SPECIAL EXCEPTION STAFF REPORT

MARCH 2019
SPECIAL EXCEPTION REQUEST:  2019-033
PETITIONER:  J. David McCormick
OWNER:  Economic Development Authority of Amherst
REQUEST:  Request by J. David McCormack for a special exception use in the R-3 Multi-Family Residential District.  The purpose of the special exception is to increase the density to forty (40) multi-family residential units at 123 Phelps Road (former Seminole Elementary School). Currently, the maximum density allowed is twenty-nine (29) units for a by-right use. The Amherst County Comprehensive Plan Future Land Use designation is High Density Residential. 

LOCATION/ MAP NUMBER:  123 Phelps Road / 155D-A-44  
SIZE:  2.82 Acres
EXISTING LAND USE:  Vacant Buildings (Previously Seminole Elementary School)
SURROUNDING ZONING/LAND USES:



NORTH:  R-2 –Single-Family Residential


SOUTH:  R-2 – Single-Family Residential


EAST:  R-2/P-1 – Single-Family Residential / Recreation Fields


WEST:  R-2/P-1 – Single-Family Residential / Service Authority
FUTURE LAND USE PLAN DESIGNATION: High Density Residential
SEWER AND WATER CONDITIONS:  Public Water/Public Sewer
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ANALYSIS:  J. David McCormack is requesting a special exception use in the R-3 Multi-Family Residential District to increase the density to forty (40) multi-family residential units at 123 Phelps Road (former Seminole Elementary School). Currently, the maximum density allowed is twenty-nine (29) units for a by-right use based on the acreage and the availability of public water and public sewer.
According to the applicant, the special exception allows the owner to: “redevelop this property, which will have a positive impact on the adjacent properties in several ways.  The school buildings will no longer be blighted and will be much more visually pleasing to the community.  It will also result in a decrease of crime rates in the neighborhood, as the vacant building has been a target for crime.  The former use of the building as a school already had a high volume of vehicular activity associated with it, and this use will not increase that level of activity.”
The applicant does not intend to build any new structures or additions at this time.
TIMELINE FOR APPROVAL: The Board of Supervisors shall consider the proposed amendment after notice and public hearing in accordance with Section 15.2-2204 of the Code of Virginia, 1950, as amended, and shall take action on the proposed request within twelve (12) months from the date of the public hearing.
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AERIAL PHOTOGRAPH: Phelps Road School Property

TRAFFIC IMPACT:  The property is located off of Phelps Road (SR 1001).  Phelps Road connects to Route 163.  Currently the property is host to vacant buildings that were formally used as a school.  Traffic volumes will increase with the proposed units.  According to the Institute of Traffic Engineers, an apartment building generates 6.60 vehicle trips per day. Therefore, if the 40 units are approved, the proposed development could generate 264 vehicle trips per day if the development is at full capacity.  Staff advises that the Virginia Department of Transportation be consulted to ensure the entrances are appropriate for the proposed use and increased traffic.  
Additionally, staff has also pointed out to the applicant that no easements appear to exist between High Street and Center Street to the parking lot that would serve the development.  The County’s property lies between the public street and the parking area.  Therefore, the developer would need to secure appropriate easements across County property or would need to relocate the entrance on the subject property.  

SUMMARY OF COMPREHENSIVE PLAN ITEMS: Below are relevant sections of the Comprehensive Plan that provide applicable information regarding the requested use.  
Housing Section:
· “The promotion of construction and maintenance for affordable housing should be clearly identified for continued growth.  Affordable housing should be designated in neighborhoods that promote mass transit, walk-able communities, and public services.  The Madison Heights area contains a section within the “designated growth area-public water and sewer boundary” which should promote affordable housing”.
· “Good housing and neighborhoods are more than a path to economic prosperity.  Decent, affordable, and stable housing has a demonstrable positive and stabilizing effect on families with children”.

· Goal #1: To ensure access to safe, comfortable, attractive and affordable housing for all County residents.

· Strategy: Attract the supply of high quality, affordable housing for those in the low-moderate income bracket.

· Strategy: Encourage high density residential in areas served by public sewer and water.

· Strategy: Continue to work with state and federal programs to assist with affordable and safe housing.

· Strategy: Facilitate enforcement of applicable laws to sustain housing and neighborhood quality and to prevent the effects of blight.
Economic Development Strategy: Enhance programs for seniors to provide affordable and accessible housing, medical care, recreational opportunities, etc. 
Land Use Section - Infill Development:
One important objective of the proposed utility boundary is to encourage more compact infill development, which would allow the county to provide public utilities and services more efficiently.  Other benefits of compact development include:

· Protection of productive agricultural land and open space;

· Greater opportunity for higher densities, mixed use developments;

· Redevelopment of existing commercial properties;

· Development of vacant and underutilized property; and

· Increased opportunity to accommodate affordable housing and provide diversity of housing types and choices.

Adopt regulations that encourage development in the designated growth areas (areas served by public water and sewer) of the County.
LAND USE IMPACT/CONCERNS/NOTABLES:  This section provides information regarding the County’s growth boundary, utilities, infill development, and some history of the existing buildings. 
· The property is located within the County’s Designated Growth Area for Public Water and Public Sewer as can be identified in the Amherst County Comprehensive Plan.  
· The property is served by public water, public sewer and a state maintained road.  
· The proposed use represents infill development and a reuse of existing buildings.  
· The vacant buildings were formally a high school and most recently an elementary school when it closed in the 1990’s.  
STAFF CONCERNS – Potential Impacts from the Reuse of the Building
1. Exterior Lighting.  All exterior lighting should be installed to prevent glare on adjacent properties and streets.  Exterior lighting should be sufficient to illuminate the internal parking areas, sidewalks, doorways, stair wells and steps. (Comprehensive Plan, page 155)

2. Bus Shelter.  A bus shelter should be considered on-site as recommended by the Greater Lynchburg Transit Company and approved by the Virginia Department of Transportation and Amherst County. The shelter should be installed prior to the issuance of the certificate of occupancy that is issued by the Building Official. (Comprehensive Plan, page 86, 110)

3. Public Utilities.  All buildings should remain on public water and public sewer and shall be in compliance with the regulations specified by the Amherst County Service Authority.  (Comprehensive Plan, page 51, pg 111)

4. Transportation.  The applicant should meet all applicable regulations in accordance with the Virginia Department of Transportation.  (Comprehensive Plan, page 86)

5. Trash Disposal.  If a dumpster is located on the parcel it shall be screened from view from all residential districts.  The dumpster should be screened with solid wood fence or solid material that is opaque. (Zoning Ordinance, Sec. 1601)  
6. Sign.  If a sign is erected, it should meet the requirements of the Amherst County Zoning Ordinance.  Additionally, the sign shall not be internally lit. (Comprehensive Plan, page 122)  

7. Landscaping.  In addition to plantings that will be required as part of the site plan, all plantings should be designed in ways not to develop any hidden areas and shrubbery against the building should be of low to medium growth as approved by the Amherst County Sheriff’s Department.  (Comprehensive Plan, page 122)  

8. Easement. An easement from High Street to the parking lot is needed across property owned by Amherst County (TM# 155D-A-44).

9. Site Plan Approval. The owner shall seek site plan approval from the Planning Commission.
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