COMMONWEALTH GREEN

Narrative Description

This application for a Planned Development Mixed Use (PDMU) rezoning is for a tract of land currently
Zoned EO (Economic Opportunity) located at the easterly end of Commonwealth Drive located in York
County. The parcel is identified as York County Tax Map Parcel Number 036 1A, and containing 45.76
acres. Also included with the development is a 6.16 acre tract of land which is located in adjacent City of
Newport News. The zoning of the Newport News tract is multi-family and does not need to be rezoned.
Access to the Commonwealth Green development is Commonwealth Drive, which will be extended to the
easterly side of the Commonwealth Green site and Keener Drive proposed to be extended to George
Washington Memorial Highway (U.S. Route 17). Keener Drive will have a street stub which may be
extended to Production Drive. Both Commonwealth Drive and Keener Drive will be public right-of-ways
with city water, public sanitary sewer, street lights and, curb and gutter roadway type with sidewalks
where appropriate. The York County property is located in an area designated for Mixed Use
Development in the current York County Comprehensive Plan as amended and approved by the Board of
Supervisors.

The community is designed using Traditional Neighborhood Development (TND) standards to create a
vibrant, walkable community that will minimize the impacts on surrounding properties, and will be a
benefit to the County, life styles, the surrounding business community, and its residents. Streets are
designed to extend from Commonwealth Drive to the neighboring property line while providing
secondary access from Commonwealth Drive to George Washington Memorial Highway (US Route 17) via
Keener Drive. Together with the sidewalks to be provided the development will create good internal
interconnectivity with adjacent properties. Existing Victory Boulevard and George Washington
Memorial Highway (U.S. Route 17).businesses will benefit.

The community has been designed to be successful from an economic standpoint, by providing a needed
mix of housing type, and an appropriate commercial area that will complement the existing retail at key
locations. It will also provide access from Victory Boulevard and George Washington Memorial
Highway. The proposed community will include up to 94 townhomes (fee simple ownership) of various
sizes and prices, at least 40,610 square feet of commercial space ,and up to 384 upscale apartments. A total
of 16 (live above) additional residential rental units will be located above a portion of the commercial space.
Based on the Fiscal Impact Analysis prepared by the Wessex Group, development of Commonwealth
Green will result in a net positive impact on the County of $6.6 Million Dollars based on comparable
generators. Although the fiscal impact is significantly lower based on York County average generators,
there are no other Class A apartments in the immediate area and the average of three comparable
properties in similar demographic areas will determine the most likely result.

RESIDENTIAL: The development plan provides a wide variety of housing choices as is appropriate for a
traditional mixed-use community, such as multi-family for rent, townhomes for sale, and “live above”
condominiums.

The townhomes will contain 1,774 to 1,888 square feet, and will feature alley-loaded attached garages.
Access points to Keener Drive will be kept to a minimum. These homes will have the choice of a first
floor master bedroom or second floor master bedroom with numerous design options. They are designed
to meet the needs of County residents who are ready to downsize from a single family home to a
low-maintenance home, with ample living areas to meet their needs.



The mixed use buildings (“live above”) will provide up to 16 residential units above retail/commercial uses
below along Commonwealth Drive. Additional retail/commercial units will complete the project on
Commonwealth Drive and built in a style that complements both the townhome and apartment design.

DESIGN CONCEPT: The Commonuwealth Green design concept was developed over a one and a half
year period. Resources used were the York County Planned Development Mixed Use (PDMU) ordinance
as the primary guideline for concept, density and acceptable uses. Next a complete analysis of the
property was undertaken including the York County Comprehensive Plan, adjoining uses, environmental
features and jurisdictional wetlands. Every reasonable effort has been employed to “fit” the various use
elements onto the property with a minimal impact to adjoining properties and environmental features.
Commonwealth Drive is currently located at the end of the westerly side of the property.
Commonwealth Drive is proposed to be extended to the eastern limits of the development. The
referenced extension has been a part of the Comprehensive Plan for many years, however, because of the
extension the Commonwealth Green development is bisected into essentially two separate development
components. Coupled with a jurisdictional 10 Acre forested wetlands area, an efficient layout is
challenged. Therefore, in conjunction with discussions of design professionals, experienced developers,
both commercial and residential, and local, state and federal agencies, an efficient plan was developed
consisting of commercial, retail and residential up-scale multi-family apartments townhouses for sale;
connectively (Keener Drive) to George Washington Memorial Highway, the future extension of
Commonvwealth Drive to George Washington Memorial Highway and lastly a compliment to the Kiln
Creek area developments, the Commonwealth Green Master Plan was developed.

