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Contents of Appendix B

This Appendix contains working drafts of the various concept plans
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Ward’s Plaza

/
| |
| |
A
\\
Lot Gross Parcel | Total FAR™* | Existing MYRELT Property Owner Store / Use
sq foot bldg sq zoning
ﬂ sk
1 843843 190822 | 0.23 B2 1981 Walter Enterprises Ward's Plaza Shopping Marathon/
Fa&m Bank
2 76540 0 0.00 B2 N/A DAKA Il LLC M/A
3 115774 0 000 |B2 N/A Direct Partners LLC M/A
4 6105 0 0.00 B2 N/ A NC Development N/A
5 30191 0 0.00 B2 NA Holliday, David B M/A
& Q2870 14084 015 B2 1962 Molden Real Estate Corp. Offices/Rainbow Books
7 61799 7437 012 B2 2004 Wachovia Mational Bank Assn. Wachovia Bank
8 BO887 23768 0.29 B2 19548 HWA Enterprises Maked Oyster
9 28600 3005 0.11 B2 2000 Cooper, David and Pamela VA Automotive
10 Q407 2402 0.26 B2 1 QSS;"IQIﬁO JRW Properties and Renfals/ Jess European Psychic
Stultz, Timothy
11 125452 0 0.00 B2 N/A Edwin Warkowitz N/A
 ee— e— T * Data is based on 1 story footprint
] 0.125 025 0s
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&

Opportunity: City-wide
Greenway/Blueway Trail

Opportunity: Bike/Ped Connections
to site

Asset: Site Visibility 4—_ :

and Access

Primary Redevelopment
Opportunity

Opportunity to Connect Resi-
dential Area with the Site

New Development €

Opportunities:/New Pedestrian
Oriented Entrance to Site

Potential Asset:

Residential/Mixed Use Roadway -
Good model for block size/
pedestrian-oriented deisgn

Opportunity

Asset
Redevelopment Op-

portunity

Appendix B - 6
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TOTAL
DU SF Commercial
50-149 344,200 - 478,900

qow

(©]
(o]

Retail /Office

Mixed Use

Office

Residential Townhouses
and Multi-Family

HREREES

Parcel Number | Use # Stories | DU Retail SF Office /Other SF Garage
1 Highway-Oriented Retail 23 102,600 102,600 - 205,300
. Highway-Oriented Retail 2.3 32,000 32,000 - 64,000
3 Mixed Use 24 2574 24,800
4 Mixed Use 24 2575 25,000
5 Parking garage with liner | 2-4 18,200 148,000 - 304,200
retail shops
Total 50-149 | 202,600 134,600-269,300 148,000 - 304,200

FINAL REPORT Appendix B -7 March 28, 2011
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Ward’s Plaza Development Plan - Alternative 1

TOTAL
DU-TOTAL |495

Apartments 495 DU
Townhouses 0

Townhouses

[MI] Apartments

Gross Sto Acooge 2478

R.OW. Acrooge N/A

Envircemontol Coretraimts | N/A

Acreoge

NULA 2478

Dovelopmant Bay Mot Acroz Usa Dargity Total square footage or dU/ocre
A 19.37 Mui-fomily Residential 20 du/acre 387 DU
B 5.41 Muti-fomily Residential 20 du/acre 108 DU
Totals 2478 495U
Altarnative Descripfion

Altornative 1 Alternative 1 includes mid-rise

mm apartments/condos 2-4 stories
All medti-fomily | in height mixed with greenspace

rezidentiol oport- | and pedestrian paths. Parking is
I~ included in surface lots and build-
ings are situated in a campus-like

site plan.

g |, Winchester Economic Development Master Plan
- Work-in-Progress-Maps - April 2, 2009
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Ward’s Plaza Development Plan - Alternative 2

TOTAL

DU-TOTAL |474
Apartments 474DU
Townhouses 0

% Townhouses

NULA - 2373

Developmant Bay Mot Acros Uz Dansity Total square footoge or dU/acre
A 9.86 Muti-fomily Residential 20 du/acre 197DV

B 8.46 Muwii-fomily Residential 20 du/acre 169 DU

C 541 Muti-fomily Residential 20 du/acre 108 DU

Totals 2373 4740

Alternative Description

mmmhz . Alternative 2 indudes mid-rise

Rood cuts throu - -

the sta. Alang apartments /condos 2-4 stories in

roadway, aport- | height. Apartments located off
mants orient of the main access road are ar-

m’t.r’m - ranged in a campus-like plan as

ing o tha rear on | in Alternative 1. Along the main

surfoce lots. roadway, apartments are oriented
toward the sidewalk with parking

relegated to the rear and on-street
parking provided.

