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We – the Board and staff of Piedmont Housing Alliance - are excited to present our work to date on the Master Plan for the future of Friendship Court. The 
plan incorporates the work of many of you, including Friendship Court residents, City leaders and staff, our design team and others in the community. 

For the 150 families who call Friendship Court home - including more than 250 children- redevelopment means opportunity, hope for a brighter future 
and uncertainty about how it will all unfold.  For the larger Charlottesville community, redevelopment represents the chance to remake a large part of our 
downtown and to get it right, creating new housing, jobs and infrastructure without displacing anyone.

Friendship Court was built in 1978.  In 2001, it was offered by the original owners for sale, giving rise to a real concern that its 150 units of Section 8 
assisted housing would be lost to market-rate conversion or redevelopment.  At the urging of people in Charlottesville, National Housing Trust/Enterprise 
Preservation Corporation, based in Washington, DC, began working to acquire the property, eventually inviting Piedmont Housing to join the effort.  Long a 
minority partner in the project, in 2018 Piedmont Housing has the opportunity to redevelop the site.

Our goals for the new Friendship Court include mixed income housing in a mixed-use community, with 150 units of Section 8 assisted housing, additional 
affordable and workforce housing, and a large complement of market-rate housing.    

Friendship Court is home to 150 very-low-income families. Our first commitment is to those families – to redevelop the site without displacing anyone. So 
much of our planning turns on this most important principle.   It means crafting a plan to redevelop in phases, building first on open space, moving families 
into those new buildings, and then demolishing the buildings that those families just left.  This means a longer and more costly redevelopment, but one that 
keeps families on site throughout.  

By extending Fourth Street and Hinton Avenue, by creating exciting new places to live for people of all walks of life, and by bringing jobs and early childhood 
education to the site, redevelopment brings opportunities to connect Friendship Court – physically, economically and socially - to the rest of Charlottesville in 
a way it has never been before.  We are excited for the future of Friendship Court.

The Friendship Court Advisory Committee, including residents of Friendship Court elected by their neighbors, has been essential to the creation of the 
Master Plan, advising our design team and carrying ideas both to and from the community.  We are grateful for their help and encouragement. For those who 
met with us, shared your ideas and so generously lent us your support, we are most grateful. And we are grateful to the City of Charlottesville for funding this 
work and for enabling us to bring together experts in design with the real experts at Friendship Court – the people who live there.

Frank Grosch
CEO
Piedmont Housing Alliance

Introduction to the Process 

Why redevelopment?
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Redevelopment 

What are the redevelopment goals?
1. FRIENDSHIP COURT IMPROVES THE QUALITY OF LIFE AND FOSTERS 

ACCESS TO OPPORTUNITY FOR ALL OF ITS RESIDENTS.

• All 150 Section 8 units are maintained on site in addition to units in 
rising income bands that allow movement within the site for residents as 
family or financial situations change.

• A host of partners come together on the site to provide economic benefits, 
retail opportunities and the possibility for wealth creation.

2. FRIENDSHIP COURT IS PHYSICALLY AND SOCIALLY CONNECTED 
AND INTEGRATED THROUGHOUT THE SITE AND TO THE 
SURROUNDING AREA. 

• The site should be an integral part of the neighborhood, respecting and 
enhancing the various scales that abut the site.

• All 150 Section 8 units are integrated in a diverse manner within the 
entire site. 

• Friendship Court should have programming that connects and integrates 
it in multiple ways to the surrounding community.

• Friendship Court is developed with a network of new walkable streets, 
pedestrian ways, and green spaces, such as gardens and/or play areas 
that invite residents of all incomes and the surrounding neighborhood to 
interact.

• The redevelopment of Friendship Court supports the City of 
Charlottesville’s Comprehensive Plan goals (SIA), such as providing 
interconnections within Friendship Court and to adjacent 
neighborhoods, and maintaining a community garden. 

3. FRIENDSHIP COURT RESPECTS AND VALUES THE LIVES OF ALL OF ITS 
RESIDENTS.

• The development has ownership and management that supports and 
respects existing residents without differentiating between new and old 
residents

• Through it’s programming and physical design, Friendship Court 
leverages the community’s strengths, promotes cultural and economic 
diversity, and encourages mutual respect among all residents

4. FRIENDSHIP COURT IS A GREAT PLACE.

• Friendship Court is a local and national model for equity, sustainability, 
and beauty.

• Friendship Court has great spaces programmed and designed to invite 
people of different races, incomes, ages and other marks of diversity to 
actively find opportunities to build and share a sense of community

These goals were discussed, refined, and approved by the Friendship Court 
Project Advisory Committee. (Feb 2016)

4



Friendship Court Redevelopment Timeline

When will it happen?

MASTER PLAN Dec 2015 - present REDEVELOPMENT PREP 2016-2019 REDEVELOPMENT 2019-2028 

Trip 2 (Feb 2016)
Listen + Learn

Trip 4 (May 2016)
Initial Plan 
Presentation

Trip 5 (Jun 2016)
Plan Update 
Discussion / 
Feedback

Trip 1 (Dec 2015)
Listen + Learn

Trip 3 (Apr 2016)
Listen + Learn 
Discussion/ 
Feedback

W
E 

A
RE

 H
ER

E

July/Aug 2016
Draft Master 
Plan

2016-2019
Continued 
Engagement on the 
Design; Quick Wins 
Implementation;
Youth Leadership
Program;
Workforce 
Programming

2018
Renewal of 
Section 8 
Contract on 
Property
PHA Exercises 
Option to 
Increase 
Ownership Stake

2019
Preliminary Site 
Work Begins

2027 (estimated)
Final Relocation 
of Existing 
Tenants

2020
Phase 1 Begins;
Opening of 
Temporary 
Garden, Play, 
and Community 
Spaces

2028 (estimated)
Final Phase 
Complete

2016-2019
Design 
Refinement;
Financing and 
Regulatory 
Approval
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Master Plan Update June 2016

What’s inside this document? Since December 2015, a national design team has been working in 
collaboration with Piedmont Housing Alliance to develop a master plan proposal for the redevelopment 
of Friendship Court. The work has been driven by input from residents through interviews, workshops, 
Friendship Court Advisory Committee, and resident meetings. Additionally, the team held meetings with a 
variety of stakeholders throughout Charlottesville. Inside this document, you will find key takeaways from 
what we heard, what that tells us about development, and our current ideas for what can be built.
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A Master Plan provides a long-range vision for the built environment of a community. It can guide an understanding of the aspirational goals for a project, the 
constraints and opportunities to be negotiated by the redevelopment, potential reconfigurations of the site, and the type of uses that are to be accommodated in the 
redevelopment. It also can begin to identify suitable locations for the variety of uses, from housing to commercial to open space. Beyond the physical parameters, a 
master plan can also begin to explore the financial and programming resources needed to create a high quality project.

Once complete, a master plan enables an organization to have conversations with city staff about zoning and planning issues, regulatory agencies about policy issues, 
and financial institutions about funding needs. Most importantly, an ideal master plan provides a tool for a community to have conversations about its vision for 
itself prior to the development of more specific building and landscape designs.

Introduction to the Process 

What is a master plan?
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We are interested in hearing your questions and comments on the content that follows. We want to know how does this feel, what do you like, what 
could be better, what needs to be clearer?

 Some input will be able to inform the immediate master plan development. Others will require further study and may need to be integrated following this 
phase. And other items may not be possible to integrate at all. Some compromises will need to be made to achieve the best project that meets the project 
commitments and redevelopment principles while negotiating physical, regulatory, zoning, and quality of life constraints. We are committed to reviewing 
each suggestion and communicating how we study, analyze, and make decisions around the input.

HERE ARE THE WAYS THAT YOU CAN PROVIDE US WITH FEEDBACK:

Option 1

IN PERSON 
Visit Claudette Grant, the Friendship Court 
Community Organizer, at the Friendship Court 
Community Center.

Option 2 

CALL OR EMAIL 
Call or email Claudette Grant at 
434-295-9794 OR
cgrant@piedmonthousing.org

Option 3 

SUGGESTION BOX 
Leave a comment or question at the suggestion 
boxes on site at Friendship Court. Currently, there 
is one at the Community Center.

Participating in the process 

What do you think?

Option 4

ONLINE + MAILING LIST 
If you just want to stay up to date on the 
redevelopment process, you have a couple of 
options. You can follow via the website (www.
friendshipcourtapartments.com) or Facebook 
(Friendship Court Apartments).
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What we heard +
What that tells us
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With the redevelopment of Friendship Court, 
Piedmont Housing Alliance (PHA) and the Design 
Team seek to work with residents to create a project 
that can work for the current 150 households that 
live there now. In order to determine what could 
meet residents’ needs and desires,  PHA and the 
Design Team have sought to engage resident input 
through a number of channels. Those channels 
include:

In-home Interviews
14 Interviews
In depth conversations (minimum of 1 hour long) 
that took place within residents’ apartments. 
Residents interviewed represent a cross section of 
the population at Friendship Court. (This process is 
ongoing.)

Teen Workshops
3 Workshops
Interactive workshops with teen residents intended 
to gain their perspective on what life at Friendship 
Court is like and what they want to see in the future.

Resident Community Meetings
4 Meetings
Interactive meetings to discuss resident needs and 
desires, findings from the Design Team’s work, and 
suggestions for direction. Meetings are open to all 
current Friendship Court residents and occur at the 
Community Center.