ARCHITECTURE: The architecture in the community is designed to include a variety of architectural
styles that are complementary to the traditional architecture of the Yorktown area. An outline of the
design guidelines is included with the rezoning submission. Brick will be generously used throughout
the community. A variety of compatible brick colors will be selected to add visual interest and details.
Other exterior materials will include stone, stucco and cement board siding such as hardiplank. No
building will be more than three stories at the roofline. Varied roof heights and articulation of the front
elevations will break up the massing of larger buildings and at the streetscape level. Front porches and
covered stoops will be included on many homes. This will emphasize the entry and connection to the
sidewalk and street.

BUILDING MATERIALS: The materials used in this community will be better than those that have been

- typically available in homes in this price range. Exterior surfaces of all residential structures will be brick,

stone or cement board siding. All homes will be built on a crawl space or raised type slab foundation.
Roofs will be dimensional shingles. Exterior trim, roof overhangs, eaves will be a minimum of 12"wide.
Ceiling heights will be 9 foot or higher on the first floor and 8-9 feet in all second and third floors.
Minimum roof pitch will be 8/12. Appropriate gables, wall plane and roofline articulation, bays,
balconies, porches and canopies will be used in the design of all buildings. The selection of materials will
be done to minimize the exterior maintenance of the homes to help maintain a quality appearance for the
long term. A copy of the Architectural Design Guidelines are included as part of this submission package.

COMMERCIAL: The commercial center of Commonwealth Green will complement the existing retail
uses in the area. A mix of specialty retail and service oriented offices are planned and will be located
along Commonwealth Drive which is central to the residential uses and within walking distance. The
architecture will stand out from the typical strip retail development that has been built in the area. Street
trees and landscaped medians along with well defined pedestrian walkways with appropriately scaled
facades will create an inviting place for County residents to shop and do business.



STREETS: The street pattern in Commonwealth Green has been designed to facilitate community
interaction. All streets will have sidewalks with designated, contrasting colored cross walks at all major
intersections. Commonwealth Drive is proposed to have parallel parking spaces, emergency access lanes,
bikeways, travel lanes, generously landscaped median and street furniture. Pedestrian movement on
Commonwealth Drive, both active and passive, will be enhanced by means of the well lighted public
sidewalks, bicycle racks, trash receptacles, newspaper boxes and park type benches. Street trees will
create a comfortable environment for walking, and on-street parking along Commonyealth Drive will
further buffer vehicular and pedestrian uses. Pavement widths are designed to provide adequate access
for all vehicle requirements without creating excessive impervious surface or unnecessarily long crossings
between corners. Internal circulation is maximized with no permanent dead-end streets while providing
emergency access service. Residential units will face public right of ways with well placed sidewalks
however, the residential units will be vehicle accessed at the rear via alleys out of sight. Alley loaded
garages enhance the streetscape and avoid the cars backing onto the main roads. A roundabout has been
added to Commonywealth Green for both the aesthetics and traffic control calming as the area develops.

AMENITIES: Commonwealth Green will provide a variety of recreational experiences for the residents.
All residents and tenants will have use of planned walking trails in the retained 10 acres of natural “Central
Park” conservation woodlands located in the center of the property.

This “Central Park” will be the focal point of the community along with a minimum 1,800 square foot
“Town Center” multi-use building. The “Town Center” building along with the adjacent conservation
area and outdoor multi use area will provide the mixed use development with a focal point for community
but the “Town Center” is located so as not to encroach or disrupt the residential elements. All members of
the Association will have access and use of the grounds and building. In addition to the “Town Center”
building, the residents will have picnic tables, open areas for planned events, a fountain water feature, park
benches and on-site restroom facilities. In addition to the “Town Center”, tenants of the multi-family
apartments will enjoy added features to enhance their living environment, such as recreational vehicle
parking areas, a community center, meeting hall, fitness workout facilities, kitchenette and restroom
facilities.

Offsite recreational amenities are available to residents as well. The historic Yorktown waterfront
and beaches are nearby as is the Colonial National Historical Park. Ice skating at the IcePlex, adjacent
movie theaters, golf at Kiln Creek Golf Course and all the amenities of Newport News City Park and

-the Mariners Museum are just a short drive, or in many cases a short walk, away.

OFFSITE IMPROVEMENTS:  In order to facilitate a smooth transition from George Washington Memorial
Highway into the neighborhood and future development, the entrance and exit will be provided at
proposed Keener Drive with a right turn lane in and out as recommended in the traffic impact study.
Utilities will be located underground as well as lighted and landscaped signage at each site entrance which
will enhance the appearance of the community and the Route 17 corridor.  All public right of ways within
the development will have street lights to provide a visually appealing and safe pedestrian environment.

