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Peters Creek Neighborhood Plan

Introduction

Peters Creek North isacollection of neighborhoodsin the overall fabric of
neighborhoodsthat make up our city. Each neighborhood benefitsfromthe
positive growth and devel opment of thewhole city, yet each neighborhoodis
unique. Peters Creek Northislocated in the northwest quadrant of the city,
bounded by Hershberger Road and Roanoke Country Club on the east, Melrose
Avenue on the south, 1-581 on the north, and the City of Salem on the west. Its
suburban setting has easy accessto downtown, Valley View Mall, and countless
other services. Aswith many city neighborhoods, continued revitaization and
improvement arecrucia to abright future and acontinued high quality of life.

This neighborhood plan is the continuation of Roanoke Vision 2001-2020,
the city's 20-year comprehensive development plan. Roanoke Vision (1985)
recommended neighborhood plansto provide more detailed information on the
neighborhood and provide better guidance in making decisionsthat affect Peters
Creek North. The plan addresses the following € ements:

e Community Design

*  Residential Development
¢ Economic Development
e Infrastructure

* PublicServices

* Quadlityof Life

Peters Creek
Vicinity

Westview Terrace
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Planning staff conducted detailed study of current neighborhood conditions,
especially land use patterns and infrastructure. Residentswere heavily involved
throughout the devel opment of the plan through tours, workshops, and participa-
tion on neighborhood planning committee. Mgjor issuesidentified through the
processinclude:

e Congtruction of curbsand gutters
e Multifamily zoning of vacant land
e Traffic

*  Hooding

The plan makesrecommendationsfor neighborhood improvement and
development. Most recommendations are for action over a5-year period;
however, some recommendations are longer term. Major recommendations
include:

*  Changingtheneighborhood's zoning in appropriatelocations
e Providing for acomplete system of curbs and gutters

* Improving traffic on Hershberger Road and Cove Road

e Minimizing property damagefromflooding

Though city government will beamajor participant inimplementing thisplan,
citizen involvement is essential. Residents of Peters Creek North need to take an
activerolein neighborhood improvement.

About this Plan In 1985, Roanoke Msion, the City's comprehensive plan, declared Roanoke a
and Roanoke City of Neighborhoods. A mgjor recommendation wasto devel op neighborhood
Vision 2001-2020 plans for each neighborhood. Mision 2001-2020 continues support for neighbor-

hood-based planning for alivable and sustainabl e city. Roanoke's neighborhoods
will be morethan just placesto live; they will bethenucleusfor civiclife. Their

locd village centers serve as vibrant and accessible places for business, commu-
nity services, and activities, including higher density housing clusters.
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Community Design

Zoning and Land Use
Patterns

Housing

The Peters Creek North Neighborhood Plan establishes a shared vision and
desired futurefor the neighborhood. Residents, government officias, and city
staff collaborated to devel op this plan as aframework for the future. Some of
thisplan'sgoa s are short-term (within 5 years). Otherswill take longer to
accomplish. Many groupsand organizations, including the Miller Court Neigh-
borhood Alliance, Northwest Crime Stoppers, Peters Creek Civic League,
variousdepartmentswithin city government, individual residentsand businesses,
must work together to achieve the goals and hel p shape the future of the
neighborhood.

Peters Creek North ismostly single-family residential and zoning patternstend to
reflect thisland use. Mogt of the neighborhood iszoned RS-3, which isappropri-
ate for the smaller lots common in the area. Garden apartment complexes are
scattered throughout the neighborhood, some of which are quitelarge.

These are generdly zoned RM-2. Nonconforming residential uses do not appear
to beaproblem inthe area.

The predominant housing stylein Peters Creek North isthe small suburban-style
ranch home common in the 1950s and 60s. The oldest areaiis the Washington
Heights section of the neighborhood, which has small homesthat were devel-
opedinagrid pattern. The other parts of the neighborhood typically have brick
ranch homes or suburban split-levels. These sections commonly have cul-de-
sacs and curved streets; sidewalks and street trees are rarely found in the
neighborhood. Newer developmentsare morein linewith small lotsand ranch
style homesin cul-de-sacs.

The Peters Creek area has seen a noticesble increase in the number of
apartment complexes and renter-occupied homes. Many of the larger renta
properties are well maintained and managed, but others are showing signs of age
and neglect. While there are not many large, older homesin the areathat can be
divided into apartments, many of the small affordable homes have switched
ownership to absentee landlords. While adequate supply of affordable rental
housing is needed and encouraged, home ownership should continueto be atop
priority, aswell asproper maintenance of residential properties.

On thewhole, Peters Creek North has not experienced many of the blighted
conditionsfound in someather city neighborhoods. TheWashington Heights
neighborhood, with itsolder and denser housing stock, usualy hasmore code and
maintenance violations, such asoutdoor storage, junk cars, and poor property
conditions. Other parts of the area do experience some of those problems as
well, and code enforcement remains a pressing issue.
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Commercial and The largest commercially zoned area is along Peters Creek Road; the next largest

Industrial Develo pment area is along Melrose Avenue. Commercial design is automobile-oriented with a
variety of strip commercial, car lots and office uses. As with many strip commer-
cial developments, the parking is located in the front, with buildings set behind
parking lots.

Most, if not all, industrially zoned land is located along Frontage Road, next to

Interstate 581, east of the Peters Creek North neighborhood. Presently the new
Johnson and Johnson Innotech plant encompass a large portion of the industrial
zoning for the neighborhood.

Peters Creek Neighborhoods
Existing Land Use

Land Uses
Single family
Multi family
Commercial

B Industrial

Vacant S
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Residential Development

Population and Peters Creek North had a population of 5,612 in 1990, about 6% of the City's
Demographics population. Theareaexperienced asmall declinein population from 1990, but a
less substantial 1% declinein the number of households. The humber of people
per household aso decreased from 2.49 per household to 2.38 per household.
Peters Creek North in 2000-2001, experienced an increase in housing units.
Single-family dwellings make up over 65% of the housing stock in the neighbor-
hood, which isdightly higher than the rest of the city. Owner-occupied units
compose over 60% of the neighborhood, which isabout 10% higher than the
citywide average. However, both the number of single-family and owner-
occupied units decreased dightly between 1990 and 2000.
While the mgjority of peoplein the Peters Creek North area are white, the
neighborhood experienced adecrease of 5% in itswhite population and again of
7% initsAfrican-American population. Also, theareaisbecoming increasingly
older, with the 35-64 and over 65 years old groups experiencing the largest gains
inpopulation.
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The population of Peters Creek North, asistrue throughout the city, is becoming
increasingly older. Asthistrend continues, increased housing optionsfor elderly
residents will need to be provided. Since many of the homes are newer and
smaller than thosein other neighborhoods, a problem with property upkeep for
older resdentsisnot aparticularly pressing issue. However, many senior citizens
will beunwilling or unabletolivein aresidence by themselves.

