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The Williamson Road areaiis located
inthe northern part of Roanoke,
stretching from downtown north to the
city limits. It is made up of severa
neighborhoods, but isthought of by
residents as a cohesive area because of
its clear link to the recognizable
corridor that runsitslength.

[-581, the northern city limits, and
the Norfolk Southern rail line define
neighborhood edges. The areaincludes
the airport, the Roanoke Civic Center,
several commercial/industria corri-
dors, and diverseresidential aress. Its
6.5 square miles congtitute 15% of
Roanoke' s land area and nearly 14,000
personslivein the Williamson Road
area, representing 15% of the city’s
popul ation.
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About Neighborhood In 1985, Roanoke Vision, the City’s comprehensive plan called for the preserva-

Planning tion and enhancement of existing neighborhoods and recommended that city
policies and actions support neighborhood revitalization and preservation. A
major recommendation toward that end wasto devel op aplan for each neighbor-
hood. Vision 2001-2020 continues support for neighborhood-based planning for a
livable and sustainable city. This plan recommends actions that can be carried out
by citizens, the city, neighborhood organizations, and other supporting interests,
aswell aspoliciesthat are used to guide future decisions. Neighborhood and area
plansare officia documentsthat are adopted by City Council and become part of
the city’ scomprehensive plan.

Res dents and businesseswere involved in the planning process as commu-
nity stakeholders. Planning staff sponsored three workshopsin spring and
summer 2003 to work with citizensto identify major neighborhood concerns.
Once adraft of the plan was completed, staff sponsored two additional work-
shopsin spring 2004 to review the draft version.

Roanoke’s comprehensive
plan is made up of many
plans. Vision 2001-2020 is
the umbrella under which
component plans are
adopted.

Regional
Transportation
Neighborhood Plans Special
and g S o Project and
Area Plans Public Facility
24 planning areas ancompassing Plans

47 neighborhoods
e.0. Housing, Libranies, Parks
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Population The population of the Williamson Road areais 13,957, and it decreased lessthan
Characteristics 1% between 1990 and 2000. Though the number of residents remained stable
during the 1990s, the population diversified in terms of race. The African
American population nearly doubled and people of multiple racesor of other
races more than tripled.
The areahasasmaller percentage of young people and a higher percentage of
seniors than the city asawhole.

Age Distribution

Williamson Road Area - 1% 30%

047 183 3584 85+
years yoaars

yexs yeers

Roancke _ 31% 30%

Racial Distribution

7 Other ra0es 6%
& multi-racial 11%

The inside ring shows the racial

makeup in 1980. The oulside ring
showe the distribution in 2000.

Willlamson  Roanoke
Rnoad Area
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Census Tracts

Annual Family Income

$39,452

537.826 .53132.5.'3

$36,125

Roanoke Census Census Census;
Tract3 Tract4 Tract5

Employment by Job Sector

Employment Sector Tract3 Tract4

Management/Professional 26% 20%
Service 19% 12%
Sales/Office 33% 37%
Construction/extraction/maintenance 7% 11%

Production/transportation/material moving 16% 21%

Some figures may not equa 100% due to rounding.
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Plan Elements

High Priority Initiatives

Discussion in this plan is organized into six major Plan Elements:

Community Design
Residential Development
Economic Development
Transportation

Public Services & Fecilities
Quality of Life

SO BRI RO IR OO}

The Community Design element looks at physical design featuresand land use
patterns. Residential Devel opment addresses existing and new housing opportu-
nities. Economic Development deals with commercial and industrial develop-
ment in the neighborhood. The Transportation element eval uates vehicular and
pedestrian transportation systems. The Public Services & Facilities element
assesses Fire/EMSS, police, libraries, schools, and utility systems. Finally, the
Quiality of Life element addresses recreational opportunities, historic resources,
environmental issues, and community involvement. Each plan element contains
information about current conditionsand issues.

This plan identifies the following high priority themes:

¢ Creating anetwork of unique and identifiable places

¢ Changing land use patternsto respond to emerging commercial
devel opment patterns

¢ Improving the appearance and function of streets

¢ Improving the design of new buildingsand sites

In addition to these priority themes, the following important issues were identi-
fied by participantsin the community workshops:

Code enforcement

Library improvements
Widening of Plantation Road
Stadium traffic

Traffic caming

Overhead utilities

RO BIEC RO IR AR OB

The plan establishes aframework for future land use decisions and also identifies
aress where further detailed planning is necessary.
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Development History The Williamson Road areawas settled at the same time as Roanoke, but it
developed later in the city's history. Land in the Williamson Road arearemained
in the hands of just afew ownersuntil the 1850s.

Thefirst landowner in the areawas Mark Evans, who acquired most of the
areain the mid 1700s. The areawas known as "The Barrens." Hisland was
eventually sold by hisheirsto several major property owners, including Robert
Breckinridge. Tracts generally contained 300-400 acres. By the mid-1800s, tracts
were in smaller increments from 150-250 acres. Mg or landowners were Edward
Watts, ElishaBetts, Lucy Carvin, and Alexander Bruce. The Town of Gainsboro
was established near theintersection of what isnow [-581 and Orange Avenue.
Gainsboro never achieved significant settlement as atown and was later ab-
sorbed into the City of Roanoke.

By the early 1900s, tracts were being sold in even smdler parcels of under 60
acres. Still, fewer than 100 families owned land in the Williamson Road area. By
thistime, major neighborhoods had been established around Roanoke's down-
town and devel opment began to extend into streetcar suburbslike Raleigh Court
and Rugby.

Hershberger Road j*x N '_ e '\Z,
S L V4 N N | LN 'I

In the late 1920s, much of the
land north of 10th Street was
still contained in large tracts.

Map excerpt from the 1928
Roanoke Comprehensive Plan
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Until 1912, there was no Williamson Road. What is now Tenth Street was the
only road of consequencein the area. Residents petitioned Roanoke County for a
road that would |ead to downtown. Several residents provided thefunding, land,
and machinery to build the road and the state provided |abor. The state had to
condemn the property of the Williamson family to acquire right-of-way. Immedi-
ately following the hard-surfacing of the road, businesses and residents began to
develop dong the length of Williamson Road.

Roanoke's real estate assessment records show that settlement was sparse until
the 1900s, when widespread automobile ownership made the areamore acces-
sible and tracts began to be subdivided and sold as small individual |ots. Between
1920 and 1940, about 1,000 lots were devel oped.

The erafollowing WWII iswhen the real building boom came. Between 1940
and 1960, over 3,500 |ots were devel oped. Postwar prosperity, housing shortages,
new mortgage lending practices, and the automobile all combined to make the
area both accessible and desirable to people seeking suburban home ownership.
Development radiated out from the intersection of Liberty Road and Williamson
Road. Mogt of the streetswerelaid out and most |and was devel oped out by
1960, but significant resdential devel opment continued through the 1970s.

Commercial development has traditionally located along the Williamson Road
corridor and was mixed with residential development. Indeed, many residential
structuresremain along the corridor.. Williamson Road steadlily converted over to
mostly commercial uses. The 1964 Devel opment Plan for Roanoke showed that
Williamson Road was nearly all commercia. By 1970, the southern end of
Williamson Road was anchored by the Civic Center and Sears Town. To the
north, Crossroads Mall was built at the intersection of Hershberger Road in 1961.

Williamson Road became avibrant, thriving commercial corridor lined with
businesses, each competing for attention. In the 1960s and 70s, Williamson
Road' s straight lines and numerous traffic lights made it an ideal placefor
cruising and drag racing. The street actually became a socia center of sortsas
teens cruised up and down the road on weekends.

In the mid-1980s, Valley View Mall was built along the western side of the
area, solidifying the Williamson Road ared'sidentity asamajor regional commer-
cia center. Development in the Valey View Mall area continues and is nearing
itsfull development capacity in terms of vacant land.



Williamson Road Area Plan

Community Deagn

Physical Layout

Street patterns have charac-
teristics of both traditional and
suburban neighborhoods.
Streets are interconnected
and blocks tend to be large.

Land Use Patterns

The physical layout of streets and lots reflects the period in which most of the
areawas devel oped. Following WWI1, suburban devel opment patternswere
gaining acceptance, while vestiges of traditional urban patterns remained.
Traditional patterns called for compact lots and narrow streetsarranged in a
connected grid, while suburban patterns had larger lots that fronted on wide,
curving streets. However, the now-common practice of ending astreet in acul-
de-sac was not frequently used. Despiteits varied development styles, the area
has aconnected system of streetsthat provide for even distribution of traffic
aong many dreets. Residentid lots generally range in size from 5,000-10,000
square feet.

Belmont Williamson Road

N
Connected strests with Disconnected streets
with small blocks larger blocks with very large blocks

Theneighborhoods have adiverseland use mix. Though perceived as predomi-
nantly commercial, residential uses occupy nearly haf theland. The northern and
southern edges are dominated by intense commercial uses, but between Liberty
Road and Hershberger Road, commercial development islimited to the William-
son Road corridor. Outside this corridor, residential uses are the dominant land
use. Industrial uses are concentrated along Plantation Road and Kimbal | Avenue.

There arefew vacant parcels. Though 16% of theland areais classified as
vacant, much of it isactually used for parking in conjunction with commercia
and industrial land uses. Most other vacant parcels are individual lots scattered
around the neighborhood.
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EXlStlng Land Use How land is USED

Single-family
dwellings
1,156 acres
44v2%

Multifamily
| —
dwellings
131 acres
5%

Vacant*
413 acres
16%

* Much of the land that is classified as vacant
is used for commercial/industrial parking.

HERSHBERBER RD —// 1

Land Use Key
Single family dwelling

"i Duplex dwelling

" Multifamily (3 or more units)
- Commercial

- Industrial

B Fark

- Religious

School/Public facility
Vacant



Existing Zoning

Zoning Key
I RA  Residential Agriculture

RS-2 Single-family Residential  nst

RS-3 Single-family Residential

~ RM-1 Single- and two-family Residential

I RM-2 Multifamily Residential
Bl cN  Neighborhood Commercial
. C1 Office Commercial

C2  General Commaercial

C3  Downtown Commercial
[ LM  Light Manufacturing

HM  Heavy Manufacturing
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How land is ZONED

Single-family
dwellings
803 acres

30%
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Community Design
Issues

Strategic Initiatives

Through the planning process, planning staff identified major issuesrelating to
the overal design of the community.

Need for identifiable and unique places

Commercid land use policies

Relationship between residential and commercial uses
Design of major streets

SO BNECIIRO IR

These are interrelated i ssues that need to be addressed in acomprehensive
approach. The commercia corridor isnot an inherently bad devel opment form.
Rather, it isthe character of the development that usualy takes place along it.
While many communities attack the problem by geographically limiting strips,
Roanoke' s approach should beto improve the character of the development and
“punctuate” the strip with aseries of identifiable and unique places. Severa such
places along Williamson Road should be targeted for devel opment as models for
future development patterns. While this plan identifies node areas along William-
son Road, locations and priorities may be adjusted based on consensus of the
business community, neighborhood interests, and the City of Roanoke.

A key symptom of strip commercial patternsisthat there are few identifiable and
unique places. To addressthisissue, this plan identifies eleven Strategic I nitia-
tiveswhere master plans should be devel oped with the intent of creating (or
building on) identifiable nodes. Plans should be devel oped through acharrette
process to produce consensus on avision for each of the areas. Conceptual
drawings should be devel oped to illustrate desired devel opment patterns, build-
ing types, and street designs. Each Strategic Initiative listed below is discussed in
more depth in the Recommendations chapter.

Airport

Civic Center/Stadium

Auto sales & service cluster
Oakland School

Breckinridge School
Crossroads Mdll

Vadley View/Towne Square
Plantation and Liberty

Liberty Road & Williamson Road
Whiteside Village Centers
Liberty Road at Courtland Road

LSOOI SRR OO SRS SR OB RO SRS
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Adapting Commercial
Land Use Policies

Regional land use and zoning policies of the 1950s and 60s solidified commer-
cia development patterns aong Williamson Road. The 1964 Devel opment Plan
for Roanoke designated the entire corridor for commercial uses. Later changesin
the nature of commercia devel opment would work to compromise the viability
of older commercial areas.

