ITEM #10B

MEMORANDUM
TO: Timothy J. Baroody, City Manager
FROM: Chuck Johnston, Director, Community Planning & Building Department
RE: Cowan East LLC requests the initiation of an amendment to the 2015

Comprehensive Plan Future Land Use Map and text and map for the northern
portion of Sub-Planning Area 5B for 4 parcels (0.4 acres) that are currently
designated on the as Commercial-Transitional/Office and 32 parcels (6 acres)
that are currently designated as Medium Density Residential, all to be designated
as Commercial General.

DATE: 2018 April 16 (for the 2018 April 24 meeting)

Cowan East LLC is requesting the City Council to initiate the process to amend the Comprehensive
Plan Future Land Use Map and associated text and map in Sub-Planning Area 5B for
approximately 6.4 acres generally located between Spotsylvania Avenue and a Dominion Power
utility easement, adjacent to the 1500 block of Jefferson Davis Highway.

RECOMMENDATION
Direct the Planning Commission to initiate a Comprehensive Plan amendment as described.

BACKGROUND

The process to amend the Comprehensive Plan is addressed in Section 72-22.2.D of the Unified

Development Ordinance in the City Code, which refers to Virginia Code section 15.2-2229.

Section 15.2-2229, Amendments, states:
After the adoption of a comprehensive plan, all amendments to it shall be recommended,
and approved and adopted, respectively, as required by 8 15.2-2204. If the governing
body desires an amendment, it may prepare such amendment and refer it to the local
planning commission for public hearing or direct the local planning commission to
prepare an amendment and submit it to public hearing within 60 days or such longer
timeframe as may be specified after written request by the governing body. In acting on
any amendments to the plan, the governing body shall act within 90 days of the local
planning commission's recommending resolution. If the local planning commission fails
to make a recommendation on the amendment within the aforesaid timeframe, the
governing body may conduct a public hearing, which shall be advertised as required by
§15.2-2204.

Cowan East LLC purchased approximately 6.4 acres of land adjacent to the intersection of
Spotsylvania Avenue and Jefferson Davis Highway in 2016. Approximately 5 acres of this area is
zoned Residential-Mobile Home, RMH. About 3 of these acres is developed with the
Fredericksburg (aka Embrey) Mobile Home Park and about 2 of these acres is within the
Dominion Power Easement. Until recently, there were 28 mobile homes in this development at a
density of about 9 units per acre (developed as the mobile home park). There are 17 lots of
approximately 6,000 sq ft in this acreage that were plated in the mid-20t century for single family


http://law.lis.virginia.gov/vacode/15.2-2204/
http://law.lis.virginia.gov/vacode/15.2-2204/

homes that are buildable; there are additional small vestiges of lots or lots in the Dominion Power
Easement that are unbuildable.

North of the mobile home park is approximately 0.4 acres of the owner’s property that is in the
Commercial-Office/Transitional Zoning District and is vacant; about 1/3 of this area is in the
Dominion Power Easement. This area is divided into 4 lots, none of which are buildable for single
family homes due to their size or location within the power easement.

South of the mobile home park is approximately 1 acre of the owner’s property that is in the
Residential R2 Zoning District and is vacant; about 1/3 of this area is also in the Dominion Power
Easement. There are five buildable single family lots in this area and two lots that are not
buildable because of the power easement.

Running through the owner’s property is the right of way for Dandridge Street, which would be
included in Comprehensive Plan amendments and covers an additional approximately 2/3 acre.
The former right of way for Payne Street also runs through the property, but was vacated in 1964.
The west edge of the property is formed by Spotsylvania Avenue, the south by an unbuilt extension
of Brent Street, and the east edge is established by Rappahannock Avenue, in part, and the
Dominion Power easement for the balance.