Providing e derly housing intheareawill giveresidentsthe option of stayingin
the same neighborhood where they havelikely lived for many years. In addition,
elderly housing can provide high-density residential development onthecity's
scarce developable land without the increased demand for services such as
schoolsandinfrastructurethat isusually associated with multifamily housing.

Education levelsin Peters Creek North are dightly below those of the rest of
thecity. However, the number of residentswith high school diplomas or some
collegeishigher than average. Incomelevelsareaso significantly higher than
Roanokeasawhole. Thevast mgjority of residentsfall within the middle-to upper
income ranges between $20,000 and $99,999 per year. In addition, the number of
people below the poverty level is8%, whichissignificantly lower than thecity's
poverty level of 12%. Overal, Peters Creek North remainsa solid, middle-class
community, with diverse population andincomelevels.

Residential The neighborhood has a generous amount of vacant land (well over 100 acres)
Develo pment that has the potential for future development. While most parcelsare not big
O pportun ities enough to support thelarge-scal e subdivisionslike the neighborhood experienced

inthe 50s, 60s, and 70s, the scarcity of developableland in the city and the
availability of infrastructure makes development in these areas attractive and
likely.
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Peters Creek has a diversity
of housing types, styles and
Sizes.
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Theneighborhood isprimarily asingle-family residential neighborhood, but most of
the newer development in the area has been single-family homes and large
apartment complexes. The amount of large vacant parcelsin the area provides
excellent opportunitiesfor new market-rate housing that the city needsto remain
healthy. Moresingle-family residential development should be encouraged
throughout the area. However, because many of the sites have congtraints such
asdrainage problems, the city should consider incentivesto expediteresidential
development in those problem aress.

Because of the assortment of devel opment patterns and architectural stylesin
the area, many options are available for new residential development. The need
for maintaining aconsistency in styleisnot as neccessary asit isin older city
neighborhoods. However, new devel opment should still maintain consistent
development patternswith existing residential development. New subdivisons
should connect to the existing street network to maintain traffic circulation and
incorporate new development into the community. Cul-de-sacs, whilecommonin
suburban localities, do not work well in adense urban environment and should be
avoided.

Homes in the Miller Court/Dansbury
Area
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Since many of the vacant parcelsin the areaarefairly largein size (3 acres
or more) planned devel opments should be considered as a devel opment option.
Thiswill increasethe optionsavailablefor density, devel opment standards such
as setbacks, road widths, and housing types. Somelimited commercia develop-
ment can beincluded aswell. Developers can include dedicated open space, a
much needed amenity in the area, in return for increased density.

Also, middleand upper-income housing, whichisneeded to help diversify
housi ng typesin northwest Roanoke, could be provided with theinclusion of
affordable housing options such as apartments or townhouses. Integrating
limited multifamily housingin single-family developmentispreferred over
continued development of large garden apartment complexes.

Following are some notable development opportunities in the area:

Westview Terrace - Thesteisaready subdivided and has someinfra-
structurein place, including sewer and water. This site should be developed as
aprimarily sngle-family residential community.

Longwood Drive/\Wyoming Avenue - Severa contiguoussitesare
located in the Washington Heights neighborhood north of Longwood Driveand
Wyoming Avenue.

Before and after devel opment,
Westview Terrace area
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These sites provide an opportunity to develop new middle- and upper-income
housing that will hel p to stabilize the property valuesin the adjacent neighbor-
hoods, aswell as providing improved traffic and pedestrian circulation. Thesites
arerelatively small for typical residential subdivisions, so unified or coordinated
development is probably necessary. Incentives may be needed to help facilitate
new development south of Hershberger Road. New middle- and upper-income
housing should be encouraged in the Longwood Drive area.

Fairhope/Westview Terrace Area

10

Peachtree/ Norwood Area

Routt Road - This3-acre parcel is currently zoned RM-2, except for the
frontage along Cove Road, which is zoned RS-3. Because of the Sit€'s strategic
location near shopping areas, trangit lines, and William Fleming High School,
multifamily housing could be an appropriate usefor thissite. However, care
should be taken by the devel oper to make any new development compatible with
theexisting single-family neighborhood. Design amenities should be considered
when the siteis developed.
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Peters Creek Area - Severd large vacant tracts still remain west of
Peters Creek Road. Because of the suburban setting, these parcels could be
desirablefor the devel opment of market-rate single-family housing. However,
flooding and drainage issues aswell as sensitive natural areas must be considered
infutureresidential devel opment. Regardless of these conditions, adding new
developmentistill desirable. It will create opportunitiesto add quality new
housing, solve drainage problems, and connect isolated neighborhoods. New
single-family development should be encouraged in the Peters Creek area.

Miller Court - Severa large parcelsremain availablein the Miller Court
neighborhood. Because of their proximity to theairport and problemswith
drainage and standing water, these sites have not been economically feasible for
residential development. However, asdevelopableland in the city becomes
scarce, development pressureswill increase. New single-family development is
the most appropriate land usefor these sites, but the land constraints will require
some additional site development to make new housing marketable.

Hershberger/Cove Road - Severa large vacant sites are located to
the west of the intersection of Cove Road and Hershberger Road. Thisareais
located at the intersection of two busy streets and near 1-581, and will experience
alot of pressureto develop ascommercia. However, the collection of shopping
centers already located on Hershberger Road generates a high level of traffic and
has aready raised the concerns of the residentsin adjacent neighborhoods.