Between 1970 and 2000, hundreds of acres of new commercial development
were cregted. Valley View Mall, Towne Square, Tanglewood, Route 419, and
incremental additions throughout the region all represented major shiftsin
commercia development patterns. Activity moved to suburban areas near new
population centers and the scale of development also increased. Asthese new
commercial areaswere created, demand for commercia property diminished in
older areas like Williamson Road.

Regional zoning policiesdid not respond to these changes. Continuous
expansion of theregion’scommercia development is not sustainable because a
given population can only support afinite amount of activity. With sow popula-
tion growth, new commercial areas not only supported new commercia develop-
ment, but aso drew business activity away from older commercia areas such as
Williamson Road.

Two factorsindicate that a saturation point has been reached: low floor-area
ratiosand low property values. Floor arearatio isameasurement of how
intensely aproperty isdeveloped. It iscalculated astheratio of building areato
land area. The C-2 zoning district allowsfor afloor arearatio of 5-to-1 (five
square feet of building can be built for each square foot of land). However, the
averagefloor arearatio for properties along Williamson Road is 0.21-to-1, which
isonly 4% of thealowableratio. Thislow ratio indicates low demand for
existing commercial land. Conversely, high demand for commercial property
resultsin high floor arearatios because devel opers must maximize the use of the
land.

Depressed property values are another symptom of a saturated market for
commercial property. Property assessments show that commercial land valuesare
very low aong the corridor - averaging around $4 per square foot. By compari-
son, land valuesin downtown average $16 per square foot. Low land values
along Williamson Road have resulted in chronic vacancies because values do not
justify investment or spur ownersto ensure that buildings produce income.
Development tends toward very low-value buildings that are even below typical
resdential per-square-foot costs. Low land valuesresult in business sites being
dominated by asphalt instead of buildings because thereislittle financia incen-
tive to maximize use of the Site.

12
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Some of the corridor’ sissuesrelate to zoning patterns that have not responded
to sharp increasesin the region’ s supply of commercial property. During the
planning workshops, severa participantsfelt the city should expand commercial
zoning deeper off of the Williamson Road corridor so businesses could expand to
the rear of their existing properties. This approach seemsto be alogical way to
support business development in the area. However, such action would likely
aggravate the problem of a saturated market for commercia property.

This problem is not unique to Roanoke. The Urban Land Ingtitute, recognized
asan authority on real estate and land devel opment issues, recommends reduc-
tions in commercia zoning to encourage revitalization of commercial corridors.

The economic health and sustainability of Roanoke' s business environment
depends on wise use of its scarce land resources. Improvementsin long-term
commercial land valueswill result from limiting, rather than continuously
expanding, the supply of general commercia properties. Restricting the supply of
commercial zoning will have the long-term effect of improving the quality of
commercial development becauseit will encourage developersto invest morein
agiven amount of land.

In the Williamson Road area (as well as citywide), Roanoke must seek
opportunities to create transitions to amixture of lessintensive commercial types
and residential uses. Thefollowing types of land uses should be reviewed for
possible trangition:

¢ Smal-scaleretail, service, and office uses
¢ Exigsting resdentia uses
¢ Vacant properties

The FutureL and Use Plan (see Recommendations chapter) identifiesareas
for trangition to small- and medium-scale commercia activity. In addition, the
plan strongly recommends against further piecemesal expansion of general
commercia districts. Existing business types and other land uses were consid-
ered in developing the FutureL and UsePlan.

While the amount of commercial land would not be significantly increased,
public policies can provide for growth by increasing the development potential of
existing commercia properties. One recommendation isto relax or eliminate
some setback requirements and abandon setback ordinances, thusallowing many
businessesto expand to the front of existing buildings. Another recommendation
isto reduce or, in some cases, eliminate parking requirements. The vast mgjority
of businesses provide more parking than isrequired. With lessland devoted to
setbacks and parking, most businesseswill gain ample room to expand on
existing commercia property. Reduced parking requirementswould also open up
the opportunity to establish common parking lots that serve multiple businesses.

13
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Residential/Commercial  Conflicts between residential and commercial uses have been along-standing

Compatibility problem along most commercia corridors. Business and residential uses can
peacefully coexist beside one another. Many conflicts can be addressed by
conscientious business practices, thoughtful site design, and retention of existing
transitional land uses such as small scale businesses, offices, open space, and
higher density residentia uses. There are severa genera Strategies available for
improving relationships between business and residential uses:

¢ Locate new buildings toward the front of the Site, so that objectionable

activity is physically moved away from residences.

Ensure that noise and lighting stays on the commercia site.

¢ Makebuildings attractive from al visible sides.

¢ Buffering and screening—physical separation with green space, fencing,
and vegetation—should be used to complement good site and building
design.

&

This plan advocates creating good rel ationships between diverse uses rather
than strictly separating them from one another.

Street Design Another problem common to commercial corridor development isthe quality of
the Street itself. Strip development typically occurs along a busy arterial street
that is designed solely to move vehicles efficiently. There were numerous
commentsin citizen workshops related to making the community more attractive
and walkable. Improving the appearance and function of major streetsisa

i /V fundamenta step in cultivating a better image of commercia areas aswell asthe

' neighborhoodsthat border them.

This plan advocates comprehensive improvementsto key arterial streetsto
improve the overall definition of the street, define access points, improve overall
appearance, and makewalking and biking comfortable means of transportation.
Both the business community and residents expressed astrong desirefor a
continuous sidewalk system aong Williamson Road to encourage pedestrian
———  2CCESS. HOwever, the means for accommodeating bicycles was less definitive.

Portions of major arterial streets Members of WRABA expressed concern about safety, given traffic volumes and
like Wiliamson Road and Hersh-  thepotential for bike lanesto induce bicycle traffic by less-accomplished riders
berger Road are hazardous for along the corridor. Bikes currently have the right to use the street and Williamson
pedestrians and should be priori-  Road might be a preferred route for acommuter cyclist, whileaparallel route
ties for new sidewalks. would likely be preferred by the recreational cyclist. Moreover, aternative street
design features other than bike lanes can work to accommodate ableriders.

14
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Parking Strategies

Road at Burton Avenue

Street side parking on Williamson

Ultimately, these considerations should be factored into planning of street
improvements, which should involveres dents and the businesscommunity. The
Transportation Recommendations provide genera guidancefor streetscape
improvements. Each street segment will need detailed study asto what actual
improvements areimplemented.

It isimportant to note that city-sponsored improvementsto aright-of-way will
not necessarily make for agood street. The design and layout of privately-owned
properties and buildings are also crucia elements of an improved Streetscape.

Parking emerged asan issuein discussions of the draft of this plan—particularly
asit relates to site development with buildings close to the front and parking to
theside and rear. Parking isacrucid issue because Williamson Road, like most
commercial corridors, lacks on-street parking. Parking istypically provided on
eachindividual site and is often provided in thefront. The cumulative effect of
this arrangement is that the streetscape becomes dominated by asphalt rather than
buildings. In order to ensure ample spacesfor customers, businesses often
oversize parking areas. Such parking areas are often underused and consume
limited land resourcesto alargely unproductive use. Strategies are needed to
adequately meet parking needs while contributing to a better urban form.

First, regulatory constraints must be removed. One barrier isthe minimum off-
street parking currently required by zoning. Applying the CN (Neighborhood
Commercial), which has no parking requirement, isoneway to provide flexibil-
ity. Providing alowancesfor available on-street parking is another way to
provide flexibility.

Second, street-side parking should be encouraged as apreferred arrangement.
Most blocks of Williamson Road have potential for creating new parking areas
with direct access to the street. Such parking areas have paralel or angled
parking which hasthe appearance of on-street parking, but would not involve
conversion of travel lanesto parking. A good example of this strategy, asimple-
mented, can be found at theformer VirginiaHair Academy.

15
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This example shows a
parallel “street” along which
parallel or angled parking is
created. A shared parking
pocket is created between

the buildings.

_________________________________________________|
This example shows new
street-access parking. A wide
sidewalk and parking area
become part of the right-of-
way and are maintained as

part of the street.

Finally, two typesof shared parking lots should be created. Public-access
parking lots should be created to provide customer parking for multiple busi-
nesses. Shared long-term parking lots should be developed as ameansto move
employee parking off-site to open up more convenient on-site spotsfor custom-
ers. Both public-access and long-term employee parking would make more lot
areaof acommercial site availablefor abusiness expansion. Furthermore,
varying peak parking demandswould reduce the total number of spaces needed,
thereby allowing land resources to be used more efficiently.

Such new parking arrangements can be identified in several ways. A project
should beinitiated to do ablock-by-block inventory of opportunitiesfor street-
side and shared parking. In addition, arrangements should be explored while
planning the Strategic Initiatives.

16
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Resdential Devdopment

Williamson Road’ s neighborhoods are stable and its housing is generaly in very
good condition. Many of the houses are brick—a durable material that reduces
mai ntenance requirements. Neighborhoods have agood mix of housing typesand
priceranges. The housing stock, along with a stable core of home owners, makes
for an areaof healthy neighborhoods. Participantsin planning workshops cited
good housing conditions and high home ownership rates asimportant neighbor-
hood assets.

Housing stylesin the Williamson Road area are probably more varied than
anywhere elsein the city. The area has an eclectic mix of architectura styles,
including the American Foursquare, Craftsman Bungal ow, and other Prairie-
inspired styles. Also common are Tudor Revival houseswith steep, complex roof
forms. Later development included the familiar Ranch and split-level styles.
Whiledifficult to confirm, many houses are likely from the house pattern books
by companies like Sears Roebuck which were popular in the early decades of the
20th Century.

The Williamson Road Area has a collection
of unique and classic housing styles.

[r— . =

Owner-occupied
61%

Single family
68%

Apartmenl complex

7%
S— Duplex & townhouse

Small apartment buildings
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Residential Density Established residential density patterns generally decrease in density away from
the city’ s center. Zoning should generdly reinforce existing densities throughout
most of the neighborhoods. Vision 2001-2020 recommends higher densities
around village centers; the Future Land Use Plan identifies appropriate areas for
high density development such as apartments and townhouses. The FuturelL and
Use Plan aso encourages more residential development along Williamson Road.

Housing Conditions Housing conditions have not traditionally been an issue aswith other neighbor-
hoods. The Williamson Road area has not been surveyed to record housing
conditions, so the assessment of conditionsisbased oninformal staff observa-
tions. As mentioned before, housing conditions are generally very good. How-
ever, housing in areas south of Liberty Road is showing signs of deterioration
which could accelerateif unchecked. In response, this plan recommends designa-
tion of a portion of the area as a Rehabilitation Digtrict. The Rehabilitation
Didtrict designation makes specia housing programs and incentives available. It
aso authorizes the City of Roanoke to implement the Rental Inspection Program.

Staff researched Censusinformation on owner occupancy trends, age of
housing, and housing valuesto identify Census Tract 5 asthe recommended area
for the Rehabilitation District expansion. Census Tract 5 is comprised of the area
from 10th Street and Huntington Boulevard south to Orange Avenue.

Many houses in the
Williamson Road area
are brick veneer—

a durable and low-
maintenance material.

18
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Housing Design At the planning workshops, residents expressed concern about the design of infill
housing. A toal that could addressthisissueisthe Neighborhood Design Didtrict.
Thisdistrict isan overlay zoning used in traditional neighborhoods to control
design of new infill dwellings. Eligibility is based on whether the area has
“historic or unique architectural value” and whether it isin a city-designated
Rehabilitation Digtrict. The area s neighborhoods are fully developed and there
arefew opportunitiesfor residentia infill development.

While the Neighborhood Design District may not be applicable throughout
the neighborhood, builders should be conscientious about design and build
houses that are compatible with existing development. Residential Design
Guidelines areincluded in the Appendix. These guidelines can also be linked to
development incentives and used to guide decision-making for special zoning
requests.

