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Streetscapes

In accordance with the County’s Streetscape Guidelines Policy, the applicant has agreed, through proffers,
to provide and install streetscape improvements along both sides of the internal streets shown on the
Master Plan.   The streetscape improvements shall be shown on development plans for the property and
submitted to the Director  of Planning for approval.  

Phasing

Upon approval of the rezoning request and development plans, the applicant has sta ted he intends to
proceed with construction of the proposed development as soon as possible.   However, the applicant has
agreed to proffer that he build all infrastructure (utilities, parking and pad sites) for all three office
buildings and at least one of the office buildings shall be completed and a certificate of occupancy be
issued before the County is obliga ted to issue building permits for more than 20 residential lots or units
on the property.  This phasing of the nonresidential development will help to offset the service costs
generated by the residential units. 

Comprehensive Plan

The site is designated Low-Density Residential on the 1997 Comprehensive Plan Land Use Map.  Low-
density areas are residential developments on land suitable for such developments with overall densities
up to one dwelling unit per acre depending on the character and density of surrounding development,
physical att ribu tes of the property, buffers, the number of dwellings in the proposed development, and the
degree to which the development is consistent with the Comprehensive Plan.   In order  to encourage higher
quality design, a residential development with density greater than one unit per acre is not recommended
unless it offers particular benefits to the community.  The Zoning Ordinance will specify the benefits
which may be the basis for a permit to go beyond one unit per acre.  

In terms of density, the property currently is zoned R-2.  Under the R-2 zoning, the developer  could
develop a maximum of one dwelling unit per acre, for a total of seven dwelling units on 7.75 acres.
Instead,  this mixed use project proposes 30 dwelling units for a gross density of 4.39 dwelling units per
acre.  This density is greater than the one to four units per acre allowed in a low density residential
designated area  on the Comprehensive Plan.   However, the proposed gross density of 4.39 units per acres
barely exceeds the minimum of four dwelling units per acre in a moderate density residential area.  The
maximum density in a moderate density residential area  designated on the Comprehensive Plan is 12 units
per acre.  

Taking into account the fact that this development meets the criteria provided in the MU zoning district
including the buffer and that this is an essentially infill development of affordable housing within the PSA,
staff finds that the proposed development with its higher gross density than allowed in a low-density
residential designation will still provide a smooth trans ition from the commercial areas to the residential
areas on Ironbound Road.

The Comprehensive Plan discusses development impacts in the Development Standards section.  It states:

“Considering the careful balance the County must strike between accommodating additional
development and providing services for the already approved development, the County will not
approve additional residential development without first carefully considering the issues of
adequate schools, transporta tion, water, sewer, recreat ion and public safety facilities and
services.”
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A general land use standard further describes the County’s approach to development when considering
its impacts.  It states:

“Permit the location of new uses only where public services, utilities, and facilities are adequate
to support such uses.  The need for public services (police, fire education, recreation, etc.) and
facilities generated by a development should be met by that development.  Means to address public
service needs include proffers involving cash,  construction, project phasing,  uses, density,
intensity, dedication, facility construction, and cost sharing.”

In the past, the Board of Supervisors has had no formal policy related to mitigation of water  supply and
school capital costs.  In considering rezonings, the Board is not limited in its ability to ensure adequate
mitigation, though the phasing of the nonresidential development in this case will help offset the service
cost of the residential development.  As noted in earl ier sections, the developer  has not provided proffers
fully mitigating costs associated with constructing schools.  In this respect, staff does not believe the
proposal is consistent with the development standards of the Comprehensive Plan.

