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Albemarle County has a longstanding commitment to wise growth management. Over 
the past 35 years, since adoption of the first Comprehensive Plan in 1971, County policy 
has been to concentrate growth in the Development Areas to help protect and retain the 
County’s Rural Areas as agricultural and scenic resources.  The Comprehensive Plan 
establishes three types of Development Areas:  Urban Areas (Neighborhoods1-7, 
including Neighborhood 3 (Pantops), Communities (Crozet, Hollymead, and Piney 
Mountain, and Villages (Rivanna).   The Development Areas comprise only 
approximately five percent of the total land area of the County, so efficient use of these 
areas is essential in order to protect the Rural Areas.   
 
Pantops was designated as a Development Area with the first Comprehensive Plan and 
today consists of approximately 1,500 acres.  It is bounded to the east by the Southwest 
Mountains, on the south by Interstate 64, on the west by the Rivanna River and a 
property just north of Darden Towe Park. With the boundary change approved with this 
master plan, property to the north of the park and south of a stream running south of the 
Key West subdivision, was removed from the Development Area.  (See Aerial Map at 
the end of this chapter) As an Urban Area (Neighborhood 3), Pantops and other urban 
areas at the perimeter of the City of Charlottesville are intended to serve as a regional 
center. These areas are intended to be more urban, or "city like," in character and less 
suburban, with support of a full range of public utilities, facilities, services and amenities.  
It is expected that designated Urban Areas will include an array of residential types and 
densities. 
 
Until this Master Plan, the most recent land use study for Pantops was the 
Neighborhood Three Study,  which was adopted and incorporated into the 
Comprehensive Plan in the late 1990’s. There were also amendments to the Land Use 
Plan for Pantops in 1999. Goals and themes of the Neighborhood Three Study are still 
consistent with expectations for the area today and major recommendations of that study 
have been incorporated into the Pantops Master Plan, which builds on those ideas from 
the Neighborhood Three Study:  
 

�  Protect views from Pantops and respect Monticello’s viewshed and views along 
important roadways.   

�  Limit “strip development” of Route 250 East. 
�  Orient development towards an internal road system as opposed to the frontage 

of Route 250. 
�  Provide for uniform landscaping along and within the median of Route 250 East. 
�  Construct a greenway along the Rivanna River.  
�  Provide opportunities for river-oriented development. 
�  Provide transportation improvements including bus service and park and ride 

facilities. 
�  Provide for community-level park service. 
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In 2001, the County adopted the Neighborhood Model.  The Neighborhood Model was 
developed to guide the “form” of development.  The Neighborhood Model recommends 
that the Development Areas and new development have these characteristics: 
 
12 Principles of the Neighborhood Model 
 
1. Pedestrian Orientation 
2. Neighborhood Friendly Streets and Paths 
3. Interconnected Streets and Transportation                                      
Networks 
4. Parks and Open Space 
5. Neighborhood Centers 
6. Buildings and Spaces of Human Scale 
7. Relegated Parking 
8. Mixture of Uses 
9. Mixture of Housing Types and Affordability 
10. Redevelopment  
11. Site Planning that Respects Terrain 
12. Clear Boundaries with Rural Areas 
 
The Neighborhood Model also recommended 
that a Master Plan be developed for each of the 
County’s Development Areas.  
 
Crozet was the first Development Area chosen 
for a master plan. The Crozet Master Plan 
introduced a new kind of land use planning in 
the County.  Rather than segregating uses, the 
Crozet Master Plan sought to provide structure based on varying degrees or intensity of 
uses.  The Crozet plan was very comprehensive.  Unlike Crozet, the Pantops Master 
Plan is intended to be more concise and provide more of a framework than the Crozet 
Master Plan.  In Crozet, a smaller percentage of the community’s land area had been 
developed, where in Pantops a more significant portion of the Development Area has 
been developed. With so much of Pantops already built, the overwhelming need in 
Pantops was for a plan to deal with transportation and land use to tie existing uses to 
future uses. 
 
Like the Crozet Master Plan, the Pantops Master Plan incorporates the principles of the 
Neighborhood Model and provides a set of Guiding Principles to distinguish Pantops 
from other Development Areas of the County. It provides a framework for transportation, 
land use, design guidelines, and public infrastructure.  Master Plans represent extensive 
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advance work to help ensure that development takes place in a form that is both 
attractive and compact to provide a high quality of life.  
 
The Master Planning process also represents involvement of citizens who have provided 
their desires for Pantops, especially the “public realm” such as street networks and open 
space. The Master Plan provides a 20-year plan to guide future land use and 
transportation decisions in the Pantops Development Area.   The Plan provides 
recommended future land uses, including preservation and conservation areas and 
future neighborhood centers. A major theme and organizing principle of the plan is the 
importance of the Rivanna River as a resource to protect and as an asset to serve as a 
focal point for Pantops.  The Plan also proposes a conceptual road network for the 
Pantops Development Area.   
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All Albemarle County Master Plans are created through a collaborative effort with County 
staff, elected and appointed officials, residents, businesses, and all other stakeholders 
who work together to create a collective vision.  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.  The Commission expressed concern that the Land Use Plan might be 
outdated and ready for revision.  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 Master planning process itself began in September 2004, with a Planning Academy 
held at the State Farm Insurance Company’s facilitity which consisted 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 specific 
areas such as transportation, the Capital Improvements Program, 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.  
 
Subsequent meetings included the following topics:   
 
October 4, 2004 Identification and confirmation of existing built and natural 

neighborhood centers 
October 25, 2004  Desired features for Pantops 
November 16, 2004 Developers Forum, where developers presented their land 

use proposals 
December 4, 2004  Transportation 
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January 5, 2004  Parks, open space, community facilities, and 
redevelopment  

 
Stakeholder Meetings were also held during this time frame and included discussions 
with the development community, the City of Charlottesville, 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 2006, when staff developed a 
draft Land Use Plan and Goals for Pantops which it believed reflected the desires of the 
public who attended the meetings and also addressed concerns of the Commission.  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, two 
additional public meetings were held: 

May 25, 2006  Open House at the Broadus Memorial Baptist Church to 
review and discuss master plan products: Guiding 
Principles, Existing Conditions, Public Input Themes, Place 
Type analysis, and Draft Framework maps for land use, 
transportation, and green infrastructure 

June 8, 2006 Facilitated Public Workshop to assess and provide specific 
input on the draft framework maps and outline of master 
plan goals, themes, and recommendations. 

August-December 2006 A series of work sessions were held with the Planning 
Commission to review the preliminary draft elements of the 
master plan and public comment. Then additional work 
sessions were held to develop the draft master plan text 
and maps.  

April 3, 2007 Planning Commission public hearing on the master plan.  

June 5, 2007 Planning Commission work session and approval of 
recommended master plan for the Board of Supervisors to 
consider adopting. 

September 12, 2007 Board of Supervisors public hearing on the master plan.  

March 17, 2008  Master Plan adopted by the Board of Supervisors.  

 
 



��������	���
�������

����
��	��������������

� �

���������
����
���������������������������������
�
The visioning process was the first step to know desires and expectations for Pantops.  
The vision has set the direction of the Pantops Master Plan and builds on existing 
planning work and County policy, such as the Neighborhood Model.  Residents, property 
owners, and other stakeholders developed six guiding principles which capture what is 
most important for a high quality of life in Pantops.  These principles include respect for 
natural, historical, and scenic assets, especially the Rivanna River system, new 
development that fits with existing character, housing choices, improving pedestrian 
systems, addressing transportation issues, providing adequate community facilities and 
services. 
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1. Residents of Pantops value the exceptional natural and historical scenic qualities of 

this neighborhood – views to Monticello, surrounding mountains, Rivanna River, and 
west into the City.  It is important to protect these scenic vistas and sense of open 
space as the neighborhood continues to grow. 

 
2. It is also important to ensure that new development acknowledges and respects the 

rural character of this area, preserving existing neighborhoods and providing a 
variety of quality housing choices and a more pedestrian-friendly environment. 

 
3. Future density increases must provide for the creation of additional natural areas, 

parks and urban landscapes to preserve the unique scenic and recreational qualities 
of our neighborhood.  Further density must control light and noise intrusions that 
affect the livability of our environment, and support the provision of sufficient quality 
water supply to meet our demand. 

 
4. Our location will continue to provide convenience and accessibility to the City of 

Charlottesville, surrounding rural areas, and major transportation corridors in 
Albemarle and beyond.  However, continued convenience depends on transportation 
improvements such as a regional transportation system, public transit, and additional 
connection linkages. 

 
5. Although Pantops has a variety of residential and commercial choices and 

opportunities, the addition of public facilities, services, and other institutions are 
needed to create a livable and convenient neighborhood. 

 
6. Redevelopment, infill, and new development within Pantops are expected to occur in 

a manner that is wholly consistent with the Neighborhood Model and the Pantops 
Master Plan design principles. Suburban land use patterns should not be continued 
and innovative sustainable design practices and mixed use approaches are 
encouraged.   
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This section of the master plan addresses demographics and existing land use 
conditions within Pantops and identifies assets, needs, and unique opportunities for this 
neighborhood. Understanding existing conditions and trends is essential in any land use 
study, along with knowing the history of the area, to understand how its future should be 
shaped.  

�
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As recognized in the Guiding Principles, Pantops is distinctively situated between 
several of the County’s most important natural, scenic, and historic assets. (See Parks 
and Green Systems Map-Chapter 5)  These assets include the Rivanna River, the 
adjacent Southwest Mountains, and nearby Monticello. The name “Pantops” was given 
to the area by Thomas Jefferson from two Greek words meaning all seeing, for the 
magnificent views of Charlottesville and the distant Blue Ridge Mountains.  Pantops is a 
major entryway into the City of Charlottesville and entering Pantops, Route 20 is a 
Virginia Byway.  The Pantops Master Plan must balance preservation of these resources 
against the goal of accommodating growth. These resources have been mapped and 
most are recommended for protection on the Parks and Green Systems map associated 
with the Pantops Master Plan. 
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Pantops is located within the Rivanna River watershed.  Floodplains, wetlands and steep 
slopes exist along the Rivanna River. The segment of the river that flows through 
Pantops begins about six miles northeast of Charlottesville where the North and South 
forks of the river are joined. The Rivanna River is the largest tributary of the James River 
and flows about 42 miles through Albemarle and Fluvanna Counties to the James. The 
Rivanna River has important historical, recreational, and natural significance and is 
home to a variety of wildlife.  It provides for recreational opportunities such as trails 
along the river, canoeing, and boating.   
 
The portion of the Rivanna (between Meadow Creek and Moore’s Creek) has been 
designated as an impaired water by the Virginia Department of Environmental Quality 
(VDEQ), due to the amount of bacteria in the water and the fact that aquatic life cannot 
survive in the River.  In order to prevent further degradation, new development and re-
development must employ a variety of mitigation methods to ensure that the 
environmental conditions of the river are improved and not worsened with further 
development in Pantops.   
 
The Rivanna has played an important role in the history of the region and the ruins of the 
dam and lock system are still located along the river, along with potentially important 
archaeological sites, especially near the Woolen Mills/State Farm area. The Rivanna has 
been designated a state scenic river south of Pantops from Woolen Mills to the 
confluence of the James River since 1975. The intent of the Virginia Scenic Rivers 
Program is to identify, designate and help protect rivers and streams that possess 
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outstanding scenic, recreational, historic and natural characteristics of statewide 
significance for future generations.  
 
There are other important streams in Pantops which are shown on the Parks and Green 
Systems Map.  They are located in the eastern portion of the Development area with 
Hickman Branch, in Peter Jefferson Place and Glenorchy, and Culpeper Branch along 
the eastern edge of the Development Area. In the western portion of the Development 
Area, a tributary of the Rivanna called Trevillian’s Creek, traverses Darden Towe Park 
and Route 20.  All of these streams, as well as their tributaries, were assessed and 
prioritized as part of the County’s 2004 Stormwater Management Master Plan.  In some 
cases streams not currently protected under the Water Protection Ordinance were 
prioritized for greater stream buffer protection during this stream assessment.  It was 
intended that this prioritization would be incorporated into the Water Protection 
Ordinance to better protect the County’s water resources. In addition, the data provides 
an inventory of corrective projects that property owners and applicants should be 
encouraged to pursue as part of development proposals, such as streambank erosion 
repair, and removal of dumpsites. 
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The Southwest Mountains Rural Historic District is another important resource, listed on 
the State and National Registers, located adjacent to Pantops.  The Rural Historic 
District designation provided by the National Park Service officially recognizes the 
cultural, architectural, and landscape features of the historically significant area, bringing 
them to the attention of the community, state, and nation.  Extending from the Orange 
County line to the outskirts of Charlottesville, with the Southwest Mountains forming its 
spine, this 31,000-acre district includes some of the Piedmont's most pristine and scenic 
countryside. A strong sense of community pride has enabled preservation of the district's 
pastoral character. The location of this nearby resource visible from Pantops has 
influenced the Pantops Master Plan. 
�
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The Pantops Farm Complex, located within Peter Jefferson Place has been listed on the 
Virginia Landmarks Register and National Register designation is pending. The resource 
is locally significant as an example of work by master architect Benjamin Charles Baker, 
and as an excellent example of Colonial Revival domestic architecture. 
 
Although there is not a recent survey of historic resources in Pantops, there are several 
known sites with possible historic significance and eligibility for the State and National 
Register either in Pantops or adjacent to the Development Area. They are listed below 
and identified on the Parks and Green Systems Map, at the end of Chapter 5: 
 

�  Buena Vista, present house c. 1862 and approximately 300 yards southwest, the 
site of the birthplace in 1752 of George Rogers Clark, heroic Revolutionary War 
general, frontiersman, and brother of William Clark who accompanied Meriwether 
Lewis on his journey to the Northwest. 

�  George Rogers Clark Museum at Buena Vista. The museum was an attempt to 
reconstruct the type of dwelling the Clarks would have lived in and educate the 
public as to in Albemarle's and the nation's history. The museum was open 
between May and October each year and closed permanently in 1981. 

�  Piraeus Lock & Dam, ruins of dams and locks along the Rivanna River 
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Some historic resources have been lost with demolition of Wilton Farmhouse, c. 1900; 
Wilton Farm Buildings; the White House and Town and Country motels, which were 
located along Route 250. There are possibly other historic structures that have not been 
surveyed and there are opportunities to update resource information for the Pantops 
Development Area.  
�
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The County’s most prominent historical resource is situated adjacent to Pantops.  
Monticello, the home of Thomas Jefferson constructed between 1770-1809, is located 
immediately southeast of Pantops across Interstate 64. Emphasis on protecting 
Monticello is a theme throughout the Comprehensive Plan and its sub-plans, including 
the Historic Preservation Plan, the Mountain Protection Plan, and Open Space Plan.  
Monticello is a National Historic Landmark, the highest status bestowed on historic 
properties by the United States government and is the only home in America on the 
World Heritage List.  The surroundings of Monticello and the lands owned by Jefferson 
that are adjacent to and leading to Monticello contribute to its national and international 
significance.  
 
Monticello provides positive impacts to the local economy, through the employment it 
provides and the travel expenditures associated with visitors to the museum. In 
December 2001, The Weldon Cooper Center for Public Service released a study, 
Monticello’s Economic Impact on the Charlottesville-Albemarle Area, which quantified 
the local economic impact of Monticello. Major findings of this report indicated that 
Monticello generates state and local tax revenues through the activities associated with 
the Foundation; nearly half of Monticello’s visitors choose to stay overnight in the area; 
and even though Monticello itself employs around 300 people, its overall impact to 
employment is greater and is equivalent to around 900 people.  
 
