Planning Commission

Regular Session Agenda
Town Hall
September 4, 2012
6:00 P.M.

. Call to Order

a. Roll Call — Establish a quorum

. Invocation and Pledge of Allegiance

. Public Comments

. Consent Agenda

a. Approval of Agenda Format
b. Approval of Minutes

¢. Reports

. Old Business

a. Density — Harbor District — Mason Avenue Corridor
b. Proposed Text Change — Section 3.6.C - Conditional Uses

. New Business

a. Review Bank of America Building and Property purchase.

. Announcements

. Adjourn



DRAFT

PLANNING COMMISSION

Regular Meeting
Town Hall
August 7,2012

At 6:00 p.m. in the Town Hall, Vice Chairman Dennis McCoy, having established a quorum,
called to order the Regular Meeting of the Planning Commission. In attendance were
Commissioners Malcolm Hayward, Joan Natali and Mike Strub. There were currently three (3)
vacancies on the Commission. Also present were Town Planner Tom Bonadeo and Town Clerk
Libby Hume. There were 6 members of the public in attendance.

A moment of silence was observed followed by the Pledge of Allg@iance.

PuBLIC COMMENTS

Dorie Southern, 104 Tazewell Avenue
Ms. Southern stated that she wanted to speak abm '
Ms. Southern went on to talk about the Old Busi)
Avenue Corridor stating that this agenda item ha;
know about and continued to state that in 2006'th
dollars to do a study entitled Harbor Area Concep
2007, the Town paid thousands more d':':ll -

ter Plan and Design Guidelines. In
ntitled Harbor Area Architectural
Harbor Development Certificate

e. Ms. Southern went on to talk about the
| 'on 3.6.C Conditional Uses for 718 Randolph

New Business item, Prof:fos c(l‘ ext
Avenue and EIS Holdings stat
2012 requesting chatiges m t

second building to:b
provide it without’ .‘_‘_'de{standl : 'g
that was not being askéet :
the Staff Report did not &
two comments on the issues at hand and added that she hoped that the Planning Commission
would pay attention to the Comprehensive Plan and the other plans and studies that had been
done. Ms. Southern added that had this been done so, she did not think there would be a sewer
plant where it was in the Harbor District,

..........

Frank Wendell, 515 Monroe Avenue

Mr. Wendell stated that he had a couple of items that he wanted to mention and proceeded to
read from page 8 of the July 10, 2012 Planning Commission minutes where Tom Bonadeo
explained that the historic restoration and adaptive reuse of the old school building would be
an investment of over $2M, interjecting that a lot of that was tax money, in the neighborhood
and the restoration would improve the neighborhood values. Mr. Wendell went on to talk
about the density that was not allowed in the R-1 zone, but by definition was allowed in R-3.
Mr. Wendell stated that he understood why the area was being proposed to be rezoned as R-1
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so as not to be considered spot zoning and went on to state that the project had to pass the
Comprehensive Plan litmus test of compatibility. Mr. Wendell continued to state that there
were real estate studies that showed that if apartment buildings were put next to single family
residences it depressed the values of the single family residences and asked whether the Town
had a study that showed the opposite or if that was merely somecne’s opinion. Decisions
should not be based on someone’s personal opinion but quantitative analytical information
when dealing with someone’s property values. Mr. Wendell went on to state that he had
missed the Planning Commission public hearing but he understood that there was one
condition to the approval of the conditional use permit which was that the basketball court be
relocated. Mr. Wendell continued to state that there was no discussion regarding who would
pay for the relocation of the basketball court and had actually heard that the Town would be
paying for this. Mr. Wendell stated that he wanted to hear discussion regarding this issue and
asked why the Town would not ask the developer to pay for the relocation of the basketball
court when it was trying to save money to convert the bank into a library/computer
lab/possible miscellaneous use and added that he did not undgr§tind why the Town would not
ask the developer to pay for it. The developer was stang profit from turning a public
asset into a private building. Mr. Wendell demanded on the table regarding who
was to pay for the basketball court.

joan Natali and Tom Bonadeo stated that this
for discussion.

The Commissioners Ié‘VL dithe minutes for the July 10, 2012 Regular Meeting and the July
26, 2012 Public Hearing and‘Spec1al Meeting.

Mike Strub stated that some of Ms. Deborah Bender’s comments on the first page of the July 10,
2012 Regular Meeting minutes appeared to be quoted and suggested that quotation marks be
added. Mike Strub noted a typographical error on page 7 and Joan Natali noted a change to
page 9.

Joan Natali noted that on page 5 of the July 26, 2012 Public Hearing and Special Meeting
minutes, Mr. Chad Davis’ address was incorrect and Mike Strub noted a typographical error in
the paragraph containing Mr. Davis’ comments.

