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WHAT’S INSIDE

In December 2015, Piedmont Housing Alliance—in collaboration 
with National Housing Trust and a nationally recognized team 
of designers, planners, and affordable-development experts—
launched a master planning process for the redevelopment of 
Friendship Court. 

The goal was to create a long-range vision for Friendship Court 
informed by the perspectives, needs, and aspirations of residents; 
the opportunities and constraints of the physical site; municipal 
objectives and policies; interests of other local stakeholders; and 
market and regulatory conditions. This document details the 
process undertaken, findings from the research, the proposed 
plan, what still needs to be figured out, and next steps. A detailed 
appendix includes a project Frequently Asked Questions (FAQ) and 
links to key reference documents that informed the plan.
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FRIENDSHIP COURT REDEVELOPMENT MASTER PLAN ExECUTIVE SUMMARY

Friendship Court is an affordable housing 
development sited on an 11.75-acre parcel 
in the center of Charlottesville, Virginia. It is 
home to 150 low-income families, all receiving 
Section 8 rental assistance. Over half the 
residents have a job, and many have more 
than one, yet the average annual household 
income is approximately $11,000. More 
than 250 children live at Friendship Court, 
representing more than half of all residents.

National Housing Trust and Piedmont Housing 
Alliance, the current ownership, purchased 
Friendship Court in 2002. In nearly 40 years of 
existence, it has never experienced a major 
redevelopment.

INTRODUCTION

What is Friendship Court?
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For the 150 families that call Friendship Court home—including more 
than 250 children—redevelopment means opportunity, hope for a 
brighter future...but uncertainty about how it will all unfold. For the 
larger 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, its original owners offered it for 
sale, giving rise to strong concern that its 150 units of Section 8-assisted 
housing would be lost to market-rate conversion or redevelopment. At 
the urging of Charlottesville residents, 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 
will have 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. 

Our first commitment is to the 150 very-low-income families that now live 
in Friendship Court—to redevelop the site without displacing anyone.  
All of our planning turns on this first 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 to make room for more new buildings. This means a 
longer and more costly redevelopment, but it will keep resident 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 creates an 
extraordinary opportunity to connect Friendship Court—physically, 
economically and socially—to the rest of Charlottesville in a way it has 
never been connected before. We’re excited for the future of Friendship 
Court.

The Friendship Court Advisory Committee, including residents elected 
by their neighbors, has been essential to creation of the master 
plan, advising our design team and carrying ideas both to and 
from the community. We remain deeply grateful for their help and 
encouragement. For those who met with us, shared your ideas and 
so generously lent us your support, we are equally 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 first experts at 
Friendship Court—the people who live there.

Frank Grosch
CEO
Piedmont Housing Alliance

Why redevelopment?
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What are the  
redevelopment goals?

These goals were discussed, refined, and approved 
by the Friendship Court Advisory Committee in 
February 2016.

FRIENDSHIP COURT IMPROVES 
QUALITY OF LIFE AND FOSTERS 
ACCESS TO OPPORTUNITY FOR ALL 
OF ITS RESIDENTS.1

• All 150 Section 8 units remain on site in
addition to new 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.

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

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

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

• Friendship Court has 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 play areas, that invite on-site residents
of all incomes and residents of surrounding
neighborhoods to interact.

• Redevelopment of Friendship Court supports
the City of Charlottesville’s comprehensive
plan goals as embodied in the Strategic
Investment Area Plan (SIA), such as providing
interconnections within Friendship Court
and to adjacent neighborhoods, and
maintaining a community garden.

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

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

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

FRIENDSHIP COURT IS A 
GREAT PLACE.4

• 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.
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THE MASTER PLAN PROCESS

What is a master plan?

A master plan provides a long-range vision 
for the built environment of a community. 
It can guide an understanding of the goals 
for a project, constraints and opportunities, 
potential reconfiguration of the site, and 
the type of uses that redevelopment will 
accommodate. It also can begin to identify 
good locations for all proposed uses, from 
housing to commercial space 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 equips an 
organization to have conversations with city 
staff about zoning and planning issues, with 
regulatory agencies about policy issues, and 
with financial institutions about funding. Most 
important, an ideal master plan provides a 
tool for a community to have conversations 
about its vision for itself prior to development of 
specific building and landscape designs.

The diagram on the facing page highlights the 
timeline and process that created this master 
plan.
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• Kickoff resident party
• Resident interviews
• Stakeholder 

meetings
• Youth workshops
• Site research
• Market research
• Local context 

research

What we heard +
What that tells us

• Resident meeting
• Resident interviews
• Stakeholder 

meetings
• Design studies
• Precedent research

Master Plan Direction

DEC 2015–FEB 2016 MAR–APRIL 2016

• Resident meeting
• Stakeholder 

meetings
• Youth workshop
• Funder meeting

MAY 2016

Master Plan Update

• Resident BBQ
• Resident association 

meeting
• Community open 

house
• Stakeholder 

meetings
• Youth workshop
• Comment cards
• Online survey
• Emails

JUNE 2016

Feedback Analysis

• Resident door-to-
door

• Comment cards
• Online survey
• Emails

JUL–FALL 2016

Master Plan

• Trip postcards
• Resident takeaway 

reports
• Site analysis
• Financial 

development 
analysis

• Planning framework

• Proposed master 
plan

• Design development
• Draft master plan 

report

• Plan refinement • Feedback  
analysis report

• Master plan

Listen + Learn Discussion + 
Feedback

Initial Plan 
Presentation

Plan Update 
Discussion/Feedback

Feedback + 
Refinement
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MASTER PLAN
Dec 2015 - Oct 2016

REDEVELOPMENT PREP
2016 20192017 2018

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

This page presents a tentative timeline for how the redevelopment of Friendship Court will unfold. 
All dates are estimates, and the actual redevelopment process may vary. 

Trip 3 (Apr 2016)
Listen + Learn 
discussion/ 
feedback

Late 2016
Master Plan 
issued

2016–2019
• Design refinement
• Financing and regulatory approval
• Continued engagement on the 

design
• “Quick Wins” implementation
• Youth Leadership Program
• Workforce programming
• Early childhood education

Fall 2016–Fall 2018
Negotiation with existing partners 
and funders of Friendship Court

Summer 2018
Renewal of the 
Section 8 Contract 
for the 150 units 
currently covered on 
the property

Fall 2018–Spring 2019
Piedmont Housing 
Alliance exercises 
option to increase 
its ownership in 
Friendship Court

Spring 2019
Development 
approvals and 
financing in place for 
Phase 1

Summer 2019
Preliminary site work 
including grading, 
utility relocation and 
foundations 

When will it happen?
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2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
REDEVELOPMENT

Winter 2020
Opening of temporary play 
areas, community facilities and 
green spaces 

Fall 2021–Summer 2023
Demolition of vacated 
Friendship Court buildings 
and site work for Phase 2

Winter 2022–Summer 2023
Construction of Phase 2

Summer 2021 
Current residents move 
into new Phase 1 units; 
lease-up of other 
affordable and market 
rate-units

Winter 2026
Current residents 
move into new 
Phase 3 units.

Winter 2028
Current residents move into 
new Phase 4 units.

Winter 2028–Spring 2029 
Demolition of vacated 
Friendship Court buildings 
and site work for Phase 5

Winter 2023–Spring 2024 
Demolition of vacated 
Friendship Court Buildings and 
site work for Phase 3 

Spring 2026 
Demolition of 
vacated Friendship 
Court Buildings and 
site work for Phase 4

Spring 2024–
Summer 2025 
Construction of 
Phase 3, green 
infrastructure and 
new Hinton Street 

Fall 2025–Spring 2026 
Construction of Phase 4, 
regraded green space and 
new streets

Fall 2023 
Current residents move 
into new Phase 2 units; 
lease-up of other 
affordable and market 
rate-units and retail 
components

2029 
(estimated)
Final 
Phase and 
Relocation 
Complete

Fall 2019–Summer 2021
Construction of Phase 1 
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THE CONTEXT

What did we learn from  
the residents?

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

Residents want better 
exterior spaces that 
attract and serve a multi-
generational group of users.

The community garden 
needs to be retained as part 
of the development.

Dark interiors make 
Friendship Court apartments 
feel unwelcoming.

The “taint” of Garrett Square 
is still strong among residents 
and their cohort, distracting 
from the positives.

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

With the redevelopment of Friendship Court, 
Piedmont Housing Alliance and the design 
team seek to collaborate with residents to 
create a project that can work for the 150 
families that live there now as well as for 
new residents who will move there in the 
future. In order to gain a broad yet nuanced 
understanding of what could meet current 

residents’ needs and desires, Piedmont 
Housing and the design team solicited resident 
input through multiple channels. They ranged 
from large resident meetings open to the 
entire Friendship Court community to door-
to-door canvassing for feedback to intensive 
in-home interviews intended to uncover the 
complexities of residents’ lives.

In the next phases of work, we will continue 
to engage residents to figure out items such 
as specific amenities desired, how to best 
calibrate designs of buildings and exterior 
spaces, and how to best support existing 
residents in the process.

KEY TAKEAWAYS
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The redevelopment of Friendship Court will 
require collaborative partnerships across 
Charlottesville. To begin laying the groundwork 
for those partnerships—and to solicit input on 
a variety of issues integral to understanding 
the context, constraints, and opportunities 
connected with the project—Piedmont 
Housing and the design team pursued an 
intensive stakeholder-engagement process.

Stakeholders engaged included: 
Neighborhood Development Services to the 
Virginia Housing Development Authority to the 
Boys and Girls Club to Legal Aid Justice Center 
to resident associations for adjacent properties 
and neighborhoods. 

In the next phases of work, we will need to 
continue engaging key stakeholders to help 
us figure out such issues as what strategic 
partnerships we need to create or take better 
advantage of and identifying the short-term 
and long-term needs.

What did we learn from other 
stakeholders?

A variety of organizations 
are current partners, and 
others have programming 
that aligns with the needs 
and desires of Friendship 
Court residents. Many of 
these organizations stand 
ready to be engaged.

Many stakeholders said 
their top priority was for the 
redevelopment process 
to be a deeply resident-
engaged effort. 

Neighbors often felt that 
they had limited interaction 
with Friendship Court 
residents and wanted 
opportunities to get to know 
them better.

KEY TAKEAWAYS
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What did we learn about  
the market?

The initial strategy for the redevelopment was 
to keep the current 150 Section 8 households. 
While a great deal of housing—particularly 
student housing and for-sale housing—is 
being built in Charlottesville, little if any new 
affordable housing is being created. Residents 
told us that they feel trapped by the market 
and by the system that makes it difficult to 
leave subsidized housing because there are so 

few affordable alternatives in the community. 
We saw an opportunity for redevelopment 
to include new tiers of affordable housing 
beyond Section 8 as well as services and 
amenities that help build economic mobility 
for existing residents. In short, we saw a chance 
to create new affordable housing choices and 
new programs in a ladder of opportunity.

Residents want a better 
quality of life but feel like 
“the system” makes it 
harder for them to move up.

Many believe mixed-
income housing can provide 
access to opportunities but 
that it must make options for 
economic mobility feel and 
be accessible.

Residents whose income 
exceeds the Section 8 cap 
have very few alternative 
affordable housing options 
in Charlottesville. This 
often means relocating 
to suburban areas with 
fewer jobs and greater 
transportation costs.

KEY TAKEAWAYS
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What did we learn from city plans 
and initiatives?

To understand the development possibilities 
and constraints of the site and its surroundings, 
the design team reviewed previous city 
planning studies, zoning ordinances and site 
infrastructure. Documents like the Strategic 
Investment Area (SIA) plan helped inform the 
design and our approach to redevelopment 
and will continue to provide a backdrop and 
context for redevelopment.

The City of Charlottesville’s 
Comprehensive Housing 
Market Analysis notes a 
critical lack of low-income 
housing within the city.

The SIA also promotes 
connectivity by linking 
neighborhoods and 
creating better pedestrian 
and vehicular connections. 

The SIA plan puts priority on 
sustainability features such 
as green infrastructure and 
a new linear park system.

KEY TAKEAWAYS
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What did we learn about the 
physical site?

The team also spent time on site in the 
surrounding neighborhoods. This helped the 
team to understand which parts of the site 
could be redeveloped and which couldn’t, 
what types of structures or spaces were 
appropriate for certain parts of the site and 
what was available to make it work.

KEY TAKEAWAYS

The SIA calls for a greenway 
across the Friendship Court 
site.

Relocating Pollocks Branch 
would cost so much that the 
design team had to develop 
a plan to work around it.

Pollocks Branch, a stream 
buried in a 6’x6’ box culvert, 
runs diagonally across the 
current greenspace.

Water and sewer services 
already available at 
Friendship Court are 
sufficient to support the 
proposed redevelopment.

Pollocks Branch drains 
approximately 100 acres of 
downtown Charlottesville, 
most of which is impervious 
area (parking lots, streets, 
and sidewalks).

Incorporating sustainable 
stormwater management 
into the new development is 
a priority.

Changes in elevation 
across the site (higher at 
2nd and Garrett; lower at 
6th and Monticello) offer 
opportunities for parking 
under the building.
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MASTER PLAN PROPOSAL

What we heard
The existing green space is prone to 
flooding and underutilized.

What we propose
Regrade the site and mange 
stormwater better. Make the new 
green space the “public face” of 
Friendship Court.

What we heard
The fences makes Friendship Court 
feel like an isolated prison.
What we propose
Remove the fence and create 
neighborhood blocks by extending 
streets into and through the site.

What we found out
Belmont is made of primarily single 
family homes. 
What we propose
Adjust the building heights on this 
parcel to be more sensitive to the 
scale of Belmont.

What we found out
Second Street will be an important 
connector between the Mall and a 
redeveloped Ix site. 
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 
moving it would cost too 
much.
What we propose
Adjust the design of 
the buildings along 
6th Street so as not to 
disturb Pollocks Branch.

CONCEPT

What we found out
Stormwater management is a 
critical need on the site.
What we propose
Bioswales and regrading can 
reduce the stormwater issue while 
providing more green space.
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2ND STREET LOOKING SOUTH 
TOWARD FRIENDSHIP COURT

4TH STREET LOOKING SOUTH 
TOWARD FRIENDSHIP COURT

HINTON AVENUE LOOKING WEST 
TOWARD FRIENDSHIP COURT

Concept renderings of a future redeveloped 
Friendship Court.

Based on what we heard, what we learned, 
and financial constraints, the team began to 
see a direction for the master plan. Below are 
some of the key drivers that shaped the plan 
for the site.

• No displacement of current residents 
means a longer development timeline 
and the relocation of certain amenities.

• Providing a mixed-income environment 
with greater opportunities and amenities 
is only possible with greater density.

• To pursue an integrated approach to 
development, distribute affordable units 
evenly across the site and throughout the 
buildings.

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

• Relief on certain zoning requirements 
such as height or parking make it possible 
to create more housing on the site.
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PROPOSED
PLAN
What we heard
Residents believe that mixed-
income redevelopment may 
mean access to additional 
opportunities for their children.
What we propose
Introduce amenities and services 
throughout the site.

What we heard
Existing courtyards cater 
mainly to young children.
What we propose
Create courtyards with 
discrete, secure spaces that 
serve a diversity of users. 
Include amenities such as 
grills and plants.

What we heard
The community garden has 
a long history within the 
community.
What we propose
Relocate the garden to 
honor the “no displacement 
of current residents” pledge, 
but give it a place of 
prominence as part of the 
new public green.

What we heard
More than 50% of current 
residents are under 18. Kids at 
Friendship Court start school 
two years behind their peers in 
learning skills.
What we propose
Create a world-class Early 
Childhood Center that not only 
serves Friendship Court but also 
the surrounding areas.

What we found out
We can’t build over Pollocks 
Branch, and would cost too much 
to move it.
What we propose
Organize buildings around the 
underground channel so that 
Pollocks Branch can run through 
the site unimpeded.

22



FRIENDSHIP COURT REDEVELOPMENT MASTER PLAN ExECUTIVE SUMMARY

2N
D

 S
T 

SE

1S
T 

ST
 S

4T
H

 S
T 

SE

6T
H ST

 SE

6T
H S

T 
SE

GARRETT ST

HINTON AVE

BELMONT AVE

MONTICELLO AVE

MONTICELLO AVE

0 50 100 200FT

N

1

1

2

3 3

4
5

6
7

4

1 2 3

4

7

5 6

2021 2023

2025

2024

2026 2028

2029

POTENTIAL CONSTRUCTION PHASING

23



FRIENDSHIP COURT REDEVELOPMENT MASTER PLAN ExECUTIVE SUMMARY

NEXT STEPS AND IMPLEMENTATION

What’s next?

The master plan tells us what could be built 
on the site; how new uses and buildings would 
relate to each other and to the surrounding 
neighborhood; and how we can redevelop 
the site without displacing current Friendship 
Court residents at any time during or after 
construction. The master plan also explains 
the constraints imposed on us by laws and 
regulation, by the political process, by the 
market, by the resources available to us, and 
by the site itself. 

For all that, the publication of this master plan 
is not the end of the design process, but the 
beginning. It gives us a framework for deeper, 
more detailed conversations with residents, 
elected officials and City staff, lenders and 
potential partners and many others whose 
views and imperatives will continue to shape 
our plans for redevelopment. It gives us a 
starting point to talk about the specifics of 
the design of both the site and the buildings, 
and about amenities and specific uses. 
Most important, it gives shape and form to 
the ongoing conversation among everyone 
involved about how, together, we can achieve 
our goals and put our values into action.

One of our biggest challenges is how to 
redevelop Friendship Court with limited 
resources of our own. As a not-for-profit 
developer, Piedmont Housing has fewer 
resources than a for-profit developer could 
bring to a project of this size. And as a 
private organization, we have none of the 
resources—temporary housing subsidies, 
relocation funds, other land on which to build 
other units in which to house residents—that 
a redevelopment or housing authority might 
have. 

How we get to what’s next will be shaped by 
the resources available to us. We are grateful 
for the support of the City of Charlottesville, 
the Donovan Foundation, the Virginia Housing 
Development Authority, and everyone who 
has supported us in the process. 

How will residents be involved  
in future decision-making?

A primary goal is to involve residents in 
the planning and design of the project. In 
feedback provided during the master plan 
process residents have expressed a desire 

to participate in conversations as plans are 
developed for things like amenities and unit 
designs. We'll continue and deepen multiple 
channels we’ve established with residents, 
including:
• connecting to the elected Advisory Board 

members;
• connecting with Claudette Grant, our on-

site community organizer on the phone, by 
email or in person;

• participating in working groups organized 
around specific topics;

• poviding suggestions or feedback during 
door-to-door engagement sessions;

• submitting a comment card at one of the 
on-site suggestion boxes; and

• participating in the Youth Leadership 
Program available to residents aged 12 to 
18. (Funded by the Jessie Ball duPont Fund 
through the University of Virginia).

For residents who simply wish to remain in 
the loop, regular updates will be delivered 
by hand, by mail, and online (at www.
friendshipcourtapartments.com or www.
facebook.com/FriendshipCourt). Piedmont 
Housing will also release independent reports 
on the redevelopment. 
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How will phasing and  
relocation work?

Some important factors govern affordability at 
Friendship Court. The development currently 
benefits from a project-based Section 8 
contract. The contract fills the gap between 
the rents affordable to residents and the rents 
needed to operate the property. Throughout 
redevelopment, this project-based assistance 
will continue for 150 units. 

In addition, Friendship Court abides by a 
mandate of the Virginia Housing Development 
Authority (VHDA) that 150 units remain 
affordable through the year 2032. The 
affordability requirement will remain in place 
during construction and be extended by at 
least 30 years. Since Section 8 rent subsidies 
are project-based—that is, tied to the 
property—we can’t use them for temporarily 
housing residents off site.

Because we seek to retain all resident 
families, and given these facts and the 
history of development in Charlottesville, 
the master plan includes a strategy to avoid 
displacement of current residents during or 
after construction. To accomplish this we 
have developed a multi-year phasing plan. 

We will build the first new units on the open 
portions of the site at the corner of Sixth and 
Garrett streets and at the corner of Sixth and 
Monticello Avenue. Once those units are 
completed, residents of designated existing 
units will move in. Their now-vacated units will 
be torn down and another set of buildings 
built in their place. We’ll repeat the process of 
relocation, demolition and new construction 
across the site until we reach full build-out. 
Existing residents will be moved from old units 
to new units gradually rather than all at once 
to facilitate integration of the buildings and 
prevent any building from becoming “the 
Section 8 building.”

While the particulars of the phasing plan 
are still being considered, our commitment 
to not displace any resident at any time is 
unchanged.  
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City of Charlottesville 

The City of Charlottesville is located in the 
center of the Commonwealth of Virginia and 
has a population of just over 48,000. Home to 
the University of Virginia, Thomas Jefferson’s 
Monticello, and major medical centers, 
Charlottesville is a thriving city with a vibrant 
downtown anchored by the downtown mall. 

The 11.75-acre Friendship Court site—bounded 
by Garrett Street on the north, 2nd Street on 
the west, Monticello Avenue on the south, and 
6th Street on the east—sits just a block and a 
half from the core of downtown.

The Charlottesville metropolitan statistical area 
(MSA) includes the city and five surrounding 
counties. The Charlottesville MSA has a 

population of approximately 219,000; the 
majority of those residents live in Charlottesville 
and Albemarle County. Median household 
income in the MSA is $84,100. The median 
resident age is just over 34 years. 

CHARLOTTESVILLE CONTEXT
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Friendship Court represents an island amidst 
a changing landscape. Over the past 
10 years, the level of development in the 
immediate area has increased dramatically. 
Charlottesville is experiencing rising rents and 
adding housing, new businesses and stores. 
On three sides, Friendship Court residents can 
see the pace of change, yet they haven’t 
benefited from this development. 

Some 500 people live in 150 apartments at 
Friendship Court today. The average age of 
a resident is just 19 years old (for males it’s 
age 12; for females, age 23). More than half 
(58%) of residents are under 18, and most of 
them are under the age of twelve. 93% of 
units at Friendship Court have a female head 
of household. 88% of residents are African 
American, and 12% are white. 

The average annual household income at 
Friendship Court is approximately $11,000. Just 
over half (53%) of households have income 
from wages. Many residents hold down more 
than one job, yet the average wages for those 
families is just $16,200. By the federal definition, 
the majority of Friendship Court residents live at 
or below the poverty level. 

Among adult heads of households, more 
than 50% are employed, with the remainder 
receiving Social Security, Temporary Assistance 
for Needy Family (TANF), child-support 
payments, or some combination of these. 
About 20% of the working adults earn more 
than $20,000. 

Just over 27% of all Charlottesville households 
live in poverty. Many of these households are 
employed but have limited housing options. 
A large percentage of them work in industries 
crucial to a functioning economy: food 
service, healthcare, retail and administration. 

Most working adults in Friendship Court work 
in Charlottesville or nearby Albemarle County. 
The largest clusters of workers are employed 
by the University of Virginia Medical Center, 
Charlottesville City Schools, Albemarle County 
Schools and small businesses. The residents at 
Friendship Court are representative of other 
Charlottesville residents with limited housing 
options, given current rents in the market. 

