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PROPOSED CITY COUNCIL AGENDA ITEM

CITY COUNCIL MEETING OF: 7/22/14 (work session), CUT OFF DATE: 7/16/14
8/12/14 (1st Reading) 9/9/14 (2fld reading)

RESOLUTION ORDINANCE X PUBLIC HEARING X

ITEM TITLE:
RZ-14-350 AN ORDINANCE TO REVISE THE PROFFERS AND DEVELOPMENT PLAN ASSOCIATED
WITH 1.295 ACRES OF LAND AT 1720 VALLEY AVENUE (Map Number 23]-04-K-84) CONDITiONALLY
ZONED HIGHWAY COMMERCIAL (B-2) DISTRICT WITH PLANNED UNIT DEVELOPMENT (PUD)
AND CORRIDOR ENHANCEMENT (CE) DISTRICT OVERLAY

STAFF RECOMMENDATION:
Approval

PUBLIC NOTICE AND HEARING:
Public hearing for 9/9/14 Council mtg

ADVISORY BOARD RECOMMENDATION:
Planning Commission recommended approval.

FUNDING DATA: N/A

INSURANCE: N/A

The initiating Department Director will place below, in sequence of transmittal, the names of each
department that must initial their review in order for this item to be placed on the City Council agenda.

INITIALS FOR INITIALS FOR
DEPARTMENT APPROVAL DISAPPROVAL DATE

1. City Attorney

___________ __________ ______

ii
2. City Manager 7/ ?//Y’
3. ClerkofCod

.

____________ __________

ece1ä _.

2A ,

\ (OI’ c5/

=::ePartrnent
Director’s Signature: i

APPROVED AS TO FORM:
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1 CITY COUNCIL ACTION MEMO I
To: Honorable Mayor and Members of City Council

From: Will Moore, Planner

Date: July 15, 2014

Re: RZ-14-350 AN ORDINANCE TO REVISE THE PROFFERS AND DEVELOPMENT
PLAN ASSOCIATED WITH 1.295 ACRES OF LAND AT 1720 VALLEY AVENUE (Map
Number 231-04-K-8A) CONDITIONALLY ZONED HIGHWAY COMMERCIAL (B-2)
DISTRICT WITH PLANNED UNIT DEVELOPMENT (PUD) AND CORRIDOR
ENHANCEMENT (CE) DISTRICT OVERLAY

THE ISSUE:
The request is to amend the proffers and development plan that were approved by Council in
October 2013 when PUD overlay was established on the former Coca-Cola property. The
original approval included two options: Option A with 5,678sf of commercial space and 18
apartments; or, Option B with 8,049sf of commercial space and 16 apartments. The request is
to add a third option for 5,678sf of commercial space and 23 apartments (consisting of fewer
two-bedroom units and additional one-bedroom/studio units).

RELATIONSHIP TO STRATEGIC PLAN:
Goal 1: Grow the Economy

Goal 4: Create a more livable city for all
Vision 2028- Great neighborhoods with a range of housing choices

BACKGROUND:
See attached staff report

BUDGET IMPACT:
This mixed use project, including new high-quality multifamily development geared to empty nesters and
young professionals, will generate direct and indirect revenue and create more demand for commercial
development.

OPTIONS:
> Approve as proposed to add Option C to development plan and associated proffers

Deny; leave existing development plan (with Options A and B only) in place

RECOMMENDATIONS:
Planning Commission recommended approval of the revision as proffered.
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Council Work Session
July 22, 2014

RZ-14-350 AN ORDINANCE TO REVISE THE PROFFERS AND DEVELOPMENT PLAN ASSOCIATED WITH
1.295 ACRES OF LAND AT 1720 VALLEY AVENUE (Map Number 231-04-K-8A) CONDITIONALLY ZONED
HIGHWAY COMMERCIAL (B-2) DISTRICT WITH PLANNED UNIT DEVELOPMENT (PUD) AND CORRIDOR
ENHANCEMENT (CE) DISTRICT OVERLAY

REQUEST DESCRIPTION
The request is to amend the proffers and development plan that were approved by Council in October
2013 when Planned Unit Development (PUD) overlay was established on the former Coca-Cola property.
The original approval included two options: Option A with 5,678sf of commercial space and 18
apartments; or, Option B with 8,049sf of commercial space and 16 apartments. The request is to add a
third option for 5,678sf of commercial space with 23 apartments. The site layout plan with associated
landscaping, buffering, parking, etc. remains unchanged with the additional proposed option, as do most
of the previously approved proffers, including a maximum of two bedrooms in any apartment.

