STAFF REPORT

DESCRIPTION

REZONING REQUEST: Rezoning Request, RZN2022-007 (Conditional), Ellis Farm, a
request

to change the zoning from A, Agricultural zoning district, to RLM, Residential Low—Medium
Density zoning district (Conditional), for property located at 494 Manning Road, Zoning Map
33,

Parcels 75 and 75A.

APPLICANT: Bob Arnette, Manning Road Development Group, LLC, applicant, on behalf of
Coastal Virginia Partners, LLC, contract purchaser, on behalf of Ellis Freehold LLC, property
owner.

LOCATION: The subject properties consist of T.M. 35*75 and 35*75A which are a combined
size of approximately 114 acres. The properties are located on Manning Road approximately
onehalf

mile south of the intersection of Manning Road and Holland Road (Route 58) business
corridor.

PRESENT ZONING: T.M. 35*75 and T.M. 35*75A are currently zoned A, Agricultural zoning
district.

EXISTING LAND USE: The property is presently vacant and comprised of fields and forested
lands.

PROPOSED LAND USE: The applicant proposes to rezone the property from A, Agricultural
zoning district to RLM, Residential Low-Medium Density zoning district (Conditional), for the
purpose of developing a single-family detached development. The applicant has voluntarily
proffered a maximum of 300 single-family detached units.

SURROUNDING LAND USES:

North — Speights Run Reservoir

South — Single-family detached homes, fields, and forested lands zoned A, Agricultural

East — Lake Speight Colony Neighborhood zoned RLM, Residential Low-Medium Density
zoning district.

West — Springfield Neighborhood zoned RLM, Residential Low-Medium Density zoning
district.

COMPREHENSIVE PLAN: The City’s 2035 Comprehensive Plan designates this area as part
of the Central Growth Area, Suburban Use District.

CHESAPEAKE BAY PRESERVATION AREA DESIGNATION: The property is located
within the City’s Chesapeake Bay Preservation Area Overlay District (CBPA) and is designated
as a Resource Management Area (RMA). The 100’ Resource Protection Area (RPA) buffer is
also

present along the northeastern boundary of T.M. 33*75.

FLOOD PLAIN: The property falls within Flood Zone A and Zone X, as shown on Panel
0210D

of the Flood Insurance Rate Map for the City of Suffolk, Virginia, Community No. 510156,
dated

November 16, 2011.
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PUBLIC NOTICE: This request has been duly advertised in accordance with the public notice
requirements set forth in Section 15.2-2204 of the Code of Virginia, as amended, and with the
applicable provisions of the Unified Development Ordinance. A notice, containing a copy of the
staff report, was also provided to the applicant on September 16, 2022, and October 14, 2022.
HISTORY: The subject property is currently vacant. Tax Parcel 33*75 was created circa 1877,
as

outlined in Nansemond County Deed Book 6, page 180. Tax Parcel 33*75A was created circa
1943, as outlined in Nansemond County Deed Book 148C, Page 63.

STAFF ANALYSIS

ISSUE

The applicant proposes to conditionally rezone approximately 114 acres of property located at
494

Manning Road, Zoning Map 33, Parcels 75 and 75A, from the existing A, Agricultural zoning
district, to the RLM, Residential Low-Medium Density district (Conditional). The purpose of the
rezoning is to allow for a maximum of 300 single-family detached dwelling units for a gross
density of roughly 2. 8 dwelllng unlts per acre rather than the eX|st|ng densny that is permltted of
1 unit per acre. ated-a 3 3

ofWetlands were found to be Iocated along the northeastern property line of Tax

Parcel 33*75 and found to extend down the center of the parcel, occupying approximately 8.5
acres of the site which reduces the potential number of units that could be realized. This site is
situated approximately one-half mile south of the intersection of Manning Road and Holland
Road

(Route 58) business corridor, with a portion of the parcel being

_bisected by a railroad. The

provided conceptual layout does not show that there will be any

_development on the portion south

of the railroad; however, both sections are included as part of

_this rezoning request.

CONSIDERATIONS AND CONCLUSIONS

In accordance with Appendix B, Section B-4 of the Unified Development Ordinance, rezoning
applications must include a statement of the reasons for seeking an amendment to the zoning
maps

of the City of Suffolk. The applicant stated that this request aligns with the 2035 Comprehensive
Plan as this site is located within the Suburban Use District within the Central Growth Area
where

single-family detached forms of development are encouraged where adequate public facilities are
available.

1. Comprehensive Plan

According to the 2035 Comprehensive Plan, the subject property is located within the Central
Growth Area, Suburban Use District. The Suburban Use District is intended to primarily be
composed of traditional residential subdivisions. Single-family dwellings are the most common
use found in this district. Neighborhoods should be designed with sidewalks and be pedestrian
friendly at a recommended density of 1-5 dwelling units per acre. Retail uses in this district are
primarily neighborhood-scale centers. Civic buildings and community facilities are also
appropriate. -scale centers. Civic buildings and community facilities are also appropriate.




