
Zoning for More Equitable Housing Options: 
Charlottesville, Virginia
November 21, 2024



Context and Background
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Charlottesville



UVA
Mountains!

Monticello

10 square miles

51,000 population



Comprehensive Plan Process
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2017
Planning 

Commission 
begins Comp. 
Plan update

2018
Comp. Plan 
discussions 

continue
Completion of a 
Housing Needs 

Assessment

2019
Cville Plans 

Together 
Consultant Team 
begins work (late 

2019)

2020
Steering 

Committee 
formed

Work begins on 
Affordable 

Housing Plan & 
Comp. Plan

2021 
Adoption of 
Affordable 

Housing Plan 
(March)

Adoption of 
Comp. Plan 

(Nov)



Zoning Rewrite Process
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2022
Zoning Rewrite Begins

Zoning Diagnostic 
Report outlines the 

approach to rewriting 
zoning to implement 

Comp Plan

2023
Open Houses for each 
section of the Zoning 

Ordinance

Zoning Ordinance 
Adopted Dec. 18. 

2024 
Zoning Ordinance 

Effective Date 
February 19









1912
City Ordinance



1929



1956





Housing & Affordability Needs

 Charlottesville and Albemarle County are expected to 
add 15,000 households by 2040, and the University of 
Virginia is growing steadily.
 Only 30% of the city’s residential-zoned land can be 

used for development above a single-family level. 
 2,700+ renter households in Charlottesville currently 

pay more than 50% of their income on rent and 
utilities, with most of these households earning 
<$35,000 a year.

- CBS19 interview with Weldon Cooper Center demographer Hamilton Lombard, Feb. 2020



Challenge

• How do we promote the creation of more affordable
housing, particularly at the lowest income levels?

• How do we create opportunities for a range of housing
choices in all neighborhoods of the City? 



Sound Familiar?



Cville Plans Together Process
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Cville Plans Together
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A community process for 
updating the future vision 
for the city, with a focus on 
equity and affordability.









Extensive Community Process
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Steering 
Committee

Small-group 
Conversations

Meetings with 
Neighborhood 

Leaders and 
Community 

Organizations

Recorded 
Presentations

Surveys and 
Comment Forms

Toll-free 
Phone Line

Pop-up Events

Materials at 
Libraries

Peer Engagers

Open Houses –
Indoors and 

Outdoors

Virtual and In 
Person 

Meetings and 
Open Houses

Emails & 
Letters

Website 
Comment 

Form

Interactive 
Map

Social Media
Flyers

Lawn Signs



Extensive Community Process
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Affordable Housing Plan

21



Affordable Housing Plan Process
22

Jan. 2020

Introduction

Apr. 2020

Housing issues

June 2020

Housing tools

Aug. 2020

Recommendations and goals

Nov. 2020

Community and City 
Leadership review draft plan

Mar. 2021

Plan finalized



Affordable Housing Plan Overview
23

Guiding Principles:
Racial Equity
Regional Collaboration
Comprehensive Approach

Vision: The City of Charlottesville will achieve a local housing 
market that is healthy, high quality, affordable, and above all, 
equitable.



Affordable Housing Plan Overview
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Recommendations Related To: 
Funding, Governance, Land Use, Tenants’ Rights, and 
Subsidy

Dedicate $10M 
Annually To
Affordable 

Housing

Build Inclusive 
Governance

Adopt 
Progressive and 

Inclusionary 
Zoning Reforms

Three Major Initiatives:



Affordable Housing Plan Overview

Increase Supply + 
Slow Cost Increases + 
Protect Marginalized Communities

 Multifamily By-Right
 “Soft Density” (“Missing Middle”) By-Right 
 Accessory Dwelling Units 
 Inclusionary Zoning 
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Comprehensive Plan
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Five Guiding Principles
These are community-input-driven priorities that apply to the entire plan.

Equity & Opportunity

Community Culture & Unity

Local & Regional Collaboration

Environmental Stewardship & Sustainability

Connections & Access

Highlights of the Updated Plan
27



Six Priority Areas For Implementation
28

 Support the development of more housing throughout the city, 
with a focus on creation of more housing that is affordable to 
more people, especially those with the greatest need.
 Make sure all people have access to shelter, food, job 

opportunities, and other resources they need to thrive and 
succeed.
 Work to both mitigate and prepare for the impacts of climate 

change.  
 Make it safer, easier, and more desirable to walk, ride a bicycle, 

utilize public transportation, or use other non-single-occupancy 
vehicle transportation options.  
 Keep Charlottesville green, make it greener, and protect the 

natural environment and the many benefits it provides.
 Continue to evolve and improve communication and 

collaboration.