What We Heard + What That Tells Us

Resident Context
About the Engagement Process

Teen Workshop (Feb 2016)
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Friendship Court Project Advisory Committee
4 Meetings
The Friendship Court Advisory Committee was 
created to provide an active steering group made up 
of project stakeholders. The group has 14 members, 
half of which are residents who were elected by other 
residents in Jan 2016. The committee chair is also a 
resident.

Resident Interviewed (Dec 2015 - May 2016) 
Lisa Armitage
Tamara Brown
Tanasha Brown
Christina Cobbs
Sheri Hopper
Crystal Johnson (2)
Betty Lowry
Angela Morris
Priscilla Quarles
Robert Seal
Callie Smith
Tamara Wright (2)

What We Heard + What That Tells Us

Friendship Court Project Advisory Committee
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Resident Engagement

What We Heard + What That Tells Us

Tamara Wright (Interviewed Dec 2015) Betty Lowry (Interviewed Feb 2016)

Teen Workshop (Feb 2016) Resident Meeting (Apr 2016)

The following are a sampling of some of the interviews and workshops done by the Design Team (Dec 2015 - May 2016).
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Resident Engagement

What We Heard + What That Tells Us

Brainstorm from Teen Workshop (Dec 2015) Brainstorm from Resident Meeting (Apr 2016)

Most of the workshops and resident meetings have involved brainstorming sessions about how people feel about Friendship Court now, what they believe can 
be better, and what are their desires for the future.
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PINCH POINTS

What We Learned:

The school bus stop is considered as 
a place prone to conflict.

The “bus stop” is a pick up point with 
no place to sit or wait comfortably. As 
one of the few entry/exit points and 
a place of congregation, it becomes a 
place where tensions tend to grow into 
arguments and fights among children 
and parents.  

What That Tells Us:

• There needs be better flow 
into and out of the site to remove 
pinch points. 

• Areas of congregation should be 
more intentionally designed 
experiences. 

• More programs/services 
are needed to address stress 
management and conflict 
resolution.

Site Issues
PINCH POINTS

What We Learned:

The areas around the eastern 
row of units and the Community 
Center are prone to conflict.

Adult and teenage residents cite this 
area as a place where tensions tend to 
grow into arguments and fights both 
among children and parents.  

What That Tells Us:

• There needs be more 
investigation to better 
understand the source(s) of 
the conflict. 

• Areas of congregation should be 
more intentionally designed 
experiences. 

• More programs/services 
are needed to address stress 
management and conflict 
resolution.

What We Heard + What That Tells Us
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COURTYARDS

What We Learned:

Existing courtyards are 
underutilized and tend to be for 
young children.

Residents really want to spend time 
outside but feel there isn’t a place for 
them to do so. Several courtyards are 
on the property, but they tend to cater 
to very young children. Older kids, in 
particular, complain about the lack of 
age appropriate equipment. 

What That Tells Us:

• Common spaces that attract 
and serve a diversity of users 
should be part of redevelopment.

Green Spaces
LARGE GREEN SPACES

What We Learned:

The large green space is an 
underutilized resource.

The green space on the eastern edge 
of the site should be a big amenity 
but multiple challenges negatively 
impact its use. Those challenges 
include that its prone to flooding, play 
equipment with limited age appeal, 
and maintenance issues around the 
play equipment. Residents have also 
expressed desires for a gym.  

What That Tells Us:

• The current layout of the 
green space is underserving 
the needs and desires of 
Friendship Court residents. 

• We need to identify the key 
wants and aspirations around 
outdoor recreation and social 
space and design spaces that 
reflect them.

What We Heard + What That Tells Us
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PARKING LOT

What We Learned:

The parking lots sometime become 
a defacto space for recreation and 
social interaction.

With few other adequate places to 
hang out and play, the parking lots 
sometime become the site of that activity. 
Unfortunately, it is a dangerous space 
in which to play or ride bikes, and 
sometimes those who use it as a social 
space are negative elements from outside 
Friendship Court. Those elements can 
make the space feel unsafe for residents. 

What That Tells Us:

• Common spaces that attract 
and serve a diversity of users 
should be part of redevelopment.

• We also need to think about how 
to also design for a sense of 
safety.

Green Spaces

What We Heard + What That Tells Us

UACC COMMUNITY GARDEN

What We Learned:

The garden has had a long-standing 
presence on site and seeks to 
contribute to the community.

The garden has been on site for nearly 
10 years. It’s part of several sites in 
town, and market days rotate between 
them. It has a small, but committed 
group of resident stewards and a 
larger base of food recipients. It has 
undergone some upgrades recently 
such as planting of fruit trees. Farmer 
Todd is committed to efforts that 
support residents.  

What That Tells Us:

• The community garden needs 
to be retained as part of 
redevelopment. 

• Programming related to the 
garden could intersect with 
other redevelopment goals. 

• Farmer Todd is potentially open 
to adjustments if it benefits 
residents.
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OUTDOOR SOCIAL SPACES

What We Learned:

There are no good outside social spaces.

Courtyards seem oriented towards younger kids. 
Much of the green space is viewed as unusable. The 
parking lot is a place where negative elements often 
loiter. And residents have not been allowed to hang out 
on their “porch.” They want places to be able to sit or 
more actively engage with the outdoors.

What This Tells Us:

Residents value personal exterior space but also 
want common spaces that serve a diversity of 
users.

PLAY SPACES FOR CHILDREN

What We Learned:

Families with children value connectivity to the 
outside.

One resident commented that if you don’t live adjacent 
to a courtyard with play equipment or the exterior 
play spaces, it can be difficult to let your child play 
outside because there’s no line of sight. 

What This Tells Us:

The priority is for line of sight rather than direct 
physical access, suggesting that families with 
children could be organized around courtyards 
but don’t always require direct access from 
their unit. 

SAFETY

What We Learned:

Safety can sometimes be an issue with the exterior 
spaces adjacent to units.

All the units have exterior storage. For some units, the 
storage space is directly in front. Residents of such 
units felt that this creates an unsafe space. The set up 
enables people to loiter and be shielded from a more 
public view if they are involved in illicit activity.

What This Tells Us:

Safety is not only a design imperative to be tackled 
at the site level, but also in the way that units or 
buildings open to the outside.

Apartment Exterior + Interior

What We Heard + What That Tells Us
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PERSONALIZATION + BEAUTY

What We Learned:

Management rules limit the ways residents can 
personalize their spaces and so residents take 
full advantage of small opportunities to do so.

Rules prevent things like “planting flowers” (a request 
from a teen workshop participant) or painting walls 
any color but off-white (the paint job must be done by 
the management company; another source of conflict). 
So residents subversively compensate in other ways, 
from the decorations in the homes to “wrapping” of 
doors at Christmas time.

What This Tells Us:

Residents desire more freedom and beauty inside 
and outside their units.

QUALITY OF LIGHT

What We Learned:

The interiors of Friendship Court apartments are 
incredibly dark.

The window placement, low ceilings, and paint 
color and texture make many units feel dark and 
claustrophobic. Even during the daytime, with open 
shades, the amount of natural daylight feels limited. 
Residents often have lights on during the day. Such 
light often comes in the form of lamps. The bulbs that 
residents are allowed to use are low wattage, too low to 
make much of a difference.

What This Tells Us:

The building and unit designs need to have taller 
ceilings, larger and more windows, and better 
interior lighting, particularly in common spaces.

INTERIOR SPACES CHALLENGES

What We Learned:

The interiors of apartments are the primary social 
spaces for residents, but they are too small to 
adequately serve that purpose.

All the rooms feel small. Living rooms are not very 
accommodating given the typical family size. 
Bedrooms in particular are quite small.  The layouts of 
the units vary, but none offer a more open feeling.

What This Tells Us:

The redevelopment needs to use modern, market 
driven apartment plans for all apartments. 
These plans can offer more efficient, comfortable 
and attractive spaces, even with the limited 
square footages in units. 

Apartment Exterior + Interior

What We Heard + What That Tells Us
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PRIVACY

What We Learned:

Teenagers want more privacy.

There are not many spaces specifically for teenagers. 
Within the units, bedrooms are small and often 
shared with siblings. (More bedrooms is a frequently 
stated desire of teens.) The only space most use at the 
Community Center is the computer lab. Their desires 
are worth noting because while the current under 
18 population is mostly under age 12, by the time 
redevelopment is complete, many will be teenagers. 

What This Tells Us:

We need to think about features for accommodating 
a larger teenage population, including opportunities 
for greater privacy in units and teen specific 
spaces in the development’s common areas.

ADJACENCIES

What We Learned:

Conflicts can arise between households with 
children and those without.

There have been some conflicts between households 
with children and those without, largely focused on 
issues such as noise and level of activity. 

What This Tells Us:

We need to think about how to distribute unit 
types appropriately and what potential services 
can help mitigate this issue.

Apartment Exterior + Interior

What We Heard + What That Tells Us

FENCES

What We Learned:

Many residents believe the fence around the site 
makes the site feel like a prison

Although installed to reduce crime, the fence instead 
feels like a wall trapping residents in and creating 
opportunities for conflict at the few entry/exit points. 
And it doesn’t prevent negative elements from coming 
into the site. 