Monticello’s elevated location adjacent to the Pantops Development Area means that 
Pantops is highly visible from important viewpoints at Monticello. The Thomas Jefferson 
Foundation, which has preserved and maintained Monticello since 1923, has 
emphasized the importance of protecting Monticello’s viewshed, which has been simply 
defined as “all property visible from the mountaintop.”  A Viewshed Analysis and 
Protection Strategy was prepared for the Thomas Jefferson Foundation in 1990, 
however it has been recognized by the Foundation and the County’s Historic 
Preservation Committee in the Historic Preservation Plan that the viewshed should be 
further defined.   
 
To help protect views from Monticello, County staff and developers coordinate with 
Monticello staff in an informal manner to encourage viewshed protection. However, there 
are no County requirements to address the issue. There are opportunities to work 
collaboratively with the Thomas Jefferson Foundation to refine viewshed information and 
to ensure that views from Monticello are protected. 
 
�
 
There are other historical or museum sites located or proposed for the Pantops area.  
The Kluge-Ruhe Museum is located in the Pantops Farm House in Peter Jefferson 
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Place, fronting on State Farm Boulevard. The Worrell Investment Company offices, also 
located in Peter Jefferson Place, may convert their offices, which house an extensive 
wild life art collection, into a museum as well. The Lewis & Clark Exploratory Center of 
Virginia, a non-profit organization, will establish a historical center within Darden Towe 
Park.  It will be devoted to Meriwether Lewis and William Clark’s expedition and will be a 
hands-on exhibit geared towards children of all ages.  Visitors will be able to explore the 
Expedition’s eastern origins and events will include festivals and celebrations related to 
Lewis & Clark.  
 
There are opportunities to improve awareness of these resources in Pantops. Better 
interpretation or signage would improve visitor accessibility to these sites, especially with 
the opening of the Hilton Garden Inn in Peter Jefferson Place, which will provide lodging 
for tourists.  The Journey Through Hallowed Ground (JTHG) heritage corridor, which 
begins in Gettysburg, Pennsylvania and ends at Monticello, may be another tourist draw 
that brings visitors through Pantops in the future. However, the program does not 
currently include Route 250 or Route 20 along the Journey Route.   
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To help protect the scenic and historic resources of the Pantops area, the Board of 
Supervisors established Route 250 and Route 20 as Entrance Corridors into the historic 
areas of the City of Charlottesville and Albemarle County. Route 250 is a primary east-
west road through Albemarle County and Route 20 is a north-south thoroughfare.  
 
The purpose of Entrance Corridor designations is to ensure that development and 
redevelopment of property is compatible with the County’s natural, scenic, historic, 
architectural and cultural resources.  The County adopted design guidelines to help 
guide the Architectural Review Board in making decisions for the design of new 
development.  The design guidelines are not corridor-specific and more work is needed 
to identify the existing physical character of the Pantops’ Entrance Corridors in order to 
update the guidelines to achieve unity and coherence, while recognizing the uniqueness 
of Pantops. The appearance of urbanizing corridors such as Route 250 and Route 29 
North are of most concern. They serve as major entrances and travel routes through the 
community, provide access for high traffic generators such as highway-oriented 
commercial uses, as well as other expanding uses. These areas of intensive land use 
are in need of a more tailored design vision to ensure that future development is 
compatible with the County’s natural beauty while incorporating the principles of the 
Neighborhood Model. 
�
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In addition to being an Entrance Corridor, Route 20 (Stony Point Road) is a Virginia 
Byway. A Virginia Byway is an existing road with significant aesthetic and cultural 
values, leading to or lying within an area of historic, natural, or recreational significance.  
The primary purpose of this designation is to give formal recognition to deserving roads 
and to further the creation of a system of roads to promote tourism and public 
appreciation of natural and historic resources. Route 20 may also be a future route 
traveled as part of the Journey Through Hallowed Ground.  

�
�
�
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Over the past decade, the Pantops Development Area has changed rapidly, with both 
increased residential and commercial growth.  Housing units nearly tripled since 1996 
and approximately 300 acres developed or redeveloped for commercial use.  Most of 
Pantops south and to the east of Darden Towe Park has fairly intense zoning 
classifications, including both residential zoning ranging from R6 to R15 and all types of 
commercial zoning. This has allowed Pantops to continue to develop by-right with 
highway oriented and other uses that have a “suburban” form. 
 
The Development Activity map (Appendix) was studied during the master plan process 
and indicates where rezonings and other development approvals are located in Pantops, 
along with undeveloped properties and properties that may be more likely to redevelop.  
The map shows the Cascadia development on Route 20 across from Darden Towe Park 
which closely conforms with the Neighborhood Model as does a redevelopment project, 
Pantops Park, which is proposed for the old Moore’s Lumber site on Route 250.   Both 
by-right projects and rezonings are shown on this map. It is estimated that approximately 
650 acres remain undeveloped in Pantops; however some of that land area includes 
undevelopable land such as flood plain and steep slopes.  
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Based on July 2005 estimates, there were 1,100 housing units in Pantops with an 
estimated population of approximately 2,100 people.  This figure represents an increase 
from 324 dwelling units in 1996 with an estimated 682 people.  Major residential 
developments include both single family and multifamily uses.  Westminster Canterbury 
is located in Pantops and includes apartments, cottages, and an assisted living facility 
for seniors.  The community has on-site dining facilities, a chapel, and exercise facilities.  
Other multifamily housing is located throughout Pantops, including Riverbend 
Apartments, Overlook Apartments, Winter Haven (a nursing home), Carriage Hill on 
South Pantops Drive,  Wilton Apartments, and Avemore.  Riverbend and a portion of the 
Carriage Hill complex have been converted to condominiums for sale.  There are single-
family homes located in Glenorchy on Route 250 East and in Fontana in the northeast 
quadrant of Pantops.   Ashcroft and Key West are large single-family residential 
developments located adjacent to Pantops but in the Rural Areas.  
 
Since July 2005, developments have been submitted and/or approved for approximately 
1,132 additional residential units, for a total of 2,232 units.  These projects are at various 
stages of review or approval:  
 

Martha Jefferson Hospital in Peter Jefferson Place-250 Multifamily Units on 16.65 acres 
in Peter Jefferson Place (rezoning approval only, no site  development plans approved) 

 
 Avemore Phases II and IV- 126 multifamily and townhouse units (approx.) 
 
 Cascadia - 330 Residential Units on 55.71 acres (rezoning approval only, no site 
 development plans approved) 
 
 Fontana 4C - 24 Single Family units on 7.86 acres (rezoning under review) 
 

Pavilions at Pantops -335 Townhouses on approximately 56 acres (preliminary site plans 
approved) 
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Lake Ridge- 97 single family lots in the Development Area and 7 lots in the Rural  Area on 
a total of 252 acres (plat under review) 

 
 Parkview Senior Apartments - 90 multi-family units on 4.5 acres (completed) 
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Pantops has an abundance of regional commercial development and office uses. 
Existing commercial development is not well-balanced among the residential 
neighborhoods within Pantops, in that it lacks goods and services of a more 
neighborhood scale closer to residential areas. The commercial areas are also not easily 
accessible to neighborhoods without using a car.  
 
Pantops is a large employment center in the County.  State Farm Insurance Company is 
the largest employer with approximately 1500 employees and Westminster Canterbury 
employs almost 300 employees. There are a number of smaller employers including 
offices within Peter Jefferson Place and other areas of Pantops, grocery stores, 
restaurants, repair shops, and small retailers located throughout Pantops. The 
community has identified a need for a better jobs to housing balance for Pantops, where 
people can work and afford to live near their place of employment.  
 
The commercial core of Pantops historically had been the Pantops Shopping Center 
located adjacent to Route 250 and Riverbend Drive by the Rivanna River.  This 
shopping center has approximately 180,000 square feet of retail and service space. 
Currently, Roses, Food Lion, fast food, auto service, banking and restaurants exist either 
within the shopping center or on out parcels. More recently, the Rivanna Ridge shopping 
center was constructed on Route 250 at the top of Pantops Mountain.  Rivanna Ridge 
totals approximately 100,000 square feet and includes a Giant grocery store as well as 
smaller retail uses, services, and restaurant, and banking uses in a strip shopping center 
form with a few out parcels along Route 250.  
 
There are a number of retail and commercial services located along Route 250 East 
such as restaurants, car dealerships, and gas stations between the two shopping 
centers.  Car dealerships are the predominant use, and include Free Bridge Auto Sales, 
Brady-Bushy Ford, Flow Automotive, Suzuki of Charlottesville, Price Kia, and Brown 
Automotive, as well as a new Car Max dealership on the old White House motel site.  
 
Peter Jefferson Place office park is located on 240 acres in the southeastern quadrant of 
Pantops near the Route 250/Interstate-64 Interchange and has an approved plan for 
approximately 680,000 square feet of office development and retail development.  The 
first office building, an 83,000 square foot four story building, was completed in 1998, the 
second (62,500 square feet) was completed in 2000 and the third (75,000 square feet) 
was completed in 2001. The current approved plan allows for another 260,000 square 
feet of office space and a Hilton Garden Inn of 124-room hotel, recently opened. A site 
plan for Topeka’s Steakhouse of 7,800 square feet is under review for the retail portion 
of the site.  
 
Martha Jefferson Health Services purchased 84 acres of land in Peter Jefferson Place 
for future expansion of healthcare services and for relocation of the main hospital from 
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Downtown Charlottesville to Pantops.  The 93,000 square foot Outpatient Care Center 
was opened in 2003.  The main hospital is expected to open by 2012 and will be 
approximately 1,170,000 square feet in size when fully completed.  It is expected to 
employ approximately 1,200 people.  The first phase of the hospital will include 711,000 
square feet based on a site plan submitted in January 2007. 
 
Other office uses in Pantops include State Farm Insurance Company’s Regional Office 
Building (266,366 square feet); Guaranty Savings and Loan (20,500 square feet); 
Riverbend Medical Buildings (27,336 square feet); South Pantops Office Buildings 
(33,268 square feet); and the Albemarle County Service Authority Office Building 
(16,819 square feet). 
 
There is additional commercial potential of approximately 380,000 square feet in 
Pantops with the following developments, at various stages of approval: 

 
Pantops Park- 42,000 square feet Virginia National bank and two office buildings  22,500 
square feet each at the old Moore’s Lumber site (site plan under review) 

 
Luxor Commercial- 1,500 square foot bank, 80,000 square feet commercial uses  behind 
and east of Rite Aid pharmacy (site plan under review) 

 
 Avemore-  20,000 square feet commercial on Fontana Drive  
 
 Charlottesville Power Equipment- 12,000 square feet retail behind McDonald’s on 
 Route 20 (site plan under review)  
 
 Guadalajara- 6,930 square feet restaurant on old Town and Country site (preliminary site 
 plan approved) 
 
 Car Max- 13,612 used car sales on old Whitehouse Motel site (under construction) 
 
 South Pantops- approx 36,000 square feet office on Hansen Road (under construction) 
 
 Pantops Place- 18,271 square feet office/20,000 square feet of commercial on Route 
 250 beside SunTrust bank (site plan approved) 
 
 Dominion Office Park Phase I- 963 square feet 
 

Rivers Edge-6,600 square foot office/veterinary building; a two-story retail furniture store 
totaling 19,600 sq. ft.  

 
 Free Bridge Place- 3,300 square feet of office space (this was formerly proposed as 
 Shenandoah Joe’s coffee shop/warehouse; site plan under review)   
 
 Bank at Rivanna Ridge Shopping Center-approx. 1500 Square Feet (under construction) 
 
 Gazebo Plaza- 181,864 square feet of commercial/retail on Hansen Mountain 
 Road/Route 250 (final site plan under review) 
�
�
�
�
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Pantops is served primarily by County facilities in other neighborhoods or by the City of 
Charlottesville.  The small size of Pantops, as is the case in some of the other urban 
neighborhoods, as well as its proximity to nearby County services and the City of 
Charlottesville, allows for adequate public service in most cases.  Residents in Pantops 
have identified the need for more services in their neighborhood, especially library and 
postal services. Police, schools, and library services are adequate to the area based on 
service planning standards. The Community Facilities Plan is a component of the 
Comprehensive Plan that serves as a framework for community facility development 
decisions and establishes specific service objectives and standards for the provision of 
public facilities for each of these agencies: Police Department; Fire and Rescue Services  
Library Services; Schools; Parks and Recreation; County Government Administrative 
Offices/Services,  and Solid Waste.  Provision of these services to Pantops is discussed 
below.  
 
Parks 
The Pantops area contains the regional 110-acre Darden Towe Park, jointly-owned by 
the County and City of Charlottesville, located east of the Rivanna River and west of 
Route 20.  Facilities at the park include 4 ball fields for Little League baseball and 
softball, 4 multi-purpose fields used for soccer, lacrosse, and football; 4 tennis courts;  
running trails; canoe access to the Rivanna River; and a 1-acre fenced-in area for dogs 
to run off-leash. Approximately 18 acres at the northern end of Darden Towe Park will be 
devoted to the Lewis & Clark Exploratory Center. Stone Robinson Elementary is located 
east of the Neighborhood and has some playground facilities. Portions of the 
Neighborhood are lacking in smaller community parks.  Neighborhood parks or 
amenities that are maintained by homeowners’ associations are present in Fontana, 
Avemore, and Carriage Hill and will be provided in Cascadia.  
 
Police   
Police service is provided from Albemarle County 5th Street Office Building.  The 5th 
Street Office Building contains the County’s Police Department and police patrol all 
areas of the County.  Current policy of police services recommends an average 
response time of 10 minutes for all Development Areas and service areas are based on 
a sector/beat system.  Response times to Pantops meet current standards. The new fire 
rescue station is intended to have office space for the police department to support 
services in Pantops. 
�
Fire Rescue � 
There is no Fire-Rescue station currently located within the Pantops Neighborhood and 
it is served by the City of Charlottesville and the East Rivanna station. The next fire 
station to be constructed in the County is planned for Pantops. The Pantops Fire Rescue 
Station is included in the County’s Capital Improvement Program.  It may be a joint 
station with the City of Charlottesville. The County is in the process of considering 
possible locations for a permanent and possibly temporary station to cover service 
needs in Pantops.  
 
Schools 
Students who live in Pantops attend either Stone-Robinson or Stony Point elementary 
schools, Burley Middle School, and Monticello High School.  There are two private 
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schools, the Frost Montessori School and the Pantops Montessori School that are 
located in Pantops.  Albemarle County School’s Long Range Planning Committee is 
responsible for monitoring residential development in the area and, either through 
redistricting or providing additional facilities, ensuring that the capital needs of the school 
children will be met. At this time, no new school is projected to be located in the Pantops 
area. 
 
Library 
Public library service is provided through the Jefferson-Madison Regional Library (JMRL) 
system. The Downtown Charlottesville Central Branch of the library is located 
approximately 2 and a half miles from Pantops and serves the neighborhood.  As a 
general guideline, libraries are not usually located within 6 miles of other libraries. 
Libraries are planned for the both the Hollymead area and County Neighborhoods 4 and 
5 south of the City of Charlottesville.  The JMRL system should monitor service 
demands from the Pantops area to determine whether alternate service methods should 
be provided.  
 
Water & Sewer 
Water and Sewer services are provided by the Albemarle County Service Authority, 
which is a wholesale agency that provides service to individual retail customers in 
Albemarle County. The Rivanna Water and Sewer Authority is an independent public 
agency providing impoundment, treatment, storage and transmission of potable water 
and transport and treatment of wastewater for the citizens of Charlottesville and 
Albemarle County. The Authority is the wholesale agency with the Albemarle County 
Service Authority as its customer.  
 