Deep Lot Subdivisions Some blocks in neighborhoods in the northern parts of the area have lots that are
very deep, creating interior spaces of vacant land. Such areas have the potential
for haphazard development asflag lots. A better approach would befor willing
ownersto work together to create a coherent devel opment pattern that would
complement and add val ue to existing devel opment, such as housing clusters
fronting on narrow lanes. Zoning and street standards should discourage flag lot
devel opment and encourage a cluster devel opment pattern (if the propertiesare
developed). Such areas areideal for development of housing clusters promoted
by Vision 2001-2020. A more preferable option isto devel op theinterior sections
asforested areas (see Quality of Life Chapter).

Aerial view of deep lots
in the Oakland
Boulevard Area
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Economic Devdopment

Commercial Activity
Centers

Vision 2001-2020

The Williamson Road area contains major centersthat have regiona importance
for entertainment, shopping, auto salesand service, and transportation. Valey
View isamgjor regional commercial center. Valey View, Towne Square, and
Crossroads contain three shopping centers and numerous big box retailers. Itis
the largest concentration of retail activity in the region. Businesses tend to be part
of nationa and regional chains.

Williamson Road is a continuous strip commercia corridor that containsa
considerable amount of Roanoke' s economic activity. Though businessestend to
be smaller scale and locally-owned, the corridor has regional characterigtics.
Many individua businesses have aregiona market and the corridor is collec-
tively considered aregional draw.

Most industry isin the south of the area along Plantation Road and Kimball
Avenue. Many of the major industrial uses are transportation-oriented (trucking,
warehouse, and transfer) or associated with the building trades. CEl, located on
Plantation Road, employs about 200 people.

Most of the mgjor centers such as Valey View and Towne Square were
established within the last 20 years. While this new development draws from the
region, it has aso drawn economic activity away from older commercial areas
like Williamson Road and Crossroads. This plan will focus on the economic
development and revitalization along the Williamson Road corridor.

There are two recommendationsin Vision 2001-2020 that are especidly appli-
cable in the Williamson Road area. First isthe policy of encouraging commercia
development in appropriate places (i.e., key intersections and centers). Second is
the policy of pursuing the Village Center development form as an economic
development strategy to strengthen neighborhoods and the City’ seconomy.
Redevel opment of underutilized commercia and industria siteswas noted by
Vision 2001-2020 asa Strategic Initiative. Severa sites are underutilized and
should be considered for redevel opment. The two most crucia areasfor revital-
ization efforts are the Williamson Road corridor and Crossroads Mall.

The New Yorker: .
a Roanoke institution s
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Williamson Road
Revitalization

The need for physical revitalization along Williamson Road has long been
recognized. The Williamson Road Area Business Association has commissioned

WILLIAMSOI\E |

P& M oAU CORRICON -
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severd planning effortsto encourage economic devel opment, including the
Urban Design Catalog and the Williamson Road Corridor Plan. The Urban
Design Catal og recommended streetscape and building/site design improve-
ments. The Williamson Road Corridor Plan recommended streetscapeimprove-
ments and redevel opment of target areas. In 1995, a Virginia Tech Landscape
Architecture studio devel oped conceptua plansfor improvements along the
corridor. None of the previous plans were adopted by City Council. Few recom-
mendations have been widely implemented, though infrastructureimprovements
such assidewalks and stamped crosswalks have been completed between Orange
Avenue and Wayne Street.

Investment in public infrastructure can spur revitalization, but meaningful
changesin the landscape of the Williamson Road corridor will aso require major
private investment. Changesin buildings and site devel opment patternsare
essential to transforming the corridor into a place that reflects the economic
context of today and the future. A new urban form that meets today’ s economic
and commercial needs must beidentified and implemented. This plan recom-
mends the following strategies:

¢ Changeland use and site design patterns.
¢ Expand cooperative marketing and business promation.
¢ Improve street function and appearance.

Land Use Patterns & Commercial Design

Thefirst strategy—land use and site devel opment patterns—isimplemented, in
part, by the Future Land Use Plan and corresponding zoning patterns. The
FutureLand Use Plan attemptsto create identifiable places a ong the corridor,
encourage efficient use of land, and promote high quality development. Zoning
patterns that implement the Future Land Use Plan will have limited effect in the
short term. Existing uses and buildings are indefinitely grandfathered, so changes
dueto zoning tend to take place over thelong term.

Shorter term change, however, must comefrom action by privatelandowners
with acommitment to thelong-term health of the corridor. To address building
and site development, this plan includes voluntary Commer cial Design Guide-
linesfor building and site devel opment. These guidelines areintended to comple-
ment zoning regulations. This plan recommends grants or tax incentives to offset
aportion of site or building improvements that implement the Commercial
Design Guiddlines.
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Coordinated Marketing

Sinceitsinception, the Williamson Road Area Business Association has worked
to market the area. Coordinated advertising poolsthe resources of many andisa
solid strategy for attracting customers (and new businesses) to the corridor. Such
effortsshould be continued and expanded.

Streetscape improvements

The appearance and function of Williamson Road are crucial to future economic
development. Limited sidewal k improvements have been madeinthe areajust
north of Orange Avenue. The segment of Williamson Road near Breckinridge
School had araised center median installed in spring 2004. Recommended
streetscape improvements for Williamson Road are contained in the Transporta-
tion Recommendations.

TheWilliamson Road Corridor Plan presented several conceptsthat merit
further consideration. First isthe recommendation to create front parking areas
that mimic the function of alocal access street. These parking areas should be
considered as an intermediate step for existing buildings set back 50 feet or more
from theright-of-way.

Second istheideafor larger street identification signsin nodes and identifica-
tion of major signalized intersections. These would work to identify nodes and
establish landmarks along the corridor.

Special Service District

The Williamson Road Corridor is designated as a Specia Service Didtrict.
Ownersin the digtrict pay an additiona $0.10 per $100 of real estate valuation.
This assessment yielded approximately $64,000 in 2003-04. These funds are
passed along to the Williamson Road Area Business Association. This funding
coversaportion of staff and administrative expenses and also funds some
projects.

On anationd level, specia service districts have traditionally been used for
funding infrastructure improvements that are targeted in a specific area. Current
revenues are unableto fund infrastructure projects, though the revenue has
enabled funding of planning and consulting costsfor infrastructureimprove-
ments. An increasein the specia service district rate would need demonstrated
support from the business community, which may come through clear linksto
specific benefits.

Business and neighborhood organizations should be active in purchasing
strategically-located propertiesfor economic devel opment and neighborhood
preservation. Land inventories could be used to devel op shared parking, establish
commercial-residentia buffers, or appropriatetransitional land uses.
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Crossroads Mall Built in 1961, Crossroads is an aging shopping mall that still has some viable
Revitalization uses, but suffers from vacancies. Itsviability for retail seems marginal and office
uses have begun to occupy the building.

Thelarge site has potentia for amixture of high density residential, commer-
cia, and even some low-intensity industrial uses. Large expanses of underused
parking could be devel oped as buildings around the perimeters of the site, with
new streets developed on the interior for access.

Research reveal s that there were numerous malls built around the United
States similar in style and function of Crossroads. It isno coincidence that many
were actualy caled “ Crossroads’ because they tended to locate at mgjor inter-
sections. Many have declined over the years and are now undergoing redevel op-
ment or revitalization. Some strategies suggest that redevelopment start from the
outside and work inward until replacement of the original building becomes
viable (Eastgate Mall in Chattanooga, TN). Other strategies include a total
redevelopment of the site (Crossroads Mall, Boulder, CO). Still others ssmply
rework the business mix and scale so it responds to the consumer market (Cross-
roads Mall, Seettle, WA).

While the owner (and tenants) have the greatest stake in redevelopment, a
successful strategy should be devel oped with the involvement of neighborhood
groups, business groups, and the City of Roanoke, who aso haveinterest inthe
success of thisimportant site.

Euxisting buildings

This excerpt from Vision ]

2001-2020 illustrates a j 1 ﬁ-} e =y

redevelopment concept —
that incorporates the | , : - ",
original building. - 7 i

S — Crossroads Mall is an underused commercial site that
should be considered for redevelopment
" New buildings construcled P

at the front of the site.
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Industrial Vision 2001-2020 identified the area between Plantation and Hollins Roads north

Redevelopment of Liberty Road asafutureindustrial development opportunity area. Whilethe
areahas many activeindustrial uses, much of the land is underused. In addition,
residential uses persist within industria districts. Past policiesto incresse
industrial land have been to smply rezone residentia areas and allow economic
forcesto gradualy convert areas over to industrial uses. However, time has
proven this approach to be detrimental for both residential and industria devel-
opment. Residential usesthat persist endure alow qudlity of life because of
adjacent industrial uses. Residential lot platting patterns and diverse ownership
result in awkward industrial development patterns and alack of land that can be
cohesively devel oped. When adecision is made to convert to industrial uses, the

city should pursue proactive and comprehensive strategies to make the transition
atiicklv and ecuiitahlv - Acenrdinaly this nlan recommends that the city des gnate

Roanoke’s
Enterprize Zone
expanded in 2004 to
include the Williamson
Road Corridor from
Orange Avenue to
Hershberger Road.
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Transportation

Street System

Arterial street
network

The Williamson Road area has transportation corridors that are important not just
to the immediate area, but to the city and the region. Mgjor streets create a
trangportation framework. Within thisframework, thereisacomplex system of
smaller streetsthat provide accessto residences and businesses.

Orange Avenue, Hershberger Road, and Peters Creek Road are mgjor east-
west routes that run through the planning area. Mgjor north-south routesinclude
1-581, Williamson Road, Airport Road, and Plantation Road. Valley View
Boulevard runs from the interchange at 1-581 north to the airport. This arteria’s
main function isto provide accessto Vdley View Mall, but aso provides access
to the airport and to shopping centersin the Crossroads area. In general, few
arterial streets have traffic levels that exceed their capacities. However, some
intersections are heavily congested.

I-581 and the Norfolk Southern rail line are major transportation corridors
that define the east and west edges of the area. These edges also function as
barriersthat create broader access and circulation issuesfor this part of the city.

Pantation Road (south of Liberty Road) isan industrial corridor. Industrial
uses appear to have devel oped aong therail line to take advantage of rail Sding.
However, few industries seem to actually userail accessin their operations.

Tenth Street, Liberty Road, and Airport Road are minor arteria streets.
These streets tend to lack pedestrian accommodations and are priorities for
sdewak congtruction. Tenth Street is dated for improvementsthat will include
turning lanesin selected locations, bike lanes, trees, and sidewalks.

Local and collector streets provide connectivity
throughout the neighborhood. The street system is neither
distinctly suburban nor urban, but ahybrid of the two. While
/ there arefew of the cul-de-sacs that typify suburban street
Jr systems, many streets end without connecting to arterial or
( collector streets. Still, streets are arranged in aloose version
l of the urban grid. Because of existing development, there are
'] few, if any, opportunitiesfor connecting streets without
| removing viable buildings. To help with wayfinding and
) make the street system more functional, thisplan callsfor
| formalizing some of the neighborhood collector streets such
! as Oakland Boulevard and Preston Road by striping parking
| lanes, installing trees, and ingtalling sidewalks.
o
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Transportation Planning  Many transportation corridorsin the area are important to the city and the region.
Transportation planning should focus on the following principles:

¢ Encouraging smooth traffic flowsat appropriate speeds that support
livability and commerce

¢ Maintaining a connected system that evenly distributes local traffic
among many locd streets

¢ Increasing capacity by improving intersection operationsrather than by
street widening

¢ Condgdering appearance and relationship to adjoining land uses

¢ Reducing the number of traffic signalswhere warranted

The Transportation recommendati ons outline proposed transportation im-
provements for arterial and collector streets.