What This Tells Us:

There needs be better flow into and out of the site 
to remove pinch points. And we still need to think 
about how to also design for a sense of safety. 
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ASPIRATIONS

What We Learned:

Whenever possible, many residents are actively 
looking for ways to improve their situation.

Several residents talked of taking courses, be it 
degree track courses at PVCC or a literacy class at 
the Jefferson School. However, life barriers regularly 
create challenges to consistency with these efforts. 
Barriers include childcare, health, and finances. But 
even when there was a gap, there was a clear strong 
desire to work towards resuming the education efforts.

What This Tells Us:

Redevelopment needs to not only encompass 
physical upgrades but also new and expanded 
programs that can support residents’ 
aspirations.

Quality of Life

What We Heard + What That Tells Us

MANAGEMENT

What We Learned:

The management company is one source of conflict 
on site. It contributes to what residents perceive as a 
reflection of the care and respect for them by the 
owners.

Management is perceived by many as not being 
responsive to resident concerns. Residents 
reported delayed addressing of repairs and unequal 
treatment. Because management is the most tangible 
connection residents have with ownership, it’s 
negative reputation may also impact the ownership’s 
reputation. 

What This Tells Us:

Mixed income developments require a different 
management structure, one that will need to be 
highly responsive and high quality.

REPUTATION

What We Learned:

The “taint” of Garrett Square is still strong 
among residents and their cohort (e.g., other parents 
at the local schools)

Garrett Square was renamed Friendship Court 
in 2003, but many people still know the place as 
“Garrett” and continue to associate the reputation 
from those days with it now. At a teen workshop, one 
youth commented that her friend’s mom will not let 
her come to Friendship Court to play because she still 
sees it as Garrett Square and that is still perceived as 
dangerous and the ghetto.

What This Tells Us:

Simple renovating existing apartments will not 
change Friendship Court’s reputation. It needs 
to look and feel like a better place to live, 
especially for current residents.
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How does this feel?
What do you like?
What could be better? 
What would you like to know more about?

 
HERE ARE THE WAYS THAT YOU CAN PROVIDE US WITH FEEDBACK:

Participating in the process: 

What do you think?

Option 1

IN PERSON 
Visit Claudette Grant, the Friendship Court 
Community Organizer, at the Friendship Court 
Community Center.

Option 2 

CALL OR EMAIL 
Call or email Claudette Grant at 
434-295-9794 OR
cgrant@piedmonthousing.org

Option 3 

SUGGESTION BOX 
Leave a comment or question at the suggestion 
boxes on site at Friendship Court. Currently, there 
is one at the Community Center.

Option 4

ONLINE + MAILING LIST 
If you just want to stay up to date on the 
redevelopment process, you have a couple of 
options. You can follow via the website (www.
friendshipcourtapartments.com) or Facebook 
(Friendship Court Apartments).

21
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The redevelopment of Friendship Court will require 
collaborative partnerships across Charlottesville. To 
begin laying the groundwork for those partnerships 
as well as solicit input about a variety of issues 
integral to understanding the context, constraints, 
and opportunities connected with the project, PHA 
and the Design Team have also pursued an intensive 
stakeholder engagement process.

Stakeholders engaged ranged from Neighborhood 
Development Services to the Virginia Housing 
Development Authority to the Boys and Girls Club 
to Legal Aid to resident associations for adjacent 
properties and neighborhoods. Meetings took place 
at various locations in Charlottesville, including as 
site visits to local organizations.

Stakeholders Engaged
(Dec 2015 - May 2016)
Bob Adams
Tamika Allen
Pete Armetta
Charlie Armstrong
Shannon Banks
Wes Bellamy
Carolyn Betts
Tara Boyd
Chip Boyle 
Read Brodhead
Mark Brown

What We Heard + What That Tells Us

Stakeholder Context
About the Engagement Process

Dr. Keiser, Principal, Clark Elementary (Interviewed Apr 2016)

Brenda Castañeda
Zoe Cohen
Brandon Collins
Ty Cooper
Chris Craytor
Missy Creasy
Brian Daly
Mary Loose DeViney
Bill Dittmar
Andrea Douglas
Emily Dreyfus
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Alex Ikefuna and Kathy McHugh, Charlottesville Neighborhood Development Services 
(Interviewed Feb 2016)

Connie Dunn
Bill Edgerton
Chris Engel
Bob Fenwick
Kathy Galvin
Eunice Garrett
Deanna Gould
Melvin Grady
Charlene Green
Brian Haluska
Rashad Hanbali
Beverly Hanlin
Mike Hawkins
Jack and Linda Hawxhurst
Stephen Hitchcock
Jack Horn
Rosa Hudson
Tim Hulburt
Satyendra Singh Huja 
Alex Ikefuna
Deb Jackson
Greg Jackson
Eric Johnson
Julie Jones
Daphne Keiser
Susan Kirschel
Katie Kishore
Craig Kotarski
Diane Kuknyo
Ludwig Kuttner
Oliver Kuttner
Kelly Logan

Police Chief Longo
Rod Manifold
Kathy McHugh
Bill McGee
Jon Nafizager
Heather Newmyer
Todd Niemeier
Amanda Patterson
PHA Board of 
Directors
James Pierce
Oliver Platts-Mills
Amanda Poncy
Carrie Rainey
Kim Rolla
Dan Rosensweig
Mariam Rushfin
John Santoski
Ridge Schuyler
Leslie Scott
Lena Seville 
Katie Shevlin
Mayor Mike Signer
Marty Silman
Maynard Sipe
Matthew Slatts
Dede Smith
Lloyd Snook
Kristin Szakos
Alan Taylor
Cathy Train
Anna Towns
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Todd Niemeier, UACC (Interviewed Apr 2016)

Candice Van der Linde
Will Van der Linde
Bill Wardle
Kevin White
JP Williamson
Brian Wimer
Buddy Weiner
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The initial strategy for the redevelopment was 
to ensure housing for the current 150 Section 
8 households and to subsidize the physical 
redevelopment and ongoing operations through 
the introduction of market rate units. However, 
interviews with residents and research into the 
affordable housing market in Charlottesville made 
it clear that meeting our goal of creating high caliber 
affordable housing that improves the  quality of life 
of its residents requires us to think more holistically. 
In particular, we saw an opportunity for the 
redevelopment to include affordable housing beyond 
Section 8 as well as services and amenities that 
support economic mobility.

What We Heard + What That Tells Us

Market Context
About the Economics of the Development

I wasn’t 
expecting to 
be here this 
long. 

“
“

Tamara Brown, Friendship Court Resident (Interviewed Feb 2016)
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ECONOMIC MOBILITY

What We Learned:

Residents want a better quality of life, but feel like 
“the system” leaves little room to move up.

Those interviewed often expressed having high 
aspirations but feeling limited by institutional 
constraints, from Section 8 to childcare costs to 
employment options. Gains made in one area cause 
repercussions in others; they could never get ahead. 
Although Friendship Court is seen as better than 
public housing, many feel “stuck” there because it’s not 
representative of their aspirations..

What This Tells Us:

Many believe mixed income housing can provide 
access to opportunities but it must also include ways 
for economic mobility to feel accessible.

HOUSING STUDY

What We Learned:

According to the city of Charlottesville’s 2016 
Housing Study, there is a critical lack of low 
income housing within the city.

The city’s most underserved households are its lowest 
income households.  Recommendations from the 
study include: increasing “workforce” hosing options, 
supporting initiatives that preserve and expand 
rental opportunities for those who earn less than 60% 
of AMI, and supporting environmentally friendly, 
resource-efficient and pedestrian/transit-oriented 
neighborhood designs .

What This Tells Us:

For residents whose income exceeds the Section 8 
cap, there are very few alternative affordable housing 
options within Charlottesville. This often means 
relocating to the county and beyond where there 
are less jobs and greater transportation costs.

Affordable Housing

What We Heard + What That Tells Us
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Ladder of Affordable Opportunity

What We Heard + What That Tells Us

SECTION 8 TAX CREDIT WORKFORCE MARKET RATE

AFFORDABLE HOUSING

30% of household income

Full market rent
(subsidized)

Full market rent
(unsubsidized)

rents affordable to 
30-80% of AMI

(avg median income)

rents affordable to 80% + 
of AMI icome income

Additional 
affordable 

housing options to 
incorporate within 

the redeveloped 
Friendship Court

27



SECTION 8

Who is it for:

30% of AMI (area median income) and below is 
very low income and where most current Section 8 
residents fall:
Up to $28K in income / rents up to $650

How it works:

A family below 50% of median income pays 30% 
of their income for rent.  Rent payments are tied 
to income and can shift up or down.  Friendship 
Court has a designated Fair Market Rent “FMR” 
of approximately $800 per unit per month that the 
federal government determines is enough to cover 
operating expenses. A federal subsidy covers the 
difference between the FMR and the tenant paid 
portion.

TAX CREDIT

Who is it for:

50% of AMI and below is low income:
Up to $40K in income/ rents up to $1,000
60% of AMI and below is affordable :
Up to $48K in income / rents up to $1,200

How it works:

Families making up to 60% of median income pay 
a fixed affordable rent based on 30% of income.  Tax 
Credit units must always be rented to lower income 
families at affordable rents, but unlike Section 
8 rents don’t change with a family’s income.  In 
exchange for keeping these units affordable for a 
minimum of 30 years, a revitalized Friendship Court 
receives funds to pay for construction of these units. 

