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Why an Affordable Housing Strategy for
Charlottesville?

Keep and grow diversity?
Build an equitable and sustainable City?
Foster health and a high quality of life for all residents?
Strengthen viability and selgovernance?
Be authentic and local?
All of the above?
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What Strategies have Others Used?
Alexandria City

155, 810 people. 15.5 SM
Need 14,000 new units . At or below 60% AMI by 2030.

A Planning, Zoning Tools A Financial, Budgetarjools
I Accessory Dwelling Units I Tax Increment Financing
I Density Bonus I Homeowner Tax Relief
I Parking Reduction I Loan Guarantee

A Programmatic Tools/Services
I Land Trust

I Homelessness Assistance
I Redevelopment Loans



What Strategies have Others Used?
Arlington County

215,000 people. 26 SM b h ¢ 9 Y LY T 2y Q4 -9R0D Odréuni’)y
Need 10,400 new units1/3 at <30 % AMI, 1/3 atat 30¢ 60 % AMI, 1/3 at 680% AMI.

A Planning, Zoning Tools A Financial, Budgetarjools
I Inclusionary Zoning i Housing Fund
I Density Bonus i Supportive Housing Fund

I Affordable Housing
Protection District

A Programmatic Tools/Services

I Byright Redevelopment
Displacement Mitigation

I Accessible Unit Matching
I EmployerAssisted Housing

I Property Tax Exemption



A Planning, Zoning Tools
'|'
:

What Strategies have Others Used?
Urban Land Institute

Inclusionary Zoning Ordinance
Rent Control

A Programmatic Tools/Services

Coops

|
i Community Land Trusts
.

[
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Homeownership Counseling

- Section 8 Homeownership
" Individual Development

Accounts (savings accounts)

A Financial, Budgetarjfools
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Supportive Housing Fund
HomeownerTaxRelief
Low Income Housing Tax Credi

Land or Split Rate Taxes (taxes
land and improvements at
different rates, with more
weight on the land)

Location Efficient Mortgages



Proposed Affordable Housing Strate

In the 8/14/18 Galvin Memo (26 strategi€sbeing highlighted today)
A Programmatic Tools/Services

A Plannlng Zoning Tools

Automatic Height Bonusesvhen supported assisted
units (SAY are built on site andSpecial Use Permits
(SUPs) for heights over five stories in select locations
within synthetic TIFs

T Clarify and consolidate the mixed use corridor zoning

I Lessen orsite parking requirements and facilitate
shared parking agreements

T Cityand County Regional Affordable Housing Plan

I 20% (vs 15%) supported assisted unit (SAU) target in
the comprehensive plan

i Engage the community, complete the comprehensive
plan, and affordable housing strategy, rewrite zoning

i CommunityDrivenSmall Area Plan€SAP) that
establish each SAP as an Urban Development Area
(UDA) with a 20%25% SAU target

T Form Based Codes for SARed where requested by
the community) in combination with Height bonuses
and Synthetic Tax Increment Finance (TIF) districts

i New byright zoning citywide that provides better
transitions and expands scadg@propriate, missing
middle housing within low density residential areas

T Expeditedreviews for projects with SAUSs, in
coordination with thecomprehensive plan and the
standardsand design manudbr infrastructure

NOTE: thdBlue-highlighted
itemsarell 2 Rl &€ Q4

A Financial/Budgetary Tools

T 2 O dgand

Bridge Rent Gaps wittlouchers for deeper subsidy
Expand use of Thomas Jefferson Land Trust
Land Bank

Public Asset Corporation

Expand and improvpublic transit via the Regional
Transit Partnership (RTP) and ultimately an authority
Expand householdarning, tielocalhiring to
infrastructuresuch as Belmont,& W. Main
Employerassisted housing (Austin, Montgomery)
Work with UVAto expand student housing on grounds,

and affordable and workforce housing offroundssuch
as done in lowa City

Revisahe Accessory Dwelling Unit (ADU) program to
expand use and remove covenant prohibitions