The mobile home park and vacant land south of the park, with a total area of about 6 acres, is
designated on the Future Land Use Map as Medium Density Residential and the 0.4 acres to the
north of the park is designated as Commercial-Transitional/Office. This area is roughly the
northern one-third of Sub-Planning Area 5B. The Plan shows the total acreage of 5B as 30 acres,
however the City GIS area measurement shows approximately 18 acres. The Plan states this area:
has the potential to be redeveloped at a higher intensity. Potential uses include student housing
as well as a mix of commercial and residential uses, as has occurred at Eagle Village. The basis
of this level of development would be to provide much needed student housing and allow the
College Heights neighborhood to recovery from excessive numbers of rental uses.
Redevelopment plans would need to be designed to become a positive contribution to the
neighborhood and help reestablish itself as an owner-occupied community.

COMPREHENSIVE PLAN AMENDMENT

The applicant would like to rezone its property to the Highway Commercial Zoning District. To
do so, the area should be designated as ‘General Commercial’ on the Future Land Use Map and
the map (page 145) and text (page 147) for Sub-Planning Area 5B should be modified to
specifically allow highway commercial uses. If Council directs the Planning Commission to
prepare an amendment for public hearing, the proposed Comprehensive Plan amendment would
address these changes. Attached is a letter from Silver Companies requesting the initiation of the
amendment and preliminary plans for the commercial use of the property.

STATUS OF MOBILE HOME PARK

In response to the acquisition of the Mobile Home Park by Silver Companies, a special task force
was created to provide intensive housing assistance and case management to assist with residents’
relocations. This team has been working closely together conducting needs assessments for each
household and guiding families towards appropriate services and housing. To ease residents’
transitions, Silver Companies, offered some funds to pay for moving costs. The team partnered
with the United Way to serve as a fiscal agent to facilitate these payments. To date, only two
households have successfully relocated with most residents delaying their moves. Once residents
receive a date for the park’s closure, families will require more assistance from the task force. Also
attached is a letter from Silver Companies that offers additional information about its plans for
transition, as well as a staff memo on the interactions with the mobile park residents.
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MOTION: April 24, 2018
Regular Meeting

SECOND: Resolution No. 18-

RE: Initiating an Amendment to the 2015 Comprehensive Plan to Change the

Future Land Use Designation of the Embrey Mobile Home Park, Sub Planning
Area 5B, from Residential or Mixed Use to Commercial.

ACTION: APPROVED: Ayes: 0; Nays: 0

The purpose of this resolution is to initiate an amendment to the 2015 Comprehensive Plan to change
the description of the “Land Use Potential,” of the Embrey Mobile Home Park, which is designated
as Sub Planning Area 5B in Chapter 11. The potential uses currently identified include “student
housing as well as a mix of commercial and residential uses, as has occurred at Eagle Village.”
However, the landowner, Cowan East, LL.C, has questioned the suitability of the site for this character
of development, “due to significant physical and environmental constraints,” including the presence
of a high voltage overhead power line and associated easement area, the proximity of commercial uses
on the Route 1 By-pass corridor to the west of the site, and established office and commercial uses to
the east of the site.

Under City Code §72-22.2 and Code of Virginia §15.2-2229, the governing body may direct the
planning commission to prepare a comprehensive plan amendment, submit it to public hearing, and
then submit it to the governing body for approval. The governing body holds its public hearing and
acts on any proposed amendment within 90 days of the planning commission’s recommendation.

Therefore, the City Council hereby directs the Planning Commission to study the suitability of Sub
Planning Area 5B for its appropriate future land use potential, prepare any recommended amendment
to the 2015 Comprehensive Plan, hold a public hearing on the proposed amendment, and make its
recommendation within 60 days from the date of adoption of this resolution.

Votes:
Ayes:
Nays:
Absent from Vote:
Absent from Meeting:
SRRk Rk
Cletk’s Certificate
L the undersigned, certify that I am Clerk of Council of the City of Fredericksburg, 1 irginia, and that the foregoing is
a true copy of Resolution No. 17-  duly adopted at a meeting of the City Council meeting held April 24, 2018 at
which a guorum was present and voted.

