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COUNTY OF ALBEMARLE 
EXECUTIVE SUMMARY 

 
 
 
AGENDA TITLE: 
CPA 04-02 Pantops Master Plan 
  
  
SUBJECT/PROPOSAL/REQUEST: 
Work session to discuss the preliminary draft 
recommendations and maps of the Pantops 
Master Plan.  
 
 
 

 
STAFF: 
Rebecca Ragsdale 
 
 
PLANNING COMMISSION DATE: 
 August 22, 2006 
  
 

 
 
BACKGROUND 
The Pantops Master Plan Process has been underway since July 2003. This Spring, a preliminary draft has 
been developed that has been discussed with the public and feedback on the preliminary draft has been 
received. Prior to moving forward with developing a full master plan document, staff is seeking direction from 
the Planning Commission.  
 
 
 
DISCUSSION 
The preliminary draft Pantops Master Plan elements will be the focus of work session discussion and will 
include: 

• Public Input Themes and Preliminary Recommendations 
• Framework (Land Use) Plan  
• Green Infrastructure Plan 
• Transportation Plan 

For reference, updated development area statistics and existing conditions maps have been provided as well.  
 
 
 
RECOMMENDATION 
Accept the goals established for Pantops and the draft Framework Plan, Green Infrastructure Plan, and 
Transportation Plan as the Pantops Master Plan preliminary draft elements 
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STAFF PERSON:       Rebecca Ragsdale/David Benish 
PLANNING COMMISSION WORKSESSION:            August 22, 2006 
      
 
Work Session – CPA-04-02 Pantops Master Plan 
 
 
BACKGROUND 
Development of the Pantops Master Plan began in July 2003 with the Planning Commission’s adoption of a 
resolution of intent to amend the Comprehensive Plan.  The Planning Commission had just completed review 
of a rezoning request which was not in conformity with the Land Use Plan for Pantops for the Eckerd 
Pharmacy. Staff also showed the Commission a map of existing and new developments and the proposed 
street systems.  Staff and the Planning Commission were concerned that, without the Comprehensive Plan 
advising on the desired  street network, by-right development would produce a haphazard arrangement of 
streets that would not improve traffic movement in the Pantops area.  The last focused land use study for 
Pantops had been the Neighborhood Three Study which was adopted in the early 1990s. The 1996 Land Use 
Plan for Pantops incorporated some recommendations of that study. The July 2003 resolution specified that 
the master plan for Pantops should include a framework for transportation connections and appropriate land 
use designations relative to the suggested road network. A work session was held in April 2004 to seek input 
from the Planning Commission on the public input process for the framework plan and to update the 
Commission on plan progress.  
 
The master planning process with the public began in September 2004 with a Planning Academy consisting of 
two meetings. The first meeting provided the planning context for Albemarle residents to maximize their 
participation in the master plan and covered such information as the County’s growth management policies 
and planning terminology.  This meeting also helped to start identifying key community issues. The second 
meeting included discussion on targeted focus areas such as transportation, the CIP, the Neighborhood Model, 
and an interactive exercise on vision elements. Guiding principles to direct the master planning process were 
established in these initial meetings with the public. (Attachment A) 
 
In subsequent meetings, the following issues were discussed:  

October 4, 2004-Identify/Confirm existing built and natural neighborhood centers 
October 25, 2004- Input on desired features for Pantops 
November 16, 2004-Developers Forum where developers presented their land use proposals 
December 4, 2004-Transportation 
January 5, 2004- Small group topic meeting: parks, open space, community facilities, and 
redevelopment 

 
Stakeholder Meetings were also held during this time frame and included discussions with the Development 
Community, City, Internal Stakeholders (County Departments), Monticello, State Farm, and the Profitt 
Community Association.    
 
Staff changes at the County in combination with a high volume of development proposals caused the Plan to 
go “on hold” until Spring of this year.  This Spring, staff developed a draft Land Use Plan and Goals for the 
Pantops area which it believed reflected the desires of the public who attended the meetings and also 
addressed concerns of the Commission.  (Attachments B-F) To ensure that the previous comments and 
themes from earlier input meetings were still relevant and also to seek input on the preliminary 
recommendations of the plan, staff held two additional public meetings.  They included an open house on May 
25, 2006 and a facilitated workshop on June 8, 2006. Since then, staff has continued to meet with stakeholders 
individually. A summary of public comment from these more recent meetings is provided. (Attachment G) 
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PURPOSE OF THE WORKSESSIONS 
Three work sessions are proposed for the Pantops Master Plan Draft.  In the first work session, the 
Commission will have an overview of the goals established for Pantops and the draft Framework Plan, Green 
Infrastructure Plan, and Transportation Plan.  The second work session, scheduled for August 29, 2006, will 
include a more detailed review of each place type identified in Pantops. The third work session, scheduled for 
September 5, 2006, will focus in more detail on transportation and also include a review of the two previous 
Planning Commission work sessions. Following these work sessions, staff will draft the full Pantops Master 
Plan document, which will include implementation steps and mapping revisions based on these work sessions.  
 
