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CP Other Realty, LLC

Staff Report for Board of Supervisors Public Hearing
Prepared July 29, 2009

This report is prepared by the Henrico County Planning Staff to provide information to the
Planning Commission and the Board of Supervisors to assist them in making a decision on this
application. It may also be useful to others interested in this land use matter.

5 PUBLIC HEARINGS:

Planning Commission:

Board of Supervisors:

March 12, 2009
April 9, 2009
May 14, 2009

June 11, 2009

July 9, 2009
July 22, 2009

August 11, 2009

Deferred by the Planning Commission
Deferred at the Applicant’s Request
Deferred at the Applicant’s Request
Deferred at the Applicant’s Request
Deferred by the Planning Commission
Recommended for Approval

Pending

1. IDENTIFICATION AND LOCATIONAL INFORMATION

Requested Zoning:
Existing Zoning:
Acreage:

Proposd use:

Location:

Magisterial District:

Land Use Plan

Recommendations:

Land Development
Guide Designation:

Parcel No.:

B-3C Business District (Conditional)

B-2C Business District (Conditional)

1.68 acres

Car Wash

West Broad Street (U.S. Route 250) approximately 1,650 feet
east of North Gayton Road

Three Chopt

Mixed Use Development Area

Expansion Area and the Far West Broad Street Corridor Special
Strategy Area

Part of 735-763-7898

Zoning of Surrounding

Properties: North: B-2C Business District (Conditional)
South: A-1  Agricultural District
East: B-2C Business District (Conditional)
West: B-2C Business District (Conditional)
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ll.  SUMMARY OF STAFF REPORT:

The applicant proposes to rezone 1.68 acres of a 4.76 acre parcel located on the north line of
West Broad Street just west of Short Pump Town Center in order to construct a car wash. The
subject property is located adjacent to property currently under development as Towne Center
West, which contains a mixture of retail and residential uses.

The 2010 Land Use Plan recommends Mixed Use Development (MX) for the subject property.
The site is also within the West Broad Street Overlay District (WBSOD) and the Far West Broad
Street Corridor Special Strategy Area. The goal of the MX designation and the WBSOD is to
encourage large-tract and well-planned mixed use development with a unified design and an
integrated mixture of compatible uses to provide better traffic flow and appearance along West
Broad Street, in contrast to the traditional methods of strip retail development and uses.

The subject site, while an outparcel, is an integral part of a larger on-going development that
was originally rezoned with the intent that individual sites and proposed uses be both visually
and physically compatible. It is important that this application fulfill the original intent. The
applicant’'s proposed changes to the proffers of the original case do not provide assurances that
this request would be integrated with the surrounding Towne Center West development as
envisioned with the original application.

The submitted proffers include elevations and a concept plan and provide many quality
assurances for development; however, there are unresolved issues related to signage, visual
impact, outdoor speakers, and interconnectivity as outlined in Section IV of this report. For
these reasons, staff does not support this request.

The Planning Commission recommended approval of this request at their July 22, 2009 meeting.

IV. LAND USE ANALYSIS AND IMPLICATIONS:

The applicant proposes to construct a full service car wash, which is first permitted in the B-3
Business District. The subject property fronts on West Broad Street and is currently vacant. The
site is bordered to the north and west by the Towne Center West property which is zoned B-2C
Business District (Conditional) and R-6C General Residence District (Conditional) and is being
developed for retail and residential uses.

The subject property was rezoned to B-2C Business District (Conditional) with rezoning case C-
43C-05, (and amended with case C-44C-06), to permit the development of commercial uses.
Proffers accepted with these cases were consistent with and complementary to those
established in accordance to the overall Towne Center West development. Proffers accepted in
that case included a 50 foot buffer along West Broad Street; no more than one access point
to/from West Broad Street; a pedestrian plaza with one or more public features; exterior
elevations compatible with concept drawings from the Towne Center West development; and,
site coverage of no more than 70%.