The County’s policy is to provide water and sewer service to properties within 
Development Areas and the Albemarle County Service Authority (ACSA) Jurisdictional 
Area determines what properties may be served by water and sewer but does not 
indicate where service exists. All of the Pantops Development Area is designated for 
water and sewer service, with the exception of the Wheeler property north of Darden 
Towe Park. Water service is available throughout all of Pantops, except for an area north 
of an unnamed tributary of the Rivanna River that runs east/west near Darden Towe 
Park and will be extended with the Cascadia development.  Sewer is available to Peter 
Jefferson Place to the east but Glenorchy and Gazebo Plaza along the edge of Pantops 
are not currently served by sewer. 
 

�/�����*������,������������%��0�

Roads 
The two major roads serving Pantops are Route 250 East (Richmond Road) and Route 
20 North (Stony Point Road).  Current traffic conditions and back-ups on these roadways 
are an issue in Pantops.  Route 250 East was widened from the Rivanna River to 
Interstate 64 within recent years; however, there is still congestion along the roadway, 
especially at Free Bridge.  Other major roadways serving the area are Route 1117 (State 
Farm Boulevard), Route 1140 (South Pantops Drive) and Route 1116 (Riverbend Drive).  
Peter Jefferson Parkway will be completed with construction of the Martha Jefferson 
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Hospital and will connect Route 250 to State Farm Boulevard through Peter Jefferson 
Place.  
 
VDOT completed a study of Rt. 250 East from Free Bridge to the Fluvanna County line 
in March 2004. This study’s findings have been presented to the Albemarle County 
Board of Supervisors.  No action was taken by the Board at that time and the 
recommendations of the study were considered with the development of the Pantops 
Master Plan.  The Route 250 East Study suggested that these short-range 
recommendations be addressed to meet 2022 travel demands: Provision of a left-turn 
lane on eastbound Route 250 at Edge Hill; Improvement of Route 22/250 Intersection; 
Provision of a Park & Ride lot at Route 250/I-64 Interchange; Provision of a Park & Ride 
lot at Route 250/Route 616 and Provision of Express Bus Service to I-64 at Zion 
Crossroads. Long Range Alternatives recommended by VDOT’s Route 250 East Study 
included a recommendation for widening of Route 250 at Free Bridge to the I-64 
Interchange to six through travel lanes and continuous right turn lanes with a shared use 
path that may be located outside the proposed right of way, and I-64 Interchange 
improvements recommended along with relocating Hansen’s Mountain Road through the 
Gazebo Plaza site to Glenorchy Drive with this study. 
   
The recommendations of this VDOT study were the subject of a public meeting with 
Pantops residents in December 2004 (Appendix) which shaped the recommendations 
for transportation in the Pantops Master Plan.  Some of the study recommendations are 
incorporated into goals section of the Pantops Master Plan.   
 
Currently, two road improvement projects are planned for the Pantops Development 
Area and Route 250: 
 
Route 20 North (Stony Point Road) -  A project recommended in the County’s priority 
list of Primary Road Projects is to undertake the widening of Route 20 North to four-
lanes from just north of Route 250 to the Elks Drive/Fontana Drive intersection. 
Sidewalks and bike lanes would be incorporated into the west side improvements.  To 
date, the County has constructed sidewalks (and bus pull-out) on the east side of Route 
20 from Route 250 to Fontana Drive. There is an existing signalized pedestrian crossing 
across Route 20 from Fontana Drive to Elks Drive at Darden Towe Park. 

Route 250/22 Intersection-  While not in the Pantops Development Area, this 
intersection represents an important road improvement serving the larger Pantops (and 
Rivanna Village) area.  This project will realign the intersection of Route 22 and Route 
250 and provide a traffic signal to create a safer intersection and allow better traffic flow.  
The Rt. 250-22 intersection is near the entrance to Luck Stone where heavy loaded 
trucks cause delays traveling the incline heading east.  VDOT is currently working on the 
construction plan.  This project will be a public-private partnership between VDOT, the 
County and Luck Stone. The anticipated construction date is 2008, if all funding is in 
place.   

�

�
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Transit service is provided by the City of Charlottesville Transit Service (CTS) with whom 
Albemarle County contracts for service to Pantops. Currently, buses run on the hour 
from 6am-6pm with stops at Pantops Shopping Center, Wilton, Westminster 
Canterbury/Social Security offices, State Farm, Martha Jefferson Hospital, and DMV.  A 
new bus pull off was constructed on Route 20 at Wilton Farm to accommodate future 
transit expansion.  The City has prepared an updated Transit Development Plan (TDP) 
with County participation. This plan, updated every five years, will guide CTS 
improvements over the next five years.  Residents in the Pantops area have identified 
the need to improve service to the area, along with providing better signage and bus 
shelters.  The TDP recommends improving trip frequencies from one hour to 30 minutes. �

������������"���+��
Relative to need, the pedestrian systems in Pantops are currently insufficient. The 
system does not interconnect and sections of Pantops are without walkways near 
centers of activity, such as leading to Darden Towe Park and the Rivanna Ridge and 
Pantops Shopping Centers. Sidewalks are located along portions of Route 250 East, the 
eastern side of Route 20 to Fontana Drive, portions of Riverbend Drive and portions of 
South Pantops Drive.  Fontana, the largest single family residential development in 
Pantops, is served by rural cross-section roads that do not provide any pedestrian 
facilities for residents.  
 
There are only two signalized pedestrian crossings in Pantops, one at Elks/Fontana 
Drives across Route 20 at Darden Towe Park and one at South Pantops Drive crossing 
Riverbend Drive.  However no other crosswalks are delineated with striping or are 
signalized.  
 
The Greenways Plan within the Comprehensive Plan recommends a greenway along 
the Rivanna River with public access points. A portion of the Rivanna greenway exists 
between the Darden Towe Park to Riverbend, it is expected to be completed along the 
rest of the Rivanna River in the Pantops Development Area and beyond to Milton. The 
Greenways Plan also recommends providing an off-river trail along Elks Drive and also 
at the northern end of Darden Towe Park along Trevillians Creek; however currently 
there are no existing off-river trails to interconnect the Neighborhood. The Pantops 
Master Plan identifies additional off-river trails and priority pedestrian connections.  

�

�
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The Pantops Master Plan Framework Plan map and this section of the Master Plan 
contain recommendations for “place types” and land use in Pantops.   “Places” are 
discernible neighborhoods with a center of activity which help to create land use 
relationships that orient people, provide amenities and convenience, and encourage 
pedestrian activities.   Natural and man-made features have formed the edges of these 
neighborhoods and places.  Existing land use, the importance of the Rivanna River,  
physical conditions, and public input have helped to identify neighborhoods and 
neighborhood centers, which has, in turn, helped to create the future land use 
recommendations based on these “places”.    
 
The neighborhoods in Pantops have been generally defined by dashed circles from their 
centers on the Framework Map, representing a quarter-mile walking distance. The 
center types and land use designations applied form the neighborhoods within the 
circles. The Rivanna River Corridor is defined with an overlay hatching and is intended 
to serve as a major focal point for Pantops. The plan recognizes this with general 
recommendations regarding land uses and design adjacent to the river  but also 
acknowledges that more detailed work is needed. An implementation priority is for a 
detailed River Corridor Plan to be completed. The Employment District at the State Farm 
complex is also defined as a distinct areas.  Proposed land use, neighborhoods, and 
neighborhood centers are all described in the following paragraphs. 
 
This Plan recognizes that future development may occur under a by-right scenario that 
will be different than what is shown in the Plan.  However, the Framework Plan reflects 
the long term vision for Pantops.  Should opportunities in the future arise for 
development to achieve that vision, the Framework Plan will provide the necessary 
guidance. 
 

�����,��������,+����������������"�&$��*��  

 
As part of the master plan process, changes to the Pantops Development Area 
boundaries were considered. A boundary change was made with adoption of the master 
plan to the northern portion of Pantops, along Route 20 north of Dorrier Drive. This 
boundary change includes removal of 77-acres located at the northern edge of the 
development area. This change is reflected on the adopted Framework Plan map, Parks 
and Green Systems map, and the Implementation Map. Maps used during the master 
plan study process do not reflect this change in development area boundaries.  

 
LAND USE 
Land use is shown by various colors on the Pantops Master Plan Framework Plan.  The 
Master Plan contains an emphasis on mixed-use categories to create a dynamic urban 
form environment with flexibility in uses.  It is important in Pantops, that the form of 
development follow Neighborhood Model principles and the recommendations in 
Chapter 7 - Design Approaches. The Framework Plan includes the following land uses 
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with descriptions of each land use category below.  These descriptions are intended to 
be illustrative, not all inclusive. Additional descriptions for Neighborhood Density, Urban 
Density, and Institutional are included in the Land Use Plan section of the 
Comprehensive Plan.  
 
Greenspace –  Sensitive environmental features including stream buffers, flood plain, 
and adjacent slopes. Typically only passive recreation will occur in these areas or 
greenway trails. Also includes open space areas that may be managed and owned by 
homeowners associations.  
 
Parks -  Public and semi-public parks, greenways, and more active recreation areas.  
 
Urban Mixed Use  – Retail, commercial services, office and a mix of residential types 
based on the Urban Density land use category. This mixed use land use category is 
expected to have equal parts of residential and commercial uses. 
 
Commercial Mixed Use -- Retail, commercial services, office, hotel/motel/conference 
facilities, and wholesale uses with scale appropriate for Neighborhood and Community 
Centers.  Secondary uses include Employment uses. Residential uses at Urban 
Densities may be allowed as secondary uses.  
 
Employment Mixed Use  – Employment generators, including professional, business 
park, and medical offices, research & development, laboratory, and professional service 
uses.   Light Industrial uses may be considered where appropriate. Secondary uses 
include retail/service that is supportive of the employment uses and residential uses at 
Urban Densities.  
 
Neighborhood Density Residential  – 3 – 6 residential units per acre with residential 
support uses and limited non-residential uses. Neighborhood Density Residential areas 
will primarily accommodate single family dwelling unit types as well as institutional uses 
such as places of worship, public and private schools, and early childhood education 
centers including day care centers and preschools.  Neighborhood Density Residential 
areas accommodate small areas of non-residential land uses on the scale of 
Neighborhood Service, to serve residential uses. This may include corner stores of less 
than 4,000 square feet; live/work units above office and/or retail; small office buildings 
with less than 20,000 square feet; and studios/cottage occupations.  
 
Urban Density Residential  – 6.01 – 34 residential units per acre with support uses and 
some non-residential uses.  Urban Density Residential areas accommodate all dwelling 
types as well as institutional uses such as places of worship, public and private schools, 
and early childhood education centers including day care centers and preschools Urban 
Density Residential areas accommodate small areas of non-residential land uses on the 
scale of Neighborhood Service, to serve residential uses.  This may include corner 
stores, less than 4,000 square feet; live/work units above office and/or retail; small office 
buildings less than 20,000 square feet; and studios/cottage occupations 
 
Institutional  – Civic uses such as schools, fire stations, and libraries; hospital uses, and 
other public uses.  
�

�
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 The Framework Plan map and the Place Types table at the end of this chapter illustrate 

place-types and land use designations based on the transect concept, discussed in the 
Neighborhood Model and later in this section of the master plan. In Pantops, there are 
several “place-types”, with centers that define neighborhoods, cores, districts, and 
corridors.   
 

 &�������
 Centers are intended to be nodes of activity and the preferable distance from a 

neighborhood center to the edge/fringe area is ¼ mile, although in Pantops the edges 
may extend beyond the quarter mile distance. Neighborhoods that correspond to centers 
are illustrated on the Framework Plan map with dashed circles. Three center types are 
shown for Pantops to serve as focal points for neighborhoods: 
 

CG- Civic Green:  Primarily an urban open space (not just natural) that includes 
uses fronting on the center, multiple access points to neighboring residential or 
employment areas, design elements that provide a sense of arrival and civic 
presence. Civic Greens or urban open spaces are components of other center types 
in the plan, however the Civic Greens indicated on the Framework Plan are larger 
more natural areas and are intended to serve as parks: 

State Farm Boulevard 
Peter Jefferson Place 
Glenorchy/Gazebo Plaza 

 
NS- Neighborhood Service: A cluster of mixed use buildings with Neighborhood-
serving retail/service uses on the first floor, includes an urban open space adjacent 
to the mixed use buildings (see the description of Civic Center Green). These 
centers are intended to provide neighborhood retail uses such as a newsstand, small 
restaurant, bakery, convenience store without gas pumps, pharmacy/drug store, 
florist, small professional office, daycare/childcare, hair salon, other services, and 
small office space/live work units. Single uses with a building footprint over 10,000 
square feet should be considered conditionally with an FAR (Floor to Area Ratio) of 
up to 0.5 permitted. The Framework Plan designates two Neighborhood Service 
centers in Pantops: 

 Avemore/Cascadia 
  Rivanna Ridge 
 
C- Community:  A retail/service mixed-use center that is anchored by a grocery store 
and contains additional retail/service and other commercial. Single uses over 25,000 
square feet should be considered conditionally and an FAR of 0.65 to 1.00 are 
permitted. It is designed with multiple connections to surrounding residential and 
employment areas. It includes an urban open space and possibly recreation or civic 
element. The Framework Plan designates two Community Centers in Pantops: 

 Pantops Shopping Center (Core Community Center) 
  Luxor  

�
&����
Core areas are areas of the greatest intensity and formal design, with up to an FAR 
(floor to area ration) of 1.50.  Unlike Crozet, the Core of Pantops is not an existing 
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downtown, but an area of the greatest activity.  Pantops Shopping Center/Riverbend  is 
the only area which meets this description and which could also redevelop with features 
typical of a downtown.  The distance from this core area in Pantops to the edge of the 
Development area is approximately 1 ½ miles. This area will serve as the focal point for 
the entire Pantops Neighborhood.  
�
Districts  are single use areas which contain uses which are very important to support 
an area.  Airports, single-use employment centers, and other large single-use areas 
constitute districts.  Environmental features can also help to define a district.  There is 
only one district in Pantops: 

  
Employment District – An employment district is designated in Pantops at the 
almost 65 acre State Farm Insurance offices.  Due to its size, it does not have a 
“center” and is not intended to given its characteristics and nearby mix of uses 
and other centers.   

Corridors  are linear elements that connect neighborhoods and civic elements (and 
other sites such as districts) to each other.  Where corridors exist between 
neighborhoods, the Neighborhood Model envisions that they be conceived as civic 
elements.  Corridors can be man-made or natural and serve transportation requirements 
or exist as open space.  Open space corridors combine natural features such as rivers 
and stream valleys with man-made elements such as parks and golf courses to provide 
a significant infrastructure of open space throughout the Development Area.  Greenways 
can even link separate neighborhoods together through a series of hiking and biking 
trails.  Transportation corridors include light rail lines, bus corridors, parkways, highways, 
and pedestrian and bicycle trails.  The Rivanna River and Route 250 are corridors in 
Pantops.  