- . Winchester Economic Development Master Plan
< Work-in-Progress-Maps - April 2, 2009

¥
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Ward'’s Plaza Development Plan - Alternative 3

TOTAL

DU -TOTAL |523
Apartments 493 DU
Townhouses 30 DU

Townhouses

Grosa Site Acreage - 2478

ROW. Aceage - 1.05

Envitonmental Comtraints Acraage - N/A

NULA - 2373
Development Bay Nel Acres Use Density Tolal square footage or dU /o=
A 906 Musti-fomily Residentiol [60%) 35 du/acre 207 MF DU
Towrhouse (20%5) B du/acre 16 TH DU
B G.46 Mudti-fomily Residentiol [60%5) 35 dufeae 178 MF DU
(20%) 8 du/acre 14THDU
C 541 Muiti-tomily Residential 20 du/acre 108 bU
Totals 23 73 5?3 DU
Al Descrip Sample Image
‘}J;'d"w"w 3 Alternative 3 includes a mixmre of
cuts through : ; £
BT apariments and townhouses situ
of multi-fam- ated along a gridded network of
Ily apartments streets, Parking is provided under
and townhouses 1 g
= some of the apartment buildings

oriented towards
the streat, to achieve a higher density. Some

additional surface parking and

on-street parking is also provided.

Townhouses include individual

garages accessed from the rear

alleyway.
8 : o Winchester Economic Development Master Plan
- Work-in-Progress-Maps - April 2, 2009
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Draft Illustrative Plan

Retail/Commercial located at the
intersection of two major roadways
attracts a regional market

A park/open space with a
pavillion offers a focal point/
recreational opportunity to the
development where local and
regional shoppers and resi-
dents can convene.

Mixed-use Main Street retail
with residential above the
first floor serves as both a
reglonal and a local destina-
tion. Extending Taft Avenue
through the site allows direct
access to local neighborhoods

within a walkable distance.

Commercial /Retail Recreational Spoce - Skate Pork Townhouses

FINAL REPORT Appendix B - 11 March 28, 2011
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Meadow Branch

Lot Czross Parcs! | Tofal FAR®™ | Existing MYRBLT Pragarty Crwnar Frore/ Uss
sq foot bidg sq zoning
i Ta g
1520410 o 0.23 REME 174 = F. Smith Wacan
2 43189 o Q.00 BEME 1/ & Thurch #eadow, LLT and Bealty | Yocoan
Emith-Fairmont
3 125& b 0.00 R1 1/ & W3 Corp Yaooans
4 121173 a 0.00 B2 (Y Zummit Community Bank, e “ocan
5 13158829 o .00 1 1/ & Fhoffatt Irmeastments “ocan
o ) [ as
FINAL REPORT Appendix B - 13 March 28, 2011
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Meadow Branch Development Plan- Alternative 1

TOTAL
DU TOTAL 381
[ndependent 145

Living Units

Assisted hving 40

Units

Townhouses 107
Single Family 4 65
Du/acre

Single Family 6-7 |24
Du/acre

Retail 70,567 SF

Office/Medical 214,969 SF

Retail

Medical /Office

Age Restricted
Residential and Assisted
and Independent Living

Fadilities
Winchester Economic Development Master Plan
Woark-in-Progress-Maps - April 2, 2009
FINAL REPORT Appendix B - 14 March 28, 2011
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Meadow Branch Development Plan- Alternative 1