Civic Center & Stadium/  Atthewriting of thisplan, the future of the stadium/amphitheater north of

Amphitheater Traffic Orange Avenueisuncertain. |f constructed on thissite, it would combinewith
the Civic Center to create amajor regional entertainment complex, which could
create periodic traffic congestion particularly when major eventsare held
simultaneoudly at both facilities. In response, the City of Roanoke commissioned
the Roanoke Civic Center and SadiunvAmphitheater Traffic Management Plan
by HSMM, Inc. and Wilbur Smith Associates (October 2002) to assess how
traffic will be coordinated. The plan recommends management strategies rather
than major investment in street widening. Such an approach is appropriate given
that high demands will occur only periodicaly. Likewise, parking demand will
be accommodated with new lots next to the stadium/amphitheater and shared
facilities with the Civic Center. In addition, shuttles will alow the excess capac-
ity of downtown parking garages and |ots to be tapped as evening demands are
lower.
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Public Transit Accessto transit is very good. Valley Metro has regular routes throughout the
neighborhood aong arteria streets. Most areas are within 1/4 mile of atransit
route and all of the areaiswithin 1/2 mile (see map). As nodes are devel oped,
public transportation routes should reinforce them as points for accessing public
transportation. Bus shelters should be located in each designated node.

Transit Coverage

N Trarsi Rouies Trarst oaerag e
B Mk A s
i 1k ol b e

Pedestrian Accessibility  Most residentia streetslack sidewalks because they developed after WWII,
when land devel opers discontinued the once-customary practice of installing
sidewalksin neighborhoods asthey developed. Cost would prohibit construction
of sidewalksthroughout the area, so priorities should beidentified for new
construction. Priority should be on ensuring that all arterial and collector streets
aswell asvillage centers and areas near schools have sidewalks and curbs.
Liberty Road, Tenth Street, and Hershberger Road should be prioritiesfor a
complete sdewalk system. Safe crossings along Williamson, Hershberger, and
Orangeare needed.
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Greenways and The Roanoke Valley Conceptual Greenway Plan identified greenway routes
Bikeways dong al the major arterid streetsin the area. The plan aso identifies greenway
routes along the Lick Run and Tinker Creek corridors. The Lick Run Greenway,
which runsfrom Valey View to Downtown, is expected to be completed in 2004.

Conceptua plansfor the Tinker Creek and the Carvin's Creek greenwaysrun
through the northeastern edge of the area. The Tinker Creek Conceptual Master
Plan developed by Virginia Tech students and the Roanoke Valey Greenway
Commission identified alternatives for greenway alignment along Tinker Creek.
The plan aso included anew park south of Palmer Road. This park would serve
as a destination along the greenway as well as being an asset to the adjacent
neighborhood.

Greenway plans show aconnection between Valley View Mall and Oakland
Boulevard. Completing this connection would have multiple benefits. Firdt, it
g would improve nelghborhood accessto the greenway system. Second, it would

Yoy ,H_t! ' help address the limited pedestrian/bike connections to the mall. Finally, it would

establish aconnection to the Tinker Creek Greenway via Oakland Boulevard.
f;*;ﬂfmf?;“ Oakland Boulevard isnot currently identi-
fied in the Roanoke Valley Conceptual Green-

way Plan. Thison-street connection would
connect the Lick Run and Tinker Creek
greenways aswell as provide accessto Preston
Park, two schools, and thelibrary. Thisconnec-
tion should be added to the regional plan asan
on-street greenway .

The Roanoke Valley Regional Bikeway Plan
designates anumber of routesthrough the
neighborhood along arterid streets. The plan
also designates parallel north-south routeson
Oakland Boulevard and west of Williamson
Road. The areahas no designated bike lanes.
Greenway routes shown on the map also serve
as bikeroutes.

Designated on-street greenway routes
should be evaluated for pedestrian/bike accom-

Lick Run Greenwa?

Lagend: [

| modeations. Such routes should havefeatures
PN ey T | . .
Py e i, | gppropn atefor anurban str.eet and considered
Eikieways i in street projects and repaving.
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Public Sarvices & Faalities

Public Safety Fire/EMS Station #2 islocated on 55 Noble Avenue. It houses an aerial ladder
truck, afire pumper truck, and an ambulance. It a so serves asthe officefor the
Command Battalion Chief. Station #10 islocated at the Roanoke Regiona
Airport and provides response a the airport and to the northern parts of the city.
In addition to three airport rescue trucks, it houses afire pumper, atanker, and an
ambulance that serve the surrounding area. This station also includes the regional
Hazardous Materids unit.

As part of Roanoke' s Fire/EMS plan, anew station will be located aong the
northern Williamson Road corridor. I1dedlly, thisfacility could replace anon-
viableland use. Underused, abandoned, or deteriorated properties should be
identified and considered asfuturelocationsfor thisfacility. Some equipment
will relocated from the Airport station to this new facility. Station #2 will remain
inits current location.

The police department has a satellite office on Williamson Road in the Civic
Mall building.

Schools The Williamson Road A eahas five d ement ary schod s andone middle schod!:

Huff Lane MicroVillage Magnet Elementary
Round Hill Montessori Magnet Intermediate
Monterey Elementary

Oakland Intermediate School

Preston Park Primary School

James Breckinridge Middle School

OB IIROIIR OBIROIRS

Studentsin the Williamson Road Area attend William Fleming High School.

The atrium of
Breckinridge
Middle School
and Oakland
Intermediate
School
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Libraries

The Williamson Road Branch
Library is a heavily used
neighborhood asset.

Theareais served by the Williamson Road branch library located near
Breckinridge Middle School. There was considerabl e discussion during the
planning workshops about the library. Many cited the library asamajor neigh-
borhood asset and report that it isheavily used. Library patrons and employees
reported that students, particularly those who attend Breckinridge, tend to go to
thelibrary after school. While some students go for traditional uses such as study,
reading, or research, others use it as a gathering place. The role of thislibrary
seemsto be expanding and it should be able to respond to such changes by
ensuring that space and staffing are provided .

The library system will develop a strategic plan during 2004. This strategic
planning processisthe most appropriate forum for assessing needs and recom-
mending the appropriate resources to respond to those needs. At the planning
workshops, residents and business interests noted that the library is heavily used
and expressed astrong desire to see the building expanded to accommodate
existing and future demands.

31



Williamson Road Area Plan

Utilities

Trees reduce the visibility of utility
lines, even during winter months.
The photo above shows a street with
few trees. Below is the same street
with the same overhead wiring.

The entire areais served by public water, sewer, gas, telephone, and cable. Fiber
optic coverage is very good; the only apparent gapsin service are along asmall
portion of Hershberger Road and a segment of Plantation Road.

Power, cabletelevision, and phone utilities are generally located above ground
except in more recently-devel oped neighborhoods. Overhead utilities contribute
to the visua clutter along streets and this problem is acute a ong the Williamson
Road corridor. During the planning workshops, residents and the business
community strongly advocated relocation of utilities underground. While
planning staff aso advocates underground relocation, past discussionswith AEP
have led to the conclusion that placing them al underground at onceis a cost-
prohibitive proposition, even when donein conjunction with astreet project. As
part of the Williamson Road Corridor Plan, Hill Studio obtained an estimate of
$14 million for relocating utilities underground along the corridor. Planning for
relocation of utilities underground remains a high priority for WRABA. AEP has
indicated that it is unwilling to relocate utilities unless the City pays the expense.

Notwithstanding past conclusionsthat underground utilities are too expensive,
some believe an independent study of theissueiswarranted. Accordingly, this
plan recommendsindependent study of strategiesto reduce theimpact of over-
head utilities, including consolidation, screening, and undergrounding.

Other gtrategies besides underground relocation can reduce the visibility of
overhead utilities. Relocation to the rear of the propertiesisone option that isless
costly and is effective at reducing visual impact aong the street. Another strategy
isto locate service feeds underground. Much of the clutter is caused by indi-
vidua service feeds between polesand customers' meters. The new zoning
ordinance proposesto require underground service feedsfor all new develop-
ment. A third strategy isto plant street trees. While trees do not remove or
relocate lines, they are effective in masking transmission lines and poles. Loca-
tions and species should be carefully considered to ensure effective screening,
while avoiding interference with utilities that would eventualy require signifi-
cant pruning.
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Code Enforcement

Solid Waste
Management

Stormwater
Management

Code enforcement was cited as a priority issue, particularly junk storage and
inoperative vehicles. Therewas al so cons derabl e discussion about abandoned
businessbuildingsthat have blighting influences. Code enforcement functions
are undergoing continuousimprovement with better strategies, staffing levels,
and strengthened ordinances. Housing maintenance may become anissuein the
southern part of the neighborhood. Designation as a Rehabilitation District
would allow expansion of the Rental Inspection Program into the area.

Roanoke' s Department of Solid Waste Management indicates thereis a citywide
problem with residents failing to remove trash containers from the street after
collection. City code requires that containers be placed at the curb no earlier than
7:00 PM the day before collection and must be removed by 7:00 PM the day of
collection. Complying with this law isimportant to maintaining neighborhood
appearance.

Automated refuse collection and recycling collection are provided on-street
throughout the neighborhood. No issues with solid waste management were cited
by residents.

Roanoke' s Department of Solid Waste Management has identified the need to
begin the transition to automated collection of the WRABA litter receptacles
located along the Williamson Road corridor. Since most collection throughout
Roanokeis performed with automated equipment, the litter receptacleswill need
to be replaced with atype that can be emptied with automated equipment.

The Williamson Road area has suffered from chronic storm drainage problems.
Research reved sthat aremarkable 62% of the Williamson Road corridor is
impervious surface (44% asphalt and 18% buildings). In most cases, drainage
from impervious areas (typically parking lots) is not retained and flows quickly
off individua sites. A project in the mid-1980s invested $10 million in storm
drainage improvements along the southern part of the corridor. Despite thismajor
investment, storm drainage problems persist in southern areas of Williamson
Road.

Traditional approachesfall short of solving the problem because new impervi-
ous surfaces continue to be created. | n addition to addressi ng the capacity of
downstream storm drainage systems, it iscrucia that upstream sources of runoff
be addressed. Stormwater management regulationstypically do not require
controls when small |ots are developed incrementally. The result isthat new
impervious surfaces are created without stormwater controls.
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|
62% of the Williamson
Road Corridor is
covered by impervious
surfaces. 44% of this
coverage is asphalt.
Buildings make up only
18% of impervious
surfaces.

City and regional policies must limit impervious surfaces, encourage conver-
sion of existing impervious surfaces to green space, and encourage tree planting.
Policies should also set standards for the quality of runoff to reduce pollutants
entering water courses. Additionally, policies should focus on infiltration systems
that encourage stormwater to filtrate into groundwater.

A number of innovative strategiesto address the amount and quality of
stormwater runoff are available. Productslike porous pavement and grass pavers
alow stormwater to soak directly into the ground. Infiltration basins creste areas
that both filter and control runoff and can even become urban wildlife habitats.
Rather than ssmply increasing stormwater drainage capacity, Roanoke should
exploreinnovative techniquesthat promote sustainable and environmentally
sound solutionsfor stormwater management.

Federa and state mandates are now requiring the City of Roanoke to manage
the quality of stormwater runoff. The Virginia Pollution Discharge Elimination
System (VPDES), and itsfederal counterpart (NPDES), require Roanoke to
develop afive-year planto improvethe quality of water runoff through acombi-
nation of education, ingpection, prevention and city policies. This program will
ultimately result in acomprehensive stormwater quality management program
that includes strengthened devel opment regulations.

The EPA’s Best Management Practices

for urban stormwater management can

be reviewed at:
http://ww.epa.gov/waterscience/stormwater/
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Quality of Life

Parks and Recreation

Mountain vistas are visible
throughout the area.

g
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Preston Park Recreation Ce_nter

There arethree parksin the area. Neighborhood parks range from two to ten
acresand are intended to serve asthe recreationa and socia focus of the neigh-
borhood. Bowman Park, located on Meadow Street, isa 2-acre park that features
new playground equipment. Preston Park isa 10-acre park located along Winsloe
Drive and Preston Avenue. Itisamajor park with baseball fields, tennis courts,
and basketbal | courts. Huff Lane Park has softball fields and playground equip-
ment. Monterey School has aplayground and park areass— including a grest hill
for winter sledding.

