
 
 
 
 
 
 
 
 
 
 
 
 
 
February 28, 2014 
  
TO:   Charlottesville Planning Commission, Neighborhood Associations & 

News Media  

 
Please Take Notice  

A Work Session of the Charlottesville Planning Commission will be held on 
Tuesday March 25, 2014 at 5:00 p.m. in the NDS Conference Room in City Hall 
(610 East Market Street). 
 
     AGENDA 

 
1. Water Resources Regulations Update 
2. Visual Preference Survey 
3. Code Audit Discussion – Review of Select Approved Projects 
4. Public Comment – 15 minutes 

 
 
 
 
 
 

cc: City Council 
 Maurice Jones 
 Aubrey Watts 
 Jim Tolbert 

Neighborhood Planners 
 Melissa Thackston, Kathy McHugh 
 Mary Joy Scala 
 Craig Brown, Lisa Robertson 

CITY OF CHARLOTTESVILLE 
“A World Class City” 

 
Department of Neighborhood Development Services 

 
City Hall   Post Office Box 911 
Charlottesville, Virginia 22902 

Telephone 434-970-3182 
Fax 434-970-3359 

www.charlottesville.org 
 

 

http://www.charlottesville.org/


 
CITY OF CHARLOTTESVILLE 

NEIGHBORHOOD DEVELOPMENT SERVICES
      

MEMORANDUM 
 

 
To:   Planning Commission 
From: Missy Creasy AICP, Planning Manager 
Date: March 7, 2014 
Re: Code Audit Discussion – Review of Select Approved projects 
______________________________________________________________________________________ 
 
Staff is beginning the code audit process and wanted to take this opportunity to gather 
feedback from the Commission.  
 
Commissioners are asked to review the site plan and elevations for the attached projects 
and submit comments to staff by March 18, 2014 addressing the following questions: 
 

a. What works well with this development? How does it add to the urban 
environment? Why? 

 
b. What could have been done to improve this development and its impact on 

the urban environment? Why? 
 
Make sure your answers take into account elements such as public space, massing/scale, 
density, height, building placement, windows/openings, landscaping, and interaction with 
the street as well as other elements you feel are important to consider. 
 
Staff will compile all comments in preparation for the discussion at the March 25th Work 
Session.   
 
Commissioners who do not provide comments by the deadline will be required to hold 
comments during the work session discussion until after those who did submit have had 
the opportunity to speak.  The advance work will be of significant importance to the 
discussion and as such, we need you to make sure to address. 
 
 
If you need additional information as you perform your review, please let us know. 
 
 
Attachments: 
Site Plan and Elevations: City Walk, The Standard, Stonehenge PUD 
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SUBMISSION #2SUBMISSION #2

The documents on the fThe documents on the following pages include revisions and refineollowing pages include revisions and refine--
ments to the prments to the project design made in response to comments received oject design made in response to comments received 
frat the Board of Arom the Planning Commission meeting on September 10, 2013.  chitectural Review & Planning Commision     
These revisions include:meetings on September 10 & 17, 2013.  These revisions include:

    11 Garage entrGarage entry has been relocay has been relocated to align with 9th Street  ted to align with 9th Street  The The 
entrance sizentrance size and locae and location will mation will match the existing condition.tch the existing condition.

  22 A second pedestrian connection to WA second pedestrian connection to Westhaesthaven has been ven is being 
prconsidered.ovided.

  33 A pedestrian connection aA pedestrian connection at street level has been prt street level has been proovided to vided to 
the courthe courtyard via a cotyard via a covered arvered arcadecade/colonnade.

  44 The height of the building facade frThe height of the western portion of the  facade fronting Westhaven has been onting 
reduced bWesthaven has been reduced by one story. y one story.

  55 Balconies haBalconies have been remove been removed frved from the from the front facade facing ont facade facing 
WWesthaesthaven.ven.