Motion made by Mike Strub, seconded by Malcolm Hayward, to approve the minutes
from the July 10, 2012 Regular Meeting and the July 26, 2012 Public Hearing and Special
Meeting as corrected. The motion was approved by unanimous consent.
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REPORTS
Tom Bonadeo reported the following: i) All the buildings at the Harbor have been completed
and the final parking layout was to be done. The center area would be angled parking; ii) The
Shanty building was complete, the concrete pad for the dumpster had been poured and the
required fencing around the dumpster should be installed soon. Air conditioning had also be
added; iii) The old wastewater treatment plant was being demolished. The steel had been
removed. The concrete demolition was underway and the polishing pond was being removed.
After completion of the demolition, the property would be turned over to South Port Investors
who had a long-terin lease for the property; iv) There were numerocus remodeling projects
throughout Town. Many new homeowners were fixing up second homes as prices continued to
be low, There were also some new opportunities for spec homes; v) The Town met with VDOT
and its contractor this afternoon to review the sidewalk project which would repair or replace
broken sidewalks and curbs. No new sidewalks would be constructed under thxs project which
could cost up to $1M. The Town would be working with th
sidewalks; vi) VDOT was still working on crossing signs for; ‘ce 642 (0ld Cape Charles Road).
\ Bay Creek entrance and by
the old Rosenwald School. VDOT would not i]lstall.;.tﬁ"é signagg:zuntil the bridges over the
ditches were built; and vii) The Planning Commi il i }\f\ forked on the Technology

astewater treatment plant. Tom
_‘)'th S0 little use, the sewage sat in the

of which was to add water o 'er_lodically.ﬂush

e

ﬁiat purpo

OLD BUSINESS
A. Density - Hayi £ — Mason Avenu idor

e COH}H‘ISSIOH reviewed the density issue at the December 2011

zoning ordinan Both pL::_}ects had positive growth potentlal but showed some of the
potential weaknesses of th" ordinance which contained no specific number of residential
units for the Harbot:%oxié> Tom Bonadeo named several items which might benefit from
review by the Commissioners and added that density was not defined in any zone except
the basic residential zones. This issue needed to be reviewed by the Commission and
potentially added to the Harbor District and other commercial zones where residential use
was permitted by conditional use permit (CUP). Tom Bonadeo continued to explain that
the Harbor District Zone allowed residential units over commercial space and up to 50% of
the first floor. All residential space must have its own entrance at the street level and there
was no limitation to the number of units on a property. The Harbor District also required
25% open space.

Tom Bonadeo pointed out the areas included in the Harbor District Zone on the map and
stated that a large portion of the land in zone was owned by the railroad. Tom Bonadeo
also showed the plans from Landmark Holdings US for the six acres at the end of Mason
Avenue along the Harbor which were previously approved for seven buildings. The
Conceptual Master Plan showed a varying difference in heights and density. This area was
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marked as Main Street Mixed Use. There was much discussion regarding the differences in
the Harbor District and C-1 Commercial and the specifics regarding the Cape Harbor
Project. Tom Bonadeo stated that the CUP for Landmark Holdings had expired but the CUP
for Harbor Development (Mr. Tom Gallagher) was still in effect due to the Governor
extending CUPs approved during a certain timeframe to 2015. Mr. Gallagher was still
working with the Army Corps of Engineers regarding permits.

Tom Bonadeo stated that the object of this review was to get the zoning ordinance more in
line with the Conceptual Master Plan in regards to density and the heights could possibly be
reviewed later. What was the proper number for the Harbor District, especially along the
edge of Mason Avenue? The railroad owned all the property in the Harbor District along
Mason Avenue with the exception of the former Belo building, the Cape Charles Medical
Center and the Landmark Holdings property.

The Commissioners reviewed other spaces in Town. Tt 1Ison Building at 245 Mason
Avenue covered the entire lot with no off street pafking spaces and contained nine
apartments with two to three bedrooms each. ing at 115 Mason Avenue
contained four apartments on one lot with severa pdges in the back. The density
of the Wilson Building was out of line with 6() 7055 ;
the surrounding area.

Tom Bonadedifeferred to Several pages from the planning book “Planning the Built
Environment” (p: }s 173,492 and 168) and reviewed each with the Commissioners. Cape
Charles currently hadiasdensity of 8 per acre for single family dwellings. Tom Bonadeo
showed the Commissiofiers Mr. Gallagher’s plans for two boatels and three apartment
buildings.

Dennis McCoy stated that the Commissioners needed to ensure that proposed projects kept
the integrity of the existing Historic District and visually complimented the area and was a
practical use in the area.

Tom Bonadeo stated that it was important to get the discussion regarding this issue started.
Joan Natali asked for clarification that the Commissioners were looking at the residential

density only which excluded hotels. Tom Bonadeo responded in the affirmative.

Mike Strub clarified that this discussion was to prepare for the future.




Tom Bonadeo informed the Commissioners that earlier this year, the County initiated
proceedings to sell the Landmark Holdings property due to the taxes being delinquent.
Someone could have bought the property at auction and, without a clear zoning ordinance,
a project similar to the Cape Harbor Project could have been built.

Tom Bonadeo asked the Commissioners to review the provided information from the
planners book, especially the paragraph on page 168, for the next meeting. Tom Bonadeo
added that a future meeting regarding heights might be appropriate.

NEw BUSINESS

A. Proposed Text Change - Section 3.6.C - Conditional Uses
Tom Bonadeo stated that a letter from Mr. John Huchler, the owner of 718 Randolph
Avenue was received requesting a change to the C-1 zoning as it pertained to residential
use in the commercial zone. Mr. Huchler wanted to constr ucta second building behind the
existing building for two apartments. This was the propgiity where Stephen Fox’s office
was located as well as the former Two Sisters store. Tom Bonadeo stated that there was
adequate space behind the existing building to const :$acond building with an alley to
park cars to meet the parking standards. :

The ordinance currently allowed residentialiiise only on the set floor with separate
access to the street level. Tom Bonadeo addggdithat the Harbor Distrigh:Zone had a similar
allowance with an add1t10nal clause allowmg 5\0 4 iifirst floor to be used for residential

Clal Tom Bonadeo went on to state

_ iew the information to make sure that if any changes were
made, it was beingdone fof:the best of the C-1 and not just for Mr. Huchler.