2 A@®S RSOSt 2 LISNXQ& LINE LISNI &
Bond Issuance for the CAHF

Tax Freeze Districts

Property Tax Circuit Breaker Program

Gl £dzS /I LJidzNBé 5A&0GNROG o
Finance (TIF) District)

ActualTax Increment Finance (TDBiktricts to pay for
infrastructure improvements

0 build streets, structured parking




Planning and Zoning Strategies
Charlottesville City

48,000 people. 10.4 SM
Need 3300 new units2% <30 % AMI, 24% at 860 % AMI, 14% at 580% AMI and 10% at GM0% AMI.

Planning Tools Zoning Tools

- - A Automatic Height Bonuses when supporte
A CommunityDrivenSmall Area assisted units (SAU) are built on site

Plans (SAP) that establish each 4  gpecial Use Permits (SUPS) for heights oy
SAP as an Urban Development five stories in seledbcations within

Area (UDAith a 20%25% SAU . Synthetic TIFs |
target A Lessen ossite parking requirements and

facilitate shared parking agreements
A Form Based Codes for SAPs (and Consolidate mixedse corridor zoning

where requested by the A Newby-right zoning citywide provides

o\ L - better transitions and expandscale
community) in combination With 550 niate."missing middle housing withii

Height bonuses and Synthetic Tax low density residentiahreas

Increment Finance (TIF) districts A Form Based Codes for SAPs (and where
requested by the community) in
combination with Height bonuses and
SyntheticTIFdistricts



Planning Tool: Small Area Plans Increase Capa

A 4100 Supported Assisted Units SAUs will be neededbince 2013; the Shas been
by 2040 Theseunits will likely represenpne-halfofa partially implemented, Hydraulic ha
total newbuild out that includesiew workforceand ~ beenadopted, Cherry Avenue is
market ratehousing The estimated total of new unitspartially completed, Starr Hill
to be added could then b&100 x2=8200units. received funding. Between 2016
A 1000 SF min/unit £88 acref repurposed landf 1 2017 the combined residential and
story. If 3stories;60acres. I# stories;50 acres If5  commercial property assessments

stories;35-40 acres. rose 15.14%. (Residential=4.16%.)

A At 2.3persons/DUpopulation would grow from
48,019 t066,879 (exceedingVeldon/ 2 2 LIS NQ &
projection of 55,962y 2045, but still under the
AECOM projection af1,500 in2060.)

A 2 SQf f50scediRepurposedand in 20 years
(35 acres for 1500 units nowAssuming5 acresof
buildable landcouldbe gleaned from each small area
plan for affordable housing (with tools like land
banks, community land trusts, neprofits with the
agency to build on former grayeld and brownfield courea
sites),7 SAPs with new zoning would need to be in
place such asSIA, Hydraulic, Cherry, Starr Hill,
Preston/Harris Carlton/Woolen Mills,RiverRoad.

WEST MAIN
RIDGE MCINTIRE CORR: I

WOOLEN MILLS

CHERRY

STRATEGI
INVESTME]

FRY'S SPRING



Planning Tool: Small Area Plans Increase Capa
| 8LI2OKSOAOIE a{ G4dzRSyYy (€& . dza t RCitwlatalonly C
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Hillsdale Drive-Existing Parking Lots Hillsdale Drive-Existing Development. Includes:  Hillsdale Drive-New Design @ Full Build-Out
NOTE: the actual Hillsdale/Hydraulic small former Giant Food Store, Whole Foods, Michie 343 new units (from 2.41 DUA to 3.54 DUA)
area plan identified 100 acres of parking lot. Drive Apartments.
HIGH BUILD OUT New | E x i | Combined| Before| After
DUs DUs DU/A [ DU/A
Hillsdale 343 734 1077 241 3.54
LOW BUILD OUT New | E x i | Combined| Before| After
DUs DUs DU/A [ DU/A
Hillsdale 86 734 820 241 2.7