Gross Stte Acreage 6477
ROW. Aceage 476
Environmantal Coestraints | NJA
Acroage
NULA 60.01
Development Bay Net Acres Use Density Total square footage or dU/fooe
A 144 SR B0% £ du/acre with op- 46 DU @ 4 du/facre
tional accessory units 17 DU @ &6 dufocre
20% & du/acre
B 60 =R BO% 2 dijocie with op- 19 DU Q2 4 difocie
tional accessory units 7 DU @ 6 dufoce
20% 6 dufoce
C 04 Townhouses 8 du/ace &7 DU
D 50 Townhousas B du/oce 40 DU
E 562 Asvisted ond ndepandent 20 du/ocre (2 oores) 40 DU assisted living
living 40 dufocre (3.62 ocres) 145 DU indepandent living
F 460 Medical /Office 35 FAR 70,132 SF
G 25 Modical /Office 35 FAR 144,837 SF
H 0.90 Commeraal Retail 25 FAR 9,801 SF
| 5.58 Commeraal Retail 25 FAR 60,766 SF
latals &0.01
Development | Description
Bary
Al Age restricted Single Family
Residential located adjacent 10
existing residential neighborhood.
Single family houses are included
at two different densities. Option
to Include accessory units/granny
flats,
b Townhouses offer flexible hous-
ing options for seniors. Located
close to the Assisted living facil-
ity, hospital and medical facili-
lies, Townhouses are 1-2 stories,
include antached garage and are
approximately 2000 sf.
o Winchester Economic Development Master Plan
e Work-in-Progress-Maps - April 2, 2009
FINAL REPORT Appendix B - 15 March 28, 2011
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Meadow Branch Development Plan- Alternative 1

Development | Desaription
Bay
E Assisted living facility surrounded
by independent living facilities.
RC Medical offices: 2-3 oy build-
ings with surface parking.
H Highwoy commercial develop-
ment. CVS built on parcel #3.
FINAL REPORT Appendix B - 16 March 28, 2011
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Meadow Branch Development Plan- Alternative 2

TOTAL

DU TOTAL 443
Independent 259
Living Units

Assisted living 102

Unils

Townhouses 0

Single Family 4 82
Du/acre

Single Family 6-7 | U

Du/acre

Retail 70.567 SF
Office’Medical 330,229 SF

Retail

Medical /Ottice

Age Restricted
Residential and Assisted
and Independent Living

Facilities
z; : ‘ Winchester Economic Development Master Plan
- Work-in-Progress-Maps - April 2, 2009
FINAL REPORT Appendix B - 17 March 28, 2011
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Meadow Branch Development Plan- Alternative 2

Grows Site Aceage 6477
ROW. Acreage 474
Bwvironmental Constroints | N/A
Aceage
NULA 60.01
Development Bay Nel Acres Use Dennity Total square footage or dU/oae
A 144 SFR 4 dufacre with opticnal ac- | 58 DU
cesory units
B 60 SFR 4 du/oae with optional ac- | 24 DU
cenrory vl
C 648 Independant Living 40 du/oce 259 DU
D 512 Assistod Living 20 du/oce 102 SF
E 10.08 Madical /Office 35 FAR 153,600 SF
F 1158 Madical /Offices 35 FAR 176,549 SF
G 090 Commeraal Retal 25FAR 9,801 Sk
H 558 Commeraal Ketall 25 FAR 60,766 SF
Totals 4001
Developenent Bay | Dascription
Ab Age restricted Single Family Resi-
dential uses are located adjacent
to existing high end residential
neighbormood. Single family
houses include optional accessory
units/granny flats.
oo Assisted living facility surrounded
by independent living facdilities.
EF Medical offices: 2-3 story buildings
with surface lot parking behind the
buildings.
GH Highway commercial development.
CVS built on parcel #3.
& ... Winchester Economic Development Master Plan
" Work-in-Progress-Maps - April 2, 2009
FINAL REPORT Appendix B - 18 March 28, 2011
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TOTAL
DU SF Commercial
326 - 424 | 269,100 - 427300

Parcel 2

Parcel 1

Retail /Office

Multi-family /Live /
Work

Single Family Res.