This area offersagreat opportunity for awide variety of residential develop-
ment. When all of these parcels are combined, the Siteis quite large and could
work effectively asaplanned development. Multi-family housing and
townhouses are appropriate, but should be concentrated to the east of the Site
where commercial uses are predominate. The western end of the site should
remain mostly or entirely single-family to reflect the character of the adjacent
neighborhoods. Some commercia devel opment could beincorporatedintothe
site, but it should be neighborhood oriented and generate very littletraffic.

Washington Heights Infill - The Washington Heights neighborhood
still hasasizable number of vacant lotsthat provide opportunitiesfor infill develop-
ment. Theselotsare generally small and scattered, and are relatively inexpen-
sive. Habitat for Humanity has built several new homesin the neighborhood with
generaly positiveresults.

11
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Countryside Golf Course

Because the housesin the neighborhood are smaller and architecturaly
modest, some non-profit neighborhood organi zation programs could be utilized to
aidin homebuilding that would fit into the neighborhood fabric. By building new
infill housesin Washington Heights, the neighborhood can benefit from the added
stability that isprovided by adding new homeownersin an areathat is experienc-
ing ahighlevel of trangition. Non-profit devel opers should work with theneigh-
borhood group and thecity to help facilitate new housing devel opment.

Countryside Golf Course - Though till functioning as a golf
course, thissite could be adevel opment opportunity inthefuture. Mixed density
residential devel opment would be most appropriate. Opportunitiesto connect
neighborhoods should be pursued.

12
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Economic Development

Neighborhood Business Thoughthemajor employment center of the Roanoke Valley should continueto
Trends be downtown, itistill important to provide quality job opportunitiesthroughout the
city. The expansion of the Johnson and Johnson Innotech plant demonstrates the
enormous economic development opportunity availableinthisarea. Adegquate
land should beidentifiedin thevicinity of Innotech for any spin-off development
that might occur.

Recent development of
large commercia enterprises
such as Home Depot has
highlighted the potentia conflict
between residential and
commercia land uses. Resi-
dents are worried that more
residential and vacant land will
be taken for commercial
development, especialy if
trangportation improvements make the area even more accessible. A detailed
land use plan is needed to clearly delineate the areas appropriate for residential
and commercial use.

Residentsindicated that easy access to shopping is one of the advantages to
living inthearea. Whilethe neighborhood does have awide variety of retail
Above: Home Depot on establishmentsavailable, the proliferation of vacant commercial buildingsand
Hershberger. Right: Corner of shopping centersis aproblem. The negative perception created by vacant
Hershberger and Cove Road. buildings and empty parking lots could hurt theretail climateinthearea. In

addition, reusing existing commercia siteswill prevent theneed for taking existing
neighborhoodsor
scarce vacant land
for futureretail
development.

Corner of Peters Creek Road
and Melrose Avenue

13
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While somelocal businesses arelocated in the area, national chainsand
franchises predominate. Home Depot islocated on Ferncliff Avenue. In addition,
the neighborhood enjoys easy accessto Valley View Mall.

Very few offices and employment centers are located in this part of the city.
However, the new Johnson & Johnson Innotech plant, with 600 future employ-
ees, hasfinished congtruction on Frontage Road, and WDBJ 7 has finished its
studios off of Ordway Drive. Inaddition, anew Marriott Courtyard hotel is
presently being constructed on Ordway Drive.

Commercial and The vast mgjority of commercia usesin Peters Creek North are either strip

Industrial Zoni ng commercia businesses|ocated along major roadsor in ol der shopping centers.
Many of these businesses are showing signs of age, with deteriorating structures
and numerous vacant storefronts. Shopping centersin particular have ahigh
vacancy rate and large expanses of parking that are mostly empty.

Vision 2001-2020 recommends that the intersections of Peters Creek and
Cove Road, and Peters Creek and Méelrose be areas of development opportuni-
tiesfor commercia development. Most of thecommercia zoningintheneigh-
borhoodisC-2, General Commercia District zoning along MeroseAvenue,
Hershberger Road, and Peters Creek Road. The C-2 digtrict, with its parking
and setback requirements, tends to encourage linear commercia development
with numerous curb cutsand individual parking areas.

A few areas are zoned C-1, Office Digtrict, which only alows office
development, but these are usualy located along major arteriesaswell. Theonly
areas that are zoned for industrial uses are along Frontage Road near the new

WDBJ Channel 7 Headquarters Innotech plant.

14
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Economic Development
Opportunities

Marriott Courtyard on Ordway Drive

Burlington Coat Factory Home Depot Area - This area
provides an excellent opportunity to improve the aestheticsand livability of the
Peters Creek North area. With the opening of the new Johnson & Johnson
Innotech plant, two schools, hotels, apartments, and single-family houses, this
areadready hasthe beginnings of amixed-use development. Additionally,
several hotds are located adjacent to thisarea. Better use of this shopping area
could help attract touriststo local businesses during their stay in Roanoke and
provide abetter overall image of the Roanoke Valley. Future development of this
area should be encouraged.

City Line Square Shopping Center - City Line Square is
strategically located at the intersection of Peters Creek Road and Cove Road. It
currently includes aFood Lion and several smdller retail shops, with few or no
vacancies. Thereisalarge, underused parking lot in front of the retail area,
along with two out parcel buildings. The frontage along Peters Creek Road is
still mostly undevel oped. Additional retail or office developmentin City Line
Square is desirable to serve the needs of the population in this part of the city.
Further devel opment should be accommodated and parking requirements should
be reduced.

Food Lion on Cove Road

15
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Infrastructure

Transportation

Transportation Plans
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Peters Creek North is served by severa major arterids, including Peters Creek
Road, Hershberger Road, Cove Road, and Melrose Avenue. Wide rights-of-way,
high speeds, and high traffic volumes characterize al these roads. Peters Creek
Road and Melrose Avenue have numerous commercia uses, usually with severa
curb cuts creating traffic conflict and access problems. The recent completion of
the Peters Creek extension south of the area has provided better access between
northwest and southwest, but it has aso significantly increased the amount of
traffic on the entire road. In addition, fatal accidents on Hershberger Road have
highlighted the safety problemsthat exist there.