According to Comprehensive Housing Analysis 
and Policy Recommendations: Affordable 
and Workforce Housing (a report prepared 
by the RCLCO consulting firm for the City of 
Charlottesville and released in 2016), units now 
coming to market in Charlottesville skew to 
middle- and upper-income levels and rents, 
with a significant percentage targeted to 
empty nesters and students. More affordable 
options can be found in the surrounding 

counties, but the greatest job opportunities 
and highest wages are found within the 
Charlottesville city limits. 

Increases in income for Friendship Court 
residents lead to an increase in their rent, 
adding another financial burden. If residents 
start to earn more than allowed under Section 
8, they must leave and often have to move 
outside the city limits to find housing they can 
afford. This condition has informed the plan 
for the redevelopment of Friendship Court by 
maintaining all 150 deeply affordable Section 
8 units while also introducing higher-income 
units. This will allow families to remain on site 
and in the city as their incomes rise. Filling 
this missing middle tier of housing between 
affordable and market-rate directly addresses 
the recommendations of the SIA report and 
the housing study prepared by RCLCO, which 
calls for middle-income housing within walking 
distance of jobs and educational and cultural 
opportunities.

Friendship Court in the 
Charlottesville Context
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The challenge of economic mobility for 
residents and the lack of affordable housing in 
Charlottesville have directly informed the plan 
for redeveloping Friendship Court.

Moving forward with such a plan will make 
Friendship Court redevelopment the first true 
mixed-income rental project in Charlottesville. 
With a mix of deeply affordable Section 8 units, 
tax-credit and workforce units, and market-
rate units, redevelopment will bring together 
all segments of the city’s population at a scale 
never before attempted in Charlottesville.

While a number of existing and proposed 
new developments surround Friendship 
Court, none (other than public housing) are 
affordable to low- and middle-income families 
of Charlottesville. The City of Charlottesville’s 
2025 Goals for Affordable Housing report 
from 2010 states that,“the gap was largest 
for extremely low-income households (less 
than 30% AMFI) where the number of renters 
exceeded the number of affordable units by 
992. This gap was increased to 3,917 as a result 
of higher income households out-bidding the 
lower income segment and occupying nearly 
60% of the units affordable to this income 
category. The same phenomenon took place 
for the very-low income group (30-50% AMFI) 

with higher income households occupying 
almost half (51.8%) of the units affordable at 
this income level. Severe housing cost burdens 
cause a host of problems, including under 
consumption of other necessary goods and 
services as well as family instability.” 

This map identifies some of the limited number 
of developments in Charlottesville with 

affordable units.

Affordable housing in 
Charlottesville
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5 min 10 min

Downtown
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Friendship Court
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Due to its central location, Friendship Court is 
surrounded by many neighborhood amenities 
within a 5- to 10-minute walk. These include:
• Over a dozen restaurants, small-scale retail 

shops, and several grocery outlets
• Places of worship
• The Jefferson School City Center and the 

African American Heritage Center
• Cultural amenities, including the Paramount 

Theater, Live Arts, Virginia Discovery 
Museum, Music Resource Center, the Library, 
and art galleries

• Ix Art Park, Ix Innovation Center, and 
Computers 4 Kids

• ACAC Fitness & Wellness Center
• Parks and open space

Neighborhood Amenities

NEIGHBORHOOD CONTEXT
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5 min walk
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Friendship Court rose from urban renewal. 
In 1967, the area known as the Garrett 
Street neighborhood was cleared by 
the Charlottesville Redevelopment and 
Housing Authority. Most of the industrial 
and commercial sites and all of the existing 
housing along Garrett as well as Diggs, Dice, 
Oak, Ware, and 2nd Streets to the south were 
removed. Although the urban renewal process 
of the 1960s generated Garrett Square, it 
produced more harmful outcomes elsewhere. 
As in many communities across the country, 
urban renewal in Charlottesville saw the 
destruction of a vibrant African American 
neighborhood and business district known 
as Vinegar Hill. While urban renewal was 
presented as an opportunity to bring new life 
to downtown, for many African Americans, 
Vinegar Hill meant displacement of African 
American families and businesses and a 
profound sense of loss still fresh today, 50 years 
later. 

Garrett Square (later renamed Friendship 
Court) was built in 1978 on the cleared site. 
In 2002, Piedmont Housing entered into a 
partnership with National Housing Trust (NHT) to 
acquire and renovate Friendship Court. In 2018, 
Piedmont Housing will have the opportunity to 
become the managing partner and redevelop 
this site. In nearly 40 years of existence, 
Friendship Court has never undergone a major 
redevelopment. 

History of Friendship Court and its 
surrounding neighborhoods

The proposed master plan for Friendship 
Court seeks to redevelop the site without the 
displacement of any of the mostly African 
American residents at any time during or after 
construction. Instead of destroying affordable 
housing, the current effort seeks to preserve 
and expand the stock of affordable and 
workforce housing in a process informed by 
those who live there now. 

Upper row, left to right: Charlottesville Ice Co. on Garrett Street, c. 1915; Brown Milling Co. on Garrett, c. 1916; Lovegrove 
Milling Co., on Garrett, c. 1916. Lower row, left to right: Charlottesville Ice Co. on Garrett, c. 1920; Garrett Street c. 1915. 
Photos from the Holsinger Studio Collection, Albert and Shirley Small Special Collections Library, University of Virginia.

Garret & 6th Street SE. 
Photo from Albemarle Charlottesville Historical Society
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Friendship Court’s physical features—a 
“superblock” without a cross street, a perimeter 
fence and limited pedestrian and vehicular 
access—all make it feel isolated. Reducing this 
effect will mean making connections to the 
adjacent neighborhood. Nearby neighbors 
include downtown, The Gleason, Ix, Crescent 
Halls, Sixth Street, and Belmont. 

Pedestrian connections can be made to 
downtown along 2nd Street and 4th Street. 
2nd Street can be enlivened with active 
ground-floor uses such as retail and community 
services and an improved pedestrian-oriented 
streetscape. New pedestrian and street 
infrastructure can connect Friendship Court to 
the Ix site. Community-serving amenities and 
social services along 6th Street can connect 
to Friendship Court and Crescent Halls. 
Plans should maintain sensitivity to the single 
family context Belmont neighborhoods and 
encourage pedestrian connections into the 
site from the neighboring residential areas. 

BELMONT
NEIGHBORHOOD

IX 

THE GLEASON
ACAC

SIXTH STREET

CRESCENT 
HALLS FRIENDSHIP 

COURT

DOWNTOWN

Neighborhood Connections 
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Friendship Court Advisory Committee

Residents 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)

RESIDENT ENGAGEMENT

Piedmont Housing Alliance and the design 
team worked with residents to create a 
redevelopment project that can work for the 
150 households that live there now. Piedmont 
Housing and the design team sought input 
from residents and other stakeholders through 
multiple channels, including: 

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

Teen Workshops
3 workshops
Interactive workshops with teen residents 
intended to gain their perspective on living at 
Friendship Court and what they want to see 
in the future. This engagement continues and 
deepens with the Youth Leadership Program.

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 
will continue four times a year. They are open 
to all current Friendship Court residents and 
take place at the Community Center.

About the Engagement Process Friendship Court Project Committee
4 meetings
The Project Committee was created to 
provide an active steering group of project 
stakeholders and to provide guidance to 
Piedmont Housing in two primary areas: 
physical revitalization and community life. Half 
the group’s 13 members are residents who 
were elected by other residents in January 
2016. The committee chair is also a resident. 
The Project Committee continues to meet 
regularly.
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Tamara Wright, interviewed in December 2015 Betty Lowry, interviewed in February 2016

These spreads offer a sampling of some of the 
interviews and workshops conducted by the 
design team between December 2015 and 
May 2016.

Teen Workshop, held in February 2016 Resident meeting, held in April 2016
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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.

Brainstorming session from the Teen Workshop, December 2015 Brainstorming session from the Resident Meeting, April 2016
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Both pages: scenes from the June 2016 meeting
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Pinch Points

What we learned
The school bus stop and the areas 
around the eastern row of units 
near the Community Center are 
considered places prone to conflict.
As one of the few entry/exit points 
for the property and a place where 
people congregate, the school bus 
stop is a place prone to conflict. The 
“bus stop” is a pick-up point with no 
place to sit and wait comfortably. 
Adults and teenage residents also 
cite the area near the community 
center as a place where tensions 
tend to flare. These tensions can lead 
to disputes among both children and 
parents.

What that tells us
• There needs to be better flow into 

and out of the site to remove these 
pinch points. 

• Places where people congregate 
should be more intentionally 
designed. 

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

SITE ISSUES
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Courtyards Large Green Spaces

What we learned
Existing courtyards are underutilized 
and mostly used by young children.
Residents really want to spend time 
outside but feel there isn’t a place for 
them to do so. The courtyards on the 
property tend to cater to very young 
children. Older kids in particular 
complain about a lack of age-
appropriate equipment.

What that tells us
Redevelopment should include 
common spaces that attract and 
serve a wide range of users.

What we learned
The large green space is an 
underutilized resource.
The green space on the eastern edge 
of the site should be an amenity but 
isn’t. Prone to flooding after rain, 
it features play equipment whose 
appeal is limited and that suffers from 
poor maintenance.

What that tells us
The layout of the green space 
doesn’t serve the needs and desires 
of residents. We need to identify key 
aspirations for outdoor recreation and 
then design space to meet them.
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Green Spaces UACC Community Garden

What we learned
The parking lots become de facto 
space for recreation and social 
interaction. 
With no other places to hang out and 
play, residents meet and children play 
in the parking lots—unsafe places to 
play or ride a bike. Sometimes those 
who gather there bring negative 
elements from outside or are 
themselves from outside Friendship 
Court, making the space feel unsafe 
for residents. 

What that tells us
Common spaces that attract and 
serve a wide range of users should be 
part of redevelopment. We need to 
think about how to design for a sense 
of safety.

What we learned
The garden has a long tradition on the 
site and contributes to the community.
On the site for nearly ten years, the 
garden is one of several similar gardens 
in town that host rotating market days. 
It has a small but committed group of 
resident stewards and a large number 
of recipients of its produce. The garden 
has been improved recently with 
the addition of fruit trees and stone 
terraces. Farmer Todd, manager of the 
garden, is committed to continuing 
efforts that support residents. 

What that tells us
• The community garden should be 

retained as part of redevelopment. 
• Farmer Todd is open to change as 

long as it benefits residents.
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Outdoor Social Spaces Play Spaces for Children Safety

APARTMENT EXTERIOR + INTERIOR

What we learned
There are no good outdoor social spaces.
Courtyards are oriented toward young children. 
Much of the green space is unusable. The parking 
lot is a place where people often loiter. Residents 
aren’t allowed to hang out on their porches. They 
want places to sit and to actively engage with the 
outdoors.

What that tells us
Residents value personal exterior space but also 
want common spaces that serve a wide range of 
users.

What we learned
Families with children value connection to the 
outside.
One resident commented that if you don’t live 
adjacent to a courtyard with play equipment or 
the exterior play space, it can be difficult to let 
your child play outside because you can’t watch 
them from your apartment.

What that tells us
The priority is for lines of sight rather than direct 
physical access, suggesting that families with 
children could be organized around courtyards 
but may not require direct access from their unit. 

What we learned
Safety can be an issue with the exterior spaces 
adjacent to units.
All units have exterior storage. For some, the 
storage space sits directly in front of the unit, 
opposite the front door. Residents feel that this 
creates an unsafe space. People can loiter 
here and be shielded from public view if they’re 
involved in illicit activity. 

What that tells us
Safety is not only a design imperative to be 
tackled at the site level, but also in the way that 
units and building open to the outside.
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Interior Spaces Quality of Light Personalization and Beauty 

What we learned
Apartment interiors are residents’ primary social 
spaces, but they’re too small for that purpose.
All the rooms feel small. Living rooms don’t 
accommodate large families. Bedrooms in 
particular are quite small. The layouts of the units 
vary, but none offer open floor plans.

What that tells us
Redevelopment needs to use modern, market-
driven floor plans for all apartments. These can 
offer more efficient, comfortable and attractive 
spaces in limited square footage.

What we learned
Apartment interiors are very dark.
Window size and placement, low ceilings and 
paint colors make many units feel dark and 
claustrophobic. Even during the day with 
open shades, the amount of natural daylight is 
quite limited. Residents are only allowed to use 
low-wattage bulbs, too weak to make much 
difference.

What that tells us
The building and unit designs need higher 
ceilings; more and larger windows; and better 
interior lighting, particularly in common spaces.

What we learned
Management rules limit the ways residents can 
personalize their spaces, so residents take full 
advantage of any small opportunity to do so.
Rules prevent things like planting flowers (a 
request from a teen workshop participant) or 
painting walls any color but off-white. Painting 
must be done by the management company, 
another limitation. Residents personalize their 
spaces in other ways, from decorations in the 
homes to “wrapping” front doors at Christmas. 

What that tells us
Residents desire fewer arbitrary rules, more 
freedom, and more beauty inside and outside 
their units.
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Unit AdjacenciesPrivacy Fences

What we learned
Conflicts can arise between households with 
children and those without.
Some conflicts have occurred between 
households with children and those without, 
largely focused on issues such as noise and levels 
of activity. 

What that tells us
We need to think about how to distribute unit 
types, acoustical treatments, and other design 
elements to ease these conflicts. 

What we learned
Teenagers want more privacy.
They have few if any spaces specifically intended 
for them. Within the units, bedrooms are small 
and often shared between siblings. (“More 
bedrooms” is a frequent request from teens.) 
The only space frequently used by teens at the 
Community Center is the computer lab. Teens’ 
desires are worth noting: while most children at 
Friendship Court are now younger than 12, by 
the time redevelopment is complete most will be 
teenagers. 

What that 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 common areas.

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 keeping residents in and 
creating opportunities for conflict at the few 
entry/exit points. (And it doesn’t keep negative 
elements out of the site.)

What that tells us
There needs to be better flow into and out of the 
site to remove pinch points. We also need to think 
about how to design for a sense of safety. 
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QUALITY OF LIFE

Aspirations Reputation Management

What we learned
Whenever possible residents are actively looking 
for ways to improve their situations.
Several residents talked about pursuing further 
education, be it degree-track courses at 
Piedmont Virginia Community College or literacy 
classes at Jefferson School. However, barriers—
including childcare, health, and finances—
regularly complicate these efforts. Despite such 
obstacles, there was a clear and strong desire to 
resume their education.

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

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 call it “Garrett Square” 
and continue to associate the community with 
its old reputation. At a teen workshop, one 
participant commented that her friend’s mother 
won’t let her come to Friendship Court to play 
because she still sees it as Garrett Square— 
dangerous and “the ghetto.”

What that tells us
Simply renovating existing apartments won’t 
change Friendship Court’s reputation. It needs to 
look and feel like a better place to live, especially 
for current residents.

What we learned
The management company is a source of conflict 
on site. It contributes to a resident perception that 
the owners don’t care for or respect them.
Many residents see management as unresponsive 
to resident concerns. Residents reported delayed 
attention to repairs and unequal treatment. 
Management is the most tangible connection 
residents have with the ownership group, and 
its negative reputation colors the ownership’s 
reputation. 

What that tells us
Mixed-income developments require a high-
quality management structure. Responding 
quickly and efficiently to resident concerns will 
achieve the goal of valuing all residents.
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STAKEHOLDER CONTEXT

About the Engagement Process

Dr. Keiser, former Principal of Clark Elementary, interviewed in April 2016

The redevelopment of Friendship Court will 
require partnerships across Charlottesville. 
To begin laying the groundwork for those 
partnerships, and to solicit input about a 
variety of issues integral to understanding 
Friendship Court, Piedmont Housing and its 
design team pursued intensive stakeholder 
engagement. We engaged a wide array 
of stakeholders including Neighborhood 
Development Services, Virginia Housing 
Development Authority, the Boys and Girls 
Club, Legal Aid, resident associations, 
neighborhood associations, schools and 
various not-for-profit service providers including 
site visits to local organizations. 

Stakeholders Engaged
(December 2015–May 2016)
Tamika Allen
Pete Armetta
Charlie Armstrong
Shannon Banks
Wes Bellamy
Carolyn Betts
Tara Boyd
Chip Boyle 
Read Brodhead
Mark Brown
Wendy Brown
Brenda Castañeda
Zoe Cohen
Brandon Collins
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Ty Cooper
Chris Craytor
Missy Creasy
Brian Daly
Mary Loose DeViney
Bill Dittmar
Andrea Douglas
Emily Dreyfus
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 Nafziger
Heather Newmyer
Todd Niemeier
Amanda Patterson
Piedmont Housing 
Board of Directors
James Pierce
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
Kristin Szakos
Alan Taylor
Cathy Train
Anna Towns
Candice Van der Linde
Will Van der Linde
Bill Wardle
Kevin White
JP Williamson
Brian Wimer
Buddy Weiner

Todd Niemeier, UACC, interviewed in April 2016

Alex Ikefuna and Kathy McHugh, Charlottesville Neighborhood Development 
Services, interviewed in February 2016
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Tamara Brown, Friendship Court resident, interviewed in February 2016

I wasn’t 
expecting to 
be here this 
long. 

‛

‚
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Approximately one-third of the units at 
the redeveloped Friendship Court will 
be designated for the lowest-income 
households with the heaviest rent burdens. 
Friendship Court will be a ground-breaking 
development in that mixed-income 
developments completed to date have 
typically involved former public housing 
sites, redeveloped with substantial federal 
funding through the Department of Housing 
and Urban Developments (HUD)’s HOPE VI, 
Choice Neighborhoods or Rental Assistance 
Demonstration programs. Without access to 
these resources, Piedmont Housing Alliance, 
as a private, nonprofit developer will pursue a 
host of partnerships, programs and funders to 
complete revitalization of the site. This unique 
circumstance puts added importance on the 
proposed income mix. The Section 8 assistance 
for the 150 low-income units allows for much-

MARKET CONTEXT

What we learned
Residents want a better quality of life, but feel that 
“the system” makes it hard to move up. 
Those interviewed often expressed high 
aspirations but also a feeling that they are limited 
by institutional constraints, from Section 8 to 
childcare costs to limited 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” here. 

What that tells us
Many believe mixed-income housing can provide 
access to opportunities, but it must also include 
paths to economic mobility.

What we learned
According to the City of Charlottesville’s 2016 
housing study, the city has a critical shortage of 
low-income housing.
The city’s most underserved households are those 
with the lowest incomes. Recommendations from 
the study include increasing “workforce” housing 
options; supporting initiatives that preserve and 
expand rental opportunities for those who earn 
less than 60% of AMI (area median income); and 
supporting environmentally friendly, resource-
efficient and pedestrian-/transit-oriented 
neighborhood designs.

What that tells us
Residents whose income exceeds the Section 8 
limits have few other affordable housing options 
within Charlottesville. This often means they must 
move to the county and beyond, where there are 
fewer jobs and greater transportation costs.

Affordable Housing:
Economic Mobility

Affordable Housing:
Charlottesville Housing Study

About the Economics of the 
Development
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needed deeply affordable rents while 
providing the subsidy to offset the operating 
costs for those units. 

Low-Income Housing Tax Credit (LIHTC) units 
will allow an additional level of affordability for 
those with incomes greater than the Section 8 
limits. This will allow current residents who are 
upwardly mobile or other low-income families 
in search of affordable housing to remain in 
the city, where affordable apartments are 
extremely difficult to find. The workforce units 
will fill a niche for families with incomes above 
the LIHTC income limits but still unable to afford 
market rents. The 2016 RCLCO housing study, 
commissioned by the City of Charlottesville, 
specifically calls out housing within this income 
band as a neglected market segment and in 
high demand. 

The RCLCO study also clearly shows a 
growing demand for downtown, market-
rate rental units. These market-rate units are 
crucial to the success of the Friendship Court 
redevelopment, as they will cross-subsidize the 
more affordable units and act as a catalyst for 
development of retail and other amenities on 
site, a benefit to every income level. Friendship 
Court will also help the City surpass the goals 
set out in its 2025 Goals for Affordable Housing 
by increasing affordable housing for those 
who live and/or work in the city and are part 
of households with incomes of up to 80% 
of AMI (area median income); preserving 
and expanding rental opportunities for 
residents who earn less than 60% of AMI; and 
incorporating environmentally friendly, energy- 
and resource-efficient and pedestrian-/
transit-oriented neighborhood design, building 
technologies and infrastructure.  
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SECTION 8 TAX CREDIT WORKFORCE MARKET RATE

AFFORDABLE HOUSING

Rent = 30% of household 
income

Full market rent
(subsidized) (subsidized)

Full market rent
(unsubsidized)

rents affordable to 
30-80% of AMI

(area median income)

rents affordable to 80% + 
of AMI

Additional 
affordable 

housing options to 
incorporate within 
the redeveloped 
Friendship Court

LADDER OF AFFORDABLE OPPORTUNITY
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AFFORDABLE HOUSING

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

Section 8 Subsidized Workforce Market Rate
Low-Income Housing Tax 
Credit (LIHTC)

Who it's for
Households with incomes at or 
below 30% of AMI (area median 
income) and below.
Up to $28,000 in income; rents up to 
$650 for a family of four

How it works
Each family pays 30% of its income 
for rent. Rent payments are tied to 
income and can shift up or down 
each month. 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 portion 
paid by the tenant.

Who it's for
Households with incomes at or 
below 80% of AMI.
Up to $60,000 in income; rents up to 
$1,600 for a family of four

How it works
Families whose incomes are above 
LIHTC income limits but not sufficient 
to afford market rents are eligible 
for workforce housing. This type of 
housing has no federal subsidies 
and targets families between 60% 
and 100% AMI.

Who it's for
Families with incomes at 100% of 
AMI and more is where market-rate 
developers are targeting rents. 
Above $75,000 in income; rents up 
to $2,400 for a family of four

How it works
Demand in the market sets rents. 
The proposed redevelopment 
would have amenities and unit sizes 
to make it competitive with other 
market-rate developments. The 
amenities need to attract market-
rate renters, but are open and 
available to all residents at all rent 
levels. This type of housing has no 
federal subsides.

Who it's for
Households with incomes at 60% of 
AMI and below.
Up to $40,000 in income; rents up to 
$1,000 for a family of four
How it works
Families making up to 60% of 
median income pay a fixed 
affordable rent. LIHTC units must be 
rented to low income families at 
affordable rents, but unlike Section 
8 rents don’t change with a family 
income.

Rents affordable to AMI

TYPICAL JOBS
Lawyer, software engineer, 

accountant, upper management
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What we learned

PREVIOUS PLANNING + PLANNING PRINCIPLES

What this tells us

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.

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 heard from residents and 
neighbors that physical features such as the 
fence and the superblock layout cause the 
place to be seen 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. Friendship Court 
faces significant issues, including stormwater 
management and flooding on site, that could 
be greatly reduced or fully controlled by using 
green infrastructure. 