Age Restricted
Residential and Assisted
Living Fadilities

000N

Parcel Humber | Uss # Stories DU Retail SF Office /Other SF Assisted Living Focility 5F
: 1 Single Family Residential (RS &7
ﬁ [Age 55+ restricted)
(=4
&
Total a7
1 Assisted Living Focilities 3-5 139,500 - 252,100 SF
2 Condos [age 55+) 3-5 Fd-124
o 3 Townhouses and Clubhouse | 2 72 5,000 sF
=] |age 55+)
wi
.-_ng 4 Single Family Residential A 4
g 5 Mulri-Family Residential 3-5 F1-11%9
& Retail /Office Mixed Use 3-5 22800 45,600 - 91,200
? Live MWk 2 18 10,800
8 Retail /O ffice Mixed Use 2 22,700 22700
Total 259 - 357 45,500 84,100-122700 | 139,500 - 252,100

FINAL REPORT Appendix B - 19 March 28, 2011
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Draft Illustrative Plan

Nelghborhood scale retall with offices above
bffer local residents convenient, walkable ac-
Fess to services

Live /Work units transition
betwen residential and com-
mercial uses

Mparlments provide housing options, particu-
arly convenient for hospital workers

Assisted Living facility is located

as part of the age restricted liv-
ing. The fadility has a variety of
buildings 1o accommodate different
needs

Ry

Age restricted Single Family
Residential uses are located

adjacent to existing high end
residential neighborhood

/ Age restricted townhouses are one

Age restricted condos provide an housing type within the larger age-re-
additional housing type within a stricted community. A communal green
larger age-restricted community and clubhouse provide recreational and

social opportunities for residents.

Communal Greemspace Detached Housing

FINAL REPORT Appendix B - 20 March 28, 2011
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Berryville Avenue

* Data is based on 1 story footprint

Lot Gross Total FAR Existing zoning MYR- Property Chwner Stare/ Use
Parcel sq | bldg sq BLT
foot fi.

1+2 | 126,281 QBO04 078 | B2-Hwy Commercial 19468 Winchester East LC PharmHouse2

3 222,526 | 948 0.00 | B2 - Hwy Commercial 1985 | Winchester East LC Parking + Marathon Bank

4 35139 22581 0464 | B2 - Hwy Commercdial 1942 Winchester East LC Carpet

5 27,711 5229 0.19 | B2 - Hwy Commercial 1994 | Emmart W H & Son Convenience Store/ Station
6 410,877 | 83768 0.20 | B2 - Hwy Commercial 1995 | Apple Valley Sq. LP

7 227,472 48467 0.21 B2 - Hwy Commercial 1984 Kentland Foundation Food Lien, Family Dollar, ete.
8 207,357 | 53538 0.26 | B2 -Hwy Commercial 1980 | Solenberger Co. Solenberger's Hardware

9 182,495 32466 0.18 | B2 - Hwy Commercial 1784 Fraternal Crder/ Eagles

Aerie

10 29,095 3952 0.14 | B2 - Hwy Commercial 1981 Mavy Federal Credit Union Wachovia Bank?

11 75,001 B2 - Hwy Commercial 2007

12 28,219 2293 0.08 | B2 -Hwy Commercial 1985 | Darlington James Peyton Pizza Hut

13 48,992 8207 0.17 | B2 - Hwy Commercial 1975 Camino Real Restaurant Carmine Real Restourant

14 39,226 2966 0.08 | B2 -Hwy Commercial 1986 | Branch Banking & Trust Co.

15 7,191 1941 027 | B2 - Hwy Commercial 1962 Winchester East LC Marathon Bank
0_ 2}? 420 840 1260 1680

FINAL REPORT Appendix B - 21 March 28, 2011
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Issues:

1. Suburban-scale residences located
ceross from big-box retailers, crecting
disjointed streetscape

Opportunities:
2. Potential for better connections to

higher-density housing e
3. Highway visibility and access

flllll/[ff/} iE
e III Ex
G Wf/mv 2

Opportunities:
streeftscape improvements

redevelopment/ reuse

BON

conversion

FINAL REPORT Appendix B - 22 March 28, 2011
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TOTAL
DU SF Commercial
925,050