OTHER

Tom Bonadeo stated that he was meeting with VDOT next week regarding the sidewalk project
and would be going through Town to identify damaged sidewalks, curbs, gutters and driveways
for repair and replacement, VDOT had a prescriptive right-of-way which meant that VDOT did
not own the land but managed and maintained it. People were required to put in a sidewalk
when they built a new house.

Malcolm Hayward asked about the parking on Peach Street. Tom Bonadeo stated that Peach
Street parking was being reviewed as part of the Muliti-Use Trail project.

Dennis McCoy asked about the progress regarding filling the vacancies on the Planning
Comimission. Tom Bonadeo stated that seven applications were received and the Town Council
would be interviewing the applicants within the next several weeks.



Joan Natali asked whether the presentation given during the Walkability Tour could be made
available to the Planning Commission. Tom Bonadeo stated that the presenter, Dan Burden,
was modifying the presentation to include areas that were discussed and would provide a copy
for the Town. When received, copies would be made available to the Commissioners. Tom
Bonadeo added that Mr. Burden was very impressed with Cape Charles.

ANNOUNCEMENTS
There were no announcements.

Motion made by Joan Natali, seconded by Mike Strub, to adjourn the Planning
Commission meeting. The motion was approved by unanimous consent.

Vice Chaiiiman Dennis McCoy

Town Clerk




Planning Commission Staff Report

From: Tom Bonadeo
Date: September 4, 2012
Item: 4C — Reports
Attachments:

item Specifics

1. The Northampton County website is www.co.northampton.va.us and contains the
updated information from county meetings. The Northampton Planning Commission also
meets on this night and a copy of their agenda is attached when available prior to
printing.

2. The Harbor Redevelopment Plan — All buildings have heen completed and the final
parking layout is being completed. The major item left to complete is the parking layout
and bollards. Concrete and steel bollards will be instailed fo protect items above ground
in the parking area.

3. The old WWTP is undergoing demolition. The polishing pond and liner have been
removed and the remaining sludge is drying out to be spread out and covered with
topsoil. Southport in on site making site improvements

4. The Historic Review Beoard met last month. The Board reviewed and approved one
remodeling project on Jefferson Avenue.

5. Numerous remodeling projects are underway throughout town. New homeowners are
fixing up second homes as the prices continue to be low. We have some new
opportunities for spec homes mayhe later this summer. New development projects are on
tap for other areas in Cape Charles, stay tuned.

6. Working with VDOT on a sidewalk repair project but papsrwork is not yet complete.
Nothings a done deal until all the contracts are signed.

7. VDOT is working on the sidewalk and curb project. They have started on Washington
Avenue and plan to work to the south {towards Mason Avenue).

8. There is a "under contract” sign on Reliable Building Supplies building. Let's hope it goes
to completion. Several houses have closed this month and all are people who plan to
stay in Cape Charles in the future.

9. If you visit the Bay Vista and Sea Breeze area you will see the Wave Attenuation Devices
(WADs) being installed. These devices serve a similar purpose to the stone breakwaters
but they are capable of gathering sand on their own and they act more like a living
shoreline than the solid rocks. The WADs will extend from the Bay Creek breakwaters to
the Sea Breeze shore.




Planning Commission Staff Report

From: Tom Bonadeo
Date: September 4, 2012
Item: 5A — Review of Density in Harbor District Zone — Mason Avenue Gorridor

Attachments: Table of densities, FAR examples

Item Specifics

The Commission reviewed the Density issue at the August meeting in 2012, The current
economic situation has created new building challenges for real estate developers. The Harbor
District Zone is the least developed area of Town. Two large projects were submitted and
approved under this zoning ordinance. Both projects had positive growth potential while showing
some of the potential weaknesses of the ordinance. No specific number of residential units is
specified in the Harbor Zone.

Discussion

A review of the “control’ items that are in the ordinance and some that are missing is in order.
Control items are those parts of the ordinance that can be measured such:
1. Setbacks measured in feet. These are defined in the zoning ordinance for setbacks form
the waterfront.
2. Elevation is measured in feet and stories. Harbor District allows some higher buildings
but offsets that height with an average height per block.
3. Density can be measured in units per acre or other measurements.
4. Open space is measured in a percent of gross square feet. The current open space
requirement for Harbor District is 25%.

Density is not defined in the Harbor District Zone. This should be reviewed and potentially added
to Harbor District and other commercial zones were residential use is allowed by Conditional Use
Permit (CUP).

The Harbor District Zone allows residential units over commercial space. It also allows partial use
{50%) of the first floor as residential space. Ali residential space must have its own enirance at
street level. There is no limitation of the number of units on a property.

Last meeting the Commission reviewed ways to measure density, by Units per Acre and Floor
Area Ratio {FAR). We will review more detail on FAR as this is the general method for measuring
density. FAR also takes into account open space and height. Some facts about Harbor District
are.

25% open space is required.

Parking is not part of open space.

Current height regulation is 40" with a CUP for some higher o 55

The Mason Avenue corridor is between Mason Avenue and the Harbor. The Master Plan
recommends that this area be treated more like Mason Avenue than fike the Harbor.

