditions had been fulfilled. These conditions included:

1. The adjoining property owners, excluding the City of Charlottesville, shall provide for
storm water connections to Jefferson Park Avenue from the east side of Woodrow
Street as part of the Jefferson Park Avenue sidewalk construction.

2. All adjoining property owners, excluding the City, shall enter into a joint access and
maintenance agreement with respect to the vacated area. Such agreement shall
preclude the building of additional units on the vacated area.

To date these conditions have not been fulfilled and the required plat has not been
recorded. The applicant for the VERVE Charlottesville PUD project is requesting City Council
amend the approved ordinance to remove the two conditions allowing Woodrow Street to
be closed in accordance with the November 4, 1996 action.

Should City Council find the proposed PUD development plan, as proposed, would service
the interests of the general public and is good zoning practice, the vacation of Woodrow
Street approved in 1996 must be completed. Although condition #1 could be met as it
relates to relocating utilities, the manner in which the applicant will achieve this relocation
is dependent on current site plan requirements that differ from what is stated in the
condition. Regardless of the conditions from November 4, 1996 ordinance, any site plan
related to the PUD submitted for review must account for relocating public infrastructure
out of Woodrow Street; and do so in accordance with the City’s Utilities Department and
the City’s Standards and Design Manual (SAMD). Condition #2 is more onerous in regard to
allowing development within the vacated ROW. This condition would prevent the
development from moving forward as the condition states the vacated area would need an
overlaying easement to allow access and maintenance; and would prevent “units” (staff
takes this to mean residential units) within the vacated area. Under the proposed PUD
Development Plan a majority of residential units and amenities would be located within the
Woodrow Street ROW.

The City’s 2021 Future Land Use Map does indicate Woodrow Street should remain a Public
ROW. It is also called out as a “Local” street in the City’s Streets that Work Plan and is
included as a “street” in the City’s 2015 Bicycle and Pedestrian master Plan (although no
improvements are called for). Staff finds that vacating Woodrow Street would not be
consistent with the City’s Comprehensive Plan or supporting documents, but staff also has
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to consider City Council’s action from November 4, 1996, that did vacate the ROW, with
conditions. Should the vacation of Woodrow Street ROW be completed as stated in the
original ordinance, higher density development could still happen on the site, but it would
be bisected by an access and maintenance agreement (easement) that would not permit
“the building of additional units on the vacated area”. Staff is not sure what could be
constructed within the vacated area that could also accommodate the required access and
maintenance easement; but If the November 4, 1996, ordinance stays unamended the most
likely development of the site would involve residential density pushed towards Emmet
Street and Montebello Circle with parking and/or stormwater facilities in the vacated area.

Streets that Work Plan- Staff Analysis:
The PUD Development Plan proposes improvements to Stadium Road, Emmet Street,

Jefferson Park Avenue, and Montebello Circle.

The 2016 Streets that Work Plan labels Jefferson Park Avenue (JPA), Stadium Road, and
Emmet Street as Mixed Use B typology. Mixed Use B streets are characterized as able to
support high levels of walking, bicycling, and transit as they connect important destinations
within the City and surrounding county. The Streets that Work Plan recommends a
minimum clear zone width of seven (7) feet for sidewalks, which are noted along with a
curbside buffer zone (the area between the curb and sidewalk) as the highest priority items
in the Mixed Use B typology. The next level (high) priority items for Mixed Use B typology
are five (5) to seven (7) foot bike lanes, turn boxes, ten (10) foot shared use paths, and
bicycle parking in curbside buffer zones or on-street.

The existing conditions for JPA include 4.5 foot wide sidewalks with no buffer, on street
parking, a marked bike lane, and a signalized crosswalk at the intersection of JPA and
Emmet Street. As part of the PUD development, per attachment C, the applicant will
provide an 8 foot sidewalk, a 6 foot raised bike lane, some planted buffering between the
sidewalk/bike lane and the street, an upgraded bus stop, and bicycle parking. Access to the
parking garage and service ingress/egress are also planned for the JPA frontage. Due to the
height of the building, the bus stop, and the ingress/egress locations, some on street
parking will need to be removed from JPA. The exact location and number of spaces to be
removed will be determined by the City’s Traffic Engineer and Fire Department during site
plan review.

The existing conditions for Emmet Street include a 4.5 foot wide sidewalk with no buffer, no
on street parking, shared roadway with bicycles, and unsignalized crosswalks at JPA and

Stadium Road. In addition, there are no sidewalks on the north side of Emmet Street. As
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part of the PUD development, per attachment C, the applicant will provide an 8 foot
sidewalk, a 6 foot raised bike lane, and some planted buffering between the sidewalk/bike
lane and the street. Pedestrian only access to the development is also provided off Emmet
Street.

The existing conditions for Stadium Road include a 4.5 foot wide sidewalk with no buffer, on
street parking, no markings for bicycles, and unsignalized crosswalks at Emmet Street and
Montebello Circle. In addition, there are no sidewalks on the west side of Stadium Road in
relation to the Subject Property. As part of the PUD development, per attachment C, the
applicant will provide an 8 foot sidewalk, a 6 foot raised bike lane, a planted buffering
between the sidewalk/bike lane and the street, and bicycle parking. The main vehicular
drop off/pick-up, and accessible parking spaces are located on the Stadium Road frontage.
As with the JPA and Emmet Street side, Stadium Road will also have direct pedestrian access
points to the development from the sidewalk. And, as with the JPA side, some on street
parking may need to be removed for fire access. The exact location and number of spaces to
be removed will be determined by the City’s Traffic Engineer and Fire Department during
site plan review.

The Streets that Work Plans labels Montebello Circle as “Local”. Local streets are found
throughout the city and provide immediate access to all types of land uses. Although local
streets form the majority of the street network, there is no specific typology associated with
them. This is due in part to the many variations in context and right-of-way width, as well as
the community’s expressed desire to replicate as nearly as possible the feel of older local
streets that do not meet current engineering and fire code standards.

The existing conditions for Montebello Circle include one-way vehicular travel entering from
Stadium Road, a small variable width sidewalk on a portion of the north side of Montebello
Circle starting approximately 300 feet from the intersection of Stadium Road, and on street
parking (south side from Stadium Road for about 400 feet). As part of the PUD
development, per attachment C, the applicant will be providing an 8 foot sidewalk from
Stadium Road for approximately 200 feet with pedestrian access to the development. In
addition, as part of sidewalk waiver request (application P23-0058) the applicant will be
improving Montebello Circle to bring it up to the City’s Fire Department standard. This
includes widening the paved portion of Montebello Circle that fronts on the development to
a minimum of 20 feet and relocating overhead utility lines.

Staff finds that the redevelopment of the Subject Property, as presented above, will achieve
many of the City’s Street That Work goals. These streets are heavily traveled by pedestrians,
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bicyclist, and motor vehicles. In addition, this portion of the City is seeing a dramatic rise in
the use of micro mobility such as e-scooters and e-bikes. Large buffered sidewalks and
raised bike lanes will provide a much need public improvement for these corridors. Staff
also supports limiting access to pedestrian use only off Montebello Circle as even with
improvements the street, it could not accommodate an influx of vehicular traffic entering
and exiting the development.

Bicycle and Pedestrian Master Plan- Staff Analysis:

The 2015 Bicycle and Pedestrian Master Plan designates JPA and Emmet Street for buffered
or separated bike lanes. Stadium Road is designated as being a shared roadway. No
designation is provided for Montebello Circle. The Master Plan also recommends sidewalk
installation on the north side of Emmet Street and intersection improvements for Emmet
Street at JPA and Stadium Road.

Sec. 34-42(a)(2): Whether the proposed amendment will further the purposes of this chapter
and the general welfare of the entire community.
Staff finds that a zoning change from R-3/ R-3H Multifamily Residential to PUD, as described
in the application materials, could benefit the community by providing additional housing
within close proximity of the University of Virginia.

Sec. 34-42(a)(3): Whether there is a need and justification for the change.
According to the City’s 2021 Future Land Use Map, this portion of the City should be Urban
Mixed Use Corridor and offer higher intensity mixed use developments. The PUD is
proposed to be 100% residential with no commercial aspect. Although not all developments
within the Urban Mixed Use Corridor should, or can be, mixed use, staff is concerned that
such a large development (over 3 acres) will be dedicated to one land use category. In
addition, staff finds that the proposed rezoning does not align with the 2021 Future Land
Use Map as it relates to height.

Sec. 34-42(a)(4): When pertaining to a change in the zoning district classification of property,
the effect of the proposed change, if any, on the property itself, on surrounding property,
and on public services and facilities. In addition, the commission shall consider the
appropriateness of the property for inclusion within the proposed zoning district, relating
to the purposes set forth at the beginning of the proposed district classification.

Any development on the Subject Properties would be evaluated during site plan review and
need to meet all current regulations related to public utilities and facilities. Due to the
location of the Subject Properties, staff believes all public services and facilities would be
adequate to support any development contemplated by the Comprehensive Plan for this

Page 16 of 29



ZM22-00002, ZT23-09-02, AND CP23-00002 VERVE Charlottesville PUD

area. Staff will note that a site plan for the development being proposed could not be
approved until a series of additional approvals are granted. These include:
e Approval of a Sidewalk Waiver Resolution.
e Approval of a Critical Slope Waiver Resolution.
e Amending the November 4, 1996 Ordinance vacating Woodrow Street ROW.
e Amending the May 2, 2011 Ordinance authorizing the sale of City-owned property
located at 409 Stadium Road.
e Receiving a Certificate of Appropriateness (COA) for demolition of the House and
Gardens at 104 Stadium Road. (granted by City Council on June 5, 2023)
e Receiving a COA from the Entrance Review Board.

The Subject Property and most of the surrounding properties are currently zoned R-2U Two-
Family Residential University and R-3 Multifamily Residential with Entrance Corridor overlay
(EC). The R-2U district was established to enhance the variety of housing opportunities
available within certain low-density residential areas of the city near the University of
Virginia, and to provide and protect those areas. The R-2U district are low-density
residential areas in the vicinity of the University of Virginia campus, in which single-family
attached and two-family dwellings are encouraged.

The purpose of the multifamily residential zoning district is to provide areas for medium- to
high-density residential development. The basic permitted use is medium-density
residential development; however, higher density residential development may be
permitted where harmonious with surrounding areas. Certain additional uses may be
permitted, in cases where the character of the district will not be altered by levels of traffic,
parking, lighting, noise, or other impacts associated with such uses. The R-3 zoning districts
consist of medium-density residential areas in which medium-density residential
developments, including multifamily uses, are encouraged.

The entrance corridor overlay district (EC) is intended to implement the comprehensive
plan goal of protecting the city's historic, architectural and cultural resources, by ensuring a
quality of development compatible with those resources through design control measures.
The purposes of this article are to stabilize and improve property values; to protect and
enhance the city's attractiveness to tourists and other visitors; to sustain and enhance the
economic benefits accruing to the city from tourism; to support and stimulate development
complimentary to the prominence afforded properties and districts having historic,
architectural or cultural significance; all of the foregoing being deemed to advance and
promote the health, safety and welfare of the general public.
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In addition to the surrounding zoning districts of R-2U an R-3, several developments in the

area have received Special Use Permits (SUP) for additional density and height over the past
few years. These include 1707, JPA, 1713 JPA, 1725 JPA, 112 Montebello Circle, 1718, JPA,

1620 JPA, and 100 Oakhurst Circle.

Zoning Comparison Chart: Physical Characteristics

Current R-3 Zoning

Proposed PUD Zoning

Physical Characteristics

Physical Characteristics

Front Setback 25’ min

5’min (Emmet Street)

Side Setback 5’ min (Single Family Detached)
10’ min (Single Family Attached)
10’ min (Two-family)

50’ min (Non-residential)

20’ min (Corner Street Side)

5’ min (Stadium Road)
6’ min (Jefferson Park Avenue)

Rear Setback 25’ min (Residential)

45’ min (Eastern Portion of Montebello

2,000sqft (average of 3,600sqft)
(Single Family Attached)
7,200sgft (Two-family)

2,000sgft (Townhouse)
Multifamily (No requirement)
Non-residential (No requirement)

50’ min (Non-residential) Circle)
18’ min (Western Portion of Montebello
Circle)
Land Coverage 75% max 61.3% max
Height 45’ max 135’ max
Min Lot Size 6,000sgft (Single Family Detached) | None specified

Road Frontage 50’ (Single Family Detached and
Two-family)

20’ (Single Family Attached)
Multifamily (Must have frontage,
but min not specified.)
Non-residential (Must have
frontage, but min not specified.)

None specified

facade of the multifamily dwelling
and the boundary of any low-
density residential district

44-87 DUA 75’ between the
facade of the multifamily dwelling

Parking 759 spaces per Section 34-984 401 (no calculation. This is a set number
for the development.)
Screening 22-43 DUA 50’ between the None specified
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and the boundary of any low-
density residential district

Zoning Comparison Chart: Uses (For a full list see Sheet T2 of attachment B. This chart is only

showing uses that differ from R-3 and the PUD for By-right uses)

Residential Use (By Proposed Allowances)

1
(V8]

PUD

Accessory apartment, internal

Adult assisted living (1-8 residents)

Amateur radio antennas, to a height of 75 ft.

Dwellings - Single-family attached

Dwellings - Single-family detached

Dwellings - Two-family

Dwellings — Multifamily

Family day home 1 — 5 children

Family day home 6 — 12 children

Home occupation

Residential Density: 22-43 DUA

Residential Density: 44-64 DUA

Residential Density: 65-87 DUA

nNnnum oV P @ | P E E E e o 0

Residential Density: 88-200 DUA

[seRlveRveRveRive)

Residential treatment facility: 1 -8 residents

B

Key- A: Ancillary Use, B: By-Right, GFA: Gross Floor Area, P: Provisional Use Permit, S: Special Use Permit,

T: Temporary Use Permit

Non-Residential Use (By Proposed Allowances)

PUD

House of worship

Clinics: Health clinic (up to 4,00 SF, GFA)

Clinics: Public health clinic

Daycare facility

[vellorRveRRus - -)

Offices: Business and professional

Offices: Medical

Offices: Philanthropic institutions/agencies

Offices: Property management

Offices: Other offices (non-specified)

Parking: Parking garage

Parking: Surface parking lot

Parking: Surface parking lot, 20 or more spaces

Parking: Temporary parking facilities

— |0 | P |P|P || ||

Recreational facilities: Indoor: health/sports clubs; tennis club;
swimming club; yoga studios; dance studios; skating rinks;
recreation centers; etc. (on City=owned, City School Board-
owned, or other public property)
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Recreational facilities: Indoor: health/sports clubs; tennis club; | A B
swimming club; yoga studios; dance studios; skating rinks;

recreation centers; etc. (on private property GFA 4,000 SF or

less)

Recreational facilities: Indoor: health/sports clubs; tennis club; B
swimming club; yoga studios; dance studios; skating rinks;

recreation centers; etc. (on private property GFA up to 10,000

SF

Recreational facilities: Indoor: health/sports clubs; tennis club; B
swimming club; yoga studios; dance studios; skating rinks;

recreation centers; etc. (on private property GFA more than

10,000 SF

Restaurants: Fast Food B
Restaurants: Full service B

Key- A: Ancillary Use, B: By-Right, GFA: Gross Floor Area, P: Provisional Use Permit, S: Special Use Permit,

T: Temporary Use Permit

Non-Residential Uses: Retail and Industrial(By Proposed R-3 PUD
Allowances)

Consumer service businesses: Up to 4,000 SF, GFA A B
Grocery stores: Convenience B
Grocery stores: General, up to 10,000 SF, GFA B
Temporary sales, outdoor (flea markets, craft fairs, promotional T
sale, etc.)

Other retail stores (non-specified): Up to 4,000 SF, GFA B
Other retail stores (non-specified): Up to 20,000 SF, GFA B
Construction storage yard T

Key- A: Ancillary Use, B: By-Right, GFA: Gross Floor Area, P: Provisional Use Permit, S: Special Use Permit,

T: Temporary Use Permit

Zoning History of the Subject Properties

Year Zoning District
1949 A-1 Residence
1958 R-3 Residential
1976 R-3 Residential
1991 R-3 Residential
2003 R-3 Residential
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The Subject Properties are bordered by:

Direction Use Zoning

North University of Virginia -

South Single family/ Two-family/Multifamily R-2U and R-
3

East Multifamily/Commercial R-3H

West University of Virginia -

Staff Analysis: Staff finds the Subject Property footprint takes up virtually an entire city block
and is surrounded by a variety of uses and dwelling types. Directly to the south, across
Montebello Circle, is the location of small to medium multifamily apartments buildings and
single family detached dwellings. To the north and east of the Subject Property are the Grounds
of the University of Virginia (UVA). The topography rises quickly in these directions and is
capped by the three (3) and five (5) story buildings of Thornton Hall and Kerchof Hall. To the
east of the Subject Property are two (2) four (4) story multifamily apartment buildings and a
small coffee shop.

The uses surrounding the Subject Property consist of single family, two-family, small multi-
family, medium multi-family residential, small commercial, and educational (UVA). Although
there is some small commercial in the area, the overwhelming use type for this location, and
surrounding neighborhood, is residential and educational. Within the residential use, the
majority of units are rentals, but owner occupied units still exist south of the Subject Property
on Montebello Circle. It should also be noted that although a majority of the dwelling “type” is
single family detached, this is only referencing the structure and not the use. Due to the
proximity to UVA many of the single family detached units are functioning as small apartments
or two-family dwellings. This is a product of bedroom count and allowable unrelated
inhabitants per Sec. 34-420.

The by-right density for the Subject Property could create a residential development with a
maximum of sixty-nine (69) residential units. The proposed rezoning would increase that
density and could have a maximum unit count of six hundred and sixty (660) residential units
per the PUD Development Plan Use Matrix. Although this number is listed in the Use Matrix,
the cover sheet of the PUD Development Plan indicates the maximum unit count would be five
hundred and fifty (550) residential units. Taking the maximum provided on the cover sheet, this
would be an increase of four hundred and eight-one (481) residential units over that of a by-
right development. Under R-3 regulations, each unit within a residential development can have
up to four (4) unrelated persons living in the unit (Sec. 34-420). This would mean a by-right
development could have as many as two hundred and seventy-six (276) bedrooms. The PUD
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development plan indicates the maximum bedroom count would top out at fifteen hundred
(1,500) bedrooms. These numbers are consistent with the applicant’s Traffic Impact Analysis
(attachment D).

Overall staff finds the proposed design presented in the PUD is suitable for the site and for
transitioning to UVA and the JPA corridor. Staff believes the majority of the height issues may
be mitigated through the use of multiple towers (as depicted in the PUD Development Plan) of
differing heights and though the COA process with ERB. Staff is concerned that the proposed
physical characteristics of the PUD (the listed characteristics, not the graphical information)
generally do not align with the characteristics of the surrounding R-3 Multifamily Residential
District. The proposed maximum height does not align with the allowable maximum height in
the R-3 district or the City’s Comprehensive Plan. Staff is also concerned that the setbacks for
the PUD are unclear as to if there is a minimum and a maximum that creates a “build-to-zone”,
or if the setbacks are just a range with multiple minimums.

The City Traffic engineer has reviewed the traffic study provided by Timmons Group. The
proposed development is situated in a way to easily access alternate modes of transportation,
and the target residents will be students at the University of Virginia. It will have access to both
the CAT and UTS bus systems and will be working with the city to install a better bus facility
along JPA for which its residents and the surrounding community will benefit. Due to the
proximity to the JPA/Emmet signal, only a right-in/right out entrance will be provided on the
JPA side from the main parking garage. Pick-up/Drop-off and visitors will utilize an entrance off
of Stadium Road. The City’s Public Works Traffic Department does acknowledge that JPA is
already a very congested street, particularly at morning and evening rush hours. The nature of
university housing provides peaks that do not coincide directly with normal city peak times, so
although there will be increased traffic overall, there will be acceptable increases during the
current peak hours.