Ladder of Affordable Opportunity

What We Heard + What That Tells Us

WORKFORCE

Who is it for:

80% of AMI and below is Workforce housing:
Up to $60K  in income / rents up to $1,600

How it works:

Families whose incomes are above affordable 
guidelines, but not sufficient to afford market rate 
rents are targeted in order to provide housing to 
those who want to remain in Charlottesville, but 
can’t find adequate housing.  This type of housing 
has no federal subsidies and targets families 
between 60% -100% of the median income

30% of household income

Typical Jobs
Food servers, waiter/

waitress, home health aide, 
bus driver

Rents affordable to 60% of AMI

Typical Jobs
Mechanic, school teacher, police 
officer, administrative assistant

Rents affordable to 80% of AMI

Typical Jobs
Post secondary instructor, landscape 

architect, physician’s assistant, dental 
hygienist, bank teller
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MARKET RATE

Who is it for:

100% of AMI is where market rate developers are 
targeting rents:
Up to and above $75K in income / rents up to 
$2,400

How it works:

Looking at rents for comparable developments 
throughout the city, rents are determined for the 
market rate units.  The proposed development would 
have amenities and unit sizes to make it competitive 
with other market rate housing. The amenities 
needed to attract market rate rents, yet are open 
and available to people at all rent levels. This type of 
housing has no federal subsides. 

Ladder of Affordable Opportunity

What We Heard + What That Tells Us

Rents affordable to over 80% of AMI

Typical Jobs
Lawyer, software engineer, 

accountant, upper management
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In order to begin to analyze the physical constraints 
and opportunities connected to the site and its 
surrounding context, the Design Team reviewed 
previous city planning studies that dealt with the 
area, city zoning ordinances, and site infrastructure. 
The team also spent time on site and in the 
surrounding neighborhoods.

What We Heard + What That Tells Us

Local and Site Context
About the Process

Existing plan of Friendship Court
30



What We Heard + What That Tells Us

Previous Planning + Planning Principles
What We Learned:

Some of the specific documents reviewed include 
the Strategic Investment Area plan (2013); 
Charlottesville Parking Study (2015); Housing Plan 
(2016); Comprehensive Housing Analysis (2015); 
and the Economic Development Study (2014). Each 
of these plans and reports offered valuable data that 
has begun to factor into our proposed approach, 
particularly with respect to housing and parking.

What This Tells Us:

Affordable Housing 
• Workforce households face the most 

challenging tradeoffs between housing and 
commute costs with their best housing options 
in Albemarle County. But that also means 
increased transportation costs, which offsets 
the lower cost of housing.  

• Designating “workforce” housing as affordable 
and incorporating it into our development 
could address a critical need in the city 
while supporting the “ladder of affordable 
opportunity” vision for redevelopment. It 
may also provide opportunities to leverage 
city funds for streetscape and infrastructure 
improvements on site to achieve this joint 
housing goal.

Parking
• The 2015 parking study commissioned by the 

Analysis from the City of Charlottesville’s Housing Study (RCLCO)

city recommends the creation of a Parking 
Benefit District(s) with parking revenues 
dedicated to one or more parking benefit 
districts to support parking facilities and 
management, arrange for shared parking, 
improve information flow, and implement 
transportation demand management. 

• Increased density at Friendship Court will 
necessitate structured parking as part of 

redevelopment. The parking will be 
tucked underneath the new buildings. 
There are many reasons to do this, most 
notably because it frees up public green 
spaces, enabling a more an attractive 
site.  
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What We Heard + What That Tells Us

Previous Planning + Planning Principles
What We Learned:

In addition to studying the city’s reports related 
to planning frameworks, the Design Team also 
undertook physical observations of the site to 
understand how those frameworks intersected with 
physical realities. 

For example, connectivity is an important theme 
in the planning documents. At Friendship Court,  
we have heard from residents and neighbors that 
physical features such as the fence and superblock 
layout, cause the place to be perceived as isolated and 
separated from the surrounding neighborhoods.

Sustainability and green infrastructure are also 
key vision elements identified by the City in its 
planning initiatives. At Friendship Court, there are 
significant green infrastructure issues, including the 
stormwater management and flooding on site. 

What This Tells Us:

Connectivity
• Look for ways to change Friendship Court from 

an island to a connected neighborhood.
• Extend 4th Street across the Friendship Court 

site to create better connectivity to downtown. 
• Extend both Hinton and Belmont Avenues 

into Friendship Court to create new streets or 
pedestrian walkways, connecting Friendship 
Court to the adjacent residential neighborhood, 
Belmont.

Proposed Friendship Court urban design framework informed by previous city plans and 
studies

Sustainability
• Improve the sustainability and quality of 

life through addressing the stormwater 
retention system to minimize flooding and 
runoff.

• Increase connectivity through introducing 
a green corridor across the site.

• Make the green space a true amenity that 
can actively enjoyed by residents.
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What We Heard + What That Tells Us

Neighborhood Context
What We Learned:

Friendship Court’s physical constraints help to 
make it feel isolated. But making it more connected 
means addressing the adjacent neighborhood 
context. A few of the neighboring conditions include 
Downtown, The Gleason, IX, Crescent Hall, and 
Belmont.

What This Tells Us:
Develop strategies that address the needs and 
desires of Friendship Court residents but also create 
a design that acknowledges and responds to  the 
surrounding context. Some potential opportunities 
include: 

Downtown
• Activate 2nd St and directly connect 4th Street 

into the site
• Establish new pedestrian connections
• Engage directly with Garrett Street

2nd Street
• Enliven 2nd Street with active ground floor 

uses such as retail and community services 
that animate the pedestrian experiences

• Improve streetscape along eastern edge of 2nd 
Street

IX 
• Encourage better connections between the two 

sites
• Support establishment of additional retail 

amenities

Sixth Street and Crescent Halls 
• Provide amenities and social services that 

serve the larger local community

Belmont Neighborhood
• Maintain sensitivity to single family context of 

Belmont Neighborhoods
• Encourage pedestrian connections 
• Connectivity into the site

DOWNTOWN
AREA

BELMONT
NEIGHBORHOOD

IX 

THE GLEASON
ACAC

SIXTH STREET

CRESCENT 
HALLS
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What We Heard + What That Tells Us

Site Context
What We Learned:

Elevation changes. 
The elevation of the Friendship Court site changes 
by as much as 35 feet from 2nd Street to 6th Street. 
In some instances, this elevation change may be 
beneficial in terms of supporting parking underneath 
buildings. However, it also creates challenges in how 
the new buildings can relate to the street level.

Water/sewer infrastructure. 
One of the biggest challenges on site is the 
channelized Pollocks Branch.  This is a 6’x6’ 
box culvert buried approximately 16’ – 18’ below 
the ground level, and it captures a majority of 
Downtown’s storm water runoff. While this 
infrastructure can be moved, for cost and other 
reasons, it may be better to redesign around it.

Regulatory Structure. 
Current zoning allows for residential development 
up to 50’ high by right. Additional building height 
would be allowed with buildings that are of a mixed 
use. Recommendations from the adopted SIA call 
for allowing higher density on the site, and the city 
is currently reviewing recommended changes to 
zoning.

Parking regulations. 
Current parking requirements call for as much as 
1.7 parking spots per unit of housing. This is higher 
than both current and future predicted needs, and it 

would require additional surface parking that would 
negatively impact park/green space. 

No Displacement. 
The core commitment to no displacement, even 
during construction, does create a unique physical 
constraint in that it requires that the first phase of 
development occur within the green space along 6th 
Street. In addition, needs such as a higher number 

of bedrooms and building around the current units 
greatly impact where and when each phase of 
development will occur.
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What We Heard + What That Tells Us

Site Context - Planning Framework
What This Tells Us:

Based on the existing conditions, analysis, 
stakeholder interviews, and—most important—
the commitment of no displacement and goal 
of minimizing disruption to residents during 
redevelopment, a planning framework was 
established.

Connections. The extension of 4th Street and 
both Hinton and Belmont Avenues (as either a 
new vehicular street or new pedestrian way) could 
break down the large site into neighborhood-like 
blocks. Instead of being one development project 
with a singular address, new buildings will take on 
the addresses of the  streets on which they reside. 
Residents will live on Garrett Street, Hinton Avenue, 
4th St. SE, etc. 

Building sites. With the blocks in place, potential 
building sites can be determined. The location 
of Pollocks Branch also influences in building 
locations, but it also can serve as part of the footprint 
for the greenway connection through the site.

“Activated” edges. Great urban streets have active 
and transparent (lots of windows) first floor spaces 
filled with restaurants, businesses, and other uses. 
Due to market conditions, there is not enough retail 
demand to fill the entire first floors with active 
uses. However, numerous amenities and services 
identified by residents can also create a very active 
environment. The future redevelopment will include 

both.
Parking strategy. The majority of parking will be 
located underneath the buildings, with additional 
on-street parking along the new street/s. (In the 
early phases of redevelopment, there will likely be 
a need to construct temporary surface parking.) 
The plan is aiming for a 1:1 ratio between units and 
parking spaces.

Potential phasing. The phasing strategy is 
designed to minimize disruption and allow for the 

majority of residents to only have to “move once.” 
The current green space becomes the location for 
the first phase of development, enabling for the 
first construction to occur without displacement. 
As residents move to the new buildings, existing 
buildings will be demolished to make way for the 
next phase. With each phase of development, new 
amenities and services will be added.
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How does this feel?
What do you like?
What could be better? 
What would you like to know more about?