PN

The planning book “Planning the Built Environment” has numerous tables and guidelines that are
generally used for this type of definition. In addition to the tables from the last mesting, two new
tables are included, one showing coverage and one showing different FAR and its relationship to
coverage.




If we use FAR, open space and height together we can control density and keep the overall
building size more in keeping with the north side of Mason Avenue.

Here are sample Densities of existing areas in Cape Charles using DU per acre:
1. The "standard” lot in the Cape Charles Residential area is 5600 square feet which yields
7.7 units per acre.
a, This allows for onsite parking and 50% open space,
b. Maximum elevation of 40 feet but no more than 2 % stories.
¢. Whatis the FAR?

2. The C-1 Commercial area allows dwelliing units only above the first floor and with
separate access to the street level, not through a commercial unit.
a. The densest location is the Wilson Building that has nine dwelling units on three
floors.
This location is covers one 5600 square foot lot.
All parking Is on-street parking.
This is about 69 units per acre.
The building is 4 stories.
What is the FAR?

0 o0 T

3. The building at 115 Mason Avenue is on a 35 foot wide lot with 4 dwelling units.
a. This provides a density of 35 units per acre
b. This lot only alfows 3 on-site parking spaces.
¢. The huilding is 3 stories.
d. What is the FAR?

New development also must meet the table of parking standards. This means that the
development will be required to have on-site parking that will take up square footage. The table
requires one parking space per bedroom. Parking is not allowed in the open space of the
development in the Harbor District.

The definition of a dwelling unit says one or more rooms. The zening ordinance does not regulate
the number of hedrooms in the unit. The Floor Area Ration (FAR) would be useful in the Harbor
District as it regulates total area not just units. FAR is often used in commercial development as
is regulates the square footage relationship rather than the number of dwelling units. A dwelling
unit can also vary in size and number of bedrooms. Figure 14.5 shows this relationship.

Reviewing Figure 14.5 shows that & density of 25 to 35 units per acre or a FAR of .5 10 .9 allows
enough open space to meet the parking requirements, keep the height relatively low and provide
sufficient dwelling units.

Recommendation

Review and discuss the exercises using FAR working toward a density requirement...
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Figure 14.1. Examples of Building Coverage
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Figure 14.2. Sites Developed With a Floor Area Ratio of 1.0

COVERAGE 100% COVERAGE 50% COVERAGE 25%

Figure 14.3. Sites Developed With a Floor Area Ratio of 0.5

COVERAGE 100% COVERAGE 50% COVERAGE 25%

DOES
NOT
EXIST

Figure 14.4. Sites Developed With a Floor Area Ratio of 4.0

COVERAGE 100% COVERAGE 60% COVERAGE 25%




168 Planning the Built Environment

streets, and facilities serving the local popula-
tion (such as local scheols, local parks, and
local shopping facilities), The area specifically
excludes land uses serving populations out-
side of the area being aralyzed (such as state
universities, regional shopping centers, and
regional airports). The land area may or may
not include vacant land.

Jurisdiction-wide  restdential  density—The
number of dwelling units per unit area (such
as square miles or square kilometers) of land
within the political boundazies of a jurisdic-
tion, (The area usually includes residential,
commercial, industrial, recreational, and insti~
tutional land uses, as well as vacant land, mil-
itary bases, airports, and bodies of water)

Residential density is most often expressed
in terns of dwelling units (DU) per acre (ag).
Sometimes, however, the inverse of this term,
lot aren per dwelling wnit, is used.

USING RESIDENTIAL
DENSITY AS A DESIGN TOOL

Residential density, expressed in dweiling
units per acre (DU /ac) is used as an overview
planning tool.

Residential density, expressed in lof area per
dwelling unit, is used as a regulatory tool (e.g.,
in specific zoning regulations).

o When calculating the yield for single
building dites, density figures (expressed
in térms of square feet of lot area per DU}
are used.

e For a site that is to be subdivided (with
streets to be subtracted from the gross
area) the number of gross aces in each
land use is multiplied by the gross resi-
dential density of that land use which
results in an approximate yleld in num-
ber of dwelling units.

o For a site that is to be subdivided (with
streets, parks, shopping centers, and
schools), the gross area of the tract in

acres is multiplied by the neighberhood
density figure which is closest to the typ-
ical type of dwelling that will be built on
the property; this will produce an
approximation of the number of dwell-
ing units that the area will produce.

It mustbe noted that the above calculations
will give approximations only. For more pre-
cise figures, one must specify how many units
of each building type will be built, the aver-
age lot area per dwelling unit for each build-,
ing type, the percent of the area that will be’
used for streets, and the percent of the area
that, will be used for commurity faciities.
Thiz detailed analysis can usually be made
only after a fairly detailed site plan has been
developed.

Table 14.1 reports typical residential den-
sities, Note that these are generalized
approximations only, and that the values
reported in the table are not standards that

apply everywhere.
COVERAGE AND FLOOR AREA RATIO

Some additional terms are used when
describing or calculating residential density:

Coverage—The area of a building lot that is
covered by a structure, expressed in square
fee; the proportion of a building lot that is
covered by a structure, expressed in percent
or ir: decimal parts.

Floor area ratie (FAR)—The ratio between
the total gross floor area on all stories of a
structure to the gross area of the building lot
on which the structure is located.