Based on the surrounding uses, staff believes the “use” of multifamily residential on the Subject
Property (or the other uses proposed within the PUD Development Plan Use Matrix) will not
have an adverse impact/effect on the property itself, surrounding property, public services, or
facilities. By contrast, staff believes the scale of the development could have an impact on the
surrounding neighborhood, more specifically to the south of the Subject Property. Staff would
like to see more of a transition from the proposed development to the neighborhood scale
buildings along Montebello Circle, and a more robust screening within that transition. Overall
staff is not concern with the Uses being proposed within the PUD Development Plan Use
Matrix, but there are a few inconsistencies that should be addressed prior to final approval.

e Residential density is not consistent throughout the Development Plan.
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e House of Worship is not permitted in the Use Matrix. This most likely runs counter to
state and federal regulations.

Other concerns staff has in regard to the PUD Development Plan are related to the lack of
parking standard being provided. The plan states four hundred and one (401) spaces will be
provided, but nothing indicates allotment per unit or what would happen if a different “use”
was permitted on site (as indicated in the PUD Development Plan Use Matrix). Staff is also
concerned that the “Implementation of Planned Unit Development Regulations” stated on the
PUD Development Plan Cover Sheet may not be enforceable above what is already provided for
in code Section 34-518 and 34-519. See attachment H for code language.

Planned Unit Development Standard of Review

Section 34-490. - In reviewing an application for approval of a planned unit development (PUD)
or an application seeking amendment of an approved PUD, in addition to the general
considerations applicable to any rezoning the city council and planning commission shall
consider whether the application satisfies the following objectives of a PUD district:

1. To encourage developments of equal or higher quality than otherwise required by the
strict application of zoning district regulations that would otherwise govern;
While the proposed development would not be permitted at this height and density
within the R-3 Multifamily Residential Zoning District, staff finds the development of
multifamily residential units, at this density, would be comparable in quality to
multifamily residential developments located in other areas of the City that are by-right
or through a Special Use Permit (SUP). The proposed PUD will allow a height that is 34’
higher than the maximum height allowed (101 feet) within any of the City’s zoning
districts. Nothing within the application materials indicate the proposed development
would not be equal to other developments within the City.

2. To encourage innovative arrangements of buildings and open spaces to provide
efficient, attractive, flexible and environmentally sensitive design.
Staff does not find the proposed development to be designed in a particularly
innovative arrangement with regard to building placement, open space, or
environmentally sensitive design. Staff does find the design layout creates more
interaction with the surrounding streets and will create a better pedestrian and bicyclist
experience. Staff also finds that although the project is one building, it is designed in
such a way as to create varying height and interest and the development will not
present as a monolithic structure. Although these features are appreciated, they are not
unique to the PUD and could be achieved through utilizing existing zoning districts or
SUP.
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3. To promote a variety of housing types, or, within a development containing only a
single housing type, to promote the inclusion of houses of various sizes;
The applicant proposes up to five hundred and fifty (550) multifamily residential units
within one building but will offer a mix of bedroom counts. These include approximately
sixty-four (64) studios, forty-six (46) one-bedroom, one hundred and fifty-six (156) two-
bedroom, forty-eight (48) three-bedroom, and two hundred and ten (210) four-
bedroom units. The applicant is also proposing that the units will have a mix of internal
and external access.

4. To encourage the clustering of single-family dwellings for more efficient use of land
and preservation of open space;
Single-family dwellings are not proposed as part of the PUD, but they are a permitted
use according to the PUD Development Plan Use Matrix.

5. To provide for developments designed to function as cohesive, unified projects;
As this is a multifamily residential development, nothing indicates it would not function
as a cohesive project. Nothing in the development plan indicates this to be a phase
development.

6. To ensure that a development will be harmonious with the existing uses and character
of adjacent property, and/or consistent with patterns of development noted with
respect to such adjacent property;

The proposed uses and building are harmonious with the surrounding neighborhood
along JPA and as it transitions to UVA, but it is not harmonious with the residential
patterns of development along Montebello Circle. Staff would like to see more of a
transition from the larger building(s) to the neighborhood scale buildings along
Montebello Circle, and a more robust screening within that transition. This specifically
includes the twelve (12) story tower on Stadium Road. Staff would like to see a better
transition from height of that tower along Stadium Road as it approaches the
intersection with Montebello Circle. The PUD Development Plan and elevations indicate
the building will not step down and will be eleven (11) stories above grade as it
approaches to within eighteen (18) feet of Montebello Circle. Staff does find the five (5)
story tower in the center of the development (abutting Montebello Circle) will transition
well due to the grade change from the site to the existing residential dwellings. Staff
would like to see additional screening in this area but is aware of the Fire Department’s
need for clear access to this tower.

Page 24 of 29



ZM22-00002, ZT23-09-02, AND CP23-00002 VERVE Charlottesville PUD

7. To ensure preservation of cultural features, scenic assets and natural features such as
trees, streams and topography;
No streams are located on the property and the proposed development will require the
removal of large existing trees. The application does not specify preservation of existing
features but notes the proposed landscaping plan will provide a minimum 5,697sqft of
tree canopy. The applicant will also need to provide Streetscape Trees as required in
Section 34-870. In addition, the applicant is pursuing a Critical Slope waiver (application
P23-0055) and may be required to provide replacement tress at a 3:1 ratio for trees
removed within the Critical Slope area.

8. To provide for coordination of architectural styles internally within the development
as well as in relation to adjacent properties along the perimeter of the development;
The application materials (Attachment C) include renderings and elevations that do not
provide detailed information regarding architectural style but do indicate facade
differentiation and the placement of windows, and variation in tower heights
throughout the development. The proposed PUD is also within the City’s Entrance
Corridor Overlay district. The applicant has not requested to be removed from this
overlay district and according to the June 5, 2023 City Council Resolution (Attachment E)
granting a COA to demolish the stone house and gardens at 140 Stadium Road, the
applicant shall:

e Receive approval of a design-review COA for new construction on the parcel as a
contiguous element of the proposed multi-lot development to ensure that the
building is not demolished without an appropriate and City-approved
replacement, and issuance of site plan and building permit for construction of
such replacement.

9. To provide for coordinated linkages among internal buildings and uses, and external
connections, at a scale appropriate to the development and adjacent neighborhoods;
Coordinated pedestrian linkages among internal buildings and open space are provided
and to scale with the neighborhood. The applicant is proposing street improvements to
Jefferson Park Avenue, Emmet Street, Stadium Road, and Montebello Circle. More detail
on these improvements can be located under the Streets That Work section of this
report, but in general the applicant will be improving the pedestrian and bicycle linkages
around the site and to the adjacent neighborhood.

The applicant has applied for a sidewalk waiver (application P23-0058) for a portion of
Montebello Circle due to challenging grade changes along the northern portion of the
street. The sidewalk waiver request will be heard by City Council along with the rezoning
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10.

application(s). In general staff is supportive of the waiver request due to the physical
constraints and one-way nature of the street. During site plan review the applicant will
be required to widen Montebello Circle to insure it is a minimum of 20 feet wide along
the entirety of the frontage with the Subject Property. This is required to ensure
adequate fire access to the internal buildings on site that cannot be accessed from JPA,
Stadium Road, or Emmet Street.

To facilitate access to the development by public transit services or other single-
vehicle-alternative services, including, without limitation, public pedestrian systems.
As part of the PUD Development Plan and application, the applicant will improve the
existing Charlottesville Area Transit (CAT) bus stop that is located on JPA. This stop is
also served by the University Transit Service (UTS). The improvements include a new
shelter and concrete pad. In addition, the applicant will be providing a 6 foot raised bike
lane and improved sidewalks along the perimeter of the site (excluding a portion of
Montebello Circle). It is anticipated that a majority of residents within the development
will utilize alternative forms of transportation on a daily basis, such as walking, biking, e-
scooters, and public transit. Staff does not believe these alternatives forms will
completely remove the need for residents to have motor vehicles, but the location of
the Subject Property and the public improvements will reduce their daily use.

Proffers
The applicant is only offering a PUD Development Plan with this rezoning request and is not

proposing a Proffer Statement at this time.

Public Comments Received

Community Meeting Required by Z.0. Sec. 34-41(c)(2)
On June 12, 2023, the applicant held a community meeting in the Fellowship Hall of St. Mark

Lutheran Church from 6pm to 8pm. The format of the meeting was Open House with posters

and the application team in attendance to answer questions and receive feedback.

Approximately seven to eight members of the public attended the meeting and provided the

following:

o

(@]

©)

Concern with the quantity of multifamily residential units proposed.

Increase in vehicular traffic and distribution of vehicular traffic.

Availability of parking within the development and potential parking spill-over onto
neighborhood streets.

Architectural quality of the built development.

Concern with who will manage the building once it is finished.
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o Concerns about how the development will impact longtime residents of the
neighborhood.
o The building is too tall and will tower over the neighborhood.
Any comments received after the completion of this staff report will be directly sent to Planning
Commission and City Council.

Staff Recommendation
Staff finds the proposed development, as presented in the application(s) materials, would

contribute to some goals within the City’s Comprehensive Plan such as providing increased
residential density at an ideal location within the City, support a wide range of rental and
homeownership housing choices that promote, walkability, bikeability, ADA accessibility, public
transit use, and creating a connected network of safe, convenient, and pleasant
accommodations for pedestrians, bicyclists, and transit riders. However, staff’s cannot
recommend approval as the proposed scale of the development does not align with the Future
Land Use Map of the Comprehensive Plan and City Council’s previous actions through
ordinances indicate lower density, and preservation within the Subject Property. Staff also finds
the proposed development does not meet the higher standards and objectives outlined for a
Planned Unit Development.

Suggested Motions
Staff is providing a series of suggested motions in the order they should be considered.

Action One

Comprehensive Plan Compliance for Woodrow Street CP23-00002

The applicant is requesting an amendment to the November 4, 1996, vacation of the Woodrow
Street Right of Way (ROW) along with a request to zone the closed portion to Planned Unit
Development (“PUD”).

1. I move to approve the attached resolution affirming that amending the November 4,
1996, ordinance vacating Woodrow Steet Right of Way would be in substantial accord
with the City’s adopted Comprehensive Plan.

OR,
a. By motion, request changes to the attached resolution, and then move to
approve.
OR,

2. I move to approve the attached resolution affirming that amending the November 4,
1996, ordinance vacating Woodrow Street Right of Way would not be in substantial
accord with the City’s adopted Comprehensive Plan.
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OR

a. By motion, request changes to the attached resolution, and then move to

approve.

Action Two
Zoning Text Amendment to remove 104 Stadium Road as an Individually Protected Property
(IPP) from the City of Charlottesville’s Zoning Code ZT23-09-02

1.

| move to recommend that City Council should approve ZT23-09-02 to remove 104
Stadium Road from the list of Individually Protected Property within the City of
Charlottesville’s Zoning Code Article II, Division 2, Section 34-273(b) on the basis that
approval is consistent with the City adopted Comprehensive Plan and will serve the
public necessity, convenience, general welfare, and good zoning practice.

OR,

| move to recommend that City Council should deny approval of ZT23-09-02 to remove
104 Stadium Road from the list of Individually Protected Property within the City of
Charlottesville’s Zoning Code Article II, Division 2, Section 34-273(b) on the basis that
approval is not consistent with the City adopted Comprehensive Plan and will not serve
the public necessity, convenience, general welfare, and good zoning practice.

Action Three
Zoning Map Amendment to rezoning the Subject Property from R-3 Multifamily Residential to
Planned Unit Development (PUD) with a Development ZM23-00004

| move to recommend that City Council should approve ZM23-00004, on the basis that
approval of the proposed PUD Development is consistent with the City’s adopted
Comprehensive Plan and will serve the public necessity, convenience, general welfare
and good zoning practice.

OR,

| move to recommend that City Council should deny approval of ZM23-000040n the
basis that approval of the proposed PUD Development is not consistent with the City’s
adopted Comprehensive Plan and will not serve the public necessity, convenience,
general welfare and good zoning practice.

Attachments

A.

B.

Rezoning Application / Community Engagement Meeting Information / Statement from
Public Utilities and Fire per Section 34-517
PUD Narrative / Sidewalk Waiver / Affordable Dwelling Unit Worksheet
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AT I@mMMmoOoO

PUD Development Plan Dated September 27, 2023

Traffic Impact Analysis Dated August 14, 2023

104 Stadium Road Demolition Resolution Approved June 5, 2023

Woodrow Street Vacation Ordinance Approved November 4, 1996

409 Stadium Road Sale Ordinance Approved May 2, 2011

Code Sections 34-518 and Section 34-519 (Approval and Amendments to PUDs)
Woodrow Street Comprehensive Plan Review Resolution IN accord (CP23-00002)
Woodrow Street Comprehensive Plan Review Resolution NOT in accord (CP23-00002)
104 Stadium Road ZTA BAR Action September 19, 2023
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Attachment A

City of Charlottesville

Application for Rezoning

Project Name: VERVE Charlottesville

Address of Property: 100, 102, 104, 106-114, and 409 Stadium Road and 1705 Jefferson Park Avenue

Tax Map and Parcel Number(s): 160001000, 160002000, 160003000, 160004000, 160005000, 160008000

Current Zoning: R-3 and IPP with Entrance Corridor Overlay

Proposed Zoning: PUD with Entrance Corridor Overlay

Comprehensive Plan Land Use Designation: _Urban Mixed Use Corridor

Applicant: Subtext Acquisitions, LLC

Address: 3000 Locust Street, St. Louis, MO 63103

Phone: _314-721-5559 Email: dlambur@subtextliving.com

Applicant’s Role in the Development (check one):

Owner Owner’s Agent Contract Purchaser

Owner of Record: Woodrow Apartments, LLC; Woodrow Too, LLC; 1705 JPA, LLC

, Address: PO Box 5308, Charlottesville, VA 22905

|

Phone: 434-293-6069 ext. 405 Email: tsteigman@msp-rents.com

Date 8Z g/ 2013

Print /50%‘/7@ ﬁl \A’M.S Date §~7-0073
Owner’s (Circle One): LLC berporate Officer (slpemfy)

Other (specify): |

(2) Signature




Attachment A

City of Charlottesville

Pre-Application Meeting Verification

Project Name: 626 - 630 Cabell Avenue

Pre-Application Meeting Date: 01/26/2023

Applicant’s Representative: John Matthews, Kevin Riddle (Mitchell Matthews Architects)

Planner: Dannan O'Connell

Other City Officials in Attendance:

Chris Sibold, Jack Dawson, Brennen Duncan (Engineering)

Steve Walton (Fire Dept), Chuck Miller (Building Official), Roy Nester (Utilities)

The following items will be required supplemental information for this application and
must be submitted with the completed application package:

1.

4. Affordable Dwelling Unit (ADU) Worksheet; draft proffers for ADUs as necessary.

5. Fulfill the conditions of the existing approved vacation for Woodrow Street, or submit a new

vacation (street closure) request.

\
o)
Planner Signature: DW O




Attachment A

City of Charlottesville
Application Checklist

Project Name: VERVE Charlottesville

I certify that the following documentation is ATTACHED to this application:

¢/| 34-157(a)(2) Narrative statement: applicant's analysis of conformity with the Comprehensive Plan

¢/| 34-157(a)(4) Narrative statement identifying and discussing any potential adverse impacts, as well
as any measures included within the development plan, to mitigate those impacts

v/| 34-158(a)(6): other pertinent information (narrative, illustrative, etc.)

/| Completed proffer statement

¢’| Allitems noted on the Pre-Application Meeting Verification.

Applicant

Signature/’ > Print _Brandt Stiles Date S/A}/ZOZ?

By Its: Manager

(For entities, specify: Officer, Member, Manager, Trustee, etc.)




Attachment A

City of Charlottesville

Community Meeting

Project Name: VERVE Charlottesville

Section 34-41(c)(2) of the Code of the City of Charlottesville (adopted October 19, 2015) requires appli-
cants seeking rezonings and special use permits to hold a community meeting. The purpose of a communi-
ty meeting is to provide citizens an opportunity to receive information about a proposed development,
about applicable zoning procedures, about applicable provisions of the comprehensive plan, and to give
citizens an opportunity to ask questions. No application for a rezoning shall be placed on any agenda for
a public hearing, until the required community meeting has been held and the director of neighborhood
development services determines that the application is ready for final review through the formal
public hearing process.

By signing this document, the applicant acknowledges that it is responsible for the following, in
connection to the community meeting required for this project:

1. Following consultation with the city, the applicant will establish a date, time and location for the community
meeting. The applicant is responsible for reserving the location, and for all related costs.

2. The applicant will mail, by U.S. mail, first-class, postage pre-paid, a notice of the community meeting to a list of
addresses provided by the City. The notice will be mailed at least 14 calendar days prior to the date of the
community meeting. The applicant is responsible for the cost of the mailing. At least 7 calendar days prior to
the meeting, the applicant will provide the city with an affidavit confirming that the mailing was timely
completed.

3. The applicant will attend the community meeting and present the details of the proposed application. If the
applicant is a business or other legal entity (as opposed to an individual) then the meeting shall be attended by
a corporate officer, an LLC member or manager, or another individual who can speak for the entity that is the
applicant. Additionally, the meeting shall be attended by any design professional or consultant who has
prepared plans or drawings submitted with the application. The applicant shall be prepared to explain all of the
details of the proposed development, and to answer questions from citizens.

4. Depending on the nature and complexity of the application, the City may designate a planner to attend the
community meeting. Regardless of whether a planner attends, the City will provide the applicant with
guidelines, procedures, materials and recommended topics for the applicant’s use in conducting the community
meeting.

5. On the date of the meeting, the applicant shall make records of attendance and shall also document that the
meeting occurred through photographs, video, or other evidence satisfactory to the City. Records of attendance
may include using the mailing list referred to in #1 as a sign-in sheet (requesting attendees to check off their
name(s)) and may include a supplemental attendance sheet. The City will provide a format acceptable for use
as the supplemental attendance sheet.

Applicant: Subtext Acquisitions, LLC

By:
Signature Print_Brandt Stiles Date X / Q / 2023

Its: Manager (Officer, Member, Trustee, etc.)




Attachment A

City of Charlottesville

Personal Interest Statement

Project Name: VERVE Charlottesville

| swear under oath before a notary public that:

|:| A member of the City of Charlottesville Planning Commission (identified below), or their
immediate family member, has a personal interest in the property or transaction that is the subject of this
application.

Planning Commissioner(s):

Or

No member of the City of Charlottesville Planning Commission, or their immediate family member,
has a personal interest in the property or transaction that is the subject of this application.

And
|:| A member of the City of Charlottesville City Council (identified below), or their immediate family
member, has a personal interest in the property or transaction that is the subject of this application.

City Councilor(s):

Or

No member of the City of Charlottesville City Council, or their immediate family member, has a
personal interest in the property or transaction that is the subject of this application.

Applicant: _Subtext Acquisitions, LLC

By: Reference Attached Personal Interest Statement
Signature Print Date
Its: (Officer, Member, Trustee, etc.)

Commonwealth of Virginia

City of Charlottesville

The foregoing instrument was subscribed and sworn before me this
day of , 20 by

Notary Signature

Registration #: Expires
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Attachment A

City of Charlottesville

Personal Interest Statement

Project Name: VERVE Charlottesville

| swear under oath before a notary public that:

[:I A member of the City of Charlottesville Planning Commission (identified below), or their
immediate family member, has a personal interest in the property or transaction that is the subject of this

application.