�
�
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The Pantops Master Plan has defined seven Neighborhoods of three neighborhood 
types, two corridors, and one district based on the recommended Place-Type 
components. Specific recommendations for each place are included in this section of the 
Master Plan document and the Pantops Place-Types Table provides additional 
information.  
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Residential Neighborhoods are located on the edges of the Pantops Development Area 
and where there are existing single family developments. The Pantops Master Plan 
recommends maintaining the residential character in these areas while providing 
appropriately scaled goods and services within walking distance and more natural 
greenspace.  
�
&�������
+�����),��
�-��
����#
���.��������,/
����� ,�0��
���
������
��

�1�
This Neighborhood is located near Route 20 North and Darden Towe Park as well as 
land east of Route 20.  It is the largest neighborhood in Pantops and the edges are 
formed by a stream running south of Wilton Farm and Avemore and by the edges of the 
Pantops Development Area on the north, east, and west sides.  This neighborhood 
includes a Neighborhood Service center will consist of the non residential uses planned 
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within Avemore and Cascadia. There are other important neighborhood focal points, 
including the Elks Lodge and Darden Towe Park.  

 

  
 
Pantops Master Plan recommends the following for land use in this neighborhood in 
Pantops: 

 
·  Maintain the residential character of existing neighborhoods. 
·  Allow for Neighborhood Density and Urban Density residential uses with a 

Neighborhood Service (NS) center.  
·  Protect the rural scenic qualities of Route 20 from the northern edge of 

the development area south to Elks Drive/Fontana Drive where 
development along Route 20 should transition to an urban character to 
the City of Charlottesville. 

·  Preserve stream corridors and flood plain in this neighborhood and allow 
for pedestrian paths in those areas, where natural features allow. 

·  Retain existing amenities and open space within residential 
developments. 
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The Glenorchy/Gazebo Plaza Neighborhood is at the eastern edge of the Pantops 
Development Area, north of the I-64/Shadwell interchange 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. Route 250 forms the southern edge of the 
neighborhood. The easternmost property in this neighborhood of Pantops is the 37.75-
acre Gazebo Plaza site which has been zoned PDSC, Planned Development Shopping 
Center since 1980. Under the by-right zoning, the owner has planned for an 
approximately 180,000 square feet shopping center with access to Hansens Mountain 
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Road. The 1996 Land Use Plan designated this property as Urban Density Residential 
(6.01 - 34 dwelling units per acre) and Neighborhood Service. Neither the1996 Land Use 
Plan or the Pantops Master Plan recommend a shopping center at this location.  
 
The Pantops Master Plan recommends the following for this neighborhood in Pantops: 

 
·  The dwelling and accessory structures on the Gazebo Plaza property appear 

to be fifty years old or older and may be 
considered historic and should be evaluated 
and documented. 

·  When development occurs on the 
undeveloped property (Gazebo Plaza site) 
provide a Civic Green Center surrounded by 
Urban Density Residential in the general 
area shown on the Framework Plan.  

·  Develop public or semi public park/green 
space on the northern half of the Gazebo 
Plaza site and provide trail connections.  

·  Respect the Monticello view shed by 
retaining land in open space. 

·  Replant trees that have been removed 
during grading to help create a wooded 
canopy, as part of viewshed protection for 
Monticello. 

·  Connect this neighborhood to the more intensive land use centers to the west 
with a multi-purpose path that leads into the planned sidewalk system.  

·  Create and preserve a vegetated buffer along Route 250 East through this 
neighborhood and at the Rural Area boundary to this neighborhood to help 
retain a residential and rural character in this part of Pantops. 
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Mixed use neighborhoods are centrally located within Pantops and are expected to 
develop in a compact urban form, exhibiting the greatest mix of uses. Future civic uses, 
such as library or postal services for Pantops should be located within these mixed-use 
neighborhoods.  

�
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This neighborhood is located on the north side of Route 250, west of the Glenorchy 
development and includes Luxor, Rite Aid Pharmacy, Westminster Canterbury, the 
American Legion, and the Montessori Community School.  The edge of this 
neighborhood is formed by natural features, with a stream to the east and the power line 
to the north. The Neighborhood has been shown separate from Rivanna Ridge on the 
south side of Route 250, since Route 250 forms an edge condition and this area has 
mixed commercial 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. Most of this neighborhood has a plan of development approved or under 
review, except for several properties that front on Route 250, including Aunt Sarah’s and 
the frontage properties of Westminster Canterbury. Residential use is expected with the 
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Pavilions townhouse project, which includes over 300 townhouses behind Rite Aid and 
between Westminster Canterbury and south of Fontana.  

 
The Pantops Master Plan recommends the following for this neighborhood in Pantops: 

·  The Luxor commercial development and Rite Aid pharmacy area 
represent an emerging Community Center. 

·  New residential development should respect existing residential 
developments and the school use adjacent to the Community Center. 

·  The American Legion Hall and Montessori Community School provide a 
transition to the 
commercial corridor on 
the north side of Route 
250.  They should be 
retained as supporting 
uses to the residential 
uses nearby.   

·  Create and preserve a 
vegetated buffer along 
Route 250 from 
Glenorchy Drive to 
Pantops Mountain 
Road to help retain the 
rural/residential 
character of this part of 
Pantops.  From 
Pantops Mountain 
Road heading west, 
create an urban character with building orientation to Route 250.  
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The Rivanna Ridge Neighborhood is the area south of Route 250/Richmond Road and 
west of State Farm Boulevard that includes Rivanna Ridge Shopping Center, various 
gas stations, office buildings, and restaurants. A large open area behind the shopping 
center has a trail adjacent to Rolkin Road near Carriage Hill, which are located down the 
mountain towards South Pantops Drive. Most development in this area is suburban in 
form and less than five to ten years old. The western edge of this Neighborhood includes 
the Route 250 Corridor with Commercial Mixed UsesThe neighborhood is at the top of 
Pantops Mountain and offers the most scenic views to Monticello/Montalto and the Blue 
Ridge Mountains. There are opportunities for future infill and enhanced pocket parks to 
capture scenic views.   Because of its visibility in the Monticello viewshed and 
topography, care is needed with any infill or redevelopment of the neighborhood.   
 
 
The Pantops Master Plan recommends the following for this neighborhood in Pantops: 

·  Establish blocks within the Rivanna Ridge Shopping Center to help create a 
street grid and better distribute traffic on the south side of Route 250. 

·  Augment the Rivanna Ridge Shopping Center with Urban Mixed uses to infill the 
shopping center and area east to State Farm Boulevard. 
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·  Preserve the green space behind the Rivanna Ridge shopping center and 
provide a pocket park at scenic 
spots, potentially along the western 
edge of the shopping center, along 
with a central green element. 

·  Make the neighborhood center a 
major pedestrian destination with 
sidewalk improvements, including a 
pedestrian crossing at Rolkin Road 
with sidewalks leading from 
adjacent residential areas into the 
center.  

·  Improve pedestrian access and 
circulation from the Hickman/Abbey 
road office area and a stairway 
should be provided from the cul-de-
sac at the end of Hickman Road to 
the center.  

·  Establish blocks in the office area of 
Hickman/Abbey to improve the 
street grid.  
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The State Farm/South Pantops Neighborhood includes the undeveloped area at the 
corner of State Farm Boulevard and South Pantops Drive, on the west side of State 
Farm Blvd and adjacent to the State Farm offices and the future Martha Jefferson 
hospital site.  Except for the State Farm Office, the area is largely undeveloped. The 
neighborhood is viewed as an area for potential infill with residential and commercial 
development. 
 
The Pantops Master Plan 
recommends the following for this 
neighborhood in Pantops:  

·  Provide Urban Mixed 
uses, which include live 
work units, additional 
offices or services to 
support employees in the 
neighborhood as well as 
residential use. 

·  A park located in the 
general area shown on the 
Framework Plan should be 
developed to serve as the 
focal point for this 
neighborhood. 

·  Locate additional 
civic/institutional uses in 
this neighborhood.   
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·  Consider locating a fire station in this neighborhood. 
·  Provide residential uses that relate to the major adjacent employers.  
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This Plan recognizes that future development may occur under a by-right scenario that 
may be different than what is shown in the Plan.  In the case of Peter Jefferson Place, a 
master development plan that includes the relocation of Martha Jefferson Hospital from 
Charlottesville to Pantops was approved in recent years. The Framework Plan reflects 
the long term vision for Pantops and recognizes development plans already underway.  
Should opportunities in the future arise for development to achieve that vision; the 
Framework Plan will provide the necessary guidance. The Peter Jefferson Place 
development includes approximately 240 acres of Peter Jefferson Place at the 
southeastern corner of Pantops, between Route 250, State Farm Boulevard, I-61 and 
the Rivanna River.  Included in this development is the proposed Martha Jefferson 
Hospital.  The neighborhood has an approved plan of development and serves as a 
major employment center.  

 

 
 
The Pantops Master Plan recommends the following for this neighborhood in Pantops: 

·  The Peter Jefferson Place development plan is suburban in character.  Over 
time, it should become more urban in character by infilling undeveloped spaces 
that are not serving as amenities. This is not expected to occur in the near term 
or to jeopardize the office park’s approved master plan in any way.   
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·  Infill should preserve the environmental features of the site and landscape, along 
with the existing historic farmhouse along Worrell Drive and the Pantops Farm 
house. 

·  Retain the focal point for the Neighborhood as the public park component of the 
Martha Jefferson Hospital site. 

·  Allow for museum uses such as the Kluge-Ruhe Aboriginal Art museum and a 
potential wild life art museum at the Worrell house. If these uses are not 
continued or pursued, allow for employment mixed uses as long as they are 
compatible with the historic structures.  

·  As a comprehensive inventory of cultural, historic, and archeological sites is 
completed, develop a Pantops cultural center to learn about the area and also 
consider providing community meeting space.  
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The Rivanna River Corridor includes both the river and land adjacent to the river along 
Free Bridge Lane, south of Darden Towe Park, and around the Pantops Shopping 
Center to River Bend. It is shown on the Framework Plan as an overlay to underlying 
land use recommendations to stress river-orientation and uses. Where there is no 
underlying land use designation for development and for the remainder of the corridor of 
the river through Pantops, a linear park and trails are in development. The Parks and 
Green Systems Plan calls for several access points along the River and a trailhead 
(major access point) as a feature of the linear park in and around the Free Bridge and 
Riverbend portions of the park.                                                                                                                                                       
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This area offers the best river walk possibilities along Free Bridge Lane adjacent to the 
Rivanna River and includes the properties between Free Bridge Lane and Route 20 
North, south of a stream and Darden Towe Park.  A redeveloped area would relate to 
the centers at Pantops Shopping Center, Darden Towe Park, and the City of 
Charlottesville; however, the Rivanna River is the intended focal point. This area 
deserves a special designation because the property along the river is publicly owned 
and provides opportunities for an enhanced river park. Any future development in this 
area should be especially sensitive to river ecology.  

 
Free Bridge Lane as a river walk may mean future limitations to vehicular access. The 
proposed Framework Plan calls for two land uses adjacent to the flood plain, Urban 
Mixed Use and Urban Density. This area could include a recreational focus associated 
with the River Corridor, with possible canoe rental and other recreational opportunities. 
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This neighborhood surrounds the Route 20/Route 250 intersection and includes the Free 
Bridge area and Pantops Shopping Center down to Riverbend. The edges are formed by 
the Rivanna River, a stream running north of Rivers Edge office buildings, and the office 
developments along Spotnap Road to the east. This neighborhood also includes the 
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majority of the Rivanna River Corridor designation of the Pantops Master Plan. The 
eastern edge of the neighborhood along Route 250 is less defined and connects with the 
Commercial Mixed Use Corridor on Route 250.  
 
The Pantops Master Plan recommends the following for this neighborhood in Pantops:  

·  Intensify use of the area with 
Urban Mixed Uses serving as 
a Core for the Pantops 
Development Area.  It is 
expected that this area of 
Pantops would exhibit the 
greatest density and formal 
design as a Core center. 

·  The special River Corridor 
designation applies to the 
edges of this neighborhood.  

·  No intensification of 
development should take 
place along the southern 
portion of South Pantops 
Drive, past the trail 
connection shown on the 
Parks and Green Systems 
Map. 

·  In conjunction with proposed 
transportation improvements, 
consider a connection from 
Pantops to High Street in the 
City of Charlottesville. The 
interconnection should be 
provided through the 
northwest wing of the 
shopping center and should 
avoid buildings closest to 
Riverbend Drive.  

·  Provide 
pedestrian/bike/transit 
improvements as a high 
priority.  

·  Further study this area and 
develop a more detailed 
design plan to accommodate a street connection into the City of 
Charlottesville, redevelopment of the area into an urban form, and 
enhancement of the river corridor.  

·  Preserve natural systems adjacent to the river while enhancing this area 
of Pantops with mixed use development including shops, cafes, and 
residential uses above.  

·  Frame and enhance views to the river. 
·  Provide access to the greenway through use of stairs and walkways 

where topography will allow.  
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Between Rivanna Ridge and Pantops Shopping Center/River Bend, the Route 250 area 
currently functions as a corridor. Given the existing Highway Commercial zoning and 
established uses, this area was designated with a Commercial Mixed Use land use in 
the master plan.  The existing commercial land use character of the area is not expected 
to change given its intensive zoning and recent development trends. The Plan 
expectation is that this area would remain predominantly commercial in character with 
some residential where compatible.  

 
The Pantops Master Plan recommends the following for this neighborhood in Pantops: 

 
·  Add employment uses within the corridor as 

the land use designation offers the potential for 
other uses besides highway oriented uses. The 
recently approved Pantops Park, which 
includes redevelopment of the old Moore’s site 
to office buildings and a bank, is a good 
example of those types of opportunities for this 
corridor.  

·  Create blocks, to the extent possible given the 
topography and natural features, so that 
buildings can be oriented towards internal 
roads.  

·  As opportunities arise for redevelopment, the 
focus should be on a mixed-use form that 
emphasizes employment, and minimizes 
continued emphasis on retail, particularly large-
scale car dealerships and highway oriented 
uses.  
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Pantops is a rapidly developing area and additional pressure for development will occur 
as the Martha Jefferson Hospital is moved from the City of Charlottesville and traffic 
patterns change.  Timing of development in relation to infrastructure is critical and the 
Pantops Master Plan contains recommendations on timing of new development.  Future 
development and redevelopment should occur first between Pantops Shopping Center 
and Rivanna Ridge. This area should exhibit the greatest density and formal design and 
is shown as Urban Mixed Use and Commercial Mixed Use on the Land Use Map. The 
timing of infrastructure and implementation steps are discussed in Chapter 9-
Implementation, but are an important consideration with regard to land use decisions in 
Pantops as well.  
 
 
TRANSECT 
The transect concept can best be described as a continuum of density and activity 
moving out from the neighborhood center or a “cross-section of neighborhood”, as 
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illustrated below. Based on this concept, neighborhoods include a Center/Core, the 
General Area, and the Fringe/Edges. The diagram below helps illustrate this concept.  

 
 
Illustration courtesy of Duany Plater Zyberk website 
 
The transect concept has been applied to Pantops on both a Development Area scale, 
with identification of a core area for Pantops and also on a neighborhood scale with 
identification of centers. Using this concept, the centers and neighborhoods described in 
the preceding section were identified. In some areas of Pantops, it is difficult to achieve 
the full continuum because of the existing development pattern. Pantops is an urban 
neighborhood, fairly small in size and distance from its centers to edges, so the transect 
and change between neighborhoods will be less distinct in some cases. Given that 
Pantops is an urban neighborhood, the general areas are larger and go all the way to a 
neighborhood’s edge in some instances. Primarily, these areas have been given Urban 
Density or Commercial Mixed Use land use designations. The fringe/edge condition 
occurs where two neighborhoods abut each other, a neighborhood abuts the Rural Area, 
or a neighborhood abuts defined natural features.  Fringe/edge areas also act as 
transition areas between neighborhoods, greenways, blueways, regional recreation, 
regional institutions, major land forms, and major roads.  
 