Floor area ratios axe often used in regulat-
ing the density of development of cornmercial
and industrial properties; they are rarely used
in regulating residential properties. This is
because experience has shown that when a
FAR is the primary regulation in apartment
zoning, property owners tend fo crowd their
properties with many small apartment units

Table 14.1. Typical Residential Densities
. a

ANGTHAGT R AL Liubashey s

-
Met Residential | Gross Residential Noighborhood
Lot Aroa Density Dusnsity Regidential Pengity
Residential Use {sq. ft./oU) (DUfacre) (DU/ac) (DU/ac)

Rural estates 20 acres 05 .05 05
Rural residantial 5 acras 20- .16 15
Low-denslty, single family 20,000 22 1.7 1.5
Medium-density, single family 8,000 5.5 2.0 3.5
High-density, single famlly 5,000 87 6.5 5.2
Duplexes 4,000 11 8 &

Low-clonsity row house 8,500 12 g ]

High-density row house 2,500 17 12 10
Low-donsity townhouse 5,400 8 6 5

High~density townhouse 2,700 C 16 12 10
1-story apartments . 2400 18 13 10
3-story apartments’ 1,200 36 25 20
B-story apartments | 600 72 50 35
12-story apartments 300 145 100 &0

= DU/ac = dwelling unlis por ocre

~ 5q. #/DU = arca In the building slte In square foot per dwalling unit

rather than fewer moderate-sized units. (In

,some instances, this may be a desired effect;

in others, it may be censidered an adverse

_ impact)

Figure 14.1 llustrates a variety of building
coverages. It may be noted that very low cov-
erage figures are usually found orly in low-
density suburban and rural areas, and that
very high ‘coverage figures are usually found
only in dense urban areas. A coverage of 100
percent is extreme and is almost never found.

Figure 14.2 illustrates three sites, each of
which is developed to a FAR of 1.0 (that is,
each site has a structure on it which is.equal

in floor area to the land area of the site). The. .

figure on the left shows development when
the building coverage is 100 percent; the fig-
ure in the middle shows development with a

coverage of 50 percent; the one on the right
has a coverage of 25 percent.

Tigure 14.3 illustrates the same thyee sites,
but this time each of them is developed to a
FAR of 0.5, Since it is impessible to develop a
site at 100 percent coverage while having a
EAR of 0.5, no structuze is shown in the left-
hand diagram.

Figure 14.4 again illustrates the three sites,
but this time each one is developed to a FAR
of4.0.

RELATIONSHIPS AMONG
BUILDING TYPE, RESIDENTIAL
DENSITY, AND FLOOR AREA RATIO

“Table 14.2 presents a number of examples of
residential buildings that might be built
under a variety of asswmed conditions.
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Table 14.2. Relatienships Among Building Type, Residential Density, and Floor Arca Ratle

ASSUMED SPECIFICATIONS RESULTING PATTERN
Residontial Donslty
Floor Area | Parking | Number DUsper | FloorArea
Type of Lot Slze por DU Spaces af LotArcaper | Net Ratio | Coverage
Figure Structure (5. 1t.) (54 1) por BU | Storles | DU L) | Acte (FAR) | (porcent)

A Dotached, single~ 40,000 2,000 not 1 43,000 11 0.05 5
{amily house shown

B Dotachod, singla- 10,000 2,000 not 2 10,000 4.4 0.2 10
family houso shown

c Datached, slngle- 5,000 2.000 ot 2 5.000 87 0.4 20
famlly houso shown

D | Row house 2,500 2,000 not 2 2,500 174 0.8 40

chawn

E Fourplox 10,000 1,000 1.0 2 2,500 17.4 0.4 20

F | 2-atory gardon 20,000 11,000 1.0 2 1650 26 0.8 30
apartment ‘

G Joiety gorden 20,000 1,000 1.0 3 1,100 40 0.9 30
apartmont

H | 3storyapariment| 20,000 1,000 1.0 3rop 690 63 14 L)
ovar poridng 1 pkg 1.8

| |&ctoryapartment | 20,000 1000 1.0 gros 350 125 29 48
over 2-story 2 phg 3.8”
parking

4 &cloryapartmont | 40,000 1,000 1.0 6ron 400 109 25 A2 ros
ovor 1-story 1 pky 35" | 100pkp
paridng

K | 12etory 40,000 1,000 1.0 12 ro3 400 106 25 | 2ires
aparmont ovor 1 pkg .5 100 pkg
1-atory parking

L 12-story 40,000 1,000 1.0 12 roa 214 200 4.7 A% ras
apartment over 3 phg 6.67 | &dpky
3-story parking

* DU = dwolling unit

* Thig FAR ¢oums floor area in the struciure devoted to both regidontial and parking uses, Other FARs, not marked by an
naterisk, aro esleuiated on the basls of residontinl floor aren only,

Figure 14.5 illustrates what the buildings
from Table 14.2 would look like if they were
to be built.

The left-hand row in Figure 14.5 contains
only single~family homes, ranging in density
from a low-density suburban home with a
density of 1.1 DU /ac, to wban row houses at
a density of 17.4 DU /ac. It has been assumed

in our calculations that each dwelling unit
has a floor area of 2,000 square feet. The space
for parking cars has not been shown in these
illustrations because off-street parking pre-
sents no sericus problems at these residential
densities,

The central row in Figure 14.5 conftains
low-rise apartment houses, ranging in den-
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Figure 14.5. Relationships Among Buiiding Type, Residential Donsity, and Floor Area Ratio

N

=

* FAR Indicated Inciudes paridng structure



Planning Commission Staff Report

From: Tom Bonadeo
Date: September 4, 2012
Item: 5B — Review of C-1 Conditional Use — Residential over Commercial

Attachments: Lelter

Item Specifics

The Town Planner received a letter requesting a change to the C-1 zoning as it pertains to
residential use in the commercial zone. At the last meeting the Commission reviewed the
ordinance and the “homework® was to review the location and the potential impact on the C-1
zone overall

Discussion
Discuss the findings of the site visits. Discuss the existing ordinance.