The Department of Transportation rates streets and intersections by using
Level of Service (LOS) ratings of A-F, with LOSA meaning little or no conges-
tion and LOS F meaning badly congested. Hershberger Road between Cove and
Peters Creek was projected to be operating at LOS D in 2000. In addition, the
northern approach of Peters Creek Road at Melrose Avenue is projected to be
operating at LOS F and the southern approach at Hershberger Road is projected
to be operating at LOS E in 2000. The projection for the year 2015, show that
much of Cove Road will be operating at LOS F aswell.

There are currently no transportation improvement projectsin the areathat are
funded in VDOT's Six-Year Plan. However, improvements to Hershberger Road
between Cove Road and Peters Creek Road are planned in the Twenty-Year
Roanoke Valley Long-Range Transportation Plan. The Twenty-Year Roanoke
Valley Long-Range Transportation Plan recommends a 6-lane divided road for
this part of Hershberger Road. The Roanoke City Thoroughfare Plan also
recommends widening a portion of Peters Creek Road to six lanes.

Many of thehigh-volumearterial roadsthat servethe neighborhood, including
Hershberger Road, Peters Creek Road, and Cove Road are beginning to experi-
ence significant traffic problems. While all of these need to be addressed, it isnot
financially feasibleto solveal the problemsat thistime.

Traffic on Cove Road hasincreased immensely due to two new single-family
home subdivisions. Oak Leaf Manor on the north side of Cove Road will have an
expected forty four (44) more single-family homes. Garst Farmisanew single-
family home subdivision located south of Cove Road that will bring morethan fifty
(50) new single-family homesto the area.
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The neighborhood does recognize the need to improve safety and traffic condi-
tions on Cove Road and Hershberger Road. However, the city should recognize
the potential negative impactsthat could be created by asix-lane thoroughfarein
aprimarily residentia area. A four-lane option should be considered instead,
creating an urban boulevard rather than a suburban throughway. An extensive
corridor study for the entire length of Hershberger Road and Cove Road should
be undertaken to assess all potential impacts before either road isimproved.

Many of the residential areas in Peters Creek North have poor traffic
circulation due to the haphazard development patterns that occurred. There are
many one street cul-de-sac and dead end streets that channel all traffic onto busy
arteria roads. Inaddition, many of the multi-street subdivisionschanne al traffic
onto arterials at one or two intersections, most of which are not signalized.
Increasing the options for vehicular traffic will help improve access and safety, as
well as dispersing the traffic that uses residential streets.
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Alleys

Sidewalks, Curbs
Gutters

Storm Drainage

Part of Peters Creek, on Peach
Tree Drive
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Public aleysare not as common in this part of the city asthey are in the neighbor-
hoods closer to downtown. However, the Washington Heights neighborhood does
have alleys on mogt streets and some others are scattered throughout the rest of
Peters Creek North. Alleysdo serve apublic need, especialy in Washington
Heights, where dense development and lack of infrastructure makes parking and
trash collection difficult. Many of thealleys, though, are unimproved paper aleys
that have never been used. The city should improve and maintain those dleys
that are needed to provide services to residents and close those that are no longer
needed or whose location makeimprovementsinfeasible. Thiswill reducethe
city'srespond bility for ongoing maintenance.

There are very few existing sidewaksin Peters Creek North. Most devel opment
was built before sidewalks and curbs were required as a condition of subdivision.
Sidewalks can be more often found along the major roadways, especially Melrose
Avenue and Westside Boulevard. Curbs are more common, but many streets till
do not have them. Some streets without curbs have small swales or makeshift
curbsformed from asphalt. Addressing the lack of sidewalks and curbsin the
areaisahigh priority of Peters Creek residents. The absence of sidewalks and
curbs causes many problems, including poor drainage, parkingin front yards, poor
pedestrian circulation, and lack of delineation between public and private space.

Because new sidewalks and curbs are needed throughout the city, it isunlikely
that funding will beimmediately availableto providethem in Peters Creek North.
Current sidewak and curb improvements should be concentrated in areas where
thereisan imminent need due to safety or serious drainage problems. When
streets are improved or new streets are built, sdewaks and
curbs should be provided to prevent the need to construct
them in the future. Based on recent changesto city policies,
new subdivisionswill berequiredtoincludesidewaksand
curbs to prevent the city from bearing the costs of thesein the
future.

Certain areas of the Peters Creek North neighborhoods
suffer from drainage problems. However, some areas have
been addressed with drainage projects, but others have not yet
been addressed within the City's Capita Improvement
Program. The City hasadetailed list of al known drainage
and flooding problems inthisarea. All of Peters Creek North isin the Peters
Creek or Lick Run watersheds.
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PETERS CREEK NORTH
ZONING

Peters Creek North Zoning N

RS Single Family Residential District

RM Multifamily Residential District

C-1 Office District W E
I C-2 General Commercial District
I LM Light Manufacturing
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CURRENTLY IDENTIFIED STORM
DRAINAGE PROJECTS IN PETERS

CREEK NORTH

. Harvest Lane

. Youngwood Drive

. Peters Creek Road Bridge

. Detention Basin, Peters Creek Tributary A

. Detention Basin, Peters Creek Tributary B

. Enlarging Frontage Road

. Enlarging Sioux Ridge Crossing

. Raising and Enlarging Northwood Drive

. Raising Laura Drive
Hershberger Road . Raising Shenandoah Bible College Entrance

. Broad lawn Road

. Meadowbrook (1900)

. Meadowbrook, Channel Stabilizing

. Raising and Enlarging Westside Boulevard
Storm Drain age Theinability to addressall of the storm drainage problemsin the neighborhood is

part of alarger issue. Thecity currently has over $34 million in needed storm
drainage projects. Only $500,000 per year isavailablefor construction, mostly
from bondissues. Aswith curb and sidewalk funding, along-term funding
strategy should be devel oped to address the city's storm drainage needs. The
funding shortfall createsthe need to set priorities, so Engineering ranks each
project according to criteria such as safety, damage caused, frequency of the
problem, number of people affected, and cogt.