  66 The number of  three and fThe number of 4 bedroom units has been reduced.  our bedroom units has been The 
Standard will now prreduced.  The Standard will now provide almost 40% of the units as one or ovide approximately 40% 
two bedrof the units as one or two bedrooms. ooms.

  77 TTwo additional meetings (five total)  with the neighborwo additional meetings (six total)  with the neighbors and s and 
residents of Wresidents of Westhaesthaven will haven will have taken place bve taken place by the October y the October 
meeting to gain commmeeting to gain community input.unity input.

 
 8 The amount of commercial/retail space at street level fronting 

West Main has increased.
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p r o j e c t  n a r r at i v e

Introduction:  The Standard Charlottesville is a proposed mixed-use project at the combined properties of 853, 855 and 901 West Main Street.  The project, consisting 
primarily of multi-family residential units and commercial/retail space, is within walking distance of the downtown mall and the University of Virginia.  The properties lie 
within the city’s West Main Street Architectural Design Control (ADC) District.  It is our opinion that the project’s design complies with the city’s stated vision for the 
redevelopment of West Main Street, a designated urban development area within the city.  Below you will find responses to each of the city’s factors to be considered in 
review of Special Use Permit applications.
 
Location: The Standard Charlottesville is located at 853, 855 and 901 West Main Street.

Zoning:  The sites comprising the project area are zoned West Main North Corridor (Mixed-Use).

Proposed Use:  The Standard Charlottesville is a mixed-use project, consisting primarily of multi-family housing units with commercial/retail space along West Main 
Street.

Special Use Permit Request: A special use permit is being requested for additional height (from 60 ft. maximum to 70 ft. maximum) and density [from 43 Dwelling Units 
per Acre (DUA), by right, to approximately 89 DUA. Maximum density allowed with a special use permit is 200 DUA].   

SUP Review Criteria:

1.  Whether the proposed use or development will be harmonious with existing patterns of use and development within the neighborhood: The proposed 
mixed-use project will be harmonious with the vision and goals for the West Main Street corridor, the current zoning ordinance and recently approved projects. The 
Standard will add one more stitch in the evolving fabric of a vital and energized West Main by replacing surface parking and obsolete structures with a mix of residential 
and street level retail/commercial. This project will increase pedestrian activity along one of the city’s main commercial corridors by providing convenient residential 
and commercial uses within a gradually improving and walkable street.

2. Whether the proposed use or development and associated public facilities will substantially conform to the city’s comprehensive plan:  The Standard 
Charlottesville (TSC) will conform to the goals and visions of the city’s comprehensive plan.  Specifically, it will contribute to Land Use Goal one– enhance the sense of 
place throughout Charlottesville – by removing a large, vacant parking lot and replacing it with a lively, mixed-use building, adding to the enrichment of the street life on 
West Main Street.  The West Main/Ridge McIntire corridor is a specific area mentioned within this goal.  TSC will also contribute to the city’s Economic Sustainability 
goal of “build(ing) partnerships with private sector groups in order to maximize strategic capital investment in targeted areas in the City.”  As part of an identified Urban 
Development Area, this project is likely to play a significant role in “the development of the City’s key commercial corridors and surrounding site (such as West Main 
Street, ….) – Economic Sustainability goal 4.3 in the city’s revised comprehensive plan. TSC will help the city fulfill its sixth Economic Sustainability goal to “maintain 
the economic vitality of the Downtown Mall and surrounding areas”, whereby, in partnership with the city, it will help continue the implementation of the West Main 
Street Plan to the extent feasible (Economic Sustainability point 6.2).  Finally, by permitting the increased density along West Main Street, a corridor identified by 
the city as an area appropriate for additional density, TSC will help provide adequate population in areas that support the city’s vision of “shaping the community with 
transit.” 

