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COUNTY OF ALBEMARLE 
EXECUTIVE SUMMARY 

 
 
 
AGENDA TITLE:   CONSENT AGENDA  
CPA 04-02 Pantops Master Plan 
  
 
 
SUBJECT/PROPOSAL/REQUEST: 
Summary of work session discussions on the 
Pantops Master Plan draft elements. 
 

 
STAFF: 
Rebecca Ragsdale 
 
 
PLANNING COMMISSION DATE: 
 September 19, 2006 
  
 

 
BACKGROUND 
The Pantops Master Plan process has been underway since July 2003. This spring, a preliminary draft has 
been developed that has been discussed with the public and feedback has been received. Prior to moving 
forward with developing a full master plan document, staff is seeking direction from the Planning Commission. 
Staff has recently conducted three work sessions with the Commission on the preliminary draft master plan. 
 
At the first work session the Planning Commission reviewed the goals for the Pantops Master Plan and had an 
overview of the Framework (Land Use) Plan, Green Infrastructure Plan, and Transportation Plan. The second 
work session focused on the proposed place types of the Pantops Framework Plan, including Neighborhoods, 
Districts, and Corridors and land use designations. The third work session discussed the preliminary draft 
transportation and neighborhood connections, including roads, transit, pedestrian and bike goals and 
recommendations of the Pantops Master Plan.  
 
DISCUSSION 
Prior to moving forward with the master plan, staff would like to recap with the Commission the feedback 
received during the three work sessions held on the preliminary draft plan elements to make sure staff has 
captured all input. Staff is also providing additional information, including: 

·  Capacity/Build-out information developed to-date  
·  Citizen Advisory Council Information 
·  Format of the draft Master Plan that will be submitted to the Commission later this fall  

 
 
RECOMMENDATION 
Review the summary and changes outlined in this report and advise staff if there are any corrections or 
additions.  
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STAFF PERSON:                     Rebecca Ragsdale/David Benish 
PLANNING COMMISSION WORKSESSION:                  September 16, 2006 
      
 
Work Session – CPA-04-02 Pantops Master Plan 
 
 
BACKGROUND 
Development of the Pantops Master Plan began in July 2003 with the Planning Commission’s adoption of a 
resolution of intent to amend the Comprehensive Plan.  The Planning Commission had just completed review 
of a rezoning request which was not in conformity with the Land Use Plan for Pantops for the Eckerd 
Pharmacy. Staff also showed the Commission a map of existing and new developments and the proposed 
street systems.  Staff and the Planning Commission were concerned that, without the Comprehensive Plan 
advising on the desired street network, by-right development would produce a haphazard arrangement of 
streets that would not improve traffic movement in the Pantops area. The Pantops Master Plan also presents 
an opportunity to further apply principles of the Neighborhood Model. 
 
In response to these concerns and public input obtained throughout the Pantops Master Plan process, staff 
has developed preliminary draft master plan elements: 

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

The Planning Commission has held three work sessions on August 22, 29, and September 5, 2006 to discuss 
these elements, along with guiding principles of the master plan, and existing conditions data. This report is 
provided to summarize those discussions and to advise the Commission how staff will be proceeding with the 
master plan. 
 
 
PLANNING COMMISSION WORKSESSION SUMMARIES 
 
August 22, 2006-Overview and Goals (Preliminary Recommendations) Pantops Master Plan: 
The purpose of this work session was to introduce the Pantops Master Plan (PMP) preliminary draft elements 
to the Commission, including an overview of the guiding principles, public input themes, goals (Preliminary 
Recommendations), and draft Framework Plan (Land Use), Green Infrastructure, and Transportation Plans. 
Staff also updated the Commission on existing conditions and trends in the Pantops Development Area and 
the public participation process.  
 
At this meeting, staff provided a Power Point presentation but did not walk the Commission through the staff 
report provided for that meeting and did not provide specific discussion questions for the Commission to 
respond to in the work session. Staff was primarily seeking feedback on the goals (preliminary 
recommendation tables) and how the Commission would like to structure the three work sessions. Land use & 
Place Type and Transportation sections were specific topics at the second and third work sessions, along with 
Green Infrastructure to some extent.  
 