20
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Water & Sewer Whilemost of the neighborhood has public sewer and water, significant portions
of it gill donot. Someor al of the Miller Court, Dansbury Acres, Arrow Wood,
and Fairhope subdivisionsare till on wells and/or septic systems. Becauselotsin
theareaarereatively small, environmental problems could occur when septic
fieldsfail or wellsgo dry. Since adjacent homes and subdivisions aready have
public water and sewer service, exigting lines can be extended into the unserved
areas. The price of sewer hookup fees has been an issue that prevented this
problem from being solved in the past. Also, many of the homesthat do use city
sewer are connected with sump pumps that cause some flow problems.

Flood Plain Management Flooding isan issue of serious concern to many Peters Creek North residents.
The Peters Creek flood plain affects many of the propertiesin the area. Numer-
ousresidentia propertiesinthe Norwood subdivision experienced extensiveflood
damage in both 1985 and 1989. Many of the businesses on Peters Creek Road
and Melrose Avenue have experienced flooding aswell. In addition, the stream
channel is experiencing significant erosion due to increased storm water runoff
caused by urbanization.

The city has undertaken some major flood control projects on Peters Creek.
Two detention basins have recently been completed upstream in Roanoke County,
and the creek has been dredged and snagged to remove silt and debris that could
causeincreased flooding. This has reduced the number of propertiesin the flood
plain by amost 20% along Peters Creek. However, approximately 100 more still
remaininthe 100-year flood plain. Remaining homes should beflood proofed or
purchased asfunding permits, concentrating on propertiesthat are located
furthest in the flood plain and therefore at the greatest risk of damage due to
flooding.

The most effective flood control measureisfor the city to purchase proper-
tiesthat are at risk for flood damage. Money ill remainsfor further flood-
proofing effortsin the area. However, the number of affected propertiesis so
gresat that thisisextremely cost prohibitive. Additionally, the Federal Emergency
Management Agency (FEMA) has gtrict cost-benefit ratio requirements for what
flood measures can be completed using federa funds. Thecity isbeginning a
new program to try to purchase some of the existing homesthat still remaininthe
floodplain.

Cove Road

Street Lighting Street lighting isvery good throughout most of the neighborhood, but isinadequate
insomeplaces. Streetlights are generaly located at intersections; some addi-
tiond lightsin mid-block locations could hel p toimprovedeficient areas.

21
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Public Services

Human Services \Vision 2001-2020, recommends educational systems, and human services be
linked to skill-based training programs and to state-of -the-art health careto
enhance and support a healthy and productive life. Peters Creek North generdly
has adequate access to these services because of its location in the city. Never-
theless, some services need to be provided on a neighborhood level. Vision 2001-
2020, recommends a community-based system that will bring human and health
servicesto the neighborhood.

Schools William Fleming High School, William Ruffner Middle School, and Westside
Elementary School are all located within the boundaries of Peters Creek North.
Westside Elementary School for the Performing Artsand William Ruffner Middle
School both are Roanoke's magnet schools, which provide auniquelearning
opportunity to attract students from around the city. All studentsin the Peters
Creek north areaattend William Fleming High School and William Ruffner Middle
School. Younger children in the area attend Westside Elementary and Preston
Park Primary/Oakland Intermediate elementary schools

Crime Prevention Crime prevention remains apriority of residents. Police have worked closely with
groups to address the problem with success, but intense activity seemsto recur.
In February of 2000, City Council passed an ordinance advocated by neighbor-
hood watch groupsthat would allow city abatement of public nuisances. This
ordinance was seen as an important tool for enhancing crime-fighting efforts.
Most peoplein Peters Creek North vaue the safe environment their neighborhood
provides. However, someresidentsfed that crimeisincreasing, especially those
residentsin Washington Heights. Police were dispatched for 3,595 real or

| suspected offensesin 1999, which isa25% increase
from 1994, although reportstend to go up when crime
watches are formed. The rate of reports of 400 to
500 per thousand people in Peters Creek North is
much less than the 800 to 900 reports per thousand
people for Roanoke asawhole.

Many residentsfeel that noiseisaparticular

problemintheir neighborhood. The problemwith
enforcement tends to be catching violators.

William Fleming High School
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Code Enforcement

Fire and EMS

Roanoke Regional
Airport

Residentsindicated that litter isstill aproblem throughout the neighborhood. Neigh-
borhoodsthroughout Roanoke regularly sponsor litter cleanupson Clean Valley Day.
Better participation from residentsin the Peters Creek North neighborhoods would
help reduce litter problemsin the area. The existence of litter seemsto encourage
morelitter. Inaddition, improving appearances, litter/debris cleanups are considered
an effective Crime Prevention Though Environmental Design measure.

Residents say nuisance violations such as outdoor storage, inoperative motor
vehicles, and weedy properties can be a problem but are not widespread. Eyesores
negatively affect the surrounding propertiesand quality of lifeinthe neighborhood.
Enforcing the various city codes can improve the appearance of the neighborhood.

Code enforcement was chosen by residents as atopic of special concern. They
noted that violations seem to be concentrated in certain areas of the neighborhood,
which could betargeted by proactiveinspections, especialy in Washington Heights
and the Edgelawn Avenue area. Residents also felt that bulk solid waste pick-up was
not frequent enough.

Currently the Fire Department isingtalling new hydrants along Peters Creek and
Cove Roads. The mgjority of Peters Creek North is served by Fire Station #13 on
Peters Creek Road. Thisisafairly new station with adouble company, which means
it has an engine and aladder truck. The median strip in front of Station 13 was
recently reconfigured to provide easier access, subsequently reducing responsetime
by 20 seconds.

Significant partsof the neighborhood, especially Miller Court, arelocated withinthe
runway approach of the Roanoke Regiond Airport. Airplanes cause some hoise
problems, although the city has taken some stepsto soundproof and install air condi-
tioningin particularly vulnerablehomes. Inaddition, theAirport Commission has
purchased and demolished housesin the areas that experienced the greatest noise-
related problems.
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Quality of Life

Parks and Recreation No parks exist in this part of the city. The presence of Countryside golf course
and some undevel oped airport-owned properties do provide the areawith some
open space. However, recreational opportunities availableto residents are
limited.

Most of Peters Creek North was developed when prevailing thought was to
provide larger lots rather than parks and open space. Thelack of parks and
recreational opportunitiesin Peters Creek North isaconcern of both residents
and city staff. The vast mgjority of the residents are not within the service radius
of any city parks. Additionally, residents mentioned the need for at least one
community center in the area.