Planning Commissioner(s):

Or

No member of the City of Charlottesville Planning Commission, or their immediate family member,
has a personal interest in the property or transaction that is the subject of this application.

And
|:| A member of the City of Charlottesville City Council (identified below), or their immediate family
member, has a personal interest in the property or transaction that is the subject of this application.

City Councilor(s):

Or

No member of the City of Charlottesville City Council, or their immediate family member, has a
personal interest in the property or transaction that is the subject of this application.

Applicant: _Subtext Acquisitions, LLC

Signature ﬁﬁ% Z, print_Brandt Stiles pate 8/11/2.023

lts: Manager (Officer, Member, Trustee, etc.)

STATE OF MigSouy) )

) ss.

County of St.Char¥es)
This record was signed before me on ﬁllqu:t \\, 2023 by Brandt Sh \e< as

2t Acquisitions, LLC.

Ak ! ““"EE;
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Attachment A

City of Charlottesville

Owner’s Authorizations

(Not Required)

Project Name: VERVE Charlottesville

Right of Entry- Property Owner Permission

I, the undersigned, hereby grant the City of Charlottesville, its employees and officials, the right to enter
the property that is the subject of this application, for the purpose of gathering information for the review
of this rezoning application.

Owner: Woodrow Apartments, LLE\Voodrow Too, LLC; 1705 JPA, LLC Date 5»/ 7/20 23

By (sign name): / W Print Name: /ZW/@ S \/J/LE'" S
Owner’s: LLC Member \Llil\@ Corporate Officer (specify):

Other (specific):

Owner’s Agent

I, the undersigned, hereby certify that I have authorized the following named individual or entity to serve
as my lawful agent, for the purpose of making application for this rezoning, and for all related purposes,
including, without limitation: to make decisions and representations that will be binding upon my proper-
ty and upon me, my successors and assigns.

Name of Individual Agent:

Name of Corporate or other legal entity authorized to serve as agent: Subtext Acquisitions, LLC

Owner: Woodrow Apartments, LEC; Woodrow Too, LLC; 1705 JPA, LLC Date: X -/-202 2
By (sign name): / — Print Name: Z Creied /. \/J:LE‘S
Circle one:

Owner’s: LLC Member Corporate Officer (specify):

Other (specific):




Attachment A

City of Charlottesville

Disclosure of Equitable Ownership

Project Name: VERVE Charlottesville

Section 34-8 of the Code of the City of Charlottesville requires that an applicant for a special use permit
make complete disclosure of the equitable ownership “real parties in interest”) of the real estate to be
affected. Following below | have provided the names and addresses of each of the real parties in interest,
including, without limitation: each stockholder or a corporation; each of the individual officers and direc-
tors of a corporation; each of the individual members of an LLC (limited liability companies, professional
limited liability companies): the trustees and beneficiaries of a trust, etc. Where multiple corporations,

companies or trusts are involved, identify real parties in interest for each entity listed.
100, 102, 104, 106-114, & 409 Stadium Rd and 1705 Jefferson

Name_Richard H. Jones Address_Park Ave, Charlottesville, VA 22903
100, 102, 104, 106-114, & 409 Stadium Rd and 1705 Jefferson
Name_Douglas E. Caton Address_Park Ave, Charlottesville, VA 22903
Name Address
Name Address

Attach additional sheets as needed.

Note: The requirement of listing names of stockholders does not apply to a corporation whose stock is
traded on a national or local stock exchange and which corporation has more than five hundred (500)

shareholders.

Applicant: Subtext Acquisitions, LLC

By:
Signature int Brandt Stiles Date g/X /107,3

Its: _Manager (Officer, Member, Trustee, etc.)




Attachment A

City of Charlottesville

Fee Schedule

Application Type Quantity |Fee Subtotal
Rezoning Application Fee $2000
Mailing Costs per letter S1 per letter
Newspaper Notice Payment Due

Upon Invoice
TOTAL
Office Use Only

Amount Received: Date Paid Received By:




Attachment A

AFFIDAVIT
COMMONWEALTH OF VIRGINIA
Under penalty of perjury, |, the undersigned affiant swear or affirm that

Fourteen (14) calendar days prior to the scheduled neighborhood meeting for the project
titled “Verve Charlottesville” the city approved notice of community meeting with

attached application review materials was mailed via USPS to the attached mailing list

The neighborhood meeting is scheduled for June 12", 2023, at 6pm

The statements above are true and accurate to the best of my knowledge and belief

Me gan) NeceqUP / // ﬁ(////ﬁ
Name of Affiant (Printed)

Wﬁe of Aﬁlagf( v /
Subscribed and Sworn to before me this day
S /%6/25 y Z 320@_%
Date and Time  /

For Notary Public’'s Use Only
state of VLN U A

[ City [ ]County of L H—}wchT'EFouu_Lé'
Acknowledged, subscribed and sword to before me this%_rc‘;é'y of N-a-u\

A 1 (K90

Notary Registration Number

2022
oy

7%
Puauc '-,k{},-.
{ REG#7971500 %~ =
MY COMMISSION | =

EXPIRES

g
% % . 08031120257 S
( { 'l
(My commission expires: Y25

gt




Attachment A

SubteXt 3000 Locust Street

St. Louis, MO 63103

May 26, 2023

Re: Notice of Neighborhood Open House | VERVE Charlottesville

Dear Neighbor,

Subtext invites you to attend an informational neighborhood open house on Monday, June 12™, 2023, anytime
between 6:00pm and 8:00pm at St. Mark Lutheran Church Fellowship Hall to learn more about a future
development application that will be submitted to the City of Charlottesville. The proposal is for the
redevelopment of the property into a multi-family residential project located on approximately 3.3 1-acres
between Stadium Road, Emmet Street, and Jefferson Park Avenue, parcel numbers 160004000, 160003000,
160002000, 160001000, 160005000, and 160008000.

Enclosed in this letter is a context map identifying the property and a draft conceptual plan of the proposal that
will be submitted with the development application.

We invite you to ask questions and share comments about the proposed project at this informational
neighborhood open house. For your convenience, the open house will take place on Monday, June 12
between 6:00 pm and 8:00pm at St. Mark Lutheran Church Fellowship Hall located at 100 Alderman
Road, Charlottesville, VA 22903. Directions to Fellowship Hall and a map are attached to this letter, the
parking lot is located adjacent to the church.

In addition, you can learn more about this project, share your comments, or ask questions by contacting the lead
City reviewers directly: Matt Alfele, alfelem(@charlottesville.gov, 434-970-3182.

Please note: Records of the open house and attendance shall be made to certify that the meeting was held, which
will be submitted to the City of Charlottesville with the development application.

We look forward to your participation and hearing from you.

Sincerely,

% L amber
Dylan Lambur
Subtext

Attachments: Context Maps, Draft Conceptual Plan, and Open House Location Map

Cc:  Matt Alfele and Dannan O’Connell, City of Charlottesville, Neighborhood Development Services
Jefferson Park Ave. Neighborhood Association: Nina Barnes — Dennis barnes@mindspring.com



Attachment A

SubteXt 3000 Locust Street

St. Louis, MO 63103

Context Maps




Attachment A

SUbteXt 3000_ Locust Street

St. Louis, MO 63103

Draft Concentual Site Plan — (not for submission)
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Attachment A

SubteXt 3000 Locust Street

St. Louis, MO 63103

Open House Location Information

DIRECTIONS TO FELLOWSHIP HALL:

From church parking lot, take the sidewalk to the first red door
on the right by the mailbox. There is a small sign on the door
that reads “Office/Fellowship Hall Entrance”. There will be a
sign for the meeting posted on the door as well.

Take the elevator down to the bottom level/Fellowship Hall.

b Entrance to Fellowship Hall @




OwnerName

TENTH AND MAIN, LLC

OAKHURST CIRCLE COMMON AREA
JEFFERSON PARK PARTNERS LC

106 OAKHURST CIRCLE LLC

WILLIAMS, PEYTON R, JR & BOBBIE B, TRUSTEES
BREIT SH JEFFERSON COMMONS LLC
105 VALLEY, LLC

STANLEY, RICHARD A & COURTENAY T
MC CALLUM, BENNETT T & SALLY H
PUSSER, BRIAN & FOSTER, REBECA HART
BISHOP, KATHERINE L, TRUSTEE

VELIKY, LC

BARNES, DENNIS W & NINA S, TRUSTEES
KEYSER, ARTHUR B & HELEN S

HAYNES, NANCY J, TRUSTEE

REILLY, KEVIN M & BONNIE B

OSTEEN, J MICHAEL, TRUSTEE

MCNITT, DOUGLAS & TOWNSEND
TURNER, COURTENAY M & KATHLEEN V
MYERS, JAMES E & KAREN A

SNELL, WILLIAM B OSTENSOE, KAREN A
WINCHESTER, JOHN R

DILA-3, LLC

STADIUM ROAD LIMITED PARTNERSHIP
1705 JPA, LLC

TRACKSIDE PROPERTIES II, LLC

ALPHA KAPPA HOUSING CORPORATION
NEIGHBORHOOD INVESTMENTS, LLC
BLUE RIDGE PROPERTY MANAGEMENT LLC
STULTZ, LLC

DUNOVA LLC

WARD, BENJAMIN T

WARD, RICHARD N & CAROL A

Attachment A

Owner Address

100 OAKHURST CIR

100 OAKHURST CIR

3 GILDERSLEEVE WOOD
65 W MEADOW RD

108 OAKHURST CIR

999 5 SHADY GROVE RD STE 600

24501 LENAH TRAILS PL
110 OAKHURST CIR

140D STSE

3160 DUNDEE RD

PO BOX 2534

201 15TH ST NW STE 1A
12 GILDERSLEEVE WOOD

1 GILDERSLEEVE WOQOD
114 OAKHURST CIR

116 OAKHURST CIR

100 OAKHURST CIR

26 FRANKLIN ST

2034 BROWNSTONE LN
1700 JEFFERSON PARK AVE
1708 JEFFERSON PARK AVE
554 VALLEY RD

3125 DUNDEE ROAD

MSC BOX 5186

POBOX 5186

400 LOCUST AVE STE 3
1713 JEFFERSON PARK AVE
810 CATALPACT

2615 WARWICK PL

PO BOX 1414

355 MALLARD LANE

19 ORCHARD RD

7 ORCHARD RD

THE RECTOR & VISITORS OF THE UNIVERSITY OF VIRGINU OF VA

KING, BRIAN J & JENNIFER L

MORAVA, JACK & ELLEN L CONTINI-MORA
MONTEBELLO CIRCLE, LLC

MMR #2 LLC

MORLEY, WILLIAM J & NANCY H

CAMPER, BETTY SUEH

TODAY'S PROPERTY MANAGEMENT Il LLC
MINOR, STANLEY GILL

Nina Barnes

221 MONTEBELLO CIR

225 MONTEBELLO CIR

PO BOX 5603

1988 MARTIN FARM LN
2515 N UPLAND ST

321 COURTHOUSE MTN LN
P OBOX 430

2510 GUILFORD AVENUE
12 Gildersleeve Wood

OwnerCityState
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
SETAUKET, NY
CHARLOTTESVILLE, VA
MEMPHIS, TN

ALDIE, VA
CHARLOTTESVILLE, VA
WASHINGTON, DC
EARLYSVILLE ,VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
ANNAPOLIS, MD
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
EARLYSVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
EARLYSVILLE, VA
CHARLOTTESVILLE, VA
EARLYSVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE, VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE, VA
ARLINGTON, VA
MADISON, VA
EARLYSVILLE, VA
WILMINGTON, NC
Charlottesville, VA

OwnerZipCode
22903
22903
22903
11733
22903
38120
20105
22903
20003
22936
22902
22903
22903
22903
22903
22903
22903
21401
22901
22903
22903
22903
22936
22905
22905
22902
22903
22903
22936
22902
22936
22903
22903
22903
22903
22903
22905
22901
22207
22727
22936
28403
22903 neighborhood representative



Parcel Number
110001000
110001100
110004000
110005000
110006000
110007000
110008000
110009000
110010000
110014000
110014100
110052000
110053000
110053100
110053200
110054000
160001000
160002000
160003000
160004000
160005000
160008000
160009000
160010000
160010100
160011000
160012000
160013000
160013100
160014000
160014100
160018000
160018100
160019000
160020000
160021000
160022000
160023000
160024000
160025000
160025100

Owner Name
TENTH AND MAIN, LLC
OAKHURST CIRCLE COMMON AREA
JEFFERSON PARK PARTNERS LC
106 OAKHURST CIRCLE LLC
WILLIAMS, PEYTON R, JR & BOBBIE B, TRUSTEES
BREIT SH JEFFERSON COMMONS LLC
105 VALLEY, LLC
STANLEY, RICHARD A & COURTENAY T
MC CALLUM, BENNETT T & SALLY H
VELIKY, LC
VELIKY, LC
TURNER, COURTENAY M & KATHLEEN V
MYERS, JAMES E & KAREN A
SNELL, WILLIAM B
WINCHESTER, JOHN R
VELIKY, LC
WOODROW TOQ, LLC
WOODROW TQQ, LLC
WOODROW, LLC
STADIUM ROAD LIMITED PARTNERSHIP
STADIUM ROAD LIMITED PARTNERSHIP
1705 JPA, LLC
TRACKSIDE PROPERTIES II, LLC
ALPHA KAPPA HOUSING CORPORATION
NEIGHBORHOOD INVESTMENTS, LLC
BLUE RIDGE PROPERTY MANAGEMENT LLC
STULTZ, LLC
NEIGHBORHOOD INVESTMENTS, LLC
NEIGHBORHOOD INVESTMENTS, LLC
NEIGHBORHOOD INVESTMENTS, LLC
DUNOVA LLC
WARD, RICHARD N & CAROL A
WARD, RICHARD N & CAROL A
THE RECTOR & VISITORS OF THE UNIVERSITY OF VIRGINIA
KING, BRIAN J & JENNIFER L
MORAVA, JACK & ELLEN L CONTINI-MORA
MONTEBELLO CIRCLE, LLC
MMR #2 LLC
THE RECTOR & VISITORS OF THE UNIVERSITY OF VIRGINIA
MORLEY, WILLIAM J & NANCY H
CAMPER, BETTY SUEH
NINA BARNES

1

Attachment A

Address_2
100 OAKHURST CIR
100 OAKHURST CIR
3 GILDERSLEEVE WQOQD
65 W MEADOW RD
108 OAKHURST CIR

222 S RIVERSIDE PLZ STE 2000

24501 LENAH TRAILS PL
110 OAKHURST CIR

140D ST SE

201 15TH ST NW STE 1A
201 15TH ST NW STE 1A
2034 BROWNSTONE LN
1700 JEFFERSON PARK AVE
1708 JEFFERSON PARK AVE
554 VALLEY RD

201 15TH ST NW STE 1A

P O BOX 5306

P O BOX 5306

P O BOX 5306

MSC BOX 5186

MSC BOX 5186

P O BOX 5186

400 LOCUST AVE STE 3
1713 JEFFERSON PARK AVE
810 CATALPACT

2615 WARWICK PL

PO BOX 1414

810 CATALPACT

810 CATALPACT

810 CATALPACT

355 MALLARD LANE

7 ORCHARD RD

7 ORCHARD RD

U OF VA

221 MONTEBELLO CIR

225 MONTEBELLO CIR

PO BOX 5603

1988 MARTIN FARM LN

PO BOX 400726

2515 N UPLAND ST

321 COURTHOUSE MTN LN

12 GILDERSLEEVE WOOD

City_State
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
SETAUKET NY
CHARLOTTESVILLE VA
CHICAGO IL
ALDIE VA
CHARLOTTESVILLE VA
WASHINGTON DC
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
EARLYSVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
EARLYSVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
CHARLOTTESVILLE VA
ARLINGTON VA
MADISON VA

CHARLOTTESVILLE VA

Community Meeting MailingList From City Staff_05022023(102726266.1)

Zip Property_Address
22943 100-104 OAKHURST CIR
22942 0 OAKHURST CIR
22944 1600 JEFFERSON PARK AVE
22907 106 OAKHURST CIR
22908 108 OAKHURST CIR
22908 1620 JEFFERSON PARK AVE
22914 105 VALLEY RD
22911 110 OAKHURST CIR
22913 2 GILDERSLEEVE WOQOD
22919 111 VALLEY RD
22920 113 VALLEY RD
22924 552 VALLEY RD
22916 1700 JEFFERSON PARK AVE
22918 1708 JEFFERSON PARK AVE
22922 554 VALLEY RD
22923 1712 JEFFERSON PARK AVE
22906 409 STADIUM RD
22926 104 STADIUM RD
22925 102 STADIUM RD
22905 100 STADIUM RD
22905 106-114 STADIUM RD
22931 1705 JEFFERSON PARK AVE
22932 1707 JEFFERSON PARK AVE
22935 1713 JEFFERSON PARK AVE
22912 1709 JEFFERSON PARK AVE
22937 1715 JEFFERSON PARK AVE
22917 1717 JEFFERSON PARK AVE
22940 1719 JEFFERSON PARK AVE
22939 206 MONTEBELLO CIR
22941 1721 JEFFERSON PARK AVE
22921 204 MONTEBELLO CIR
22938 205 MONTEBELLO CIR
22936 207 MONTEBELLO CIR
22915 0 MONTEBELLO CIR
22930 221 MONTEBELLO CIR
22929 225 MONTEBELLO CIR
22927 233-235 MONTEBELLO CIR
22928 333-335 STADIUM RD
22910 1700 STADIUM RD
22934 323 MONTEBELLO CIR
22933 325 MONTEBELLO CIR

22903 12 GILDERSLEEVE WOOD

OWNED_BY_OCCUPANT
NO
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VERVE CHARLOTTESVILLE OPEN HOUSE
JUNE 12, 2023
Please Sign in Below- Record of Attendance is
required by City Policy and will be shared with
City Staff

NEIGHBORHOOD/ADDRESS

NAME
Lo on o Tt v 1100 Teferson PEAO
, ¥
T«&Momva-k Ellon Contihi-Moaye 225 Movx‘l‘czlp e Corle

V4 Qokhurst Qu'd_a ) .
“%Zwu 03 Bowe Bibge

Mum Q/Mu”r- |2 M&@@L‘é{?s@:@ wWeo£. O3

Zaon/me Kel_/[_'j A OQK/‘U"S—/- 41':_' -




City of C‘har%ttesx ille

2023-02-23

Attn: Campbell Bolton

Timmons Group

Charlottesville, VA 22901

Re:  Water and Wastewater Availability — 100 Stadium Rd
Via:  E-mail

Dear Campbell,

This letter is to advise you that natural gas, water, and wastewater services will be available to
the proposed project known as the Woodrow Apartments at 100, 102, 104, 106-114, and 409
Stadium Rd and 1705 Jefferson Park Avenue, Charlottesville, VA. These services are based on

the following projected demands for the project:

Water demand — 120,000 GPD
Sewer demand — 120,000 GPD

These services will be subject to the execution of the approved final site plan and in addition to
any other documents or fees that are required.

Please note that this letter should not be interpreted as an indefinite reservation of capacity for
this project.

If you have any comments or questions, please feel free to call me at 970-3908.
Sincerely,

z%Neste:r, P.E.

Utilities Engineer

Cc: File

City of Crlotteswlle Utllﬂ‘les Department




Attachment A

From: Walton, Stephen

To: Alfele, Matthew

Subject: Re: VERVE Charlottesville Fire Test Report
Date: Tuesday, September 26, 2023 2:56:46 PM
Attachments: image001.png

The test report is fine. Just to let you that I am out of the office on vacation until October 9th.