The Comprehensive Plan also discusses at length the need for affordable housing in James City County.
The Housing section states, “while the newer developments provide an abundant supply of certain types
of housing, affordability to large numbers of local citizens remains a concern.”  Figur es in the
Comprehensive Plan indicate a shortage of affordable homes in the County.  The County has higher than
average housing and rental costs which add to the shortage of affordable housing for low- and moderate-
income citizens.  One goal of the Housing element is to “achieve a range of choice in housing type,  density,
and price range.”  A stra tegy of the Housing element is to “recognize that least cost housing serves  a
public benefit and ensure that the Zoning Ordinance allows for increased housing and neighborhood design
flexibility in residential zones.  These revisions should encourage cluster ing, zero-lot line development,
accessory apartment, mixed housing types, and other innovative housing and neighborhood design options
in appropriate locations.”  In 1999, the Zoning Ordinance was updated to add oppor tunit ies and allow
flexibility for development to incorporate affordable housing.  Another  stra tegy of the Housing element
is to “allow increased densities in development proposals  that address the need for housing determined to
be affordable to families with low- and moderate-incomes.” 

Staff strongly supports initiatives to further affordable housing opportunities within the County.
It has been established for some time that there is a need for affordable housing.  This project seeks
to accomplish this goal by proffering 50 percent affordable housing.  For this reason,  staff finds this
proposal consis tent with the Housing element of the Comprehensive Plan.

RECOMMENDATION:

Any development within James City County will have an impact upon future resources of the County.
Staff finds that the applicant, through proffers for affordable housing, architecture design, landscap ing,
streetscaping, water  conservat ion, mixed uses, and phasing,  will mitigate the negative impacts of this
proposed development.  Staff notes that no money was offered at this time for future road improvements
or to offset the capital costs of additional school children, but staff understands that in lieu of a monetary
gain, needed affordable housing is offered by the applicant.  However, the phasing of the nonresidential
development will help offset the service costs of the residential development.

Additionally, the applicant has worked with local residents to link Ironbound Village to Ironbound Square,
and again through proffers mitigating the negative impact of the development, has offered to limit the
commercial uses  on the property and for recreational improvements to the adjacent Ironbound Square
Park.  Many residents of Ironbound Square expect this proposed development to set the “tone” or standard
for the future renovations to Ironbound Square that have been made possible through a Community Block
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Grant.  Ironbound Village with its mixed uses, single-family homes, townhouses, apartments, and
professional offices, will provide a smooth trans ition from the light industry and commercial businesses
located on Ironbound Road to the established Ironbound Square residential subdivision.   

While the details of the proposed Ironbound Road expansion has not yet been finalized, the applicant has
proffered a right-of-way along the front of the development for future construction of the road as well as
an easement for a bikeway, further mitigating the negative impacts.  Ironbound Village will not
significantly impact traffic on Ironbound Road, a road that meets VDOT standards and is already slated
on the Secondary Road Six-Year Plan for improvements due to the multiple developments in the area,
including Casey New Town. 

As a comparison, staff recommended denial in the Griesenauer  Residential Clus ter Rezoning (Case No.
Z-07-99) because there would be significant  traffic impacts upon Powhatan Springs  Road that were not
addressed by the applicant.  Staff was concerned that in absence of the applicant upgrading Powhatan
Springs  Road to meet minimum standards, the upgrade would become an additional responsibility of the
County’s Secondary Six-Year Road Plan.    

Staff finds that the proposed Ironbound Village mixed-use infill development will blend with existing
residential homes and commercial properties  along Ironbound Road.  Staff believes that the negative
impacts of this development, in particular the Comprehensive Plan designation as a low-density residential
area, are outweighed by the need for affordable housing in the County and the proffers offered, including
the proffer for 50 percent affordable housing.  The Comprehensive Plan defines low density residential
as one to four units per acre and moderate density residential as four to 12 units per acre.  The proposed
development has a gross density of only 4.39 dwelling units per acre. 

On November  6, 2000, the Planning Commission voted unanimously to approve the Ironbound Village
rezoning request with the 50-foot perimeter buffer modification on Magazine Road.  Staff recommends
that the Board of Supervisors approve the rezoning request from R-2, General Residential, to a Mixed-Use
district with the modification to the 50-foot perimeter setback on Magazine Road.

                                                              
Karen L. Drake

CONCUR:

                                                              
O.  Marvin Sowers, Jr.
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Attachments:

1. Planning Commission Minutes
2. Site Location Map
3. Proposed Master Plan (separate attachment)
4. Letter requesting ordinance modification
5. Proffers  
6. Resolution