Affordable Housing 
• Low-income households face the most 

challenging trade-offs between housing 
and transportation costs. Their best housing 
options—meaning low-cost choices—are in 
Albemarle and surrounding counties. 

• But those locations, which require an 
automobile, increase a household’s 
transportation costs, sometimes dramatically, 
and those increases can wipe out lower 
housing costs. 

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

Parking
• The City-commissioned 2015 parking 

study recommends creation of a Parking 
Benefit District(s) with parking revenues 
dedicated to creating one or more parking 
facilities, supporting parking management, 
coordinating shared parking, improving 
information flow, and implementing 
transportation demand management. 

• The redevelopment plan tucks parking 
underneath the new buildings. There are 

many reasons to do this, most notably 
because it frees up land for creating public 
green spaces, which make the site more 
attractive, more appealing to live in, and can 
support creation of green infrastructure. 

Connectivity
• Look for ways to change Friendship Court from 

an island to a connected neighborhood.
• Increase connectivity by creating a green 

“corridor” across the site.
• Extend both Hinton and Belmont avenues 

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

Sustainability
• Improve quality of life by designing the 

stormwater retention system to minimize 
flooding and runoff.

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

• Make the green space a true amenity that all 
residents—and neighbors—can actively enjoy.
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Proposed Friendship Court urban design framework, informed by previous city plans and studies

Connectivity
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Existing topography at Friendship Court and the land directly adjacent to it

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 benefit the redevelopment by making it 
easier to building parking underneath buildings. 
However, it also creates challenges in how the 
new buildings can relate to the street level.

Regulatory Structure
Zoning allows for residential development up 
to 50’ high by right, higher than the current 
Friendship Court structures. Additional height 
would be allowed for buildings that have a mix of 
uses (for example, stores on the ground floor and 
apartments above). Current zoning would allow 
up to 505 units of housing on the property. The SIA 
recommends allowing higher density on the site, 
and the City is reviewing recommended changes 
in zoning.

Parking regulations
Parking requirements call for as many as 1.7 
parking spots for each unit of housing. That level 
exceeds both current and projected future needs, 
and it would require additional surface parking 
that would force us to reduce the redeveloped 
site's park/green space.

No Displacement 
The core commitment to no displacement, even 
during construction, creates a unique physical 
constraint by requiring that the first phase of 
development occur within the green space along 
6th Street. In addition, other plan features—more 
bedrooms in the new units and the need to build 
around current units—have a strong impact on 
where and when each phase of development will 
occur.
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INFRASTRUCTURE CONTEXT

What we learned
Water/sewer infrastructure
Based on the analysis conducted for this study by 
the Timmons Group, the design team determined 
that phased redevelopment should replace the 
existing water infrastructure—more than 40 years 
old and nearing the end of its expected life. 
This will ensure enough capacity within on-site 
infrastructure for the number of units ultimately 
developed. It also means that the final design 
and building layout don't have to work carefully 
around this infrastructure. It is important to note 
that water distribution and wastewater collection 
are currently available to support the proposed 
Friendship Court redevelopment.

A major infrastructure component that will 
not change is Pollocks Branch, a stream that 
passes through a buried box culvert that runs 
diagonally across the existing green space. Part 
of the City’s stormwater system, Pollocks Branch 
drains approximately 100 acres of downtown 
Charlottesville. Since downtown is mostly made 
up of impervious areas like parking lots, streets, 
and sidewalks, Pollocks Branch carries a large 
amount of water during rainstorms. Attempting to 
relocate the culvert would be expensive enough 
to make redevelopment impossible. However, the 
SIA Plan calls for creation of a greenway across 
the Friendship Court site. Keeping Pollacks Branch 
in place and running a greenway above it as it 
crosses the site offers an elegant way to meet the 
SIA Plan's goal.
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MASTER PLAN PROPOSAL
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Analyzing all the What We Heard and What 
That Tells Us results and reviewing the physical 
and financial constraints facing the project, 
the team began to devise a potential master 
plan direction. Here are some of the key design 
drivers that resulted from this process.

• No displacement of current residents 
means a longer development timeline and 
the relocation of certain amenities.

• Providing a mixed-income environment 
with greater opportunities and amenities 
is only possible with greater height and 
density.

• To pursue an integrated approach to 
development, distribute affordable units 
evenly across the site and throughout the 
buildings.

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

• Relief on certain zoning requirements, 
such as parking, would support a greater 
number of affordable and workforce units.  

Based on existing conditions, stakeholder 
interviews, and—most importantly—the 
commitment to not displace current 
residents, the team established a planning 
framework. The mixed-income nature of the 
new Friendship Court will provide a myriad of 

THE PLAN

benefits, not only for the residents but also for 
the surrounding neighborhoods and the city 
as a whole. With a commitment to creating 
new connections, green infrastructure, open 
space and an engaging design that activates 
local streets, cost becomes a larger factor. 
Collaboration between Piedmont Housing and 
the City of Charlottesville, among others, will 
be necessary to raise needed funds for this 
multifaceted development.

The draft master plan published in June 
included 480 residential units in buildings 
of four stories (three stories at Sixth and 
Monticello, where the buildings come closest 
to the Belmont neighborhood).

As Piedmont Housing and the design team 
worked through the possibilities for the site 
plan, we also worked through the costs and 
feasibility of that plan. It’s ambitious, with 
extensive development of the site, construction 
of new roads and pedestrian connections, 
structured parking below the buildings, 
extensive amenities and a long and costly 
phasing strategy required to avoid displacing 
current residents during redevelopment. We 
found that a project of 480 units, including 150 
Section 8 units and 80 new affordable and 
workforce units simply could not support all of 
that infrastructure. 

To make the project financially feasible, we 
need to build 600 units. A project of this size 
would include all 150 Section 8 units; the 80 
new affordable and workforce units; and 
370 market-rate units. The additional market-

Planning Framework rate units are necessary to bear the cost of 
infrastructure and, most important, to allow for 
creation of the below-market affordable and 
workforce units.

Simply increasing the height of buildings on 
Second and Garrett streets from four to six 
stories and increasing the maximum density 
from 43 units per acre to just over 51 units per 
acre can produce 600 units. (The building at 
the corner of Sixth and Monticello, nearest to 
the Belmont neighborhood, would remain at 
three stories.) 

A somewhat taller and more dense project 
on the Friendship Court site is consistent with 
current uses surrounding the site and with 
several projects proposed for surrounding 
parcels.

Connectivity framework

4TH STREET
2ND ST

HINTON AVE

59



FRIENDSHIP COURT REDEVELOPMENT MASTER PLAN MASTER PLAN PROPOSAL

What we heard
The existing green space is prone to 
flooding and underutilized.
What we propose
Regrade and install infrastructure 
for managing stormwater. Insert 
highly desired uses that enable the 
new green space to become the 
“public face” of Friendship Court.

What we heard
The fence makes Friendship Court 
feel like a prison.
What we propose
Remove the fence and create 
neighborhood-scaled blocks by 
extending streets into and through 
the site. 

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

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

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

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.
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Connectivity

Connectivity through Friendship Court 
and the creation of a greenway are both 
priorities highlighted in previous planning 
efforts. Many residents feel disconnected 
from the surrounding community. The existing 
fence prevents easy access to and through 
Friendship Court from neighboring areas. 

Redevelopment will involve building new 
internal streets that connect to the existing 
street grid around Friendship Court. 4th 
Street will extend across the site to Monticello 
Avenue; Hinton Avenue will extend across the 
site to Second Street; and Belmont Avenue 
will continue across the site as a pedestrian 
way that connects to 4th Street. This new 
street network creates more traditionally 
scaled downtown blocks than the previous 
internal streets. Instead of belonging to one 
development project with a single address, 
new buildings will take on the addresses of the 
streets they face: residents will live on Garrett 
Street, Hinton Avenue, 4th Street SE, and so on. 

The new streets will be designed as active, 
pedestrian-friendly environments. 4th Street 
will incorporate ample sidewalks and green 
infrastructure in the form of landscaped beds 
to create a north-south “greenway” through 
the new blocks. Other streets will be lined with 
residential front doors and civic spaces.

Massing

Several factors that came to light during the 
course of the planning initiative shaped the 
proposed building massing:

• Residents’ desires and aspirations for future 
housing choices (including both apartment 
living with elevator access and townhouse-
style housing with front doors and stoops)

• Piedmont Housing’s commitment to no 
displacement of current residents during 
redevelopment

• Residents and stakeholder goals of improved 
connectivity between Friendship Court and 
the surrounding neighborhoods

• Residents and stakeholder goals for more 
active streets and first floors

• The need to work around the existing 
Pollocks Branch infrastructure

• Construction costs
• Development economics 

To replace the existing 150 Section 8 units, 
add additional affordable units, and provide 
market-rate units that help subsidize the 
affordable units, the massing type that 
emerged was buildings of 4 to 6 stories, with 
3 stories located nearest to Belmont. Active 
first-floor uses (including offices space for 

First-floor non-residential use
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Piedmont Housing, resident amenities such 
as an indoor basketball court, and resident 
services) are located along 2nd Street, the 
extended 4th Street and Hinton Avenue.  

Mix of Uses

Zoning regulations discourage both retail 
and housing within a building at street 
level, even though these are proven ways 
to create a lively streetscape. Great urban 
streets have active and transparent (lots of 
windows) first floors filled with restaurants, 
businesses and other uses. Unfortunately, 
there isn’t enough retail demand to fill all 
the ground floors with active uses. However, 
amenities and services can also create an 
active environment. As a mission-focused 
nonprofit housing provider, Piedmont 
Housing would not typically take on the 
costs and risks of retail development, but 
because of the safety, social activity and 
jobs that street-level non-residential uses 
provide, this redevelopment will include 
both retail and community space.

Green Infrastructure

Enhancing publicly accessible green space 
with stormwater management features 
provides a public benefit and additional 
amenities for residents. Green infrastructure 
and open space improvements are 
estimated to cost between $2 million and 
$4 million, but they will mitigate stormwater 
and create bioretention that will benefit the 
rest of Charlottesville. These improvements 
will also help create lush, green sidewalk 
environments. 

Sustainability

The redeveloped Friendship Court site will 
be designed sustainably and highly energy 
efficient. As new technologies emerge 
over time, Friendship Court will look to best 
practices in energy efficiency to build into 
the plan. Initially the site will have low-
flow water fixtures, photovoltaic panels, 
smart sensors to measure consumption, 
a commitment to reuse of materials, 
rainwater capture, high-efficiency 
electrical and mechanical equipment and 
designs that reduce heat gain and cooling 
loss. Additional measures may include 
geothermal energy, infrastructure for 
solar power and net metering (under the 
assumption that the site and its buildings 
could feed energy back to the power 
grid). Programs, financing, rebates and tax 
credits are being researched to figure out 
the best combination of elements for the 
site. 

Energy efficiency has a direct connection 
to enhancing affordability and residents’ 
quality of life, in terms of both health and 
finances. A 20% reduction in the cost 
of utilities across the entire site—easily 
achievable—could fund additional units 
and create the possibility for more resident 
services or amenities. 

Parking Solutions

Parking requirements are debated for every 
urban development. With a truly urban site 
in a dense, walkable context, the proposed 
redevelopment strives to create pleasant 
and accessible connections across the 

RESEARCH/ANALYSIS

Who/what we engaged
• Friendship Court Residents
• City staff
• Charlottesville Parking Study
• SIA Plan
• Examples from other low-income housing 

projects (e.g., Choice Neighborhoods)
What we learned
• Current residents are concerned with safety 

related to parking.
• Some residents expressed concern about the 

safety of below-grade parking.
• Residents of every age prefer having “open 

space” to surface parking.
• Several neighbors expressed strong preferences 

for housing, retail, community services, or other 
activities lining streets surrounding or crossing the 
site. 

• The SIA calls for a continuous greenway across 
the Friendship Court site.

What that tells us
• Despite its lower cost, surface parking does not 

represent an acceptable strategy because it 
would drastically reduce the amount of open 
space available for residents. 

• Evidence indicates that secure structured above- 
or below-grade parking—with “keyed” entry, 
security cameras, good management and direct 
keyed elevator access to apartments located 
above—does not present safety issues.

• Curbside parking along Fourth Street and Hinton 
Ave would make visiting residents, retail, early-
childhood and other services on the site more 
convenient.

DECISION PATHWAY: PARKING
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POSSIBLE 
OPTIONS

WHAT WE CHOSE 
AND WHY

OPTION 3
SINGLE-LEVEL PARKING PODIUM
• 25-35% of site free for open space
• Housing and courtyards built on top of parking structure
• Ground-floor units facing courtyard could have doors open onto it
• Courtyards would be one level above street
• Could make each unit complex more separate
• May increase building heights

OPTION 1
SURFACE PARKING
• Least expensive
• Requires 30-40% of the entire site
• Max of 10% of site free for open space
• Less open space than existing layout
• May push more parking to nearby streets

OPTION 2
ABOVE-GRADE PARKING STRUCTURE
• 20-25% of site free for open space
• Open space would be less than half of what currently exist
• No ability to have courtyards

OPTION 4
PARTIAL OR FULLY BELOW-GRADE STRUCTURED PARKING
• More than 35% of site free for open space
• Takes advantage of the site’s slope
• Enables more units to have front doors on the street and courtyards
• Courtyards would be at street level (with secured access)

PARTIAL OR FULLY BELOW-GRADE 
STRUCTURED PARKING
• Allows us to maximize open space and 

keep valued amenities (e.g., UACC 
garden) while addressing residential 
parking needs

• Provides parking for additional needs 
such as visitors, retail, and Early Childhood 
Center

• Gives us some flexibility with regards to 
building height

• Creates a secured parking zone

63



FRIENDSHIP COURT REDEVELOPMENT MASTER PLAN MASTER PLAN PROPOSAL

CROSS-SECTIONS
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site and to the surrounding city. This means 
creating new pedestrian and vehicular streets 
and tucking parking under buildings. 

In general, meeting the goal of creating 
a feasible mixed-income community that 
supports families at every income level will be 
challenging. Parking requirements could make 
it even more difficult. The cost of a typical 
underground parking space can reach $30,000, 
meaning that every 10 parking spaces cost as 
much as three affordable or workforce housing 
units. Having fewer parking spaces translates into 
more affordable housing. Working with the City 
will be crucial to rethinking parking requirements 
for the project. Many solutions appear in the SIA 
study, the RCLCO Housing Study and the most 
recent parking study commissioned by the City. 
Among solutions to be considered are parking 
reductions for provisions of affordable units; 
on-site permit parking on newly created streets; 
shared parking; reserved car-share spaces; and 
bike facilities.

A mixed-income development that 
preserves 150 Section 8 units poses a far 
greater challenge than providing parking 
for the 150 existing households—or for more 
conventional infill development on other sites 
in downtown. With significantly more cars 
to handle, it rules out surface parking as an 
option. The development goals create a set 
of unique opportunities and challenges for 
accommodating—and paying for—parking 
facilities not present for any other comparably 
sized development in or near Charlottesville. 

A development with 600 units would need:
• 600 spaces located in “podium” parking 

Parking access

located partially below-grade to serve 
residents; 

• 50-60 curbside spaces along Fourth and 
Hinton as they cross the site to serve visitors, 
retail, the Early Childhood Center and other 
services, and similar users; 

• 10-20 curbside spaces to serve visitors, retail, 
early childhood and/or other services, and 
similar user; ands

• Additional spaces required for employee, 
retail, or other parking provided by shared 
use of available residential parking spaces

Podium parking, located partially below-
grade, should satisfy these conditions:

• Build the parking structure deep enough to 
keep the floor level of ground-floor housing 
built on top of it three to four feet above the 
adjacent sidewalk level. At that height, a 
stoop and steps allow reasonable access to 
the unit.

• Use landscaping and architectural elements 
to shield parking from the view of passersby; 
wherever possible, avoid creating blank 
walls.

• Incorporate light and air-wells into 
courtyards located above parking; use 
landscaping and design to avoid opening 
views directly into the parking.
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PROPOSED FULL BUILDOUT

• Minimize construction and operating costs 
by:
> limiting parking to one level;
> limiting the need for internal access 

ramps and, where possible, keeping 
ramp slopes below 5% so that ramps can 
accommodate parking; and

> providing a single vehicl entry/exit for 
each “block” where possible 

Amenities

The design will provide both indoor and 
outdoor amenities for residents and for people 
who don’t live in Friendship Court. The outdoor 
activities identified as priorities for residents 
require a variety of settings—semi-private 
internal courtyards, sidewalks and pathways 
where people can run into each other, and a 
single green “commons” large enough for the 
entire community to gather.

The large park will provide open space for 
recreational and passive uses for both residents 
and neighbors, while the courtyards will 
provide private outdoor space for residents 
(many of whom expressed preference for 
private outdoor space in addition to public 
shared space). These courtyards will feature 
private patio space for residential units 
abutting the courtyard and shared patio 
spaces for all building residents. These areas 
will be able to accommodate garden plots 
and outdoor grilling facilities. Some buildings 
may feature rooftop amenity decks where 
residents will have access to tables, gardens 
and views of the area. Courtyards and decks 
will be accessible only to tenants and located 
behind gates requiring keys. The interiors of 
the new buildings will also feature amenities 

including lobbies for residential tenants and an 
indoor recreation facility or basketball court.

The park will be designed to accommodate 
a variety of uses that stakeholders have 
suggested, including the relocation of urban 
agriculture, outdoor basketball courts and 
open green space. This area is located 
adjacent to the residential neighborhoods to 
the east in order to become a central place of 
connection for residents and neighbors. 
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PROPOSED SITE PLAN

What we heard
Residents believe that mixed-
income redevelopment may 
mean access to additional 
opportunities for their children.
What we propose
Introduce amenities and services 
throughout the site.

What we heard
Existing courtyards cater 
mainly to young children.
What we propose
Create courtyards with 
discrete, secure spaces that 
serve a diversity of users. 
Include amenities such as 
grills and plants.

What we heard
The community garden has 
a long history within the 
community.
What we propose
Relocate the garden to 
honor the “no displacement 
of current residents” pledge, 
but give it a place of 
prominence as part of the 
new public green.

What we heard
More than 50% of current 
residents are under 18. Kids at 
Friendship Court start school 
two years behind their peers in 
learning skills.
What we propose
Create a world-class Early 
Childhood Center that not only 
serves Friendship Court but also 
the surrounding areas.

What we found out
We can’t build over Pollocks 
Branch, and would cost too much 
to move it.
What we propose
Organize buildings around the 
underground channel so that 
Pollocks Branch can run through 
the site unimpeded.
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RESEARCH/
ANALYSIS

POSSIBLE
OPTIONS

OPTION 1
RELOCATE POLLOCKS BRANCH
• Allows a greenway to cross the site, first along 6th 

Street, then along 4th Street
• Allows greenway to run on top of infrastructure
• Aligns greenway location with SIA plan 

recommendation
• Carries a large pricetag; relocation likely isn’t 

financially feasible without significant support from 
the City

OPTION 2
DEVELOP AROUND POLLOCKS BRANCH 
• Costs the least
• Allows greenway to cross between two residential 

buildings at southeast corner of the site (Monticello 
and 6th Street)

• Courtyards remain private (addressing a concern 
residents raised when reviewing the concept)

Who/what we engaged
• City engineering staff
• Timmons Group
• SIA Plan
• Pollocks Branch Walkable Watershed
• Friendship Court Residents

What we learned
• The SIA plan calls for a greenway across the Friendship Court site.
• Pollocks Branch, buried in a box culvert, runs diagonally beneath 

the current green space.
• Pollocks Branch drains 90-100 acres of downtown Charlottesville, 

mostly impervious areas like parking lots, streets, and sidewalks.
• Relocating Pollocks branch is cost-prohibitive.
• Pollocks Branch Walkable Watershed does not call for daylighting 

Pollocks Branch on this site.
• Incorporating sustainable stormwater management into the new 

development is a City priority.

What that tells us
• Daylighting Pollocks Branch would not be practical or feasible on 

the Friendship Court site.
• To avoid displacing any residents during redevelopment, parts of 

the current green space must be used for new buildings. 
• Developing a street network across the site allows for traditional 

downtown urban blocks and connects the site to the city street grid. 
• The cost of relocating Pollocks Branch would be prohibitive.

DECISION PATHWAY: 
GREEN INFRASTRUCTURE

OPTION 3
DEVELOP GREENWAY SYSTEMS 
• Allows greenway to jog across the property, first 

along 6th Street then along 4th Street
• Incorporates a sustainable stormwater-management 

system of bioswales along 4th Street, making a 
second recognizable greenway

• Allows possible landscape elements between two 
residential buildings at southeast corner (Monticello 
and 6th Street) to highlight presence of Pollocks 
Branch below. Creates access for public to pass 
between buildings, but courtyards remain private 
(addressing resident concerns)
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Sustainability elements

WHAT WE CHOSE 
AND WHY

OPTION 3
DEVELOP GREENWAY SYSTEMS 
• Respects residents’ privacy concerns but still 

allows creation of a continuous greenway
• Expands on the concept of connected 

green infrastructure by connecting to the 
bioswales

• With accessible bioswales, provides a more 
tangible way for people to engage with 
and learn from the sustainable stormwater 
system than the out-of-sight Pollocks Branch

• Facilitates movement and activity along the 
site’s primary connection corridor 
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2ND STREET LOOKING SOUTH 
TOWARD FRIENDSHIP COURT
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HINTON AVENUE LOOKING WEST 
TOWARD FRIENDSHIP COURT

4TH STREET LOOKING SOUTH 
TOWARD FRIENDSHIP COURT
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Developments similar to what we propose 
for Friendship Court have occurred in cities 
across the United States. To help residents 
understand what could be possible in the 
future, the design team highlighted several 
examples during the resident-engagement 
process. Some of them appear here and 
demonstrate the level of design quality that 
Piedmont Housing is committed to creating 
for building interiors, exteriors, and outdoor 
amenities (courtyards, play structures, public 
space).

Image: Five15 on the Park, Fine Associates

PRECEDENT PROJECTS
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Precedent 
Five15 on the Park

Project Location: Minneapolis, Minnesota
Year Built: 2015
Project Info:
• 260 total units
• 130 market-rate rental
• 130 affordable rentals
• 6,000sf of retail and community facility 

space
• $52 million total development cost
• 1.8 acres

IMAGES: 515 ON THE PARK, FINE ASSOCIATES
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Precedent 
Via Verde
Location: Bronx, New York
Year Built: 2012
Project Info:
• 222 total units
• 151 rentals
• 71 ownership
• 7,500sf of retail and community facility 

space
• 40,000sf of green roofs and open space 

for residents
• $98 million total development cost
• 1.5 acres

IMAGES: URBAN LAND INSTITUTE NEW YORK
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Project Location: San Francisco, California
Year Built: 2016
Project Info:
• 440 total units
• 280 market-rate rental
• 160 affordable rentals
• 7,500sf of retail and community facility 

space
• 10,000sf of arts spaces and community 

facilities
• $150 million total development cost
• 6 acres

Precedent 
55 Laguna

IMAGES: VAN METER WILLIAMS POLLACK LLP
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Piedmont Housing is committed to Friendship 
Court’s current residents. “No displacement 
of current residents” isn’t only imperative for 
redevelopment but also during construction. In 
order to meet this goal, Piedmont Housing must 
build the first new housing on the area of the 
site that currently has no units.