 
HERE ARE THE WAYS THAT YOU CAN PROVIDE US WITH FEEDBACK:

Participating in the process: 

What do you think?

Option 1

IN PERSON 
Visit Claudette Grant, the Friendship Court 
Community Organizer, at the Friendship Court 
Community Center.

Option 2 

CALL OR EMAIL 
Call or email Claudette Grant at 
434-295-9794 OR
cgrant@piedmonthousing.org

Option 3 

SUGGESTION BOX 
Leave a comment or question at the suggestion 
boxes on site at Friendship Court. Currently, there 
is one at the Community Center.

Option 4

ONLINE + MAILING LIST 
If you just want to stay up to date on the 
redevelopment process, you have a couple of 
options. You can follow via the website (www.
friendshipcourtapartments.com) or Facebook 
(Friendship Court Apartments).

36
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Master Plan
Direction
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Based on analyzing What We Heard and What 
That Tells Us as well as a review of the physical and 
financial constraints, the team began to strategize 
a potential master plan direction. Below are some 
of the key design drivers that resulted from this 
process.

• No Displacement means longer development 
timeline and relocation of certain amenities.

• Providing a mixed income environment 
with greater opportunities and amenities 
means greater density.

• An integrated development means equal 
distribution of affordable units across the 
redevelopment.

• Locating parking below buildings means more 
open space and associated amenities.

• Relief on certain zoning requirements, such as 
parking, means more affordable units.

Master Plan Direction

Overview of Master Plan Direction
Key Design Drivers

Existing plan of Friendship Court
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Based on those drivers, we began to shape a design. 
On the following pages, are the ways in which we 
think redevelopment could happen based on what we 
know and have heard thus far.

Master Plan Direction

In Progress Plan
Developing a Design

Design Sketch

DRAFT
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What we heard:
The fence around 
Friendship Court is like 
a prison.
What we propose:
Remove the fence and 
create neighborhood-
like blocks by extending 
streets into and through 
the site.

What we found out:
The need to activate 
2nd St and the 4th St 
extension.
What we propose:
Ground floor retail and 
community-serving 
amenities in the 
buildings along 2nd St 
and Hinton Ave.

What we found out:
We can’t build over 
Pollocks Branch, and it’s 
costly to move it.
What we propose:
Adjust the design of the 
buildings along 6th St 
to accommodate the 
inability to build over it.

What we heard:
The existing green space 
is prone to flooding and 
underutilized.
What we propose:
Rebuild the ground so as 
to address stormwater 
management. Insert 
highly desired uses 
that enable the space 
to be the public face of 
Friendship Court.

What we found out:
Belmont is low rise 
residential.
What we propose:
Adjust the building 
heights on this parcel to 
be more sensitive to the 
scale of Belmont.

What we found out:
Stormwater 
management is a critical 
need on the site.
What we propose:
Creating bioswales 
can help reduce the 
stormwater issue while 
providing more green 
space.

DRAFT Image: Preliminary Massing Study 40



What we heard:
The courtyards mainly 
cater to young children.
What we propose:
Having courtyards in 
all complexes that have 
discrete, secure spaces 
that can serve a diversity 
of users and include 
community serving 
amenities such as grills 
and plants.

What we heard:
The community garden 
has a longstanding 
presence within the 
community.
What we propose:
The garden needs to 
be relocated to address 
the “no displacement” 
commitment. But we 
want to give it a place 
of prominence as a key 
focal feature of the new 
main public space of 
Friendship Court.

What we found out:
We can’t build over 
Pollocks Branch, and it’s 
too costly to move it.
What we propose:
To organize the 
courtyards of the 
buildings on this parcel 
so that Pollocks Branch 
can run through.

What we found out:
Over 50% of the current 
residents are under 
18. Kids at Friendship 
Court start 2 years 
academically behind 
than their peers.
What we propose:
Creating community 
serving amenity such 
as an Early Childhood 
Center that not only 
serves kids at Friendship 
Court but is a recognized 
beacon attracting kids 
from the surrounding 
area.

What we heard:
Residents believe that mixed 
income may lead to access to 
additional opportunities and 
amenities.
What we propose:
Introducing amenities and 
services throughout the site, 
including creating an amenity/ 
services corridor along Hinton. 

DRAFT Image: Proposed Illustrative Plan 41



The master plan will lay out potential directions 
for the development of the site. The specific design 
of individual buildings and outdoor spaces will 
be developed in a future phase of work. In the 
meantime, it’s useful to look at other mixed income 
and affordable housing projects for models of what is 
possible.  The following pages showcase a few of the 
examples.

Master Plan Direction

Precedents
Precedents for Friendship Court

Precedent: Via Verde, Bronx, NY
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Project Location: Bronx, NY
Year Built: 2012
Project Info:
• 222 Total Units
• 151 Rentals
• 71 For Sale
• 7,500 sf of retail and community facility   
 space
• 40,000 sf green roofs and open space for   
 residents
• $98 Million Total Development Costs

Master Plan Direction

Precedent: Via Verde
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Project Location: San Francisco, CA
Year Built: 2016
Project Info:
• 440 total units
• 280 Market Rate Rental
• 160 Affordable Rentals
• 7,500 sf of retail and community facility   
 space
• 10,000 Arts Spaces and community   
 facilities
• $150 Million Total Development Costs

Master Plan Direction

Precedent: 55 Laguna
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Project Location: Minneapolis, MN
Year Built: 2015
Project Info:
• 260 Total Units
• 130 Market Rate Rental
• 130 Affordable Rentals
• 6,000 sf of retail and community facility space
• $52 Million Total Development Costs

Master Plan Direction

Precedent: 15 on the Park
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PHA is committed first and foremost to the 
current 500 residents of Friendship Court.  “No 
Displacement” is not only an imperative for 
the ultimate redevelopment, but also for the 
construction period. In order to do this, tradeoffs will 
be necessary,  most notably the temporary loss of the 
green space. As a nonprofit with no additional free 
land, PHA must use the area of the site that currently 
has no units for the first new housing.  

There are a couple key reasons for why no 
displacement during construction is important. 
To minimize the impact on residents, PHA is 
working towards the goal that every household 
only needs to move once, from their existing unit to 
their new home. Additionally, because PHA is not a 
public housing authority it does not have access to 
relocation vouchers. Any money used for relocation 
is money that will come out of the budget for the 
permanent improvement of the site and units. More 
importantly, governmental regulatory restrictions 
on the development and Section 8 assistance do 
not allow for the loss of any of the current units on 
site, even temporarily. Doing so could mean the 
permanent loss of those Section 8 units. 

Although the loss of the existing green space 
and related amenities will have impact on the 
Friendship Court community, PHA is committed 
to relocating them temporarily so that they still can 
be accessed, that families will not be displaced, and 

Master Plan Direction

Phasing
Achieving No Displacement

Initial area for redevelopment
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Master Plan Direction

that the current affordability at Friendship Court 
is not jeopardized. Redevelopment also offers an 
opportunity to ultimately reincorporate green spaces 
and amenities in a way that is more robust and better 
integrated with the overall site.

As the new buildings are completed, relocation will 
happen incrementally so as to keep all buildings with 
approximately 33% Section 8 units (we don’t want 
any building to become the “Section 8 building”) 
and because the market rate units will have fewer 
bedrooms, meaning that larger units will need to be 
distributed across all the buildings.

The following pages describe the phasing process. 
With each phase, we explain

What Will Happen
Describes the specific activities associated with the 
phase.

What Still Needs to Be Figured Out
Identifies outstanding questions associated with 
minimizing the quality of life impacts to current 
residents during the phase. Many of these issues 
will not be resolved by the end of the Master Plan 
phase but identifying them now helps create a task 
list and potential stakeholder list to be engaged in 
subsequent phases of work.

What Will Be Gained
Highlights the physical and potential programmatic 
results of the work of that phase.

Plan diagram of proposed phasing

1
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PROPOSED ACTIVITY

What Will Happen:

• In order to prevent displacement 
during construction, we need 
to first build where there is 
currently no housing: the green 
space.

• The green space and Community 
Center will need to be removed.

• The community garden, play 
courts, and Community Center 
activities will need to be 
relocated.

• A buffer zone will be maintained 
and a barrier erected between 
the construction and nearby 
units.

.  
What Still Needs to Figured Out:

• Where on site and in nearby 
facilities could amenities be 
temporarily relocated (e.g. a 
trailer in the parking lot to house 
programming, computer room at 
IX, planter boxes for a temporary 
garden).

• The specific building designs.
• The detailed strategy to mitigate 

construction activity impacts.

Potential Phase 1
PROPOSED OUTPUT

What Will Be Gained:

Building A1
• 4 story residential with a 

community amenity space at the 
ground floor 

• 69 total units
• 22 Section 8 units
• Additional affordable units

Green Space and Connections
• Upgraded green space over a 

portion of Pollocks Branch
• Partial extension of Hinton Ave.

Building C1
• 3 story residential with amenity 

space at the ground floor 
• 51 total units
• 16 Section 8 units
• Additional affordable units

Relocation
• Once complete, families in unit 

blocks  400, 402, 404,  406, and 
408 should be able to relocate 
(ability of units to relocate 
immediately into new buildings 
depends on availability of 
corresponding bedroom Section 
8 unit in new building). 