The Transect should be considered during land use decisions in Pantops. A property’s 
location in relationship to the designated Neighborhood Centers will be a factor in 
determining the level of intensity, density, and form of development that is recommended 
for the property. Properties located in, or close to, centers are recommended to develop 
at the upper end of the range of density and to have a higher FAR than properties 
located on the edges of neighborhoods, which are expected to develop at lower 
densities and FAR.  
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The Guiding Principles for Pantops emphasize protection of scenic vistas and 
maintaining a sense of open space as Pantops continues to grow.  It is important with 
future density increases, that there be intentional creation and preservation of additional 
natural areas, parks and urban landscapes to preserve the unique scenic and 
recreational qualities of Pantops.  It is especially important that the Rivanna River 
corridor be maintained as a focal point for the community.  The Parks and Green 
Systems recommendations of the Pantops Master Plan are intended to make open 
space integral to overall community design.  The Parks and Green Systems system is 
intended to protect natural systems and to provide greenway connections for residents. 
Residents and visitors to the area should have convenient access to parks, public 
gathering places, and natural views whether they are at home, work, or play.   
 
The County’s Parks and Recreation Department is responsible for maintaining the public 
parks and greenway system and for obtaining necessary easements and dedications. 
Currently, the County manages Darden Towe Park, which is jointly owned by the City 
and County.  The County also owns approximately 25 acres along the Rivanna River 
from Darden Towe Park south to and around Riverbend Apartments.  
 
Albemarle County’s Greenways Plan recognizes the benefits and opportunities that a 
greenway system provides.  It offers additional recommendations on greenways in 
general that should be included as the Pantops Master Plan is implemented.  The 
County’s Greenways Plan recommends a trail along the Rivanna River and portions of 
the trail have been completed.  Parking is available at Darden Towe Park and along 
Free Bridge Lane to access the trail. The Master Plan recommends additional trailhead 
access points for the public, with possible locations at Riverbend Drive, State Farm 
Boulevard, and in Peter Jefferson Place.  The Pantops Master Plan emphasizes the 
importance of completing the greenway trail and linear park along the Rivanna River as 
a public park and recommends additional off-river trails, both public access and some 
private, throughout Pantops and into adjoining Rural Areas.  
 
It is anticipated that the greenways system in Pantops may include off-river paths within 
neighborhoods maintained by owner’s associations or private property owners, with the 
County working to facilitate the provision of these trails.  Additionally, pocket parks and 
neighborhood scale parks may be owned and maintained by private associations but are 
intended to be accessible to the public. The County’s Parks and Recreation department 
is expected to be responsible for Pantops community and regional scale parks.   
 

The Parks and Green Systems Map shows both a Green Space designation and a Parks 
designation. Green Space areas are intended for conservation areas of sensitive 
environmental features and more formal open spaces or active recreation are intended 
in the areas shown with a Parks designation.  The Parks and Green Systems Map 
depicts existing and desired future parks as both public and semi-public spaces. The 
map shows the minimum amount of open space expected for preservation and a park 
system. Each neighborhood in Pantops is expected to have a range of open space 
types, including those centrally located and dispersed throughout Pantops.  Each 
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neighborhood center is intended to have green space elements similar to what is 
discussed as the Civic Green Center type, which is primarily an urban open space and 
not just a natural area.   A Civic Green includes uses fronting onto the center, multiple 
access points to neighboring residential or employment areas and design elements that 
provide a sense of arrival and civic presence.  In the Mixed Use Neighborhoods, this 
may include a square or green, as discussed in the Design Approaches section of the 
Neighborhood Model.  The Peter Jefferson/Martha Jefferson neighborhood will have a 
larger park component central to the neighborhood that will connect to the greenway 
system. 
 
The Pantops Master Plan recommends linking natural and historic/cultural assets, taking 
advantage of opportunities for public awareness of resources and potential heritage 
tourism.  Some key historic sites have been identified on the Parks and Green Systems 
Map as well as properties in Pantops that are 50 years or older.  There are important 
cultural and historical resources in Pantops, especially along the Rivanna River, that the 
greenway network will make more accessible and better-visited if connected through 
trails.  A more comprehensive, coordinated approach to inventorying resources and 
establishing this program is recommended.  
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Within the County’s Development Areas, streams identified by USGS as perennial 
require the preservation of a 100-foot wide vegetative buffer on both sides of the 
stream.  This is required through the County’s Water Protection Ordinance.  Perennial 
streams within the Pantops area are the Rivanna River and portions of Hickmans Branch 
and Culpeper Branch. 
 
Intermittent streams within the Development Areas currently do not require the 
preservation of a vegetative buffer.  However, in 2004 the County conducted a detailed 
assessment of all streams within the Development Areas to identify stream valleys and 
corridors that should be protected on the basis of ecological integrity and open 
space/recreational value within the urban/suburban matrix. 
 
Through the assessment process some streams not currently protected under the 
existing Water Protection Ordinance were prioritized for stream buffer and corridor 
protection.  It was intended that this prioritization would be incorporated into the Water 
Protection Ordinance to make it enforceable.  Such is the case for the unnamed 
intermittent tributary to the Rivanna that flows northwest from Ashcroft and eventually 
through Darden Towe Park.  This stream was given a high priority for protection, and the 
assessment recommends that the stream corridor should be preserved to provide 
access to natural refuge and trails in proximity to development. 
 
The remaining unnamed intermittent tributaries to the Rivanna in the Pantops area were 
determined during the assessment to be degraded for habitat or natural aesthetic and 
were not assigned high priority for protection and preservation.  The assessment 
recommends an alternative to complete piping of these stream corridors so that they can 
be managed to provide open space, pocket parks, and water features.  It is assumed 
that these channels will require engineering intervention of one type or another, such as 
limited piping, channel engineering and ponding. 
 
To accomplish these improvements that the County has identified as being beneficial, 
but are not currently supported by ordinance language, it is recommended that the 
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master plan utilize the existing water resources category “area of infill and 
redevelopment” found in Section 17-301 of the Water Protection Ordinance.  Additional 
criteria for stream protection prioritization based on the stream assessment, and 
additional criteria for stormwater management could be developed and applied to 
properties within that category. 
 
It is recognized that a significant portion of existing development within the Pantops area 
predates current stormwater regulations that manage water quantity and quality from 
development.  It is recommended that properties undergoing redevelopment be required 
to meet these current stormwater regulations, thereby reducing the potential for 
downstream flooding, reducing erosion downstream, and reducing pollutant loadings.   
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·   Expand the existing greenway system in Pantops as shown conceptually on the Parks 
and Green Systems Map.  Complete the trail and park along the Rivanna River and 
important off-river paths connecting neighborhoods to the river and other destinations in 
the neighborhood.  

 
·  Preserve the Rivanna River. It is shown as green space on the Parks and Green 

Systems Map and will create a linear park within the Pantops Neighborhood 
 

·  Interconnect greenspace, where trails lead to parks, neighborhood centers, or the 
Rivanna River providing pedestrian and bike facilities. 

 
·  Construct major and minor access points (trail heads) to provide primary and secondary 

convenient access to the Rivanna River Greenway and linear park.  These trail heads will 
provide for public parking and access with suggested locations at Riverbend Drive, Peter 
Jefferson Place, and near State Farm on South Pantops Drive.  

 
·  Create promotional materials and events to highlight the greenways to residents and 

businesses in Pantops. Consider heritage tourism opportunities and establishing an 
identity to Pantops and the Greenway for marketing purposes.  

 
·  Provide parks at the following locations: 

o Within the Gazebo Plaza site.  
o Within the State Farm property, near the corner of State Farm Boulevard and 

Pantops Drive, as either a community park or park area for the employment 
district  

o Between Free Bridge Lane and Route 20, south of Elks Drive, potentially as a 
dog park.  

 
·  Create public\semi-public spaces at scenic viewpoint locations, both within existing 

development and in conjunction with proposed developments.  These areas should have 
amenities such as outdoor seating, landscaped plazas, and walking routes. 

 
·  Provide historic interpretation with the Greenways program along the Rivanna River 

corridor.  
 

·  Acknowledge and preserve the history of the Pantops area as the neighborhood builds 
out to help celebrate the neighborhood’s identity.  
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·  Provide a complete inventory of historic, cultural, and archeological sites within Pantops. 
Historic sites previously identified include: Buena Vista, George Rogers Clark Museum, 
Burnley Tavern, Wilton Farmhouse and farm buildings, Franklin Farm, Pantops Farm, 
Locust Shade, Piraeus Lock and Dam.  

 
·  Elevate the history of Pantops within Civic Greens and other Neighborhood Centers with 

historic interpretation displays.  Some historic sites should serve as the focal point for 
Neighborhoods.   

 
·  Preserve historic buildings and natural landscape features that are unique to Pantops.  

 
·  Encourage property owners to pursue National and State register designations. 

 
·  Protect the character of Route 20 as a Virginia Scenic Byway.  

 
·  Promote Route 20/Stony Point Road through Pantops  as a route tourists can travel 

along the Journey through Hallowed Ground tour to reach Monticello from Gettysburg 
and other Civil War sites. 

 
·  Promote tourism in Pantops, with the Lewis & Clark Exploratory center and in Peter 

Jefferson Place.  
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Transportation is the highest priority issue to be addressed in Pantops.  As identified 
earlier in the plan, two of the County’s major thoroughfares are in Pantops.  Route 250 is 
a primary highway running east-west through Pantops.  Route 20 is also a primary 
highway, though not as wide, running north-south through Pantops. Traffic congestion 
which causes backups on Route 250, especially at Free Bridge, is a major problem to 
residents and commuters.   Preservation of the rural and scenic nature of Route 20 as it 
enters the Pantops development area is important.  Pedestrian improvements and bike 
facilities are also  needed in Pantops.  Finally, more frequent and expanded transit 
service is a critical need in Pantops. 
 
Created with input from residents, business owners, VDOT, and County staff, this 
section of the Pantops Master Plan describes the existing transportation network – 
where it works well and where there are deficiencies.  It discusses prior and ongoing 
studies related to transportation in Pantops.  Finally, it makes recommendations related 
to both localized as well as regional needs.   
 
The focus of the Pantops Master Plan is local in nature; however, it also incorporates 
some of the recommendations of the Route 250 East Corridor Study.  Traffic in Pantops 
is a regional issue and efforts are underway to begin steps to address it with the Eastern 
Connector and other studies. Regional coordination and funding will be needed to 
address traffic in Pantops and Route 250 to the Fluvanna County Line. 
 
The Pantops Master Plan supports an Eastern Connector and recommends a second 
Rivanna River Crossing south of Free Bridge into City of Charlottesville be considered. 
The Master Plan also recommends future improvements at Rt.250/Rt 20 and the I-64 
Interchange and the relocation of Hansen’s Mountain Road. The Master Plan suggests 
an improved internal street grid and neighborhood interconnections, an emphasis on 
improved transit to reduce traffic and increase ridership services with improved signage 
and bus stop facilities and Rideshare and park-and-ride lots, improved pedestrian and 
bike improvements, and trails to offer walking choices.  
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Route 250 East (Richmond Road) and Route 20 (Stony Point Road) are the primary 
roads servicing the area. Other major roadways serving the area are Route 1117 (State 
Farm Boulevard), Route 1140 (South Pantops Drive) and Route 1116 (Riverbend Drive). 
 
#
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Route 250 is a US Primary road that runs from West Virginia to Virginia. It is classified 
by VDOT as an “other principal arterial” between East Corporate Limits of Charlottesville 
and I-64 in Pantops, then as a “minor arterial” between I-64 and Route 22. Route 250 
from the City of Charlottesville to the I-64 interchange has four lanes, each 
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approximately 12 feet in width with a raised or flushed median, landscaped in some 
sections and right turn lanes in others and paved shoulders. There is a center turn lane 
and no median from the Route 20 intersection to approximately the intersection with 
Hansen Road. Portions of the roadway near the City of Charlottesville are 6 lanes.  
 
Average Daily Traffic Volume Estimates for Route 25 0 (2005): 
  52,000 (Charlottesville City Line to Route 20)  
  43,000 (Route 20 to I-64) 
  22,000 (I- 64 to Route 22)  
 
#
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Route 20 is a two-lane road that varies in right-of-way width and the most current annual 
average daily traffic volume estimates from 2005 indicate 13,000 on Route 20 from 
Route 250 to Dorrier Drive. 
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Pedestrian and bicycle access is an important aspect of the County’s overall 
transportation system to enhance.  There are deficiencies in Pantops with subdivisions 
built with rural cross-section roads, lack of crosswalks or a completed sidewalk system 
to allow walking, and no bike lanes. Walkways and bikeways provide for safe and 
convenient travel and improve the efficiency of the roadway system by reducing potential 
conflicts between motor vehicles and pedestrians/cyclists. Pedestrian and bicycle 
access improvements can also complement and enhance the mass transportation 
system by improving access to bus stops and places of economic activity. The provision 
of an effective pedestrian/bicycle system can also enhance the sense of community 
within developed or developing areas of the County by providing pedestrian/bicycle 
facilities that interconnect communities and facilitate and encourage interaction within 
the area.  
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The County of Albemarle contracts public transit service from the City of Charlottesville 
Transit Service (CTS). Currently, buses on Route 10 serving the area run on the hour 
from 6am-7pm with stops at Pantops Shopping Center, Wilton, Westminster 
Canterbury/Social Security offices, State Farm, Martha Jefferson Hospital, and DMV.  

 

RideShare is a program of the Thomas Jefferson Planning District Commission that 
works to reduce traffic congestion and increase mobility throughout the City of 
Charlottesville and the Counties of Albemarle, Fluvanna, Greene, Louisa, and Nelson. 
They offer free carpool and SchoolPool matching, a vanpool start-up service, and a 
Guaranteed Ride Home program, which provides free rides home in an emergency to 
users of alternative transportation. RideShare also works with employers to develop and 
implement traffic reduction programs, and market the region's Park and Ride lots. 
RideShare is a member of the Commuter Information Team (CIT), a partnership that 
includes JAUNT, Charlottesville Transit Service (CTS), University Transit Service (UTS), 
and Greene County Transit. The CIT acts as a transportation information and referral 
center for the region, including Albemarle County, as well as contributing to joint 
marketing and awareness efforts. 
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The Park and Ride Committee is an informal group of agency staff and local planners 
that meets quarterly to review, update, and implement plans related to creation and 
maintenance of park and ride lots in the region.   Members include VDOT, Charlottesville 
Transit Service, JAUNT, one urban locality staff member, one rural locality staff member, 
and TJPDC staff.  A park and ride lot is currently located at Darden Towe Park and the 
Pantops Shopping Center.  State Farm has a successful van pool program that allows 
for a high percentage of their employees that commute from outside the area to 
participate. 
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Unlike the Crozet or Places29 Master Plans in the County, there is not a specific 
transportation study that accompanies this Master Plan; however, there are several 
studies already completed, underway or planned to  address  improving traffic flow in 
Pantops, especially along Route 250. (The status of each is noted below.) These studies 
will provide opportunities to better understand traffic impacts in the area and assess 
recommended improvements.    