AREA DESCRIPTION
The site has its main frontage of about 220
feet along Valley Aye, but it actually fronts on
three public streets. It adjoins Burton Avenue
for 193 feet to the north, a poorly defined
public street within a 40-foot right of way
between the Coca-Cola property and the
adjoining paint store/apartment building to
the north. The site also extends 237 feet
along Roberts Street to the east.

The adjoining vacant property to the south at
1726 Valley Ave is zoned B-2 with Corridor
Enhancement (CE) District overlay. A used car
lot is situated further to the south at the
corner of Valley Ave and Beliview Ave.

All of the other land bordering the tract to the south is zoned Medium Density Residential (MR). Use of
the 5 MR lots is single-family detached. Land across Roberts St to the east is zoned High Density
Residential (HR) and contains apartment use and single-family use. Land to the north across Burton Ave
is zoned B-2 (CE) and contains mixed use consistent with what is proposed for the subject property.
Land across Valley Ave to the west is zoned MR and contains single-family homes and a couple of
apartments.

STAFF COMMENTS
Mr. iA. Scallan, managing member of the applicant (1720 Valley Avenue LLC) outlines the request in a
letter dated May 30, 2014. The additional Option C would provide for fewer two bedroom units than
Options A or B while providing for additional one bedroom and studio units. The primary area of
difference in the floor plans for Option C is within the 1974 addition (the northern part of the building).
Both Options A and B include eight two-bedroom units in this area, all of which are two-story units.
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Option C would provide for thirteen units in this area: two would remain as two-bedroom, two-story
units. The remaining eleven would consist of one two-bedroom unit and ten one-bedroom units, all of
which would be single floor units.

Numerous criteria were evaluated in the previous rezoning to apply PUD overlay to the property,
including consistency with the Comprehensive Plan, site development and buffering, open space, utility
infrastructure, and design quality. These remain largely unchanged with the additional proposed
development option. The related objectives in the Comprehensive Plan are still applicable: Citywide
Design Objective #1- Employ New Urbanism Principles in new development and redevelopment;
Citywide Design Objective #2- Protect significant public and private architectural and historic resources
in the City; and, Citywide Housing Objective #6- Promote decent affordable housing, particularly to serve
targeted populations such as young professionals and retirees.

As previously noted, the site development plan, buffering, and open space remain unchanged. Sanitary
sewer issues in a nearby area that were raised by neighbors during the previous rezoning request were
investigated and found to be related to a separate sewer main than the one serving the subject
property. Design quality is ensured through proffered elevations and floor plans and situation within the
Corridor Enhancement overlay District. Additionally, the owner is seeking tax credits for Historic
Preservation and continues to proffer conformance to the Secretary of Interior’s Standards for
Rehabilitation.

Council also approved a waiver of the 5-acre minimum per Section 13-1-4.1 of the Zoning Ordinance to
allow a 1.295 acre PUD because the applicant demonstrated that strict adherence would produce
unnecessary hardship that would preclude development that is more compatible with the
Comprehensive Plan than that which could be permitted without the PUD zoning.

The key consideration for the Commission and Council is the request to allow for the increased density
under Option C. PUD overlay allows for consideration of up to 18 dwelling units per acre. At 1.295 acres,
the previous approval for a maximum of 18 units under Option A translated to 13.9 units per acre.
Option C for 23 units would maximize the density allowable for consideration (at 17.75 units per acre).
As previously noted, this Option would provide for fewer two-bedroom units and additional one-
bedroom/studio units.

RECOMMENDATION
At its July 15, 2014 meeting, the Planning Commission forwarded RZ-14-350 to City Council
recommending approval subject to the proffers in the revised Proffer Statement dated May 30, 2014
because the proposed revision continues to support mixed use and the expansion of housing serving
targeted populations as called out in the Comprehensive Plan. The recommendation is based upon
adherence with the Development Plan titled Conceptual Site Layout Plan, Rezoning Exhibit A’ dated
May 30, 2014.
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AN ORDINANCE TO REVISE THE PROFFERS AND DEVELOPMENT PLAN ASSOCIATED WITH 1.295 ACRES OF
LAND AT 1720 VALLEY AVENUE (Map Number 231-04-K-8A) CONDITIONALLY ZONED HIGHWAY