Retail /Office

]
_ Mixed Use
[

Residential Townhouses
and Multi-Family

Parcel | Number | Use # Stories bu Commeraal
| Conterence Center | 155,250
o
5 2 Conference, Hotel, Commercial 23 248,300
Total 403,550
1 Highway-Oriented Commercial 2 138,000
2 Misad Ude Commescial 3 4 _81800
3 Highway Oriented Commercial 2 123600
~ 4 Multi-fomily Residentiol 2 28
8 5 Mixed Use 3 62 61950
2 6 Mixed Use 3 49 48750
7 Mixed Use 3 67 67200
8 Towrhomes 14
Total 261 521500

FINAL REPORT Appendix B - 23 March 28, 2011
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Draft Illustrative Plan

New Mixed Use Town Center with
auvto-dependent retail /commercial

uses franting Berryville

New Hotel/Conference
Cenier is located with good
access off of 1-81

Commercial /Retail

Two-level Commeraal Big Box

FINAL REPORT Appendix B - 24 March 28, 2011
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Pleasant Valley

Lot Gross Total FAR®* Existing MYRBLT Property Owner Stare/ Use
Parcel sq bldg sq zoning
foot it -
1 317499 n/a n/a MR n/a Henkel Harris Ca., Inc. vacant
2 273873 n/a n/a M1 1970 Henkel Harris Co., Inc parking; Henkel Harris Plant (part
of site)
3 264084 256314 |n/fa M1 1970 Henkel Harris Co., Inc Henkel Harris Plant (on part of site)
4 59202 n/a n/a MR n/a Tenneyson Land Trust vacant
5 238628 19292 2.4 du/ MR 19462-1990 | Baylis Investments and Tenneyson | residential and vacant lots
acre Land Trust
& 41865 44617 2.6 duf MR 1981-1989 | Tenneyson Land Trust vacant and other
acre
7 32611 5099 n/a B2 19462-1968 | Whittier LLC and Richard, Susan | vacant and other
and Robert
8 86701 1631 n/a MR 1958 Tenneyson Land Trust and Coff- vacant and other
man, Renald and Joan
Mies
[ 1125 25 0 * Data is based on 1 story footprint
FINAL REPORT Appendix B - 25 March 28, 2011
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TOTAL

DU SF Commercial

8§0-144 | 410,000 - 583,000

Retail /Office

Mixed Use

|:| Residential Townhouses
and Multi-Family

Number Use # Slories DU Commercal SF
1 Retail /Commercial 2.3 139,000 - 208,500
2 Retail /Commerdial 2.3 82,800 - 124,200
3 Mixed Use 2.3 39-78 39,100
4 Retail /Commercial 2-3 91,600 - 137,400
5 Live/Work 23 20 - 40 24,000
6 Townhousas ? 20
7 Retail ond Live,/Work 2.3 3-6 33,200 - 49,800
Total 80 - 144 409,700 - 583,000
FINAL REPORT Appendix B - 26 March 28, 2011
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Pleasant Valley - Alternative 1

Y/ 7/
TORL /) / N_/
DU /TOTAL/ |30 DY

Sizigle Bam
gy <~

6 du/ocre with opfional oc- | 9 DU
cossory units
Townhousos 8 du/ocre 11 DU

@ i TS o Winchester Economic Development Master Plan
‘ Work-in-Progress-Maps - April 2, 2009
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WINCHESTER ECONOMIC DEVELOPMENT ANALYSIS & MASTER PLAN

Pleasant Valley - Alternative 2

/

XY LY SN

Total square footage or dU/acre
352792 &

6 du/ocre with optional oc- | 9 DU

camory units

& du/ocre

2592

N/A

2592

Gross Site Acrooge
ROW. Agsage

Winchester Economic Development Master Plan
Work-in-Progress-Maps - April 2, 2009

March 28, 2011
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WINCHESTER ECONOMIC DEVELOPMENT ANALYSIS & MASTER PLAN

PLEASANT VALLEY - ALTERNATIVE 3

/

WL

Total square footage or dU/acre

453,590 5F

NN\

ASFAR

6 du/ocro with optional oc- | 9 DU

CeIBOTY Units

8 du/ocro

2592

1
25.92

Groz Site Acrooge
ROW. Acsage

Winchester Economic Development Master Plan
Work-in-Progress-Maps - April 2, 2009

March 28, 2011
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Pleasant Valley - Draft lllustrative Plan

Live/Work units
front onto Pleasant
Valley and existing
residences

An internal retail /
commercial street with
a mixed-use core

Potential future Retail /
Commercial Anchors

< Ml
R
S 3

Mixed Use Center 2-story Commercial Retail Wide, Tree-lined Sidewalks

Winchester Economic Development Master Plan
Work-in-Progress-Maps - December 30, 2008
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National Fruit

National Fruit Growers - Site Inventory

Lot | Gross Parcel | Total FAR Existing MYR- | Property Owner Store/ Use
sq foot bldg sq zoning BLT
ft.