Theamount of land that is undevel oped because of the airport or flooding
presents some excellent opportunitiesfor park development. Theairport property
inparticular isaready publicly owned and would requireminimal funding for
acquidtion. Inaddition, flood plain propertieswith limited or no development
potential could also be acquired at minimal cost and could reduce flood hazards.
Greenwaysand biketrailsareimportant quality of life elementsthat are missing
from the Peters Creek North area. No greenways currently exist in the planning
area.

Sone Pillars, in the Washington
Heights area
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Greenways The Roanoke Valley Conceptua Greenway Plan recommends greenway's along
the Peters Creek and Hershberger Road corridors. In addition, opportunities
might exist to extend the Lick Run Greenway between Hershberger Road and
Peters Creek Road. Potential opportunities exist to enhance the greenway
system in the Roanoke Valley through the use of Utility easements, acquisition of
flood plains, and riparian buffer zones, possibleresidential and commercid
greenway-specific land dedications, and the use of bike-lanes and greenway-
dedicated sidewalkson low-volumeresidential streets.

Neighborhood Several recent development proposals, including Garst Farms property, Oak L eaf

Organizations Manor, the Planned Parenthood Clinic, and the new Sheetz gas station have
created controversy. These situations highlight the need for increased citizen
involvement inland usedecisions. Notifying areaneighborhood organi zations of
potentia rezoning, specia exceptions, and other pending development proposals
can help dleviate the perception that decisions are being made without residents
input.

Many of the recent development
controversies occurred on sites that were
appropriately zoned for those uses;
therefore no pubic hearings were required
for approval. Arearesidents need better
awareness of the processes and regula-
tions associated with zoning so they can
have a greater understanding of what
types of development are possible and
what the potential impacts may be.
Activeneighborhood orgainizationsarea
valuableasset to community involvement,
aswell asan important link between the
city and itsresidents.

Garst Farms, new subdvision
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Neighborhood organizations providereadily available channel sto disseminate
information, services, and resources. Currently, the only members of the
Roanoke Neighborhood Partnership in Peters Creek North isthe Miller Creek
Neighborhood Alliance and the Peters Creek Civic League. Whilethisisan
important organization, it only representsasmall percentage of Peters Creek
North residents.

Miller Court Alliance - TheMiller Court Neighborhood Alliance
formed in 1999 and is amember of the Roanoke Neighborhood Partnership. The
group was originally formed as aneighborhood watch, but has since taken on
more activities. The boundariesinclude Portland Avenue, Ben Street, Thelma
Street, Oleva Street, and Hillenda e Road.

Northwest Crime Stoppers - The Northwest Crime Stoppersis a
neighborhood watch group that represents the Washington Heights area and
portionsof the Fairhopearea. The organization isactive, holding monthly meet-
ings and supporting alarge membership. The Crime Stoppers probably havethe
potential to becomeamoreinvolved neighborhood groupin thefuture, expanding
into other neighborhood improvement activities.

Peters Creek Civic League - The Peters Creek Civic League
originally formed in the 1980'sin response to flooding problems east of Peters
Creek Road. While the group has recently become active, some of the former
leadersindicate that community involvement inthe areaisdifficult to achieve.
However, the foundation of the old organi zation was used to revive its most
recent activities.

Laurelridge in the Miller Court/
Dansbury Area
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PETERS CREEK NORTH
FUTURE LAND USE

Regional Commercial Centell

Future Land Use Key:

[ ] Single Family Residential N

[ ] Multifamily Residential

[ ] Mixed Density Residential

B Commercial W =

I Industrial
B Park/Open Space/Public S
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Recommendations

Residential Development

Policies »  Encourage development of market-rate housing in the neighborhood.

* Involveneighborhood res dentsin development and land usedecisions.

*  Encourage better maintenance of renta properties.

*  Encourage new hous ng to be compatiblewith the existing community.

*  Encourage housing for the elderly that is designed to maximize accessto
nearby servicesand residential communities.

* Discourage new isolated subdivisions and one-street cul-de-sacs.

*  Connect new subdivisionsto the existing street network.

*  Providesidewalksand pedestrian connectionsto existing neighborhoods.

*  Integrate new multi-family housing with thecommunity.

e Encourageinfill development to reflect the character of the surrounding
neighborhood.

Westview Terrace area:

¢ Encourage development on smdller lotstypical of thosefound throughout the
city.

¢ Encourage minimal setbacksto foster a sense of community.

*  Encourage development with infrastructure and amenitiestypical of tradi
tiona neighborhoods, including sidewalks, grassplanting strips, street trees,
and streetlights.

*  Encourage connectionswith existing and future subdivisions.

*  Reducetheimportance of the automobile by locating garagesin therear,
developing narrow streets and driveways, and limiting driveway entrancesfor
new residential development.

Washington Heights Area

Longwood Drive area:

e  Street connections should be provided between Washington Heights and
Longwood Drive.

*  Sidewaksand other pedestrian connections should be provided.

» Traffic caming measures should be provided to prevent cut-through traffic.

e  development.

e Deveop aneighborhood park for apartment residents and residents of nearby
residential development.

Routt Road area:

*  Encouragedevelopment to be compatiblewith existing community.

e Provide parking in the rear with accessviaan dley or narrow private drives
for futureresidential development.

*  Develop aneighborhood park for apartment residents and residents of
nearby residential development.
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Peters Creek near Hershberger
Road

Peters Creek area:

Actions .

New development should ensure that storm water runoff will not add to
current flooding problems.

Food plain areas should be dedicated as potential greenways and open
space.

New streets should connect to the existing street network on all sides.

Provide incentivesto encourage market-rate housing.

Identify larger parcelsfor potentia planned devel opments.

Support programs that encourage home ownership.

Continuenoatification of neighborhood groupsof rezoning, special exception,
and variance petitions.

Providetraining sessions to increase process awareness of zoning / develop
ment.

Allow the congtruction of higher-density housing where appropriateto provide
housing for elderly residents, using planned devel opment, where appropriate.
Identify opportunitiesfor developing small parcelsinthearea
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Economic Development

Policies

*  Concentrate commercial usesin commercial nodes.