Sent from my iPhone

On Sep 26, 2023, at 10:50 AM, Alfele, Matthew <alfelem(@charlottesville.gov>
wrote:

Steve,
Can you respond to this email and let me know if the attached Fire Hydrant Test Report
for VERVE Charlottesville PUD is acceptable. Thank you.

Matt Alfele, AICP

City Planner

Neighborhood Development Services
City of Charlottesville

(434) 970-3636|
alfelem@charlottesville.gov
www.charlottesville.gov

<image001.png>

<06527 - 1600 Jefferson Park Ave Map 2023.pdf>
<06527 - 1600 Jefferson Park Ave 2023.pdf>


mailto:WALTONS@charlottesville.gov
mailto:alfelem@charlottesville.gov
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http://www.charlottesville.gov/





Attachment A

Fire Hydrant Test Report SAP Notification:
l_ocatiorl: 1600 Jefferson Park Ave
Date of Test: 8/22/2023 9:00 am

Performed by: (list all) J. Scott, T. Herring, E. Lawson

Pressure
Hydrant Pipe Nozzle Duration
ID: Location: Size |Size (in)|Static Res. (min:sec)
Residual 0627 1600 Jefferson Park Ave 12 2.5
Hydrant:
Flow E of JPA and Emmet
Hydrant #1 06095 intersection 12 2.5
Flow .
Hydrant #2 0625 |JPA Median at Valley Road 12 2.5
Flow
Hydrant #3 2.5
Flow
Hydrant #4 2:5
Flow
Hydrant #5 2.5
Special Instructions:

Please attach GIS map with all hydrant locations shown and labeled.
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PUD Narrative

Zoning Summary

Current Zoning: R-3 (Multifamily); Individually Protected Property

Current Zoning Overlay(s): Entrance Corridor Overlay

Comprehensive Plan Designation: Urban Mixed-Use Corridor

Draft Zoning Designation: CX-8 and CX-5 (Community Mixed Use)

Proposed Zoning: Planned Unit Development (“PUD”)

Proposed Zoning Overlay(s): Entrance Corridor Overlay

Proposed Use: Multifamily

The Property is bordered by:
Direction Use Zoning
North University N/A
South Single-Family Detached R-2U
East Multifamily R-3H
West University N/A

Project Description

The approximately 3.3-acre project site (“Property”) is located at the corner of Stadium Road, Emmet Street, and Jefferson
Park Avenue and includes 100 Stadium Road, 104 Stadium Road, 409 Stadium Road, 106-114 Stadium, and 1705 Jefferson
Park Avenue, all of which are under common ownership. The Property currently contains multi-family residential with
approximately 62 units and 130 bedrooms and surface parking.

Subtext Acquisitions, LLC (the “Applicant”) is seeking to develop the Property with a high-quality multi-family residential
community (the “Project”). The Project will not displace any existing single-family housing or commercial uses. The
Property is immediately adjacent to the Central Grounds and is pedestrian to Scott Stadium, University Hospital, and W.
Main Street. Additionally, with a combined Charlottesville Area Transit (“CAT”) and University Transit Service (“UTS”)
stop located at the Property, the Project will have convenient access to Downtown Charlottesville, the North Grounds,
Barracks Road Shopping Center, and more. The Project has the potential to provide much needed additional housing in a
location appropriate for taking pressure off Charlottesville’s single-family neighborhoods. The Project will anchor a key
intersection in the Entrance Corridor while also furthering the goals of the Citywide Comprehensive Plan, the Draft Zoning
Ordinance, Streets That Work Plan, and the Bicycle and Pedestrian Master Plan.

There are several unique constraints associated with the Property, including, but not limited to, heavy grade changes
throughout, and numerous frontage types and contexts. To achieve the envisioned Project, the following requests are
necessary:

1. Rezoning to PUD

2. Zoning Text Amendment (104 Stadium Road)

3. Ciritical Slope Waiver

4. Sidewalk Waiver

VERVE Charlottesville 1|Page
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5. Woodrow Street Closure

6. Modification of Development Restriction (409 Stadium Road)

The Project proposes a 5- to 12-story building containing approximately 14,000 square feet of interior amenity space, 20,000
square feet of outdoor amenity space, structured parking, and a maximum of 550 multi-family residential dwelling units.
The ample amenity spaces envisioned for the Project are intended to meet the day-to-day needs of its residents, and
anticipated uses include co-working and study spaces, fitness and wellness center, smart package systems, and active and
passive outdoor courtyards.

The Project utilizes the heavy grade change throughout the Property to step the building height based on the surrounding
context. The Project is 12-stories along the most active frontages of Stadium Road and Emmet Street and steps down to 8-
stories along Jefferson Park Avenue, responding to the single-family neighborhoods along and behind JPA while creating
an urban street edge. The Project is 5-stories at the southwest area of the Property but is only 3.5-stories above Montebello
Circle due to the grade change.

The Project proposes a significantly enhanced streetscape with active uses along the entire frontage, except where vehicular
access points are located. Streetscape improvements will include a landscape buffer between the Project and sidewalk,
widened sidewalks, landscape buffer between the sidewalk and bicycle lane, and widened and raised bicycle lanes. The
streetscape is further activated with a porte-cochere outside the main entrance, public landscape terrace fronting the corner
of Emmet Street and Stadium Road, and walk-up units at the ground level in various locations around the Property.

The location of the Project will naturally encourage alternative transit methods, however additional measures are proposed
to further promote its use. The Project proposes reduced onsite parking at approximately 0.92 parking spaces per unit with
several spaces as EV parking. In-lieu of more onsite parking, the Project will provide a minimum of one (1) long-term
bicycle parking space per unit, one (1) short-term bicycle parking space per 10 units and construct a new bus pad and bus
shelter for the Jefferson Park Avenue transit stop. Additionally, the Applicant will seek to implement a micro-mobility
solution such as a bike-share program.

Additional details related to the proposed Project are included in the enclosed PUD Narrative and PUD Development Plan.

Rezoning Standard of Review (Zoning Ordinance Sec. 34-42)

(a) All proposed amendments shall be reviewed by the planning commission. The planning commission shall review
and study each proposed amendment to determine:

(1) Whether the proposed amendment conforms to the general guidelines and policies contained in the comprehensive
plan;

See Conformity with the Citywide Comprehensive Plan.

(2) Whether the proposed amendment will further the purposes of this chapter and the general welfare of the entire
community,

The proposed land use change from R-3 to PUD, with proffers, as described herein, could benefit the surrounding
community by allowing a high-quality development that is specifically tailored to this prominent intersection. The
Project will provide additional housing, increased community open space, and improved pedestrian, bicycle, transit,
and vehicular access in a heavily trafficked location.
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Whether there is a need and justification for the change; and

The Future Land Use Map designated the Property as Urban Mixed-Use Corridor, which calls for higher intensity
mixed use development along corridors between employment, commercial, and civic hubs of the city. The Draft
Zoning Map designates the Property as CX-5 and CX-8, which allows for unlimited density. The proposed PUD
will allow for a high-quality development that will transform this prominent intersection into a destination within
the Entrance Corridor.

When pertaining to a change in the zoning district classification of property, the effect of the proposed change, if
any, on the property itself, on surrounding property, and on public services and facilities. In addition, the
commission shall consider the appropriateness of the property for inclusion within the proposed zoning district,
relating to the purposes set forth at the beginning of the proposed district classification.

See Impacts on Public Facilities and Infrastructure. The Project would be evaluated during site plan review and
would be required to meet all current regulations related to public utilities and facilities.

PUD District Objectives (Zoning Ordinance Sec. 34-490)

()

)

3

“4)

To encourage developments of equal or higher quality than otherwise required by the strict application of zoning
district regulations that would otherwise govern,

The current zoning district of R-3 does not allow for the type of urban, pedestrian-friendly development that is
envisioned by the Comprehensive Plan and Draft Zoning. This is a unique location that has the ability to be a
prominent part of the Entrance Corridor and contribute to the fabric of Charlottesville. Rezoning of the Property to
PUD facilitates a comprehensive approach that is guided by the various citywide planning initiatives and Draft
Zoning. Additionally, it allows for the balance of high-quality urban design that is also contextual to the surrounding
areas and neighborhoods.

To encourage innovative arrangements of buildings and open spaces to provide efficient, attractive, flexible and
environmentally sensitive design.

The Project utilizes grade change and an arrangement of building heights to create an active urban street edge along
the primary frontages with contextually sensitive scale adjacent to the neighborhoods along Montebello Circle and
Jefferson Park Avenue. The Project is arranged to also allow for significant outdoor amenity space and an active
and vibrant pedestrian realm.

The Applicant is actively working with the City on a street improvement plan, which could improve traffic and
pedestrian conditions at this location. These offsite improvements are not part of this application, but the Applicant

is continuing to work with the City on the design and funding for the contemplated improvements.

To promote a variety of housing types, or, within a development containing only a single housing type, to promote
the inclusion of houses of various sizes;

The Project includes a diverse unit mix, as well as ground-floor walk-up units to provide housing for a wide
demographic.

To encourage the clustering of single-family dwellings for more efficient use of land and preservation of open space;

The Project does not include single-family dwellings; however, it achieves efficient land use in concentrating
density where appropriate and addresses the City’s housing needs.
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(5) To provide for developments designed to function as cohesive, unified projects;
The Project is designed as a cohesive, unified community with thoughtful and functional programming.

(6) To ensure that a development will be harmonious with the existing uses and character of adjacent property, and/or
consistent with patterns of development noted with respect to such adjacent property;

The Project is uniquely located and is designed to anchor this prominent intersection and place scale along the
appropriate frontages based on adjacent uses and elevations.

(7) To ensure preservation of cultural features, scenic assets and natural features such as trees, streams and
topography;

The Project includes redevelopment of 104 Stadium Road, which is designated as an Individually Protected
Property. The City Council previously approved a Certificate of Appropriateness for the demolition of 104 Stadium
Road. Additionally, the Planning Commission previously approved initiation of the Zoning Text Amendment
process.

The Project will comply with the conditions of the Certificate of Appropriateness, which include completing a
Historic American Buildings Survey to be retained by the Department of Neighborhood Development Services and
Virginia Department of Historic Resources and approval of a design-review Certificate of Appropriateness for the
Project. Additionally, materials from the existing structure at 104 Stadium Road will be reused and incorporated
into the Project.

While the Applicant cannot commit to preserving trees in accordance with City standards due largely to existing
building and hardscapes within the Tree Protection Zones, the Applicant will engage local arborists in an effort to
protect as many trees as feasible along Montebello at the top of the slope during construction. Trees removed from
the critical slopes will be replaced at a 3:1 ratio in accordance with City guidelines.

(8) To provide for coordination of architectural styles internally within the development as well as in relation to
adjacent properties along the perimeter of the development, and

The Project's architectural design, in its materiality and massing, will be consistent and complimentary of the
Entrance Corridor Design Guidelines as well as the Central Grounds. The design is using a transitional
contemporary style that aims to create an architectural aesthetic that links to the past but does not replicate the
architectural history directly. The architectural styles within the Project are cohesive but look to differentiate
themselves from one another in color and detailing. Each facade draws upon the materiality, scale, and rhythm of
its adjacent properties while seeking to improve and redefine the public realm of which it directly fronts.

(9) To provide for coordinated linkages among internal buildings and uses, and external connections, at a scale
appropriate to the development and adjacent neighborhoods;

The Project provides enhanced streetscapes along the Stadium Road, Emmet Street, and Jefferson Park Avenue
frontages that will significantly improve pedestrian connectivity between neighborhoods, the Central Grounds,
University Hospital, and nearby retail.

(10) To facilitate access to the development by public transit services or other single-vehicle-alternative services,
including, without limitation, public pedestrian systems.

There is an existing public transit stop located at the Property servicing Charlottesville Area Transit (“CAT”) and

the University Transit Service (“UTS”). The Project includes improvement of this transit stop and the construction
of a new shelter and pad. The proposed transit stop is included in the PUD Development Plan.
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The Project will also improve the pedestrian environment by creating wider sidewalks and dedicated bicycle lanes
with a landscape buffer between these uses and vehicular traffic. Additionally, a micro mobility program will be
implemented, such as a bicycle or e-scooter share platform to further promote alternative transportation.

Conformity with the Citywide Comprehensive Plan

The Project conforms with the Citywide Comprehensive Plan in the following areas:

Chapter 4: Land Use, Urban Form, and Historic & Cultural Preservation

The Future Land Use Map designated the Property as Urban Mixed-Use Corridor, which calls for higher intensity
mixed use development along corridors between employment, commercial, and civic hubs of the city.

The Project will redevelop an underutilized site into an exciting and prominent part of the Entrance Corridor. The
Project will provide much-needed housing and increase housing diversity, create new pedestrian amenity spaces,
and encourage alternative transportation options such as walking, cycling, and public transit. Specifically, the
Project supports the following Goals, Objectives, and Strategies within the Land Use Chapter:

Goal 2: Future Land Use Vision

Mixed-Use Area Objective: Support the redevelopment of “‘under-utilized” gray-field sites along community corridors.

Mixed-Use Area Objective: Provide opportunities to develop a variety of housing options near employment and
community services.

Mixed-Use Area Objective: Develop buildings and public spaces that are human-scaled and contribute to placemaking
& Charlottesville’s authentic community identity.

Mixed-Use Area Objective: Promote and encourage design elements that enhance community livability such as active
uses at the ground floor level along key street frontages.

Mixed-Use Area Objective: Encourage compact block and street networks and a built environment that facilitates
walking, biking, and bus riding.

Goal 7: Entrance Corridors — Ensure that the quality of development in Charlottesville’s designated Entrance Corridor
Overlay Districts is compatible with the City’s requirements and standards, and with the adjacent neighborhood’s historic,

architectural, and cultural resources, while allowing for reuse of structures and evolution of uses in these areas.

Strategy 7.1: Within Entrance Corridors, encourage placemaking elements and look for opportunities to support
community-centered destinations.

Chapter 5: Housing

The Project will provide much needed additional housing and increase housing diversity in a location well-suited
for this type of density. Additionally, the Project will not diminish the stock of other housing types, as the site is
currently used as multi-family apartments with approximately 100 residents. Specifically, the Project supports the
following Goals and Strategies within the Housing Chapter:

VERVE Charlottesville 5|Page



Attachment B

Goal 2: Diverse Housing Throughout the City — Support a wide range of rental and homeownership housing choices that
are integrated and balanced across the city, and that meet multiple City goals including community sustainability,
walkability, bikeability, ADA accessibility, public transit use, increased support for families with children and low-income
households, access to food, access to local jobs, thriving local business, and decreased vehicle use.

Strategy 2.1: Encourage mixed-use and mixed-income neighborhoods and housing developments throughout the city
and support zoning changes to allow them by-right.

Strategy 2.2: Promote housing redevelopment and infill development that supports bicycle and pedestrian-oriented
infrastructure improvements and robust public transportation to better connect residents and jobs and commercial

activity.

Strategy 2.4: Target a city-wide residential vacancy rate of at least 5 percent in order to assure a well-functioning,
liquid housing market.

Sub-strategy: Explore strategic support for developments to increase the supply of homes if the target is not met.

Goal 4: Energy and Water Efficiency — Increase the energy performance, water efficiency, and environmental sustainability
of housing throughout the city.

Strategy 4.4: Encourage solar-ready and EV-ready building standards in all new housing and extensive retrofit
projects.

Chapter 6: Transportation

The Property is located along main thoroughfares and experiences significant daily pedestrian, cyclist, and vehicular
traffic. The existing conditions consist of narrow sidewalks abutting quick-moving vehicular traffic.

The Project will improve the pedestrian environment by creating wider sidewalks and dedicated bike lanes with a
landscape buffer between these uses and vehicular traffic. The improvement of the public transit stop located at the
Property will further promote public and alternative transit methods. Additionally, the Applicant is actively working
with the City on a plan that could improve the street network around the Property and create additional city
greenspace. Specifically, the Project supports the following Goals and Strategies within the Transportation Chapter:

Goal 1: Complete Streets — Create and maintain a connected network of safe, convenient, and pleasant accommodations
for pedestrians, bicyclists, and transit riders, including people of all ages and abilities.

Strategy 1.1: Continue to implement projects from the City’s Bicycle and Pedestrian Master Plan, Streets that Work
Design Guidelines, Safe Routes to School planning, and small areas plans, prioritizing underserved neighborhoods,
locations lacking connectivity to key destinations in the city, and improvements needed within Future Land Use Map
nodes, corridors, and other areas of increased development.

Strategy 1.2: Consistently apply universal design features, included ADA (Americans with Disabilities) standards as
outlined in the Public Right of Way Accessibility Guidelines (PROWAG), and ensure that sidewalks are firee of
obstructions and that accessible curb ramps exist at all pedestrian crossings where conditions allow.

Goal 2: Coordination with Land Use & Community Design — Improve quality of life and promote active living by reducing
automobile use and congestion and supporting multimodal options for safe and convenient travel in conjunction with

implementation of the Future Land Use Vision.

Strategy 2.2: Through development processes, implement and incentives improved facilities and amenities for non-
motorized travelers, including those needed to support multimodal travel by residents, workers, and visitors.
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Goal 3: Efficient Mobility and Access — Maintain a safe and efficient transportation system to provide mobility and access.

Strategy 3.4: Create centers for shared mobility (e.g. bike share, car share) and transit in the Downtown and University
areas and eventually a network of neighborhood nodes.

Strategy 3.5: Promote pedestrian and bicyclist safety and convenience by reviewing crossing distances and facilities,
adjusting signal timing, optimizing speed limits, and reconfiguring lanes (where appropriate).

Goal 4: Parking Supply and Management — Provide a balanced approach to parking that supports economic vitality,
achieves urban form goals, minimizes environmental impacts, and accommodates pedestrians, bicycles, transit users, and

disabled individuals.

Goal 5: Transit System — Support a robust and convenient transit system that increases local and regional mobility and
provides a reliable and efficient travel option for Charlottesville’s residents, workers, and visitors.

Strategy 5.4: Explore innovative approaches, including partnerships with employers and businesses, to increasing
ridership of public transit, especially for first time riders.

Strategy 5.7: Identify locations along bus routes needing additional bus stops, enhanced quality and comfort of bus
stops, connectivity via walking/biking, and safer crossings, particularly near schools, parks, and other amenities.

Goal 8: Infrastructure Funding — Identify and seek new sources of sustainable funding mechanisms for the maintenance of
existing multimodal infrastructure and facilities and future development of the transportation system.

Conformity with the Streets That Work Plan

The Property is located between Stadium Road, Emmet Street, and Jefferson Park Avenue, all of which are designated as
Mixed-Use B Framework Streets. The following is a review of the Project in accordance with the Streets That Work Plan:

Major Design Elements Recommended Proposed PUD
Sidewalks >7’ clear walk zone 7 -8

Curbside Buffer Zone 3-6 5-8

Bicycle Facilities 5’ — 6’ bike lanes 5-6

Transit Stop Facilities Shelters, benches, etc. One (1) bus shelter
Curbs Vertical curb Vertical curb
Gutters Comb. curb & gutter Comb. curb & gutter
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Conformity with the Bicycle and Pedestrian Master Plan

The 2015 Bicycle and Pedestrian Master Plan calls for bicycle arterial routes on Jefferson Park Avenue and Emmet Street
along the Property, and a bicycle local route on Stadium Road along the Property. Additionally, the Master Plan recommends
Stadium Road as a Shared Roadway along the Property. The Project will create new bicycle lanes along the Stadium Road,
Emmet Street, and Jefferson Park Avenue frontages, which will be raised from the street to facilitate low-stress routes.

Bicycle Arterial Routes

These routes will carry the highest number of
bicyclists and provide direct routes across the
City. These routes will become the spine of

the network. In many cases, separated bicycle
facilities will be needed to ensure these routes
are low-stress. The blue lines represent the
important on-street bicycling routes and the
green lines represent the important trail routes.