 
GOALS FOR PANTOPS 
 
PANTOPS PLAN PRELIMINARY RECOMMENDATIONS 
 
Public Input Tables and Preliminary Recommendations- The goals for the Pantops area are articulated in 
the form of preliminary plan recommendations.  These goals are based on public input themes and specific 
public comment received relevant to those themes. Descriptive information regarding recommended land use 
categories and place types are also contained in these tables. (Attachment B).   
 
The preliminary plan recommendations are fairly extensive and the Commission is asked to review the 
recommendations in detail for discussion at the work sessions.  The three plans that follow reflect the 
recommendations. 
 
Pantops Development Area Boundary Change- The preliminary Pantops Master Plan elements recommend 
a change in the Development Area Boundaries for Pantops.  The three proposed plans illustrate this change in 
the boundaries, which results in a decrease in the size of the development area.  As with Crozet, a large 
property at the edge of the development area has features that are more rural in character than urban and 
would be suitable for conservation easements.  As a result, 77 acres of property belonging to the Annabelle 
Wheeler estate are recommended to be removed as development area land.    
 
The Framework Plan – The Framework Plan is Attachment D.  It has been based in part on the centers and 
place types developed for Places 29. Attachment C explains the Centers & Place Types with examples specific 
to Pantops.  Given the unique features of Pantops, some of the Place-Types for Places 29 are not applicable 
for Pantops.  
 
Descriptions of the proposed land use categories shown on the Framework Plan are provided in the 
Preliminary Recommendations table with density ranges specified for the Urban Density and Neighborhood 
Density land use categories. These categories are the same land use categories developed with Places 29 
and may need slight adjustments as both the Pantops and Places 29 master plan processes continue. The 
uses on the map all relate to a Center, Core, or District which are all nodes of activity.   
 
The framework plan contains the following land uses as shown on the plan: 
 
 Urban Mixed Use  
 Commercial Mixed Use 
 Employment Mixed Use 
 Institutional  
 Urban Density Residential 
 Neighborhood Density Residential 
 Parks/Greenspace 
 Conservation/Open Space 
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The preferable distance from a neighborhood center to the edge/fringe area is ¼ mile. This is illustrated on the 
land use map with dashed circles.  
 
Three center types are recommended for Pantops: 
 

Civic Green Center-  
State Farm Boulevard 
Peter Jefferson Place 
Glennorchy/Gazebo Plaza 
 

 Neighborhood Service Center- 
 Avemore/Cascadia 
 Luxor 

  
 Community Center- 

 Pantops Shopping Center 
  Rivanna Ridge 
 
Cores are areas of the greatest intensity and formal design.  Unlike Crozet, the Core of Pantops is not a 
downtown, but an area of the greatest activity.  The Pantops Shopping Center appeared to be the only area 
which met this definition but, which also could redevelop with features typical of a downtown.  Other areas 
were considered as possible cores, such as Rivanna Ridge or State Farm/South Pantops.  The existing uses 
did not have the mix or intensity expected in a Core area.  They were determined not best suited for more 
intensive development due to topography and visibility from Monticello. 
 

Core – 
Pantops Shopping Center 

 
Districts are single use areas which contain uses which are very important to an area.  Airports, single-use 
employment centers, and large single-use areas constitute districts.  Environmental features can also help to 
define a district.  The recommended districts are: 
 

District –  
Rivanna River district 
State Farm Employment district 
Martha Jefferson Hospital medical district 
  

The areas surrounding the centers, the core, and the district are Neighborhoods.  As with the Places 29 
Neighborhoods, Neighborhoods in Pantops can be residential as well as non-residential.  A detailed review of 
each of the neighborhoods will take place at the second work session. 
   
Green Infrastructure- The Neighborhood Model proposes making open space integral to overall community 
design and the Green Infrastructure recommendations of the Pantops Master Plan are intended to do that. The 
goal is that residents have convenient access to parks, public gathering places, and natural views whether they 
are at home, work, or play. The Green Infrastructure system is intended to protect natural systems and to 
provide greenway connections for residents.  
 