»  Encourage redevel opment of vacant and underused commercia property
beforeallowing new commercia zoning.

»  Encourage good relationships between commercia and residential develop-
ment through thoughtful siteand building design, landscaping, and transitional
uses.

»  Develop new retail and office space on large vacant parking lots.

»  Encourage mixed usesto improve vitality and continuous use of commercial

areas.
e Orient new commercia development to the street and use shared parking
whenever possible.
Peters Creek and Melrose e Providefor limited industria development inthevicinity of theInnotech
plant.

»  Encourage more office development in commercid areas.

Ferncliff Avenue (Burlington Coat Factory /Home
Depot) area:

»  Office space and other employment generating uses should be provided.

»  Crestive use of shared parking and public transportation access should be
incorporated into projects.

*  High-density residential uses, particularly corporate apartmentsor elderly
housing, should be provided.

»  Employee-related services, such as restaurants and banks, should be
encouraged to serve the needs of office and plant workers.

»  Entertainment uses should be encouraged to increase use of the areaiin the
evenings.

»  Landscaping and street trees should be incorporated into new devel opment.

»  Pedestrian connections should be provided to existing residential areasand
hotdls.

*  New retail establishments should be street and pedestrian-oriented.

»  Parking should be provided on street and in the rear of structures.

Peters Creek and Cove Road

Ferncliff Avenue, open space
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Economic Development

City Line Square Shopping Center area:

e Vehicular and pedestrian connections should be provided to the adjacent
residential aress.
e Vehicular and pedestrian connections should be provided through the existing

shopping center.

e Landscaping should be used to reduce the visual impacts of the asphalt
parkinglot.

e On-street parking and public transportation access should be utilized to the
extent feasible.

| mplement zoning patternsto:
Actions * Prevent encroachment of intense commercial usesinto residential areas.
* Encouragerevitalization of older shopping centersand commercia
buildings
* Provide more employment opportunitiesinthe area.

Across from City Line Sguare
Shopping Center
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Infrastructure

Policies +  Improvestreetlightingin the neighborhood.
e Improve the public sewer and water system.
e Improve storm water drainage.
¢ Reduce the impacts of flood damage.
e Improvethe sidewak/curb system.
*  Improvetraffic circulation and connections.
e Maintain publicalleysand close undevel oped or unneeded dleys.
*  Encourageall utility providersto coordinateinfrastructureimprovements.
e Ingal curb and gutter consistent with the parameters of the Vision 2001-
2020 comprehensive plan.

Hershberger Road and Cove Road improvements:

e Number of lanes should be kept to the minimum necessary.

»  Sidewalksand/or greenways should be provided to accommodate pedestri-
ansand bicycligts.

e Street trees should be provided between the sidewalks and curb to reduce
thevisual, noiseimpacts on surrounding residences, and provide separation of
pedestrian and vehicular traffic.

e Design and posted speed should not exceed 35 mph.

e A landscaped median and turn lanes should be provided.

e Aboveground utilities should be buried or consolidated onto fewer poles.

* A corridor specific plan should be completed to eval uate transportation, land
use, and community impacts prior to construction.

e Lanewidth should be kept to the minimum necessary.

«  Traffic claming devices should beincorporated.

Hershberger Road When developing curb and sidewalks for the neigh-
borhood.
e Concentrate new infrastructure on improving pedestrian circulation to
important destinations.

e Congtruct new sidewalks and/or curbing asfunding permitsthroughout the
neighborhood, with priorities on compl eting piecemeal areasand correcting
safety hazards.

* Requiredeveloperstoinstall sidewaksand curbsat rezoning, special excep-
tion, or subdivision stagein amanner cons stent with current city policy.

e Provideplanting strips at least Six feet wide when new sidewalks and curbs
areingtdled.
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Infrastructure

Actions

Identify priority areas and work with Traffic Engineering to develop plansfor
new gtreetlights and/or increased wattage of existing streetlights.

Improve safety at theintersection of Garstland Drive and Cove Road.

Start aprogram to encourage residents to turn porch lights on at night.
Extend sewer and water lines to those areas not currently served.

Identify water and sewer lines that need to be replaced.

Assist residents who currently use sump pumpsto find better aternatives.
Identify priority needs and construct new curbs and storm drains as funding
becomesavailable.

I dentify which properties till remain in the 100-year flood plain after

recently completed flood control projectsby issuing new elevation certifi-
cates.

Purchase any flood prone properties that meet federal cost-benefit ratio
standards as funding permits.

Continueflood-proofing programs, concentrating on those propertiesthat are
a most risk of flooding.

Create aprogram for regular maintenance of creek bed and banks by
property owners.

Reopen the former Highland Farm Road between Routt Road and Country-
side Drive and extend Fairhope Drive and Dansbury Drive north.

Pave the unimproved portion of Wyoming Avenue between Gilbert Road and
Westside Boulevard.

Encourage new developments and subdivisionsto completelinksin the street
pattern.

Plain

N

= =<

[
0
7

§
i

i

/i

Ny
Ny
O
T
N

<> {

33



Peters Creek Neighborhood Plan

Infrastructure

Actions

*  Reguest the dedication of right-of-way for an aley on the east side of
Westside Boulevard between Wyoming and Kentucky Avenuesif the
adjacent parcels are devel oped.

e Permanently close and vacate the public aleysthat are currently undevel-
oped or unused:

Entrance to Oak Leaf Manor,
new subdivision off Cove Road

East side of Portland Avenue.

South side of Edgelawn Avenue.

East side of Westside Boulevard between Kentucky and Tennessee
Avenues.

East side of Westside Boulevard between Tennessee and

Maine Avenues.

West side of Monroe Street between Tennessee and Maine Avenues.
East side of Westside Boulevard between Maine and

Vermont Avenues.

Alley that runs north and south between Kentucky and

Tennessee Avenues.

Alleyson the south side of VirginiaAvenue between

Monroe Street and Adams Street.
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Public Services

Policies

Actions

Homes in the Peachtree/Norwood
Area.

Incorporate Crime Prevention Through Environmental Design (CPTED)
principasin new development.

Support continued efforts of the Northwest Crime Stoppers and Miller Court
NeighborhoodAlliance.