The Parks and Recreation department operates afitness center at Breckinridge
Middle School, which isavailable to resdentsfor anominal fee. There aretwo
mini-parksin the study area. Williamson Road's mini parks arelargely decorative
and are not usablefor recreational purposes. They areintended to provide
passive green space. Andrews Park islocated on Williamson Road between
Hershberger Road and Curtis Avenue. Gateway Park islocated on the corner of
Orange Avenue and Williamson Road. It showcasesthree flags: the City of
Roanoke, State of Virginia, and United States.

Most of the area has access to a park within one-half mile. The residential
areasin the southeastern part of the areaare underserved by parks. Bowman Park
isfarly close, but practically inaccess ble because children have to cross Will-
iamson Road. A small pocket park istherefore needed in the Liberty Road area
between Williamson and Plantation Roads.
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Historic Resources

Huntingdon (ca. 1820) is listed
on the National Register of
Historic Places and the
Virginia Landmarks Register.

Though the Williamson Road areaisarelatively newly-devel oped part of
Roanoke, there are notable architectural/historic resources, including Huntingdon
(c. 1820) and the Harshbarger house (c. 1800; located in Roanoke County just
north of the city limits). Both houses are listed on the National Register of
Historic Places and the Virginia Landmarks Register.

Older neighborhoods appear to contain " pattern book™ housesthat were
popular in the 1920s and 1930s. Pattern books were catal ogs of house plans that
could be ordered and constructed on site. Sears Roebuck and Aladdin werethe
most popular purveyorsof kit houses. Many of the Foursguare brick houses
found in the neighborhood werelikely from pattern books (or wereinspired by
plansfrom pattern books). A notable architectural type found in the Williamson
Road areaisthe "Cotswold Cottage," a Tudor Reviva style that was also fea-
tured in pattern books.

Helen Prillaman’s A Place Apart (1982) provides adetailed history of the
northern part of Roanoke from the late 1600s through the 20th Century.

The Tudor Revival style is common
in the Williamson Road Area
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Community Involvement
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The Williamson Road Action Forum
publishes a monthly newspaper with a
circulation to 5,600 households.

WRABA promotes
business development and
retention through
newsletters, advertising, a
business directory, and a
business resource center.

Airlee Court Neighborhood Watch
Association dedicated its new

The Williamson Road area has three active community groups. The Williamson
Road Action Forum wasformed in 1980 and has been avery active group
representing primarily the residentia interests. The Williamson Road Area
Business Association (www.wr aba.or g) formed in 1981 to represent the
business community. The organization has afull-time executive director. Its
activities are funded by a specia service district which assesses an additional tax
on real estate along the corridor. The Airlee Court Neighbor hood Association
(www.airleecourt.or g) represents aresidential areanorth of Hershberger and
both sides of Williamson. Formed in 1998, the association has been activein
neighborhood watch and represents a ba ance of neighborhood and business
interests. All three organi zations are members of Roanoke Neighborhood
Advocates.

WRABA and WRAF
collaborated to erect this
sign at Breckinridge
Middle School

WRAF
WRABA  willamson ficad Business Asso

Willamsan Hoad Adtion Forum

gateway sign in June 2004.
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Environmental Few, if any, undisturbed natural spacesremainin the area. Tinker Creek runs
Resources through the northeastern corner of the area. Thisresource should be protected by
limiting development initsfloodway. The Tinker Creek Greenway, when
developed, will provide access aong thiswaterway. The greenway should
promote preservation of this stream.

Runoff from the areaenters both Lick Run and Tinker Creek. Policies should
promote improvementsto the water quality of these streams by controlling
stormwater quality and volume. V egetated buffers should be established (or
maintained) along these streams to filter runoff before it enters the waterway.

Increasing tree canopy coverageiscrucial in the urban environment. Policies
and programs recommended by the Urban Forestry Plan should beimplemented
to reflect the City’ s goal of increasing tree canopy coverage to at least 40% by
2013. Increases should come from both City tree planting in parks and along
streets aswell as on private properties.

Opportunitiesabound for adding to
the neighborhood tree canopy. Open
Space areas created in the deep lot
residential blocks discussed in the
Residential Development chapter
could creste 80-100 acr es of new
forested areas. In addition to the
benefits of adding moretreesto the
neighborhood, such natural areas
would add valueto the propertiesand
would requirelessmaintenance than
the current turf grass. Roanoke' surban
forestry staff should work with
neighborhood groupsto introducethis
ideato property ownersand provide

Land Cover technical assistance on planting
I Grassy Areas drategies. In addition, open areas

| | Roads, Reoftops, other impervisus sursess aong |-581 and within access ramps
B ree cover have the potential for adding many

new acres of forested area.
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Recommendations

Structure of Recommendations are presented in thefollowing components:
Recommendations
% FutureLand UsePlan

¢ Community Design
* Policies
* Actions
* Strategic Initiatives

¢ Reddential Development
* Policies
* Actions

® Economic Development
* Policies
* Actions

¢ Trangportation
* Policies
* Actions
* Trangportation Improvements
* Street Design

& Public Services and Facilities
» Policies
» Actions

¢ Quality of Life
 Policies
» Actions

The Future L and Use Plan onthefollowing pageisthe most important
recommendation of thisplan. It specifies how future devel opment should take
place. A description of each development pattern isincluded.

Other recommendations are organized by their respective Plan Elements
(Community Design, Residential Development, etc.). Recommendations take the
form of either policies or actions. Policies are principles or ways of doing things
that guide future decisions. Generally, policiestend to be ongoing. Actionsare
projects or tasks that can be completed and have a definite end.
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Devalopment Patterns:
Single-family Residential

" Single- & Two-family Mix

B 1iixed Residential

P sSmall & Medium Scale Commercial

B Lorge Scale Commercial

B Mixea-Use Redevelopment

B Institutional

i1 Entertainment Complex

% ns Airport Development

[ Light Industral/Commercial

B -esvy Industricl

B Recreation & Open Space
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Development Patterns Thefollowing development patterns correspond to the FutureL and Use Plan.
Zoning should reinforce and encourage the devel opment patternsidentified by
the Future Land Use map. Thefollowing general development patterns are
identified:

¢ Singlefamily Resdential: established to reinforce existing neighborhoods
of sngle-family dwellings. Minimum lot sizeswill range from 5,000 to
7,000 sguare feet, based on existing lot patterns. New devel opment will be
intheform of new houses on existing | ots scattered throughout the area.

¢ Single & Two-family Residential Mix: primarily for single-family dwell-
ings, but two-family dwellingswill beinterspersed throughout the neighbor-
hood, especialy on corner lotswhere more on-street parking is available due
to side street frontage. Duplexes should take on the form and appearance of
single-family dwellings.

¢ Mixed Resdential: encouragesamix of dwelling types. This patternis
mapped in areas with an existing mix of dwelling types and near identifiable
nodes. New multifamily dwellings should be integrated into the neighbor-
hood development patterns, rather than isolated into complexes.

¢ Small and Medium Scale Commercial: used in village centers or lengths of
acorridor wherecommercia uses serve surrounding neighborhoods, but
also have some usesthat draw from regional markets. This pattern will
encourage vertical and lateral mixing of businesstypesin small scale
buildings 2-4 storiesin height. Typical usesareretail, services, offices, and
restaurants. Smaller scales and the nature of uses makes these areasideal for
mixing in residential uses, especially on upper floors. Such areas should be
designated with neighborhood commercidl, office-residentia, and genera
commercia zoning districts as appropriate for the context, scale, and
existing land use pattern.
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¢ Large-scale Commercial: encompasses Valey View Mall, Towne Square
Shopping Center, and limited portions of Williamson Road. Commercia
devel opment within this pattern has aregiona and super-regional market and
includes shopping malls, big box retailers, and large-scale auto sales and
service. Retail areas should be well-connected to one another to create a
cohesive center. Accessto surrounding neighborhoods must be balanced
with the need to avoid spillover impacts. Regional commercial areas should
primarily be designated with large scale commercial zoning, but may contain
limited areas with genera commercid districts.

¢ Mixed-use redevelopment: This pattern is applied to the Crossroads Mall
Site to encourage redevel opment with avariety of uses. A planned unit
devel opment zoning would be most appropriate asit would permit abroad
range of uses organized in amaster planned context.

¢ Entertainment/sports complex: encompasses the Roanoke Civic Center and
surrounding aress. Land usesin this area should complement thismagjor civic
facility. Special attention must be given to traffic and parking management
whileimproving overall conditions. Thiscomplex must be well-connected to
Downtown to encourage use of parking structures and encourage activity
in Downtown before and after events.

¢ Lightindustry/commercial: designates appropriate sites for light industrial
and commercial uses. This pattern isused in the areas along Plantation Road
and Kimball Avenue, whereland usestend to have characteristics of both
commercial and industrial uses, such as contracting businesses and flex
office-warehouses.

¢ Indudrial: designates appropriate sites for either light or heavy industrial
uses. The pattern is mapped in the limited places where there s separation
from established residential uses— specifically, between Plantation Road
and therail line.
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& Airport Development: encourages uses that relate to or benefit from close
proximity to the airport. Developable land near the airport is a severely
limited resource. Properties along Thirlane Road should be considered for
future conversionto airport-rel ated uses.

¢ Inditutional: designates areas for assembly and public uses. Typica uses
include schools, places of worship, community centers, and meeting halls.

® Open Space/Recreation: designates parks and passive open spaces. Also
includes cemeteries.
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Community Design
Policies

Neighbor hood form: Neighborhoods are the basic building block of urban
form. The Williamson Road areawill be agrouping of neighborhoods that
integrate adiversity of residential, commercial, and industrial uses.

Commercial zoning: General commercia and light industrial zoning will be
limited within the area to locations where existing land uses and scale of
development reflect the purpose of those zoning districts. In aress between
identified nodes/clusters, zoning should be changed to lessintense uses such
aslight commercid or residential. Future expansions of general commercial
zoning will be discouraged except where they reinforce identified nodes or
dtrategic initiatives.

Streetsand public spaces. Streets and public spaces must be well-designed
both functionally and aesthetically. Parks and public squares will be estab-
lished and preserved as part of the urban fabric. A public square should be
included as an amenity of each village center.

Ingtitutional buildings. Ingtitutional buildings such as schools and churches
will serve as anchorsfor commercial centers.

Building scale: Multiple-story buildings will be encouraged in commercial
patterns to make efficient use of limited commercial land and to provide for
diverse uses.

Residential buildings sizes and types vary throughout the area. Height,
number of stories, and width should be guided by the context of other
housing within the block. Near commercial nodes, apartment buildings of 2-
4 storiesare appropriate.

Building location: Zoning regulations will encourage a pedestrian environ-
ment and desirable streetscape by allowing future buildings to be located
closeto the street, with the intent to set in motion along-range transforma-
tion of commercial forms. Storefronts should be limited in width (25'-40")
or broken into smaler unitsby changesin architectural features.

Residential buildings should also be placed closer to the front property
line to maximize rear yards. In contrast to commercial forms, residential
patterns should be reinforced by using existing setbacks to guide placement
of infill dwellings.
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Community Design
Actions

Parking: Parking isrecognized as a necessity, but must not be allowed to
dominate any development. Parking lots should be located to therear or side
of buildings. The number of spaces provided should be limited to that which
isneeded for typical demands (rather than peaks) and consider the availabil-
ity of on-street parking spaces. Street-side and shared parking arrangements
arestrongly encouraged.

Relationshipsbetween commer cial and residential uses can and should be
harmonious. Businesses, asthe more intense of the uses, should design their
sitesto ensure the necessary activities of commerce do not spill over to
resdentia properties.

Zoning: Implement zoning that will encourage land use patterns asillus-
trated by the Future Land Use Plan and will encourage positive relation-
ships between commercial and residential uses.

Strategic I nitiatives. Develop site plansfor identified Strategic Initiatives,
with priority on the Oakland School and Crossroads Mall sites.