Why do we focus on no displacement during 
construction for several reasons. First, it’s the 
right thing to do. Second, because Piedmont 
Housing isn’t a public housing authority, it 
doesn’t have relocation resources; any money 
spent on relocation may not be available for 
permanent improvement of the site and units. 
Most important, Section 8 assistance doesn’t 
allow loss of any current units, even temporarily. 
Relocating residents could lead to permanent 
loss of Section 8 support for those units.

Although the loss of the existing green space 
and related amenities will have a short-term 
impact on the Friendship Court community, 
redevelopment offers an opportunity to create 
green spaces and amenities that are more 
expansive, more accessible and more useful 
then the current green space.

Relocation will take place incrementally, as 
new buildings are completed, so all buildings 
have approximately 33% Section 8 units. We 
don’t want any building to become “the 
Section 8 building.” 

This section describes how phasing will work. 
For each phase we explain:

• What will happen
 Describes the specific activities associated 

with that phase.

• What we still need to figure out
 Identifies unresolved questions about how 

we can minimize quality-of-life impacts on 
current residents during that phase. We 
won’t resolve many of these issues until after 
the master-plan phase ends, but identifying 
them now helps create a task list and 
identify potential stakeholders to engage in 
subsequent phases of work.

• What Friendship Court will gain
 Highlights the physical and potential 

programmatic results of the work of that 
phase.

Our zero-displacement pledge stretches out 
the development timeline by several years. 
This means that residents will be living next to 
construction sites and the noise and disruption 
that comes with them. We’ll make every 
attempt to minimize negative impacts on 
residents during redevelopment. This includes 
assuring a minimum distance between an 
existing residential unit and any building under 
construction; use of attractive construction 
fencing to hide construction sites; adherence 
to standard safety measures; provision for 
adequate outdoor space for recreational 
purposes; and enough parking to support all 
residents living at Friendship Court.

PHASING

Achieving No Displacement of 
Current Residents Addressing Quality of Life
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A1

C1

POTENTIAL PHASE 1

What will happen
• In order to prevent displacement 

during construction, we need to 
start where there is currently no 
housing: the green space at the 
corners of the site.

• 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 we still need to figure out
• Specific building design.
• Where on site and in nearby 

facilities amenities can be 
relocated temporarily (e.g., a 
trailer in the parking lot to house 
programming or planter boxes for 
temporary garden).

• Detailed strategy for mitigating 
construction impacts on residents 
in existing units.

What Friendship Court will gain
Building A1
• 4- to 6-story residential with a 

community amenity space at the 
ground floor 

• 69-86 total units
• 22 Section 8 units
• Additional affordable units
Building C1
• 3- to 4-story residential building 

with amenity space at the 
ground floor 

• 51-64 total units
• 16 Section 8 units
• Additional affordable units
Green Space and Connections
• Upgraded green space over a 

portion of Pollocks Branch
• Partial extension of Hinton Ave.
Relocation
Once complete, families in unit 
blocks 400,402, 404, 406 and 408 
move in to their new units.
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A1

C1

D1

POTENTIAL PHASE 2

What will happen
• Once relocation occurs, unit 

blocks 400, 402, 404, 406 and 408 
will be torn down and the site will 
be repaired for construction.

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

What we still need to figure out
• Specific building design.
• Detailed strategy for mitigating 

construction impacts on residents 
in existing units.

What Friendship Court will gain
Building D1
• 4- to 6-story residential building 

with retail at the ground floor 
• 89-111 total market-rate units
• 28 Section 8 units
• Additional affordable units
Relocation
Once complete, families in unit 
blocks 410, 412, 414 and 416 move in 
to their new units.
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D2
A2

D1

POTENTIAL PHASE 3

What will happen
• Once relocation occurs, buildings 

410, 412, 414 an 416 will be torn 
down and the site will prepared 
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 we still need to figure out
• Specific building design.
• Detailed strategy for mitigating 

construction impacts on residents 
in existing units.

What Friendship Court will gain
Building A2
• 4- to 6-story residential building 

with amenity space at the 
ground floor.

• 66-83 total units
• 21 Section 8 units
• Additional affordable units
Building D2
• 4- to 6-story residential building 

with amenity space at the 
ground floor 

• 48-60 total units
• 15 Section 8 units
• Additional affordable units

Green Space
• Bioswale (planted zone) 

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

Relocation
Once complete, families in unit 
blocks 413, 415, 420, 422, 424 and 
426 move in to their new units.
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C2

D2
A2

POTENTIAL PHASE 4

What will happen
• Once relocation occurs, unit 

blocks 413, 415, 420, 422, 424, and 
426 will be torn down, and the site 
will be prepared for construction. 

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

• Extension of Belmont Ave into the 
site as pedestrian walkway

• Regrading of the central green 
space

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

What we still need to figure out
• Specific design and amenities 

to be placed in the new green 
space.

• Specific building design.
• Detailed strategy for mitigating 

construction impacts on residents 
in existing units.

What Friendship Court will gain
Building C2
• 4- to 6-story residential with 

amenity space at the ground 
floor 

• 89-111 market-rate 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 move 
into their new units.
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E2

POTENTIAL PHASE 5

What will happen
• Once relocation occurs, unit 

blocks 401, 403, 407, and 411 will 
be torn down, and the site will be 
prepared 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 we still need to figure out
• Specific building design.
• Detailed strategy for mitigating 

construction impacts on residents 
in existing units.

What Friendship Court will gain
Building E2
• 4- to 6-story residential building 

with amenity space at the 
ground floor 

• 36-45 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.

• New street extends through the 
site

Relocation
Once complete, families in unit 
blocks 401 and 405 move in to their 
new units.
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E1

E2

POTENTIAL PHASE 6

What will happen
• Once relocation occurs, unit 

blocks 401 and 405 will be 
torn down, and the site will be 
prepared for construction.

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

What we still need to figure out
• Specific building design for the 

Early Childhood Center.
• Detailed strategy for mitigating 

construction impacts on residents 
in existing units.

What Friendship Court will gain
Building E1
• 4- to 6-story residential building 

with amenity space at the 
ground floor 

• 32-40 total units
• 8 Section 8 units
• Additional affordable units
Relocation
Once complete, families in unit 
blocks 409 move in to their new 
units.
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Early Childhood 
Center

POTENTIAL PHASE 7

What will happen
• Once relocation occurs, unit block 

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.
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POTENTIAL FULL BUILDOUT

What Friendship Court will gain
• A redeveloped Friendship Court with 600 

units, including
> 150 Section 8 rentals
> 80 other affordable rentals
> 370 market-rate rentals

• 28,000 sf of community and commercial 
space

• 6,000-plus-square-foot signature 
community space, the proposed Early 
Childhood Center

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

• $90-plus million total investment
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How to use these guidelines

Piedmont Housing Alliance made a 
commitment at the start of this planning 
initiative to create a vibrant, mixed-use, 
mixed-income neighborhood that greatly 
enhances and expands Charlottesville’s 
thriving downtown. To ensure high-quality 
redevelopment, the master plan lays out 
urban design and public realm guidelines 
for its buildings, courtyards, streets, and 
green places. These are an integral part of 
the implementation strategy because they’ll 
advance the policies, goals and objectives of 
this master plan. 

Streets

Typical Street
Typical roadways should consist of two 10’-0” 
travel lanes, 6’-0” bicycle lanes and 8’-0” 
parallel-parking lanes with a sidewalk at least 
13’ wide on each side. This typical design 
may be modified to allow for turning lanes, 
narrower parking lanes and wider sidewalks. 
This typical street plan fits within the guidelines 
established in the Streets That Work plan that 
“provide design guidance for all elements of 
the public right-of-way.”

Typical section for an interior street This example is subject to change. For example, parking lanes may be reduced by 
1’ to increase sidewalk widths. 

GUIDELINES
DESIGN

Sidewalks
Every street should have a sidewalk on both 
sides. Use the furnishing zone of the sidewalk 
(4’-0” outward from the curb) for street trees, 
signage, bicycle parking and other furnishings. 
Keep the pedestrian zone clear of all obstacles 
and provide 5’-0” of accessible passage. The 
frontage zone (4’-0” from building façade) 
creates the transition between public sidewalk 
and private building space; it can be used for 
displays, seating, furnishings aligned with the 
building frontage, planters or overhanging 
elements. 

Curb extensions
Provide curb extensions at all crosswalks on 
internal streets where curbside parking is 
present to reduce pedestrian-crossing length. 

Crosswalks
Every street intersection should include 
crosswalks, located to continue all sidewalk 
trajectories across the intersection.

Street trees and vegetation
Street trees provide shade, health and 
aesthetic qualities, among other benefits. 
Street trees should be placed approximately 
25’ apart, planted in beds that provide ample 
room for root growth. Where possible, plant 
street trees in the Furnishing Zone in “tree 
trenches” that provide ample room for root 
growth and use permeable pavement that lets 
the soil absorb rainwater. 
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Landscape

At least 25% of the horizontal surface area 
in Friendship Court should comprise street 
trees; swales and other planting areas; porous 
pavement; blue and green roofs; and/or 
subsurface detention or infiltration. The overall 
goal of the landscape is to be sustainable, 
attractive, functional, and generally low 
maintenance. Design the landscape to 
provide visual interest and comfortable 
amenities during all seasons of the year. Select 
a variety of tree and perennial plant species 
to create biodiverse communities with a lower 
chance for significant die-off. Avoid species 
that are common allergens. 

Low-impact development
Wherever possible, manage stormwater 
primarily at ground level rather than 
underground. Design stormwater swales to 
capture rainwater and to function as aesthetic 
streetscape amenities integrated into the 
open space program, particularly along new 
internal streets. Use innovative roadway and 
courtyard grading and drainage solutions and 
designs where practical. These include rain 
gardens, re-use of rainwater and vegetated 
drainage-collection areas. 

Buildings

Friendship Court’s buildings should be 
provocatively beautiful. Avoid highly-stylized 
architecture. All façades contribute to 
public space, and they must also interact 
harmoniously rather than shouting each other 
down. The objective for architectural design 
is to be eventful without being obtrusive or 
messy.

Architecture
Each building’s design should maintain 
consistent architectural character, treatments, 
and details on every elevation. Develop 
a clear and strong architectural idea or 
design that shapes the building’s look, overall 
organization, and attitude toward architectural 
and landscape details. Extend the design 
idea to all building and site components, and 
consider the relationship to the street and the 
rest of the public realm.

Affordable housing
Affordable housing components should not 
be visually distinguishable from market-rate 
housing units.

Grading
Building and site grades should help determine 
and inform the streetscape by setting the finish 
floor elevations of buildings to reinforce the 
relationship of buildings to each other and the 
streets around them.

Materials
Make sure a building’s materials support its 
architectural design. Use materials in ways that 
build on their intrinsic formal properties (for 
example, use visually heavy materials at the 
base of a building). Building materials should 
not include vinyl siding or elements that require 
yearly maintenance. No joint compounds 
should be visible on any façade.

Furnishings 

Bike parking
Locate bike parking adjacent to a high-traffic 
area such as building entrances.

Benches
Locate benches in the furnishing or frontage 
zone. Benches in a frontage zone should 
face the street and are encouraged as street 
furnishings. Provide a minimum of two benches 
per approximately 200’-0” of block face.

Fire hydrants
Locate hydrants so that their access 
requirements doesn’t reduce curbside parking. 
For example, they may be located on curb 
extensions.

Drinking fountains
Drinking water fountains should be available in 
the large open green space. Choose fountains 
with dual heights for adults and children and 
people with disabilities with a height of 2’-6” for 
the lower fountain. At least one water fountain 
should have a water bottle-filling station. 

Plazas

Plazas are activity nodes and flexible open 
spaces that should be allowed at building 
sidewalk edges, setbacks, corners, and in 
courtyards. Small plazas should accommodate 
a variety of outdoor functions, including 
seating, displays, temporary vending, dining, 
informal gathering, shade structures, pergolas, 
awnings and performance platforms. 
Use consistent materials for plazas, and 
use pervious pavers, bioswales or similar 
technology to reduce runoff when beneficial. 
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Street Edges

Building orientation
Orient overall design, massing, and bulk 
toward streets and sidewalks. Design should 
integrate architectural components that 
support sidewalk and street-side activity, 
gathering of residents, and “eyes on the street.” 
Orient building entries to public sidewalks, 
provide entry elements such as stairs, stoops 
and porches oriented to sidewalks, and 
provide openings and windows that overlook 
public pathways, streets, and alleys to establish 
a sense of human presence and oversight at 
rights-of-way.

Views from buildings
Every residential unit should contain at least 
one window that provides a view into yards 
and open spaces. Window placement should 
provide for “eyes on the street,” overlooking 
sidewalks and outdoor spaces.

Encroachments
Keep building attachments (such as bay 
windows, eaves, lights, signs) within the area 
defined by the sidewalk’s frontage zone. In 
most cases, awnings should be the only first-
floor attachments allowed to occupy the area 
defined by the sidewalk’s pedestrian zone. Any 
attachment that extends over a sidewalk may 
not reach lower than 7´-0´́ .

Residential frontage
Design residential units at or near street level 
with front doors that function in a manner 
similar to townhouses. The design goal of this 
is to create street-level interest and activity for 
residential frontages. 

Use architectural articulation to express each 
ground-floor residential unit. Each unit should 
include entrance doors and windows that face 
the street.

Windows
The type, placement and coverage of 
windows contribute to the architectural design 
and overall quality of a building. In particular, 
well-designed window openings speak to 
the quality of the building and provide visual 
access to the street environment. Make a 
particular effort to employ high-performance, 
energy-efficient glass to maximize natural 
illumination within buildings while taking 
advantage of views.

Non-residential frontage
Non-residential ground floors should house 
active uses, preferably at building corners, 
whenever possible. Active uses may include 
shop fronts, program areas, entries, and 
lobbies. Also increase architectural details, 
employ building-edge and corner setbacks, 
and use at-grade landscaping to support 
increased activity and interest at public 
sidewalk frontages.

Increase the intensity and quality of materials 
and landscape at entries as a way of adding 
pedestrian and human-scale features. 
Architecturally distinctive components should 
clearly define and celebrate entries. Entrances 
should use high-quality materials, doors, and 
landscaping and distinctive address signage.

Non-residential uses should have a universally 
accessible external entrance at grade. Orient 
the primary entrance to street edges and 
sidewalks rather than internal paths. 

Inset doorways are acceptable but should 
include extensive glazing throughout 
the entryway to preserve visibility from 
the sidewalk. Place signage, lighting or 
architectural detail to help announce the 
location of individual inset doorways.

• TRANSPARENCY
 Where non-residential uses face a public 

street, at least 70% of an individual store’s 
frontage (and the flanking side of a corner 
store) should have clear, non-reflective 
glazing on the exterior of the ground floor. 

• SIDEWALK USE
 Encourage non-residential tenants to place 

tables, chairs, and temporary displays in the 
sidewalk’s furnishing and frontage zones, 
as long as they don’t block the pedestrian 
zone. Rails and other barriers separating 
tables from the pedestrian flow are 
discouraged.

Weather protection
Incorporate building overhangs and 
permanent projections where appropriate to 
provide shelter and weather protection.

Provide weather protection extending toward 
the streets at all principal entrances to all 
buildings to give a visitor the feeling of already 
being inside.

Garage entrances
Friendship Court will use safe and secure 
underground parking areas. Equip all garage 
entrances with garage doors that remain 
closed except when in use for entering and 
leaving. These doors should be in keeping with 
the building’s architectural character.
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Private Outdoor Space
 
Courtyards
Courtyards should be characterized by lush 
greenery, abundant vegetation, visual interest 
and private respite. Design open space in 
courtyards to accommodate social gatherings 
and uses that may include, but aren’t limited 
to, seating areas, outdoor dining areas, shared 
grilling areas, individual open-to-the-air and 
usable private terraces or patios, sun-bathing 
areas, toddler play areas, and other passive 
activity areas. Some form of gardening, by pot 
or plot, should be available to residents. Use 
gates at courtyard entrances to maintain their 
privacy from public streets. 

Courtyards should not include space devoted 
to vehicles and parking.

Amenity decks
Consider amenity decks on roofs of buildings 
stories that are lower than the overall building 
height (for example, atop a 3-story portion 
of a 4-story building). Amenity decks should 
provide usable outdoor space for residents’ 
use. Furnish these decks with seating and 
tables and provide vegetation or structures for 
shade. They should also include other features 
similar to the courtyards. Design amenity decks 
as integral parts of a building; they should not 
look “tacked on.”

Lighting

Lighting design should complement and 
enhance a building’s overall design character. 
Design environments to encourage pedestrian 
activity and a sense of safety at all hours, 

while respecting residential uses. Illuminate 
entryways and areas of high activity 
appropriately while minimizing glare, light spill, 
and light pollution.

Pedestrian lighting
Use pedestrian-scale lighting for key pedestrian 
areas; use bollard- or ground-mounted lighting 
where appropriate. Illuminate any entrances, 
pedestrian paths or gathering places that raise 
security concerns, and illuminate grade-level 
changes on walkways. 

Residential frontages
Design street-level residential units with 
lighting that enhances the pedestrian 
experience on streets and lanes at night. This 
may include eave lighting, porch lighting, 
and bollard-mounted or garden lights. High-
wattage, motion-activated security lights are 
discouraged.

Dark skies
Lighting should respect the night skies and 
create no unreasonable impacts on the 
surrounding neighborhood from light, glare or 
reflection. Use full cut-off, downcast lights to 
avoid light spill. Mount exterior light fixtures at 
the lowest feasible height to reduce impacts 
on neighbors.

Screening

Locate and design mechanical equipment, 
garbage and recycling bins, storage areas, 
loading areas and other utilities in ways 
that don’t compromise the character of the 
building and/or site, nor detract from the 
attractive quality of Friendship Court. Use 

parapets, cupolas or dormers for screening 
where appropriate. Screen ground-level 
mechanical equipment with landscaping, 
walls, or fences compatible with and 
integrated into the architecture of the building. 
Locate utility boxes away from public sidewalks 
and pedestrian areas and screen them with 
landscape or fencing. Pay special attention to 
areas where roofs can be seen from adjacent 
overviews.
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NEXT STEPS
+
IMPLEMENTATION STRATEGY
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Overview

The redevelopment of Friendship Court is a 
multifaceted, multiphase process with the goal 
of improving quality of life for current residents 
and creating a new way to envision equitable 
development in Charlottesville. 

Overlaying the concepts outlined in the SIA 
plan—including connectivity, greenways, 
multifamily housing and activated streets—
Piedmont Housing will take a residents-first 
approach. With the overriding commitment 
of maintaining existing affordability and not 
displacing existing residents, re-imagining 
Friendship Court will involve a collaborative 
implementation effort that enlists traditional 
financing and development partners 
alongside resident advisors, nontraditional 
funders and partners committed to education, 
health, economic development and job 
creation. The developing strategy for the 
site endeavors to create an interconnected, 
integrated development that provides 
opportunities for interaction, opportunity and 
diversity on multiple levels.

Not your ordinary  
development process

In a typical development process, a developer 
would acquire land, secure financing, and 
build a project that maximizes value and 
profits. The project may also benefit the 
community, whether in the negotiations over 
approvals to build or simply as an unintended 
(if happy) consequence of development.

ABOUT IMPLEMENTATION
The redevelopment of Friendship Court will also 
seek to maximize value, but unlike a typical 
development, the goal won’t be profit but 
rather social good. The market-rate rentals 
will provide benefits to all income groups on 
the site. In conjunction with conventional 
debt, low-interest financing, tax credits, 
housing trust funds and philanthropic support, 
the rents will help bring new and improved 
amenities— including open space, community 
facilities and programming, better stormwater 
management, and better connections across 
the site—to all residents, regardless of income.

The project’s extended phasing also differs 
from conventional developments—although 
some conversions of all-affordable to mixed-
income housing projects around the US have 
used it. Friendship Court is one of the largest 
development sites in Charlottesville. Piedmont 
Housing is a small part of the ownership entity 
that committed to long-term affordability 
for the site’s 150 units in 2002. As Piedmont 
Housing’s ownership stake grows and it begins 
redevelopment, its mission of creating housing 
opportunities and building community through 
education, lending and development—in 
addition to its core values of opportunity, 
home, community and respect—will come to 
the fore. In order to create a vibrant extension 
of the city rather than an isolated enclave, 
Piedmont Housing will build the development 
in phases. Phasing will ensure that no existing 
resident is displaced during construction, and it 
will create a community of buildings and open 
spaces that vary by height, orientation and 
style. 

Finally, a major way in which Friendship 
Court’s redevelopment will differ from 
standard developments is ongoing resident 
engagement and feedback. The master 
plan provides a tool for Piedmont Housing to 
engage residents in conversations designed 
to create a clearer long-term vision and to 
identify more specific needs and desires 
for potential amenities and building and 
landscape designs. Unlike the typical process 
where residents seldom have a say between 
the master plan and building design period, 
the plan here is to turn the next three years into 
a period of active engagement with plenty 
of opportunities for residents to give input 
and help shape the plan as it becomes more 
specific. Opportunities will include everything 
from participating in public discussion sessions, 
contributing comment cards and consulting 
with resident and non-residents.

Next steps

With the master plan, Piedmont Housing has a 
framework for development and indications 
of programs for the site that it can take 
to governmental agencies, philanthropic 
organizations, conventional funders and 
community stakeholders for funding, 
approvals, partnerships and feedback. 
The master planning document is strictly a 
framework for testing opportunities on the site. 
The design of actual buildings, layout of streets, 
final mix of units and bedroom types will 
continue to evolve and benefit from ongoing 
resident input until final approvals are obtained 
and construction starts in 2019.
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Changes can start now

Since December 2015, Piedmont Housing and 
the design team have engaged residents 
and other stakeholders to develop a master 
plan for the redevelopment. Typically, projects 
such as this switch to a more technical and 
less participatory process during the period 
between completion of the master plan and 
the start of construction. 

We believe that following the typical path 
wouldn’t allow ongoing redevelopment 
activities to benefit from resident input and 
stewardship. Further, the stories we’ve heard 
and observations we’ve made over the 
last six months have revealed quality-of-life 
challenges that don’t have to wait for the 
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 meaningful) physical 
transformations at Friendship Court that 
can begin right after the master planning 
process. From a youth-leadership program 
to job-training workshops to incremental 

physical improvements like outside seating or 
potentially taking down the fence, Piedmont 
Housing can begin bringing quality-of-life 
improvements to residents very quickly. These 
improvements will provide ongoing design 
insights critical to the ultimate redevelopment; 
create more opportunities for feedback and 
collaboration with residents; and empower 
current residents to serve as stewards of the 
redevelopment vision.