Tonya B. Lacey, CMC
Cletk of Council



MEMORANDUM

To:  Timothy Baroody, City Manager, Charles Johnston, Director CP&B
From: Susanna Finn, Community Development Planner

Date: April 19, 2018

Re:  Mobile Home Park Relocation Progress

April, 2018 Update

To date, only two households have successfully relocated, with most residents delaying
their moves. Staff has remained in contact with the United Way since last year. They
have been reimbursed by the Silver Companies for the relocation costs necessary to
support the two households’ moving expenses. It is expected that once residents receive a
date for the park’s closure, families will require more assistance from the task force.

Mobile Home Task Force:

In response to the acquisition of the Fredericksburg Mobile Home Park by the Silver
Companies, which has indicated interest in redeveloping the property, a broad level
resource fair was held at the mobile home park in October of 2016 to assist residents with
their eventual relocation. A special task force was created to provide more intensive
assistance and case management to help residents successfully relocate. This includes
Dee Smith, Executive Director of the Central Virginia Housing Coalition, Bonnie
Newcomb, the Senior Benefits Program Specialist from the Department of Social
Services, and myself. This team has been working closely together through a dozen off
site coordination meetings and onsite outreach efforts to best accommodate the varying
schedules of the residents. The team conducted needs assessments for each household to
guide families toward appropriate services and housing.

The taskforce held a Saturday event in the Park on September 23, during which 6
households came to speak with us. We were able to distribute applications for the income
based housing communities, provide other resource information for food and eyeglass
assistance, conduct home searches with two households directly calling landlords, and
scheduled an appointment for one resident to complete a fast tracked disability as
application.



To Date:

0 One household has successfully relocated to another rental unit within the City. We
assisted by delivering applications and securing funds for a security deposit.

0 One household has plans to move their trailer to a lot in Caroline County but are
currently waiting on permits. Funds were given to the trailer moving company for the
full cost of moving the trailer totaling $3,800.

0 With coordination, one additional household was placed at the top of the waiting list
for Heritage Park, an income based apartment complex. They are expected to move in
within a few weeks.

0 Made contact with every household, knocking on every door and leaving several
letter.

Many residents still require assistance as they are intimidated by the prospect of moving.
Many of these individuals have not had to navigate the housing market in many years and
are ill equipped to manage it on their own.

This inability to face the daunting task is fueled by rumors about delayed plans and
landlord requests to renew leases. This combination of factors has weakened our working
relationship with the households as they discredit our statements of urgency. With a
formally announced park closure date, we will be able to better help residents plan their
moves.

Financial Assistance

To facilitate relocation assistance, the taskforce reached out to the United Way. They
were able to connect with The Silver Cos. to negotiate funds to support the residents
moving efforts. This agreement was reached in March 2017, when The Silver Cos.
offered $100,000 to assist the 26 households, about $3,800 each. This allowed the
taskforce to have the flexibility to be able to assist the household with whatever their
specific moving needs may be.

Next Steps:

A formal park closure date and schedule is needed to continue to assist residents with
their moves.

The taskforce will continue to be available to offer funds for those who are ready to move
and expect that once a date has been given many more will require our assistance.

The United Way continues to work to secure the funds required for each household’s
eventual relocation.



COMPANIES
Established 1941

March 9, 2018

Charles R Johnston, Director
Planning and Building Services
715 Princess Anne Street

City of Fredericksburg, VA. 22401

Re: Request City Council or Planning Commission to initiate Comprehensive Plan Amendment
Dear Mr. Johnston:

This is to officially request that the City Council or Planning Commission initiate a Comprehensive Plan
Amendment for the land area related to our application to rezone property generally referred to as the
“Embrey Mobile Home” site and some immediately adjacent parcels. The attached generalized
development plan (GDP) submitted in conjunction with our rezoning application, depicts the subject
area of this Comp Plan amendment request.

The City Comprehensive Plan, page 147, defines the subject area as “Sub Planning Area SB”, and notes
that this northeast quadrant of the intersection of State Route 3 and US Route 1 By-Pass contains a
variety of uses and the potential to be redeveloped at a “higher intensity” to include student housing as
well as a mix of commercial and residential uses.