Improve communication between residents and policeto target places and
times where increased patrol would be mogt effective.

Coordinate neighborhood group and crime watch group efforts such as
holding ajoint Nationa Night Out event, coordinating cleanupsand holding
joint mestings.

Initiate a processfor residentsto report suspected violations of maintenance
codes.

Initiate a targeted enforcement/maintenance effort in Washington Heights,
especially for overgrown properties, yard/porch storage, and bulk waste
items.

35



Peters Creek Neighborhood Plan

Quality of Life

Policies

Actions

Increase recreationa opportunitiesin the area.

Improve non-motorized trangportation and circul ation in the neighborhood.
Reduce litter and trash/improve cleanliness of streets.

Encourage overal improvement of neighborhood appearance.

Construct abike trail or bike lanes on Hershberger Road.

Identify greenway aternatives along Peters Creek and Peters Creek Road.
Examine the feasibility of extending the Lick Run Greenway to Peters Creek
Road and placing greenways on the vacant airport property.

Study feasibility of constructing acommunity or youth center inthe area
Initiate targeted cleanups by neighborhood groups and encourage residentsto
participatein cleanups.

Identify specific locationsand propertiesthat could be obtained and devel -
oped as"neighborhood” parkswith afocuson sitesthat are not buildable
because of flooding or other encumbrances.

Homes in the Westview Terrace
area.



Implementation

Funding for mgjor infrastructure projectsisgenerally provided through thecity’'s

F un d In g Capitd Improvement Program. Funding can come from avariety of sources,
including CDBG transportation funding, state and federa funds, and general
revenue. The Capital |mprovement Program isdevel oped by identifying needed
projects and matching them with potential funding sources. Each projectis
reviewed and ranked in terms of priority.

The chart on thefollowing pageidentifies major projects, their timeframe,
thelead agency or department, and potential sources of funding. The cost of
most projects such as streetscape improvements cannot be determined until
moredetailed planning iscompl eted.

How large PEIRER

rojects are
unded:

The Capital

Improvement Funding Sources Needed Projects

Program Bonds Parks

General revenues Buildings
State and Federal Economic Development
CDBG Streets, sidewalks and bridges
Project grants Stormdrains
Others Schools
o-year Priority projects &
Capital their funding
Improvement sources identified
Program

37



Peters Creek Neighborhood Plan

Implementation

Actions Participants
Residential Development
Implement home ownership programs NG/PB/RNP | *%%% | *%k%% | *kkk | k%k%% | *x*k*% *
Develop infill regulations PB/CE *kkk
Identify small parcels for development PB /NG /RNP *kkk
Plan housing for the elderly PB /NG * % * %%
Economic Development
Revitaize older shopping centers and PB/ED *kkk *
commercial buildings
Change zoning to prevent encroachment PB *kkk
Develop new commercial buildings on ED/PB *kk | kkkk
large parking lots
Infrastructure
Address safety issues on Cove and EN X%k | kkkk
Hershberger Roads
Address flooding problems EN/PW * % kkk | kkkk | kkkk
Improve Hershberger and Cove Roads EN/UT/PW * % Kk | kkkk [ kkkk
[dentify water and sewer line replacement PW/UT k% | kkkk
Improve drainage systems EN/PW * % kkk | kkkk
Construct new sidewalks and curbs EN/PW * kkk | kkk | kkkk
Extend water and sewer linesin identified EN/UT * kkk | kkkx
areas
Close undeveloped alleys PB /NG * *% *kk | kkxx
Public Services
Enact program for neighborhood crime PD/NG/CE * *kkk
prevention and code enforcement
violations.
Enact CPTED principles PD/NG/CE/RNP * *
Quality of Life
Identify and develop neighborhood park PR/NG/PB/RNP * k% | kkkk
Develop greenway and bike trails PR/NG Kk | kkkk
Conduct youth center feasibility study NG /PB/RNP *% Xk [ kkxx

RNP: Roanoke Neighborhood Partnership ~ PB: Planning and Building ~ CE: Code Enforcement ~NG: Neighborhood
Groups ~ PD: Police Department ~ PR: Parks and Recreation Department ~ ED: Economic Development ~ PW: Public
Works~ EN: Engineering Department ~ UT: Utilities
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Cogs Eqimates

Curb and Gutter

Street Section Side Estimated Cost

Peach Tree Showalter to Both $ 66,900
Northwood

Northwood Laurato Showalter Both $ 298,000

Laura 1900 and 2000 Both $ 56,000
Blocks

Barnett 1600 Block East $ 5,000

Northwood 5000 Block Both $ 21,000

Appleton 3502 to Barrington  South $ 28,000

Elva Lonnato Both $3,840
M eadowbrook

Lewiston 4400 Block South $21,000

High Acres Road 3800 Block North $ 3,000

Oleva Hillendale and North $3,300
Portland

Tennessee Westsideto Van North $ 7,000
Buren

High Acres Road Shamrock to South $ 8,500
Fairhope

Guernsey Springbrook to North $ 10,800
Garstland

Thelma Hillendale to Both $ 23,200
Portland

Ben Hillendale to Both $ 30,000
Portland

TOTAL COST $585,540
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Sidewalks and Curbs
Street Section Side Estimated Cost
Peters Creek Melrose to Hershberger  Both $ 6,000
Westside Melrose to Virginia East $11,250
Ferncliff Ferndale to Routt North $ 65,250
Total Cost $82,500

Drainage Projects

Street Description Estimated Cost
Harvest Lane 1,300 of 24" storm drain $ 125,000
Curb and Gutter $ 51,600
Total Cost $ 176,600
Y oungwood Drive 620" of 48" reinforced concrete pipein $ 126,500
ditch
Curb and Guitter $ 73,000
Total Cost $ 199,500
Vermont Avenue Storm drain/Curb and Guiter $ 33,000
Sidewak $ 15,000
Total Cost $ 48,000
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Street | mprovement

Street I mprovement Estimated Cost
Dansbury Drive Sidewalks/Curbs $ 166,100
Clearing/Grading/Drainage $11,000
Pavement $ 26,400
Sanitary Sewer $ 38,700
Storm Drains $ 217,000
Street Trees $ 18,000
Total Cost $477,200
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