This first work session was the only meeting where staff specifically covered recommendations for 
Neighborhood Needs (Housing, Employment, Community Facilities & Services, and Neighborhood Service 
Businesses), Character, Aesthetics and Historic Preservation and some Green Infrastructure 
recommendations. These recommendations will be incorporated into the Pantops Master Plan (PMP) Draft so 
please take a second look at these sections to see if you have any comments prior to staff writing the PMP. 
Also, the draft PMP that staff presents to the Commission this fall will be organized and formatted differently 
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than the material reviewed in these work sessions. (Attachment C) The preliminary recommendations, along 
with the Commission’s input will be incorporated into the document.  
 
Staff has noted the following comments made by the Commission at the August 22, 2006 Work Session: 

·  Green Building, low impact design, and sustainable building practices should be incorporated into all 
master plans and staff should consider what could be included with the Pantops Master Plan. 

·  Staff will respond to this input by providing recommendations in the PMP and will be sure to keep the 
Commission updated on the Board of Supervisor’s discussions regarding the topic. The topic is 
scheduled for their September 13, 2006 agenda and the staff report will be provided to the Commission 
when available. 

·  There were questions regarding stakeholder input, Martha Jefferson Hospital for example.  
·  The Commission commented on the regional traffic issues facing Pantops.  
·  The Commission sought explanation and discussed the removal of the Wheeler property from the 

Development Area.  
·  The Commission supported recommendations regarding enhancement of Rivanna River and 

commented that connections to the river should be improved, such as greenways.  
 
 
August 29, 2006-Framework Plan Discussion (Place Types and Land Use): 
The purpose of this work session was to focus the Planning Commission on the place types and land use 
designations shown on the Framework Plan. Staff asked the Commission if the place types and land use 
designations depicted were the right ones and if they were in the right locations in Pantops. The Commission 
responded to these questions by reviewing each of the place types established and providing comments on 
those specific areas of Pantops. Since this was a map oriented discussion, staff has summarized comments 
from this work session by making references to the Framework Map and has summarized comments and 
revisions by place-type.  
 
RESIDENTIAL NEIGHBORHOODS 
 
Darden Towe Park/Stony Point Road (Cascadia/Fontana/Avemore Neighborhood): 
 

 
Proposed Framework Plan     

 
 
 
 

 
Property between Dorrier Drive, Stony 
Point Road and Darden Dowe Park should 
not include revisions to land use 
designations and should remain in the 
Development Area.  
 
 
Urban Mixed Use Land Use designation 
(brown strip) should be eliminated on east 
side of Stony Point Road across from 
Darden Towe Park.  
 
The Commission would like to see 
connectivity to the river, parks, and 
greenspace improved and illustrated on the 
maps.  
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Glenorchy/Gazebo Plaza Neighborhood: 
 

  
Proposed Framework Plan 
 
 
MIXED USE NEIGHBORHOODS 
 
Pantops Shopping Center/Riverbend: 
The Planning Commission agreed with the center/core designation for this area and the suggestions from staff 
that the location of the center and urban mixed use area be shifted. 

 Proposed Framework Plan  

Shift the Community Center slightly 
east and eliminate a portion of the 
Commercial Mixed Use Corridor 
(Red) and designate that area  
Urban Mixed Use (Brown). 

 
 Revised maps will reflect a river 
corridor land use designation/place 
type and the narrative of the plan 
will provide expectations for the 
uses adjacent to the river 

 The Planning Commission did not recommend 
that the Gazebo Plaza property should be 
designated with a more intensive center and 
land uses.  
 
The PC felt that the long term vision for the 
property should be reflected in the plan and that 
they did not want to plan around the by-right 
development.  
 
Staff did explain that map adjustments to the 
park/greenspace areas would be necessary to 
reflect the intent of the preliminary 
recommendations for that site.  
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Free Bridge Lane-Focal Point of River Corridor: 
The Planning Commission fully supports recognizing and enhancing the Rivanna River Corridor. The 
Commission noted that the PMP maps should clearly illustrate how the river would be accessed, by 
pedestrians, etc.  
 