92



FRIENDSHIP COURT REDEVELOPMENT MASTER PLAN NExT STEPS AND IMPLEMENTATION

Potential partnerships

Over the course of the master planning 
process Piedmont Housing and the design 
team met with dozens of stakeholders, 
community organizations, and institutions. 
These meetings informed the master plan 
document and also helped launch discussions 
on potential partnerships. In some cases, 
Piedmont Housing will seek to strengthen 
existing partnerships. Other partnership 
opportunities involve possible funding for or 
programming in the redevelopment. Still others 
could start in the period before and during 
redevelopment. As the project moves into the 
next phase, Piedmont Housing will assess these 
partnership possibilities and pursue those that 
look most promising for Friendship Court.

List of stakeholders by category:

Planning
• Zoning Administrator
• Planning Department
• Transportation Planner
• Planning Commission 

Neighborhood Groups/Neighbors
• Ridge Street Neighborhood Association
• Belmont-Carlton Neighborhood Association
• Portico Church
• Frank Ix property owners
• Gleason Building resident association 

Education-Schools/Day Care
• Barrett Day Care
• PVCC
• Clark Elementary
• Buford Middle School
• University of Virginia

Recreation/Cultural Arts
• Lighthouse Studio
• ACAC Family Fitness Center
• City Parks and Recreation
• African-American Heritage Center
• The Bridge
• Girls on the Run
• Boys and Girls Club 

Social Agencies
• The Haven
• City of Charlottesville Social Services 

Department
• CHIP
• United Way
• ReadyKids

Business Groups
• Downtown Business Association
• Southern Development 
• CBRE
• Redlight Management
• Boyd and Sipe
• Martin Horn
• Charlottesville-Albemarle Chamber of 

Commerce
• Octagon Partners

Health
• Central Virginia Health Service

Housing/Real Estate
• Virginia Housing Development Authority
• Nest Realty
• PHAR Cville
• Charlottesville Redevelopment and Housing 

Authority
• National Housing Trust
• AHIP
• Habitat for Humanity
`
Government
• City of Charlottesville
• City Council
• Economic Development
• Thomas Jefferson Planning District
• City of Charlottesville Police Department
• City Manager’s office
• Neighborhood Development Services

Transportation
• Charlottesville Parking Center

Miscellaneous
• Legal Aid Justice Center
• Oak Hill Fund
• Adiuvans Foundation
• UACC-Urban Agricultural Collective of 

Charlottesville
• Charlottesville Tomorrow
• Friendship Court Advisory Committee
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MASTER PLAN
Dec 2015 - Oct 2016

REDEVELOPMENT PREP
2016 20192017 2018

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

This page presents a tentative timeline for how the redevelopment of Friendship Court will unfold. 
All dates are estimates, and the actual redevelopment process may vary. 

Trip 3 (Apr 2016)
Listen + Learn 
discussion/ 
feedback

Late 2016 
Master Plan 
issued

2016–2019
• Design refinement
• Financing and regulatory approval
• Continued engagement on the

design
• “Quick Wins” implementation
• Youth-leadership program
• Workforce programming;
• Early childhood education

Fall 2016–Fall 2018
Negotiation with existing partners 
and funders of Friendship Court

Summer 2018
Renewal of the 
Section 8 Contract 
for the 150 units 
currently covered on 
the property

Fall 2018–Spring 2019
Piedmont Housing 
Alliance exercises 
option to increase 
its ownership in 
Friendship Court

Spring 2019
Development 
approvals and 
financing in place for 
Phase 1

Summer 2019
Preliminary site work 
including grading, 
utility relocation and 
foundations 

When will it happen?
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2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
REDEVELOPMENT

Winter 2020
Opening of temporary play 
areas, community facilities and 
green spaces 

Fall 2021–Summer 2023
Demolition of vacated 
Friendship Court buildings 
and site work for Phase 2

Winter 2022–Summer 2023
Construction of Phase 2

Summer 2021 
Current residents move 
into new Phase 1 units; 
lease-up of other 
affordable and market 
rate-units

Winter 2026
Current residents 
move into new 
Phase 3 units.

Winter 2028
Current residents move into 
new Phase 4 units.

Winter 2028–Spring 2029 
Demolition of vacated 
Friendship Court buildings 
and site work for Phase 5

Winter 2023–Spring 2024 
Demolition of vacated 
Friendship Court Buildings and 
site work for Phase 3 

Spring 2026 
Demolition of 
vacated Friendship 
Court Buildings and 
site work for Phase 4

Spring 2024–
Summer 2025 
Construction of 
Phase 3, green 
infrastructure and 
new Hinton Street 

Fall 2025–Spring 2026 
Construction of Phase 4, 
regraded green space and 
new streets

Fall 2023 
Current residents move 
into new Phase 2 units; 
lease-up of other 
affordable and market 
rate-units and retail 
components

2029 
(estimated)
Final 
Phase and 
Relocation 
Complete

Fall 2019–Summer 2021
Construction of Phase 1 
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What do  
you think?
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Now that you’ve had a chance to review this plan, we really want to know what you think. We’d love to hear how this feels, what you like about it, 
and what you think! 

HERE ARE FOUR WAYS TO PROVIDE YOUR FEEDBACK:

OPTION 1
TELL US 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 
USE A 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
STAY UP TO DATE ON LINE  
OR BY THE MAILING LIST 
If you just want to stay up to date 
on the redevelopment process, 
you have a couple of options. 
You can follow on the website 
(www.friendshipcourtapartments.
com), Facebook (Friendship Court 
Apartments) or sign up for the 
mailing list.
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APPENDIX 1: FREQUENTLY ASKED QUESTIONS

A1



 
 

FAQs 
Has Friendship Court been sold? 

o   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 NHT-Enterprise Preservation 
Corporation (NHT-Enterprise). 

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

o   Piedmont Housing and NHT-Enterprise are both  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. 

Who are Piedmont Housing Alliance and NHT-Enterprise?  Who is in the investment 
fund? 

o   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. 

o   NHT-Enterprise is a joint effort of the National Housing Trust, a not-for-profit affordable housing 
advocate based in Washington, DC, and Enterprise Community Partners, Inc., a real estate 
investment services company focused on affordable housing. NHT-Enterprise’s mission is to 
preserve and improve affordable housing for low-income persons and families.  Since 1999, NHT-
Enterprise has preserved over 5,500 homes in ten states and the District of Columbia.    NHT-



Enterprise currently controls the partnership that owns Friendship Court and is committed to the 
preservation of Section 8 rental assistance at Friendship Court. 

o   The investment fund is a group of investors who came together to with Enterprise Community 
Partners to invest in one or more affordable housing projects.  In exchange for their investment, 
they received tax credits and other tax benefits over 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. 

So what’s going on? 

o   Since the partnership was formed in 2002, NHT-Enterprise has served as managing general 
partner and is responsible for asset management, property compliance, and oversight over 
property management.  Piedmont Housing has served as a minority partner with ongoing 
oversight over resident services. 

o   In November 2018, that changes. 

o  In November, 2018, Piedmont Housing will gain control of the partnership. 

o  Shortly thereafter, Piedmont Housing will have the option to purchase Friendship Court. 

o   After Piedmont acquires the project, Piedmont Housing and NHT-Enterprise have agreed to 
continue their joint venture. Piedmont Housing brings extensive development experience and a 
strong Charlottesville presence to redevelopment, while NHT-Enterprise brings considerable 
expertise in Section 8 and affordable housing preservation from projects across the country.  

o   We have begun planning for the redevelopment of Friendship Court after 2018 which includes 
the preservation of 150 units of Section 8 housing. 

  

 



People are scared of redevelopment. 

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

 o   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. 

 o   Piedmont Housing and NHT-Enterprise are 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. 

 o   Piedmont Housing is committed to engaging  residents in the planning for the future of their 
own community and to translating their hopes and desires into design. 

 What about the Section 8? 

o   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. 

o   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. 

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

o   Piedmont Housing and NHT-Enterprise 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. Both Piedmont Housing and National 
Housing Trust are committed to renewing the current Section Eight contract for the longest 
renewal term then available from HUD when the current contract expires in July 2018. We are 
committed to no displacement of current or future Section 8 residents at any time during or after 
redevelopment. 

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



o   We fully expect that HUD will renew the Section 8 rental assistance for Friendship Court, but 
renewal is up to HUD.  Piedmont Housing and NHT-Enterprise will do everything we can to renew 
the Section 8 contract for all 150 units, for the longest term available. 

What do you see in the future for Friendship Court? 

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

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

o   We also see some non-residential uses there.  Ideas include an Early Childhood Learning 
Center with affordable day care and a pre-K program for our kids and adult learning 
opportunities in the evenings. 

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

o   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.  

 What about jobs? 

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

o   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. 

o   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. 



o   Our Youth Leadership Program, funded by the Jessie Ball duPont Fund through the 
University of Virginia has allowed us to hire Friendship Court teenagers to work in 
community engagement. 

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

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

So have you already decided what should be built at Friendship Court? 

o No, but we are getting there. The master plan provides an outline of what we think is both 
possible and feasible on the site. 

o   We have to keep the Friendship Court community intact and keep the project affordable for 
the families that live there now. 

o   Friendship Court is a very valuable piece of real estate.  Our 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. 

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

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

  Why redevelop it at all?  Why not just leave it as it is? 

 o   In 2018, Friendship Court will be 40 years old. 

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



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

o   There is a great community at Friendship Court, but the buildings are antiquated and the 
current site plan does not work well. 

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

o   Both Piedmont Housing and NHT-Enterprise believe a redeveloped Friendship Court will create 
a healthier and safer environment for the families and kids that live there. 

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

o   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. 

o   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. 

o   Piedmont Housing and NHT-Enterprise are 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. 

You should work with ________________ (CRHA, City of Promise, Ridge Street neighbors, 
Ludwig Kuttner, etc…). 

o   We always want to be good neighbors. 

o   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. 

o   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. 



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

I am a resident.  How can I participate in the planning for Friendship Court? 
 
o   OPTION 1 
TELL US IN PERSON 
Visit Claudette Grant, the Friendship Court Community Organizer, at the Friendship Court 
Community Center. 
 
o   OPTION 2 
CALL OR EMAIL 
Call or email Claudette Grant at 434-295-9794 OR cgrant@piedmonthousing.org 
 
o OPTION 3 
USE A SUGGESTION BOX 
Leave a comment or question at the suggestion boxes on site at Friendship Court. Currently, there 
is one at the Community Center. 
 
o  OPTION 4 
STAY UP TO DATE ON LINE OR BY THE MAILING LIST 
If you just want to stay up to date on the redevelopment process, you have a couple of options. 
You can follow on the website (www.friendshipcourtapartments.com), Facebook (Friendship 
Court Apartments) or sign up for the mailing list. 
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We understand that no one will be displaced during redevelopment.  How do we know that 
we won’t be displaced after redevelopment is complete? 
 
o   That is a good question.   
 
o   The answer is in at least three layers of protection for Section 8 residents. 
 
o   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. 
 
o   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. 
 
o   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. 
 
I currently live in a two bedroom unit. Will I have a two bedroom unit in my new home? 
 
o   Yes, unless your family circumstances have changed since you moved into your current unit.    
Friendship Court currently includes a mix of two (80) and three (54) and four (16) bedroom 
apartments. The new Friendship Court will include the same mix of one, two and three bedroom 
Section Eight apartments.  These units set aside for Section 8 residents will be identical to 
comparable workforce and market-rate units to be built, including the similar floor plans, square 
footage, fixtures and finishes. 
 
o   If your family circumstances changed – for example, if you have a new child in the family or if 
an adult child has moved out - you may have the opportunity to move to a smaller or larger unit 
in the new Friendship Court that better matches your family size.   
 

Who is Piedmont Housing Alliance? 

o   Piedmont Housing Alliance is  a Charlottesville-based not-for-profit, 510 (C) 3 corporation 
founded in 1983.  Our mission is to create housing opportunities and build community through 
education, lending and development. Our four core values — opportunity, home, community 
and respect — guide our interactions with our clients, our partners and the greater community. 
 
o   Our education efforts focus on counseling to help families achieve  home ownership and build 
financial stability.  Our HUD-approved housing counseling program provides one-on-one 
coaching for home buying, credit improvement, debt reduction, savings programs, and 
foreclosure prevention.  Our fair housing program provides education and advocacy to ensure 
equal access to housing opportunities. 
 
o   Piedmont Housing Alliance certified by the US Treasury as a Community Development 
Financial Institution (“CDFI”).  We provide low-cost loans to help first-time homebuyers with down 
payments and closing costs.  We also lend to private developers in support of affordable housing 
projects. 

 
o   Piedmont Housing has rehabilitated and/or renovated local buildings to create affordable 
rental and for-sale housing, much of which we continue to manage as certified property 
managers.  Piedmont Housing is governed by a volunteer Board of Directors drawn from 
Charlottesville and the surrounding counties and includes a resident of Friendship Court. 
 
Who is NHT?   
 
o   The National Housing Trust is the nation’s leading expert in “preserving and improving” 
affordable housing – ensuring that privately owned rental housing remains in our affordable 
housing stock and is sustainable over time.   
 
o   Using the tools of real estate development, rehabilitation, finance and policy advocacy, the 
Trust is responsible for saving more than 25,000 affordable homes in 41 states, leveraging more 
than $1 billion in financing. 
 
o   The National Housing Trust is the only national non-profit engaged in housing preservation 
through public policy advocacy, real estate development, and lending.  
 



 
 

If you have questions or suggestions about the future of Friendship Court, you can 

contact Claudette Grant at Piedmont Housing at (434) 295-9794 or stop by to see her 

at the Community Center at Friendship Court. 

www.friendshipcourtapartments.com 
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October 12, 2016 
UPDATED 
 
 
 
 
 
 
In June, we published a draft Master Plan showing our work to date on the future 
of Friendship Court. That draft plan represented the combined work of 
Friendship Court residents, city leaders and staff, our design team, and many 
others in the community.  
 
Since then, we have received feedback on the plan, just as we hoped we would. 
The document that follows is a summary of the feedback we have received so far.  
 
For those of you who completed comment cards, talked with Claudette Grant, our 
community organizer, or members of our Advisory committee, met with us in small 
groups, sent us e-mails, or commented on our website, thank you.  Your 
observations and insights have helped us see the draft plan through fresh eyes.   
 
Approximately 75% of the comments we received were positive.  We really 
appreciate the encouragement.   
 
In most of the remaining comments, you asked us questions about a wide range 
of topics from how we would build without displacement to how the finished units 
would look.  You shared your concerns – and sometimes, your fears – about 
redevelopment. You pushed us to tell the story of redevelopment ever more 
clearly.  For that, we are also grateful. 
 
Some of you, in about 5% of the comments we received, just didn’t like some part 
of the plan.  We are glad to hear that too, because it gives us a chance to think 
again about those elements and how we got to where we did.  I hope that it will 
lead us all to a better understanding of the project and our goals for redevelopment. 
 
 
Thank you again to all of you who took the time to tell us what you think.  The plan 
– and the process – will be better for it. 
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REDEVELOPMENT FEEDBACK REPORT 
JUNE – SEPTEMBER 20161 
PURPOSE OF THIS DOCUMENT 
 
Piedmont Housing Alliance and the design team have committed to engaging 
stakeholders, particularly Friendship Court residents, in conversations about 
redevelopment. That requires not only collecting the feedback, but analyzing it to 
understand stakeholders’ concerns, how we can (or cannot) respond to those 
concerns, and what needs more thought or explanation.  Engagement and 
feedback will be ongoing as redevelopment moves forward. Future reports such 
as this will be developed and distributed in the hope that this will provide an 
opportunity for a richer conversation about the direction of redevelopment and 
the engagement process. 
 
Piedmont Housing Alliance collected 120 responses and comments both from 
residents and non-residents between June 20 and August 5, 2016, related to the 
draft Master Plan released June 20. Responses and comments came in several 
forms, including comments cards, notes provided at in-person meetings and on-
line surveys.   The draft Master Plan was hand-delivered to every household at 
Friendship Court; delivered and emailed to other stakeholders; and made 
available on the project website (www.friendshipcourtapartments.com).  
Members of our Advisory Committee and staff knocked on every door at 
Friendship Court to get feedback from residents. 
 
Piedmont Housing Alliance continued to collect feedback through a door to door 
canvass of all 150 households at Friendship Court. This canvass took place 
between August and September 2016 and was conducted by resident members 
of the Advisory Committee. Every door was knocked on some several times.  
 
This document analyzes those responses and comments from these efforts.   
 
  

																																																								
1	Feedback	was	collected	from	stakeholders,	particularly	residents,	in	response	to	the	planning	framework	and	
initial	plan	proposal	in	prior	months	through	two	Resident	Meetings	at	Friendship	Court,	one	Teen	Workshop	at	
Friendship	Court,	and	two	Advisory	Committee	meetings.	There	were	14	in‐depth	in‐home	interviews.		While	no	
analysis	report	was	produced,	the	notes	from	the	discussions	and	brainstorm	activities	were	analyzed	and	
incorporated	into	the	draft	Master	Plan	presented	in	June.		
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GENERAL COMMENTS 
Initial Feedback on the plan was gathered at two major events, the Resident 
BBQ and the Community Open House, as well as several other meetings 
including the June Residents’ Association meeting, the June Advisory Committee 
meeting, and several small group meetings. Piedmont Housing Alliance also 
maintains multiple feedback channels, including a full time on-site community 
organizer, comment cards, on-site suggestion boxes, and online surveys.   
 
For the non-resident comment cards, two-thirds of the cards were simple, 
positive responses. A mix of cards came in from the Resident BBQ through 
relatives of residents and from the Community Open House. The remainder of 
the cards had questions about the process or the plan. Below is a breakdown of 
how we received feedback at those events: 
 

 We received 41 comment cards (29 from residents and 12 from other 
interested individuals). 

 We received 73 responses from in-person meetings. 

 We received 6 responses from the online survey. (1 from a resident and 5 
from other interested individuals.) 

 
The feedback from these efforts was largely positive. More than 75% of the 
responses were simple, positive responses such as “Good Job” or “Looking 
forward to the change.”  
  
In late August through September, we again sought feedback from the residents. 
We conducted a door-to-door canvass of the 150 households at Friendship 
Court. We knocked on every door - some several times - in an attempt to gain 
additional feedback. Through this effort, we received responses from 85 
households or 57% of the households at Friendship Court.  
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In total ninety-five residents in eighty-five households completed 106 surveys.   
 
Of the 106 surveys completed: 
 

 78 or 74% were positive. 

 15 or 14% were neutral. 

  5 or 5% were negative. 

  8 or 7% did not wish to provide feedback. 
 
This door to door canvass was done by resident members of the Advisory 
Committee and Piedmont Housing staff.  Respondents were offered a $10 gift 
card for each response. 
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POSITIVES  
While positive comments varied widely in their specifics, certain positives were 
mentioned consistently by those who commented. 
 
OVERALL IDEA 
The majority of responses were simple positive comments such as “I like it.” 
There were also positive responses to the idea of “new spaces” and a “new look.” 
 
Here is a sample of those responses: 
 

 “I think it’s wonderful, can't wait to see it happen.” 

 “I think this project is incredible.” 

 “I think what they’re doing is great – we need a change around here – 
can’t wait.” 

 “Friendship Court needs a change- I like how it will be redone.” 

 “I think the plans are great-looking forward to the new stuff.” 

 “Seems like it will be really nice - can't wait to see it get started.” 

 “I think the new changes will be wonderful.” 
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 “If it comes along like I see it planned, I think it’s a wonderful and unique 
idea.” 

 “I love the new idea.” 

 “Great for the community.” 

 “I think it will be good for everyone.” 

 “I think it’s a good idea- [Friendship Court] needs a makeover.” 

 “I think it should be good- time to update apartments.” 

 “Going to be a great project.” 

 “I think it’s a great idea.” 

 “I think the plan is a good idea.” 

 “It’s a nice plan.” 

 “Love it!”      
 

CONNECTIVITY AND OPENNESS 
Several comments responded positively to the plan’s opening of the site and the 
connectivity to other areas. Many residents expressed great pleasure in knowing 
that they would no longer have Garret Street addresses, but addresses more like 
other residents of Charlottesville – Fourth Street, Hinton Avenue, Second Street, 
and the like.  Many other liked the idea of “being part of the city.” 
 
GREEN SPACE 
In general, residents  like the amount of green space in the plan, though some 
had  questions about uses, particularly in terms of the relocation of the garden 
and how we would make useable those parts of the site that are often wet. Many 
expressed support for the development of green space and courtyards that 
contained both passive spaces and play spaces for kids. Several residents 
expressed the strong desire to have input on specific design elements and 
allocation of uses within the courtyards. 
 
Piedmont Housing has committed to the Urban Agricultural Collective of 
Charlottesville (UACC) that the garden and the recently completed stone terrace 
walls will be relocated on site and the cost of relocation will be included as a cost 
of redevelopment. We have also committed to work with UACC to find a 
temporary location for the garden during construction, again, funded as a project 
cost (and not by UACC). 
 
Much of the green space along Sixth Street is now “wet” poorly drained and 
subject to ponding in heavy rain events. It is important to keep in mind that the 



7	
 

site will be almost entirely regraded during construction and an entirely new site 
drainage plan put in place.  The current wet condition is the result of poor 
planning done when the project was built in 1978.  Redevelopment gives us an 
opportunity to correct the problem entirely.  
 
As noted in the plan, much of the open space at Friendship Court today is not 
desirable, not useable, or both.  The green space is wet and the courtyards are 
poorly equipped even for the young children they were meant to serve.  The 
master plan offers many opportunities to create useable and user-friendly spaces 
for children, families and seniors.  We are committed to working with residents – 
those on the Advisory Committee and others – to design, build and equip the 
courtyards and other outdoor spaces to accommodate a wide array of uses for 
residents of every age and ability. 
 
EARLY CHILDHOOD CENTER 
The proposed Early Childhood Center was well-received by the Advisory 
Committee and many other residents.  Friendship Court parents in particular 
were strongly supportive of the idea, as were many others in the community. 
Development of an early childhood center is a very important goal for Piedmont 
Housing, its Board and staff.  Redevelopment will bring new buildings and new 
spaces to Friendship Court, but it has to be more than just that.  To be successful, 
redevelopment has to change the lives of Friendship Court residents, starting with 
our children. The proposed early childhood center can help assure that the children 
are ready for school and ready to learn when they get there.     
 
CONCERNS 
Residents’ thoughts about what could be better in the master plan varied widely. 
Below are the comments that were either expressed more than once or had 
particular significance for the plan. Where possible, we have grouped similar 
thoughts under a single heading. 
 
DISPLACEMENT 
Displacement continues to be a persistent concern. Written comments only 
addressed it peripherally (e.g., “rumors about displacement”), but concerns about 
displacement came up frequently in meetings and conversations. Related 
comments touched on the legacy of displacement and anxiety about integration 
with new market-rate residents.  Residents also shared concerns about life 
during construction and the temporary loss or relocation of amenities and green 
space.  
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Given the checkered history of urban development in Charlottesville and the lack 
of affordable housing alternatives, residents of Friendship Court are right to be 
worried about displacement. As noted throughout the Master Plan, Piedmont 
Housing is committed to redevelopment of Friendship Court without displacement 
of residents at any time during or after construction.  This “no displacement” 
promise has been at the very center of our vision for redevelopment.  We have 
committed publically and often to this pledge of no displacement. A great deal of 
our work on the Master Plan has turned on this promise, shaping our strategies 
on where to build first, what to build and how to phase the project.   