COMMERCIAL (B-2) DISTRICT WITH PLANNED UNIT DEVELOPMENT (PUD) AND CORRIDOR
ENHANCEMENT (CE) DISTRICT OVERLAY

RZ-14-350

WHEREAS, the Common Council on October 22, 2013 approved Ordinance 2013-30 to
conditionally rezone the property at 1720 Valley Avenue to Highway Commercial (B-2) District with
Planned Unit Development (PUD) and Corridor Enhancement (CE) District Overlay; and,

WHEREAS, the Common Council has received an application from J. A. Scallan on behalf of 1720
Valley Avenue LLC to revise the proffers and development plan associated with the previously approved
rezoning; and,

WHEREAS, the Planning Commission has reviewed the request and at its July 15, 2014
forwarded the request to Council recommending approval subject to the proffers in the revised Proffer
Statement dated May 30, 2014 because the proposed revision continues to support mixed use and the
expansion of housing serving targeted populations as called out in the Comprehensive Plan; and,

WHEREAS, the aforesaid recommendation is based upon adherence with the Development Plan
titled Conceptual Site Layout Plan, Rezoning Exhibit ‘A’ dated May 30, 2014; and,

WHEREAS, a synopsis of this Ordinance has been duly advertised and a Public Hearing has been
conducted by the Common Council of the City of Winchester, Virginia, all as required by the Code of
Virginia, 1950, as amended, and the said Council has determined that the revisions to the proffers and
development plan continue to support mixed use and the expansion of housing serving targeted
populations as called out in the Comprehensive Plan.

NOW, THEREFORE, BE IT ORDAINED by the Common Council of the City of Winchester, Virginia
that the proffers and development plan associated with Ordinance 2013-30 are hereby revised subject
to the proffers in the revised Proffer Statement dated May 30, 2014.

BE IT FURTHER ORDAINED by the Common Council of the City of Winchester, Virginia that the
revision is subject to adherence with the Development Plan titled Conceptual Site Layout Plan, Rezoning
Exhibit ‘A’ dated May 30, 2014.
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1720 Valley Avenue Ll.C

2200 Wisconsin Avenue NW, Suite 100
W,ishingtcin DC 20007

May3O,2014

Mr. Tirn:thy Vournans © v
Rouss City Halt IJ
15 North Cameron Street ,(lt’j ‘ 2014
Winchester VA 22601

Dear Mr. Youmans,

Please allow this letter to serve as a request to the City Council to ,iilow Revisions to a previously
approved Rezoning (Winchester Case # RZ-13-297, 0-2 with Planned Unit Devetoprnent overlay and
Corridor Enhancement overlay) for 1120 Valley Avenue in the City of Winchester. 1720 Valley Avenue
LLC is the owner of the land and buildings that housed the former Coca Cola Bottling Works at that
location.

Ihe previously approved rezonirig br the site provided for a residi’ntial/retail mix with two different
optional plans of development;

Option A
5,6713 sf comnierciiI space
18 do residential (13 two bedroom, 2 one bedroom with den, and 3 one bedroom)

Option B
8,049sf commercial spice
16 du residential (12 two bedroom, 2 one bedroom with den, and 2 one bedroomi

Our POD Revi:,ioii request is to ,idd an Option C development plan a’ follows:

QpioriC
5,618 ,f commercial spice
23 du re,idential (10 two bedroom and it one bi’droom/’,tudio)

Option C doe’. not require any cliarit;e to the existing footprint of the buildin1,and the total iinount of
area in the devebopmeit is not ncri’ised. Option C merely provides for different dwelling unit mix with
more one bedroom/studio units in lieu of two bedroom units.

The previously approved plan included ‘ignife ant site irnprovi’ment providinl; 45 on-site parking spices
irid 14 street p,irkin1;;pace, (for ,i total parking count of tO spiici) and (xten’,iv(’ tand’capint; is part of

the improved site pl;in. There ar’ no change. to the pri.viously approvi’d ‘;ite improvements with thi’,
Rcvi’.ion.
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To aiconiplish this nix of units we respectfully request approva of our Revision to the previously
approved Planned Unit Development overlay for the site to add the Option C development option with a
maximum of 23 dwelling units which is in conformance with the allowable POD density of 18 dwelling
units per acre.

In line with the comprehensive plan for the City of Winchester this development will “respect the
significant historic identity’ of the building by maintaining the historically significant façade as a
commercial space. Additionally this project will contribute to the comprehensive plan goal of making
Winchester a “Community of Choice” by providing a unique residential experience that could appeal to a
wide variety of potential renters.