Master Plan Direction

A1

C1

DRAFT
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Potential Phase 2

Master Plan Direction

PROPOSED ACTIVITY

What Will Happen:

• Once relocation occurs, unit 
blocks 400, 402, 404, 406, and 
408 will be torn down, and 
the site will be prepped for 
construction. 

• A buffer zone will be maintained 
and a barrier erected between 
the construction and nearby 
units.

.  
What Still Needs to Figured Out:

• What impact it will have on 
the Second Street entrance to 
Friendship Court.

• The specific building design.
• The detailed strategy to mitigate 

construction activity impacts on 
residents in existing units.

PROPOSED OUTPUT

What Will Be Gained:

Building D1
• 4 story residential with retail/

community amenity space at the 
ground floor 

• 89 total units
• 28 Section 8 units
• Additional affordable units

Relocation
• Once complete, families in unit 

blocks 410, 412, 414, and 416 
should be able to relocate (ability 
of units to relocate immediately 
into new buildings depends on 
availability of matching bedroom 
Section 8 unit in new building).

A1

C1

D1

DRAFT
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Potential Phase 3

Master Plan Direction

PROPOSED ACTIVITY

What Will Happen:

• Once relocation occurs, unit 
blocks  410, 412, 414, and 416  
will be torn down, and the site 
will be prepped for construction. 

• Partial extension of 4th St SE 
into the site.

• A buffer zone will be maintained 
and a barrier erected between 
the construction and nearby 
units.

  
What Still Needs to Figured Out:

• The specific building designs.
• The detailed strategy to mitigate 

construction activity impacts on 
residents in existing units.

PROPOSED OUTPUT

What Will Be Gained:

Building A2
• 4 story residential with amenity 

space at the ground floor 
• 66 total units
• 21 Section 8 units
• Additional affordable units

Building D2
• 4 story residential with amenity 

space at the ground floor 
• 48 total units
• 15 Section 8 units
• Additional affordable units

Green Space and Connections
• Bioswale (planted zone) 

adjacent to D2 that provides a 
natural landscape amenity and 
stormwater management system

Relocation
• Once complete, families in 

unit blocks 413, 415, 420, 422, 
424, and 426 should be able 
to relocate (ability of units to 
relocate immediately into new 
buildings depends on availability 
of matching bedroom Section 8 
unit in new building).

D2
A2

D1

DRAFT
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Potential Phase 4

Master Plan Direction

PROPOSED ACTIVITY

What Will Happen:

• Once relocation occurs, unit 
blocks  413, 415, 420, 422, 424, 
and 426 will be torn down, 
and the site will be prepped for 
construction. 

• Extension of Hinton Ave through 
the site, to 2nd St

• Extension of Belmont Ave into 
the site

• Regrading of the central green 
space

• A buffer zone will be maintained 
and a barrier erected between 
the construction and nearby 
units.

  
What Still Needs to Figured Out:

• The specific design and 
amenities to be placed in the new 
green space.

• The specific building designs.
• The detailed strategy to mitigate 

construction activity impacts on 
residents in existing units.

PROPOSED OUTPUT

What Will Be Gained:

Building C2
• 4 story residential with amenity 

space at the ground floor 
• 89 total units
• 28 Section 8 Units
• Additional affordable units

Green Space and Connections
• New high quality public space for 

Friendship Court residents 
• Potential amenities include 

splash fountain, sports court, 
and sitting spaces

• Suggested new location for the 
UACC community garden

• Green space regraded to 
eliminate flooding

• New street connections into and 
through the site

Relocation
• Once complete, families in unit 

blocks 401, 403, 407, and 411 
should be able to relocate  (ability 
of units to relocate immediately 
into new buildings depends on 
availability of matching bedroom 
Section 8 unit in new building).

C2

D2
A2

DRAFT
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Potential Phase 5

Master Plan Direction

PROPOSED ACTIVITY

What Will Happen:

• Once relocation occurs, unit 
blocks  401, 403, 407, and 411 
will be torn down, and the site 
will be prepped for construction.

• Extension of 4th St SE through 
the site to Monticello. 

• A buffer zone will be maintained 
and a barrier erected between 
the construction and nearby 
units.

  
What Still Needs to Figured Out:

• The specific building design.
• The detailed strategy to mitigate 

construction activity impacts on 
residents in existing units.

PROPOSED OUTPUT

What Will Be Gained:

Building E2
• 3 story residential with amenity 

space at the ground floor 
• 36 total units
• 12 Section 8 units
• Additional affordable units

Green Space and Connections
• Bioswale (planted zone) 

adjacent to E2 that provides 
a natural landscape amenity 
and stormwater management 
system.

• New street extends through the 
site

Relocation
• Once complete, families in unit 

blocks 401 and 405 should be 
able to relocate  (ability of units 
to relocate immediately into new 
buildings depends on availability 
of matching bedroom Section 8 
unit in new building).

DRAFT

E2
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Potential Phase 6

Master Plan Direction

PROPOSED ACTIVITY

What Will Happen:

• Once relocation occurs, unit 
blocks  401 and 405 will be 
torn down, and the site will be 
prepped for construction.

• A buffer zone will be maintained 
and a barrier erected between 
the construction and nearby 
units.

  
What Still Needs to Figured Out:

• The use and partner for the 
Community Space (the current 
ideal partner is for a world class 
Early Childhood Center.)

• The specific building design.
• The detailed strategy to mitigate 

construction activity impacts.

PROPOSED OUTPUT

What Will Be Gained:

Building E1
• 3 story residential with amenity 

space at the ground floor 
• 32 total units
• 8 Section 8 units
• Additional affordable units

Relocation
• Once complete, families in 

unit blocks 409 should be able 
to relocate  (ability of units to 
relocate immediately into new 
buildings depends on availability 
of matching bedroom Section 8 
unit in new building).

E1

E2

DRAFT
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Potential Phase 7

Master Plan Direction

PROPOSED ACTIVITY

What Will Happen:

• Once relocation occurs, unit 
blocks  409 will be torn down, 
and the site will be prepped for 
construction.

• A buffer zone will be maintained 
and a barrier erected between 
the construction and nearby 
units.

  
What Still Needs to Figured Out:

• The use and partner for the 
Community Space (the current 
ideal partner is for a world class 
Early Childhood Center.)

• The specific building design.
• The detailed strategy to mitigate 

construction activity impacts.

PROPOSED OUTPUT

What Will Be Gained:

Community Space
• Potential Early Childhood 

Center
• 6000sfE1

Community
Space

DRAFT
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Full Buildout

Master Plan Direction

PROPOSED OUTPUT

What Will Be Gained:

A redeveloped Friendship Court with

• 480 total units
• 150 Section 8 rentals
• 80 other affordable rentals
• 250 market rate rentals
• 28,000 sf of community and 

commercial space
• 6000 sf signature community 

space (proposed Early Childhood
Center)

• High quality public green 
space with recreational and 
community amenities as well as 
upgraded community garden

• $90+ million total development 
cost

DRAFT
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While a Master Plan that provides 480 units 
achieves our core goals, responds to what we have 
heard from residents, and incorporates the
City’s objectives documented in the its previous 
studies and planning initiatives, there are still some 
unknowns that could impact the layout and size of 
the development. 

Density is one potential aspect that could change. 
Currently, to implement all the physical upgrades to 
the site, develop high caliber housing and amenities 
(including high quality open space, play areas, and 
community garden), and undertake the needed 
extended phasing strategy results in a  potentially 
significant financing gap. Increasing the number of 
units on site to 600-640 could help eliminate that 
gap. (The site can actually accommodate 680 units.)

The increase in units would mean that there would 
be more of both affordable and market rate units. 
The increase could likely be achieved by increasing 
the building heights to a minimum of four and a 
maximum of six floors (the original option has a 
minimum of three and maximum of four floors).
 
This alternative option is consistent with the City’s 
planning objectives for the area, but would require 
some changes to existing zoning . Understanding the 
need and viability of this option is something that 
would be figured out in a later phase of work.

Master Plan Direction

Alternate Options
Weighing Other Potential Constraints

Potential alternate development option
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How does this feel?
What do you like?
What could be better? 
What would you like to know more about?
 

HERE ARE THE WAYS THAT YOU CAN PROVIDE US WITH FEEDBACK:

Participating in the process: 

What do you think?

Option 1

IN PERSON 
Visit Claudette Grant, the Friendship Court 
Community Organizer, at the Friendship Court 
Community Center.

Option 2 

CALL OR EMAIL 
Call or email Claudette Grant at 
434-295-9794 OR
cgrant@piedmonthousing.org

Option 3 

SUGGESTION BOX 
Leave a comment or question at the suggestion 
boxes on site at Friendship Court. Currently, there 
is one at the Community Center.

Option 4

ONLINE + MAILING LIST 
If you just want to stay up to date on the 
redevelopment process, you have a couple of 
options. You can follow via the website (www.
friendshipcourtapartments.com) or Facebook 
(Friendship Court Apartments).
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Next Steps
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Currently, the goal is to complete a master plan 
document by late summer 2016. In the meantime, 
PHA and the Design Team will continue to meet with 
residents and other stakeholders to discuss the master 
plan direction, collect and analyze feedback, and 
adjust the design framework accordingly. 