Our commitment to no displacement is as strong as ever, not only because it is 
the right thing to do, but also because it is the only thing to do.  First, were they to 
be displaced, there would be no place in Charlottesville for families to go.  
Second, as a private, not-for-profit organization, Piedmont Housing does not 
have access to the resources –relocation assistance, temporary rent subsidies 
and other funding – that a public housing authority might have. And finally, 
displacing residents, even temporarily, risks losing the project-based rent 
subsidies that make Friendship Court affordable for so many families. 

Many residents, understandably, see the economic integration that comes with a 
mixed-income community as a positive, if not for themselves directly, than 
certainly for their children.  They sense that some opportunities never make it on 
to the Friendship Court site.  They see living with people of various means and 
backgrounds as a way to learn about and take advantage of those opportunities.  
 
That said, some residents worry about clashes in lifestyle and culture as new 
residents move onto the redeveloped site. This is understandable, too, but 
experience around the country, particularly with redeveloped public housing 
sites, shows that mixed-income communities do work and can thrive.  We know 
that this will require a great deal of work on the part of Piedmont Housing, to 
promote connections, build understanding and bridge gaps between current and 
future residents.  As a not-for-profit with a thirty-three year history of good work in 
Charlottesville, Piedmont Housing is both committed and well positioned to do 
that work.  We know that mixed-income works, and we believe that, together, we 
can make it work at Friendship Court. 
 
Feedback from residents pointed to the need to plan for temporary community 
space, at least during the first phase of construction when the existing community 
center is demolished.  We don’t have that plan worked out yet, but will as part of 
the more detailed planning for Phase 1 of construction. 
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SYSTEM / HIERARCHY FOR RELOCATION OF HOUSEHOLDS 
In various meetings with Piedmont Housing staff and the design team, residents 
asked about turnover within the existing Section 8 units during redevelopment 
and how that might enable new Section 8 residents to move into  new buildings 
before current residents. There were also questions about what type of units 
residents will get to move into (i.e., if in a two bedroom unit now, will they get a 
two bedroom unit in the new development? If in a handicap unit now, will they get 
a handicap unit in the new development?) 

First, a note about the mix of new Section 8 units:  In order to preserve the 
project-based Section 8 rental assistance, we will need to replicate the current 
mix of Section 8 units in the new project.  Friendship Court’s 150 units are 
comprised of 80 two-bedroom, 54 three-bedroom and 16 four-bedroom units. 
The new Friendship Court will have the same mix of Section 8 units - 80 two-
bedroom, 54 three-bedroom and 16 four-bedroom. 

As for the newer Section 8 residents moving before longer-tenured residents, we 
just have not moved that far in our thinking to date.  It is a good question.  The 
answer will no doubt balance considerations of fairness, cost, disruption to 
families and, above all else, Section 8 regulations, because we must preserve 
the Section 8 rental assistance very nearly at all costs. 

 
THE MASTER PLAN AND THE STRATEGIC INVESTMENT AREA PLAN 
A few comments from non-residents focused on the continuous greenway as 
featured in the Strategic Investment Area (SIA) plan and its expression in the 
Master Plan in particular near the C buildings. Two comments focused on 
concerns about the implications for drainage, and near 6th and Monticello the 
presence of sustainability features.  

As noted above, redevelopment will see the implementation of an entirely new 
grading and drainage plan for the site. Wherever possible, our goal is manage 
stormwater primarily at ground level, rather than underground.  We will work to 
design stormwater swales to capture rainwater and to function as aesthetic 
streetscape amenities integrated into open space program, particularly along 
new internal streets. We plan to use innovative roadway and courtyard grading 
and drainage solutions and designs where practical. These include rain gardens, 
re-use of rainwater and vegetated drainage-collection areas. 
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 STREETS 
As mentioned above, residents’ reactions to the new street plan and site layout 
were generally very positive, for a variety of reasons. A few residents questioned 
the benefit of the new layout and how that option was chosen. 

The new street pattern arose from the sense that Friendship Court today is 
disconnected and isolated and from the idea that the new Friendship Court 
should be physically, economically, and socially integrated with the larger 
Charlottesville community. The new street pattern makes that physical 
connection. The new street pattern is also consistent with the SIA plan, which 
calls for the extension of Fourth Street south from Garrett Street to Monticello 
Avenue. 
 
The comment, “Seems like four separate developments and not a community,”  
may reflect anxiety about change felt by some residents.   It is understandable 
that some residents – like all of us at some time or another – are anxious about 
how it will be to live with new people from different backgrounds and 
experiences.  Most residents seem excited about the master plan – “I think what 
they’re doing is great – we need a change around here – can’t wait.” For those 
with concerns, we need to listen and understand and work with them to make 
change work for them, too. 
 
MANAGEMENT 
Comments regarding management written on Post-it notes and verbally 
expressed in meetings were consistent with previous feedback from residents, 
the Residents’ Association and Legal Aid Justice Center. There continues to be a 
desire for more responsive and equitable management of the property, not only 
in the future redevelopment, but. 
 
Our partners at National Housing Trust manage the business of Friendship 
Court, including hiring and supervising the property manager, Edgewood 
Management.  Piedmont Housing is working with National Housing Trust and 
Edgewood Management to address residents’ concerns sooner rather than later. 
As noted in the Master Plan, the next phase of resident engagement will include 
a focus on “quick wins,” positive changes that can be accomplished now, long 
before redevelopment begins. 
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NUMBER OF PEOPLE INVOLVED IN THE PROCESS 
The topic of resident involvement in the process was raised a couple of times, 
most notably in the meetings with the Advisory Committee, Residents’ 
Association, and Legal Aid. However, the perspectives came from widely varying 
points of view. Legal Aid and members of the Residents’ Association have said 
that the process has not been open enough. Resident members of the Advisory 
Committee have said that the process has been open and responsive but that 
not enough people have taken advantage of opportunities to engage. 

 
We have established several channels through which residents can participate in 
and learn about the master plan process.  These include a full-time community 
organizer on site, comment boxes, large community meetings, small group 
meetings, youth focus groups, in-home interviews, our advisory committee -- with 
seven members nominated and elected by residents -- and a project website.  
The draft master plan was delivered to every household, and we canvassed 
door-to-door to get feedback.  We believe the process to have been very open 
and transparent. 
 
A door-to-door canvass of all 150 households at Friendship Court was an effort 
to open yet another channel for feedback. With 57% of households responding, 
the channel offered the broadest look at resident reactions to the master plan. 
 
We continue to look for new ways to engage residents and to encourage their 
participation in the process.  Our youth leadership program – funded in part by 
the Jesse Ball duPont Fund – is underway now.  Designed to teach Friendship 
Court teens about land use, planning, environmental issues, and government, we 
hope that the program will produce a group of young leaders able to work with us 
and with residents through design development for each phase of construction.   
 
 
AMOUNT OF TIME FOR REDEVELOPMENT 
There were some comments from residents about the length of the 
redevelopment timeline. Some had concerns about living amidst construction for 
so long.  Many expressed a desire to see new units and spaces built sooner. 

The redevelopment timeline can be thought of as having two parts – 
predevelopment (roughly December, 2015 through summer, 2019) and 
construction (summer 2019 through 2029).  
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The predevelopment portion of the timeline is driven primarily by the agreements 
giving Piedmont Housing the opportunity to acquire a controlling interest in the 
property sometime after November 2018.  We are exploring the possibility of 
accelerating this part of the timeline, allowing us to start construction sooner. 

The construction portion of the timeline is long and is driven by several factors.  
The first is our commitment to no displacement and the limited open space 
available on the site right now.  We can only build two buildings in the initial stage 
of construction.  We can only build subsequent buildings as quickly as we move 
current residents into those two buildings, demolish the original buildings those 
residents just left, and build new buildings in their place. 

The second factor driving the current timeline is our commitment to economic 
integration building-by-building and across the site.  At 600 total units Section 8 
units will account for about 1/3 of all of the units built during redevelopment.  Our 
goal is to distribute those 150 units evenly through each building and across the 
entire site.  About 1/3 of the units in each new building will be set aside for 
current Friendship Court residents.  We think that this is important if we are to 
end the physical and economic isolation that characterizes Friendship Court 
today.  

This approach, though, comes at a price, as it means a much longer timeline for 
construction, higher costs for the project, and a longer wait for many current 
residents.   

The alternative is to move all 150 current residents into the first two new 
buildings (together, those buildings are planned to have 150 units.)  While this 
would greatly shorten the construction timeline, we find this approach 
unacceptable. 

A third factor driving the timeline for redevelopment is the current City zoning 
ordinance and its limits on density and building height.  The current ordinance 
permits construction of up to 505 dwelling units on the Friendship Court site and 
limits buildings heights to 50 feet, or about four stories. As noted in the Master 
Plan, an increase in the number of units from 480 to 600 will help to make the 
project financially feasible.  This can be accomplished simply by adding two 
floors to the four-story buildings permitted under the current zoning ordinance.  
(The taller buildings would be constructed on Second Street and Garrett Street.  
Buildings on Sixth Street, adjacent to the Belmont neighborhood would be three 
and four stories, as originally planned.) 
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The construction of six hundred units would serve another purpose.  The number 
of new buildings would remain the same, with more units in each building.  This 
would allow current residents to move from their existing units to new units more 
quickly, all while achieving a mix of affordable and market rate units in each 
building. 

  

HEIGHT OF BUILDINGS 
Comments about the height of buildings took two different forms, as expressed in 
the meeting with Legal Aid and written notes from the Community Open House. 
The concerns seemed largely rooted in questions around why low-rise 
development was not a viable option and how current residents will feel about 
living in a denser environment. Height was also raised as an issue at the 
Advisory Committee meeting, but it seemed to be coming from a desire to 
understand how it would feel given that it is different than the current layout. 

It is important to keep in mind that buildings of three to six stories are common in 
multifamily development, even here in Charlottesville.  Several new, market rate 
projects built or proposed here in Charlottesville are in buildings of similar height.  
The Gleason, our neighbor on Second Street, the Market Plaza project now 
underway just two blocks from Friendship Court, and City Walk are all examples 
of market-rate multi-story projects here.   

Low-rise development is not a viable option at Friendship Court for several 
reasons.  To build the number of units necessary to make the project financially 
viable, low-rise buildings would be expected to cover the entire site, leaving little if 
any room for green space, parking or amenities. It is unlikely that the number of 
low-rise buildings that would be necessary to achieve the necessary unit count 
could actually be built under current zoning regulations. 

It is unlikely that we could build enough low-rise buildings in a first phase of 
redevelopment to achieve our goals of economic integration and no displacement 
of current residents.  There simply is not enough open space on the site.   

The cost to construct low-rise buildings would be significantly higher, the result of 
higher infrastructure costs, the cost of building more foundations, roofs, and the 
like, and a longer construction period. 

Low rise buildings would mean fewer units per building, fewer residents able to 
move in any given phase, and so many more phases than contemplated under the 
current plan. Construction of low-rise buildings would require a significantly longer 
construction timeline, as the number of existing buildings made vacant in the prior 
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phase would limit the number of new builds constructed and occupied in any a 
subsequent phase.   

There is no doubt that the “feel’ of the buildings to be built will be different than 
experienced by residents of the existing buildings.  With better design, better 
finishes, more amenities and simply because they will be new, we believe that the 
new building will have a feel much better than the existing forty-year-old builds at 
Friendship Court today. 

WATER FEATURE 
Some concerns were raised during the Residents’ Association meeting about a 
water feature at Friendship Court in that it may duplicate something that already 
exists in local parks. There was also a recommendation at the NDS meeting to 
meet with the Parks Department to discuss their experiences with this amenity. 

Water features – a fountain, splash pad, sprinklers and the like – are often found 
in public spaces such as the proposed community green at Friendship Court.  
These features are attractive and fun, particularly to small children.  Kids love to 
splash in the water, and parents often find themselves in conversation with other 
parents there.  To Piedmont Housing and the design team, a water feature 
seems a great idea for kids and a great way to foster interactions among 
residents.  Residents preferring the pools and water features at City Parks are, of 
course, free to take their kids there. 
 
BASKETBALL COURT 
Concerns about the siting of the basketball court and the presence of an indoor 
court were raised at the Residents’ Association meeting. There were questions 
about the reasoning for an indoor court, access by non-residents to such a court, 
and opportunities for children to play outside. 

Indoor basketball courts are a common feature found in newer market rate 
projects, very popular among residents.  Access to indoor courts is typically 
limited to residents and their guests and we would expect the same at the 
redeveloped Friendship Court.   

Residents expressed a strong desire for an outdoor court and opportunities for 
kids to play outside.  There is ample room on site for an outdoor basketball court, 
and we are glad to work with residents to design and locate one on the 
redeveloped site.  
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MORE INFORMATION REQUESTED 
Items flagged here were either mentioned more than once or point to issues that 
have been raised previously during the Master Plan process. In general, these 
are larger topics. Some are tangential to redevelopment but have become part of 
the redevelopment conversation.  
 
SECTION 8 
There continue to be questions about Section 8 renewal. There seems a desire 
for greater clarity about the process for renewing the current contract set to 
expire in July 2018, an understanding of previous experiences with contract 
renewal, and a “back up plan” if renewal is not successful. 

Our often-stated goal is to preserve the Section 8 rental assistance for all 150 
families at Friendship Court.  Piedmont Housing is committed to renewing the 
current Section 8 contract for the longest term then available.  
 
We will work with our partners at National Housing Trust to try to connect 
Friendship Court residents with residents of other Section 8 projects who have 
experienced the renewal process.   
 
Residents’ concerns about a backup plan seem to be focused on what would 
happen in the immediate aftermath of expiration of the existing contract if a new 
contract is not yet in place. In that event, we would work with the lender (in this 
case, VHDA) to draw on existing project reserves to cover operating expenses in 
the “gap” while any issues with HUD were resolved. 
 
While we certainly understand residents’ concerns on this point, we believe that 
any interruption in Section 8 subsidies – temporary or permanent – is highly 
unlikely. 
 
CLEARER DECISION-MAKING PATHWAY 
There was a general desire to understand the process for major decisions shown 
in the plan. In particular, people felt there was a gap between “What we 
heard/learned + What that tells us” as articulated in the Resident Input section 
and the design decisions shown in the draft Master Plan document. They wanted 
the team to include “What were possible options” and to better articulate not only 
“What we decided” but also “Why.” It was expressed that more information could 
better help the residents’ participate in the conversation about redevelopment. 
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The point is a good one.  To the draft Master Plan presented in June, we have 
added a discussion of the decision pathways that lead us to the current master 
plan. We hope that the added sections will make the plan more accessible and 
transparent. 
 
THE NUMBERS 
In addition to understanding the decision behind a mixed income development, a 
desire was expressed at the Legal Aid meeting to understand how market rate 
works in terms of subsidization of other units, how this affects the proposed unit 
count, what are the constraints that are being negotiated, and where there might 
be opportunities for further discussion.  

We are working on this right now – how to make the numbers accessible in a 
way that is useful and that moves the conversation forward.  We will incorporate 
this discussion into future meetings with residents and with the Advisory 
Committee. 
 
ENGAGEMENT PROCESS 
There were questions from the Residents’ Association and Legal Aid/UACC 
about what opportunities lie ahead for residents to weigh in on specific things 
such as use of spaces, the look of spaces, and layout. 

We hope that resident engagement with Friendship Court redevelopment is 
ongoing.  As we move from the concepts in the Master Plan though development 
of detailed plans for each phase of the project, there will be ample opportunity for 
resident involvement. These opportunities include: quarterly community 
meetings, as well as regular meetings of the Advisory Committee, and on-site 
community organizer.  We look forward to working with residents to design 
amenities, spaces, and programs such as the early childhood center and 
workforce development.   
 
An important goal is the next stage of redevelopment is to effect those “quick 
wins” that can improve life for residents in the short term.  It seems obvious, but 
there is no way to make such a strategy work without substantial participation by 
residents. 
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INFRASTRUCTURE 
Infrastructure-related questions included questions about the traffic pattern of the 
streets, the ability of the underground infrastructure to support the increased 
development, and an understanding of how the green space will no longer be 
wet. 
 

There was also a specific suggestion that the streets plan be compliant with the 
City’s Streets that Work initiative. 

A review of existing infrastructure by the design team shows that utilities are 
available in sufficient capacity at Friendship Court to support the proposed 
redevelopment, and the need to assure uninterrupted utility services to residents 
during construction was an important consideration in shaping the phasing plan. 
The design team is very much aware of the Streets that Work initiative and 
committed to producing detailed plans that are aligned with the City’s goals. 

As noted above (and in the master plan), much of the green space along Sixth 
Street is now “wet;” poorly drained and subject to ponding in heavy rain events. It 
is important to keep in mind that the site will be almost entirely regraded during 
construction and an entirely new site drainage plan put in place.  The current wet 
condition is the result of poor planning done when the project was built in 1978.  
Redevelopment gives us an opportunity to correct the problem entirely.  
 
SECURITY 
There was one comment and a few questions about security, including access to 
the parking garages. 

At the master plan stage, we do not yet have detailed plans for security features 
on site.  We would expect security features to include those measures typically 
found at new market-rate projects.  These include detailed plans for site lighting, 
video cameras, and controlled access to buildings (and parking garages) by way 
of a key card system, with residents receiving an electronically coded card similar 
to those used in hotels.   
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PARKING 
The project will consist of a combination of on street parking, parking below 
ground and parking at street level. Parking is an area where costs and existing 
conditions will help to define the final approach and design. Plans for parking are 
still being developed. 
 
Parking is an enormously important and costly concern in urban settings and no 
less so here in the Master Plan for redevelopment of Friendship Court.  Surface 
parking – traditional parking lots – are by far the least costly parking solution, but 
they consume a great deal of space.  At Friendship Court, it would be possible to 
provide adequate parking in surface lots, but only at the expense of the vast 
majority of the green space shown in the master plan. 
 
Structured parking in multistory parking garages would require considerably less 
land area (and so preserve green space), but the cost of such a parking solution 
is prohibitive, and locating parking garages convenient to where people live can 
be a challenge.  
 
Our solution is to park underneath the buildings, whether in traditional podium-
style structures, in underground parking, or in some combination of the two.  
There are design implications for each of those approaches, as well as significant 
implications for cost.  We are working through those alternatives now. 
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Who are the design team?

Four firms make up the design team for the Friendship 
Court Redevelopment 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.

Who are PHA and NHT?
 
Piedmont Housing Alliance (PHA) is a non-profit 
organization that creates housing opportunities 
and build community through education, lending 
and development. National Housing Trust is a non-
profit organization formed to preserve and improve 
affordable multifamily homes for low and moderate 
income use.
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HOUSING TERMS
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These definitions are taken from the American 
Planning Association’s Glossary of Urban Planning 
Terms. 

Accessible or handicapped-accessible:
Accessible means easy to approach, reach, enter, 
speak with, or use. Handicapped-accessible means 
easy to approach, reach, enter, speak with, or use for 
a handicapped person or someone with a disability

Adaptive reuse:
Rehabilitation or renovation of existing building(s) or 
structures for any use(s) other than the present use(s).

Affordable housing:
Housing that has a sale price or rental amount 
that is within the means of a household that may 
occupy middle-, moderate-, or low-income housing. 
In the case of dwelling units for sale, housing that 
is affordable means housing in which mortgage, 
amortization, taxes, insurance, and condominium or 
association fees constitute no more than 28% of gross 
annual household income. In the case of dwelling 
units for rent, housing that is affordable means 
housing for which the rent and utilities constitute no 
more than 30% of gross annual income.

Agricultural use:
The employment of land for the primary purpose of 
obtaining a profit in money by raising, harvesting, 
and selling crops, of feeding, breeding, managing, 
selling, or producing livestock, poultry, fur-bearing 
animals, or honey bees, or by dairying and the sale of 
dairy products, by any other horticultural, forlicultural, 
or viticultural use, by animal husbandry, or by any 
combination thereof.

Amenity:
Aesthetic or other characteristics of a development 
(natural or man-made) that increase its desirability 
to a community or its marketability to the public. 
Amenities may include things such as a unified 
building design, recreational facilities, security 
systems, views, landscaping and tree preservation, 
attractive site design, permanent open space, public 
art, etc.

Architectural feature:
A part, portion, or projection that contributes to 
the beauty or elegance of a building or structure, 
exclusive of signs, that is not necessary for the 
structural integrity of the building or structure.

Area plan:
A plan that covers a specific sub-area of the city 
and provides a blueprint for future development of 
the area. The plan also identifies specific catalytic 
projects that will be undertaken to support that 
development. The plan provides policies and 
strategies based on shared values that will shape 
development for years to come. The plan also 
outlines an implementation strategy and framework 
for community partnership.

Base zoning district:
A portion of the city within which only certain land 
uses and structures are permitted and certain 
standards are established for development of 
land. When a base zoning district is combined with 
an overlay district for purposes of development 
regulation specifi city, the base (underlying) district 
regulations shall apply unless expressly superseded by 
overlay district provisions.

Block face or block front:
One side of a street or the building facades 
that make up one side of a street between two 
consecutive intersections. For example, a block face 
can be one side of a city block.

Brownfield:
Abandoned, idled, or underused industrial 
and commercial facilities/sites where expansion or 
redevelopment is complicated by real or perceived 
environmental contamination.

Buffer zone:
Districts established at or adjoining commercial-
residential district boundaries to mitigate potential 
frictions between uses or characteristics of use. 
Such district regulations may provide for transitional 
uses, yards, heights, off-street parking, lighting, signs, 
buffering, or screening.

Building Bulk:
The total volume of a structure.

Building code:
The various codes of the city that regulate 
construction and require building permits, electrical 
permits, mechanical permits, plumbing permits, and 
other permits to do work regulated by city code 
pertaining to building and building regulation.

Building envelope:
The volume of space for building as defined by the 
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minimum setbacks and the maximum allowable 
height.

Building footprint:
The outline of the total area covered by a building or 
structure’s perimeter at the ground level.

Building height:
The vertical distance of the highest point of the roof 
or any rooftop deck, fence, railing, widow’s walk, or 
other rooftop structure or feature above the mean 
finished grade of the 
ground adjoining the building

Building lot coverage:
An area within the property boundaries of a lot or 
tract within which an allowed building or structure 
may be placed (does not include paved surfaces).

Building mass:
The three-dimensional bulk of a building: height, 
width, and depth.

Building massing:
The way that three-dimensional forms are combined 
to make up the total building bulk.

Built environment:
The elements of the environment that are generally 
built or made by people as contrasted with natural 
processes.

Business Improvement District (BID):
A designated geographic area where property 
owners voluntarily collect annual assessments that 
are spent on projects that enhance the local business 
environment. These may include improvements to the 
streetscape, marketing efforts, business recruitment 
activity, and security programs.