Future Land Use Objectives
29

Ensure citywide, equitable opportunities for additional housing.
Increase opportunities for development near community hubs and 

amenities, to maximize access.
Protect, preserve, and enhance natural and cultural resources.
Build upon land use recommendations from other plans.
Explore the potential of vacant or underutilized properties.
Establish correlations between the City’s land uses, UVA, and the 

County’s Urban Ring.
Increase access to transit, as well as walking and biking infrastructure.
Ensure long term economic sustainability of the City by planning for a 

wide range of commercial land use types. 



Future Land Use Planning Process
30

Working Future Land Use Framework 
(March 2021 Planning Commission Meeting Draft)

Existing 
conditions

Land use 
planning 

objectives

Future land 
use framework

Draft Future 
Land Use Map

Revised Future 
Land Use Map

Final Future 
Land Use Map

Mixed-Use Nodes

Mixed-Use Placemaking Corridors

KEY
Primarily-Residential Areas (to include 
Soft Density & Missing Middle)

Neighborhood Corridors

(One version 
shown below)



Housing in 
Charlottesville Today

31

Source: Planning Commissioner Rory Stolzenberg

UVA Downtown



Medium Density

KEY

High Density

Low Density

Residential 
Character
 Diverse housing types within 

residential neighborhoods 
today
 Higher density residential 

generally concentrated in 
Downtown & near UVA
 Public housing resources 

concentrated near Downtown

0 1 mi.
N 32

Preston Ave.

Fraternity House
Public Housing

Source: City of Charlottesville GIS 
Data

UVA Downtown



Future Land Use Map (FLUM)
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Sensitive Community Areas
34

Tools may include, but won’t be limited to:
• Refining lot subdivision regulations
• Defining smaller minimum lot sizes to allow 

large parcels to be subdivided into separate lots
• Allowing for portions of the primary lot to be 

divided into secondary lots
• Defining maximum lot width to avoid lot 

mergers
• Reducing parking requirements for affordable 

units



Equity Considerations in the  FLUM
35

Aims to balance several equity considerations:
−Provide more housing opportunities near community amenities
−Support community wealth-building and homeownership
−Increase the availability of housing in single-family neighborhoods that have 

historically had exclusionary zoning or which contain few non-single-family 
housing options

Land use policies must work in tandem with other programs to ensure 
enhanced housing affordability and protections for displacement



Charlottesville
Development Code

36



Zoning Rewrite Process
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2022
Zoning Rewrite Begins

Zoning Diagnostic 
Report outlines the 

approach to rewriting 
zoning to implement 

Comp Plan

2023
Open Houses for each 
section of the Zoning 

Ordinance

Zoning Ordinance 
Adopted Dec. 18. 

2024 
Zoning Ordinance 

Effective Date 

February 19



2022
Zoning Rewrite Begins

Zoning Diagnostic 
Report outlines the 

approach to rewriting 
zoning to implement 

Comp Plan

2023
Open Houses for each 
section of the Zoning 

Ordinance

Zoning Ordinance 
Adopted Dec. 18. 

2024 
Zoning Ordinance 

Effective Date 
February 19

Zoning Rewrite Process

38

1

Confirm Policy
+

Test, Test, Test

Create an accessible roadmap 
for where we are, and where 
we are going

• Bring high-level policy goals "to the 
ground"

• Lay educational groundwork – what can 
zoning do, and what can't it?

• Calibrate zoning tools to specific needs –
understand the physical and political 
context for the project

• Build consensus on the path forward





Zoning Rewrite Process
40

2022
Zoning Rewrite 

Begins

Zoning Diagnostic 
Report outlines the 

approach to rewriting 
zoning to implement 

Comp Plan

2023
Open Houses for each 
section of the Zoning 

Ordinance

Zoning Ordinance 
Adopted Dec. 18. 

2024 
Zoning Ordinance 

Effective Date 

February 19

1 2 3

Confirm Policy
+

Test, Test, Test

Communicate,
Deliberate,

Revise

Train
+

Modify

Balance regulations 
and reality

Continuous feedback loop with 
community, stakeholders, and staff 
asking:
• Does this support our goals?
• Can this realistically be built?
• Can we enforce this?
• Will this pass political muster?