On January 24, 2007 the Planning Commission granted approval of a plan of development
(POD-007-07) for the construction of a six-story, 192-room hotel and two restaurants. The
proposed hotel is to be located to the north of the proposed car wash. The two restaurants were
to be located along the frontage of West Broad Street.
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The applicant has submitted proffers that include the following:

» Elevations for the southern (facing West Broad Street) and western building facades;

« A concept plan, including location of proposed landscaped areas, sidewalks, outdoor
structure to shade vehicles, and vacuum equipment;

« Commitment to a percentage of brick for the proposed building;

¢ |Installing a brick wall on the southern (West Broad Street) and western property lines to
assist in screening the car wash activity;

e Alighting and landscape plan to be submitted for Planning Commission approval;

¢« A commitment to screen HVAC equipment; and

« Green standing-seam metal roof materials for shade structures.

While the proffers provide some assurances of quality development, staff believes this request
does not meet the intent of the 2010 Land Use Plan Mixed Use Development designation, the
Far West Broad Street Corridor Special Strategy Area or the West Broad Street Overlay District.
These designations recommend large-tract development in order to provide for a unified design
and compatible uses with pedestrian amenities. Specifically, the guidelines adopted with the
West Broad Street Overlay District encourage:

Providing public open space for retail development areas.
The planting of landscape materials for the perimeter of the entire site with the initial
development of any portion of the site.

e Sharing access within and between sites.

» Providing pedestrian access between and within sites.

* Screening heating, ventilation and air-conditioning units, loading docks, trash containers
and mechanical equipment.

The Land Use Plan and the previously approved developments planned for the subject area
include specialty retail, restaurant, and offices with pedestrian and vehicular interconnectivity
with adjacent uses. The lack of auto-oriented uses in the Towne Center West development
was intended to minimize the impact on surrounding uses and to provide a balance of
compatible uses. This proposal creates the potential for adverse impacts on the proposed hotel
located to the north of the subject site, as well as the other undeveloped pad site to the east and
diminishes the opportunity to develop the site in a unified manner.

If the use is deemed to be appropriate, staff believes the following items should be addressed:

¢ The submitted proffers would allow any sign allowed in the B-2 Business District such as
a free standing 30 foot pylon style sign with a maximum of 150 square feet of sign area.
In keeping with the goals and objectives of the West Broad Overlay District and to
provide a more unified development for Towne Center West, the applicant should submit
a signage program and prohibit the allowance of separate detached signage. Signage
should complement the signs for the overall Town Center West development.

¢ The proposed wall along the southern and western property lines will assist in screening
the use along West Broad Street, but would not screen the car wash from within the Town
Center West development, particularly from the proposed hotel to the north. To address
this, the applicant should commit to additional screening along the northern property line.

e The proposal does not indicate the level of pedestrian connectivity among the proposed
uses within the 4.76 acre site as well as to the adjacent Towne Center West as envisioned
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with the original approved development. Sidewalks should be shown on the concept plan
along the southern and western boundaries of the site to provide access to adjacent
properties.

+ Outdoor paging systems and speakers are discouraged.

The request to rezone 1.68 acres independent of a unified plan for the larger 4.76 acre parcel
and Towne Center West is not consistent with the 2010 Land Use Plan's Mixed Use
Development (MX) designation and the Far West Broad Street Corridor Special Strategy Area
designation or the guidelines of the West Broad Street Overlay District. Without assurance of
visual mitigation and connectively, the proposed car wash has the potential to have a negative
impact on the proposed hotel, other undeveloped portions of the site, and to the development
within Towne Center West. While the proffers provide assurances of quality development for
the overall building, staff believes the proffers do not adequately address remaining concerns as
it relates to signage, outdoor speakers, screening on the northern property line, and providing
for pedestrian amenities and connectivity. Therefore, staff does not support this request.

The Planning Commission recommended approval of this request at their July 22, 2009 meeting.