Capacity building:
Building and demonstrating capacity to advance 
community plans through organizational 
development, community research, leadership 
development, partnership building, and planning 
for improved services and development projects. 
The process of building community partnerships and 
strengthening relationships and capacities requires 
engagement of a broad crosssection of community 
stakeholders in these activities, thereby establishing 
shared ownership.

Character:
Special physical characteristics of a structure 

or area (e.g. architecture, landscaping, natural 
features, open space, types and styles of housing, 
number and size of roads and sidewalks) that set 
it apart from its surroundings and contribute to its 
individuality.

Charette:
An intensive focused workshop in which 
designers, property owners, developers, public 
officials, citizens, environmentalists, and other 
stakeholders work together to brainstorm and 
envision potential projects of benefit to the 
community

Citizen participation:
The process through which citizens who live, work, 
invest or spend time in an area are actively involved 
in the development of plans and recommendations 
for that area.

City planning:
The decision-making process in which community 
goals and objectives are established, existing 
resources and conditions analyzed, strategies 
developed, and investments targeted and/
or development controls enacted to achieve 
these goals and objectives. The purpose of city 
planning is to further the welfare of people and 
their communities by creating beneficial, equitable, 
healthful, efficient, and healthy environments
for present and future generations

Commercial corridor:
A concentration of retail and commercial buildings 
usually located along a high traffic pedestrian and 
transportation corridor. 
Commercial corridors may be as little as two to
three blocks in length, or may extend to several miles 
along a main street or highway.

Commercial district:
A zoning district with designated land uses 
characterized by commercial office activities, 
services, and retail sales. Ordinarily these areas have 
large numbers of pedestrians and a heavy demand 
for parking space during periods of peak traffic.

 (Neighborhood) commercial district:
Small commercial areas providing limited retail goods 
and services (e.g. groceries and dry cleaning) for 
nearby residential customers.

Community character:
The image of a community or area as defined 
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by such factors as its built environment, natural 
features and open space elements, type of housing, 
architectural style, infrastructure, and the type and 
quality of public facilities and services.

Community garden:
A private or public facility or plot of land for 
cultivation of fruits, flowers, vegetables, or ornamental 
plants by more than one person or family. Community 
gardens enhance the character of a community.

Complete Streets:
Street rights-of-way designed and operated to 
enable safe, attractive and comfortable access and 
travel for all users. Pedestrians, bicyclists, motorists 
and transit riders of all ages and abilities are able to 
safely and comfortably move along and across a 
complete street.

Comprehensive plan:
A plan for development of an area which recognizes 
the physical, economic, social, political, aesthetic, 
and related factors of the 
community involved. The plan usually includes 
policy statements, goals, objectives, standards, 
strategies, catalytic projects, maps, and statistical 
data for the physical, social, and economic 
development, both public and private, of the 
community

Conservation district: 
A district established to provide a means of conserving 
an area’s distinctive atmosphere or character by 
protecting or enhancing its significant architectural or 
cultural attributes. 

Conservation district (neighborhood overlay): 
A district intended to accommodate unique land use, 
urban design, and other distinctive characteristics of 
older established neighborhoods. The district, used in 
combination with a base district, allows variations in 
permitted uses and site development regulation that 
are adapted to the needs of a specific neighborhood. 
The overlay is used to retain the character of earlier 
periods of development, stabilize and improve 
property values, encourage rehabilitation of existing 
housing, and to promote new construction that is 
compatible with the character of the area. 

Context sensitive development: 
Development that is sensitive and responsive to the 
context in which it occurs. This type of development 
seeks to balance development goals with other 

desirable outcomes (e.g. historic preservation, 
environmental sustainability, and the creation of vital 
public spaces). 

Context sensitive street design: 
A custom-tailored approach to street design that 
takes neighborhood context into account. Such 
design recognizes that once a high-speed or major 
arterial enters a community, a neighborhood, or a 
special, walkable district, it needs to transition into 
a more human-scaled design that obligates cars to 
drive in a slower, safer, more courteous and aware 
manner. Rights-of-way also need to be reapportioned 
to better serve the needs of pedestrians and better fi t 
the purposes of special districts. 

Contextual zoning: 
Zoning that regulates the height and bulk of new 
buildings, their setback from the street line, and their 
width along the street frontage, to conform with the 
character of the neighborhood. 

Corridor, environmental: 
An area of land usually bordering a water course 
or wetland identified as containing unique natural 
features that should be preserved for its inherent 
ecological importance, environmental education 
and/or passive recreation. 

Corridor, mixed-use: 
An area of land typically along a linear transportation 
route where a variety of land uses are permitted, 
including employment, shopping, and residential. 
These areas are intended to be pedestrian-oriented 
and accessible by public transit. 

Curb cut: 
A curb break, or a place or way provided for 
vehicular ingress (entrance) or egress (exit) between 
property and an abutting public street 

Demographics: 
Selected population characteristics as used in 
government, marketing or opinion research, or 
the demographic profiles used in such research. 
Commonly-used demographics include race, age, 
income, disabilities, mobility (in terms of travel time to 
work or number of vehicles available), educational 
attainment, home ownership, employment status, and 
area or location. Demographic trends describe the 
changes in a population over time

Density: The number of dwelling units or principal 
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buildings or uses permitted per net acre of land. 

Density bonus: 
The granting of the allowance of additional density in 
a development in exchange for the provision by the 
developer of other desirable amenities form a public 
perspective (e.g. public open spaces, plazas, art, 
landscaping, etc.). 

Design review: 
The evaluation of development projects against 
community standards and criteria, typically 
conducted by a specially established design review 
board or committee. Projects may be evaluated for 
their impact on neighboring properties, benefit to the 
community, architectural, site and landscape design, 
materials, colors, lighting, and signage. 

Destination retail: 
Retail businesses that generate a special purpose trip 
and that do not necessarily benefit from, or require a 
high-volume pedestrian location. Typically, destination 
retail acts as a market draw and/or anchor for other 
retail that stands to benefit from proximity to its 
customers. 

Development impact fee: 
A fee levied on the developer of a project by a city, 
county, or other public agency as compensation 
for otherwise-unmitigated impacts the project will 
produce. This fee is intended as total or partial 
reimbursement for the cost of providing additional 
facilities or services needed as a result of the new 
development (e.g. wider roads, new sewers, etc.). 

Development incentive: 
Measure that can be taken, usually by a 
governing agency, to encourage certain types of 
developments. 

Development standards:
A set of guidelines or defining parameters to be 
followed in site or building development. 

Diverse: 
Many or varied, may also mean multi-ethnic or multi-
cultural. 

Diversity: 
Cultural diversity encompasses the cultural differences 
that exist between people, such as social customs, 
language, dress and traditions, and may also refer 
to the way societies organize themselves, their 

conception of morality and religion, and the way they 
interact with the environment. 

Easement: 
A grant by a property owner to the use of land by the 
public, a corporation, or persons for specific purposes 
as the construction of utilities, sidewalks, drainage 
ways, or roadways. 

Environmental corridor: 
A linear landscape or topographic feature containing 
a concentration of natural and cultural resources, 
or combined features of water, wetlands, and 
steep topography of 12.5% or greater. The planning 
community has often modified or expanded 
this definition to meet state or federal planning 
requirements and to include scenic, recreational, and 
historic resources in urban or urbanizing environments. 

Facade: 
The face of a building. All wall planes of a building 
which are visible from one side or perspective. The 
front Facade faces and is most closely parallel to the 
front lot line. 

Facade (street-active, street-friendly): 
The portions of a Facade which face and are most 
closely parallel to a street lot line, that engage 
pedestrians and help to create street activity through 
features such as storefront windows, welcoming 
storefront signs, etc. 

Facade grants: 
A program that provides financial and business 
assistance to businesses and commercial property 
owners interested in renovating the street faces or 
public faces (principal facades) of their buildings. 

Feasibility study: 
An analysis of a specific project or program to 
determine if it can be successfully carried out. 

Floor area ratio (FAR): 
The total floor area of all buildings or structures on a 
zoning lot divided by the area of said lot. 

Gateway: 
An entrance corridor that heralds the approach of a 
new landscape, neighborhood, or area and defines 
the arrival point as a destination. 

Gentrification: The rehabilitation and resettlement of 
low- and moderate-income urban neighborhoods by 
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middle- and high-income professionals. 

Green building: Structures that incorporate the 
principles of sustainable design - design in which 
the impact of a building on the environment will 
be minimal over the lifetime of that building. Green 
buildings incorporate principles of energy and 
resource efficiency, practical applications of waste 
reduction and pollution prevention, good indoor air 
quality and natural light to promote occupant health 
and productivity, and transportation efficiency in 
design and construction, during use and reuse. 

Green infrastructure: 
A strategically planned and managed network 
of wilderness, parks, greenways, conservation 
easements, and working lands with conservation 
value that supports native species, maintains natural 
ecological processes, sustains air and water resources, 
and contributes to the health and quality of life of 
communities. 

Green space: 
An open urban space with plant life or the natural 
environment; also any natural area, landscaped area, 
yard, garden or park accessible to the public. 

Historic building: 
Any building that is historically or architecturally 
significant. 

Historic district: 
A district or zone designated by a local authority or 
state or federal government within which buildings, 
structures, appurtenances.

Historic landmark district: 
A geographically defined area possessing a 
significant concentration, linkage, or continuity of 
landmarks, improvements, or landscape features 
united by historic events or aesthetically by plan or 
physical development, and which area has been 
designated as an historical landmark district pursuant 
to procedures of the city code and ordinance. The 
district may have within its boundaries noncontributing 
buildings or other structures that, while not of such 
historic and/or architectural significance to be 
designated as landmarks, nevertheless contribute to 
the overall visual character of the district. 

High density land use: 
Compact or clustered development, resulting in a 
higher overall number of units built in the same area 

and possibly reducing the demand for development 
in other areas. Higher density development does not 
necessarily mean multifamily development or high-
rise buildings. Higher densities can be achieved by 
building homes on smaller lots, by building attached 
homes (rowhouses or townhomes) or by building 
multifamily structures (apartment buildings). But higher 
densities may be feared due to connotation with 
overcrowded housing in the late 19C. 

High intensity land use: 
High density street-oriented development (lively, 
diverse, engaging) that draws a large amount of 
foot traffic to an area. Densely developed urban 
neighborhoods may have a high intensity street layer 
of development comprised of one or more levels of 
retail, restaurant or entertainment uses, with quieter 
residential, office or studio levels above. 

High-rise building: 
A tall building or structure, typically a minimum of 
twelve stories, thus requiring mechanical vertical 
transportation. This building type includes a rather 
limited range of building uses, primarily residential 
apartments, hotels and office buildings, though 
occasionally they include retail and educational 
facilities. 

Historic preservation: 
The preservation of historically significant structures 
and neighborhoods until such time as, and in order 
to facilitate, restoration and rehabilitation of the 
building(s) to a former condition. 

Human scale: 
A design approach based on Greek and Roman 
architecture that used building mass and proportions 
that were related to the size of the human body. For 
civic spaces, combined height and width (mass) of 
buildings were monumental. 

Impact fee: 
A fee, also called a development fee, levied on 
the developer of a project by a city, county, or 
other public agency as compensation for otherwise 
unmitigated impacts the project will produce. 

Impervious (impermeable) surface: 
Any hard-surfaced (e.g. asphalt, concrete, roofing 
material, brick, paving block, plastic), man-made 
area that does not readily absorb or retain water, 
including but not limited to building roofs, parking 
and driveway areas, graveled areas, sidewalks, and 
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paved recreation areas. 

Incompatible land use: 
The proximity of one or more land uses to another use 
when the former is not compatible with the latter; for 
example, an odious factory next to a rose garden.  
Infill development: 
The construction of a building on a vacant parcel 
located in a predominately builtup area. The local 
zoning regulations determine whether the new 
building fits harmoniously into the neighborhood. 

Infrastructure: 
Facilities and services needed to sustain industry, 
residential, commercial, and all other land-use 
activities, including water, sewer lines, and other 
utilities, streets and roads, communications, 
transmission lines, and public facilities such as fire 
stations, parks, schools, etc. 

Innovation economy: 
Global economy where the ability to innovate in 
research, product development, manufacturing 
processes and market penetration, are the keys to 
survival and competitiveness. 

Land use: 
Land use is based on the functional differentiation 
of land for different human purposes or economic 
activities. Typical categories for land use are dwellings, 
industrial use, transportation, recreational use or 
nature protection areas. Use categories are assigned 
to individual land parcels, as established for zoning, 
real estate permitting, planning, and those aspects 
of environmental law as apply to such real estate 
matters. Urban land use categories usually place 
restrictions on building lot coverage, height, area and 
setbacks, etc., as well as economic activity. 

Leadership in Energy and Environmental Design (LEED):
 A certification program and the nationally accepted 
benchmark for the design, construction and operation 
of high performance green buildings. 

Light-rail transit: 
Street cars or trolley cars that typically operate 
entirely or substantially in mixed traffic and in non-
exclusive, at-grade-rights-of-way. Passengers typically 
board vehicles from the street level (as opposed to a 
platform that is level with the train) and the driver may 
collect fares. Vehicles are each electronically self-
propelled and usually operate in one or two-car trains. 

Liner buildings/uses: 
Buildings specifically designed to mask parking lots or 
garages from street frontage. 

Life Ventures Center: 
A youth-serving community group that connects 
young people to information and opportunities 
about future careers. The “Life Ventures Partnership” 
joins employers, organizations and institutions to 
accomplish three goals: (1) expose young people 
to the world of work; (2) educate them about the 
critical relationship between education and career 
choices; (3) teach skills essential to future success in 
the workplace, like teamwork, communications, and 
problem solving. 

Linear park or parkway: 
Park or parkway that is a lot longer than it is wide. 
Linear parks are often created from strips of public 
land next to rivers, creeks, canals, easements for 
electrical lines, former rail corridors, scenic highways, 
and shorelines. 

Live/work dwelling: 
A dwelling unit used for both dwelling purposes and 
any nonresidential use permitted in the zoning district 
in which the unit is located, provided that not more 
than two persons who do not reside in the unit are 
employed on the premises. 

Live/work space: 
Buildings or spaces within buildings that are used 
jointly for commercial and residential purposes where 
the residential use of the space is secondary or 
accessory to the primary use as a place of work. 

Local Landmark District: 
Historic district usually containing a number of National 
Register designated properties, requiring that site- and 
structure-specific guidelines be followed for repairs, 
exterior alterations, additions, and new construction. 

Main Street: 
A neighborhood shopping area sometimes having a 
unique character that draws people from outside the 
area. 

Mass transit: 
Passenger services provided by public, private, or 
nonprofit entities such as the following surface transit 
modes: commuter rail, rail rapid transit, light rail transit, 
light guideway transit, express bus, and local fixed bus 
routes. 
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Masterplan: 
A document that describes, in narrative and with 
maps, an overall development concept. The 
master plan is used to coordinate the preparation 
of more detailed plans or may be a collection 
of detailed plans. The plan may be prepared by 
a local government to guide private and public 
development or by a developer on a specific project. 
Example: The city planners checked to see if the 
zoning request complied with the city’s master plan. 
Example: The master plan for further development of 
the resort condominium is displayed in the sales office. 

Mixed-use development: 
The development of a tract of land or building 
or structure with two or more differing uses such 
as residential, office, retail, service, public, or 
entertainment, in a compact urban form. These types 
of developments can result in measurable reductions 
in traffic impacts. 

Multimodal transportation options: 
The availability of multiple transportation options 
designed to work safely and efficiently within a system 
or corridor, e.g., streetcar, bus, automobile, bicycle, 
walking 

National Register of Historic Places: 
The listing maintained by the US National Park Service 
of areas that have been designated as historically 
significant. The Register includes places of local and 
state significance, as well as those of value to the 
nation in general. 

National Register structure or district: 
A property or area that has been added to the 
official list of properties significant in American history, 
architecture, archeology, engineering, or culture for 
use in local preservation planning efforts. 

Neighborhood character: 
The atmosphere or physical environment which is 
created by the combination of land use and buildings 
within an area. Neighborhood character is established 
and influenced by land-use types and intensity, traffic 
generation, and also by the location, size, and design 
of structures as well as the interrelationship of all these 
features. 

Neigborhood Improvement District (NID): 
A designated geographic area where property 
owners voluntarily collect annual assessments that are 
spent on projects that will enhance the neighborhood 

environment. These may include improvements to 
local parks, landscaping, streetscaping, lighting, 
identity features or security programs. 

New Urbanism: 
The process of reintegrating the components of 
modern life - housing, workplace, shopping, and 
recreation - into compact, pedestrian-friendly, mixed-
use neighborhoods linked by transit and set in a larger 
regional open space framework. Initially dubbed 
“neotraditional planning,” the principles that define 
new urbanism can be applied successfully to infill and 
redevelopment sites within existing urbanized areas. 

Open space: 
An area of land that is valued for natural resources 
and wildlife habitat, for agricultural and forest 
production, for active and passive recreation, and/
or for providing other public benefits. Open space in 
urban areas, is also defined as any public space not 
dedicated to streets or parking. 

Overlay district: 
Overlay districts or zones are special zoning districts 
where new developments and redevelopments 
must follow design guidelines, requirements and/
or restrictions established by the City. Typically, this 
is an area where certain additional requirements 
are superimposed upon a base zoning district or 
underlying district and where the requirements of the 
base or underlying district may or may not be altered. 

(Site Plan Review) Overlay District: 
A Site Plan Review Overlay District retains the 
regulations of the underlying zoning district and adds 
design and use standards. 

(Neighborhood Conservation) Overlay District: 
A Neighborhood Conservation Overlay District 
replaces the requirements of the underlying zoning 
district with performance standards, and modifies the 
range of permitted uses. 

Park, neighborhood: 
A park which serves the population of a 
neighborhood and is generally accessible by bicycle 
or pedestrian ways. 

Park, public: 
A land use designed principally to offer recreation, 
passive or active, the public. 

Parking, shared: 
A public or private parking area used jointly by two or 



FRIENDSHIP COURT REDEVELOPMENT MASTER PLAN APPENDIX

more businesses, retail shops, etc. 

Pedestrian-friendly: 
The density, layout, and infrastructure that 
encourages walking and biking within a subdivision or 
development, including short setbacks, front porches, 
sidewalks, and bike paths. 

Pattern language: 
The patterns that make up an architectural design 
language, usually based in the customs and 
preferences of a people, place or culture, also a 
placed-based and cultural history of architectural 
design. 

Pervious (permeable) surface: 
A surface that presents an opportunity for 
precipitation to infiltrate into the ground by virtue 
of the surface material’s porous nature or by large 
spaces in the material (e.g. gravel, stone, crushed 
stone, open paving blocks). 

Place-based assets: 
Assets that are specific and attributable to a place or 
locale, or that characterize or differentiate an area. 
Traditional assets may be geographic, as in proximity 
to mountains, lakes and rivers; economic as in the 
home of a team or a company; historic as in the 
birthplace of a national figure or the place where an 
event occurred. Less tangible but equally important 
assets may be livability, intellectual capital, or creative 
culture. 

Placemaking: 
Creating squares, plazas, parks, streets, and 
waterfronts that attract people because they are 
pleasurable or interesting. Landscape plays an 
important role in the placemaking design process.

Planned Development: 
A Planned Development is a special zoning district 
where written project descriptions, development 
standards, use restrictions, and site plans become 
the zoning regulations which control how a specific 
parcel(s) of land can be developed and used. 
This is usually done in two phases, the General Plan 
Development (GPD) which establishes an overall land 
use plan, and the Detailed Plan Development (DPD) 
which establishes architectural and site design. 

Planned Unit Development (PUD): 
A development guided by a total design plan in 
which one or more of the zoning or subdivision 
regulations, other than use regulations, may be 

waived or varied to allow flexibility and creativity in 
site and building design and location, in accordance 
with general guidelines. 

Public art: 
Public art refers to art placed in public settings 
for the purpose of enriching the community by 
evoking meaning in the public realm. Public art 
can take a variety of forms: (1) Architectural design 
elements (carvings, embedded relief sculptures); 
(2) Landscape features; (3) Streetscape design 
(benches, artist gardens); (4) Sculptures (site-specific 
monumental works); (5) Civic enhancement projects 
(placed symbols, wayfinding signs and markers); (6) 
Exhibits, extemporaneous performances, indigenous 
artwork “found objects” located in public spaces; 
(7) Community Art (engravings, murals, vernacular 
pieces); (8) Ephemeral Art (sidewalk poetry, ice 
sculpture). 

Public open space: 
Open space owned and maintained by a public 
agency for the use and benefit of the general public. 

Public realm: 
The region, sphere, or domain within which anything 
occurs, prevails, or dominates available to anyone. 
From a land use standpoint, public realm is all public 
open space and rightsof-way (streets, sidewalks, 
alleys, hike and bike trails, etc.); also public space 
that is formed by architecture or landscape features 
to create commons, courtyards, quadrangles, urban 
parks, etc. 

Public transportation: 
Services provided for the public on a regular basis 
by vehicles such as bus or rail on public ways, using 
specific routes and schedules, and usually on a fare-
paying basis. 

Purchasing power: 
The ability to purchase goods and services, generally 
measured by median household income, also retail 
spending per square mile. City strengths (including 
dense population, the high concentration of workers, 
and consequent high concentration of earned 
income) translate into higher purchasing power per 
square mile for retail necessities, including food at 
home, apparel and home furnishings. 

Quality of life: 
The attributes or amenities that combine to make 
an area a good place to live. Examples include 
the availability of political, educational, and social 
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support systems; good relations among constituent 
groups; a healthy physical environment; and 
economic opportunities for both individuals and 
businesses. 

Rails-to-trails:
Former rail corridors that have been converted to 
paths designed for pedestrian, bicycle, skating, 
equestrian, and occasionally light motorized traffic. 
Most are multiuse trails offering pedestrians and 
cyclists recreational access (hike and bike trails) and 
right-of-way to these routes. 

Redevelopment: 
Any proposed expansion, addition, or major Facade 
change to an existing building, structure, or parking 
facility or proposed development on a formerly 
occupied site. 

Redevelopment plan: 
A redevelopment plan is a program for large-scale 
change in the use and character of a renewal district. 
This fundamental change may involve actions of 
a redevelopment authority, and may include job 
creation, blight elimination, property acquisitions by 
eminent domain, large and small-scale land assembly, 
targeted investments, increases in property values, 
and related improvements to neighborhood identity 
and character that require political support and 
community partnership. 

Regional planning: 
Regional planning is the science of efficient 
placement of infrastructure and zoning for the 
sustainable growth of a region. Advocates for regional 
planning promote the approach because it can 
address region-wide environmental, social, and 
economic issues which necessarily require a regional 
focus. 

Remediation: 
The action or measure taken, or to be taken, to 
lessen, clean-up, remove, or mitigate the existence of 
hazardous materials existing on the property to such 
standards, specifications, or requirements as may be 
established or required by federal, state, county, or 
city statute, rule, or regulation. 