Bicycle Local Routes

These routes will provide bicycle connections
within an individual neighborhood and build

on the existing low-stress routes. The use of
traffic calming measures, signage, and pavement
markings to reinforce safe driving speeds and
community ownership of neighborhood streets
will make these routes more bicycle friendly.

Shared Roadways

Shared Roadways are bicycle facilities that
designate a vehicular travel lane as a shared
space for people to drive and bicycle. This
designation is demonstrated to all users
through an-road pavement markings, known
as "sharrows” or street signage indicating that
people bicyeling may use the full lane. These
facilities do not provide any separation between
people driving and bicycling and are best used
on neighborhood streets or streets with a low
level of bicyclist traffic stress.
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Impacts on Public Facilities and Infrastructure

Public Transportation Facilities:

Included in this application is a Traffic Impact Analysis prepared by Timmons Group. The scope of the study was developed
in conjunction with the City at a scoping meeting and confirmed in writing on March 1, 2023. Data collection was conducted
on March 1, 2023. The Traffic Impact Analysis is subject to review by the City and complete findings are included within
the report.

Other Public Transportation and Multi-Modal Infrastructure:

There is an existing public transit stop located at the Property servicing CAT and UTS. The Project includes improvement
of this transit stop and the construction of a new shelter and pad.

The Project will promote other forms of alternative transit by providing substantial bicycle parking, with a mix of private
enclosed spaces and public spaces, and by providing a limited scale micro-mobility solution, such as bikeshare or scooter
share. Additionally, the Project includes dedicated ride-share pick-up and drop-off spaces.

Schools:

The Project will have minimal impact on the City’s school system. Based on the Property location, the primary resident
demographic is anticipated to consist of UVA students, faculty, staff, and young professionals.

Fire/Rescue/Safety:

The Project will be served by the nearby Fontaine Fire Station on Jefferson Park Avenue. The Project is subject to review
by the City Fire Department.

Public Parks:

The Project will include a variety of private and public outdoor amenity spaces, including both hardscape and landscape.

Impacts on Environmental Features

Currently, the Property is largely covered by hardscape. Due to the large grade change from the Property to Montebello
Circle, the Project will require a Critical Slope Waiver. As further detailed within the Application for a Critical Slope
Waiver, the reduction in slope will have minimal impact to erosion, stormwater, and groundwater recharge.

While the Applicant cannot commit to preserving trees in accordance with City standards due largely to existing building

and hardscapes within the Tree Protection Zones, the Applicant will engage local arborists in an effort to protect as many
trees as feasible during construction. Trees removed will be replaced at a 3:1 ratio in accordance with City guidelines.

Affordable Housing

The Project will comply with Section 34-12 of the Charlottesville Code of Ordinances at a minimum and intends to provide
200% of the cash-in-lieu payment outlined by the affordable dwelling unit ordinance worksheet based on the final Project
size and number of units. Specific details related to affordable housing commitments will be included in the PUD
Development Plan.
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Historic Resources

See Zoning Text Amendment below. Other than the Individually Protected Property at 104 Stadium Road, there are no other
historic resources on the Property.

Zoning Text Amendment

The Project includes redevelopment of 104 Stadium Road which is currently designated as an Individually Protected
Property. The City Council previously approved a Certificate of Appropriateness for the demolition of 104 Stadium Road.
Additionally, the Planning Commission previously approved initiation of the Zoning Text Amendment process.

The Project will comply with the conditions of the Certificate of Appropriateness, which include completing a Historic
American Buildings Survey to be retained by the Department of Neighborhood Development Services and Virginia
Department of Historic Resources and approval of a design-review Certificate of Appropriateness for the Project.
Additionally, materials from the existing structure at 104 Stadium Road will be reused and incorporated into the Project.

Enclosed within you will find a copy of the City Council and Planning Commission resolutions.
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#R-23-086

RESOLUTION OF APPROVAL OF A CERTIFICATE OF APPROPRIATENESS FOR
DEMOLITION OF THE HOUSE AND GARDENS AT 104 STADIUM ROAD

WHEREAS, on January 27, 2023, Subtext Acquisitions, LLC (Applicant) on behalf of
Woodrow Two, LLC, the owner of certain land identified within City real estate assessment
records by Parcel [dentification numbers 160002000 and currently addressed as 104 Stadium Road
(Property), requested a Certificate of Appropriateness (CoA) for the demolition of the house and
gardens on the Property (Requested CoA);

WHEREAS, per City Code §34-273 and §34-274, in 2011 the Property was designated by
City Council an Individually Protected Property (IPP), therefore, per City Code §34-277, its
demolition is subject to review by the City’s Board of Architectural Review (BAR) and requires
approval of a CoA, and;

WHEREAS, on February 22, 2023, in a motion approved 6-0, the BAR denied the
Requested CoA, stating it had “considered the standards set forth within the City Code, including
the BAR’s design guidelines and the standards for considering demolitions™ and “the proposed
demolition of the house and gardens at 104 Stadium Road does not satisfy the BAR’s criteria and
guidelines and is not compatible with this property” and, in its discussion, stating the reasons for
denial, and;

WHEREAS, on March 9, 2023, as permitted by City Code §34-285(b), the Applicant
appealed to City Council the BAR’s denial of the Requested CoA (Appeal), and;

WHEREAS, on May 15, 2023, per City Code §34-314(c), following a review of the
Appeal, the Project, and the Application, and having considered relevant information and opinions,
including the BAR’s determination, the City Staff Report, and the City’s ADC District design
guidelines and the City’s standards for considering demolitions (City Code §34-278), this Council
determined the requested demolition at 104 Stadium Road satisfies the design guidelines and
review criteria, and is compatible with this property.

BE IT RESOLVED by the Council for the City of Charlottesville, Virginia that, pursuant
to the conditions below, a Certificate of Appropriateness is hereby approved for the requested
demolition at 104 Stadium Road.

Approval of certificate of appropriateness is expressly conditioned upon the occurrence of
the following before issuance of a demolition permit:

1. Building and gardens be documented thoroughly through photographs and measured
drawings according to the Historic American Building Standards, information should
be retained by City of Charlottesville’s Department of Neighborhood Development
Services and Virginia Department of Historic Resources;
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2. Approval of a design-review CoA for new construction on the parcel as a contiguous
element of the proposed multi-lot development the-building’sreplacement to ensure
that the building is not demolished without an appropriate and City-approved
replacement, and issuance of site plan and building permit for construction of such
replacement.

3. After the foregoing conditions are accomplished, if the IPP designation has not
previously been removed by appropriate action of Council, whether before or after
demolition, but no later than 30 days after demolition, applicant will petitien-the request
City Council initiate for a zoning ordinance amendment per City Code § 34-274 to ask
that delete the property be-deleted from the protected property list by zoning text and
map amendment.

Ave No Approved by Council
Payne X June 5, 2023
Pinkston _x /) r
Pu[‘year = \._1 rna_. \e_z)lza\’"'ma_"
i p— Kyna Thomas, MMC
Wade — x Clerk of Council
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Application for a Sidewalk Waiver
Department of Neighborhood Development Services

P. O. Box 911, City Hall

Charlottesville, VA 22902

Telephone: (434) 970-3182

Tax Map and Parcel Number(s) 160001000, 160002000, 160003000, 160004000,
160005000, 160008000

Address(es) 100, 102, 104, 106-114, and 409 Stadium Road and 1705 Jefferson Park
Avenue, Charlottesville, VA

Note: This application is only for a “waiver” to the City’s sidewalks, curbs and gutters regulations. Applicants wishing to contrib-
ute funds to a sidewalk improvement fund in an amount equivalent to the cost of dedication of land for and construction of the
required sidewalk, curb and gutter must use the Funds In Lieu of Sidewalk Application.

Applicant Contact Information
Name__Dylan Lambur
Company_Subtext Acquisitions, LI C

Phone_314-721-5559
Email_dlambur@subtextliving.com

Owner Contact Information
Name
Address_PQO Box 5306, Charlottesville, VA 22905
Phone__434-293-6069 ext. 405
Email__tsteigman@msc-rents.com

Owner’s Signature:

/C vl @W—‘/ft«u&_ P-72023

Owner Date

Required application materials and fee:
e All required materials. Contact City Planner for more information.
e Correct application fee. Checks payable to “City of Charlottesville”.

Note: Incomplete applications will not be processed.

Date Received: Received by:
Fee: Cash/Check #

Revision Date: May 19, 2022
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Sidewalk Waiver

The Project is requesting a Sidewalk Waiver for a portion of the south frontage along Montebello Circle. The Project
includes construction of a new sidewalk on the north side of Montebello Circle, from Stadium Road to approximately where
the existing sidewalk on the south side of Montebello Circle begins as depicted on Exhibit A. The waiver is being requested
for the remaining frontage due to the narrow condition of Montebello Circle at approximately 18’ which is already being
served by an existing sidewalk.

Variations; exceptions (Zoning Ordinance Sec. 29-36)

(a) Whenever this chapter contains provisions for variation or exception to a requirement, the agent or commission in
considering the request for a variation or exception, shall consider whether, because of unusual size, topography, shape
of the property, location of the property or other unusual conditions (excluding the proprietary interests of the
subdivider) the requirement that is proposed to the varied or excepted would result in substantial injustice or hardship
and would not forward the purposes of this chapter or serve the public interest.

(1) In approving any such request, the agent or commission shall find that adherence to the requirements would result

in substantial injustice or hardship, and that granting the waiver would not be detrimental to the public health,
safety or welfare or to the orderly development of the area.

Constructing a sidewalk along the entirety of the Project’s south frontage is not feasible due to environmental
constraints.

(2) Prior to varying or granting an exception to a provision of this chapter, the agent or commission shall obtain a

written opinion of the city's fire code official as to whether the requested waiver can be accommodated within the
applicable requirements of the Virginia Statewide Fire Prevention Code (VSFPC).

The Project is subject to review by the Fire Department.

(3) Prior to varying or granting an exception to a provision of this chapter involving utilities, the agent or commission

shall obtain a written opinion of the city's director of public works as to whether the requested waiver can be
accommodated within applicable regulations, specifications and ordinances governing utilities.

The requested waiver does not involve utilities.

Standards for Streets and Alleys (Zoning Ordinance Sec. 29-182)

(@)

(i)

Whether a surface other than concrete is more appropriate for the subdivision because of the character of the
proposed subdivision and the surrounding neighborhood;

The type of surface is not applicable to the requested waiver. The sidewalks that are proposed by the Project will
meet all current regulations and guidelines and be compatible with the surrounding area.

Whether sidewalks on only one (1) side of the street may be appropriate due to environmental constraints such as
streams, stream buffers, critical slopes, floodplain, tree cover, or wetlands, or because lots are provided on only
one (1) side of the street,

Currently, there is only a sidewalk on one (1) side of Montebello Circle due to a significant slope. The existing
sidewalk does not connect to Stadium Road. The Project proposes a sidewalk from Stadium Road and along the
portion of Montebello Circle that is not impacted by the slope.

VERVE Charlottesville 13|Page
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(iii) Whether the sidewalks reasonably can connect into an existing or future pedestrian system in the area;

The requested waiver is in response to environmental constraints that limit existing and would limit future
pedestrian systems at this location.

(iv) Whether the length of the street is so short and the density of the development is so low that it is unlikely that the
sidewalk would be used to an extent that it would provide a public benefit;

The Property includes frontage on Montebello Circle; however, the Project will not have pedestrian frontage on
Montebello Circle due to the existing slope. The sidewalk proposed for a portion of Montebello Circle would benefit
existing pedestrian traffic.

(v)  Whether an alternate pedestrian system including an alternative pavement could provide more appropriate access
throughout the subdivision and to adjoining lands, based on a proposed alternative profile submitted by the

subdivider;

The requested waiver is in response to environmental constraints limiting sidewalks and therefore alternate
pedestrian systems were not considered.

vi) Whether the sidewalks would be publicly or privately maintained;

This standard is not applicable as the requested waiver would waive the requirement for a sidewalk along a portion
of the south frontage.

(vii) Whether the waiver promotes the goals of the comprehensive plan, including the applicable neighborhood plan;
and

The requested waiver is in response to environmental constraints. The Project proposes a sidewalk where feasible
in order to promote the goals of the Comprehensive Plan.

(viii) Whether waiving the requirement would enable a different principle of the neighborhood plan to be more fully
achieved.

The requested waiver is in response to environmental constraints. The Project proposes a sidewalk where feasible
in order to promote the goals of the Comprehensive Plan and Neighborhood Plan.

VERVE Charlottesville 14|Page
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Woodrow Street Closure

The Project includes redevelopment of all properties fronting, accessing, and utilizing Woodrow Street. The City Council
previously approved the closure, vacation, and discontinuation of Woodrow Street, however the required conditions were
not fulfilled, and the process was not completed. The conditions of the Ordinance are as follows:

(D) The adjoining property owners, excluding the City of Charlottesville, shall provide for storm water connections
to Jefferson Park Avenue from the east side of Woodrow Street as part of the Jefferson Park Avenue sidewalk
construction.

2) All adjoining property owners, excluding the City, shall enter into a joint access and maintenance agreement
with respect to the vacated area. Such agreement shall preclude the building of additional units on the vacated
area.

The Project will naturally satisfy these conditions. New utility connections and the relocation of any existing utilities would
be evaluated during site plan review and required to meet all current regulations related to public utilities and facilities. A

joint access and maintenance agreement will not be applicable, as the Project will vacate Woodrow Street.

Enclosed within you will find a copy of the Ordinance Closing, Vacating, and Discontinuing Woodrow Street.
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g R e & S R e

- AN ORDINANCE
CLOSING, VACATING AND DISCONTINUING
. WOODROW STREET

WHEREAS, proper notice was duly posted and advertised that Stadium Road Limited
Partnership would request the City Planning Commission to initiate street closing procedures to
close Woodrow Street, 30 feet in width, between Stadium Road and Jefferson Park Avenue,
shown on City Real Estate Tax Map 16, running a distance of approximately 478 feet;

WHEREAS, owners along the street proposed to be vacated have been duly notified;

held on September 10, 1996, and comments from the City staff, the Planning Commission and
the public were made and heard; and

WHEREAS, the Planning Commission recommended closure of said portion of
Woodrow Street with certain conditions; now, therefore,

BE IT ORDAINED by the Coungil of the City of Charlottesville, Virginia that Woodrow
Street, described as follows, is hereby closed, vacated and discontinued as a public thoroughfare
of the City of Charlottesville, Virginia, said street not being needed for public use and travel:

All of the Woodrow Street right-of-way, approximately 30 feet in
width, from its intersection with Stadium Road to its intersection
with Jefferson Park Avenue, running a distance of approximately
478 feet, as shown on the artached sketch.

PROVIDED, that the City of Charlottesville hereby reserves unto itself a perpetual
i easement ten feet in width on either side of the center line of any water, gas, sanitary or storm
: sewer mains presently located in the area being vacated, including the perpetual right of ingress
and egress over the vacated area for the purpose of installing, maintaining, repairing or replacing
such utility lines or mains; and

PROVIDED FURTHER, that the following conditions are fulfiiled:

(1)  The adjoining property owners, excluding the City of Charlottesville, shall
- provide for:storm water connections to Jefferson Park Avenue from the east side

¢ *ﬁé of Woodrow Street as part of the Jefferson Park Avenue sidewalk construction.
! )

i —

T‘\J Qk All adjoining property owners, excluding the City, shall enter into a joint access

\jl and. maintenance agresment with respect to the vacated area. Such agreement

f shall preclude the building of additional units on the vacated area.

BE IT FURTHER ORDAINED that the Clerk of the Councii shall send a copy of this

ordinance with plat attached to the Clerk of the Circuit Court for recordation in the current street
closing book at such tume that the City Attorney advises that the conditions have been fulfilled.

Approved by Council M éﬂ(-—

November 4, 1995 - ol ZR¥x OF CITY COUNCIL

VERVE Charlottesville
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Modification of Development Restriction

The Project includes redevelopment of 409 Stadium Road, which was previously a City-owned lot and is subject to
conditions associated with its sale to a private party in 2011. The conditions of the ordinance authorizing the sale of 409
Stadium Road are as follows:

(D) The Property shall be landscaped and maintained as a green space area;

2) The Purchaser shall consent to the adjoining property (Tax Map Parcel 16-2) being designated as an Individually
Protected Property (IPP) under City Code Sec. 34-274; and

3) There shall be no further development or permanent structures placed upon the Property, including parking
facilities.

The 2011 Deed from the City to the current owner of 409 Stadium Road includes these restrictions and notes that they may
not be subsequently modified or released without the City’s written consent. These restrictions are inconsistent with the
significant priority of the new Comprehensive Plan (including the Housing Plan) places on housing. It is requested that
these conditions be modified or repealed in order to achieve the envisioned project. Currently, there is very little usable
open and green space on the Property. The Project will include a significant amount of active and usable open space as well
as high-quality green space. The Project will include permanent structures on what is currently 409 Stadium Road to create
an active and urban streetscape environment as well as conform to the Comprehensive Plan and the guidelines of the Draft
Zoning Ordinance.

Enclosed within you will find a copy of the Ordinance Authorizing the Sale of Certain City-Owned Property Located at 409
Stadium Road as well as a copy of the 2011 Deed.
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AN ORDINANCE
AUTHORIZING THE SALE OF CERTAIN CITY-OWNED PROPERTY LOCATED
AT 409 STADIUM ROAD.

WHEREAS, the City of Charlottesville issued a Request for Proposals (RFP) for
development of a City-owned lot at 409 Stadium Road, identificd as Parcel | on City Real
Estate Tax Map 16, hereinafter the “Property™; and

WHEREAS, in accordance with Virginia Code Sec. 15.2-1800(B), a public hearing was
held on December 20, 2010, and an additional public hearing was held on February 7, 2011, to
give the public an opportunity to comment on the proposed conveyance of the Property; and

WHEREAS, after the public hearing on December 20, 2010, Richard Jones and Douglas
Caton, on behalf of Woodrow Too, LLC, submitted a response offering to pay $250,000 for the
Property, and agreeing to leave the subject Property a landscaped area; now, thetefore,

BE IT ORDAINED by the Council of the City of Charlottesville, Virginia that the City
Manager is hereby authorized to execute a sales/purchase agreement, in form approved by the
City Attorney, to convey the above-described Property to Woodrow Too, LLC for the purchase
price of $250,000 with restrictions on the development of the subject Property as foilows:

(1)  The Property shall be landscaped and maintained as a green space area,

(2)  The Purchaser shall consent to the adjoining property (Tax Map Parcel 16-2)
being designated as an Individually Protected Property (IPP) under City Code
Sec. 34-274; and

(3)  There shalf be no further development or permanent structures placed upon the
Property, including parking facilities.

BE IT FURTHER ORDAINED that the Mayor is hereby authorized to execute a deed
of conveyance, in form approved by the City Attorney, for the above-described transaction.

Appmved by Council

Clerk Louncu
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Instrument# 2011003378 Page 1

Am/< ’
9011 3378

Prepared by Charlottesville City Aitorney's Qffice
Tax Map Parcel 160001000 (409 Sradium Road)

This deed is exempt from recordation taxes imposed by Va. Code Sec. 58.1-802
pursuant to Va. Code Sec. 58.1-811(C)(4)

THIS DEED made this 20 %" day of Qgp:lgﬂbg , 2011, by and between

the CITY OF CHARLOTTESVILLE, VIRGINIA, 2 municipal corporation and political
subdivision of the Commonwealth of Virginia, GRANTOR, and WOODROW TQO, LLC, a
Virginia limited liability company, GRANTEE, whose address is P.O. Box 5306, Charlottesville,
Virginia 22905,

WITNESSETH:

THAT for and in consideration of the sum of TWO HUNDRED AND FIFTY
THOUSAND DOLLARS ($250,000.00), the receipt and sufficiency of which are hereby
acknowledged, GRANTOR does hereby GRANT, BARGAIN, SELL and CONVEY with
SPECIAL WARRANTY OF TITLE unto the GRANTEE the property described herein on
Exhibit A, attached hereto and made a part hereof (“Property™).