As previously stated, the proffered number of 300 dwellings as a part of this rezoning request
would result in a gross density of 2.8 units per acre, which falls within the recommended density
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for the Suburban Use District. The requested RLM (Conditional) zoning district and proffered

unit

The Comprehensive Plan sets specific themes and policies related to land use, transportation,
open

space, and the environment that should be considered when contemplating a rezoning
application.

It is staff’s opinion that the requested rezoning to the RLM, Residential Low-Medium Denisty
zoning district (Conditional), is consistent with the policies of the 2035 Comprehensive Plan.
Relevant to this application are the following:

Policy 2-1: Keep development focused in designated Growth Areas in the City.

e Action 2-1A4: Ensure that the City’s land use regulations support higher
density/intensity development in focused Growth Areas.

The proposed rezoning from A, Agricultural, to RLM, Residential Low-Medium
Density (Conditional), would result in an increase in the permitted residential density
for the subject properties within the Central Growth Area, Suburban Use District.

Thus, this rezoning aligns with Action 2-1A.

Policy 2-2: Assure that development occurs in a predictable and orderly manner.
The surrounding area on Manning Road is primarily comprised of low to medium
density residential uses that were developed prior to the adoption of the 2035
Comprehensive Plan. This site would be developed at a low to moderate density and is
a good balance of accommodating the recommendations of the Suburban Use District.
The proposed rezoning to RLM, in conjunction with the proffered number of 300
dwelling units, is expected to continue predictable and orderly development in this area
as outlined by the Comprehensive Plan.

Policy 2-4: Promote compatibility in land use patterns.

The proposed rezoning to the RLM (Conditional) district and the maximum density of
roughly 2.8 dwelling units per acre is found to be compatible with nearby established
neighborhoods.

Policy 4-1: Provide opportunities for residents to adopt a lifestyle that is less
dependent on auto travel.

« Action 4-1A: Focus development in the two Suburban/Urban Growth Areas based on
the densities shown in Chapter 3.

The proffered density of 2.8 units per acre falls within the recommended density for
the Suburban Use District. Further, moderate-density residential development at this
site should offer additional support for commercial uses along the Holland Road (Route
58) Business Corridor and the downtown area.

Policy 6-1: Encourage development of a balanced and diverse housing stock



throughout the City.
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* Action 6-14: Ensure that the City’s land use regulations allow for a variety of

Ragedofs

The requested change in zoning would allow for an increase in density at the subject
property which currently allows only one dwelling unit per acre. The proposed rezoning
is more compatible with the Comprehensive Plan than the existing Agricultural zoning
designation for the property.

2. Unified Development Ordinance

Section 31-403 of the Unified Development Ordinance provides a purpose statement for
each zoning district to assist in evaluating the compatibility of any rezoning request. The
purpose of the RLM district is to allow for low-medium density, single-family residential
uses where adequate public facilities and services exist or are planned with capacity to
serve development. Residential low-medium density provides a flexible minimum and
maximum lot size in order to allow for market and design flexibility while preserving the
neighborhood character and permitting applicants to cluster development in order to
preserve environmentally sensitive land areas. RLM zoning is most appropriate for the
Suburban Use District. Applicable Place Types: Traditional Neighborhood Center,
Traditional Neighborhood, Suburban Neighborhood, Corridor, and Special District.

3. Adequate Public Facilities

The purpose and intent of the adequate public facilities ordinance is to ensure that public
facilities are available to support new development and associated impacts and that each
public facility meets or exceeds the Level of Service standards established by the 2035
Comprehensive Plan and the Unified Development Ordinance. No rezoning request or
proffer amendment should be approved which would cause a reduction in the levels of
service standards for any public facility impacted. The public facilities impacted by the
proposed development are discussed individually below.

Public Water and Sanitary Sewer

Based on the information provided, the Department of Public Utilities has no objections to
this request. A Public Facilities Report was provided and demonstrated that there is
adequate water and sewer levels of service and availability.

Stormwater Management

Based on the information provided, the Department of Public Works Engineering has no
objections to this rezoning. An Environmental Site Assessment and Major Water Quality
Impact Assessment were provided as a part of this request.

Transportation
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The applicant’s Traffic Impact Study states that the proposed development is expected to




generate 172 peak a.m. vehicular trips and 292 peak p.m. vehicular trips. The Department
of Public Works, Traffic Engineering Division, reviewed the Traffic Impact Study (TIS)
and associated voluntary proffers and found them both to be acceptable. Proffer #4, as
presented, directly addresses traffic-related improvements and reads as follows:

0
RZN20292 NN7 ((‘nndifi n’)l)

Ragebofl

« Proffer #4

The property owner shall make road improvements as outlined in the approved

Traffic Impact Study (TIS), prepared by Charles Smith, P.E., PTOE EPR,

updated June 2022. All road improvements proffered shall be completed or

bonded before the first certificate of occupancy.