"��������������������
���������- -underway  
A study of the eastern part of Albemarle County, Fluvanna and Louisa Counties is being 
undertaken by the Thomas Jefferson Planning District Commission. The Eastern 
Albemarle Sub-Area Study includes an area bounded by I-64 on the west, Route 22 on 
the north, the Albemarle/Fluvanna County line on the east and Route 53 on the south. It 
includes a network analysis of connections to Route 250 west of I-64 interchange in the 
Pantops area.  Key objectives of the study are: 

·  Update the CorPLan model in the study area developed for the Eastern Planning 
Area to reflect the recommendations of the Albemarle County Comprehensive 
Plan; 

·  Integrate with the overall study that includes Northwest Fluvanna and Southwest 
Louisa; 

·  Evaluate alternate multi-modal transportation networks that complement the 
Comprehensive Plan; 

·  Analyze key intersections in the study area given the findings of the network 
analysis; Intersections studied include: 

�  Union Mills Road (Rt. 616) at Woods Edge Road (Rt. 623) 
�  Route 250 at Milton Road (Rt. 729) 
�  Route 250 at Glenmore Way 
�  Black Cat Road (Rt. 616) at Route 22 
�  Black Cat Road (Rt. 616) at I-64 
�  Black Cat Road (Rt. 616) at Route 250 
�  Route 53 at Presidents Road (Rt. 795) 
�  Route 53 at Milton Road (Rt. 729) 
�  Gelletty Road at Milton Road (Rt. 729) 
 

·  Identify specific short-term and long-term transportation projects that can be 
implemented through both the public sector and as part of private development 
proposals. 
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A public workshop was held in April 2007 to display and get feedback from the public on: 

·  Background information for the study:  Eastern Planning Initiative, traffic 
estimates for Eastern Albemarle Study area are based on land use scenario 
developed for NWF/SWL study, in addition to the land use for the portions of 
Albemarle in the study area;   

·  Existing and future year (2025) projected traffic volume for the study area; 
·  Recommended improvements, including intersections, road widenings, 

shoulder/safety projects and transit.  These improvements were identified based 
on safety concerns and mobility needs in the study area; 

·  General information about best practices for improvements to ensure that the 
public understands the content of the intersection improvements (e.g. info. about 
the purpose of slip lanes, roundabout, etc. as well as pedestrian issues related to 
this improvements) 

Preliminary recommendations identify improvements that should be addressed in the 
near term (1-12 years), those which are longer term (12-20 years), and specific 
recommendations for each of the intersections studied. The consultant will prepare a 
final report that documents the recommended plan, including existing and forecast future 
conditions, deficiencies, projects, and strategies.  One of the most important products of 
this study will be a specific list of projects that the County can use to guide developer 
contributions as new development comes online.  The study will include a list of specific 
capital projects, a schedule for implementation and estimated cost and escalators.  
There will be opportunities for public input on the findings and recommendations of this 
study.   Staff anticipates completion of the study in mid 2007. 

"��������
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������- -underway                                                                                                                            
The Eastern Connector Study is a joint planning effort by the City of Charlottesville and 
the County of Albemarle.  The two localities have jointly and equally funded this 
$500,000 study.  The Eastern Connector Steering Committee, which is appointed by 
Charlottesville City Council and the Albemarle Board of Supervisors have been meeting 
with the consultant since December 2006. A May/June 2007 public workshop is planned. 
The study will provide a minimum of three alternative road alignments that will provide a 
connection between US 250 east of Route 20 and US 29 between Rio Road and Proffit 
Road.  The alternatives will be evaluated in regards to impacts on traffic, the 
environment, existing neighborhoods and private property, project cost and other fiscal 
impacts.  This study will begin this fall and will include opportunities for public input.  
Staff anticipates a Fall/Winter 2007 completion for this study phase of the project.   

The Eastern Connector would connect the 250 East/Pantops area with Route 29 North 
and address the significant volume of traffic traveling in an “east to north” pattern both 
now and in the future.  This study is listed as a new construction project to be studied in 
the UnJam 2025 MPO Plan.  UnJam is the combined urban and rural transportation plan 
for the area, adopted by the Metropolitan Planning Organization (MPO) and Thomas 
Jefferson Planning District Commission. The CHART Study states “project funding is 
included in the CHART recommended projects lists for construction if a feasible route 
can be identified that provides cost-effective transportation benefits, while minimizing 
impacts on neighborhoods and the environment.” All regional projects of significance 
and requiring funding have to be listed in CHART.   Residents from Key West and 
adjacent neighborhoods have expressed concern about potential impacts on 
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neighborhoods, parks, historic properties and natural areas. These concerns should be 
carefully looked at in the study. 

#
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������-� #  (completed March 2004) 
Starting in 1998, VDOT undertook a study of the traffic, projected traffic, and street 
improvement needs for improving traffic flow on Route 250 East.  This study included 
Route 250 from Free Bridge easterly to the Fluvanna County line.  A long list of needs 
was generated from the study with estimated costs.  Prior to VDOT expending money on 
any projects in the study area, it is necessary for the Albemarle County Board of 
Supervisors to endorse the project. The recommendations of this study have been 
considered as part of the development of the Pantops Master Plan.  
 
The Route 250 east Study suggested that these short-range recommendations be 
addressed to meet 2022 travel demands.  

·  Provision of a left-turn lane on eastbound Route 250 at Edge Hill 
·  Improvement of Route 22/250 Intersection 
·  Provision of a Park & Ride lot at Route 250/I-64 Interchange 
·  Provision of a Park & Ride lot at Route 250/Route 616 
·  Provision of  Express Bus Service to I-64 at Zion Crossroads 

 
Long Range Alternatives included: 

·  VDOT’s recommendation for Route 250 at Free Bridge to the I-64 six through 
travel lanes and continuous right turn lanes with a shared use path that may be 
located outside the proposed right of way.   

·  I-64 Interchange improvements are recommended along with relocating Hansens 
Mountain Road to Glenorchy Drive with this study.   

�
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CTS recently updated Transit Development Plan (TDP). The County has participated in 
the development of this plan update which will improve frequency of service on the 
existing routes in Pantops from 60 minutes to 30 minutes. Specifically, the plan includes 
the following for CTS Route 10, which serves Pantops: 
 

Prior to FY 2006, Route 10 operated on 30 minute headway between the Downtown Mall 
and Pantops Shopping Center and served Wilton Farm and State Farm on alternating 
trips. To extend service to the Martha Jefferson Hospital Campus and the 
Westminster/Canterbury neighborhoods, the Pantops/State Farm and Pantops/Wilton 
Farm branches were merged into a single branch with 60-minute headway. In FY 2008, 
the headway on Route 10 should be reduced from 60-minutes to 30-minutes because it 
would provide higher frequency service to essential services, including the Social 
Security Administration, Department of Motor Vehicles, and Martha Jefferson Hospital 
Campus, as well as several neighborhoods. This would likely make transit a more 
enticing option and attract more riders. Implementation is contingent upon funding from 
Albemarle County.  

 

�
�
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Implementation for further information.) 

#
�����89,#����
���#
��
�
Recommendations for improvements are as follows:  

·  Provide for multi-modal transportation, including sidewalks, bike lanes and other 
pedestrian crosswalk and safety features.  

·  Improvements to Route 250 should not include excessive widening and no more 
than six lanes total are recommended, to include two travel lanes with a 
continuous right turn lane.  

·  Address signalization and improve turning lanes and turn movements with a 
center median from the Route 20 intersection to the top of the mountain.  

·  Reconstruct Route 250 as a boulevard with a planted median and completed 
sidewalk system, with crosswalks at strategic crossing points.  

·  Develop a corridor landscaping plan to unify and beautify both sides of Route 
250 East.  This plan may distinguish portions of the corridor with different 
landscaping treatments.  The most formal urban design and character along 
Route 250 should begin at Peter Jefferson Parkway/Westminster Canterbury and 
continue to Free Bridge.   

 
As stated earlier in the report, Route 250/Richmond Road is functioning at a D Level of 
Service and VDOT’s long term plan calls for additional widening Route 250 from 2-lanes 
to 3-lanes plus a continuous right-turn lane.  Based on the desire to have usable 
pedestrian crossings and a walkable Pantops, the recommendations of the Pantops Plan 
are not consistent with VDOT’s plan with regard to widening. 

#
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Recommendations for improvements are as follows: 

·  Widen Route 20 from Route 250 to the Elks/Fontana Drive intersection to 4 lanes 
with curb/gutter, bike lanes, and sidewalks.  

·  Maintain rural character on Route 20 north of Elks/Fontana Drive.  
·  Additional multi-purpose paths provided to Darden Towe Park along Route 20, 

possibly along the park frontage and leading to the future Lewis & Clark 
Exploratory Center.  
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Recommendations for improvements are as follows: 

·  Improve the Level of Service of the I-64 /Route 250 Interchange, including double 
left turn lanes on the east bound off ramp. Other traffic management and signal 
improvements should be considered.  

·  Relocate Hansens Mountain Road from its current intersection with Route 250 to 
a new location that would ultilize the Glenorchy Drive/Peter Jefferson Parkway 
crossover at Route 250 in a manner that avoids significant negative impacts to 
occupied dwelling units in the Glenorchy neighborhood.   

 
 
 
 
�



��������	���
�������

����
��	��������������

�� �

$
�����
������
��
�
Improving the local street grid internal to Pantops was a primary reason for initiating the 
master plan process. These interconnecting local street systems are intended to reduce 
vehicle trips on Route 250. They have been illustrated on the Implementation Map and 
also the Framework Map. The map suggests important connections that should be 
made, in as many places as could be determined feasible with the information available. 
All road connections shown would have to be fully evaluated and discussed with VDOT 
and the public again prior to moving forward.  In most cases, it would be expected that 
these connections would be made as part of development projects and it has not been 
determined at this point which roads may be County initiated or public/private 
partnerships.   
 
Prior to making interconnections to existing neighborhoods, the design of the existing 
roads in those neighborhoods should be considered and the pedestrian system should 
be evaluated. Any improvements or traffic calming measures should be installed before 
interconnections are made.  Most recently, the Planning Commission has heard from 
residents in Fontana regarding safety concerns with interconnections to their 
neighborhood. This will also be an issue that to be addressed if Hansen Mountain Road 
is connected to Glenorchy through the Gazebo Plaza site.  
�
Recommendations for improvements are as follows: 

·  Provide parallel roads to Route 250 on both the north side and the south side of 
Route 250.  These roads are not intended as service roads, but alternate east-
west routes for local traffic. 

·  Provide interconnecting north-south streets on both sides of Route 250 East to 
complete the internal street network. 

·  As opportunities arise, interconnect existing neighborhoods to new 
neighborhoods and developments using streets, and pedestrian and bike 
facilities.  

·  Where interconnections from or to existing neighborhoods occur, consider the 
need for installation of traffic calming measures as needed before the 
interconnections are made. 

·  Consider upgrading certain neighborhood streets which are (or will be) 
interconnected with other neighborhoods but were not constructed with facilities 
necessary to support interconnections. (ex. Fontana Drive) 
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A priority of the Pantops Master Plan is to improve linkages to the City of Charlottesville. 
Road crossings of the Rivanna River, south of Free Bridge, have been preliminarily 
considered including a connection to High Street from the Pantops Shopping Center and 
a connection from State Farm Blvd to Market Street. A Rivanna River crossing to High 
Street in the City of Charlottesville is the preferred option to explore as a possibility. The 
City Connection has not been endorsed in any way by the City or the MPO, but is a 
connection to study the feasibility and benefits of providing.  The Eastern Connector 
Study will provide information helpful to deciding whether this project should be pursued.  
The property owner of the Pantops Shopping Center has indicated a willingness to 
discuss the road connection and has noted that they would not like to see the east wing 
of the shopping center, with the Food Lion, and the Roses wing impacted by a road 
project.  
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Recommendations for connections are as follows: 

·  Provide a bridge crossing the Rivanna River, connecting Riverbend Drive/South 
Pantops area to High Street in the City of Charlottesville. 

·  Explore opportunities for pedestrian bridges over the Rivanna River to link 
residential areas with employment areas and recreation.  

·  Consider recommendations of the upcoming Eastern Connector Road Study.  
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Recommendations for improvements are as follows: 

·  Improve the  intersection of Rolkin and Abbey Roads with State Farm Boulevard 
to improve traffic flow.  

·  Provide a roundabout or improve the alignment at  the intersection of 
Hickman/Isham Drive and State Farm Boulevard. 

·  When warrants are met, provide a signal at the northern end of State Farm Blvd 
where it intersects with Route 250 (VDOT is in the process of evaluating the 
intersection and conducting a warrant analysis for signalization.) 

·  Provide for parallel streets on both sides of State Farm Boulevard.  It is 
recognized that these parallel streets are a long-term improvement and would be 
possible only with a change in the current concept plan for the Peter Jefferson 
site. 
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The Pantops Master Plan recognizes that transit can help relieve traffic congestion and 
is an alternative to road construction, particularly in more densely developed urban 
areas. There is an emphasis in the plan to alternatives to major road construction and 
auto dependence.  

Recommendations for transit improvements are as follows:  
 

�  Expand bus service and continue to improve frequency of service within Pantops, 
focusing on daytime ridership to central services located at the Downtown Mall. 

·  Provide additional stops in the Pantops neighborhood to improve service to the 
City and other County neighborhoods. Continued monitoring and coordination 
between the County and CTS is needed to ensure that new development will be 
served with transit. Ultimately, provide 30 minute headways for service to 
Pantops.  

·  Improve signage and shelters at bus stops to encourage ridership. 
·  Consider initiating trolley/bus service within Pantops serving major 

origins/destinations within the neighborhood. 
·  Ensure new development is transit ready.  
·  Consider providing express or rapid bus service between Zion Crossroads to the 

City on Route 250 and between Pantops to Route 29 North, linking to services 
proposed in Places29.   

·  Encourage new development to contribute to funding transit services to offset the 
cost of service and to reduce traffic impacts of development proposals.  
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RIDESHARE/Park and Ride  

The intent of the Pantops Master Plan is to provide opportunities for ridesharing along 
the major commuter corridors before traffic enters onto Route 250. These roads include 
I-64, Route 22, and Route 616. Park and Ride facilities already exist in the Pantops 
Shopping Center and at Darden Towe Park. There are many opportunities to enhance 
the RideShare and Park and Ride  programs in Pantops. The Pantops Master Plan 
recommends the following: 

·  Provide additional  park and ride lots east of Pantops to address regional 
commuter traffic. Possible sites in clued near the Route 250/I-64 Interchange, the 
Route 250/Route 22 intersection near the Rivanna Village/Route 616 area.  

·  Encourage and promote Rideshare programs. Identify needs and opportunities of 
Pantops residents to improve rideshare and commuter programs.  

�
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Pedestrian connections will be prioritized based first connecting the highest density 
residential areas and employment areas with commercial and recreational destinations 
within the neighborhood. Residents have noted that any sidewalk or bike path should be 
designed so that people are comfortable walking or biking, with an emphasis on width 
and pavement materials and having paths removed/buffered from busy roadways.   
 
The pedestrian and bike system in Pantops is currently inadequate to meet existing 
residents needs and they identified the need to improve the pedestrian system and 
walkability in Pantops, including crossings on Route 250; to provide safe bicycle routes 
and to consider additional street lights. To address these goals in the Pantops Master 
Plan, an expanded system of trails has been developed and is illustrated on the Parks 
and Green Systems Map along with improvements to the bicycle and pedestrian system 
are recommended: 

·  Develop convenient pedestrian/bicycle crossings across Route 250 East at two 
or three key locations.   

·  Key intersections to focus pedestrian improvements and to provide safe 
crossings area Route 20/250 and at Rivanna Ridge Shopping Center from Rolkin 
Road/Rite Aids across Route 250 and mid-block between these two locations.  