From the FLUM to the Zoning Map

Final Future Land Use Map Final Zoning Map



Zoning Rewrite Process
42

2022
Zoning Rewrite 

Begins

Zoning Diagnostic 
Report outlines the 

approach to rewriting 
zoning to implement 

Comp Plan

2023
Open Houses for each 
section of the Zoning 

Ordinance

Zoning Ordinance 
Adopted Dec. 18. 

2024 
Zoning Ordinance 

Effective Date 

February 19

1 2 3

Confirm Policy
+

Test, Test, Test

Educate
+

Revise

Train
+

Update

Commit to the ongoing work

• Understand that a new code is the first 
step

• Train development review staff and 
evaluate internal processes

• Track progress and update the code 
annually

• Adopt supporting policies to achieve 
deeper affordability and stabilize existing 
residents: programs and dollars



Goals for Zoning

Prioritize 
Equity

Allow for 
Affordability

Require Good 
Design



Getting the Basics Right

Predictability matters.
User-friendly, easy-to-administer code.

• Highly illustrated, with tables and graphics
• Plain-language drafting style

Limiting discretionary review.
• Include requirements for good urban design
• Build in by-right bonus programs with incentives

Right-size review processes based on 
project size.

• Different development review streams for 
neighborhood-scale projects and large-scale projects

• Don’t forget about processes for subdivision and 
stormwater, utilities, and fire review



Getting the Basics Right

Flexibility matters.
Allow more housing choices everywhere.

• All residential areas allow at least:
• Lot size: 6,000 sf min.
• Lot width: 40’ min.
• 3 units per lot (with bonus opportunities)

Remove parking minimums.
• No vehicle parking required
• Minimum short- and long-term bicycle parking for 

most projects
• Projects +50,000 sf require a transportation demand 

management plan



Getting the Basics Right

Feasibility matters.
Test, evaluate, and modify requirements, 
especially affordability programs.

• Any project with 10+ units requires affordable units
o 10% of units at 60% AMI
o Deed restricted for 99 years
o In-lieu fee option, equivalent to cost to construct the unit

• Market research and rigorous testing guided policy 
decisions

• Commitment to track and modify policies annually



Getting the Basics Right



New Ideas: Lots + Sublots

Zoning requirements 
apply to the lot.

Sublots are recorded 
through subdivision.

Allows for fee-simple 
projects = starter homes! 





New Ideas: By-Right Bonuses

Base Units 
Allowed

Preservation 
Bonus

Affordable Unit 
Bonus

R-A 3 4 6

R-B 6 8 12

R-C 8 10 12

Mixed Use -- -- Additional Stories



Hot Topics: Anti-Displacement Areas

Core Neighborhood Corridor Overlay.
• Rapidly re-developing commercial corridors adjacent to “Sensitive Areas”
• Special Permit required to exceed 3 stories
• Framework for community benefits

Base Units 
Allowed

Preservation 
Bonus

Affordable Unit 
Bonus

R-A 3 4 6

RN-A 1 2 6

R-B 6 8 12

R-C 8 10 12

Mixed Use -- -- Additional Stories

Neighborhood Core District



Hot Topics: Ideas Tabled for Later

Neighborhood 
Commercial

Corridor Design 
Review

Environmental 
Regulations



Challenges &
Looking Ahead

53



Learn, Review, and Amend

• This is an ordinance that is oriented towards 
development.

• In particular – we want to promote small scale infill 
& many hands contributing to building the City.

• We also have a lot of requirements for livability, 
quality of life, and affordability. Rules = cost so we 
need to seek balance.

• Lots of pathways to waivers
• Administrative modifications
• Variances
• Special Exceptions

Always learning and adjusting.  Annual code clean-up. 
Treat the code as something that can be readily 
amended based on experience.



Upcoming Projects / Initiatives

• Pre-permitting buildings types

• Builders Guild

• Review & update environmental regulations 

• Historic District Design Guidelines

• Commercial uses in residential

• Short-term rentals

• Improving our Development Review Process

• General education & support



Key Takeaways

Be honest about 
what zoning can and 
can’t do – it’s not a 
silver bullet, it’s the 
start of the work.

Avoid treating 
zoning like a 

development plan –
it’s a set of 

guardrails, and the 
market will drive 

outcomes.

Don’t let perfect be 
the enemy of good –

it’s better to get 
some things adopted 

than nothing.

Don’t stop at 
adoption –

continually test and 
evaluate outcomes 

and amend the code 
annually.

Don’t mistake this as 
a purely technical 
exercise – it’s as 

much political, as it 
is technical.



Thank you!
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