1 2,924,954 742671 | 0.254 | M1 Nat’l Fruit Production Co. Nat’l Fruit Production Co.

2 446696 72352 0.162 | M1 1970 | Frederick Cty Fruit Growers Assoc. Inc. Fred. Cty. Fruit Grow. Consolidated

3 730108 LR 1950 | Smith-Fairmont LP subdivision

4 102795 55024 0.54 M1 Trust A & B Properties, Glaize Fred L packing house

Residual Trust

5 18808 0 0 M1 Green Chemical Co.

6 30573 0 0 M1 ‘Winchester & Western RR

7 89264 11292 0.13 M1 Green Chemical Co. store, office, warehouse
0 210 420 840 1260 1680

* Data is based on 1 story footprint
p;q R ——— Winchester Economic Development Master Plan
A Work-in-Progress-Maps - December 30, 2008
FINAL REPORT Appendix B - 31 March 28, 2011
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National Fruit Growers - Issues and Opportunities

Issues:

1. High south-bound traffic volume -
through residential neighborhood

2. One-way north-bound road

exacerbates traffic in issue no. 1

Opportunities:

3. Owner proposing reuse alternatives

4. Developer interested in
redevelopment potential

&

5y

_

S, ¥

-

iy
9
5

L

|
|
/

o

/
i

Mgy

©

Issues:
== high-volume route

||l'"""“""llllllllll
1| ",

Opportunities:
., greenway
[] redevelopment/ reuse
[ residential
=
% GG s Winchester Economic Development Master Plan
Work-in-Progress-Maps - December 30, 2008

e
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National Fruit Proposed Draft Development Plan

TOTAL

SF Commercial

836.250

Residential Single and

D Mixed Use
[ ]

Multi-Family
Number | Use # Sto- DU Commercial SF | Num- | Use # Sto- (DU Commercial SF
ries ber ries
1 Townhouses 31 13 Mixed Use 3 55.5 |55800
Mixed Use Commercial 30 60600 14 Mixed Use 3 33 33000
Mixed Use Commercial 35 70800 15 Single Family Detached 24
Townhouses, Single 6 16 Townhouses 8
Family Detached
5 Mixed Use 3 18.5 | 25,500 17 Mixed use Residential 64 23700
6 Mixed Use 3 55.5 | 55800 18 Multi-Family Residential 60
7 Commercial; Mixed Use | 2; 3 28.5 | 29700; 90800 |19 Townhouses 29
8 Mixed Use Commercial |3 59 118400 20 Single Family Detached 33
? Mixed Use 3 63 64200 21 Single Family Detached 10
10 Commercial 2 34800 22 Single Family Detached 20
11 Mixed Use 3 67.5 | 68400 23 Multi-Family and Town- 2 36;9
houses
12 Commercial; Mixed Use | 2; 3 24 80000; 24750 | 24 Single Family Detached 19

Winchester Economic Development Master Plan
Work-in-Progress-Maps - December 30, 2008

FINAL REPORT
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National Fruit Growers Site - Draft Illustrative Plan

The NW portion of the
site is elevated due to
topography. A mixed-
density neighborhood is
situated along this hilltop
where pedestrian paths
help 1o connect residents
to the Town Center.

Density Decreases with dis-
tance from the Town Center
into Attached Residential units

New Mixed Use Town Cen-
ter iz leoated along a new
Main Street that provides a
central green and a con-
nection to the Railway trail.

Single Family Dege
housing is locaiefl in walk-
ing distance to fhe town

center.

Commercial/Rerall Park/Greenspace Town Center

FINAL REPORT Appendix B - 34 March 28, 2011