Planning Tool: Small Area Plans Increase Capa
Actual HydraulitillsdaleSmall Area Plagadopted May 2018

¢ K &éldver 100 acres of surface parking within the core development area surroud8ir
Route 29. Thatould supporimore than one thousand units of mufamily housing €
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Planning Tool: Small Area Plans Increase Capa
Case Study: Strategic Investment Area (SIA)

Context
084 Commonwealth B SIA Phase 1 (Study Area) 84 Acres
‘7046\'9 Downtown Mall
(o4 »% SIA Boundary
- ity of Charlottesville
Barracks Wildwood
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Planning Tool: Small Area Plans Increase Capa
Strategic Investment Area (SIA)
Residential Development Capacity Scenario

Potential for +/-1,300 new
residential units

DPZ
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Planning Tool: Small Area Plans Increase Capa
TakeAways

Averaging the Hydraulic/Hillsdateiild outof 343newunits withi KS { L! Q& LINR 2S04 S
1300units average = 820 units.

Assuming 820 new units could be built on each of the 12 SAPs, that 519888&ch SAP must be rezonec
to allow for more housing within the context of physically healthy and viable places. Assuming 1/3 of t
units are for households making less than 80% AMI, that achieves 3286 Supported Affordable Units (
very close to the 3300 unit target of the PES studly.

The remainingouldbe met through the addition of missing middle and ADUs in low residential zoning
districts, rezoned to allow new housing types that fit the context of physically healthy and viable place

There iscurrently$317,476.73 in the SAP budgei350,000 is the minimum needed to do one (1)
comprehensivesAP in dimely manner with professional consultants. There is not staff capacity to do lo
range land use and transportation planning, extensive community engagement, urban design, land
economic analysis and auditing and replacing our zoning ordinance in these areas (let alonés)ity

Of the two SAPs completed, only one (the SIA adopted 4 years ago) is developing a new form based
(FBC) to both increase affordable housing and create a healthy, viable physical context. The other cor
{1t 2y GKS !'{ Hd /2NNAR2NE tA1S Al0Qa [/ 2dzyieée w

Couldwe create one FBC for both SAPs along US 29, that facilitates transit oriented
development, affordable housing, and sets the stage for a future Bus Rapid Transit li
Oneother SAP is halfway complete after 1.5 years, yet growth pressures are accelerating.

This is the time to create more SAPs, resource them more fully (througblfjend implement them in a
more timely manner, in tandem with new zoning and the aggressive, proactive use of such tools as I
banks, land trusts, tax control districts while plans are being made

In order to allow for more affordable housing within the context of physically healthy and viable places
parks, healthy food sources and walkable streets, fund the Woolen Mills/Belmont/Carlton SAP (under
consideration since 1988) and increase funding forRHevilleSAP with an expedited schedule.




Planning Tool: Small Area Plans Increase Capa
Proposals for Consideration

0Drafto RESOKWI TIeONstfroart eag yCittoy Accel erate the Production of ISu
Area Plangfirst version presented to Council in July 2017, revised version foiGdéarich 2018

WHEREAShar | ottesvill ebs Goals for Affordabl e Hous i n gortedaftbrgbleusity
units (SAUs) to 15% of total housing units by 2025, up from the 10% ratio identified in the January 2017 Housing Report;

WHEREABccording to the PES Hmewsffordagle hdusiagineedstrs2018 8d@A8wHhich whenhaddedtoatie yirdi
of housing financed under the Low Income Housing Tax Credit (LI¢TGIpBx@ir&mn 20% of the total numbér bfe  16,B37 yndssn January -