As a condition of the sale of the Property, the following restrictive covenants, which shall
run with the land and shall not be subsequently modified or released without the written consent
of the GRANTOR, are hereby placed on the Property:

There shall be no further development or structures placed upon
the Property, meaning anything constructed or erected, the use of
which requires permanent location on the ground, or attachment to
something having a permanent location on the ground, including

parking facilities, and the Property shall be left and maintained as
treed green space.
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Instrument# 2011003378 Page 2

GRANTOR makes no guarantee, representation or warmranty regarding the condition of
the Property herein conveyed and expressly disclaims any and all obligation and liability to
GRANTEE regarding any physical or environmental defects which may exist with respect to the
property, including warranties, whether express or implied, concerning the absence of any
“hazardous substances” (as defined by the Comprehensive Environmental Response,
Compensation and Liability Act of 1980, 42. U.8,C. Section 9601 et seq., as amended),

This conveyance is made expressly subject to all easements, conditions, restrictions,
reservations, and other matters contained in duly recorded deeds, plats, and other instruments
constituting constructive notice in the chain of title to the property herein conveyed, which have
not expired by a time limitation therein contained or otherwise become ineffective,

By ordinance adopted May 2, 2011, the Mayor of the City of Charlottesville was

authorized to sign this deed on behalf of the City of Charlottesville.

WITNESS the following signatures and seals,

[This space intentionally left blank]
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Instrument# 2011003378 Page 3

GRANTOR: CITY OFC TTESVILLE, VIRGINIA

By: M!u( M———'

Ddve Norris, Mayor

COMMONWEALTH OF VIRGINIA
CITY OF CHARLOTTESVILLE

The foregoing instrument was acknowledged before me, a Notary Public in and for the aforesaid
City and Commonwealth, by Dave Norris, Mayor of the City of Charlottesville, Virginie, on this
day of .ﬁfﬂfmb(,r ,2011.

My Commission Expires:

i

No lic
Registration #; ESEEH{E{E

[This space intentionally left blank]
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Instrument# 20110033278 Page 4

GRANTEE: WOODROW TOO, LLC

By: ) Wl
Richard H. Jones, Masfager
COMMONWEALTH OF VIRGINIA

City/County of _(hadalliowllt , to-wit:

The foregoing instrument was acknowledged before me, a Notary Public in and for the aforesaid
City and Commonwealth, by Douglas E. Caton, Manager, on behalf of Woodrow Too, LLC, on

, this 7k day of _Seplembun , 2011,
; Homeey & Lol NANCY E. GIBSON

| g NOTARY PUBLIC

| Nolary Pubh;:t Ccmm;nmr‘th of Virginia

. S it e s 8g. #305098

| Registrati Je 5078 My Commission Expires May 31, 2013
i

1

COMMONWEALTH OF VIRGINIA
Citnyaunt}' of Chawl oﬂ‘l’ﬁul ﬂﬁ , to-wit:

The foregoing instrument was acknowledged before me, a Notary Public in and for the aforesaid
City and Commonwealth, by Richard H. Jones, Manager, on behalf of Woodrow Too, LLC, on

this f4Th. day of tharn&cﬂ ,2011.
/)//M% Cp W’ NANCY E. GIBSON

Notary Publie’ NOTARY PUBLIC
Registration #: _ 30509 2 Eipeoanmoiatle Vi

My Commisaion Expires May 31, 2013
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Instrument# 2011003378 Page 5

EXHIBIT A
Property Description

All that certain parcel of land situated in the City of Charlottesville, Virginia, known as 409
Stadium Road, and designated as Lot No. Thirty-Six (36) on the map of the subdivision of
Montebello, of record in the Clerk’s Office of the Circuit Court of Albemarle County in Deed
Book 159, page 293; being the same properfy in all respects conveyed to the City of
Charlottesville, Virginia by deed from Lewis Littlepage Holladay and Elizabeth D. Holladay,
dated July 2, 1931, of record in the Charlottesville Circuit Court Clerk’s Office in Deed Book 74,
page 9.
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Instrument# 2011003378 Page 6
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Affordable Housing Data

Current Affordable Dwelling Unit Ordinance Worksheet*

*Market rents outlined in Step 4 are solely estimations at this time and subject to change.

Affordable Dwelling Unit Ordinance Worksheet (09/18/:2023)

A, Total size of developmendt sife:

B. Total square footage of site:

. 1.0 Floor Area Ratio (FAR):
D, Gross Floor Area (GFA) of ALL buildinpsiuses:

E. Total site FAR:

F.  Is E greater than or equal to 1.0 FAR?

Step 2: Number of ADUs Reguired

G GFA in exeess of LOFAR:

H. Total GFA of ADUs required:

. Equivalent density based on Units Per Acte

1. Dwelling Units per Acre (DUA)
approved by SUP:

i, 8F needed for ADUs:

iik. Total number of ADUs required:

Step 3: Cash-in-Lieu Payment

J.  Cash-in-Lieu Amount Residential:

K. Cash-in-Lieu Amount Mixed-Use:

Total GFA of development site:
GFA Occupied Commercial Space:
GFA Occupied Residential Space:
Total GFA Occupied Space:

GFA Non-Occupicd Space®:

Amount of Payment:

331 acres

331 % 43.560.00 =
(# of aeres)

N4, 183640 frowad siof sivel

7470000 st
774, 700,00 + 144,183,600 -
(ratal GFA of site) (1.0 FAR)

NO: Your proposed development does not tngger the ADU ordinance.

YES: Proceed to Step 2 or Siep 3.

774, 700,00 - 144,183 60 =
Fi0 ol wive GFAR (B fotal SF of site)
630,51 640 X .05

(G GFA in excess
of 1.0 FAR)

158.00
31,525.82 + 43, 560,00 -
(H: Total (GFA of
ADls)
(.7237332 % 158.00 =
fii: ADU acreage) {i: DA appraved)
774,700.00 X §2.685 =
774,700.00
0.00
4931\425.0'0
493.425.00 % Residential: 1.00
Propotionate amount of non-
occupied space GFA for residential
281.275.00 use:
774,700.00 X £2.685 =

144, 183,60 square feet (sf)

537

630,516,400

31,525.82

(L7237332

ACTES

114.35

$2,080,069.50

281.275.00

$2.080.069.50

*GFA of non-occupied space shall include: (i) basements, elevator shafts and stairwells at each story, (ii) spaces used or occupied for mechanical
equipment and having a structural head room of siv (6) feet six (6) inches or more, (iii) penthouses, (iv) attic space, whether or not a floor has been laid,
having a structural head room of six (6) feet six (6) inches or more, (v) interior balcontes, and (vi) mezzanines. GFA shall not include outside balconies
that do not exceed a projeciion of six (6) feet beyond the exterior walls of the building, parking structures below or above grade; or and roof top

mechanical structures.

Source: U.S. Burean of Labor Statistics, Seath Urban Region for Housing

VERVE Charlottesville
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Step 4: Minimum Term of Affordability

L. Residential Project

i. Households earning up to 80% AMI:

Attachment B

Unit Type Eff. 1BR 2BR 3BR 4BR SBR 6BR
Number of Units 6 5 16 5 21 0 0
Market Rent $1,625.00] $1,925.00 $2,800.00 $3.900.00 §5.000.00 $0.00 $0.00
HUD Fair Market Rents §1,165.00] §1,172.00 51.401.00 $1,742.00 §2.159.00]  $2.483.00]  $2.808.00,
HUD Utility Allowance $60.00 $81.00 $104.00 $128.00 $162.00 $0.00 $0.00/
Difference per Month §520.00 3834.00 $1,503.00 $2,286.00 $3.003.00 $0.00 $0.00
Annual Cost of ADU $3.120.00] $50,040.00 $288.576.00 $137,160.00 $756,756.00 $0.00 $0.00

Total Annual Cost of ADUs: 1.235,652.00 (Sum of Annual Cost of ADU)
Minimum Term of Affordability*: 1.68 (Cash-in-lieu payment / Total annual cost of ADUs)
*If answer is less than 5, then minimum term of affordability will be 5 years.
M. Mixed-Use Project
i. Households earning up to 80% AMI:

Unit Type EfF. 1BR 2BR JBR 4BR SBR 6BR
Number of Units 6 3 16| 5 21 0 0]
Market Rent $1,625.00) §1.925.00 $2,800.00 $3.,900.00 $5.000.00 $0.00 $0.00
HUD Fair Market Rents $1.165.00]  $1,172.00 $1,401.00 $1,742.00 $2,159.00] $2,483.00[ $2.808.00
HUD Utility Allowance $60.00 581.00 $104.00 $128.00 $162.00 $0.00 $0.00
Difference per Month §520.00 $834.00 $1.503.00 $2.286.00 $3.003.00 $0.00 $0.00
Annual Cost of ADU $3,120.00] $50,040.00 $288,576.00 $137,160.00 $756,756.00 $0.00 $0.00)

Total Annual Cost of ADUs:
Minimum Term of Affordability:

Source: HUD FY2023 Fair Market Rents

Version 5/17/23

VERVE Charlottesville

1.235,652.00 (Sum af Annual Cost of ADU)
1.683378087 (Cash-in-lieu payment / Total annual cost of ADUs)
*If answer is less than 5, then minimum term of affordability will be 5 vears.
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ALL FIGURES ARE APPROXIMATE

PROJECT METRICS AND SUBJECT TO CHANGE DRAWING INDEX

DRAWING INDEX - PUD

*THIS DENSITY AMOUNT LISTED ABOVE DRAWING
REFLECTS THE MAX DENSITY OF 550 UNITS NUMBER DRAWING NAME

PUD - 9/25/2023

A9 ‘Unnamed

GENERAL INFORMATION

T1 TITLE SHEET & METRICS
T2 ZONING INFORMATION
T3 ZONING INFORMATION
T4 SITE DIAGRAMS

ALTA SURVEY

ALTA SURVEY

ALTA SURVEY

ALTA SURVEY

C2 PEDESTRIAN NETWORK PLAN

C3 NATURAL ENVIRONMENTAL & CULTURAL FEATURE MAP
C4 CRITICAL SLOPE SITE OVERLAY

C5 PUD DEMOLITION PLAN

Cé PUD SITE DEVELOPMENT PLAN

Cc7 PUD UTILITY PLAN

C8 PUD GRADING AND STORMWATER MANAGEMENT PLAN
c9 PUD ROAD SECTIONS

LANDSCAPE
L501 LANDSCAPE PLAN

ARCHITECTURAL N OT FO R
AO CONCEPT PLAN CONSTRUCTION

Al FLOOR PLANS
A2 FLOOR PLANS
A3 EXTERIOR ELEVATIONS
A4 EXTERIOR ELEVATIONS

PROJECT LOCATION PROJECT TEAM

A5 EXTERIOR ELEVATIONS
A6 BUILDING SECTIONS
A7 BUILDING SECTIONS
A8 EXTERIOR RENDERINGS

OWNER/DEVELOPER: Subtext Acquisitions, LLC
3000 Locust Street
St. Louis, MO 63101
Ph: 314-502-1709

PUD
9/27/2023

ARCHITECT: ESG Architecture & Design, Inc. ORIGINAL ISSUE:

500 Washington Ave. South, Suite 1080 IMPLEMENTATION OF PLANNED UNIT DEVELOPMENT REGULATIONS REVISIONS

m?gelaz?glslg,_gﬂslg;SlllS Consistent with Sections 34-518 and 34-519 of the City Zoning Ordinance in effect September, 2023: No. Description Date
Ex: 612-339-5382 1. any change in use, increase in density/intensity, any substantial decrease in the amount of open space, substantial change in the location
of permitted uses or streets, and any other substantial change from what is shown on the approved development plan shall be deemed a
substantial deviation requiring an amendment of the PUD approval as specific in paragraph 3(b) below. Factors to be considered in
determining whether a change is substantial include, but are not limited to: the extent of the locational change and the expected impact
on properties adjacent to the PUD.

2. Following approval of this PUD development plan, preliminary and final site plan approvals (and if applicable, preliminary and final
subdivision plan approvals) shall be required. All such plans shall conform to the approved PUD development plan. No building or
structure shall be erected, and no building permit(s) issued, unless: (1) a final site plan has been approved; (2) any required dedications,
reservations or required improvements have been made in accordance with the final site plan; and (3) sufficient financial guarantees for
completion of required improvements have been received by the city, as applicable. Following approval of this PUD development plan,
the owner of the development may amend the development plan only as follows:

CIVIL ENGINEER: Timmons Group
608 Preston Avenue Suite 200
Charlottesville, VA 22903
Ph: 434-295-5624

LANDSCAPE ARCHITECT: AJC Design Group, LLC
1991 Woodland Way
Dunwoody, GA 30338
Ph: 770-330-0814

a. The owner may submit a written request for a proposed minor change to the approved development plan the director of 222534
neighborhood development services. The request shall be supported by graphic, statistical and other information necessary in PROJECT NUMBER
order for the director to evaluate the request. The director may approve the request upon a determination that it involves only ESG ESG
a minor deviation from the layout or design contemplated within the approved development plan. For the purpose of this DRAWN BY CHECKED BY

section the terms "minor change" and "minor deviation" mean and refer to changes of location and design of buildings,
structures, streets, parking, recreational facilities, open space, landscaping, utilities, or similar details which do not materially
alter the character or concept of the approved development plan.

b. Should the director determine that the requested change constitutes something more than a minor change or deviation from
the approved development plan, then the owner may seek an amendment by applying to city council for permission to amend
the approved development plan, following the same procedure as for the original approval.

KEY PLAN

100 STADIUM ROAD

AFFORDABLE HOUSING

The applicant shall make a cash contribution to the City’s affordable housing fund in the amount equal to double that which would be required
S- L . under City Code Section 34-12(d)(2) based on the approved final site plan. Such cash contribution shall be delivered to the City prior to the TITLE SHEET & METRICS
Ite Ocatl on issuance of the first Certificate of Occupancy for the Project. 1
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PROPOSED OPTION FOR PROPERTY LINE REALIGNMENT / SIMPLICATION
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B LAND AREA DEDICATED: 176 SF
LAND AREA VACATED: 2,992 SF
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AREA DIFFERENCE: ~100-200 SF
PROPOSED LOT AREA: ~144,000 SF
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1 BACK OF CURB TO PROPERTY LINE
2 PERIMETER WITHIN PROPERTY LINE
3 COURTYARD AND TERRACE

4 UNDISTURBED SLOPE, REPLANTED

LOT OPEN AREA (EXCLUDES AREA 1):
TOTAL LOT AREA:
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Attachment C

SURVEY NOTES:
1. PROPERTY & ZONING INFORMATION:
SUBJECT PROPERTY 1:
OWNER: WOODROW TOO, LLC
VESTING DEED: INSTRUMENT #2011003378
TAX MAP NUMBER: 16-1
PROPERTY ADDRESS: 409 STADIUM ROAD
AREA: 0.216 ACRES (AS SURVEYED)
ZONED: R-3 (RESIDENTIAL)
SUBJECT PROPERTY 2:
OWNER: WOODROW TOO, LLC
VESTING DEED: INSTRUMENT #2008004957
TAX MAP NUMBER: 16-2
PROPERTY ADDRESS: 104 STADIUM ROAD
AREA: 0.235 ACRES (AS SURVEYED)
ZONED: R-3H (RESIDENTIAL)
SUBJECT PROPERTY 3:
OWNER: WOODROW TOO, LLC
VESTING DEED: DEED BOOK 720, PAGE 527
TAX MAP NUMBER: 16-3
PROPERTY ADDRESS: 102 STADIUM ROAD
AREA: 0.220 ACRES (AS SURVEYED)
ZONED: R-3 (RESIDENTIAL)
SUBJECT PROPERTY 4:
OWNER: WOODROW APARTMENTS, LLC, SUCCESSOR BY
CONVERSION TO STADIUM ROAD LIMITED PARTNERSHIP
VESTING DEEDS: DEED BOOK 460, PAGE 740
DEED BOOK 696, PAGE 879
TAX MAP NUMBER: 16-4
PROPERTY ADDRESS: 100 STADIUM ROAD
AREA: 0.322 ACRES (AS SURVEYED)
ZONED: R-3 (RESIDENTIAL)
SUBJECT PROPERTY 5:
OWNER: WOODROW APARTMENTS, LLC, SUCCESSOR BY
CONVERSION TO STADIUM ROAD LIMITED PARTNERSHIP
VESTING DEEDS: DEED BOOK 460, PAGE 740
TAX MAP NUMBER: 16-5
PROPERTY ADDRESS: 106 STADIUM ROAD
108 STADIUM ROAD
110 STADIUM ROAD
112 STADIUM ROAD
114 STADIUM ROAD
AREA: 1.711 ACRES (AS SURVEYED)
ZONED: R-3 (RESIDENTIAL)
SUBJECT PROPERTY 6:
OWNER: 1705 JPA, LLC
VESTING DEEDS: INSTRUMENT #201600001920
TAX MAP NUMBER: 16-8
PROPERTY ADDRESS: 1705 JEFFERSON PARK AVENUE
AREA: 0.282 ACRES (AS SURVEYED)
ZONED: R-3 (RESIDENTIAL)

2. NO ZONING REPORT OR LETTER WAS PROVIDED BY THE CLIENT. THE ZONING
CLASSIFICATIONS AND DIMENSIONAL REQUIREMENTS SHOWN HEREON ARE PROVIDED
FOR INFORMATION PURPOSES ONLY AND ARE NEITHER GUARANTEED TO BE CORRECT
NOR INCLUDED WITHIN THE SCOPE OF THE ALTA/NSPS CERTIFICATION PROVIDED
HEREON.

DIMENSIONAL ZONING REGULATIONS, PER CITY OF CHARLOTTESVILLE CODE, CHAPTER
34, ARTICLE Ill, ARE AS FOLLOWS:

SETBACKS :

FRONT YARD - 25 FEET MINIMUM

REAR YARD - 25 FEET MINIMUM

SIDE - SEPARATED PER BUILDING CODE

DIMENSIONAL ZONING REGULATIONS SPECIFIC TO ZONE R-3H ARE NOT PROVIDED IN
THE CITY OF CHARLOTTESVILLE CODE.

3. EXISTING PARKING: STRIPED / DESIGNATED PARKING SPACES OBSERVED AND
DEPICTED HEREON. (74 REGULAR + 0 HANDICAP)

4. THE BOUNDARY SHOWN HEREON IS BASED ON A FIELD SURVEY BY TIMMONS
GROUP COMPLETED ON DECEMBER 8, 2022. BEARINGS AND DISTANCES ARE SHOWN

AS MEASURED.

5. HORIZONTAL DATUM IS BASED ON NAD83 (NA2011), VIRGINIA STATE GRID, SOUTH
ZONE. DATUM ESTABLISHED THROUGH NETWORK GPS (LEICA SmartNET)
OBSERVATIONS.

6. BASED ON FEMA FLOOD INSURANCE RATE MAPS (FIRM), MAP NO. 51003C0267D,
PANEL 267 OF 575, EFFECTIVE DATE FEBRUARY 4, 2005 AND MAP NO. 51003C0269D,
PANEL 269 OF 575, EFFECTIVE DATE FEBRUARY 4,2005, THE PROPERTIES SHOWN
HEREON LIE IN UNSHADED ZONE X, AREAS DETERMINED TO BE OUTSIDE THE 0.2%
ANNUAL CHANCE FLOODPLAIN.