Streetscapes: Initiate streetscape improvement plansfor arteria Streets.

Design Guidelines. Communicate and promote the use of Residential and
Commercial Design Guidelinesin new development of buildings and sites.
Incentive programs such as facade grants, real estate tax abatements for
rehabilitation, or Enterprise Zone tax credits (if applicable) will be linked to
conformance with design guidelines.

Explorewaysto improve commercial-resdential relationships. Res-
dential and businessinterests should begin discussion to identify alist of best
practices that are conducive to both commerce and residential quality of life.
Such practices should focus on strategies to deal with lighting and noise
spillover.

Develop on-street parking: Whenever new sidewalksand curbs are built
along Williamson Road, assess opportunities for creating on-street parking
aress.

Shared Parking: Identify potential sitesfor shared “ pocket” parking lots.
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Strategic Initiatives

Thefollowing sites are recommended for detailed study for design improvements
or redevel opment. Strengthening these siteswill create a network of specia
placesthat build on unique characteristics of the area.

Airport

Roanoke isuniquein that itsairport islocated within the city. Land around the
airport should bereserved for land usesthat are dependent upon and complement
the airport. The airport is an important gateway to Roanoke. Details such as
fencing, trees, signs, and streetscapes should be well designed to create agood
firstimpression of Roanoke. Theairport isinherently an interesting destination.
Site planning could identify observation points and opportunitiesfor interpretive
features related to aviation.

Roanoke Civic Center/Stadium/Amphitheater Complex
Regardless of whether the stadium/amphitheater project proceeds, the Civic
Center complex remainsamgjor regiona center for entertainment. Asanorthern
extension of Downtown, it should have clear connectionswith the City Market
area. Greenway and sdewalk systems should facilitate easy pedestrian access
between facilities and to downtown. By its nature, thisareawill have periodic
traffic stresses during events, so access, traffic management, and parking de-
mands should be carefully considered. Surrounding land uses should be guided
toward commercial usesthat are both complementary and compatible.

Auto sales and service cluster

Berglund and Magic City Ford are large auto dederships that have aregiona
draw. Auto dealers and service establishments benefit by clustering near one
another rather than being randomly distributed along the length of the corridor.
Within this cluster area, design features can build on Williamson Road' s tradi-
tional automobile orientation with an emphasis on motion (as recommended by
the Hill Studio plan).

Because auto dedl erships tend to have buildings that are somewhat secondary
to their display space, they generally have aweakly-defined orientation to the
street. Design should work to strengthen the streetscape with landscaping, open
structures, or other crestive treatments.
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Oakland School

All of the past plans for the Williamson Road Corridor have recognized thissite's
potential. Thisisan ideal location for continued village center devel opment.
Oakland School, aong with other existing buildings and uses, create the frame-
work for astrong center. Site planning should explore the establishment of a
public square beside Oakland School.

Breckinridge

Breckinridge has potential for astrong center. A large park, two schoals, and the
library givethis area an educational and recrestional focus. A key land resource
isthe former Woodson Pontiac property. The City of Roanokeisingtalling a
landscaped center median in this areato improve the streetscape.

Crossroads

A Strategic Initiative of Vision 2001-2020 isto redevel op underused commercial
and industrial sites. A design illustration showing redevelopment of an older
commercial center wasincluded in the plan. Crossroads Mall should be consid-
ered for revitalization/redevel opment efforts. Work needsto begin on along-
range strategy for revitalizing thisimportant site. Nationally, there are many
examples of revitalization efforts specifically related to 60s-eramalls. As neigh-
boring devel opments capture the market for larger-scale uses, thelogical course
for Crossroadsisto transition to asmall- and medium-scaleland use pattern as
designated in the FutureL and UsePlan.

Valley View
Vadley View isan important regional commercia center. It isacomplex that
clustersamajor retail mall, big box retailers, and smaller restaurants and busi-
nesses. For the short term, planning strategies should seek to make better connec-
tionsamong regional attractions and provide better connectionsto surrounding
resdential areas without inducing cut-through traffic.

This center must be adaptive and diverse to ensure it has the ability to respond
to changing markets over thelong term. Future land use should consider a
diversity of usesincluding residential and office uses. Because so much of the
siteisdedicated to surface parking, structured parking could be used to open up
spacefor infill development as development demandswarrant.
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Plantation at Liberty Road

Thisareaisrecognized asakey intersection that should build on and improve
existing development in support of surrounding residential, commercial, manu-
facturing, and industrial areas.

Williamson at Liberty

Here, aturn in the street’ s alignment crestes an identifiable transition point along
Williamson Road. Existing development on the northwest and southeast corners
establishes afoundation for future village center development.

Whiteside
Thisisan established linear center dlong Plantation Road with potential for
growth within its existing limits.

Liberty Road at Courtland Road
Elements of asmall village center are aready in place and alarge market of high-
density residential development is nearby.
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Strategic Initiatives
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Residential
Development
Policies

Residential
Development Actions

Housng diversity: An appropriate balance of diverse housing typeswill be
encouraged. Residential uses will include single- and two-family dwellings,
apartments, townhouses, upper floor residential (abovebusinessuses), and
live-work spaces.

Residential dengity patterns. Generally, resdential densitiesin and around
village centers and commercia nodeswill be high. Between village centers,
residential densitieswill belower.

Neighbor hood marketing will be used to maintain astrong market for new
and existing housing.

Housing conditions. Roanokewill encourage continued housing mainte-
nance and will take preventive action to ensure the housing stock is not
alowed to deteriorate.

Infill housing design: New structures must be well-designed and compat-
ible with existing housing (see Residential Design Guiddinesin Appen-
dix).

Discour age haphazar d development of deep ot subdivisionsby ensuring
that subdivision regulations prohibit flag lots and permit cluster development

patterns.

Amend zoning map as needed to implement residential dengity patterns as
illustrated in the FutureLand Use Plan.

Mar ket the neighbor hoods. Develop materialsto market the ared sstrong
neighborhoods to Realtors and potential residents.

Survey housing conditions in the southern neighborhoods and expand the
Rehabilitation District into these areas as warranted to enable Rental Inspec-
tion Program, rehabilitation incentives, and Neighborhood Design District.

Implement Neighbor hood Design Disgtrict in eligible neighborhoods.
Conduct aninformal survey of housesto identify intact groupings of historic
pattern book houses.

Consder subdivison and zoning provisions that encourage well-designed
development of deep interior lots.
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Economic Development ¢ A network of commercial nodeswill be established along major corridors.
Policies Areas between these centers will be encouraged to transition to lower
intensity commercial uses, high density residential uses, or amixture thereof.

¢ Clusgtering: Encourage clustering of related usesto create specia destina-
tions (i.e., auto salesand service, restaurants, ethnic shops)

¢ Commercial zoning: The supply of commercia zoning aong Williamson
Road will be limited to encourage more efficient use of Roanoke' s scarce
land resources. In conjunction, Roanoke will encourage increased ot
coverage ratios, multi-story buildings, and reduced setback requirements.
Future expansion of commercial districts will be discouraged.

¢ Industrial development and redevelopment will be actively promoted in
theindustrial district along Plantation Road.

¢ Publicinvestment in infrastructur e will belinked, wherever possible, to
private investment in improvements that are made in accordance with design
recommendations of this plan.

¢ Building and site design: Zoning regulations and incentiveswill promote
development of well-designed commercia buildingsthat encourage pedes-
trian activity. Roanoke will promote development in accordance with the
Commercia Design Guidelines (Appendix). Incentive programssuch as
facade grants, real estate tax abatements for rehabilitation, or Enterprise
Zonetax credits (if applicable) will belinked to conformance with design
guidedlines.

¢ Sgns. Sign clutter will be reduced by encouraging signsto be located on
buildings rather than on freestanding structures. Where freestanding signs
are used, they will be limited to appropriate heights and sizes.

¢ Parking: Encourage the devel opment of on-street parking, street-side, and
shared pocket parking lots asthe preferred approach for supplying parking.

¢ Strategic Initiatives. Implement site-specific planning for Strategic Initia-
tive Aress.
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Economic Development ¢ Zoning: Change zoning patterns along Williamson Road to encourage
Actions trangitionsto improved commercia development forms.

¢ Indugtrial Redevelopment: Consider designating the area between Hollins
and Plantation Roads as a Redevel opment Area

¢ Marketing: Continue and expand unified marketing of the Williamson Road
areaas adestination for unique goods and services.

¢ Street design: Implement streetscape improvementsin strategic aress,
especialy wherethey support private investment.

¢ Signs. Implement sign regulationsthat reduce sign clutter. Enforce regula-
tionsthat require removal of sign structures of abandoned and vacant

properties.

¢ Utilities: Seek opportunities to reduce overhead utilities through relocation
underground or to therear of properties. Initiate an independent study of
strategies for consolidation, screening, or relocating utilities underground.

¢ Street identification and addressing: Design and ingtall street identifica-
tion signs and address number signs as recommended by the Hill Studio
plan.

¢ Develop shared parking areasand create new on-street parking along
Williamson Road Corridor. Initiate projectsto construct local access drives
in blocks where existing buildings have setbacks of 50 feet or more.
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Transportation & Street design will be carefully considered to ensure that design principles of
Policies Roanoke Vision 2001-2020 areincorporated. Functionally, streets must be

capable of accommodeating pedestrians and bicycles. Trees should be used to
create acanopy over streets, so large species of trees should be used when-
ever possible. Streets that carry higher traffic volumeswill be priorities for
improvementsto pedestrian and bicycle accommodations.

¢ Asgtreet framework with multiple routes will be devel oped and maintained.
The overall street system should be designed to enhance connectivity, but
should also discourageinduced commuiter traffic demand. Thetransportation
network will consist of the following hierarchy of streets:

Major arterials Minor arterials
OrangeAve Tenth St
Williamson Rd Plantation Road
Hershberger Rd Liberty Rd
Vdley View Blvd Airport Rd
Neighborhood Collectors L ocal Streets
Oakland Blvd All others
PrestonRd
Grandview Ave/Rutgers St
Florist Rd
Greenland Ave/Huff Ln

¢ Sidewalks and curbing will be provided on all arteria and collector streets.
Roanoke should work to ensure these streetswill have a continuous system
of sdewalksand curbing.

¢ Public Trangportation will be aconvenient and viable aternative. Transit
routes and stops will focus on connecting destinations such as commercia
centersand population centers. Transit routing will be maintained so that
most residents are within aquarter mile of atransit route.

¢ Bikewaysand greenwayswill provide pedestrian and bike connectionsto
important destinations. While greenways are typically trails, some connec-
tions between greenways will necessarily be on-street accommodations
designed in amanner appropriate to the existing functions of the street.
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Transportation ¢ Target arterial and collector streetsfor streetscapeimprovementssuch as

Actions pedestrian crossings, Sidewalks, street trees, and bicycle accommodations.
Arterial streets, collector streets, village center streets, and streets near
schools should be prioritiesfor establishing continuous sidewalk and curb
systems.

¢ Neighborhood collector streets: Formalize streetsthat serve asneighbor-
hood collectors with design features that designate clearly-defined paths.
These streets, by definition, will carry more traffic, so extra attention should
be paid to the design so that traffic will travel at speedsthat are appropriate
for residential areas.

¢ Review traffic sgnal locations aong Williamson Road to determine
opportunitiesfor minimizing the number of signalsor relocating them to
more appropriate | ocations (such as neighborhood collector streets).

¢ Ingall trangt shelters and other transit accommodations in village centers
and other commercial centers.

¢ Greenways & Bikeways: Continue development of the regional greenway
and bikeway systems.

¢ Review curb cut policies and amend as needed to encourage reductionin
the number and size of curb cuts. Design standardsfor cuts should be
reviewed to ensurethat priority is placed on maintaining sidewalk grades.
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Transportation

Improvements

Thefollowing improvements are supported for arterial streets:

&

Valley View I nter change - Thisinterchange should be completed to provide
accessto and from the north on 1-581.