WHEREAE har | ottesvil | e d sup@té HoBsingpoograms ¢hat encaurageraaxad hegymborhoods and discourage the isole
very low and low income households without access to programs and amenities that foster economic mdbleility; bepfibresxdevelopment alc
Citybébs Mixed Use Corridors, that en cidentfiea geeeraisinall ard¢aiplang that wilepdoeide the t
future planning, urban design, and investment;

WHEREAS$he Charlottesville City Gbsimce June 2017 has directed staff to:
1 undertake a cityde housing needs assessment,
1 develop a Land Bamlinancthat prioritizes affordable housing, and inventorewséiccignd and assess its feasibility for redevelopment
I createCommunity Benefit Tax I ncrement (CBTI) Distr i dngforloivimecome h
housing development,aii@x Increment Finance District to cover the debt service of infrastructire investment
1 develop a cityide affordable housing production strategy that includes all afphp d4bove d t o t he ci tyds s ma

BE IT RESOLVH#at the City Council of Charlottesville hereby directs staff, in consultation with the Hoosimgefed{ish8),Ghe PLACE Design
Force and the Planning Commission to establish for each Small Area Plan as iderdifie @01 8en2@EBensive Rtan
1 Housing Rehabilitation Zon@g#RZ pursuant to Virginia Code&b§3@la Real Estate T&emption Programn coor di nat i o1
Office for building new structures and improvements to éXgfingursuant to 858219.4, anal Zoning Incentive Progrgursuant to Virgin
Code §15:2305yia acommunitgiriven form bakeode that uses height bonuses to build more affordable housiteyinmpts/ate developme
T oVal ue CComrhunity Behefitolax Increment (CBTI) Bisis@ppropriate
1 a Public, Private Partnership mechanigrareby the City reduces the cost of developing SAUs byitter figmofit developers via fundir
assistance fetructured parkistreets and parkgocery stores and othems
1 SAU productiontargetsor each of tdnesudd thdt hedGty nBeaixits $upplriecadfordabiebdasikgeping withe2018
Housing Needs Assessmemtd Bonus Height Studi es, t heand@e20y8&esmpreliehsive Rlaa.b | e

BE IT RESOLVHat the City Council of Charlottesville hereby directs staff to provide Swatagiyvithacelerate tbeeation of Small Area Plan:
and theProduction o8AUswithin theC i t SynallArea Plarfer adoption and implemensipart of thetCy 6 s af f or dabl e .ho

Createone FBC template for bot®APs on the US 29 Corridtw,facilitate transit oriented
developmentwith affordable housing,and setthe stage for a future Bus Rapid TranBite.



Zoning Tool: Existing By Right Zoning

Case Study: Strategic Investment Area ($Adse | (Downtown Extendd2E)

Why a New Code?

« Acknowledgment that current
processes fail “miserably” in
reaching many of your goals.

« Urgency to get the zoning to work
more effectively in meeting the
community’s needs.

 Establish a framework for
development to improve the health
and vitality of our neighborhoods.

* Incentivize private developers to
build more affordable units.

SIA Phase 1 (Study Area) 84 Acres
i SIA Phase 2

SIA Phase 3
== S|A Phasing Boundaries

FBCl =,

CODESIGN



Existing Code - Development By Right

Current By Right: By Right: By Right:
Zoning Housing Commercial Mixed-use
Development Code _ , :
: * 43 units per acre + 50 feet maximum - 43 units per acre
By Right . ,
- 35 feet maximum + 101 feet maximum
+ 25% commercial
minimum

Special Use Permit

DP7



Current By Right

+ 3 stories maximum - 9 stories maximum + 4 stories maximum
* Residential only - Mixed-use - Commercial
+ 43 du/ac max. - 25% commercial minimum.