7. THIS PLAT WAS PREPARED BASED ON THE FOLLOWING TITLE COMMITMENTS
PREPARED BY FIRST AMERICAN TITLE INSURANCE COMPANY:

- COMMITMENT NO. NCS-1151403A-STLO DATED FEBRUARY 9, 2023 AT 8:00 A.M.
- COMMITMENT NO. NCS-1151403B-STLO DATED FEBRUARY 9, 2023 AT 8:00 A.M.
- COMMITMENT NO. NCS-1151403C-STLO DATED FEBRUARY 6, 2023 AT 8:00 A.M.
- COMMITMENT NO. NCS-1151403D-STLO DATED FEBRUARY 9, 2023 AT 8:00 A.M.
- COMMITMENT NO. NCS-1151403E-STLO DATED FEBRUARY 6, 2023 AT 8:00 A.M.
- COMMITMENT NO. NCS-1151403F-STLO DATED FEBRUARY 6, 2023 AT 8:00 A.M.

8. THE LANDS SURVEYED ARE THE SAME AS DESCRIBED IN THE REFERENCED TITLE
COMMITMENTS.

9. NO EVIDENCE OF RECENT BUILDING CONSTRUCTION, BUILDING ADDITIONS, OR
EARTH MOVING WORK WAS OBSERVED DURING THE PROCESS OF CONDUCTING THE
FIELDWORK.

10. NO EVIDENCE OF RECENT STREET OR SIDEWALK CONSTRUCTION OR REPAIRS WAS

OBSERVED DURING THE PROCESS OF CONDUCTING THE FIELDWORK. NO INFORMATION

PERTAINING TO PROPOSED CHANGES IN STREET RIGHT OF WAY LINES WAS MADE
AVAILABLE BY THE CONTROLLING JURISDICTION.

11. NO EVIDENCE OF CEMETERY OR BURIAL GROUNDS WERE OBSERVED IN THE
PROCESS OF CONDUCTING THE SURVEY FIELD-WORK.

12. REGARDING TABLE A, ITEMS 11(a) AND 11(b), LOCATION OF UNDERGROUND
UTILITIES SHOWN HEREON ARE DERIVED FROM THE FOLLOWING METHODS;

- OBSERVED EVIDENCE COLLECTED DURING FIELD PROCEDURES AND SURVEY OF SITE;

- ASCE QUALITY LEVEL "B" UNDERGROUND UTILITY INVESTIGATION BY THIS FIRM.

13. THERE ARE NO EVIDENT GAPS , OVERLAPS, OR GORES CONTIGUOUS WITH THE
SUBJECT PROPERTIES' BOUNDARIES.

14. THE PROPERTIES HAVE DIRECT VEHICULAR AND PEDESTRIAN ACCESS TO THE
ADJACENT PUBLIC STREETS SHOWN ON THE SURVEY.

15. PORTIONS OF EXISTING STORM DRAINAGE SYSTEMS LOCATED ON THE SUBJECT
PARCEL(S) PRESENT LIMITED, OBSERVABLE EVIDENCE OF UNDERGROUND
CONNECTIONS. ADDITIONAL MEANS OF INVESTIGATION MAY / WILL BE NECESSARY
FOR COMPLETE UNDERSTANDING OF BURIED, OBSCURED, AND OTHERWISE
UN-LOCATABLE SURFACE AND SUB-SURFACE COMPONENTS.

SUBSURFACE UTILITY DESIGNATION NOTES:

1)  U/G UTILITY DESIGNATION PERFORMED BY TIMMONS GROUP AND COMPLETED IN

DECEMBER OF 2022.

2) ALL U/G UTILITIES FOUND ON-SITE ARE DESIGNATED AS QUALITY LEVEL B UNLESS

OTHERWISE NOTED.

3) ALL SIZES AND TYPES OF U/G UTILITIES HAVE BEEN TAKEN FROM PLANS AND

AS-BUILTS.

EOI = END OF INFORMATION FOR CONDUCTIVE UTILITY FIELD SIGNALS.

AREA TABULATION:

LEGAL DESCRIPTIONS

COMMITMENT NO. NCS-1151403A-STLO (TAX MAP #16-4)

ALL OF THOSE LOTS OR PARCELS OF LAND LOCATED IN CITY OF
CHARLOTTESVILLE, VIRGINIA, AND MORE PARTICULARLY DESCRIBED AS
FOLLOWS:

ALL THAT PARCEL OF LAND CONTAINING 0.322 ACRES, MORE OR LESS, AS
SHOWN ON PLAT PREPARED BY ROGER W. RAY & ASSOC., INC., ENTITLED
"PLAT SHOWING ALTA/ACSM LAND TITLE SURVEY, 1.714 ACRES (74,671 S.F.)
AND 0.322 ACRES (14,019 S.F.), KNOWN AS WOODROW APARTMENTS,
LOCATED ON JEFFERSON PARK AVENUE, MONTEBELLO CIRCLE, STADIUM
ROAD, & WOODROW STREET, CHARLOTTESVILLE, VIRGINIA", DATED JUNE 25,
1997, REVISED JULY 1, 1997, RECORDED IN THE CLERK'S OFFICE OF THE
CIRCUIT COURT OF THE CITY OF CHARLOTTESVILLE, VIRGINIA, IN DEED
BOOK 698, PAGES 382-385.

COMMITMENT NO. NCS-1151403B-STLO (TAX MAP #16-3)

TAX MAP #16-01: 9410 SQ. FT. OR 0216 AC.
TAX MAP #16-02: 10,234 SQ. FT. OR 0235 AC.
TAX MAP #16-03: 9,665 SQ. FT. OR 0220 AC.
TAX MAP #16-04: 14,026 SQ. FT. OR 0.322 AC.
TAX MAP #16-05: 74,527 SQ. FT. OR 1.711 AC.
TAX MAP #16-08: 12302 SQ. FT. OR 0282 AC.
PROJECT TOTAL: 130,064 SQ. FT. OR 2.986 AC.
EXISTING WOODROW ST. + 13,980 SQ. FT. OR 0.321 AC.
(PROPOSED FOR VACATION)

TOTAL W/ WOODROW ST. 144,044 SQ. FT. OR 3.307 AC.

ALL OF THOSE LOTS OR PARCELS OF LAND LOCATED IN CITY OF
CHARLOTTESVILLE, VIRGINIA, AND MORE PARTICULARLY DESCRIBED AS
FOLLOWS:

ALL OF LOT 34, MONTEBELLO, AS SHOWN AND DESCRIBED ON PLAT
THEREOF PREPARED BY ROGER W. RAY & ASSOC., INC., DATED APRIL 23,
1998, ENTITLED "PLAT SHOWING ALTA/ACSM LAND TITLE SURVEY, LOT 34,
MONTEBELLO, KNOWN AS 102 STADIUM ROAD, LOCATED ON EMMET STREET
& WOODROW STREET, CHARLOTTESVILLE, VIRGINIA", RECORDED IN THE
CLERK'S OFFICE OF THE CIRCUIT COURT OF THE CITY OF
CHARLOTTESVILLE, VIRGINIA, IN DEED BOOK 720, PAGES 530 THROUGH 533.

COMMITMENT NO. NCS-1151403C-STLO (TAX MAP #16-2)

ALL OF THOSE LOTS OR PARCELS OF LAND LOCATED IN CITY OF
CHARLOTTESVILLE, VIRGINIA, AND MORE PARTICULARLY DESCRIBED AS
FOLLOWS:

ALL OF LOT 35, AS SHOWN ON PLAT OF HOLLADAY'S MONTEBELLO
ADDITION, RECORDED IN THE CLERK'S OFFICE OF THE CIRCUIT COURT OF
ALBEMARLE COUNTY, VIRGINIA, IN DEED BOOK 159, PAGE 293.

COMMITMENT NO. NCS-1151403D-STLO (TAX MAP #16-5)

ALL OF THOSE LOTS OR PARCELS OF LAND LOCATED IN CITY OF
CHARLOTTESVILLE, VIRGINIA, AND MORE PARTICULARLY DESCRIBED AS
FOLLOWS:

ALL THAT PARCEL OF LAND CONTAINING 1.714 ACRES, MORE OR LESS, AS
SHOWN ON PLAT PREPARED BY ROGER W. RAY & ASSOC., INC., ENTITLED
"PLAT SHOWING ALTA/ACSM LAND TITLE SURVEY, 1.714 ACRES (74,671 S.F.)
AND 0.322 ACRES (14,019 S.F.), KNOWN AS WOODROW APARTMENTS,
LOCATED ON JEFFERSON PARK AVENUE, MONTEBELLO CIRCLE, STADIUM
ROAD, & WOODROW STREET, CHARLOTTESVILLE, VIRGINIA", DATED JUNE 25,
1997, REVISED JULY 1, 1997, RECORDED IN THE CLERK'S OFFICE OF THE
CIRCUIT COURT OF THE CITY OF CHARLOTTESVILLE, VIRGINIA, IN DEED
BOOK 698, PAGES 382-385.

*NOTE: SEE SCHEDULE B, PART I, ITEM 8.

ALTA/NSPS SURVEYOR'S CERTIFICATION

COMMITMENT NO. NCS-1151403E-STLO (TAX MAP #16-1)

ALL OF THOSE LOTS OR PARCELS OF LAND LOCATED IN CHARLOTTESVILLE
CITY, VIRGINIA, AND MORE PARTICULARLY DESCRIBED AS FOLLOWS:

LOT NO. THIRTY-SIX (36), AS SHOWN ON THE MAP OF THE SUBDIVISION OF
MONTEBELLO, OF RECORD IN THE CLERK'S OFFICE OF THE CIRCUIT COURT
OF ALBEMARLE COUNTY IN DEED BOOK 159, PAGE 293.

LESS AND EXCEPT THEREFROM ALL THAT PORTION OF SAID LOT NOW
LYING WITHIN EMMET STREET SOUTH AND JEFFERSON PARK AVENUE.

COMMITMENT NO. NCS-1151403F-STLO (TAX MAP #16-8)

ALL OF THOSE LOTS OR PARCELS OF LAND LOCATED IN CITY OF
CHARLOTTESVILLE, VIRGINIA, AND MORE PARTICULARLY DESCRIBED AS
FOLLOWS:

ALL OF LOT 23 OF MONTEBELLO SUBDIVISION, ON A PLAT BY B. AUBREY
HUFFMAN & ASSOCIATES, LTD., DATED JUNE 4, 1984, AND RECORDED IN

THE CLERK'S OFFICE OF THE CIRCUIT COURT OF THE CITY OF
CHARLOTTESVILLE, VIRGINIA, IN DEED BOOK 451, PAGE 728, TOGETHER
WITH THAT PORTION OF AN ALLEY, LYING BETWEEN MONTEBELLO CIRCLE
AND JEFFERSON PARK AVENUE, ADJACENT TO THE NORTHERLY BOUNDARY
OF LOT 23, CLOSED BY ORDINANCE DATED SEPTEMBER 15, 1975, AND
RECORDED IN THE AFORESAID CLERK'S OFFICE IN STREET CLOSING
RESOLUTION BOOK 2, PAGE 10.

TO: FIRST AMERICAN TITLE INSURANCE COMPANY, SUBTEXT ACQUISITIONS, LLC, A
MISSOURI LIMITED LIABILITY COMPANY,

AND

THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS BASED

WERE MADE IN ACCORDANCE WITH THE "2021 MINIMUM STANDARD DETAIL Lic. No.3081

REQUIREMENTS FOR ALTA/NSPS LAND TITLE SURVEYS," JOINTLY ESTABLISHED AND
ADOPTED BY ALTA AND NSPS, AND INCLUDES ITEMS 1, 2, 3, 4, 6(a-b), 7(a), 8, 9, 11(a),
11(b), 13, 14, 16, 17, 18, & 19 OF TABLE A THEREOF. THE FIELD WORK WAS COMPLETED

ON DECEMBER 14, 2022.

DATE OF PLAT OR MAP: APRIL 14, 2023

AdNVYIN \
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Attachment C

SCHEDULE B, PART Il EXCEPTIONS

EXCEPTIONS A THRU E PERTAIN TO ALL PARCELS

SOME HISTORICAL LAND RECORDS CONTAIN DISCRIMINATORY
COVENANTS THAT ARE ILLEGAL AND UNENFORCEABLE BY LAW. THIS
COMMITMENT AND THE POLICY TREAT ANY DISCRIMINATORY
COVENANT IN A DOCUMENT REFERENCED IN SCHEDULE B AS IF EACH
DISCRIMINATORY COVENANT IS REDACTED, REPUDIATED, REMOVED,
AND NOT REPUBLISHED OR RECIRCULATED. ONLY THE REMAINING
PROVISIONS OF THE DOCUMENT WILL BE EXCEPTED FROM
COVERAGE.

THE POLICY WILL NOT INSURE AGAINST LOSS OR DAMAGE RESULTING
FROM THE TERMS AND CONDITIONS OF ANY LEASE OR EASEMENT
IDENTIFIED IN SCHEDULE A, AND WILL INCLUDE THE FOLLOWING
EXCEPTIONS UNLESS CLEARED TO THE SATISFACTION OF THE
COMPANY:

A

ANY FACTS, RIGHTS, INTERESTS, OR CLAIMS WHICH ARE NOT SHOWN
BY THE PUBLIC RECORDS BUT WHICH COULD BE ASCERTAINED BY AN
INSPECTION OF SAID LAND OR BY MAKING INQUIRY OF PERSONS IS
POSSESSION THEREOF.

DISCREPANCIES, CONFLICTS IN BOUNDARY LINES, SHORTAGE IN AREA,
ENCROACHMENTS, OR ANY OTHER FACTS WHICH A CORRECT SURVEY
WOULD DISCLOSE, AND WHICH ARE NOT SHOWN BY PUBLIC RECORDS.

ANY LIEN OR RIGHT TO A LIEN FOR SERVICES, LABOR, MATERIAL OR
EQUIPMENT, UNLESS SUCH LIEN IS SHOWN BY THE PUBLIC RECORDS
AT DATE OF POLICY AND NOT OTHERWISE EXCEPTED FROM COVERAGE
HEREIN.

ROADS, WAYS, STREAMS OR EASEMENTS, IF ANY, NOT SHOWN BY THE
PUBLIC RECORDS, RIPARIAN RIGHTS AND THE TITLE TO ANY FILLED-IN
LANDS.

DEFECTS, LIENS, ENCUMBRANCES, ADVERSE CLAIMS OR OTHER
MATTERS, IF ANY, CREATED, FIRST APPEARING IN THE PUBLIC
RECORDS OR ATTACHING SUBSEQUENT TO THE EFFECTIVE DATE
HEREOF BUT PRIOR TO THE DATE THE PROPOSED INSURED ACQUIRES
OF RECORD FOR VALUE THE ESTATE OR INTEREST OR MORTGAGE
THEREON COVERED BY THIS COMMITMENT.

COMMITMENT NO. NCS-1151403A-STLO (TAX MAP #16-4)

A. TAXES SUBSEQUENT TO SECOND HALF OF 2022 AND ANY AND ALL
SUPPLEMENTAL TAXES, A LIEN NOT YET DUE AND PAYABLE.

B. STORMWATER FEES SUBSEQUENT TO SECOND HALF OF.

NOT SURVEY MATTERS.

RIGHTS OF TENANTS IN POSSESSION UNDER UNRECORDED LEASES.
NOT A SURVEY MATTER.

ANY CLAIM TO: (A) OWNERSHIP OF OR RIGHTS TO MINERALS AND
SIMILAR SUBSTANCES, INCLUDING BUT NOT LIMITED TO ORES, METALS,
COAL, LIGNITE, OIL, GAS, URANIUM, CLAY, ROCK, SAND, AND GRAVEL
LOCATED IN, ON, OR UNDER THE LAND OR PRODUCED FROM THE LAND,
WHETHER SUCH OWNERSHIP OR RIGHTS ARISE BY LEASE, GRANT,
EXCEPTION, CONVEYANCE, RESERVATION, OR OTHERWISE; AND (B) ANY
RIGHTS, PRIVILEGES, IMMUNITIES, RIGHTS OF WAY, AND EASEMENTS
ASSOCIATED THEREWITH OR APPURTENANT THERETO, WHETHER OR
NOT THE INTERESTS OR RIGHTS EXCEPTED IN ITEMS (A) OR (B)

APPEAR IN THE PUBLIC RECORDS.

NOT A SURVEY MATTER.

RESTRICTION PROHIBITING USE OF THE LAND FOR COMMERCIAL
PURPOSES AS SET FORTH IN DEED, DATED FEBRUARY 14, 1917,
RECORDED FEBRUARY 16, 1917, IN DEED BOOK 30, PAGE 15 AND IN
DEED DATED SEPTEMBER 17, 1921, RECORDED OCTOBER 7, 1921, IN
DEED BOOK 39, PAGE 107.

NOT A SURVEY MATTER.

EASEMENT GRANTED TO THE CITY OF CHARLOTTESVILLE, VIRGINIA, A
MUNICIPAL CORPORATION, DATED AUGUST 12, 1937, RECORDED APRIL
6, 1938, IN DEED BOOK 94, PAGE 398.

AFFECTS SUBJECT PROPERTY AS SHOWN HEREON.

MATTERS AS SHOWN ON PLAT ATTACHED WITH DEED RECORDED IN
DEED BOOK 159, PAGE 292.

THE PLOTTABLE SURVEY-RELATED MATTERS ARE REFLECTED HEREON.
THIS ITEM HAS BEEN INTENTIONALLY DELETED.

RIGHTS OF OTHERS IN AND TO THE USE OF THAT PORTION OF THE
LAND LOCATED WITHIN ANY ROADWAY.

NOT A SURVEY MATTER.

MULTIFAMILY DEED OF TRUST DEED OF TRUST, ASSIGNMENT OF
LEASES AND RENTS, SECURITY AGREEMENT AND FIXTURE FILING
("DEED OF TRUST") GRANTED BY WOODROW APARTMENTS, LLC TO LISA
M. GRAZIANO, AS TRUSTEE, FOR THE BENEFIT OF BARINGS
MULTIFAMILY CAPITAL LLC, IN THE PRINCIPAL AMOUNT OF $7,225,000.00,
DATED JULY 10, 2018, AND RECORDED ON JULY 10, 2018, AS
INSTRUMENT NO. 20180000267, AS ASSIGNED TO FANNIE MAE BY
ASSIGNMENT MULTIFAMILY DEED OF TRUST DEED OF TRUST,
ASSIGNMENT OF LEASES AND RENTS, SECURITY AGREEMENT AND
FIXTURE FILING ("TASSIGNMENT") RECORDED ON JULY 10, 2018, AS
INSTRUMENT NO. 201800002670, AS FURTHER SECURED BY:

ASSIGNMENT OF LEASES & RENTS, UNDER A RE-RECORDING OF THE
AFORESAID DEED OF TRUST ON JULY 10, 2018, AS INSTRUMENT NO.
201800002668, AS ASSIGNED TO FANNIE MAE UNDER A RE-RECORDING
OF THE AFORESAID ASSIGNMENT ON JULY 10, 2018, AS INSTRUMENT
NO. 201800002671.

AGREEMENT/FIXTURE FILING, UNDER A RE-RECORDED OF THE
AFORESAID DEED OF TRUST ON JULY 10, 2018, AS INSTRUMENT NO.
201800002669, AS ASSIGNED TO FANNIE MAE UNDER A RE-RECORDING
OF THE AFORESAID ASSIGNMENT ON JULY 10, 2018, AS INSTRUMENT
NO. 201800002672.

NOT A SURVEY MATTER.