·  These crosswalks should be provided as controlled crossings at a minimum and 
potentially grade separated if necessary.  

·  Pedestrian crossing points should be clearly identified and physically defined by 
landscaping and other features. 

·  Provide connected sidewalk system: Complete sidewalk system on Route 250 to 
Peter Jefferson Place/Glenorchy, Route 20, Riverbend Drive, South Pantops 
Drive, and State Farm Boulevard.   

·  Sidewalks should be provided on both sides of Route 20 from the Route 250 
intersection to Elks/Fontana Drives; an asphalt path should be provided from the 
Elks Drive intersection to the northern Pantops Development Area boundary, 
including to the Broadus Memorial Baptist Church and Lewis & Clark Exploratory 
Center.  
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·  All roads should have sidewalks to encourage and facilitate walking. Sidewalks 
should be buffered from the roadways so that pedestrians are comfortable 
walking along the roadways.  

·  An improved trail system (See Parks and Green Systems Map) within Pantops 
that will provide pedestrian and bicycle connections as an alternative to 
automobiles.  

·  Provide destinations within a quarter-mile of residential areas. The proposed 
Pantops Land Use Plan encourages a mix of uses and centers closer to 
residents.  

·  Bike Lanes should be considered for inclusion on Route 250 if possible. This may 
be accomplished with bike lanes next to travel lanes or with multi-purpose paths 
adjacent to the road in some portions of Pantops.   

·  Provide bike lanes on South Pantops Drive, Route 20, Riverbend Drive, and the 
proposed northern parallel road to Route 250.  

·  Encourage businesses to install bike racks for patrons.  
·  Identify streets for additional pedestrian and street lighting to improve safety 

within Pantops.  
·  Greenways have also been identified in the Pantops Master Plan as a way of 

connecting neighborhoods by providing safe bike and pedestrian paths.  Refer to 
the recommendations of the Parks and Green Systems Maps for neighborhood 
to neighborhood trail connections.  
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Route 250 improvements should provide for multi-modal transportation, including sidewalks and 
bike lanes, and other pedestrian safety features.  
 
Improvements to Route 250 should not include excessive widening and no more than six lanes 
are recommended, to include two travel lanes with a continuous right turn lane.  
 
Hansen Mountain Road/Route 250 safety improvements are needed. In the short term, the cross 
over of Hansens Mountain Road on Rt. 250 should be closed. In the long term, the Hansen 
Mountain Road should be relocated so that traffic is rerouted, likely to Glenorchy Drive.  
 
Route 250/Route 20 Intersection--Further study is needed to identify improvements needed and 
funding.  
 
Eastern Connector Study –underway 

·  Ensure active neighborhood participation in MPO study of Eastern Connector, with 
attention to neighborhood-to- neighborhood benefits. 

 
Improved linkages to the City of Charlottesville crossing the Rivanna River have been explored, 
including a connection to High Street from the Pantops Shopping Center and a connection from 
State Farm Blvd to Market Street. 
 
A Rivanna River crossing to High Street in the City of Charlottesville is the preferred option. 
Further discussion with the City of Charlottesville is needed, along with engineering and cost 
feasibility considerations. 
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Improve street grid internal to Pantops, interconnecting local street systems, reducing vehicle 
trips on Route 250.  
 
Prior to making interconnections to existing neighborhoods, evaluate the pedestrian system within 
the neighborhood and establish if any improvements or traffic calming measures should be 
installed before interconnections are made. 
 
Consider closing Free Bridge Lane to automobiles and providing an enhanced greenway/park in 
that area.  
 
Route 250 should have a boulevard character.  
 
Develop a corridor landscaping plan to unify and beautify both sides of Route 250 East.  This plan 
may distinguish portions of the corridor with different landscaping treatments.  The most formal 
urban design and character along Route 250 should begin at Peter Jefferson 
Parkway/Westminster Canterbury and continue to Free Bridge.  
 
Provide safe bicycle and pedestrian paths throughout the Pantops neighborhood. 
 
Pedestrian crossing points should be clearly identified and physically defined landscaping and 
other features.  
 
Develop convenient pedestrian/bicycle crossings across Route 250 East at two or three key 
locations.   
 
Provide connected sidewalk system: Complete sidewalk system on Route 250, Route 20, 
Riverbend Drive, South Pantops Drive, and State Farm Boulevard.   
 
An improved trail system (See Parks and Green Systems Map) within Pantops will provide 
pedestrian and bicycle connections and an alternative to automobiles.  
 
Provide destinations within a quarter-mile of residential areas. The proposed Pantops Land Use 
plan encourages a mix of uses and centers closer to residents.  
 
All roads should have sidewalks to encourage and facilitate walking. 
 
Bike Lanes should be included in Route 250 improvements, new roads, and as part of 
improvement projects to existing roads. This may be accomplished with multi-purpose paths 
adjacent to the road.   
 
Encourage businesses to install bike racks for patrons.  
 
Identify streets for additional pedestrian and street lighting to improve safety within Pantops.  
  
A park and ride lot is currently located at Darden Towe Park and the Pantops Shopping Center; 
State Farm has a van pool program. Provide other park and ride lots east of Pantops to address 
regional commuter traffic.  
 
Encourage and promote Rideshare programs. Identify needs and opportunities of Pantops 
residents to improve rideshare and commuter programs.  
 
Consider initiating trolley/bus service within Pantops serving major origins/destinations within the 
neighborhood.  
 
Expand bus service within Pantops, focusing on daytime ridership to central services located at 
the Downtown Mall and central business district. 
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Provide additional stops in the Pantops neighborhood to provide improved service to the City and 
other County neighborhoods.  

 
Ensure new development is transit ready. 
 
New development should help to pay for transit and provide amenities to riders.  
 
 
 
 

�
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The quality of development is important to residents and property owners in and near 
Pantops.  During the public input process, the public expressed a desire for high quality 
development and viewshed protection for Monticello and the City of Charlottesville.  
They suggested that more environmentally friendly and sustainable site development, 
such as low impact development occur and green roofs be used.  They liked the 
landscaping requirements related to the Entrance Corridor and endorsed the 
neighborhood streetscape recommended in the Neighborhood Model.  Citizens asked 
that new design principles help Pantops to create its own visual character, rather than be 
an emulation of other parts of the County.  Most important in Pantops is that new 
development and redevelopment happen in a compact, sustainable manner that works 
with the natural topography, not reshapes it.  
 
This section of the plan establishes basic principles and direction for design in Pantops 
for all development proposals, including by-right proposals. As more detailed planning 
work is completed, both in Pantops and other County master Plans, more specific design 
guidelines will be developed for Pantops.   
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Views from several vantage points are important to Pantops, including views from the 
City of Charlottesville, within Pantops, and fringe areas including the Southwest 
Mountains Rural Historic District.  Views from Monticello to Pantops are extremely 
valuable to the County because of the role Monticello plays in Albemarle County and 
national history.  This master plan recommends that developers be cognizant of the 
need to protect these viewsheds when rezoning and developing site plans.   
 
As part of a future set of design guidelines for Pantops, consideration should be given to 
creating height restrictions in areas of high visibility and where a proposed height would 
negatively impact a historic viewshed or one or more scenic qualities of the 
neighborhood to avoid skylighting of buildings.  County lighting regulations should be 
evaluated to identify any changes appropriate for Pantops, given its visibility from 
Monticello and topography within the neighborhood. Until a set of design guidelines is 
created, developers are requested to consult and incorporate Monticello Viewshed 
Guidelines into new development proposals.  These guidelines were provided by the 
Thomas Jefferson Foundation and address priority view protection areas, parking lots, 
colors, facades, roofs, and landscaping.  They are provided below: 
 

Monticello Viewshed Guidelines for Developers  

1. Monticello is renowned for its vistas.  Those from three areas are paramount: 

a. From the northwest terrace (elevation 871 feet).  This promenade is where visitors 

exit from the house tour and begin to explore the landscape. 

b. From the shuttle bus stop northeast of the house.    

c. From the “First Roundabout,” the uppermost road that encircles the house.  This 

primary pedestrian road is approximately a half-mile in circumference.  
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2. Parking lots are best concealed when located on the far side of the building (as viewed from 

Monticello) and the area broken up by plantings. 

3. Building facades are less intrusive if articulated and not monolithic. 

4. Earth-tone colors such as reddish-brown brick help to soften the visual impact of a building.  

If not adopted for the street side, consider it for the back of the building if it faces Monticello. 

5. Dark roofs (black, gray) are preferred.  Expansive flat roofs can be camouflaged by mottled 

patches of light and dark stone. 

6. Screening by a long narrow border of trees of a single species should be avoided.   

7. Consider a canopy of lofty trees (such as tulip poplars) to screen out development if the vista 

from Monticello is angled down on the site.  The lower limbs of the trees can be pruned to 

open ground-level views while protecting the vista from Monticello. 

8. The lighting of buildings and parking areas should be shielded to eliminate glare. 

 
To assist with by-right development and with legislative reviews, the County will work to 
establish a more formal process to incorporate these guidelines as part of the 
development review process 
�
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Route 250 and Route 20 within Pantops are Entrance Corridors which lead to historic 
landmarks in the City of Charlottesville as well as in Albemarle County.  At present, there 
are no architectural and landscaping guidelines specific to the Pantops area.  Until 
specific entrance corridor guidelines for Route 250 and Route 20 in Pantops are 
developed, the Master Plan recommends the following: 
 
#
�����89�"���  

·  From Route 250 East at the I-64 interchange, transition from the Rural Area into 
the Development Area by providing a landscape buffer or additional landscaping 
into the Development Area west to Worrell Drive on the south and Pantops 
Mountain Road at Westminster Canterbury on the north. 

·  From Worrell Drive and Pantops Mountain Road, provide an urban character with 
shallower setbacks and a building orientation to Route 250.  This treatment 
should continue into the City of Charlottesville. 

·  Setbacks along Route 250 should allow for ornamental trees on-site with 
shrubbery augmenting lawns. 

·  Street trees should be located within the right of way. 
·  Asphalt pedestrian paths or concrete sidewalks of at least 8 feet in width should 

be provided on both sides of Route 250 East.  Planting strips of at least 8 feet in 
width for street trees should be provided between the curb and the sidewalk or 
path. 

·  Entrances to buildings should be provided from Route 250 East to allow the 
pedestrian access from the sidewalk.  

 
�
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·  From the development area boundary on the north to Elks Drive on the west and 

Fontana Drive on the east, transition from a rural character to a suburban 
character using landscape treatments with rural suburban features. 

·  From Elks Drive and Fontana Drive to Route 250, provide an urban character 
with shallower setbacks and a building orientation to Route 20.   

·  Concrete sidewalks of at least 8 feet in width should be provided on both sides of 
Route 20 from Elks Drive and Fontana Drive to Route 20.  Planting strips of at 
least 8 feet in width for street trees should be provided between the curb and the 
sidewalk or path. 

·  Street trees should be located in the right of way. 
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·  Gateway treatments including signage & landscaping at entry points into Pantops 
·  Underground utilities or utilities that are completely screened from view if 

undergrounding is not possible.  
·  Sign guidelines for uniformity and to provide sense of identity to Pantops.  
·  Uniform Lighting  

 
 
“ �
���5���)�
	������

 
The County is currently considering comprehensive plan amendments and other 
initiatives to further green building and sustainability in Albemarle. This includes a public 
education component on green building and reduced resource consumption, working 
with the development community to advance the practice of green building, review and 
improvement of the County’s internal operations and guidelines, and consideration of an 
amendment to the Comprehensive Plan to better support the Thomas Jefferson 
Sustainability Council.  
 
The Pantops Master Plan emphasizes the importance of these initiatives, especially 
given the resources in Pantops, like the Rivanna River. The need for green building 
design, low impact design, and sustainable building practices is encouraged in Pantops.  
These techniques are part of the County’s overall efforts towards sustainability.  
Sustainability is a concept that recognizes that natural systems are essential to providing 
both economic needs and quality of life.  As each Development Area is master planned, 
the question of what sustainability truly means and how the most important natural 
systems can be protected in that portion of the County should be answered.  
 
In Pantops, sustainability means having residential, employment, shopping, and 
recreational opportunities in close proximity and walkable.  It means greater respect for 
the Development Areas resources, especially the Rivanna River, which serves several 
open space functions as a natural resource that provides aquatic habitat and floodplain; 
as a scenic resource that is designated a Virginia Scenic River; and as historic resource 
with evidence of canal locks remaining from the days when it was a major transportation 
route.  It means employing building techniques that minimize environmental impacts or 
using green roofs to help provide for stormwater management.   
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Sustainable development means that environmental features are preserved to the extent 
possible, when balancing other goals for high quality development. In Pantops, it is 
especially important to consider design methods that would improve water quality of the  
Rivanna River. This has been accomplished in other local development projects and 
creative design techniques for greener development are encouraged in Pantops. Such 
techniques that should be used in site development and building design in Pantops 
include: 

·  Stream corridors should not be piped; rather, they should be managed to provide 
open space, pocket parks, and water features.  Some channels will require 
engineering intervention of one type or another, such as limited piping, channel 
engineering and ponding as part of development; however such intervention 
should be viewed as the exception and not the rule.  

·  Innovative stormwater management techniques, rain gardens, biofilters, 
vegetated swales as opposed to larger detention ponds. 
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When it was adopted, the Neighborhood Model (NMD) provided a set of design 
approaches that are very relevant to Pantops.  Principles of particular importance are:  
 

·  Site planning that respects terrain  
·  Relegated parking 
·  A pedestrian orientation  
·  Mixed-use areas  
·  Mixed housing types and affordability  
·  Interconnectivity 
·  Redevelopment 
·  Clear boundaries with the rural areas 

 
Of these principles, a pedestrian orientation, interconnectivity, and a mixture of housing 
types/affordability, and mixed-use areas have already been discussed in other sections 
of the Pantops Master Plan, including Chapter 4-Land Use and Places. 
Recommendations related to the other principles are made below. 
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Pantops is a very hilly part of the urban area.  Many parts of it have already been 
regraded such that the original topography is no longer evident.  To achieve the goals of 
compact development and density in the development areas, it has always been known 
that a certain amount of grading will be necessary.  The amount of grading and the 
quality of regraded slopes are the most important aspects for new development. 
 
First and foremost, development should be adapted to the topography and natural 
setting of the County rather than doing excessive cut, fill, and grading.   Imaginative and 
sensitive designs are encouraged.  Buildings and parking lots should fit existing grades 
to the extent possible while allowing for interconnections to adjoining parcels.  Where 
grading is necessary, reconstructed slopes should not be severe.  They should be 
attractive, functional and easy to maintain.  Where retaining walls are used, they should 
be four –to-five feet tall and terraced.   
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To help create a better pedestrian and 
building orientation, parking lots should be 
relegated from the street.  Relegated 
parking places parking lots and areas 
behind or to the side of a building which 
faces a street.  In areas that are to look 
more urban, on corner lots, the building 
should be placed on the corner, rather than 
placing parking on a corner.  Where 
parking lots are visible from streets, use of 
street walls and vegetation can help to diminish the appearance of the parking area and 
draw more attention to the buildings and building entrances.   
 