Once complete, the master plan is not an inflexible 
mandate but a platform for discussion that will guide 
negotiations with the City, funders, and regulatory 
agencies. For the current residents of Friendship 
Court, engagement, collaboration, and accountability 
around what redevelopment looks like will continue. 
The master plan is intended to be a tool that can be 
used  to clarify expectations of what residents want 
to see as part of redevelopment and the more detailed 
designs that speak to those needs and desires. 

Key Upcoming Dates

• June 20-22, 2016: Design Team in town

• June 21, 2016: Resident BBQ + Master Plan 
Discussion

• June 22, 2016: Community Open House 
(Stakeholders and residents invited)

• July 2016: Launch of  Youth Leadership Cohort 
(to support ongoing redevelopment efforts) 

• Late Summer 2016: Master Plan Document 
released

• Fall 2016: Launch of Quick Wins and ongoing 
engagement and redevelopment activities

Next Steps

What’s next?
Moving Towards a Master Plan and Beyond

Aerial view of Friendship Court 
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Since December 2015, PHA and the Design Team 
have engaged with residents and other stakeholders 
to develop a master plan for Friendship Court’s 
redevelopment. Typically, projects such as this 
switch to a more technical and less participatory 
process between the master plan and redevelopment.  
We believe that following the typical path wouldn’t 
allow ongoing redevelopment activities to benefit 
from resident input and stewardship.  Furthermore, 
the stories we’ve heard and observations we’ve made 
over the last 6 months have revealed that there are 
quality of life challenges that shouldn’t wait until the 
completed redevelopment to change.

To create a more beneficial process for residents, the 
team is working to implement a series of ongoing 
community events, service programs, and small (but 
impactful) physical transformations at Friendship 
Court that can begin following the master plan 
process. From a youth leadership program to 
job training workshops to incremental physical 
improvements (e.g., outside seating or potentially 
taking down the fence), there are activities that can 
bring quality of life improvements to the residents 
in the short term, provide ongoing  design insights 
critical to the ultimate redevelopment, create more 
opportunities for feedback and collaboration with 
residents, and co-power current residents to serve as 
stewards of the redevelopment vision.

Next Steps

What changes can happen now?
Quick Wins: Improving Quality of Life in the Short Term

View of the Friendship Court fence
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Friendship Court Redevelopment Timeline

When will it happen?

MASTER PLAN Dec 2015 - present REDEVELOPMENT PREP 2016-2019 REDEVELOPMENT 2019-2028 

Trip 2 (Feb 2016)
Listen + Learn

Trip 4 (May 2016)
Initial Plan 
Presentation

Trip 5 (Jun 2016)
Plan Update 
Discussion / 
Feedback

Trip 1 (Dec 2015)
Listen + Learn

Trip 3 (Apr 2016)
Listen + Learn 
Discussion/ 
Feedback

W
E 

A
RE

 H
ER

E

July/Aug 2016
Draft Master 
Plan

2016-2019
Continued 
Engagement on the 
Design; Quick Wins 
Implementation;
Youth Leadership
Program;
Workforce 
Programming

2019
Preliminary Site 
Work Begins

2027 (estimated)
Final Relocation 
of Existing 
Tenants

2020
Phase 1 Begins;
Opening of 
Temporary 
Garden, Play, 
and Community 
Spaces

2028 (estimated)
Final Phase 
Complete

2016-2019
Design 
Refinement;
Financing and 
Regulatory 
Approval

2018
Renewal of 
Section 8 
Contract on 
Property
PHA Exercises 
Option to 
Increase 
Ownership Stake
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Appendix 

Frequently Asked Questions
1. HAS FRIENDSHIP COURT BEEN SOLD?

• No.  Friendship Court has not been sold. It has not changed ownership 
since 2002, when the original owner sold it to the Piedmont Housing 
Alliance and National Housing Trust.

• Piedmont Housing and National Housing Trust formed a partnership 
in 2002 to buy Friendship Court.  There are three partners – Piedmont 
Housing, National Housing Trust and an investment fund sponsored by 
Enterprise Community Partners.

• Piedmont Housing is committed first and most importantly, to 
providing homes for 150 families that live at Friendship Court now and 
to keeping the Section 8 rental assistance that makes the housing there 
affordable.

2. WHO ARE PIEDMONT HOUSING ALLIANCE AND NATIONAL 
HOUSING TRUST?  WHO IS IN THE INVESTMENT FUND?

• Piedmont Housing is a Charlottesville not-for-profit whose mission is 
to create housing opportunities and build community in Charlottesville 
and central Virginia. Piedmont Housing is a minority partner in 
the partnership that owns Friendship Court. Piedmont Housing is 
committed first and most importantly, to providing homes for 150 
families that live at Friendship Court now and to keeping the Section 8 
rental assistance that makes the housing there affordable.

• The National Housing Trust/Enterprise Preservation Corporation 
(NHT/Enterprise) is a joint effort of the National Housing Trust 
and Enterprise Community Partners, Inc., a not-for-profit based in 
Washington, DC. Their mission is to preserve and improve affordable 
housing for low-income persons and families.  National Housing Trust 
controls the partnership that owns Friendship Court.

• The investment fund is a group of investors who came together to 
invest in one or more affordable housing projects.  In exchange for their 
investment, they received tax credits and other tax benefits overs fifteen 

years.  They invested about $4.5 million in Friendship Court in 2002.  
Those funds helped to pay for the renovation of the property in 2002 and 
2003. The investment fund is what is called a passive investor.  They are 
in the deal for the tax credits and other economic benefits. They do not 
have any say in the day-to-day business of Friendship Court.

3. SO WHAT’S GOING ON?

• When the partnership was formed in 2002, Piedmont Housing was 
minority partner with little to say about the business of Friendship 
Court.

• In November 2018, that changes. Piedmont Housing will gain control of 
the partnership, and

• At the same time, Piedmont Housing will have the option to purchase 
the Friendship Court.

• Piedmont Housing intends to buy Friendship Court after November 
2018.

• We have begun planning for the redevelopment of Friendship Court 
after 2018.

4.  PEOPLE ARE SCARED OF REDEVELOPMENT.

• They are, and history gives them reason to be.  The history of 
redevelopment in Charlottesville and across the country is not a good 
one.

• The history of the redevelopment of Vinegar Hill is still fresh in people’s 
minds, even all these years later. With Vinegar Hill, a community 
saw an African American neighborhood cleared, with families and 
businesses displaced, all with little thought to what came next.

• Piedmont Housing is committed first and most importantly, to 
providing homes for 150 families that live at Friendship Court now and 
to keeping the Section 8 rental assistance that makes the housing there 
affordable.
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Frequently Asked Questions
• Piedmont Housing is committed to placing residents at the center of the 

planning for the future of their own community and to translating their 
hopes and desires into design.

5. WHAT ABOUT THE SECTION 8?

• Friendship Court (then called Garrett Square) was built in 1978.  The 
original owner was able to build the project because they had a contract 
for project-based Section 8 rental assistance.

• That Section 8 contract had an initial term of five years, and provided 
for seven (7) five-year renewals, for a total of forty (40) years.

• That contract has been renewed seven times and is still in place.  It 
expires in June 2018.

• Piedmont Housing will do everything we can to renew the Section 
8 contract for all 150 units.  We understand that the Section 8 rental 
assistance is what makes Friendship Court affordable for the families 
that live there.

• While new Section 8 contracts are very hard to find, HUD generally is 
renewing existing Section 8 contracts.

• We expect that HUD will renew the Section 8 rental assistance for 
Friendship Court, but renewal is up to HUD.  Piedmont Housing will do 
everything we can to renew the Section 8 contract for all 150 units.

 
6. WHAT DO YOU SEE IN THE FUTURE FOR FRIENDSHIP COURT?

• Through this process of community engagement, residents will tell us 
what they want and need.

• Going into the process, we think the future for Friendship Court is in 
mixed-income residential development with a variety of housing choices 
developed, including housing affordable to the 150 families that live here 
now, workforce housing and some market-rate housing.

• We also see some non-residential uses there. Some ideas so far include a 
sliding-scale health center in partnership with Central Virginia Health 

Services and an Early Childhood Learning Center with affordable day 
care and a pre-K program for our kids and adult learning opportunities 
in the evenings.

• We hope to see much more and better community space – indoors and 
out – for programs, activities and social interaction.

• And we will always have a place for Farmer Todd of UACC and his 
community gardens.  Todd does great work and we are committed to 
having gardens at Friendship Court for a long time.  (We might even be 
able to develop rooftop gardens.)

7.  WHAT ABOUT JOBS?

• Piedmont Housing is serious about creating economic opportunities for 
the residents of Friendship Court, and that means jobs.

• We are working with a local contractor to create a job-training program 
based on a program developed in Seattle, where public housing residents 
received training and then were hired to work on the redevelopment of 
public housing.

• Our goal is to give Friendship Court residents training in skilled trades 
– carpentry, masonry, plumbing and the like – and jobs in construction 
on the site.

• We are working to secure foundation funding that will allow us to hire 
Friendship Court teenagers to work on community engagement.

• We think that it is important that Friendship Court residents benefit 
directly from planning and construction work to come.

• We will work with the City’s successful GO programs to bring job 
training to Friendship Court.

8. SO YOU HAVE ALREADY DECIDED WHAT SHOULD BE BUILT AT 
FRIENDSHIP COURT.

• No, we haven’t.  There is no plan right now for redevelopment.  We need 
your help to make a plan with real and substantial input from residents.
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Frequently Asked Questions
• There is no plan, though we are not without our own thoughts about 

what might be done at Friendship Court and have put a lot of work into 
cultivating opportunities.