Revitalization: 
Re-establishing the economic and social vitality of 
urban areas through infill, legislation, tax incentives, 
commercial development, etc., within existing urban 
areas to take advantage of existing investments in 

infrastructure and reduce the negative impacts of 
urban sprawl. 

Right-of-way: 
A public or private area that allows for the passage of 
people or goods. Right-of-way includes passageways 
such as freeways, streets, bike paths, alleys, and 
walkways. A public right-of-way is dedicated or 
deeded to the public for public use and is under the 
control of a public agency.

Riparian habitat: 
A habitat for plants and animals that is strongly 
influenced by water and that occurs adjacent to 
streams, rivers, shorelines and wetlands. 

Riparian owner: 
One who owns land bounding upon a lake, river, or 
other body of water, whose ownership rights include 
access to the river and use of its waters, or riparian 
rights. Riparian ownership may in some instances 
extend from the river bank to the center point of the 
river or “thread of the stream.” 

Riverwalk: 
A publically owned or privately owned way, 
generally open to the sky and unobstructed by 
buildings, that runs along the river edge and is open 
to the public during specified times. It may include 
any combination of open space, paved areas, 
landscaped areas, pedestrian paths, and pedestrian 
furnishings. 

River trail: 
A trail is a footpath or extended trek through a 
wilderness or wild region; as, an Indian trail along the 
banks of the river. A river trail may be an unpaved 
“soft trail” that may have originated from common 
use, or may be a moderately surfaced trail placed to 
reinforce or modify an existing pathway. 

Sense of place: 
The characteristics (constructed and natural 
landmarks, social and economic surroundings) of a 
location, place, or community that make it readily 
recognizable as being unique and different from its 
surroundings and that provide a feeling of belonging 
to or being identified with that particular place. 

Setback: 
The minimum distance by which any building or 
structure must be separated from a street right-of-way 
or lot line. 
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Smart growth:
Smart growth focuses on the long-term implications 
of growth and how it may affect the community, 
instead of viewing growth as an end in itself. 
It is designed to create livable cities, promote 
economic development, and protect open spaces, 
environmentally sensitive areas, and agricultural lands. 

Social network: 
A social structure made up of nodes or clusters (which 
are generally individuals or organizations) that are 
tied or connected by one or more specific types 
of interdependency, such as values, visions, ideas, 
financial exchange, friends, kinship, dislike, conflict, 
trade, or web links. These nodes or clusters may be 
reinforced by overlapping interests, geographic 
proximity (villages, towns, etc.), or common history. 

Special district or contextual district: 
Certain zoning districts are called special districts or 
contextual districts, because they aim to guide the 
character and appearance of new development. 
Special districts often are empowered to tax residents 
of the district, usually by a property tax but sometimes 
an excise or sales tax, for the services they provide. 

Streetcar: 
A rail borne vehicle, lighter than a train, designed for 
the transport of passengers (and/or, very occasionally, 
freight) within, close to, or between villages, towns 
and/or cities, primarily on streets. 

Street edge (also called continuous street edge or 
continuous building edge): 
The vertical face formed by building facades, street 
trees, and screening walls that is aligned along a 
street and forms a comfortable people-scaled space. 

Street grid system (also called multi-modal street grid 
system): 
A street system based upon a standard grid pattern 
(i.e. checkerboard blocks) with streets running at right 
angles to each other; however, offset intersections, 
loop roads, and cul-de-sacs as well as angled or 
curved road segments may also be used on a limited 
basis. The block pattern is characterized by regular 
(i.e. rectangular or trapezoidal) blocks and irregular 
polygons do not predominate. The grid system is the 
dominant spatial arrangement in cities. 

Street hierarchy system: 
An urban design technique used to separate 
automobile through-traffic from development areas. 

The street hierarchy completely eliminates all straight-
line connections between arterial roads, whereas 
arterials in a traditional grid plan are connected by 
dozens of through streets. The street hierarchy system 
is the dominate spatial arrangement in suburbs and 
exurbs. 

Streetscape: 
The treatment of space between buildings and street 
that defines the public realm. Streetscape elements 
may include building frontage/Facade, public art, 
outdoor cafes, transit stops or shelters, landscaping 
(trees, planters, fountains, etc.), sidewalk pavers, 
special embedded street paving, street furniture 
(benches, kiosks, etc.), signs, awnings, and street 
lighting. 

Street wall: 
The wall or part of the building nearest to the street or 
property line.

Sustainable development: 
Development that maintains or enhances economic 
opportunity and community well-being while 
protecting and restoring the natural environment 
upon which people and economies depend. 
Sustainable development meets the needs of the 
present without compromising the ability of future 
generations to meet their own needs. 

Targeted Investment Neighborhood (TIN): 
The Targeted Investment Neighborhood (TIN) Program 
is a neighborhood revitalization strategy in which 
the City of Milwaukee, working with a neighborhood 
community partner, focuses resources in a relatively 
small area (6 to 12 city blocks) in an effort to stabilize 
and increase owner-occupancy, provide high 
quality affordable rental housing, strengthen property 
values and improve the physical appearance of 
the neighborhood. The program includes forgivable 
loans for home rehab and rent rehab and incentives 
for owners to buy investment properties in the 
neighborhood. 

Tax incremental financing (TIF): 
An economic (re)development tool used by 
municipalities to  leverage private development 
investment. TIF allows cities to capture increased tax 
revenues generated by economic development 
projects and to use this money to pay back city 
funds injected at the front end of the development, 
most often for public infrastructure (e.g. streets, 
sewer, environmental remediation or other site 
improvements). Tax increment financing (TIF) district: 
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A district established to facilitate redevelopment 
and stimulate new investment in deteriorating areas 
or potentially problematic sites. TIF districts enable a 
municipality to borrow against the future tax revenues 
of an area to fund a variety of costs associated with 
the redevelopment process. During the time a TIF is 
in place, all affected local taxing bodies continue 
to receive their shares of taxes on the initial assessed 
valuation of the district. Only the additional tax 
revenue, or increment, is used to fund redevelopment 
expenses. TIF funds can be used to pay for property 
acquisition, site preparation, utility connections, 
building rehabilitation, infrastructure improvements, 
amenities, environmental cleanup, financing charges, 
etc. 

Traditional neighborhood development: 
A development that exhibits several of the following 
characteristics: alleys, streets laid out in a grid system, 
buildings oriented to the street, front porches on 
houses, pedestrian-orientation, compatible and 
mixed land uses, a recognizable ‘village’ center, and 
clearly defined edges. Optimum size for this type of 
development is a quarter mile from center to edge.

Traffic calming: 
Measures taken to reduce the adverse impact of 
motor vehicles on built-up areas. Traffic calming 
usually involves reducing vehicle speeds, providing 
more space for pedestrians and cyclists, and 
improving the local environment and safety by 
installing speed bumps, traffic circles, alternate paving 
materials at crosswalks, etc., to slow traffic. 

Transit-oriented development (TOD):
Moderate- to high-density mixed-use communities 
within an average 2,000 foot walking distance of a 
transit stop and core commercial area. TODs mix 
residential, retail, offi ce, and public uses in a walkable 
environment, making it convenient for residents and 
employees to travel by public transit, bicycle, foot, 
or car. Development in such areas is designed to 
make transit use as convenient as possible TOD Node: 
Balanced, mixed-use clustering of land uses within a 
pedestrian-friendly district connected to transit that 
enables transit riders to purchase goods and services 
within a quarter-mile or five minute walking radius of 
a transit station, thus eliminating need for automobile 
trips. Typically, a TOD Node will support a higher 
density (dwelling units per acre) than the surrounding 
land use. 

Urban agriculture: 
The sustainable practice of cultivating, processing, 

and distributing food in a village, town, or city. 
Urban farming is practiced for income-earning, 
food-producing, recreation, and relaxation. Urban 
agriculture contributes to food security and food 
safety by increasing the amount of food available to 
people living in cities, and providing fresh vegetables, 
fruits, eggs, and meat products to urban consumers. 

Urban design: 
The attempt to impose a rational order or to give 
form, in terms of both beauty and function, to 
selected urban areas or to whole cities. Urban design 
is an effort to make an urban area or whole city 
comprehensive, functional, and aesthetic through the 
articulation of its parts. 

Urban sprawl: 
The spreading out of a city and its suburbs over rural 
land at the fringe of an urban area. Residents of 
sprawling neighborhoods tend to live in single-family 
homes and commute by automobile to work school, 
shopping, recreation, etc. 

Urban-to-rural transect: 
A place-based planning model for the built 
environment based on a series of zones that transition 
from rural farmland to dense urban core. Each 
zone has its own development code that provides 
a framework for mixed-use; can be used to control 
and promote growth in certain areas; is intended to 
increase pedestrian life, local safety, and community 
identity; and provides tools to protect and restore 
natural environments. 

View corridor: 
A three-dimensional area extending out from a 
viewpoint upon which no building may encroach. 
View corridors are established by city ordinances 
which impose height restrictions so that no structures 
block a city view amenity. Typically, view corridors 
preserve the view of landmarks from key points of the 
city. 

Walkability: 
The measure of the overall walking conditions in an 
area, also the extent to which the built environment is 
friendly to pedestrians. Increased walkability has been 
proven to have individual and community health 
benefits, as well as economic benefits.

Wayfinding: 
The ways in which people orient themselves in 
physical space and navigate from place to place. 
Wayfinding can include signage or other graphic 
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communication, tactile elements, and provisions for 
special-needs users to help users choose a path within 
the built environment. 

Workforce development: 
A relatively wide range of policies and programs 
related to learning for work and acquiring skills 
needed to enter the workforce, such as youth 
vocational training, organization-based training, 
adult training and retraining, and related 
employment initiatives. The term has become more 
important, focusing on five converging concepts: 1) 
globalization, 2) technology, 3) the new economy, 4) 
political change, and 5) demographic shifts.

Zoning:
Legislative regulations by which a municipal 
government can control the use and characteristics 
of buildings and land within its boundaries. Zoning 
laws consist of two parts: text which spells out specific 
regulations for each zoning district and maps that 
show where each district applies. It has become, 
in the United States, a widespread method of 
controlling urban and suburban development (e.g., 
density, nuisance, etc.) and is also used to correct or 
compensate for defects of existing plans. 
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Introduction 

Timmons Group was invited, as a part of the overall Master Plan team, to provide a study of the existing 

infrastructure and soils for the parcel that is currently known as Friendship Court.  The study’s purpose 

was to evaluate the current infrastructure’s availability and capacity,  examine specific infrastructure 

needs during phasing with the Master Plan, and evaluate the impact existing and proposed 

infrastructure constraints will have on the redevelopment’s ability to meet the zoning ordinance 

requirements. 

 

Image 1: Existing Conditions of Friendship Court site, based on City of Charlottesville GIS 



Existing Infrastructure Capacity 

The existing infrastructure was evaluated throughout Friendship Court, with information gathered from 

existing drawings, City records, and site visits.  The soils were evaluated based on existing boring data, 

provided from a foundation study for the existing structures by Underhill Engineering, dated November 

16, 2015. 

The infrastructure that runs within Friendship Court will need to be phased out during the 

redevelopment.  The age of the infrastructure (over 40 years), is most likely nearing the end of its life 

and is best to be replaced now, as a part of the phased redevelopment plan.  This will ensure that the 

on-site infrastructure is sized appropriately for the approximately 600 unit development, but also 

disallow the existing infrastructure from shaping the planning efforts to provide the best layout.  The 

strategy to phase the project so that no residents will be displaced until there is a new home available 

for that resident, provides a clear guide for where the new infrastructure will start and what its 

trajectory will be through the future. 

Water and Sanitary Sewer (Public Works) 

Currently, public water and sewer are available to the site.  Both services are provided by the City of 

Charlottesville’s Public Works Department, who purchases capacity from the Rivanna Water and Sewer 

Authority.  These utilities are available to the site on three of the four streets: Garrett Street, 6th Street, 

and Monticello Avenue.   

The existing waterline infrastructure is such that it can support the flow and pressure needs of the new 

development.  The surrounding waterlines are sized appropriately, with 12 inch lines available along the 

three streets.  The site is currently connected to the waterline in Monticello Avenue, with a single water 

meter serving the site.  Besides for the on-site infrastructure, none of the existing water mains are 

expected to require relocation.   

During the phased redevelopment, new service should be pulled from the nearest water main, with 

each new building using its own meter.  Fire protection can also be pulled from the existing water mains, 

serving the building’s needs, as well as exterior hydrants around the site.  This will allow the existing 

waterline to be kept intact as much as possible, preserving service to the existing buildings during the 

phased development.  There are certain phases that may require construction of portions of waterlines 

due to new buildings and associated site improvements compromising portions of the existing lines. 

The existing sanitary infrastructure also runs along the three streets, with the point of confluence being 

at the southeast corner of the Friendship Court site, near the corner of Monticello Avenue and 6th 

Street.  If the first phase of development, pushes to the property line along Sixth Street, it will be 

necessary to relocate the sanitary main that runs parallel to 6th Street in the existing green space.  If that 

line is to be relocated it could be relocated into the 6th Street Right of Way, removing it from the 

buildable on site area completely.  However, due to the elevation difference (up to 16 feet) between the 

street and the property, as well as the additional cost associated with installing it in the right of way, it 

may be necessary that the existing line be relocated at the toe of the slope, down from 6th Street or to 



the Phase I building’s west, eventually locating it between the two buildings that make up the northeast 

quadrant of the development. 

During investigation of existing drawings in the City’s records, it was discovered that there may be two 

sanitary lines running through this area, one on each side of Pollocks Branch.  Drawings from the Garrett 

Street Development project, dated March 22, 1977 show the existing sanitary line run from Garrett 

Street down to Fuller Street (now, Monticello Avenue).  This line ranges in size from 8”-18”.  Additional 

drawings, from May 13, 1977 show a proposed 8” line, running on the west side of Pollocks Branch, 

serving the then new Garrett Street Project community, connecting at the corner of what is now 

Monticello Avenue and 6th Street.  Site inspection and discussion with Public Works only show a single 8” 

sanitary line running parallel to 6th Street. 

Neither of the above mentioned lines match the City’s GIS or the records that Public Works has on hand.  

Furthermore, from site inspection it appears that only a single sanitary line runs along the east side of 

the site.  The sanitary line observed through site inspection has been used to analyze the utility phasing 

of the Master Plan. 

Storm Drainage 

The existing on site storm system, per existing drawings dated May 24, 1977, is shown tying in to the 

existing storm system at three locations, surrounding the area.  The existing pipes throughout the site 

are generally shallow (5’ or less) and relatively small, mostly made up of 12” and 15” pipes.  However, 

once you transition towards the south, from the clubhouse, the pipe begins to get deeper and larger, 

with one run of 24” pipe and two runs of 30” pipe, before collecting in Pollock’s Branch, a 6’x6’ box 

culvert.  Per the 1977 drawings, the 30” pipe is shown to tie into the 6’x6’ box culvert at its top.  

Analyzing the design drawings and the inverts along Pollocks Branch, against the GIS data, it appears to 

place Pollocks Branch approximate 16’-18’ below the ground level.   This depth range was verified at one 

of the inlets located within the green space during a site visit. 

Pollock’s Branch runs through the Friendship Court site, along the eastern edge at the bottom of the 

slope off of 6th Street.  The overall drainage area to this point includes area as far to the west as 4th 

Street NW, to the north extending up to portions of High Street, and to the east as far as 7th Street NE.  

The total drainage area is approximately 90-100 acres, with the majority of the surface being 

impervious, as this area encompasses a very urban portion of the City of Charlottesville, including the 

Downtown Mall. 

Site inspection and evaluation of Pollock’s Branch with a rover, yielded that the existing culvert was in 

good condition and was not in need of any immediate repairs.  Due to the expense of relocating the line 

in its entirety (approximately $1,200 per linear foot), minimal relocation is suggested.   

Currently, there are three options that can be considered, regarding Pollock’s Branch.  The first option is 

to build the site around the culvert.  This is achieved in the northeast quadrant by holding the building 

off the existing line, creating green space between the building and 6th Street, while the buildings 

located in the southeast quadrant would be built on both side of Pollock’s Branch, allowing it to pass 



through a proposed courtyard.  The second option would be to relocate the north half of the line to the 

toe of the slope off of 6th Street, allowing the building to be pushed closer to 6th Street, but not up to the 

property line.  The third option would relocate the the north half of the box culvert to the west, allowing 

the northeast quadrant of buildings to be built around it, while the building can be brought up to the 

property line at 6th Street.   

Preliminary Geotechnical Commentary 

The currently developed site is under planning stages to propose construction that will consist several 

new building on the site, ranging from four-story to six-story.  Some underground parking garages will 

also be constructed.  The taller building is expected to be constructed on the northwest portion of the 

site.  Existing structures will be demolished.  The construction will start on the east portion of the site 

(currently grass-covered area), then proceed to the northern portion of the site, then to the south. 

Geotechnical Observation 

The site currently includes 22 buildings, which are primarily located in the western and central portions 

of the site.  A large grass lawn is present on the eastern portion of the site. 

Timmons Group reviewed a Geotechnical Engineering Report by Underhill Engineering, dated November 

16, 2015 (Underhill Project No. 15004), which included 17 soil borings performed at the referenced site.  

The following is a summary of subsurface conditions based on a review of the report. 

In western and central portions of the site, the borings typically encountered relatively shallow fill 

ranging from 1 to 6 feet in thickness.  The fill is underlain by relatively stiff residual soils and weathered 

rock (disintegrated rock).  The fill contained some debris, consisting of asphalt fragments, brick 

fragments, and roots. 

In the grassed lawn area, on the eastern portion of the site, borings typically encountered greater fill 

thicknesses, ranging from 7 to 13 feet.  The fill is underlain by alluvium.  The alluvium is underlain by 

residual soils.  The fill in the east portion of the site contained significant debris, consisting of burnt 

wood fragments, brick fragments, asphalt fragments, and layers of topsoil.  The grass area in the eastern 

portion of the site may have been a waste area for topsoil strippings during the original construction. 

Geotechnical Analysis 

In western and central portions of the site, where existing fill depths are relatively shallow, it is likely 

that future light to moderately heavy structures can be supported on shallow foundations.  We expect 

that existing fill will not be suitable for foundations support and will require over 

excavation/replacement below the foundations, so that foundation loads bear on the competent, 

undisturbed residual soils.  Existing fill should be evaluated on a case-by-case basis to determine if it is 

suitable for support of concrete slabs-on-grade for these structures. 

In the eastern portion of the site, where fill depths typically range from 7 to 13 feet, we expect that soil 

improvement techniques will be required below future building foundations.  This assumes that mass 



excavation and replacement of underlying fill and alluvium is not economically feasible compared to soil 

improvement measures.  A common soil improvement technique is the installation of compacted 

aggregate piers, such as Geopiers (by Geostructures, Inc.) or Vibro-piers (by Hayward Baker).  These soil 

improvement elements would need to bear below the fill and alluvium.  Specialized measures will also 

likely be required for building slabs-on-grade.  We expect that structural, reinforced slabs supported on 

grade beams may be required.  The grade beams could be supported on compacted aggregate piers. 

The above information is provided for preliminary planning purposes only.  A detailed design-phase 

geotechnical exploration should be conducted in the future building areas to develop design-phase 

geotechnical recommendations. 

Adjacent Development Considerations 

As a central component of the Strategic Investment Area (SIA) Plan, it is important to note how the 

Friendship Court property fits within its area’s context, including building heights and densities, as well 

as dwelling units per acre (DU/acre).  As such, it is important to note the surrounding areas, as the 

project borders four streets, each with a context that should be noted throughout the design and 

development process. 

To the South, the Ix property is currently undergoing its own internal planning process, as it currently 

only features one-story buildings.  Along the edge of Garrett Street the Ix property features a single 

warehouse building, accessed off an extension of 2nd Street.  The Charlottesville Redevelopment and 

Housing Authority (CRHA) also holds a piece of property on the corner of Monticello Avenue and 6th 

Street.  This parcel, slightly more than seven acres, is accessed off of 6th Street and features 25 units (3.4 

DU/acre), among the two story buildings.  These properties, along with Friendship Court, are a part of 

the City’s SIA Plan. 

Across 6th Street, the property is bordered by detached single family housing.  These houses are located 

along Belmont Avenue and Hinton Avenue, establishing lower density housing in the City, as you move 

to the east.  Extensions, either vehicular or pedestrian of Belmont Avenue and Hinton Avenue would 

assist in establishing blocks and neighborhoods within the Friendship Court parcel.   

The north side of Garrett Street features two developments, one constructed (Norcross Station) and one 

under design (Glass Building Site).  These sites bridge the downtown area, north of the railroad, 

transitioning to the Strategic Investment Area.  Norcross Station features 88 units, in four-story buildings 

(50’ in height), with a density of 68.75 DU/acre.  The Glass Building site has submitted an application for 

a Special Use Permit that would allow 229 units, in a nine story building (101’ in height), with a density 

of 168 DU/acre.   

The west side of subject parcel is bordered by The Gleason, ACAC, and additional office space.  ACAC 

and the office buildings are five stories and 70 feet in height.  The Gleason is comprised of six stories, 

measuring 75’ in height, with 38 units (developed at the by right density of 43 DU/acre).   

 



 

Image 2: Friendship Court Context Analysis of Adjacent Development (provided by Stantec) 

Additionally, opposite of Friendship Court, at the intersection of Monticello Avenue and 2nd Street, the 

Charlottesville Redevelopment and Housing Authority also owns Crescent Hall.  The single building on 

the site, measures 85’ in height over its eight stories, with 105 units (44.19 DU/acre). 

Zoning Ordinance Considerations 

While the Strategic Investment Area (SIA) Plan has been adopted by the City, there are potential 

inconsistencies with what is possible under the current zoning ordinance.  These items should be 

considered, as the City is planning to audit the existing ordinance, with one goal of that audit being to 

better facilitate the redevelopment of the parcels that make up the SIA. 

The items that should be considered are density, parking, and building height.  In addition to these 

items, it may be worth exploring the limits of the Parking Modified Zones within the City, as the 

Friendship Court parcel sits just outside of this area. 

Currently, the City only allows Special Use Permits to be applied for if a Mixed Use Building is being 

proposed, where 25% of the site is for uses other than residential units.  This disallows any increase 



from the by-right maximum of 43 DU/acre, additional height, or parking revisions without adding 

commercial, retail, or office to the site.   

Parking requirements should be considered, based on the demands of the market, particularly as the 

City of Charlottesville continues to become more pedestrian friendly, offering multi-modal forms of 

transportation, versus being car-centric.  Currently, there is a Special Use Permit application along West 

Main Street, that requests zero parking spaces for units less than 550 sf and 0.5 spaces for all other 

units.  Parking needs for Friendship Court should be based on what the market demands, which based 

on its mixed-income and unit diversity may differ from those of the surrounding properties. 

While an increase in density for this site is not necessary to achieve its stated goals, an increase in height 

and density, from the current ordinance would present flexibility and options as the redevelopment of 

Friendship Court moves forward.  By-right increases for density and building height would also assist in 

meeting the goals of the SIA to promote economic and housing opportunities, while this project also is 

in line with its goal to promote mixed income residential development. 
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