L andscaping along 1-581 - some segments of this highway have vegetation
that buffers adjoining land uses from noise and visual impacts. However,
there are some sections where thereis little or no landscaping. Both sides of
the interstate have a50-60" strip between the shoulder and the right-of-way
line. These areas should be densely planted and allowed to become wooded
to provide avegetative buffer and reduce maintenance requirements. Open
areas within exit/entrance ramps could also be landscaped, wooded, or
converted to wetlands where they serve astorm drainage function.

Tenth Street - Tenth Street between Gilmer Avenue and Williamson Road
will be reconstructed to include turning lanes, curbing, and sidewalks. This
project isobligated in the VDOT Six-Y ear Plan and engineering is underway.

Orange AvenuePlanning Analysis - This project isastudy of demand and
capacity in the Orange Avenue corridor that will determine what long-range
improvements are needed (new parallel routes, intersection improvements, or
widening).

Williamson Road (Orange Avenueto Angell Avenue) - Thisprojectisto
improve the appearance, function, and safety of the southern portion of
Williamson Road. This project isincluded in the recent Roanoke Valley Long
Range Transportation Plan. Specificimprovements are to be determined
through further study.

Williamson Road (Angell Avenue to Hershberger Road) - This project,
completed in spring 2004, addressed the wider segment of the street by
installing alandscaped center median to improve safety for turning vehicles
and to improve appearance. The sidewalk and curb system should be
completed aong this segment.

Williamson Road (All) - Traffic signals aong the entire corridor should be
evaluated to identify opportunitiesfor relocation or removal. Signals should
be coordinated for smooth traffic flow at appropriate speeds that promote
livability and commerce.
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¢ Towne Square Boulevard - Currently, thereis eastbound accessto this
street from Aviation Drive, but westbound accessto Aviation Driveisnot
available. This connection should be madeto provide amoredirect routeto
Vdley View Mdl.

¢ Hershberger Road (1-581 to Williamson Road) - Improvementson this
congested street segment will focus on improving intersections and traffic
signal coordination. Compl eting awestbound connection from Towne
Square Boulevard to Aviation Drive will reduce traffic demands on Hersh-
berger Road.

¢ Hershberger Road (Williamson Road to Plantation Road) - Thisarteria
should be upgraded to an urban street with curb, sidewalks, and trees.

¢ PetersCreek Road (1-581 to Wood Haven Road) - Improvementsalong the
length of Peters Creek Road should focus on pedestrian and bike accommo-
dations. Landscaping isalso needed.

¢ Liberty Road - Sdewalk and curb isinstalled along most of this street, but
some areas are lacking. Steep terrain west of Williamson Road make this
street apriority for pedestrian improvements.

¢ Plantation Road - Most segments of this street are sized to accommodate
traffic demandswell into the future. The narrow segment near Liberty Road
should be upgraded to urban standards with curb and sidewalk. Turn lanes
may be warranted at its intersection with Liberty Road.

A bottleneck existsin the right-of-way near Mohawk Avenuein the
blocksimmediately north and south of Mohawk Avenue. To providefor a
consistent right-of-way width, it is recommended that City Council adopt a
setback ordinance for thistwo-block segment. Such an ordinance would
prevent the building of new structures within the setback area
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All designated collector streets should be evaluated for sidewalk, curb, and
landscaping needs. However, two neighborhood collectors merit specia atten-
tion:

¢ Huff Lane - Roanoke' s Transportation Division isworking with Huff Lane
School and nearby residentsto explore strategies to address problems
associated with high speeds and event parking aong this street.

¢ Oakland Boulevard - A traffic sgnd at the intersection of Oakland Boule-
vard and Williamson Road may enhance the ability of Oakland Boulevard to
function asaneighborhood collector street. The short segment of Oakland
between Williamson Road and Birchwood Street is aweak linkage along the
street and should be reconfigured to provide adequate width with sidewa k
and curbing.
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Street Design

General principles

¢ Street design should promote steady traffic flows at appropriate speeds.
Where needed, traffic calming measures should be used.

¢ Streets should have green areas with large pecies street trees. Planting strips
between sidewaksand curbs should be at least four feet wide to accommo-
date trees. Landscaped center medians should be used on mgjor arterial
streets.

©  Street design should promote easy and safe pedestrian activity. Planting
strips should be used to create separation zones between pedestrians and
automobiletraffic. Arterial and collector streets should have sidewalks,
curbs, and street trees. Streets must be configured so they are easily crossed.
Curb cuts should be configured so they maintain the grade of the pedestrian’s

path.

©  Streets should accommodate bicycle traffic. Ideally, travel lanes should allow
safe sharing with auto traffic, but traffic volumes and street configuration
may warrant separate lanesfor bikes.

Williamson Road

Because of itsvarying conditions, this street requires a block-by-block study of
streetscape needs. Along itslength, a sidewalk system must provide uninter-
rupted access aong the street. Priority for new sidewalks should be on areas
where pavement and parking lots mest.

A recently completed project created alandscaped center median from
Oakland Boulevard to Hershberger Road. The median isdiscontinued near
Hershberger to provide for turning lanes.

Street treesare acrucial part of a streetscape improvement strategy. Limited
right-of-way and street configurations will make this a challenge in some seg-
ments.

Streetscape improvement strategies should work to improve the definition of
the street’ s edges. Curb cuts should be reduced (or eliminated) where possible.
Paved areas between sidewalk and outside of the right-of-way line should be
replaced with landscaped strips.
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Hershberger Road

The segment between -581 and Rutgers Street needs sidewalks or a pedestrian/
bike path on both sides. Thereis evidence of heavy pedestrian traffic. Because of
higher traffic speeds and volumes, there should be considerable separation
between pedestrians and auto traffic. Large species trees should be located
between the street and the sidewalk/path. This street isagood opportunity to
install large speciestreesin the center median.

The segment from Rutgers to Williamson haslittle opportunity for improve-
ment because the entire right-of-way is occupied by high-traffic travel lanes and
sidewalk. Priority should be onimproving pedestrian crossings at intersections
with crosswal ks and safe haven medians.

The segment between Williamson and Plantation takes on adifferent charac-
ter and handles considerably lesstraffic. This street should be upgraded to an
urban two-lane or three-lane street with curb, sdewalk, and street trees.

Orange Avenue

The section of Orange Avenue between 1-581 and Hollins Road is one of
Roanoke' s busiest streets, second only to Hershberger Road. Asit exigts, it is
unattractive and is dangerous for both vehicles and pedestrians. The Roanoke
Valley Long Range Transportation Plan recommendsadetailed planning analy-
sisof Orange Avenue. Potential streetscape improvementswill hinge on the
findings of the study and theimprovementsthat are considered.

Thisstreet should be configured as aboulevard with center green space and
trees. A 150’ right-of-way width is the maximum for amajor boulevard. Higher
Speeds, large amounts of truck traffic, and thelack of on-street parking combine
to warrant extra separation between cars and pedestrians. Configuring the street
to provide for safe pedestrian crossingsis a so an important design consideration.

Plantation Road

The segment between Orange Avenue to Kanter Road is used for industrial
accessfor severa trucking terminals and thus merits awider street bed. However,
the existing pavement width is excessive for its function (60-70 feet), with only
onelanein each direction. Improvement strategies should focus on striping,
using pavement for on-street parking, and adding green spaces.

Between Kanter Road and Webb Road, the pavement narrows to 20-22 feet.
While this section experiences some congestion during peak traffic, the two-lane
configuration is capable of handling projected traffic demand through 2025. The
Roanoke Valley Long Range Transportation Plan designatesthis street section as
apotential project for upgrade to an urban street with curb and sidewalks. In
addition, the intersection with Liberty Road needs improvement.
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The section north of Webb Road widensto afour-lane street with 60 feet of
pavement. Traffic demandswould likely allow for conversion of outsidetravel
lanesto parking or bike lanes, or both.

Liberty Road

Liberty Road isaconnection across 1-581. Terrain isrolling and some segments
lack sidewalks. There are signs of heavy pedestrian traffic. The most pressing
need for this street isto complete the sidewalk system. The terrain presentsa
chalengeto installing sidewalk—rock outcroppings are evident on the southern
edge of the Strest.

Oakland Boulevard

This street functions as a neighborhood collector street - retaining aresidential
fedl, but functioning to move traffic from local streets out to arteria streets. The
configuration of this street varies. Following the Street’ s path is confusing at
times. The street should be formalized as a path through the neighborhood by
striping parking lanes, infilling sidewalks/curbs, and installing street trees.

The 3000 block of Oakland Boulevard (just east of Williamson Road) isa
wesak link in this pathway. The right-of-way should be widened to 50 feet and the
street redeveloped with 30 pavement, marked parking lanes, and street trees.

Some segments of Oakland Boulevard are excessively wide, which encour-
ages speeding. The street needs traffic calming designs based on what is appro-
priate (or possible) for each block.

Fleming Avenue and Preston Avenue

Both streets function as neighborhood collector streets and as east-west connec-
tions between Williamson Road and Hollins Road. Both need to have this
function formalized by infilling sidewalks/curbs and street trees.

Florist Road

This street connects Hershberger Road with Williamson Road north of the city
limits. South of Hershberger, it isaconnection to Oakland Boulevard viaashort
leg of Frontier Road. Thetraffic light at Hershberger Road encourages south-
bound traffic to continue through the neighborhood. To compensatefor this
additional traffic, this street warrants an upgrade to an urban form with side-
walks, curbs, and street trees.
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Public Services & Public Safety: Roanokewill continueto provide excellent public safety
Policies servicesto the areaand will seek opportunities to improve effectiveness of
itsservices.

® Schools: The existing system of schoolswill be maintained asimportant
centers for education, recreation, fitness, and community life.

¢ Librariesare animportant neighborhood resource. Facilitieswill be respon-
sive to community needs.

¢ Overhead utilities. Roanoke will work in partnership with community
interests to reduce the visua impact of overhead utilities.

¢ Codeenforcement: Roanokewill provideresponsive and effective code
enforcement servicestothe area.

& Stormwater runoff will be managed with effective and environmentally
responsi ble approaches.

61



Williamson Road Area Plan

Public Services o Congtruct anew Fire/EM Sstation aong the northern Williamson Road

Actions corridor to improve response and service to residential and commercia
areas. Preferencein site selection should be given to abandoned or un-
derused commercia properties.

¢ Assesslibrary facilities and gtaffing as part of the Library Strategic Plan
and take necessary measures to ensure they meet needsfor traditional
functionsand future community needs.

¢ Assess overhead utilitiesto identify strategies and costs for reducing their
visua impact along major streets.

¢ Continuecodeenfor cement effortsto eliminatejunk storage, weedsand
trash, inoperative vehicles, and commercial vehicle parking in residential
areas. |n addition, a proactive sweep should be conducted to compel removal
of abandoned sign structures, ensurethat parking lots are properly land-
scaped, ensure that sales display areas do not encroach into the right-of-way,
and compel property ownersto keep fencesin good repair.

¢ Implement automated collection of litter receptacles along the Williamson
Road corridor. This project will require coordination between the City of
Roanoke and the Williamson Road Area Business Association to identify a
container design that meets the needs for automated collection and contrib-
utesto the corridor’ s appearance.

¢ Exploreand implement innovative stormwater management strategies
that address both the volume and quality of runoff:
* ldentify and promote best management practices recognized by
the US Environmental Protection Agency.
»  Provideincentivesto encourage individuasto participatein improved

management approaches.

* Initiate ademonstration project for pervious paving systemsthat reduce
runoff.

* Initiateacommercia demonstration project for bioretention of
sormweter.
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Quality of Life
Policies

Quality of Life
Actions

Recr eational areaswill be accessiblethroughout the neighborhood.

Neighbor hood and businessgroups will beimportant resourcesfor
information sharing, volunteerism, and community involvement.

Tree canopy will beincreased to 40%, consistent with the overall goal for
Roanoke as established by the Urban Forestry Plan.

Develop a small pocket park in the Liberty Road area between Williamson
Road and Plantation Road.