In lieu of changing the ordinance, the owner could apply for a variance to allow some use of the
first floor. The rules for variances would apply such as defining a hardship.

Recommendation

Review the ordinance for future consideration. Staff will ask the owner to make an application for
the medification.




Planning Commission Staff Report

From: Tom Bonadeo
Date: September 4, 2012
item: 6A - Review Bank of America purchase for substantial compliance with the

Comprehensive Plan

Attachments: Comp Plan pages

Item Specifics

The Town Council has executed a purchase sales agreement with Bank of America for the
building and associated property. The contract has a “due diligence” time period during which
staff is exploring the building, its condition, the possible uses and the substantial compliance with
the Comprehensive Plan. The property consists of four parcels.

1. The Bank of America building and the property on which it stands. The proposed use will
he an enlarged space for the Cape Charles Library and Computer Lab. The third floor
may be used for municipal offices when the need arises.

2. The paved parking lot directly behind (north} the bank. The proposed use of this property
is for an alley to the 200 block of Mason Avenue, parking and future expansion.

3. The two lots on Randolph Avenue (lots 844 and 641). These two lots are zoned C-1 and
the proposed use could he parking for Mason Avenue business customers.

Discussion

The Executive Summary of the Comprehensive Plan states on page 7 that Cape Charles will;
¢ Build or acquire a new Municipal Center
o The purchase of the Bank building has space on the third floor for additional
offices that could be used for staff if the need arises. Public uses and office uses
are both allowed in the C-1 zone.
+ Expand the parking in the Commercial District
o The Planning Commission, on previous occasions, has recommended that these
lots along with the lots across from the Post Office be used for parking. These
locations are both zoned C-1 and parking is allowed in this zone.
» Establish a complete network of community traits, sidewalks and alleyways for the health,
safety and wetlfare of alt.
o The Town Council has studied the implementation of an alley in the 200 block of
Mason Avenue. The area was surveyed and Paul Watson reviewed the potential
of the alley. The Bank ownership of this property was in the way of the alley
implementation. This purchase will enable the alley implementation.

The Public Services and Programs section of the Plan also states that the Town Plan includes;
¢ Relocating the Library to a larger space with adequate provisions for increased
patronage, meeting rooms and technology.

o The first floor of the Bank building is over twice the space of the existing Library
and has room for Technology and mesting space. The current library will also be
available for meeting/community space. The Comprehensive Plan does not
specify location for the expanded library but in the C-1 zone, libraries are
permitted by right.

+ Relocating the Town offices including space for archives and the police department.




o The building has two safes well suited for archives. Paper documents from both
the Town documenis and the Historical Society documents could he housed
there. The Library also has documents that would be well protected by the safe.

o The Police Department has moved from its rented lacation to the Town offices.

¢ Acquiring strategic undeveloped properties.

o The two lots on Randolph and the parking area to the north of the bank building
are strategic properties for the implementation of the Comprehensive Plan as
outlined above. The assessed value of the properties is nearly five times the
purchase price. The alleyway and parking area could not be reascnably
established at “retail” prices.

The Zoning Ordinance is the {aw that implements the Comprehensive Plan. The Bank of America
Building and associated property is located in the C-1 zone. The statement of intent is “to
preserve and enhance the mixed-use urban nature of Cape Charles”. Mixed-use is defined as the
infegrated uses such as office, retail, public or entertainment in a compact urban form. The
Comprehensive Plan does not specify where a relocated library would be placed as the zoning
ordinance and capable building would determine the location. The Comprehensive Plan, Section
{1, Future Land Use references the Town of Cape Charles Zoning Ordinance as a guiding
document.

Recommendation

Review the building and property uses and Comp Plan for substantial compliance. Communicate
the findings to Town Council, indicating approval or disapproval with wrilten reason therefor.




In public sessions, citizens stated that they want:

Cape Charles to be self-sufficient and walkablefii

Commercial growth located in town, rather than on the Route 13%

New development around the harbor to be a mix of businesses and residences

New development around the harbor to be designed to blend with the existing historic
architecture”

¢ Anetwork of trails that connect all the Town's neighborhoods and amenitiesv

Cape Charles will grow a sustainable economy by taking advantage of its existing assets, particularly the
Chesapeake Bay, the Town’s public beach, the Town's deep-water harbor, the Bay Creek golf and
marina communittes and the Town’s historical and environmental assets. Economic developtent
efforts will continue to support existing businesses, community oriented commerce, tourism and
marine-related business. Therefore, access to the waterfront is essential ¥t

Pratecting open space is a priority. In cooperation with the county, viewsheds along the town's
entrance corridors should be preserved. Cape Charles’s citizens would like a distinct, green gateway
into Cape Charles from the intersection of Routes 13 and 1847l Protecting the green infrastructure
within town—the tree canopy, vegetated buffers and public plantings—is also vital.*

The people want Cape Chatles to be a fun, interesting, and culturally vibrant place to live and visit. To
that end, the town government will nurture partnerships with arts and civic organizations, the
museum, community college, library, churches, senior and youth groups.