3.  Whether proposed use or development of any buildings or structures will comply with all applicable building code regulations:  The structures and site 
will be designed to comply with all applicable building code regulations.
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p r o j e c t  n a r r at i v e

4. Whether the proposed use or development will have any potentially adverse impacts on the surrounding neighborhood, or the community in general; 
and if so, whether there are any reasonable conditions of approval that would satisfactorily mitigate such impacts.  Potential adverse impacts to be 
considered include, but are not necessarily limited to, the following: 

a. Traffic or parking congestion: The project` is located midway between downtown and the University of Virginia and near to the UVa hospital.  Given its 
proximity to these locations, it is anticipated that residents would primarily be commuting to these locations.  Because of the restricted parking conditions at these 
destinations, it is anticipated that most commuters would opt to use alternative modes of transportation such as public transit, biking or walking.

b. Noise, lights, dust, odor, fumes, vibration, and other factors which adversely affect the natural environment: No activities are anticipated that will 
adversely affect the natural environment.  All exterior lighting will comply with the city’s dark sky ordinance and will be an improvement over the site lighting 
that currently exists.

c. Displacement of existing residents or businesses: This project will not displace any existing residential units.  The majority of the businesses currently 
located in these buildings are chiefly affiliated with the University of Virginia.  While definitive plans have not been developed, it is expected that the existing 
businesses will remain in the area and relocate to the commercial space in or around TSC.

d. Discouragement of economic development activities that may provide desirable employment or enlarge the tax base: The Standard Charlottesville 
will not discourage economic development activities but rather will contribute to the revitalization of the West Main Street corridor.  In addition to enlarging 
the tax base in this area with new residential and commercial facilities, it will provide new employment opportunities.  Furthermore, it will help to spur new 
development and investment in this area by providing a residential population base for additional goods and services.

e. Undue density of population or intensity of use in relation to the community facilities existing or available:  The proposed population and intensity 
of use are consistent with those provided for by the zoning allowance.  No adverse effects to the existing or available community facilities are expected.

f. Reduction in the availability of affordable housing in the neighborhood:  The site does not currently accommodate any housing; therefore no affordable 
housing units will be lost.  The proposed development will comply with the affordable housing ordinance with a cash contribution to the city’s affordable housing 
fund.

g. Impact on school population and facilities:  While the units are planned to be market rate rental units and available to the general public, given its proximity 
to Downtown, the university and the hospital, it is anticipated that the units will be primarily occupied by students, young professionals and employees at the 
medical school and hospital.  It is expected that TSC will have minimal impact on the school population and facilities.

h. Destruction of or encroachment upon conservation or historic districts:  West Main Street is a locally designated historic district but it is not listed as a 
district on the State or National Register of Historical Places.  The proposed new project will not destroy any historic buildings within this architectural design 
control district.

i. Conformity with federal, state and local laws, as demonstrated and certified by the applicant:  The proposed project will conform to all applicable 
federal, state, and local laws.
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p r o j e c t  n a r r at i v e

j. Massing and scale of project:  The proposed mixed-use building will provide a defined street wall at the property line, which steps back at the top floor.  In 
addition to stepping back the upper level along West Main Street, variations in the surface planes of the building have been incorporated to break up the massing 
into smaller compositions and maintain a pedestrian scale.  The scale of the proposed project is consistent with the city’s stated vision for the West Main Street 
corridor and is consistent with a range of existing and recently approved projects on West Main Street. See accompanying sketches.

5. Whether the proposed use or development will be in harmony with the purposes of the specific zoning district in which it will be placed:  The 
proposed building is located in close proximity to the front (primary) street, West Main Street, and helps to define a uniform street wall for pedestrian-oriented retail 
and commercial uses.  It is an allowable use within the city’s allowable height and density permitted for this specific zoning district. This project respects the City’s 
desired pattern for commercial and residential development envisioned for West Main Street.  The development intensity (approximately 89 DUA) is well below the 
maximum allowed in this area (200 DUA) and is consistent in scale and massing with the City’s intent for West Main and with recently approved neighboring hotel, 
housing and medical projects.