The Green Infrastructure Plan was developed with these goals: 
 

• Make the Rivanna River a focal point of the Development Area 
• Provide  civic greens at all neighborhood centers, including both residential and non-residential centers 
• Protect the floodplain and steep slopes systems relating to the River and its tributaries 
• Enhance and expand the greenways trail system 
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The Green Infrastructure Map (Attachment E) depicts existing and possible future parks in Pantops and 
represents a minimum amount of open space for preservation and a park system.  Greenways, environmental 
features, and properties with structures older than 50 years have been indicated on the map.  Staff notes that 
additional work is needed to ensure that the trails provide a connected system and that all important features 
that should be preserved are clearly depicted on the map. The Green Infrastructure map will include further 
recommendation as to what type of park facilities, both of neighborhood-scale and Pantops development area 
scale would be most appropriate and where, using the Neighborhood Model open space types and a river 
park.  
 
Transportation (Supplemental information and any discussion questions will be provided to the Planning 
Commission prior to the September 5, 2006 work session.) 
Transportation issues have emerged as the highest priority issue to be addressed in Pantops. Particularly, the 
public has identified back-ups on Route 250, especially at Free Bridge, as a major concern. Pedestrian 
improvements and bike facilities are also lacking in Pantops. Traffic in Pantops is a regional issue and efforts 
are underway to begin steps to address it with the Eastern Connector Study. Regional coordination will be 
needed and major funding to address traffic in Pantops.  The Pantops Master Plan recommends the following, 
found in the Preliminary Recommendations and proposed Transportation Map (Attachment F): 

• Eastern Connector 
• Second Rivanna River Crossing, south of Free Bridge into City of Charlottesville 
• Future improvements at Rt.250/Rt 20 and the I-64 Interchange 
• Address Hansen’s Mountain Road with relocation 
• Improved internal street grid and neighborhood interconnections 
• Transit must be addressed-service, improved signage and bus stop facilities 
• Pedestrian and Bike improvements 
• Trails will also offer walking choice to sidewalks.  
• Rideshare and park-and-ride lots  
 

Character, Aesthetics, and Historic Preservation-Public input has indicated there is concern regarding 
aesthetics, view protection, and a lack of identity for the Pantops Development Area.  Pantops’ history and 
natural features establish the Development Area’s identity and the following recommendations are based on 
this premise: 

• Greater acknowledgement of historic resources with preservation and interpretation of Pantops’ historic 
and natural resources.  

• Design Guidelines specifically for Pantops, including landscape plans. Design Guideline details would 
be established with the ARB but certain Neighborhood Model/Pantops Master Plan (PMP) principles 
should be made as directives from the Commission and Board in adoption of the PMP. 

• Buffer along Route 20 until Elks Drive/Fontana then transition to Urban character and more building 
orientation to the road 

• Buffer along Route 250 until Worrell Drive/Westminster Canterbury urban character and more building 
orientation to the road 

• Gateways with signage recommended but with all other design/landscaping recommendations may not 
be necessary, public did not like idea of signs.  

• Review of Critical Slopes regulations in the Zoning Ordinance and policy in the Pantops Master Plan. 
• Monticello view shed standards required of any development in Pantops 

 
Neighborhood Needs: Employment Opportunities, Housing, Neighborhood Businesses, Community 
Services & Facilities-The need for affordable housing and greater neighborhood services has been identified 
by Pantops residents, especially a library and post office. Given the size of Pantops and its proximity to the 
City of Charlottesville and other Urban Neighborhoods, the need for some public facilities has not been met 
based on the Jefferson Madison Regional Library system and the County’s School Systems standards. The 
Pantops Master Plan recommends continued monitoring and discussion with service providers to ensure that 
there is no delay in the provision of these services when needed in Pantops. Also, with improved transit and 
transportation infrastructure, residents should have more convenient access to current facilities that serve 
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Pantops. The implementation timeline that will be developed with the full draft of the PMP will address this 
issue in more detail. A fire station is currently in the CIP for Pantops and site consideration is underway.   
 
The issue of affordable housing is a County-wide issue. However, the Pantops Master Plan supports a mix of 
housing types and recognizes that Pantops is lacking in certain housing types that will hopefully encourage any 
new housing to meet these housing needs.  
 
 
RECOMMENDATION 
Accept the goals established for Pantops and the draft Framework Plan, Green Infrastructure Plan, and 
Transportation Plan as the Pantops Master Plan preliminary draft elements.  
 