75% commercial maximum.
-+ 43 du/ac max. / 240 by SUP

100x200 - 19 marketrate units - 19 market rate units + 19 market rate units - 0 market rate units
Site - 0 workforce units - 0 workforce units - 0 workforce units + 0 workforce units
By Right - 0 affordable units - 0 affordable units - 0 affordable units - 0 affordable units

DPZ



Current By Special Use Permit

+ 3 stories maximum + 9 stories maximum + 4 stories maximum
- Residential only * Mixed-use - Commercial
+ 43 du/ac max. « 25-75% commercial

- 43 du/ac max. / 240 by SUP

67 total units 25 total units
190x200 +48 market rate units ~ +5 market rate units
Site +3 workforce units +1 workforce units
By SUP +0 affordable units +0 affordable units

Good for Developers, Bad for Affordability

DP7



Zoning Tool: Existing SUP

Special Use Permits (SURIsat provide funds for affordable housing in exchange
for more height and density, can also leaddwersized buildings that are out of
scale with the context and tower over adjacent residential areas, because the city
lacks transition zones between high and low intensity development areas.

A e

The Flats at West Main Street, adjacenFiteville(in spite of Design Guidelines & a BAR)



Zoning Tool: Existing SUP

Excessive Parkingquirements can also lead toversized buildings that are out
of scale with the context and tower over adjacent residential areasexistng
Downtown Extended zoningthin the SIA, allows this condition to happen.

i -T‘ 4
LE

S FRAD

The Standard at West Main Street, adjacenWesthaven(in spite of Design Guidelines)



- ] :

Zoning Tool: Form Based Code

£r”

e

From superblocks to individual addresses and walkable stregtglawnGardens, Milwauked/VI (100% 1:1 replacement)
Torti Gallas



Zoning Tool: Form Based Co

Lower Intensity Development< » Higher Intensity Development

MID-RISE

MULTIPLEX HVEWORK ™
TOWNHOUSE
OURTYARD BUNGALOW .

TRIPLEX § APARTMENT COURT LE HOUSING

DETACHED SINGLE-EAMILY N\ DUPLEX courplEx

HOMES \ M\%S\NG MDD

. —
— S
—
—_—

- —
— —
—_—
—

SlAresidents madat clear three years ago th#hey wantedbetter, more
transparent and predictablbuilt outcomes, andbetter transitionsbetween
areas of high and lomtensity developmentCurrent zoningnowever
allowsbuildings to be 101" tall (8 stories)egardless of what's next to them.



Zoning Tool: Form Based Co

Missing Middle Housing in Charlottesville

. MD-ReE
MULTIPLEX WYE/WORK

TOWNHOUSE
g TRIPLEX § Goamin comr =
DETACHED SINGLE-FAMILY N DUPLEX coumpiex AT AR e MDDLE HOUSING — — —
HOMES N\ _ —MISSING
N e =

-

Townhouses Small Apartment Buildings Condominiums



Zoning Tool: Form Based Co

Proposal for Consideration: FBCs in combination with Height Bonuses in the S
Phase I, Hydraulic (with the Rio SAP) and Cherry Avenue (pending completic

llllll

Pt
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Form Based Code Approach

Conventional Zoning Design Guidelines
City Walk Apartments on Water Street The Flats on West Main Street  Downtown Mall at East Main Street



Zoning Tool: Height Bonus

Currently being resvaluated as applied to the Ix Property

Hypothetical Height Bonus (standards TBD)

Transition Housing General Mixed-Use Center Mixed-Use

- 2 stories - 3 stories - 4 stories

+ 3 by height bonus * 6 by height bonus * 9 by height bonus

- Residential only + Mixed-use - Mixed-use

+ No density max. - Ground floor + Ground floor

commercial minimum commercial minimum
- No density max. * No density max.

100x200 @ 2 stories: 20 units @ 3 stories: 20 units @ 4 stories: 30 units
Site equivalent to 43 du/ac equivalent to 43 du/ac +10 market rate units
By @ 3 stories: 30 units @ 6 stories: 50 units @ 9 stories: 90 units
Height +7 market rate units +22 market rate units +56 market rate units
Bonus +4 affordable units (15%) +8 affordable units +14 affordable units

Better for Affordability

P



Zoning Tool: Height Bonus

This Table is currently being completed, as it pertains to a build out of the IX Propert
using a Form Based Code with Height Bonuses for affordable housing units.