PEDESTRIAN/BICYCLE ACCESS: All the design elements within Commonwealth Green serve to enhance
the pedestrian experience within the community. Public sidewalks are designed to be 5" wide to facilitate
easier walking of groups and to provide comfortable space to stay on the sidewalk when passing other
pedestrians. On-street parallel parking provides further buffering from vehicular traffic. The homes will
be placed close to the streets to help define the streetscape space and provide visual interest to pedestrians.
There are no dead-end streets that would reduce the vitality of any sections of the neighborhoods. Street
trees will be planted in accordance with the approved Landscape Plan to enhance the aesthetics of the
street. At major pedestrian street crossings, varied pavement types will be used to emphasize these areas
and slow vehicular traffic as it approaches. The streets are designed to slow vehicular traffic to allow their
safe use with bicyclists on the dedicated Commonwealth Drive bikeways.



Designated bicycle parking facilities (racks) will be provided in the commercial areas of the community.

ENVIRONMENTAL PROTECTION: Significant wetland and woodland areas at the easterly side of the
property will be preserved as a conservation easement and passive recreational area. The wetland areas
of the property will be permanently preserved as open space and common areas. Walking trails will
provide access, but will not disrupt the character of this natural area.

SUMMARY: Commonwealth Green has been designed to meet the objectives of the Planned
Development Mixed Use District with the following goals in mind:

1.

N

Provide more efficient use of land through the accommodation of increased densities and
intensities of use within concentrated areas. The proximity of this community to existing

utilities, interstate access, adjacent shopping, employment, and recreational opportunities
makes it an ideal location for the increased density required to make a project of this type
successful.

Create a walkable, pedestrian-friendly environment that increases community vitality. All streets
within the community will have sidewalks, wide tree-lawns, townhomes close to the street,
on-street parallel parking and excellent interconnectivity. All garages are removed from the street
and are accessed through alleys or common driveways to minimize the presence of cars in the
pedestrian environment, thus providing for a minimum number of driveway access points.

Reduce vehicular trips and reliance on_the automobile by providing a mix of shopping, office,
cultural, recreational and residential opportunities within walking distance of one another. This

community will provide a wide range of opportunities for the residents, from shopping and a
recreation center, to passive nature oriented recreational areas on the property.

In addition, a larger community shopping center is adjacent to the community to provide easy
access to groceries and other daily needs without getting into a car or going out to George
Washington Memorial Highway or Victory Blvd.

Include an internal "main street” or streets along enter which commercial opportunities are oriented
to_a_ street-side sidewalk rather than a parking field, thus preventing the automobile from

. dominating the project while enhancing the pedestrian experience. The two main roads in the -

community intersect to create the focal point of the community. On street parking and additional
parking in front of the commercial buildings will provide adequate access to residents and shoppers
entering the community while providing a welcoming and secure environment for pedestrians.
Commercial uses along Commonwealth Drive separate residential uses on either side where similar
design principles have been used to create a walkable street leading to the commercial areas within
the site and offsite to existing businesses. On street parking, tree lined sidewalks, the roundabout,
and placing the homes close to the street all help achieve this goal.

Create an appropriately balanced mix of residential and_non-residential uses that respects the
underlying policies_and land use designations of the Comprehensive Plan. The plan for

Commonwealth Green orients the main street commercial area to become a transition from the strip
commercial development that dominates Victory Boulevard and George Washington Memorial
Highway (U.S. Route 17). Visibility and access, which are critical to its success, are maintained, but
the scale is more appropriate to the community being built around it and to support it. This
provides an appropriate transition and defines the boundaries of the mixed use area as designafed
on the comprehensive plan. A large natural area/wetland in the center of the project will provide
both separation and passive recreation for all the various users.



Although this feature and the extension of Commonwealth Drive for future connection to George
Washington Memorial Highway limit a more traditional design, this proposed layout provides both
an aesthetically pleasing and fiscally sound design for future success.

7. Provide alternative housing choices_and opportunities. Commonwealth Green will have two

different townhouse types with many different design options; larger townhomes with attached
garages, smaller townhomes with attached garages and residential apartments of various sizes.
These house types will be priced from the low to mid $200’s. Rental rates are expected to be up to
S1,450 per month. This plan provides an excellent range of house types and prices for county
residents.

8. Create a "landmark" communitv through the application of mixed-use and urban design principles.

The use of compatible architectural styles and materials throughout the community will control the
overall look, but without the repetition common in many new home communities. Colors and
materials will be varied and the land plan has been designed to integrate with the surrounding
communities. The homes will face out, rather than turning the backs of the homes to adjacent
properties.

Commonwealth Green will provide a unique living environment and will enhance the opportunities to
live, work and shop within York County. It represents an opportunity to set the standard for quality
mixed-use development that is appropriate to York County.
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