COMMITMENT NO. NCS-1151403B-STLO (TAX MAP 16-3)

1.

A. TAXES SUBSEQUENT TO SECOND HALF OF 2022 AND ANY AND ALL
SUPPLEMENTAL TAXES, A LIEN NOT YET DUE AND PAYABLE.

B. STORMWATER FEES SUBSEQUENT TO SECOND HALF OF 2022.
NOT A SURVEY MATTER.

RIGHTS OF TENANTS IN POSSESSION UNDER UNRECORDED LEASES.
NOT A SURVEY MATTER.

ANY CLAIM TO: (A) OWNERSHIP OF OR RIGHTS TO MINERALS AND
SIMILAR SUBSTANCES, INCLUDING BUT NOT LIMITED TO ORES, METALS,
COAL, LIGNITE, OIL, GAS, URANIUM, CLAY, ROCK, SAND, AND GRAVEL
LOCATED IN, ON, OR UNDER THE LAND OR PRODUCED FROM THE LAND,
WHETHER SUCH OWNERSHIP OR RIGHTS ARISE BY LEASE, GRANT,
EXCEPTION, CONVEYANCE, RESERVATION, OR OTHERWISE; AND (B) ANY
RIGHTS, PRIVILEGES, IMMUNITIES, RIGHTS OF WAY, AND EASEMENTS
ASSOCIATED THEREWITH OR APPURTENANT THERETO, WHETHER OR
NOT THE INTERESTS OR RIGHTS EXCEPTED IN ITEMS (A) OR (B)

APPEAR IN THE PUBLIC RECORDS.

NOT A SURVEY MATTER.

MATTERS AS SHOWN ON PLAT ATTACHED WITH DEED RECORDED IN
DEED BOOK 159, PAGE 292.

THE PLOTTABLE SURVEY-RELATED MATTERS ARE REFLECTED HEREON.
THIS ITEM HAS BEEN INTENTIONALLY DELETED.

MATTERS AS SHOWN ON PLAT ATTACHED WITH DEED RECORDED IN
DEED BOOK 720, PAGE 527 .

THE FOLLOWING PLOTTABLE MATTERS ARE NOTED AND REFLECTED
HEREON:

PAVED DRIVE POTENTIALLY ENCROACHES ONTO ADJOINING PROPERTY.

WESTERLY CORNER OF PROPERTY EXTENDS INTO EXISTING CONCRETE
SIDEWALK.

OVERHEAD TELEPHONE, TELEVISION, POWER LINES AND ASSOCIATED
POLES SERVING THE PREMISES CROSSING AND/OR LOCATED ON THE
PROPERTY.

WATER AND GAS METERS
BUILDING AND VARIOUS PHYSICAL IMPROVEMENTS

DEED OF TRUST FROM WOODROW TOO, LLC, A VIRGINIA LIMITED
LIABILITY COMPANY TO JAMES H. HUDSON, Ill, THOMAS F. CHERRY,
JASON E. LONG AND JOHN A. SEAMAN, Ill, TRUSTEE(S), DATED
NOVEMBER 9, 2021, RECORDED NOVEMBER 9, 2021, AS INSTRUMENT NO.
202100005540, SECURING CITIZENS AND FARMERS BANK, AN
INDEBTEDNESS IN THE ORIGINAL PRINCIPAL SUM OF $400,000.00.

ASSIGNMENT OF RENTS FROM WOODROW TOO, LLC, A VIRGINIA
LIMITED LIABILITY COMPANY TO CITIZENS AND FARMERS BANK,
DATED NOVEMBER 9, 2021, RECORDED NOVEMBER 9, 2021, AS
INSTRUMENT NO. 202100005541 .

NOT A SURVEY MATTER.
THIS ITEM HAS BEEN INTENTIONALLY DELETED.
THIS ITEM HAS BEEN INTENTIONALLY DELETED.

COMMITMENT NO. NCS-1151403C-STLO (TAX MAP #16-2)

1.

© N O O

10.

A. TAXES SUBSEQUENT TO SECOND HALF OF 2022 AND ANY AND ALL
SUPPLEMENTAL TAXES, A LIEN NOT YET DUE AND PAYABLE.

B. STORMWATER FEES SUBSEQUENT TO SECOND HALF OF 2022.
NOT A SURVEY MATTER.

RIGHTS OF TENANTS IN POSSESSION UNDER UNRECORDED LEASES.
NOT A SURVEY MATTER.

RESTRICTION PROHIBITING USE OF THE LAND FOR COMMERCIAL
PURPOSES AS SET FORTH IN DEED DATED JULY 24, 1921,
RECORDED MAY 9, 1922, IN DEED BOOK 40 PAGE 217 .

THE MATTERS ARE BLANKET IN NATURE; NOT PLOTTABLE..

USE AND BUILDING COST RESTRICTIONS AS SET FORTH IN DEED
DATED JUNE 25, 1927, RECORDED JULY 13, 1927, IN DEED BOOK 57,
PAGE 312 AND IN DEED DATED SEPTEMBER 20, 1954, RECORDED
OCTOBER 1, 1954, IN DEED BOOK 179, PAGE 282.

THERE ARE NO PLOTTABLE SURVEY-RELATED MATTERS.

THIS ITEM HAS BEEN INTENTIONALLY DELETED.

THIS ITEM HAS BEEN INTENTIONALLY DELETED.

THIS ITEM HAS BEEN INTENTIONALLY DELETED.

MATTERS SHOWN ON A PLAT RECORDED IN PLAT BOOK 159 PAGE 293.

THE PLOTTABLE SURVEY-RELATED MATTERS ARE REFLECTED
HEREON. AS SHOWN ON THE INCLUDED PLAT, LOT 35 MAY
EXTEND INTO THE CURRENT RIGHT OF WAY OF CURRENT
ADJOINING STREETS.

CREDIT LINE DEED OF TRUST FROM WOODROW TOO LLC, A
VIRGINIA LIMITED LIABILITY COMPANY TO RESOURCE SERVICE
CORPORATION, A UNITED STATES OR VIRGINIA-CHARTERED
CORPORATION, TRUSTEE(S), DATED OCTOBER 7, 2008, RECORDED
OCTOBER 7, 2008, AS INSTRUMENT NO. 2008004958, SECURING
FULTON BANK, AN INDEBTEDNESS IN THE ORIGINAL PRINCIPAL
SUM OF $340,000.00, AS ADDITIONALLY SECURED BY:

ASSIGNMENT OF RENTS FROM WOODROW TOO LLC, A VIRGINIA
LIMITED LIABILITY COMPANY TO FULTON BANK, DATED OCTOBER
7, 2008, RECORDED OCTOBER 7, 2008, AS INSTRUMENT NO.
2008004959.

NOT A SURVEY MATTER.
THIS ITEM HAS BEEN INTENTIONALLY DELETED.

11.

12.

ANY CLAIM TO: (A) OWNERSHIP OF OR RIGHTS TO MINERALS AND
SIMILAR SUBSTANCES, INCLUDING BUT NOT LIMITED TO ORES,
METALS, COAL, LIGNITE, OIL, GAS, URANIUM, CLAY, ROCK, SAND,
AND GRAVEL LOCATED IN, ON, OR UNDER THE LAND OR
PRODUCED FROM THE LAND, WHETHER SUCH OWNERSHIP OR
RIGHTS ARISE BY LEASE, GRANT, EXCEPTION, CONVEYANCE,
RESERVATION, OR OTHERWISE; AND (B) ANY RIGHTS, PRIVILEGES,
IMMUNITIES, RIGHTS OF WAY, AND EASEMENTS ASSOCIATED
THEREWITH OR APPURTENANT THERETO; WHETHER OR NOT THE
INTERESTS OR RIGHTS EXCEPTED IN ITEMS (A) OR (B) APPEAR IN
THE PUBLIC RECORDS.

NOT A SURVEY MATTER.
THIS ITEM HAS BEEN INTENTIONALLY DELETED.

COMMITMENT NO. NCS-1151403D-STLO (TAX MAP 16-5)

=~

10.

11.

12.
13.

14.
15.

THIS ITEM HAS BEEN INTENTIONALLY DELETED.
THIS ITEM HAS BEEN INTENTIONALLY DELETED.

A. TAXES SUBSEQUENT TO SECOND HALF OF 2022 AND ANY AND ALL
SUPPLEMENTAL TAXES, A LIEN NOT YET DUE AND PAYABLE.

B. STORMWATER FEES SUBSEQUENT TO SECOND HALF OF 2022.
NOT SURVEY MATTERS.

RIGHTS OF TENANTS IN POSSESSION UNDER UNRECORDED LEASES.
NOT A SURVEY MATTER.

ANY CLAIM TO: (A) OWNERSHIP OF OR RIGHTS TO MINERALS AND
SIMILAR SUBSTANCES, INCLUDING BUT NOT LIMITED TO ORES, METALS,
COAL, LIGNITE, OIL, GAS, URANIUM, CLAY, ROCK, SAND, AND GRAVEL
LOCATED IN, ON, OR UNDER THE LAND OR PRODUCED FROM THE LAND,
WHETHER SUCH OWNERSHIP OR RIGHTS ARISE BY LEASE, GRANT,
EXCEPTION, CONVEYANCE, RESERVATION, OR OTHERWISE; AND (B) ANY
RIGHTS, PRIVILEGES, IMMUNITIES, RIGHTS OF WAY, AND EASEMENTS
ASSOCIATED THEREWITH OR APPURTENANT THERETO; WHETHER OR
NOT THE INTERESTS OR RIGHTS EXCEPTED IN ITEMS (A) OR (B)

APPEAR IN THE PUBLIC RECORDS.

NOT A SURVEY MATTER.

RESTRICTION PROHIBITING USE OF THE LAND FOR COMMERCIAL
PURPOSES AS SET FORTH IN DEED, DATED FEBRUARY 14, 1917,
RECORDED FEBRUARY 16, 1917, IN DEED BOOK 30, PAGE 15, DEED,
DATED JANUARY 23, 1921, RECORDED JANUARY 8, 1922, IN DEED BOOK
39 PAGE 434 AND DEED, DATED JANUARY 5, 1949, RECORDED JANUARY
6, 1949, IN DEED BOOK 142, PAGE 294.

THERE ARE NO PLOTTABLE MATTERS AFFECTING THE SUBJECT
PROPERTY .

THIS ITEM HAS BEEN INTENTIONALLY DELETED.
THIS ITEM HAS BEEN INTENTIONALLY DELETED.

EASEMENT GRANTED TO VIRGINIA ELECTRIC AND POWER COMPANY,
DATED AUGUST 16, 1960, RECORDED SEPTEMBER 2, 1960, IN DEED
BOOK 22 PAGE 371.

AFFECTS SUBJECT PROPERTY AS SHOWN HEREON.

EASEMENT GRANTED TO CITY OF CHARLOTTESVILLE, VIRGINIA, DATED
JULY 30, 1990, RECORDED AUGUST 7, 1990, IN DEED BOOK 546 PAGE
754.

AFFECTS SUBJECT PROPERTY AS SHOWN HEREON.

MATTERS AS SHOWN ON PLAT ATTACHED WITH DEED RECORDED IN
DEED BOOK 159 PAGE 292.

THE PLOTTABLE SURVEY-RELATED MATTERS ARE REFLECTED HEREON.
THIS ITEM HAS BEEN INTENTIONALLY DELETED.

TITLE TO THAT PORTION OF LOT 24 DESIGNATED AS "SEE CITY
COUNCIL ORDINANCE VACATING 10'ALLEY DATED SEPT. 15, 1975" ON
PLAT ATTACHED TO CERTIFICATE OF PLAT RECORDED IN DEED BOOK
696 PAGE 576. NOTE" REFERENCED ORDINANCE IS NOT OF RECORD
AND DEEDS OF RECORD FOR LOT 24 DO NOT PURPORT TO CONVEY
ANY PORTION OF SAID ALLEY.

THE FOLLOWING SURVEY-RELATED ITEMS SHOWN ON THE PLAT ARE
REFLECTED HEREON:

COMBINING OF LOTS 24, 25, 26A, 26B, 27A, 27B & 28
VACATION OF 10" ALLEY
THIS ITEM HAS BEEN INTENTIONALLY DELETED.

MULTIFAMILY DEED OF TRUST DEED OF TRUST, ASSIGNMENT OF
LEASES AND RENTS, SECURITY AGREEMENT AND FIXTURE FILING
("DEED OF TRUST") GRANTED BY WOODROW APARTMENTS, LLC TO LISA
M. GRAZIANO, AS TRUSTEE, FOR THE BENEFIT OF BARINGS
MULTIFAMILY CAPITAL LLC, IN THE PRINCIPAL AMOUNT OF $7,225,000.00,
DATED JULY 10, 2018, AND RECORDED ON JULY 10, 2018, AS
INSTRUMENT NO. 20180000267, AS ASSIGNED TO FANNIE MAE BY
ASSIGNMENT MULTIFAMILY DEED OF TRUST DEED OF TRUST,
ASSIGNMENT OF LEASES AND RENTS, SECURITY AGREEMENT AND
FIXTURE FILING ("TASSIGNMENT") RECORDED ON JULY 10, 2018, AS
INSTRUMENT NO. 201800002670, AS FURTHER SECURED BY:

ASSIGNMENT OF LEASES & RENTS, UNDER A RE-RECORDING OF THE
AFORESAID DEED OF TRUST ON JULY 10, 2018, AS INSTRUMENT NO.
201800002668, AS ASSIGNED TO FANNIE MAE UNDER A RE-RECORDING
OF THE AFORESAID ASSIGNMENT ON JULY 10, 2018, AS INSTRUMENT
NO. 201800002671.

AGREEMENT/FIXTURE FILING, UNDER A RE-RECORDED OF THE
AFORESAID DEED OF TRUST ON JULY 10, 2018, AS INSTRUMENT NO.
201800002669, AS ASSIGNED TO FANNIE MAE UNDER A RE-RECORDING
OF THE AFORESAID ASSIGNMENT ON JULY 10, 2018, AS INSTRUMENT
NO. 201800002672.

NOT A SURVEY MATTER

COMMITMENT NO. NCS-1151403E-STLO (TAX MAP #16-1)

1. TAXES SUBSEQUENT TO SECOND HALF OF 2022 AND ANY AND ALL
SUPPLEMENTAL TAXES, A LIEN NOT YET DUE AND PAYABLE.

NOT A SURVEY MATTER.

2. RIGHTS OF TENANTS IN POSSESSION UNDER UNRECORDED LEASES.

NOT A SURVEY MATTER

3. ANY CLAIM TO: (A) OWNERSHIP OF OR RIGHTS TO MINERALS AND
SIMILAR SUBSTANCES, INCLUDING BUT NOT LIMITED TO ORES, METALS,
COAL, LIGNITE, OIL, GAS, URANIUM, CLAY, ROCK, SAND, AND GRAVEL
LOCATED IN, ON, OR UNDER THE LAND OR PRODUCED FROM THE LAND,
WHETHER SUCH OWNERSHIP OR RIGHTS ARISE BY LEASE, GRANT,
EXCEPTION, CONVEYANCE, RESERVATION, OR OTHERWISE; AND (B) ANY
RIGHTS, PRIVILEGES, IMMUNITIES, RIGHTS OF WAY, AND EASEMENTS
ASSOCIATED THEREWITH OR APPURTENANT THERETO;, WHETHER OR
NOT THE INTERESTS OR RIGHTS EXCEPTED IN ITEMS (A) OR (B)

APPEAR IN THE PUBLIC RECORDS.

NOT A SURVEY MATTER.

4. RESTRICTION PROHIBITING USE OF LAND FOR COMMERCIAL PURPOSES
AS SET FORTH IN DEED, DATED FEBRUARY 14, 1917, RECORDED
FEBRUARY 16, 1917, IN DEED BOOK 30, PAGE 15.

THERE ARE NO PLOTTABLE MATTERS AFFECTING THE SUBJECT
PROPERTY.

5. THIS ITEM HAS BEEN INTENTIONALLY DELETED.

6. RESTRICTIVE COVENANTS AS SET FORTH IN DEED, DATED SEPTEMBER
20, 2011, RECORDED SEPTEMBER 22, 2011, AS INSTRUMENT NO.
2011003378.

THERE ARE NO PLOTTABLE MATTERS AFFECTING THE SUBJECT
PROPERTY. THE AGREEMENT INCLUDES RESTRICTIONS ON
DEVELOPMENT OF THE PROPERTY. VARIOUS PARKING-RELATED
IMPROVEMENTS WHICH ARE APPURTENANT TO THE ADJOINING LOT
(104 STADIUM RD.), INCLUDING A RETAINING WALL AND SIDEWALK,
EXTEND ONTO THE SUBJECT PROPERTY.

7. THIS ITEM HAS BEEN INTENTIONALLY DELETED.

COMMITMENT NO. NCS-1151403F-STLO (TAX MAP 16-8)

1. A. TAXES SUBSEQUENT TO SECOND HALF OF 2022 AND ANY AND ALL
SUPPLEMENTAL TAXES, A LIEN NOT YET DUE AND PAYABLE.

B. STORMWATER FEES SUBSEQUENT TO SECOND HALF OF 2022.
NOT SURVEY MATTERS.

2. RIGHTS OF TENANTS IN POSSESSION UNDER UNRECORDED LEASES.
NOT A SURVEY MATTER.

3. EASEMENT GRANTED TO VIRGINIA ELECTRIC AND POWER COMPANY,
DATED AS OF JUNE 16, 2015, RECORDED JULY 2, 2015, AS INSTRUMENT
NO. 201500002381 .

AFFECTS SUBJECT PROPERTY AS SHOWN HEREON.
4. THIS ITEM HAS BEEN INTENTIONALLY DELETED.
5. THIS ITEM HAS BEEN INTENTIONALLY DELETED.

6. ANY CLAIM TO: (A) OWNERSHIP OF OR RIGHTS TO MINERALS AND
SIMILAR SUBSTANCES, INCLUDING BUT NOT LIMITED TO ORES, METALS,
COAL, LIGNITE, OIL, GAS, URANIUM, CLAY, ROCK, SAND, AND GRAVEL
LOCATED IN, ON, OR UNDER THE LAND OR PRODUCED FROM THE LAND,
WHETHER SUCH OWNERSHIP OR RIGHTS ARISE BY LEASE, GRANT,
EXCEPTION, CONVEYANCE, RESERVATION, OR OTHERWISE; AND (B) ANY
RIGHTS, PRIVILEGES, IMMUNITIES, RIGHTS OF WAY, AND EASEMENTS
ASSOCIATED THEREWITH OR APPURTENANT THERETO; WHETHER OR
NOT THE INTERESTS OR RIGHTS EXCEPTED IN ITEMS (A) OR (B)

APPEAR IN THE PUBLIC RECORDS.

NOT A SURVEY MATTER.
THIS ITEM HAS BEEN INTENTIONALLY DELETED.

8. RESTRICTION PROHIBITING USE OF THE LAND FOR COMMERCIAL
PURPOSES AS SET FORTH IN DEED, DATED FEBRUARY 14, 1917,
RECORDED FEBRUARY 16, 1917, IN DEED BOOK 30, PAGE 15.

NOT A SURVEY MATTER.

9. USE AND BUILDING COST RESTRICTIONS AS SET FORTH IN DEED DATED
SEPTEMBER 17, 1921, RECORDED JANUARY 7, 1922, IN DEED BOOK 39,
PAGE 349, IN DEED DATED JUNE 2, 1944, RECORDED JUNE 8, 1944, IN
DEED BOOK 117, PAGE 42 AND IN DEED DATED DECEMBER 10, 1947,
RECORDED DECEMBER 16, 1947, IN DEED BOOK 135, PAGE 411.

NOT A SURVEY MATTER.
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