Please feel free to iontact otii team should you have any lurther questions.

Yours faithfully,

\/j ,{K
Mr\A. Scallan

in1rig’r iil,1nprop(rtir’sconi

(202) 544-6500 (ext. 701)
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The Bottling Works

_______________________________

RZ-13-292

______

PLANNED DEVELOPMENT REVISION U
(Conditions for this rezoning revision request)

11JN 2 2014
Tax Map Number. 231-D4-K-8A

____________________

L-t4 co
Owner: 1/20 Valley Avenue LLC

Dated MW 30, 2014

jperEv Riforniat ion

The undersigned applicant hereby proffers that in the event the Council of the City of Winchester
approves the Planned Development Revision for the previously approved Planned Development Zoning
(Case Rf-13-Z92( of L295 arms of land including existing buildings at 1720 valley Avenue from 8-2
(Highway Commercial) to B 2 with .i Planned Unit Development (PUD) overlay then the development
and adaptive rouse of the existing buildings will be completed in conformity with the terms and
conditions is set forth below, except to the extent that such terms and conditions may be subsequently
revised by the applicant due to constraints ,end requirements of the Virginia Department of Historic
Resources or the United State’s Uiepartment of the Interior. In the event that th Planned Development
Revision is not granted these proffers shall be deemed withdrawn. These’ proffers shall be’ binding on
the applicant and their legal successor and assigns

I mprove’rne’nt

1. rhe property will be developed and l,endsc,eped substantially in conformance with the
Development Plan dated May 30, 2014, Option A and Option ti Building Plans dated August 2,
2013 and Option C Building l’lans end Elevations dated May 30, 2014. Thee site will be improved
to include parking, storm water management and green spice’ landscaping maintained by ci

landscape ontractor. The drawings depict the .lyle ,end character of the’ interior spices.

2. The facades of the existing building. will be developed c,ubst,entially in conformance with the
submitted Elevations, dated May 30, 2014, that depict the’ style ,ind charecte r of the’ design.
The developneont will preserve the historic facades of the original 1940’, Coke building while’
adding fenestr,etion ,end other surface’ treatments to the morei roe i’nt fac,ides to improve’ their
character. These’ improvements will mike the newer facade”, more compatible’ with the
historic Coke building end the’ new interior uses. [he’ improvement’, on the’ f,ec,ides include beet
m,Iy not bee limited to stucco, glass entry system’., metallic pencE., entry c.mopii’s end
appropriate lighting.

3. The rnateeri,e Is end me’th oHs used in thus .ed,eptive re’u so of the’ exist nI, ho ildini; will con! oren to
the rigorous standards and practice’ es described in the United States Se sretary of the’
Interior’s Rehabilitation Stenij,erd:; for Hitoric Building’;
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4. The maximum nunber of residential units shall be limited to 23. The units will be a mix of
studio, 1 bedroom and 2 bedroom units. There will be no 3 bedroom units

5. the maxmum amount of rentable commercial/retail space will he 8049 Sq. Ft.

6. The resiilential apartments will be constructed to a high standard of finish and designed to
express the industrial style of the building. The units will be loft like spaces with high open
ceiling spaces, exposed steel framing, exposed concrete floors and industrial stairs.

7. The interior of the commerc;al/retail space will meet the standards of the Virginia Departnient
of Historic Resources and the US Department of the Interior to qualify for their Historic
Preservation Certification program nd will reflect the industrial character of the building.

8 The residential md commercial/retail space will be operated under a set of rules ,eid
regulations developed by the Owner to ensure a safe, high quality environment for all tenants.
These rules and regulations may be amended by the Owner from time to time at its sole
discretion.

9 The construction phase of the project will commence within 24 months of the Planned
Development Revision approval. The construction of the project is estimated to require 1
months.

These proffers are offered in conjunction with the Development Plan, dated May 30, 2014, Option A and
Option B Building Plans dated August 2, 2013 and Option C Building Plans and Elevations dated May 30,
2014. lIthe Planned Development Revision is approved by the City Council a full set of construction
plans will be developed from these design documents and submitted for review and approval by the
appropriate departments of the City of Winchester. If the plans art, approved by the reviewing City
dopartrnent. thtsi proffered conditions will apply to the rezoned land and existing building,. and be
binding upon the ipplic.mnt, their successors and assigns.

4pplicant:

17 ,tJalIi’y Avenue tiC

By Mr J. A Sc,ill in

Managing Mi,rnbmr
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