Hypothetical Height Bonus (standards TBD)

R a— Street Maximum Community Unitsat Unitsat Unitsat Affordable
Improvements Height  BenefitFund 80%AMI 60% AMI 30% AMI Unit Total
Additions up to 2,000 sf Not Required Varies Not Required
By Right Required Varies Not Required
Transitional Required 3 stories Not Required A% B% C% A+B+C
General Required 6 stories S8 pell;rrlriltarket A% B% C% A+B+C
Center Required 9 stories 58 pe;rrlrixtarket A% B% C% A+B+C
Childcare

Business Support
Financing Assistance
Other Services

+ Additional benefits for more affordable housing, such as parking reductions, lot coverage, etc

DPZ



Zoning Tool: Height Bonus

The IX Property, is now being used as a test case for the application of a Form Based Co
shallower set backs, lowered babee heights and Height Bonuses for affordable housing ur

Current & Proposed Zoning Maps

N DE: 9 story max. ‘Lif-',/' Transition Zone: 3 story max.
222771 General Zone: 6 story max.

P ]

24 %>
< < {20 Center Zone: 9 story max.
© 9 £ Open Space

DP7
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Zoning Tool: Height Bonus

The IX Property, is now being used as a test case for the application of a Form Based Co
NOTE the amount of land taken up by deeper set backs, under the existing DE zoning.

Regulating Plan Capacity - By Right

Gross Site Area 41.69 Acres
Streets & Open Space (Acres) 22 Acres 52.9%
Building Footprint 683,842 Sq. Ft.
Commercial Floors 6

Residential Floors 3

Commercial Space 4,103,050 Sq. Ft. g
Residential Space 2,051,525 Sq. Ft.
Total Square Footage 6,154,574 Sq. Ft.

Total Residential Units 1,710 Units

Total Allowable Residential Units 1,793 Units
Variables
Max. Density (Units/Acre) 43 Units
Unit Size 1,200 Sq. Ft.

Setbacks 20%

FRCI 0PZ



Zoning Tool: Height Bonus

The IX Property, is now being used as a test case for the application of a Form Based Co
shallower set backs, lowered babee heights and Height Bonuses for affordable housing ur

Regulating Plan Capacity - Proposed

Gross Site Area 41.69 Acres
Building Footprint 854,802 Sq. Ft.
Transition Zone Footprint 70,704 Sq. Ft.
General Zone Footprint 698,365 Sq. Ft.
Center Zone Footprint 85,732 Sq. Ft.
Transition Zone Max. Height 3
General Zone Max. Height 6
Center Zone Max. Height 9
Total Square Footage 4,488,043 Sq. Ft.
Total Residential Units 3,087 Units

Total Commercial Area 784,098 Sq. Ft.

Units Per Existing Zoning 1,793 Units
Variables

Max. Density Per Existing Zoning 43 Units

Unit Size 1,200 Sq. Ft.

FRCI 0PZ



Zoning Tool: Height Bonus

The IX Property, is now being used as a test case for the application of a Form Based Co
NOTE with more of the lot available for building, more capacity is achieved at a lower heig

1-Acre Capacity Study

Gross Site Area 1 Acre

Height 9 Floors
Building Footprint 27,620 Sq. Ft.
Total Square Footage 248,580 Sq. Ft.

Existing Capacity @ 9 floors

Gross Site Area 1 Acre

Height 6 Floors N i 5" Setback|

Building Footprint 42,516 Sq. Ft.

Total Square Footage 255,096 Sq. Ft.

Proposed Capacity @ 6 floors

0P



Zoning Tool: Height Bonus

The IX Property, is now being used as a test case for the application of a Form Based Co
Existing topography mitigates impacts of central zones that allowrisedbuildings.