The improvements outlined in the Traffic Impact Study are as follows:

1. Access will be provided via two access locations on Manning Road.

The northern access will be a full access with exclusive right and left

turn lanes. The southern access will be a right-in / right —out access.

Schools

The subject property is currently assigned to Kilby Shores Elementary School, Forest Glen
Middle School, and Lakeland High School. The developer is given credit for the school
impacts that would be associated with a by-right development on the subject property. The
current Agricultural zoning district could yield a total of no more than four (4) singlefamily
detached dwelling units by-right through a minor subdivision. A development of

four (4) single-family detached dwelling units would generate one (1) student at the high
school, middle school, and elementary school levels. After subtracting the students that
may be generated by a by-right development, the net impact of this rezoning request when
subtracting the credit for the potential by-right development would be 53 elementary school
students, 29 middle school students, and 39 high school students. After considering the
current student enrollment, the total committed development, and the net students that are
expected to be generated from the proposed development, the high school has sufficient
capacity to absorb the additional students generated by this proposal; however, at the
elementary and middle school, there is a deficit.

The current FY2022-2031 Capital Improvements Program in effect at the time of this
application allows for cash proffers to be paid in order to advance capacity at the
elementary and middle school levels. In order to properly mitigate for impacts to the
elementary school levels, the applicant would need to provide a total cash contribution of
$1,902,729.25, divided by 53 elementary school students equates to a cost of $35,900.55
per student or $6,342.43 per housing unit. Additionally, in order to properly mitigate for
impacts to the middle school level, the application would need to provide a total cash
contribution of $1,219,902.40, divided by 29 students equates to a cost of $42,065.60 per
student or $4,066.34 per housing unit. The developer has proffered this amount as part of
proffer statement #1, as shown in the attached Exhibit “B”.

4. Fiscal Impact Analysis
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A Fiscal Impact Analysis was submitted in support of this rezoning. The FIA states that a




positive net fiscal impact of roughly $694,000 per year is anticipated after build out.

5. Proffered Conditions

The applicant has proffered six conditions in support of this request. The first proffer
pertains to school contributions as discussed above. The second proffer limits the
development to a maximum of 300 single-family detached dwellings. Proffer #4 pertains

Page6-6f6

and proffers #3, #5, and #6 pertain to building materials. Please refer to the attached proffer
statement.

RECOMMENDATION

In summary, the proposed rezoning of parcels 33*75 and 33*75A from the A, Agricultural
zoning

district, to the RLM, Residential Low-Medium Density zoning district (Conditional), is
consistent

with the policies of the 2035 Comprehensive Plan. The proposed density of roughly 2.8 units per
acre is expected to be compatible with the surrounding land uses. Therefore, staff recommends
approval of Rezoning Request, RZN2022-007 (Conditional), with the proffers as submitted.
Planning Commission was scheduled to consider this application at their meeting of September
20, 2022; however, upon receipt of a request to postpone consideration of this item by the
applicant, the Planning Commission voted 8-0 to amend the agenda to table this application for
thirty (30) days.

Please be advised that since the September 20, 2022, Planning Commission meeting, the
Planning

Department has received a request from the developer to remove the application from the agenda
for the upcoming October 18, 2022, Planning Commission meeting and postpone the application
for consideration until the November 15, 2022, Planning Commission meeting.

Attachments

 General Location Map

¢ Zoning/Land Use Map

* Request from Developer to Table Application (For October Meeting)

e Ellis Farm Subdivision (narrative)

e Ellis Farm Conceptual Master Plan

e Public Comments

* Proposed Ordinance

« Exhibit A — Planning Commission Recommendation

« Exhibit B — Voluntary Proffer Statement

e Exhibit C — Property Map

 Exhibit D — Rezoning Exhibit

Esri, HERE, Garmin, (c) OpenStreetMap contributors, and the GIS user
community
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October 5, 2022

Email: kwyne@suffolkva.us

Suffolk Department of Planning & Community Development

Attn: Kevin Wyne

Dear Kevin

On behalf of Manning Road Development Group, | hereby respectfully request a
postponement of the above referenced zoning issue from Tuesday, October 18th, 2022, at
2:00 p.m. to Tuesday, November 15, 2022, at 2:00 p.m. We are requesting this
postponement in order that we may have more time to address concerns with local
residence

as well as amend or add any proffers which we think could assist with this process. For
purpose of avoiding inconvenience to other parties our preference would be to have this
matter removed from the agenda on October 18th, 2022, in order that no vote is
necessary

and no one needs to attend. While | do not mind attending myself, we do not wish for
others who may be interested to attend simply for the purpose of hearing a matter
postponed. Your attention and assistance in this matter is greatly appreciated.