 

 
Proposed Framework Plan  
 
 
 
 
Rivanna Ridge and Luxor/Westminster Canterbury: 
The Commission discussed the appropriateness of encouraging even more development at Rivanna Ridge, 
noting the scenic qualities and views from that area of Pantops and issues with Monticello’s viewshed. The 
Commission recommended that the Community center type was appropriate for this site and that 
goods/services should be more accessible, with those kinds of land uses, on the north side of Route 250 closer 
to residents who could walk to them.  
 

 
Proposed Framework Plan    
 
 
 

 
 
 
 
Show greenway/pedestrian connections to the 
River Corridor. Example of a proposed 
connection is on the Charlottesville Power 
Equipment site.  
 
 
Revised maps will reflect a river corridor land use 
designation/place type and the narrative of the 
plan will provide expectations for the uses 
adjacent to the river.  
 
 

Center types for these 
neighborhoods will be switched to 
Neighborhood Service at Rivanna 
Ridge and Community at Luxor.  
 
The narrative will explain 
expectations for these centers and 
the plan will emphasize pedestrian 
improvements in this area of 
Pantops. 
 
Rivanna Ridge is not expected to 
greatly intensify and a minimum level 
of redevelopment will be explained. 
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EMPLOYMENT NEIGHBORHOOD 
 
Peter Jefferson Place Neighborhood with Martha Jefferson Hospital District: 
The PC agreed with some of staff’s recommended changes for this area. The Commission recommended 
revising the Urban Density Residential areas to Urban Mixed Use. Staff also suggests revising the land use 
designation for the property in front of the State Farm facility as well. The text of the PMP will acknowledge the 
concerns of the property owners in that area and will clarify that no short-term changes on the PJP/MJH site 
are encouraged but we are establishing a framework for future.  
 
 

  
Proposed Framework Plan 
 
 
 

 
 
CORRIDOR 
 
Route 250 Corridor: 
This Corridor is defined by the Commercial Mixed Use land use designation and northern and southern edges 
are defined on the Framework Plan by proposed roads parallel to Route 250. The Planning Commission did 
not find the designation on the draft Framework Plan appropriate and provided additional input at the 
September 5 work session which is reflected in this section of the report.  
 

   
Proposed Framework Plan       

 
 

Do not designate residential uses (orange) 
adjacent to hospital and revise to Urban Mixed 
Use (brown) 

 
Museum use and preservation should be 
recognized with Kluge-Ruhe Aboriginal Art 
museum and the Worrell house, which 
anticipates in the future that the house will be 
a wild life art museum.   
 
Transect/Walkability circle should be oriented 
based on Civic Green Center 

The Commission has concerns about the 
wide range of land use possibilities but did 
recognize that there is a need for some of 
those types of uses in Albemarle County.  
 
Include language in the narrative of the 
PMP that will address the desired form 
and preferred land uses in this corridor 
with examples.  
 
Edges of the corridor will be added to 
adjoining neighborhoods to reduce area in 
red.  
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September 5, 2006-Transportation and Next Steps for Master Plan 
The discussion at this work session focused on transportation, pedestrian, and bike connections in Pantops. 
Staff provided a summary of transportation studies and projects already underway that will begin to address 
some of the issues facing Pantops. The Commission offered the following during that meeting: 

·  The Commission recommended that the transportation plan provide for bus service on Route 250. 
·  The Commission had concerns about the 2004 VDOT Route 250 East Study and how VDOT may be 

applying findings of that study.  
·  The Commission expressed concern and objection to excessive widening of Route 250 and recognized 

the challenges with making the existing road section pedestrian friendly, especially with providing at-
grade pedestrian crossings.  

·  It was suggested that grade-separated crossings should also be considered and that comment is 
consistent with the recommendations of the PMP.  