V. COMPREHENSIVE PLAN ANALYSIS:

Land Use Plan Recommendation:

The 2010 Land Use Plan recommends Mixed Use Development Area (MX) for the subject
property and encourages large-tract development in order to have a mixture of balanced land
uses. The proposed car wash is not integrated with adjacent uses and is therefore not
consistent with the MX recommendation.

Land Development Guide:
The site and the surrounding vicinity are located within an Expansion Area and within the Far
West Broad Street Corridor Special Strategy Area and the West Broad Street Overlay District.
The West Broad Street Overlay District was created to provide additional requirements for
development in the West Broad Street corridor in order to reduce traffic congestion, avoid
distracting visual clutter, and preserve the aesthetic values of the district by promoting the
following strategies:

e Encourage a mixture of land uses with adequate buffering, screening and landscaping to
help reduce the visual impacts of development.
Encourage well-planned development sites.
Protect landowners from possible adverse impacts of adjoining developments.
Enhance the appearance and environment of western Henrico County.
Encourage the timing and location of development consistent with available public facilities.

The proposed request is not consistent with the Far West Broad Street Corridor Special Strategy
Area and West Broad Street Overlay District strategies in that it would diminish the potential for a
unified plan, including pedestrian amenities, and complementary uses and connectively to adjacent
development.

Goals, Objectives and Policies:
This request is not consistent with the goals, objectives, and policies of the 2010 Plan including:

e General Goal “VIII": To encourage large-tract planned mixed use development which
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promotes economies of scale, energy conservation, and efficient use of infrastructure and
revenues.

* General Policy “d": Encourage good site design which minimizes land use impacts on
adjacent properties.

e Economic Objective “E". Mitigate the visual and traffic impacts of strip commercial
development.

e Econominc Policy “g" Encourage good site design which maximizes safe pedestrian
movement to the site and within the site.

VI. PUBLIC SERVICE AND SITE CONSIDERATIONS:

Major Thoroughfare and Transportation:

This request would rezone 1.68 acres from B-2C Business District (Conditional) to B-3C
Business District (Conditional). The following shows the typical trip generation for this proposal,
based on the proposed car wash:

Total Trips: 344 vehicles per day
AM Peak: 0 entering, 0 exiting
PM Peak: 25 entering, 25 exiting

West Broad Street is a major arterial that is carrying 25,000 vehicles per day. The adjacent
roadway network could accommodate the additional traffic volume.

The proposed entrance onto West Broad Street will need to be approved by the Virginia
Department of Transportation (VDOT). It will need to meet VDOT's Access Management
standards and provide a VDOT standard right turn lane into the site from West Broad Street. If
the proposed entrance and turn lane are approved by VDOT, the existing 5 foot wide sidewalk
along West Broad Street would need to be relocated. The first point of conflict from West Broad
Street will need to be a minimum of 150 feet. Adequate sight distance must be provided at all
access points before they can be approved.

Department of Public Works/EESD:

Proposed improvements must comply with all applicable Department of Public Works plan of
development requirements. The site must comply with all applicable water quality requirements.
The site is located in a Watershed Enhancement Area. Based on GIS, Waters of the U.S.
and/or hydric soils are present. This indicates the possibility of wetlands and Corps of
Engineers and/or Department of Environmental Quality permits may be required.

Public Utilities Services:
The proposed car wash is in the Holiday Inn at Towne Center West agreement area to be served
with County water and sewer.

Schools:
This case does not have adverse educational impacts.

Library:
No comment on this request.

Division of Fire:
No comment on this request.
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Division of Police:

The applicant is encouraged to contact and work with the Community Policing Unit within the
Division of Police for crime prevention techniques and Crime Prevention Through Environmental
Design (CPTED) concepts as a plan of development is drafted to be submitted for review.

Department of Community Revitalization:
No comment on this request.

Recreation and Parks Department:
There are no park or recreation facilities, historical, archeological or battlefield impact.

Topography and Land Characteristics Adaptability:
There are no known topographic reasons why the site could not be developed as proposed.
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