We will continue to make improvements to the town'’s infrastructure. First, and mostimportant, are
expanded water and wastewater ireatment capacities® In addition, Cape Charles will

* improve town-owned facilities at the harbor*,

e connectall neighborhoods to the regional broadband network and intermodal transportation
pathway, '
build or acquire a new municipal center
upgrade the storm water management system,
cooperate with the relocation of power and telephone lines underground,
expand public parking in the Commercial District,
establish a complete network of community trails, sidewalks, and alleyways for the health, safety
and welfare of all*

To accomplish these goals, Cape Charles has developed a strong and workable plan, Details of this plan
can be found in the following sections:

VISION STATEMENT & EXECUTIVE SUMMARY
SETTINGS

FUTURE LAND USE & MAP

NEIGHBORHOODS

ECONOMIC VITALITY

TRANSPORTATION AND UTILITIES
AMENITIES
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nearby. In addition to serving an important ecelogical function, the Chesapeake Bay and its
tributaries are vital to the local economy and lifestyle. These natural environments are delicate
and should be protected from degradation. The Town'’s concern for its natural resources is
illustrated by projects such as building the Fun Pier and the recent heach replenishment. Land
use policies must continue to take into account the importance of the local environment to
pratect these resources for present and future generations.

I1.6 Public Utilities?

Similarly, the area’s ground water resources must also be protected. The Town's public utility
systems have allowed for denser development in Cape Charles than in the rest of Northampton
County. As discussed in the Natural Conditions chapter of Appendix I: 20607 Cape Charles
Comprehensive Plan Draft Existing Conditions, private weils and septic systems in and around
Cape Charles can threaten the Town’s water supply. The Town has a policy of prohibiting new
private deep wells and septic systems. The Town also encourages Northampton County to
adhere to its policy of concentrating denser development within incorporated towns. This will
help prevent dense development served by private well and septic systems from occurring in
neighboring rural areas. The Town's public utility systems must be maintained and expanded to
ensure that current and future needs are met. Recent upgrades and repairs to the water system
are indicative of the Town’s continuing effort to provide for these needs. Major capital
expenditures will be required for the construction of new facilities. Grants, connection charges
and developer funding will help finance the process.

I1.7 Community Facilities and Services?

Significant improvements have been made to community facilities and services in recent years.
Major upgrades have been made to public facilities, such as the Cape Charles Harbor, the public
beach, the Fun Pier and Central Park. The Town'’s staff has also expanded to meet the changing
needs of Cape Charles. Expanded and new facilities have been created including the Arnold
Palmer and Jack Nickiaus Signature Golf Courses at Bay Creek, the Palace Theatre and Bay Creek
Marina.

While major progress has been made, additional improvements are still needed. The Town lacks
adequate space to house its growing staff. More space is needed for the Library, which can be
accomplished through expansion of the existing building or a new location. The Cape Charles
Harbor needs additional upgrades, such as new boat slips, a permanent Harbormaster building,
new piling and whalers for the south side and a method of blocking westerly swells from entering
the harbor. Citizens have also expressed interest in having a Community Center. Most of these
needs are related to the growth Cape Charies has experienced in recent years. As Cape Charles
grows and changes, additional needs for facilities and services will continue to arise,

7 Ibid,, p. 86-94
® Ibid,, p. 72-85
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HIL.2 Future Land Use

The Future Land Use Map (see page 22) and the associated Future Land Use Categories show
Cape Charles’ boundaries at the current time.

The Future Land Use Map represents an assignment of the components of the Plan Concept
discussed beginning in Section IIL5 to appropriate land use designations for the Comprehensive
Plan, These broad designations are:

¢ Residential Community Areas
* Employment Areas
¢ Community Character Areas

Each of these areas contains several land use categories. These categories describe the type,
character, and scale of land uses and associated functions.

IIL.2.1 Residential Community Areas
The Future Land Use Map includes a designation of several Residential Community Area
categories:
¢ Main Street Mixed Use (Commercial Residential}
Harbor Mixed Use (Harbor)
Traditional Residential (Single, Mixed, Muiti-Family)
Low Density Residential {Residential Estates)
Planned Unit Development (Accawmacke Plantation now known as Bay Creek}

. @ &

The Future Land Use Map and text on the following pages describe and illustrate the locations of
the land use categories.

I11.2,1.1 Main Street Mixed Use (Commercial Residential)

This designation recognizes the unique juxtaposition of the existing residential structures within
the central business district and the future needs of Cape Charles’ Commercial District. Itis
intended to promote and encourage retention of existing residential buildings while allowing and
encouraging commercial and other compatible uses for these buildings.

The Main Street Mixed Use designation represents predominately smali-scale mixed use
buildings characterized by retail, office, restaurant, educational, civic and entertainment uses on
the street level, with residential uses on upper floors. Pedestrian activity is of the highest priority,
s0 buildings would be located close to the street and sidewalks are wide and feature street
furnishings, lighting, and other amenities.

I11.2.1.2 Harbor Mixed Use (Harbor)

The Harbor Mixed Use designation was estahlished to encourage a vibrant working waterfront
area that has a strong economic benefit to the Town with compatible new industry and
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with the zoning designation of a majority of the neighboring properties.

e [Itis critical to the public safety and welfare of all Cape Charles citizens and visitors to
maintain two completely independent routes (both ingress and egress} to Route 13 in the
case of an emergency situation.