 
ATTACHMENTS: 
 
PANTOPS MASTER PLAN PRELIMINARY DRAFT ELEMENTS 

A. Guiding Principles 
B. Public Input/Preliminary Recommendations Tables 
C. Pantops Place-Type Components 
D. Proposed Framework Plan 
E. Proposed Green Infrastructure Plan 
F. Proposed Transportation Plan 
G. June 8, 2006 Public Workshop Summary 

 
EXISTING CONDITIONS INFORMATION 
 

H. Development Activity summary 
I. Pantops Development Area-Aerial Map 
J. Development Activity Map 
K. Existing Land Use Map 
L. Existing Zoning Map 
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• There is also additional greenspace designated along the streams in this area of Pantops and the entire 
flood plain is designated as conservation.  

 
What land use designation should be applied to the properties between Dorrier Drive and Route 20, north of 
Trevillians Creek? Should additional area be designated parks/greenspace? 
 
This area is adjacent to the Wheeler Property, which is recommended to be removed from the Development 
Area, and is also adjacent to Darden Towe Park (Lewis & Clark Historical Center) and the Rural Area with 
historic resources to the east. It has some development constraints and is currently developed with low density 
residential and a small-scale multi-unit development on one parcel. The properties north of Trevillians Creek in 
Darden Towe Park are currently zoned Rural Area.  
 
Is the character transition along Route 20 beginning at Elks/Fontana Drive appropriate?  
 
 
Luxor/Westminster Canterbury 
This Neighborhood is north of Route 250 and includes Luxor, Eckerd, Westminster Canterbury and the 
Montessori School. The edge of this neighborhood is formed by natural features and Neighborhood Density 
Residential. Additional residential is expected with the Pavilions townhouse project, which totals 343 
townhouses, which the Planning Commission recently reviewed.  

 
Existing Land Use Plan      Proposed Framework Plan     
      
The Pantops Master Plan recommends the following for this neighborhood in Pantops: 

• Buffer along Route 250 until you reach Worrell Drive/Westminster Canterbury where urban character 
and orientation to road would be emphasized.  

• Recognizes Neighborhood Service center with Luxor Commercial and Eckerd 
• Recommended residential neighborhood to respect existing neighborhoods and school use north of 

Neighborhood Service Center. 
 
Should this Neighborhood be considered as a separate Neighborhood as shown on the Framework Plan, or 
should it be considered as one Mixed-Use Neighborhood?  
 
The Neighborhood has been shown separate from Rivanna Ridge on the south side of Route 250 since the 
road forms an edge condition and this area has different land use characteristics. Connections for bikes and 
pedestrians from the north side of Route 250 to Rivanna Ridge will be critical regardless of Place-Type 
designations.    
 
 
Glenorchy/Gazebo Plaza Neighborhood 
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This Neighborhood is at the edge of the Pantops Development Area and includes Glenorchy and the Gazebo 
Plaza site. It is adjacent to Ashcroft to the north, a historic resource to the east (Locust Shade on Hansen 
Mountain Road) and Westminster Canterbury/Cottages at Jefferson Heights are to the west.  

 
Existing Land Use Plan         Proposed Land Use Plan 
 
The Pantops Master Plan recommends the following for this neighborhood in Pantops: 

• Recommendations are based on the current land use plan and the public’s desire for a park. 
• Neighborhood modeled after Hamlet in Crozet: A discernable place with a focal point and boundary that 

maintains and fosters primarily residential, institutional (places of worship), or recreational activities.  
50% of land area is devoted to open space. 

• No land use designation changes are recommended for Glenorchy.  
 
Should the Pantops Framework Plan be revised to recognize and incorporate the by-right development 
scenario of a shopping center? 
  
The Framework Plan is the long term vision for Pantops. Should opportunities in the future arise to achieve that 
vision, we do not want them to be precluded by what is adopted with this Framework Plan.  However, there is a 
need to balance that with the likely by-right land uses expected. The Gazebo Plaza site has a final site plan 
under review for approximately 180,000 square feet of commercial and the owner has indicated intent to build 
the shopping center and does not find the Framework Plan designations appropriate.  
 
Should this be designated as a Destination Center?  

A Destination Center is a mixed-use center that: (Attachment E) 
• Is anchored by commercial uses, including a range of retail, entertainment, service and employment 

uses that draw from the larger region 
• Includes residential uses on upper floor(s) 
• Is designed with multiple connections to surrounding residential or employment neighborhoods 
• Is visible and accessible  from major roads, including US 29 
• Includes an urban open space and recreational or civic facility, which in this case would be the Rivanna 

River.  