• Most importantly, we have to keep the Friendship Court community 
intact and keep the project affordable for the families that live there now.

• Friendship Court is a very valuable piece of real estate.  Piedmont 
Housing’s goal is to unlock the value of that site for the benefit of the 
people that live there now.  Mixed income and mixed-use development 
will allow us to do just that.

• We know that whatever happens at Friendship Court, it has to be both 
environmentally and economically sustainable over the long run.

• We have great faith in the power and the wisdom of the residents of 
Friendship Court to plan for their own future.

9.  WHY REDEVELOP IT AT ALL?  WHY NOT JUST LEAVE IT AS IT IS?

• In 2018, when we have the opportunity to purchase it, Friendship Court 
will be 40 years old.

• Other than the limited work done in 2003, Friendship Court has never 
undergone a major renovation.

• Redevelopment is an opportunity to build much better housing for the 
families that live there now.

• There is a great community at Friendship Court, but there is little about 
the buildings or the site plan that works very well.

• The current site plan leaves Friendship Court isolated and disconnected 
from Belmont and the rest of downtown.

• Clearly we can do better and build healthier environments than what we 
have now for the families and kids that live there.

• We have an opportunity to turn outdated buildings into something 
great.

• In 1978, when Friendship Court was built, we knew little about 
sustainable design.  Today, we wouldn’t think of building any other way.  

We also know a lot more about designing healthy spaces, spaces that 
promote better health for both adults and kids.

• Nothing stays the same forever.  We have an opportunity to change the 
face of Charlottesville and to do it the right way, with residents driving 
the process.

• Piedmont Housing is committed first and most importantly, to 
providing homes for 150 families that live at Friendship Court now and 
to keeping the Section 8 rental assistance that makes the housing there 
affordable.

10. YOU SHOULD WORK WITH ________________ (CRHA, CITY OF 
PROMISE, RIDGE STREET NEIGHBORS, LUDWIG KUTTNER, ETC…).

• We always want to be good neighbors.
• We have to be careful to stay focused on the job in front of us. 

Redeveloping Friendship Court is a very big job and we have to do it 
right.

• We hope that our work at Friendship Court can be a model for others in 
Charlottesville and across the country in how residents can create the 
future for their own communities.

• We are starting with the residents at the center of the process, and will 
build the circle out in time.

11. I AM A RESIDENT.  HOW CAN I PARTICIPATE IN THE PLANNING FOR 
FRIENDSHIP COURT?

• Residents will be at the center of the planning process, with formal and 
informal opportunities to participate.

• Piedmont Housing is forming an Advisory Committee to help us plan 
for the future of Friendship Court, with residents comprising one-half 
(50%) of the committee.

• The residents of Friendship Court will elect their representatives to the 
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Advisory Committee.

• We hope to engage teens (and pay them) to be a part of the planning for 
the public spaces and nonresidential development on the site.

• Our team of designers hope to meet with residents informally to learn 
more about what works at Friendship Court and what doesn’t and to get 
your ideas about what Friendship Court could be.

• Piedmont Housing is committed first and most importantly, to 
providing homes for 150 families that live at Friendship Court now and 
to keeping the Section 8 rental assistance that makes the housing there 
affordable.

12. WE UNDERSTAND THAT NO ONE WILL BE DISPLACED DURING 
REDEVELOPMENT.  HOW DO WE KNOW THAT WE WON’T BE 
DISPLACED AFTER REDEVELOPMENT IS COMPLETE?

• There are at least three layers of protection for Section 8 residents.
• The first layer of protection is that Piedmont Housing and NHT/E 

are both not-for-profit organizations whose mission is to create and 
preserve affordable housing.  That’s why we bought Friendship Court 
in 2002 when there was a real possibility that it could be converted 
to market rate housing.  Keeping the Section 8 units and the other 
affordable and workforce units affordable over the long term is our 
mission.  It is who we are and what we do.

• The second layer of protection is in the Section 8 contract itself.  When 
we renew the Section 8 contract in 2018, we will request from HUD 
the contract with the longest available term.  Again, our mission is to 
preserve affordable housing. A longer Section 8 contract helps us to do 
just that.  The Section 8 contract itself is a legally binding agreement 
that includes protections for current residents.  That contract is 
enforceable by HUD and has the backing of the federal government.

• The third layer of protection is in the financing for redevelopment, 
including the Low Income Housing Tax Credit (or LIHTC) program.  

That program requires that the affordable units remain affordable for 
an initial period of fifteen years.  At the new Friendship Court this 
will include all of the Section 8 units and the new affordable units. 
The Commonwealth of Virginia, which actually gives us the LIHTC 
financing, will require that the units remain affordable for an additional 
fifteen years, for a total of thirty years.  That too is a legally binding 
agreement.
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Who is the Design Team?
Four firms make up the design team for the Friendship Court Master Plan: 
Stantec’s Urban Places Group, Studio O, Marc Norman, and Timmons Group. 
Together we bring to the project national and international experience 
in community engagement, affordable housing, urban planning, housing 
finance, and architecture and design. We have all worked on transforming 
aging low-income developments into new and connected mixed-income 
neighborhoods.

STANTEC’S URBAN PLACES GROUP
David D. Dixon, FAIA, Senior Principal, Urban Places Group Leader
David Dixon, leader of Stantec’s Urban Places Group in Boston, is an architect 
and a national leader in sustainable urban design and development. He has 
received the American Institute of Architects (AIA) Thomas Jefferson 
Medal for “a lifetime of creating liveable neighborhoods, vibrant civic spaces, 
and vibrant downtowns.” He has worked on projects in Norfolk, Alexandria, 
Washington, Charlotte; Columbus, and Chicago, among other communities, 
and his work has won more than four dozen awards from the AIA and the 
American Planning Association. David is deeply committed to engaging with 
the community and to creating equity in his work.

Steve Kearney, Project Manager
As a project manager and senior planner within Stantec’s Urban Places 
Group, Steve focuses on developing urban revitalization plans at both 
neighborhood and district levels. He has led large-scale planning initiatives 
across the U.S. that include HUD Choice Neighborhood planning efforts in 
Baltimore, Columbus, and San Antonio; comprehensive plans; and arts and 
innovation district plans. Steve has also worked in the public sector, as the 
lead planner for the city of Syracuse, New York. 

STUDIO O
Liz Ogbu, Founder and Principal
Liz Ogbu, Founder + Principal of Studio O, is an architect and social 

innovation strategist trained at Wellesley College and Harvard’s Graduate 
School of Design who consults on projects throughout the global south—in 
Africa and South America—and throughout the U.S. She describes her work 
as “translating the desires of the community into design.” She has worked 
on projects in London, Nairobi, Los Angeles and San Francisco and has 
collaborated with a  organizations ranging from international agencies like 
the UN to small social enterprises like Jacaranda Health on projects around 
the world.
 
MARC NORMAN, FOUNDER + PRINCIPAL, IDEAS AND ACTION
Marc is the founder and director of Ideas and Action, a multidisciplinary 
consultancy focusing on housing and economic development. Trained as 
an urban planner, over the course of his career in finance and community 
development, Marc has worked collaboratively to develop or finance over 
2,000 building units totaling more than $400 million in total development 
costs. He was worked with for-profit and non-profit organizations, consulting 
firms and investment banks on issues of community development and 
affordable housing. Marc has taught students and communities about real 
estate and housing policy through the Syracuse School of Architecture, and 
was a Loeb Fellow at the Harvard Graduate School of Design during the 2014-
15 academic year. Marc holds a BA in Political Economy from UC Berkeley 
and an MA in Urban Planning from UCLA.

TIMMONS GROUP
Craig Kotarski, PE, Senior Project Manager
Craig Kotarski, PE, is a senior project manager with Timmons Group. He has 
deep roots in Charlottesville, having received his degree from the University 
of Virginia. Engineering News Record’s included him in its “Top 20 Under 
40,” and he is a recent graduate of the Leadership Charlottesville program. 
As a senior project manager, Craig works closely with the design team in 
all aspects of each project, ensuring quality during design and watchful 
oversight during the construction process.
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Now that you’ve had a chance to review the document , we really want to know what you think. We would love to hear how does this feel, what do you like, 
what could be better, what needs to be clearer? Not all the feedback can be incorporated by the end of this phase of work. Where possible, items that can’t 
be addressed now will be placed into consideration during future phases of work.

 We won’t know what we can address and what we can’t unless you talk to us, so we hope you will!

HERE ARE THE WAYS THAT YOU CAN PROVIDE US WITH FEEDBACK:

Participating in the process

Please talk to us!

Option 1

IN PERSON 
Visit Claudette Grant, the Friendship Court 
Community Organizer, at the Friendship Court 
Community Center.

Option 2 

CALL OR EMAIL 
Call or email Claudette Grant at 
434-295-9794 OR
cgrant@piedmonthousing.org

Option 3 

SUGGESTION BOX 
Leave a comment or question at the suggestion 
boxes on site at Friendship Court. Currently, there 
is one at the Community Center.

Option 4

ONLINE + MAILING LIST 
If you just want to stay up to date on the 
redevelopment process, you have a couple of 
options. You can follow via the website (www.
friendshipcourtapartments.com) or Facebook 
(Friendship Court Apartments).
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