In most cases, existing development in Pantops along major roads contains parking lots 
between the building and the street.  Moving the parking lots to the side or rear of 
buildings or providing parking structures in Core and Center Urban Mixed Use areas can 
occur through redevelopment.    
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Much of the Route 250 corridor has been developed and redevelopment is occurring to 
change the appearance of this corridor.  Opportunities to improve design along the 
corridor exist and the recommendations of this plan should guide the form of that 
redevelopment.  The same is true with some existing shopping centers in the Pantops 
Area.  The example below shows how a shopping center similar to Pantops Shopping 
Center was redeveloped: 
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To redevelop the shopping center, the developer in the example above: 
1. Changed the facade 
2. Added upper level apartments or offices 
3. Modified the parking lot to make streets 
4. Added sidewalks and street trees 
5. Added curbside parking 
6. Oriented the buildings to the newly created streets 
7. Added green space 
8. Added a bus stop or transfer station 
9. Added a parking garage 
10. Provided a community meeting place 
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Pantops abuts the rural areas of the County along the northern and eastern borders of 
the Development Area.  Surrounding this border are existing large lot residential 
developments and undeveloped areas.  Most of these edges of the Pantops 
Development Area have been designated as open space on the Framework Plan. In 
some areas, the edge has been designated Neighborhood Density and would be 
expected to develop at the lowest end of the density range for that land use designation 
with no additional treatments (buffers or landscaping) to the Rural Area edge expected.  
 
  
 

�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�



��������	���
�������

����
��	��������������

�� �

��������?
�
������-�/���������������0���� �
�
Given the size of Pantops and its proximity to the City of Charlottesville and other Urban 
Neighborhoods, most community facilities needs are being met, based on service 
planning standards.  Need currently exists for a new fire station, additional parks, and 
greenways.  A new fire station, which may be a joint station with the City of 
Charlottesville, is already programmed in the County’s Capital Improvements Program.   
Parks and greenway trails are recommended in the Parks and Green Systems section of 
the master plan. 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 are 
designed to serve them.  Provision of community facilities and services will be based on 
the priority areas discussed in the Implementation section (Chapter 9) of the master 
plan. 
 
For greater convenience to residents, a library and post office are desirable in Pantops.  
Public library service currently is provided by the Jefferson-Madison Regional Library 
system through the downtown Charlottesville library.  As a general guideline, libraries 
are not located within 6 miles of other libraries.  At present, additional library services are 
not needed; however, this master plan suggests monitoring of need.  As demand for 
these services continue, future master plans or the CIP may call for a new library in the 
Pantops area.   
 
Postal service is provided by the United States Postal Service (USPS) from downtown 
Charlottesville and Keswick.  The USPS has established guidelines and service 
standards and determined that no need for additional service currently exists. The 
County will continue to communicate with the USPS to establish service to Pantops 
when service standards are exceeded.  
 
Schools are always important to community facilities planning.  The Albemarle County 
School’s Long Range Planning Committee is responsible for monitoring residential 
development in the area and either through redistricting or providing adequate facilities 
ensure the capital needs of the school children will be met.   At present, capacity exists 
in the schools which serve residents of Pantops.   The current concept to address future 
elementary school capacity needs will be addressed by one or more new schools in the 
northern urban areas (Hollymead), southern urban areas (Neighborhoods 4/5), and/or 
Crozet.  As population grows, the County will need to closely monitor new residential 
building activity (total, type and location) and ensure that adequate school facilities are 
provided to handle all new residential development and, as part of that process, continue 
to consider the need for and appropriateness of locating a future school in the Pantops 
area. 
 
Having access to conveniently located community meeting spaces in the Pantops area 
is important for residents.  At present, community meeting spaces are available only in 
the private facilities of churches, the Martha Jefferson outpatient facility, State Farm 
Insurance Company, and Westminster Canterbury.  While convenient, these facilities are 
not always accessible.  For that reason this master plan recommends that new public 
facilities built in Pantops provide for community meeting space. 
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Chapter 9 of the Master Plan outlines priority projects for implementation in Pantops, 
with emphasis on transportation improvements. Priority areas for implementation have 
been identified on an Implementation Map. Future community facilities and services 
should be located according to the Priority Areas identified.  
 
As new public buildings and sites are developed in the future, design will be key.  Future 
public facilities should foster a sense of community and civic pride and exemplify the 
County’s goals for sustainable design.  They should also meet the principles of the 
Neighborhood Model.  Community facilities should be located where they are convenient 
and accessible to residents and businesses, preferably in neighborhood centers.  
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·  Initiate discussion with the US Postal Service, Jefferson Madison Regional Library, CTS 
and other providers regarding future capital planning with a stated goal of bringing these 
programs and services to the neighborhood. 

 
·  Continue to monitor the need for library services in the Pantops neighborhood and seek 

alternative satellite service to the area with Jefferson Madison Regional Library (JMRL) 
such as book mobile service, small store front site/kiosk, or book drop-off locations. 
Consider the long term need for a branch library or other satellite service alternatives in 
Pantops/eastern Albemarle as part of any future long range facility planning process 
undertaken by the JMRL. 

 
·  Any library services should be centrally located within the Neighborhood in the areas 

designated Urban Mixed Use. 
  

·  Construct a new fire station to serve the Pantops area, which may be a joint station with 
the City of Charlottesville. The station should be located centrally in Pantops, close to 
neighborhood centers and compatible surrounding land uses. Strong consideration 
should be given to locating the facility on or near the State Farm Boulevard Priority Area 
on the Implementation Map. 

 
·  Continue to monitor the need for school facilities in the Pantops area and eastern 

Albemarle County as part of school system’s long range planning process.  Future 
schools should be centrally located within the Pantops Neighborhood and designed with 
safe walking and biking routes for school children. New elementary school facilities 
should be located within neighborhoods or at neighborhood edges. Sites should be 
scaled appropriately, with minimum acreage required, and extra recreational facilities 
should not be planned with the school site, as they will be provided elsewhere in 
Pantops.  

 
·  Community meeting space should be provided with the new community facilities. 

Community meeting space will be provided as a standard component of the future fire 
station.  Other public and/or private community facilities, such as the Lewis & Clark 
Center should provide public meeting space opportunities. 

 
·  Future development or redevelopment proposal must consider these community needs 

and provide for them, either with public space or in other ways such as proffers.  
 
7 %�����
Improved affordable housing opportunities and expanded housing programs is a County-
wide goal and the Affordable Housing Policy was adopted as part of Comprehensive 
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Plan in February 2004. The Albemarle County Office of Housing implements the goals of 
the Housing Policy: 
 

·  Promoting safe, decent, and affordable housing options for low- to moderate-
income residents of Albemarle County and those working in and desiring to 
reside in Albemarle County;  

·  Insuring variety/choice in housing and equal housing opportunities;  
·  Creating and preserving safe, high quality and sustainable neighborhoods;  
·  Understanding diverse housing needs and special needs of various populations; 

and,  
·  Directing assistance to those populations least able to attain safe, affordable 

housing through the private sector alone.  
�
Pantops is a large employment center; however, jobs are out of balance with affordable 
housing.  The Pantops Master Plan recognizes the need to increase affordable housing 
opportunities in Pantops and to identify mechanisms to create affordable housing. The 
proposed Pantops Land use Plan recommends mixed land use categories that promote 
the introduction of residential uses in areas not previously designated for residential. 
New land use designations encourage creation of new housing opportunities and 
housing unit types:  
 

·  Housing over commercial spaces and live/work units 
·  Smaller footprint houses such as cottage and village lots- 2 bedroom houses 
 

The Pantops Community Advisory Council’s should include a sub-group that is devoted 
to housing issues in Pantops and identifies specific needs and opportunities in Pantops.  
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During the Master Plan process residents identified the need for more neighborhood-
scale commercial and for specific commercial such as restaurants, shopping 
opportunities including a department store, hardware stores, a gym, specialty/ local 
owned food shops and family-oriented food shops. There is also a need for businesses 
that would serve local employees and home-based businesses. Unique opportunities 
exist in Pantops with the current and future major employers.  This master plan 
recommends that the County’s Business Development Facilitator assist in efforts to 
increase and diversify business opportunities in Pantops. 
 
The County’s Business Development Facilitator is a ‘point-person’ to coordinate and 
respond to business inquiries, and assess options and incentives.  This person is often 
contacted by new businesses wishing to locate in the County and it is important to know 
which Development Area is lacking in certain types of businesses to help direct those 
potential businesses.  Activities of the position are critical to achieving the desired 
Neighborhood Model form of development, particularly the viability of neighborhood 
centers and the mixture of uses they are intended to attract. The point-person assists 
with the coordination of this element of new development, and her/his role eventually 
may evolve into a more proactive stance where specific types of local business 
development are targeted and sought. Opportunities for adaptive reuse and 
redevelopment sites are likely to involve public-private partnerships, another area where 
the Business Development Facilitator’s role will be critical to success. This position is 
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uniquely linked to understanding and achieving the implementation of the Master Plan in 
Pantops. 
 
�
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·  Ensure form of new businesses is consistent with the Neighborhood Model and that they 
provide goods and services within walking distance of one-quarter to one-half mile of 
residents.  

 
·  Increase the range of neighborhood-scale uses within easy walking or bicycling access 

from homes and jobs in the Pantops area.  
 

·  Encourage redevelopment and/or infill of existing commercial sites at Pantops Shopping 
Center and to complement but not duplicate existing uses.   

 
·  Encourage new infill residential development near existing commercial developments 

where appropriate, to provide pedestrian accessibility to goods and services and provide 
a healthy mix of uses. 

 
·  Compile additional data on existing businesses and employment in Pantops: 

o A roster of existing businesses will be established. 
o Data on current employees associated with each business will be obtained and 

any known expansions.  
o Residential neighborhoods will be surveyed to determine how many residents 

work from home.  
 

·  Consider holding business owner meetings to discuss ways of responding to Pantops 
market needs that have been identified by residents and studies.  

 
·  Discuss affordable housing programs and opportunities with employers in Pantops so 

that employees can live closer to work.  
 

·  Provide residents the ability to work in close proximity to home to mitigate traffic impacts 
and create healthier neighborhoods, with new forms of work such as live/work units, the 
ability to walk to work or telecommuting centers.  
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To help implement the Master Plan, this plan recommends creation of a Pantops 
Community Advisory Council (PCAC), made up of residents, representatives from civic 
organizations, the business community and other major stakeholders. The PCAC will 
serve as a communication conduit between the Pantops Development Area and local 
government to assist with implementation of the Pantops Master Plan.  The PCAC will 
provide information and updates on neighborhood news, issues, and needs between the 
County and Neighborhood to increase citizen involvement with development plans and 
information sharing. The PAC will be appointed by the Board of Supervisors and will 
address local events, tourism, and social opportunities as part of their action activities. 
The PCAC work activities plan will also identify activities in which the PCAC may take on 
a major role, such as specific implementation activities and providing input on 
community facilities and Services.   The PCAC should be appointed immediately after 
adoption of this Master Plan by the Board of Supervisors.  
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The implementation initiatives of the Pantops Master Plan have been organized based 
on priority needs identified by residents and stakeholders during the master plan process 
(See Table below).  Implementation of these initiatives will take place in several different 
forms: through county capital expenditures (CIP), land use decisions, private sector 
investment, public-private partnerships, community initiatives, and programs and 
services provided by the county.  
 
Addressing traffic issues and deficiencies in pedestrian facilities are the highest priorities 
in Pantops. The first projects identified in Pantops will be necessary to address current 
conditions. Additional projects will be timed with future residential increases based on 
build-out projections of the Framework Map, along with development activity. New Parks 
and Green Systems projects are the second priority in Pantops. However, some of the 
initiatives will be implemented concurrently and completion of the greenway along the 
Rivanna River is already underway and funded.  
 
The County’s Capital Improvements Program (CIP), based on a two-year financial cycle, 
is the final authority for funding policy, including funding level, timing and sources 
associated with specific improvements. The actual programming of projects in the CIP 
will be based on priority needs and availability of funding from the sources anticipated in 
this section  
 
The County will take the lead in initiating projects and coordinating with other entities 
such as the City of Charlottesville and the Virginia Department of Transportation 
(VDOT). In some instances, initiatives will be joint projects and the project manager 
would not necessarily be the County. However, a point person from the County will 
always be assigned to the project. The table below indicates who would be anticipated 
as the project lead and then where necessary, who would be the liason from the County 
if the County is not the lead.  
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The Pantops Master Plan recommends creation of a Pantops community advisory 
council/community association. This would include broad representation from Pantops to 
continue information sharing and updates between County government and Pantops 
residents, business owners, and stake holders. A similar entity, the Crozet Community 
Advisory Council, was recommended by the Crozet Master Plan and was created by the 
Board of Supervisors earlier this year. An advisory council for Pantops will be created  
prior to final master plan adoption and will develop an PCAC action plan with the 
Pantops neighborhood planner to be approved by the Board of Supervisors. The PCAC 
will serve as an advisory body to the County as it moves forward with implementation 
projects identified for Pantops by providing valuable input on projects. The PCAC is 
intended to meet regularly to keep the County informed of Pantops issues, to receive 
updates on implementation, and to provide guidance on implementation projects as 
needed to the Pantops neighborhood planner. The Board of Supervisors has already 
approved the PCAC guidelines and members will be appointed with completion of the 
master plan.  
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The Pantops Development Area has received steady and consistent growth over the 
past 10 years, to the point that most of this urban area has received an initial level of 
development and construction, or is planned for new development, that will essentially 
build out most of the area in the next 10 years.  Public investment and infrastructure 
improvements have not kept pace with this growth.  This is particularly true with road 
improvements, but also includes other types of community facilities and services 
(fire/rescue service, incomplete sidewalk system, lack of crosswalks, limited playground 
facilities).  The private sector/”market” also has not yet provided some of the services 
expected/desired by the community, and in the form desired (availability of community to 
neighborhood level services, such as small non-franchise restaurant, hardware stores)  
in convenient and more accessible locations to residential neighborhoods.  
 
The Pantops Development Area will receive its most significant new residential 
development in the area north of Route 250 and east of Route 20.  Build out of Fontana, 
Avemore (440), and approved developments of Luxor (260+), Cascadia (330), and Lake 
Ridge (95) will accommodate anticipated future population growth of 2,000 residents 
over the next 10 years.  The most significant new non-residential development will be 
focused in and around the new Martha Jefferson Hospital. The relocation of the main 
hospital is anticipated within the next 10 years.  The anticipated hospital relocation along 
with the existing MJH facilities located in the area are already generating demand for 
office and commercial space for related uses/activities (doctors office, medical services, 
etc.).   
 
Because of these conditions, priority areas to focus public efforts/resources over the 
next 5 to 10 years are (see Map Implementation Map, end of this chapter): 
 

·  The area north of Route 250 and west of Route 20 for neighborhood level 
improvements. 

·  The immediate area in and around State Farm Blvd. corridor. 
·  Improvements to the Route 250 and Route 20 transportation corridors and the 

Rivanna River corridor.  These corridors provide major linkages from residential 
area to community centers that support these areas.  These corridors also serve 
regional transportation and service needs and link Pantops to the City of 
Charlottesville. 

·  Facility and service improvements through the Neighborhood which are 
necessary to provide the minimum adequate level of service the existing 
populations and developed areas.  

 
Other areas of Pantops will not be the primary focus of public capital investment or 
resource allocation during in next 10 years.  Priority areas and improvement projects 
priorities will be reevaluated with the five year review of the Plan.  
 
While decisions regarding private development proposals/investments should not be 
based solely on these priority areas, decisions on development proposals should be 
made with an understanding of where public investments are being focused.  Land use 
decisions should be consistent with the priority areas established in the Plan.  New 
proposals outside of the priority areas may not be approved if planned facilities are not in 
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place to support the project and the existing neighborhood. These projects will need to 
provide more significant level of improvements to ensure adequate infrastructure and 
services are available to the area.
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Long-term (FY18 and out) 
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