Initiate private and public tree planting programs aong arterial and
collector streets. Consider incentives and public-private partnershipsto
leverage purchasing power for planting trees and related vegetation on
private properties.

M aintain open linesof communication with neighborhood and business
groups. Continue neighborhood review of zoning and devel opment changes
through the Neighborhood Devel opment Review Team program. Through
this program, notices of zoning changes are sent to neighborhood and
business groupsfor review and comment.

Initiate a forestation project to encourage ownersto establish forested
areasin centers of deep lot blocks. Tax incentives, such asthrough conserva
tion easements, could providefinancia rewardsfor property ownerswho
preserve (or reforest) portions of their land that would otherwise be unused.

Exploreforestation of 1-581. Areasdong the highway and within entrance
ramps are opportunitiesfor reforestation. In addition to improving the
appearance of thismajor transportation corridor, it would help mitigate some
of the noise and pollution impacts of the highway.
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|mplementation

Funding Funding for major infrastructure projectsis generally provided through thecity’s
Capital Improvement Program. Funding can come from avariety of sources,
including Community Development Block Grants, transportation funding, state
and federal funds, and genera revenue. The Capital Improvement Program is
developed by identifying needed projects and matching them with potential
funding sources. Each project isreviewed and ranked in terms of priority.

The chart on the following page identifies mgjor projects, their time frame, the
lead agency or department, and potential sources of funding. The cost of most
proj ects such as streetscape improvements cannot be determined until more
detailed planning is completed.

How large projects are _
funded: The Capital Funding Sources

Improvement Program Bonds
General revenues

State and Federal

CDBG
Project grants
Others

Needed Projects

Parks
Buildings . . 5-year
Economic Development Priority projects & Capital
Streets, sidewalks and bridges their funding
Storm drains sources identified Improvement
Schools Program
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ACTION

POTENTIAL

FUNDING

PARTICIPANTS

Zoning changes
(CD,RD,ED)

Strategic Initiatives
(CD, ED)

Streetscapeimprovements

(CD, ED, TR)

Link incentives to design guidelines
(CD)

Identify best practicesfor commercial-

residentia relationships (CD)

Develop dternative parking arrange-
ments (CD,ED)

Business and neighborhood marketing
(RD, ED)

Expand Rehabilitation Digtrict as
warranted (RD)

Implement Neighborhood Design
Digtrict (RD)

Industrial redevel opment

Sign regulations and enforcement

Overhead utility reduction study (ED,
PS)

Street identification and addressing
(ED)

1lyear

2-10 years

2-10 years

Ongoing

2years

10 years

1lyear

1lyear

2years

10 years

2years

2years

Syears

Operating budget

Operating budget

Capita Improvement
Program; Specia Service
Digtrict

Operating budget

n/a

Private devel opment,
public infrastructure
funding

Community group
operating budgets,
project grants

Operating budget

Operating budget

Capita improvements,

redevelopment funds

Operating budget

Operating budget, project

grants

Individuals, operating
budgets, project grants

Planning Building &
Development

Planning Building &
Development

Transportation Division

Panning Building & Dev.,
Econ Dev.

Busi ness/neighborhood
groups, Planning Building &
Development

WRABA, Transportatation

Divison

Neighborhood and business
groups

Planning Building &
Development

Planning Building &
Development

Economic development,
RRHA

Planning Building &
Development

WRABA

WRABA; Transportation
Divison
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ACTION

TIME

POTENTIAL

PARTICIPANTS

Street improvements (incl. pedestrian
and bike accommodations) for arterial
and collector streets. (TR)

Review traffic signd locations (TR)

Ingtall transit shelters (TR)

Greenway connection and bikeway
development (TR)

Review curb cut policies (TR)

New Fire/EMS station (PS)

Assess library fecilities (PS)

Code enforcement sweep (PS)
Automated collection of litter recep-
tacles (PS)

Improve stormwater management
Develop anew park (QL)

Initiate tree planting and forestation
projects (QL)

FRAME

10 years

S5years

Syears

10 years

1lyear

Syears
2years

S5years

S5years

10 years
10 years

S5years

FUNDING

Transportation funding

Transportation funding
VDOT funds, individua
sponsorship, capital
improvements

Capita improvements,
project grants

Operating budget
Individual businesses
Capita improvements
Operating budget

Operating budget

Operating budgets

Capita improvements
Capita improvements
Operating budget,

project grants, individual
sponsorship

Transportation Division,
Planning Building &
Development

Transportation Division
Transportation Division,

Vdley Metro

Parks & Recrestion, Trans-
portation Division, Reg.
Greenway Commission.

Transportation and Engineer-
ing Divisions, Planning
Building & Development
Fire/EM S Department
Library

Housing & Neighborhood
Services

WRABA; Solid Waste
Management Division

Engineering Divison
Parksand Recresation

Parks and Recrestion,
Neighborhood and business

groups



Williamson Road Area Plan

Appendix:

Desgn Guiddines

Residential Design Thefollowing design recommendations should be considered in the design of
Guidelines new residential structures:

< Align the front of residential structureswith existing structures; where no
adjoining structures exit, structures should be located as close to the front
property line asis permitted by zoning.

¢ Includea porch. Front porches are not universaly found in the Williamson
Road area; however they are appropriate for any new single- or two-family
dwelling. Porches are an important transition between public space of the
street and the private space of the house.

¢ Hidethegarage. If the dwelling will have agarage, de-emphasizeit by
recessing it behind the front facade of the house or locating the entrance on
the side or rear. Parking aress, if any, should belocated to the side or rear of
the structure.

& Makeroof overhangsat least 12" . An ampleroof overhang not only gives
the dwelling amore finished look, but also shades windowsin the summer to
reduce cooling demands.

¢ Break up the facade of alarger multifamily structure into smaller units of
30 feet or less. This helps make the larger scale of the building competible
with smaler structures.

» Align the foundation of anew structure with those of existing structures.

& Facethefront entrance toward the street. The relationship to the street is
very important; the front door isacrucia element in establishing this
relationship.

¢ Windows on the front should be vertically-oriented. That is, taller than
wide.

& Windows and doors should relate with respect to alignment, sizing, or both.
A good rule of thumb for window and door coverage on the front is 15-20%.
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® Make porch and deck elementslook like part of the house. Usetop and
bottom rails on porch and deck railings and make sure baluster ends are not
exposed. Paint or stain wooden elementsthat are part of the front facade—
even if pressure-treated wood is used. In addition to being good construction
practices, these design features will ensure that the porch looks like an
integral part of the house rather than an addition.

% Ingall trim around windows and doors. At least 3 1/2" wideisrecom-
mended. This does not apply to houseswith brick or stucco siding. Shutters
should not be substituted for trim work.

¢ Sizeand ingall shutters correctly: Shutters should be 1/2 the window’s
width. They should be installed so that they appear as functioning shutters
even if they’rejust for looks. Omit shuttersif the window istoo wideto be
covered by them.
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Commercial Design
Guidelines

Thefollowing design recommendations should be considered in the design of
new commercial structures.

¢ Locate new buildingson or near the front property line. Recalling tradi-
tional patterns, there should be a close relationship between commercial
buildings and the street. A well-designed building close to the street becomes
the business s Sign - therefore reducing expense, reducing street clutter, and
improving overall appearance. Past zoning regul ations have forced commer-
cia buildingsto the back of the building lot. New regulations should permit
development at the front property line.

¢ Createadreet in front. Existing buildings with deeper setbacks can be
improved by creating a“ street” in front, complete with curbing, sidewalk
entry, and trees. Configure parking asit would be on astreet (angle or
paralldl). Thisis especially effective when donewith larger buildingsor in
conjunction with adjoining businesses. This concept wasillustrated in the
Williamson Road Corridor Plan.

¢ Break large building fronts up into smaller modules. The character of the
Williamson Road corridor isone of small scale businessesthat people can
eadly relate to. Thisscaleisnot just height, but also the width of the store-
front. Large building widths should be broken into modules of 30 feet or less
with changesin material, texture, mass, or by offsetsin the building face.

¢ Go vertical. In urban areas such as Roanoke, commercial buildings should
range from two to four stories, with upper floors being dedicated to less
intense uses such as offices and high-density residential. Vertically mixing
uses addsto the vitdity of an areaand consumesless of the city’slimited
land resources.

¢ Seek opportunities to connect buildings. Clustering usesin close proximity
encourages patronsto visit multiple businesses during asingle stop. Con-
necting buildings also uses land efficiently.

¢ Usedurable materials. Businesses should use durable materials such as
masonry —especially the front. Permanent materials send a message about
stability and commercial buildings are expected to transcend generations.
Meta can be used as acomponent of aglass storefront. Corrugated metal
shell buildings have the appearance of being temporary.
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¢ Includelots of glasson the front of thefirst floor. This usually goes without
saying with retail establishments, but should be universal for business
buildings. Glass helpsthe building’ s relationship to the street, improves
pedestrian friendliness, and providesfor display of the business’ sproducts.
In addition, it increasesthe real and the perceived sense of security by
providing for natural surveillance. Blank walls should be avoided.

¢ Limit thenumber of parking spaces. Base the number of parking spaceson
typical, rather than peak, demands. A portion of the lot can be reserved for
expansion if thereishigher demand. Overflow parking areas can be paved
with grass paving systems. In addition to improving appearance, minimizing
parking spaceswill reduce expense, reduce heat buildup, and reduce
stormwater runoff.

¢ Locate parking to the side or rear of buildings. While parking is a necessity,
it should never be allowed to dominate acommercia sSite.

¢ Useon-street parking whenever possible. There are few areas along Will-
iamson Road with on-street parking. However, there are usually opportuni-
tiesfor using on-street parking on side streetswhen the siteisa corner lot.

—— ¢ Share parking and maneuvering lanes. Much of aparking lot' sareais

We shape our buildings and dedicated to access lanes. Look for opportunities to share access lanes.

afterwards our buildings

shape us. ¢ Puttreeswithin and around parking areas. Successful businesses, large

and small, spend considerable resources on creating a pleasant environment

- Winston Churchill for their customers (and employees). Strategicaly planting large treesis the
most cost-effective way to improve the typically unpleasant environment of
an asphalt parking lot. In addition to improving appearance, trees shade
asphalt on hot days and reduce stormwater runoff. Shrubs and landscaped
areas can complement trees, but should not be substituted for them.

¢ Avoidfencing thefront. In most cases, business properties should not be
fenced in the front. Creating awelcoming atmosphere for customersisthe
priority. Where fencing is used, it should be a sturdy metal material. Con-
sider “living fences’ of plant materia to limit access, especialy where the
business adjoins residential usesto the rear. Security should be managed
with appropriate lighting and access control.

¢ Control vehicular access. With no on-street parking available, it is expected
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that businesses along Williamson Road will have vehicular accessto their
parking areas. Curb cuts should be limited in number and size. Seek opportu-
nitiesfor shared access points (seeillustration). Improve overall safety of
corridor. Customers appreciate safe, well-defined access points.

There are several businessesthat have paved parking that directly abuts
street pavement. These areas are dangerous and unsightly and should be
reconfigured to define the transition between the street and the parking area.
The City should make these areasprioritiesfor installing curb and sidewalk
with alandscaped area.

Actions that can be taken for existing buildings and sites:
¢ Removefencing in front to present awel coming image and improve

appearance. Alternative means should be used for security. Chain link
fencing and barbed wire creates theimage of an unsafe place.

“Buildings and trees
should shape the City’s
image rather than
asphalt and signs.”
Vision 2001-2020

¢ Expand buildingstoward thefront or upward. Getting closer to the Street
has many advantages, including more visibility and a better businessrela-
tionship with the street. Multi-story buildings “frame” the street and make
efficient use of land.

¢ Plant trees. Treesare an inexpensive and immediate way to make apositive
impact on the appearance of any site.

¢ Remove asphalt and replaceit with landscaping or buildings. Many busi-
nesses have far more paved areathan is necessary for typical parking
demands. Theresult isthat asphalt becomes the dominant element of the
landscape rather than actual business operations.
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