Thanking you, | look forward to your response. | am

Yours Truly

E. Grier Ferguson
cc: Bob Arnette (bobarnette @coastalva.org)

. ~| Formatted: Font: Times New Roman, 13 pt, Not Bold,
ELLIS FARM MANNING RD REZONING Not Italic, Font color: Black

3) Statement of the reasons for seeking such amendment and why the current zoning is
incorrect:

The parcels which are the subject of this rezoning are in the Suburban Use District as defined by the
City of Suffolk 2035 Comprehensive Plan and should be primarily composed of traditional
residential subdivisions (p26). Applicable place types are the Traditional Neighborhood and the
Suburban Neighborhood (p26). The proposed neighborhood will contribute to the need for varied
housing types proximate to a major employment center and downtown Suffolk and will consist of
single family detached homes. Suburban Neighborhoods by definition include public spaces such as
parks, playgrounds, and schoolyards (pgs33, 60-62). RLM zoning fits within the Suburban
Neighborhood place type (UDO A4 SEC 31-404). Shown in the conceptual plan, and defining of the
Suburban Neighborhood place type, the lot configuration, streetscapes with public spaces, and
consistent but flexible product type have all been taken into account to fit the vision for the future of
Suffolk (pgs33, 60-62).

THEMES POLICIES & ACTIONS (p29)



Policy 2-1: Keep development focused in designated Growth Areas in the City.

- Action 2-1A: Ensure that the City’s land use regulations support higher density/intensity
development in focused Growth Areas.

- Action 2-1D: Consider amending the City’s land use regulations to add guidelines for the

review of exceptional development opportunities related to factors such as: the level of overall
economic benefit to the City; adequacy of public facilities; compatibility with surrounding land
uses; and advancement of the principles, values, and themes of the 2035 Comprehensive Plan.
Policy 2-2: Assure that development occurs in a predictable and orderly manner.

- Assess the City’s zoning framework to identify locations where the City’s current regulations

do not reinforce the intent and spirit of the comprehensive plan, particularly for locations within
the Growth Areas.

Policy 2-4: Promote compatibility in land use patterns.

- Action 2-4D: Consider allowing higher density residential development than that prescribed in
the 2035 Comprehensive Plan in certain areas of the Suburban Use District where transportation
corridors and infrastructure are already established and where the proposed use is compatible

with adjacent uses and the established development pattern.

UDO ARTICLE 4 SEC. 31-403 RELATION OF ZONING DISTRICTS TO THE
COMPREHENSIVE PLAN AND PURPOSE STATEMENTS

RLM (RESIDENTIAL LOW-MEDIUM DENSITY). {shortened} To provide areas for
lowmedium

density, single-family residential uses{...}. Residential low-medium density provides a

flexible minimum and maximum lot size in order to allow for market and design flexibility while
preserving the neighborhood character{...}. RLM zoning is most appropriate for the Suburban Use
District. Applicable Place Types***: Traditional Neighborhood Center, Traditional Neighborhood,
Suburban Neighborhood, Corridor, and Special District.

***Note: Design elements of residential place types other than Suburban Neighborhood lend to
higher density projects (shorter setbacks, alley loading single family detached products, and block
site patterns; pgs44-65 “Place Types; Implementation Guidelines™)

WHY THE CURRENT ZONING IS INCORRECT

Holland Road and its intersection with Manning Road are currently the subject of a 3.1 mile
widening project on Route 58 / Holland Road Corridor, a government funded project which will
dramatically improve traffic flows in this transportation thoroughfare including signalization at this
intersection. This project supports the primary City theme to keep rezonings within its specified
focused growth area, encouraging predictable and orderly development in residential areas with an
auto-orientation. Additionally, location of residential housing near attractive family centers such as
the Downtown area, jobs at the intermodal commerce park, and schools further Suffolk’s goals to
limit by colocation of home, work and service areas. Almost three quarters of Suffolk’s housing
stock is in excess of 20 years old (p153). As the City has provided assistance in bringing business
and jobs to the City, we are seeking to satisfy the parallel demand for housing this influx of
taxpayers. In review of commercial and residential realty marketing and promotional materials, as
well as discussing with those realtors, the major component missing in the immediate area that
everyone is seeking are diverse housing options for clients. “{Suburban Neighborhoods} may abut
Suburban Centers, other Neighborhoods, or farmland, and major thoroughfares often define their
edges.(p60)” Given the immediately adjacent land use, this new neighborhood will be compatible
with existing zoning, consistent with the City’s focused growth theme and its policy of efficient land
use.

MANNING-ROAD-PROPER Y
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