6. Whether the proposed use or development will be in harmony with the purposes of the specific standards set forth within the zoning ordinance, 
subdivision regulations, or other city ordinances or regulations: The proposed new building and use will contribute to the mixed-use development and 
revitalization efforts along West Main Street.  It is within the city’s allowable uses, density and height provided for in the zoning designation.

For additional information on the project, see the Project Data sheet in this submittal.
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p r o j e c t  d a t a

2

p r o j e c t  DATA

Location 853 & 901 West Main Street

Site Area 109,640 Square Feet 2.517 Acres

Zoning Existing: WMN (West Main Street North) Proposed: WMN 

Use Existing: Office Proposed:  Mixed-use Residential/Commercial

Height Allowable: 60 Feet + Appurtenance Proposed:  70’ +/- (Podium + 5 stories) + appurtenance
                   70 Feet + Appurtenance with SUP (86’ max)

Density Allowable: 43 DUA Proposed:  89 DUA +/-
                   200 DUA with SUP

Tax Map 31-170 & 31-169

Parking Building
Floors Building Area* ( +/- ) 1BR 2BR 3BR 4BR TOTAL

Required Parking  189 (1 space/unit) Parking 1  9,188 GSF -- -- -- -- --
Parking Provided    First  53,691 GSF 3 9 2 11 25

6.5 Tiers 499 +/- Second  56,482 GSF 4 10 5 19 38  
26,784 GSF/tier +/- 174,096 GSF +/- Third  56,482 GSF 4 10 5 19 38

Fourth  56,482 GSF 4 10 5 19 38

Fifth  55,887 GSF 4 12 5 17 38

Sixth  41,458 GSF 4 7 4 11 26

Parking Ratio 2.46 Spaces/Unit Seventh (Appurtenance)  16,120 GSF -- -- -- -- --

0.83 Spaces/Bed  345,790 GSF +/- 23 58 26 96 203 +/- UNITS 
+ Parking

    (11%) (29%) (13%) (47%) (100% UNIT MIX)

  23 116 78 384   601 +/- BEDS

All quantities, areas, and dimensions are approximate and subject to change as the project is refined 
and further input is received from city planning staff.
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c o m p a r a b l e  p r o j e c t s
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p e r s p e c t i v e  1
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p e r s p e c t i v e  2
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p e r s p e c t i v e  3
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B U I L D I N G  H E I G H T  C A L C U L AT I O N S

West Main (South Elevation)        
 176 ft at 55 ft 46% 9,680 wall area
 60 ft. at 56 ft 16% 3,360 wall area
 149 ft. at 55 ft 39% 8,195 wall area
 385 ft    100% 21,235 wall area
        

 Average height 55.16 ft.    
        
        
East Elevation        
 25 ft at 55 ft 10% 1,375 wall area
 205 ft at 66 ft 81% 13,530 wall area
 24 ft at 66 ft 9% 1,584 wall area
 254 ft    100% 16,489 wall area
        

 Average height 64.92 ft. 
            
        
West Elevation        
 25 ft at 55 ft 8% 1,375 wall area
 40 ft at 67 ft 13% 2,680 wall area
 110 ft at 74 ft 37% 8,140 wall area
 63 ft at 80 ft 21% 5,040 wall area
 60 ft at 77 ft 20% 4,620 wall area
 298 ft    100% 21,855 wall area
        

 Average height 73.34 ft. 
        
        
Rear Elevation        
 35 ft at 66 ft 10% 2,310 wall area
 150 ft at 71 ft 45% 10,650 wall area
 150 ft at 78 ft 45% 11,700 wall area
 335 ft    100% 24,660 wall area

 Average height 73.61 ft. 
        
        

AVERAGE BUILDING HEIGHT (unweighted)*: 66.76 ft. 
*  Sum of the average height of each side divided by 4     

   
        
AVERAGE BUILDING HEIGHT (weighted)**: 66.23 ft. 
** Sum of the total wall area divided by the total length of the building 

perimeter.        
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L o w  I m pa c t  d e v e l o p m e n t  w o r k s h e e t
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