¢ Boundary adjustment options.

e Evaluate options and establish a Corridor Overlay for Route 184 and Rte 642.

111.6.2 Future Land Use Recommendations - Intermediate Term or Tactical

In addition to any Near Term Future Land Use recommendations listed above, these
recommendations are targeted for implementation in the three to five year time frame.

111.6.3 Future Land Use Recommendations - Long Term or Strategic

In addition to the recommendations listed ahove, these recommendations are targeted for
implantation beyond the five year time frame.

* The Railroad designation is intended to acknowledge the railroad owned properties as
important historic and economic resources within the Town of Cape Charles. All
propetrties adjacent to the harbor have an alternative future land use of Harbor Mixed Use
designation,

* Bayshore Concrete Products is an important economic anchor for both the town and the
county. All properties adjacent to the harbor have an alternative future land use of
Harbor Mixed Use designation.

e The property currently owned by the government and used as a United States Coast Guard
- Station Cape Charles facility performs a necessary and important safety and security
function for the entire area. All properties adjacent to the harbor have an alternative
future land use of Harbor Mixed Use designation.

References:
Town of Cape Charles documents:
Harbor Area Conceptual Master Plan and Design Guidelines
Historic District Guidelines
Master Tree Plan
Tree Conservation and Preservation Ordinance
Town of Cape Charles Zoning Ordinance
Zoning Regulations for Accawmacke Plantation
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¢ Develop story boards of Town history and environmental features for installation along
the Trail

HI-D.5 Public Services and Programs

Public services and facilities supporting growth in Town is a major concern for all its present and
potential citizens. Newcomers, businesses and visitors alike have an expectation that the Town
has in place all the required facilities and services to accommodate them, These include physical
facilities such as water and waste water systems, police, as well as amenities such as a library,
recreational programs and town events. The State requirements supporting its citizens in the
Town must alse be met. The Comprehensive Plan serves to guide continued improvement in the
various systems and put in place new programs to achieve a greater level of comfort and
convenience.

Presently, Cape Charles has the basic services required for the safety and convenience of its
citizens. The Cape Charles Police Department works in conjunction with county and state
resources to provide for a safe community. The Cape Charles Volunteer Fire Company and the
Cape Charles Rescue Service, Inc. also work cooperatively with other local fire companies and
rescue squads to provide fire protection and emergency medical services. It is important for the
Town to continually provide support to the police and volunteer fire companies to upgrade the
technology and equipment and education needed for them to do their jobs successfully.

Other community services and facilities available include the town offices, the library, a
community college and museum. Several of these facilities are housed in inadequate buildings.
Growth of the Town will require an increase in space for community services, therefore, the
Town plans include:

¢ The restoration of the Cape Charles School as an adaptive reuse to preserve this structure

» Establishing a Community Center

¢ Relocating the Library to a larger space with adequate provision for increased patronage,
meeting rooms and technology

o Relocating the Town offices including space for archives and the police department

s Developing educational programs with the community college to support town endeavors
such as a tree stewardship program

* Acquiring strategic undeveloped properties (e.g, the Rosenwald School, Schlegel
property}

HI-D.6 Recreational, Cuitural and Youth Activities

The Town of Cape Charles offers a variety of recreational and cultural epportunities which
attract its citizens, tourists, visitors and sportsmen. Boaters enjoy access to the Chesapeake Bay
and Atlantic Ocean from the Town’s harbor and Bay Creek Marina and fishermen make excellent
use of the newly extended Fun Pier. Cape Charles offers the only public beach on the Chesapeake
Ray along the Eastern Shore, and it is a very popular spot for visitors to swim, bird watch,
kiteboard, water ski, etc. While water oriented activities are certainly the most visible, Cape
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Section IV - Implementation

Taom to do intro paragraph (per Steve’s recommendation)

IV.1 Town Council Priorities

Prepare and maintain a rolling 5 year CIP

WTP and WWTP Improvements

Business Development. Create Economic Development Committee

Future Land Use Plan - Boundary Adjustment

Establish a Corridor Overlay for Routes 184 and 642

Continue Alley Easement and Ownership Project

Explore Public Works locations

Work to eliminate substandard housing in Town

Work with non-profits to aid property owners who cannot repair their homes
10. Comprehensive Review of Town Code

11.  Continue development of a Recreation Program

12.  Continue Support of Chamber of Commerce and Tourism

13.  Establish a Town Community Center

14,  Develop Town Parking Solutions

15.  Promote water and energy conservation

16. Research Chesapeake Bay Meteor Impact interpretive center

17.  Research more cooperative agreement with County Sheriff and more flexible Police
Schedule

WRONO U WM

IV.2 Harbor Conceptual Master Plan

Inventory historic sites in the Harbor area and encourage rehabilitation
Commemonate historic sites such as the Meteor Site

Establish an Architecture Plan for the Harbor

Encourage rail development for commuter and scenic routes

At-grade railroad crossings should be encouraged where feasible
Integrate a pedestrian network from town to harbor

Develop additional docking facilities at the Harbor

Keep parking areas green hy using means such as pervious material
New parking structures, if used, should be compatible with adjacent structures
10. Incorporate traffic calming features to slow traffic in the Historic Core
11. Maintain the harbor as a multi-modal transportation hub

12. Minimize dependence on private auto {ransportation

13. Preservation and restoration of the Rosenwald School

14. Enhance Jetty Maintenance

15.  Create a public recreational meeting area

16.  Raise the level of the channel jetty to above mean high water

WO
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