·  The Commission questioned the feasibility of some of the local connection roads reflected on the 
transportation plan and how much engineering review had been completed for those connections. Staff 
will address this issue in the narrative of the plan and will also be categorizing the road improvements 
shown on the map to prioritize the connections and to explain expectations for those roads.  

·  The Commission directed staff to provide more specific recommendations with regard to 
interconnections proposed to existing areas with rural roads and lack of pedestrian facilities. (Such as 
Fontana and Glenorchy) The Commission would like to see stronger language and priority placed on 
improving the rural sections and upgrading.  

·  The Planning Commission provided additional comment on the Route 250 Commercial Corridor place 
type discussed last week on the Framework Plan. Specific comments have been reflected in the August 
29 summary section.  

·  The Commission also emphasized that they would like to see recommendations for green/sustainable 
design principles included in the master plan, such as enhanced stormwater management when sites 
redevelop.  

·  The Planning Commission liked the idea of establishing a community council for Pantops, as has been 
done for Crozet, and emphasized that a Planning Commissioner should be part of that council.  

·  The Planning Commission directed staff to provide a report summarizing all three work sessions prior to 
moving forward with the Master Plan process. 

 
 
 
ADDITIONAL INFORMATION 
 
 
Capacity/Build-out information: 
Staff has provided build out information for Pantops in the form of four tables. (Attachments A)  The first table 
is included in the adopted 1996 Land Use Plan, Pantops is indicated as N3 in that table. (A.1)  The next two 
tables provided are an updated version of the table in the land use plan, one version attributing some 
residential potential to the non-residential land use categories. (A.2 and A.3) Staff has also developed 
preliminary information on added capacity of residential units based on the proposed Framework Plan. (A.4) 
Staff will revise this table based on land use changes to the Framework Plan discussed with the Commission 
and to use consist methodology with the Places 29 Master Plan. The initial analysis concludes that the added 
capacity is not increased substantially beyond what the current 1996 Land Use Plan has provided for.  
 
 
 
Citizen Advisory Council: 
Citizen advisory councils have been recommended for Pantops and Places 29. A council was also 
recommended in the Crozet Master Plan and was established earlier this year by the Board of Supervisors, the 
Crozet Community Advisory Council (CCAC). Staff has recommended that advisory councils be created 
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sooner than the CCAC was established. These councils are joint efforts between Community Development and 
Community Relations. We are continuing to discuss community councils for the rest of the Development Areas 
and will be bringing the Commission additional information. The overview, duties, and action plan for the CCAC 
has been provided for the Commission to review and it does include a Planning Commissioner as a liaison to 
the group. (Attachment B) 
 
 
Outline and Format of Draft Master Plan: 
The preliminary draft master plan elements the Commission has reviewed are not in the final format that will be 
used for the Pantops Master Plan. Staff has drafted a preferred outline to be used for all future master plans 
and this is provided to the Commission to familiarize you with how the Pantops Master Plan draft will be 
formatted when you review the document this fall.  
 
 
Next Steps: 
Over the next month, staff will be drafting the master plan document and establishing implementation projects 
and priorities. Staff expects to have that finalized by the end of October and anticipates brining that to the 
Commission for a work session and having an open house with the public prior to public hearings on the 
master plan. Staff will also be determining guidelines and establishing when the community council will be 
created for Pantops and will be sharing that with the Commission as well.  
 
 
RECOMMENDATION 
Review the summary, changes, and additional information provided in this report and advise staff if there are 
any corrections/additions or questions.  
 
 
ATTACHMENTS 
A. Added Capacity/Build-Out Information Tables  
 A1- Added Dwelling Units (Capacity) of 1996 Land Use Plan in Comprehensive Plan 
 A2- Updated Added Dwelling Units (Capacity) of 1996 Land Use Plan in Comprehensive Plan 
 A3- Updated Added Dwelling Units (Capacity) of 1996 Land Use Plan in Comprehensive Plan with  
  Residential Units add for Non-residential Land Use Categories 
 A4- Proposed Framework Plan Added Capacity 
B. Crozet Community Advisory Council information 
C. Pantops Master Plan outline and format 

 
  
 
 
 
 