Our rezoning application seeks to rezene to CH Commercial the area primarily occupied by the trailer
park, consisting of about 30 mobile homes and currently zoned Residential-Mobile Home (RMH). The
rezoning would accommodate the “higher intensity” and commercial use part of the Sub Planning Area
5B language.

We believe that amending the Comp Plan designation to a more commercial use focus would
acknowledge significant physical and environmental constraints of the subject area that render any
sizeable student housing facility or residential use of the property unlikely and certainly less reasonable.
Principal among site- specific constraints is the major {Dominion Energy) overhead power line and
associated easement area that extends along the entire eastern side of the subject property.

For safety and proximity of high voltage power line reasons, this impediment should seriously limit any
future residential focus for this area. Locating student housing in this area would incur similar challenges
and potential conflicts, and the subject area is not an area identified by the University for future student
housing,

Boca Raton OFrices MeTro WasHinGTON, D.C. OFFices

1201 CentraL Park Buvo., FrepericksaurG, VA 22401

, FL 33431
1001 East Teecom Drive, Boca Raton Pr: 540.786.1405 Fx: 540.786.1406

Ph: 561.981.5252 Fx: 561.981.5253

WWW.SILVERCOMPANIES.COM



Moreover, the immediate western side of the subject area adjoins closely the Route 1 By-Pass corridor,
which is arguably more suited to commercial-adjacent versus residential-adjacent uses. Add to this that
along Spotsylvania Avenue, from Old William Street to the existing mobile home park, there are a
variety of commercial uses that have long operated within this commercially zoned area for decades--
among the uses located here include an old warehouse used for many years as a bread and bakery retail
goods shop, 2 window glass replacement facility, a professional office building, a veterinary clinic and a
tandscaping/plantings operation with extensive outdoor storage and supply areas.

The attached GDP identifies the proposed uses anticipated with our rezoning request. We believe the
proposed uses will complement the variety of existing commercial uses located along Spotsylvania
Avenue, and offer more conveniently located goods and services closer (including walking distance) to
some neighborhoods in the area.

Thank you for your consideration.

Sincerely,

Jud Honaker, President

Cowan East, LLC

Managed by SH Advisors, Inc.



April 18, 2018 COMPANIES

Established 1941

Tim Baroody, City Manager
City of Fredericksburg, Virginia
P O Box 7447

Fredericksburg, Va. 22404

RE: Cowan East, LLC Proposed plans for Embrey Mobile Home Park Property

Dear Tim,

This is to advise that Cowan East, LLC, owner of the mobile home property referenced above, remains
committed to redevelop the subject property, in line with the recent application filed to rezone and to
obtain a minor Comp Plan amendment for the property. The application and accompanying GDP calls for
at least three development pad-sites for the land. At this stage we are working to finalize prospects and
deal terms for these pad sites to include development of {1) a convenience store (with gasoline pumps),

(2) a fast food restaurant, and (3) a commercial retail building for which a small grocery stare has
expressed interest,

Obviously, in order to re-develop the property, the existing mobile home park will need to be vacated.

As we have done in several cases already, Cowan East, LLC will assist residents that need it with their
relocation.

We have reviewed the legally required advance-notice to residents (by State Law) of the mobile home
park, and we will adhere to these provisions along with regulations governing the removal of mobile
homes.

At this stage we believe that within approximately 8 to 9 months after obtaining the necessary approvals
and permits for the re-development project, we should be in a position to vacate the mobile home park
{with proper notices to rgsidenjs)), to assist residents- in- need with relocation as possible, and to begin
readying the site for th¢f propgsefd commercial uses. This is the path we are currently pursuing as we
continue to work to fiflalize fonfract terms with pad-site prospects to date.

Sincerely,

Boca Raton OFFices Metro Wastington, D.C. OFrices
1001 East Tetecom Drive, Boca Raton, FL 33431 1201 CentraL PARK Buvp., FReDERICKSBURG, VA 22401
Pu: 561,981.5252 Fx: 561.981.5253 PH: 540.786.1405 Fx: 540.786.1406

WWW.SILVERCOMPANIES.COM
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