The Pearisburg Town Council met in Special Session jointly with Pearisburg Planning Commission on February 2, 2005 at 7:00 p.m. at the Pearisburg Town Hall.  Present for the meeting were:  Mayor Allen; Council Members Stafford, Moses (Planning Commission Chair), Dickerson, Stewart, Williams, and Robertson; Town Attorney Hartley; Town Manager Vittum; Town Engineer Tawney; and Administrative Assistant Harless.  Also present were:  Peters, Morris, Ray and Croy, Planning Commission Members; Jonna McGraw and Jim Woltz with Woltz and Associates; Eric Gentry and Stephen Steele with Anderson and Associates; Chris McKlarney, County Administrator; Mike Bostic, George Psathas, Tim and Kim Dalton, Roger and Jan Houck, Steve, Bobbie and Cory Vinson, Lee Wheeler and Howard C. Morris, citizens and Michael Hawks, Virginian Leader.  

Mayor Allen called the Council Meeting to order.  Morris called the Planning Commission to order.  The meeting was turned over to Vittum at this time.  

Mayor Allen stated that the reason for this special meeting is a question and answer session about the request for a subdivision of 275 acres of property here in Town.  The property is currently known as Dogwood Farms.  Our concern is future development of this property.  Council is here for any public comment on this subdivision of this property.  Mayor Allen asked Jim Woltz to begin his presentation of the proposed preliminary subdivision of Dogwood Farms.  

Woltz stated that his firm has been asked to sell Dogwood Farms by the Bankruptcy Court.  Woltz stated that the property is comprised of 5 tax parcels.  Woltz has a proposal to divide the property into twelve tracts.  He stated that his job is to maximize the return, to satisfy as much secured and unsecured debt as possible.  Woltz stated that he has read through the Zoning and Subdivision Ordinances.  They are proposing using existing access and streets that go into the property.  The auction is scheduled for March 23rd, 2005.  He was willing to provide as much detail to their process as needed.  He stated that the property would be sold in individual tracts.  He stated that this would allow the property to be grouped any way.  He explained that they have a process on selling tracts whereby individuals have the right to bid on groups or individual tracts.  Doing it this way is fair and makes it a level playing field.  The property will be sold at absolute auction.  It is a cash sale, no contingencies or subject to’s.  He stated that the company is based in Roanoke and sells property in ten states.  They try to do a very thorough job planning for the sale and collecting information ahead of time.  He stated that they could sell the property in 5 tax parcels or the 12 tracts they will propose to Council and Commission tonight.

Stafford asked how they came up with the subdivision of the 12 tracts.  Woltz stated that the property is divided based on topography, access, best development, and utilities.  He stated that they are not developers and are not proposing any type of development. 

Robertson stated that he wanted to ask about Parcel 12 behind Giles High School.   Woltz stated that the property was cut off when US 460 was built and is residue.  He stated that they are in the process of doing all the title work confirming where all the accesses are located.  The adjacent property owners may be interested in the property.    

Morris had a question on right of way to Parcel 5.  He was concerned that this parcel was some of the best land and only accessible off Curve Road. He suggested a right of way off Henson between parcels 4 and 6. Woltz was agreeable to this change, but concerned about making it a deeded right of way.  Anything that would make it better and more accessible should be considered at this point in time.  If this is what Town Council and Planning Commission would like it make perfect sense to do it now as long as it did not negatively affect property sales.   

Hartley stated that there was some concern by the staff on access and traffic flow.   He stated that the town feels that the preferable option would be to use the right-of-way off of Wenonah Avenue/U.S. 460.  We are interested in a connection from Curve Road to Wenonah Avenue. 4.  Woltz stated that the problem there would be it would encumber the area.  Woltz stated that topography and expense would make this questionable.  Discussion centered along bordering Mason Court.   Hartley insisted that what is important to the Town to link that right-of-way to Curve Road.  Woltz stated that it would be a problem for potential buyers to have a floating right-of-way.  He stated that it’s one thing to access parallel to a boundary line.   He knows that when he tries to sell properties there are problems with floating right-of-way or a right-of-way arbitrarily put on paper.  He stated that questions come up as to who is going to pay for it when its constructed, who is going to engineer it and so it takes a lot of planning to put a road in as well as the cost.  Woltz stated that if someone comes in with a development plan these issues can be dealt with at that time.

Council discussed access to Parcel 4 using Mason Court Drive. This street is very narrow and the area already developed.  Increased traffic flow is a concern.  Council discussed using the water line easement that is already in place for a road.   Woltz answered that a developer should decide this and is concerned about negative impacts on the ability to sell the property.   

Howard Morris asked Woltz if a developer could come in and change any of this.  Woltz answered that it would have to come thru the process with Planning Commission and Town Council first.  Woltz stated that all they are doing is selling a 39 acre parcel of land.  Howard Morris asked if someone came in and brought the whole property could they do whatever they want.  Woltz answered that it was subject to review and approval of Planning Commission and Town Council.  Howard Morris asked if the highest dollar could buy it all.  Woltz stated that yes it could be sold as a whole or in groups, but the property or properties will go to the highest bidder.   Woltz stated that anybody has the right to bid and break up any grouping. 

Richard Lavinder addressed Council and stated that the land needs to be developed.  He feels a development would be good for the Town and the County.  He is concerned about this area of Town and existing storm water issues.  The storm water situation needs to be taken into consideration during the development of the property.  

Hartley stated that if someone develops the property and puts two or more dwellings on the property, then they will need to come before Planning Commission and address any storm water issues at that time.  He stated that essentially what we are doing now is dividing this land into lots.   Woltz stated that at this stage we can create easements where that is a concern.  Woltz stated that they could go thru tract with a flowage easement.    

Michael Hawks asked Woltz how he decided on this particular grouping of 12 tracts.  Woltz stated that they tried to take the existing access points and looked at what the use would be for each one of these. They tried to create the boundary lines so that it made a reasonable access combined with good topography.  Hawks asked if someone could buy a two acre tract.   Woltz stated no, they are only going to offer what is approved on this plat.  Mayor Allen stated that one of our concerns is getting that connection to Curve Road, if we do not get it now, we will probably never be able to get it.  

Robertson asked about the access to the existing cemetery. Woltz stated that access to the cemetery would be provided under current law. Gentry stated that this is not a metes and bounds access, but there will always be comparable access provided.

Roger Houck stated that he is concerned about any low and moderate income housing near his property.

Hartley asked what would happen if the Town insisted in provision of a right of way to Curve Road.  Woltz stated that he would be forced to sell the property as existing tax parcels.  

Gentry stated there is a small triangle piece in between the two Shumate parcels known as A-1 it has not been delineated on the plat. This is one of the five existing lots.

McGraw stated that her understanding of this meeting was to present the plat to the public for input. This meeting was to get comments from Council and Planning Commission.  This will allow time to have a preliminary plat to be approved by Planning Commission and Town Council next week.

Robertson stated that he would like to see easements to all lots.  He does not think access to different parcels should be blocked off.  

Stewart stated that for residential access to the lots in the King Heights area, existing streets should not be the primary access.  He thought this would affect traffic and should not be the sole primary access.  Woltz made the point that Council can deal with a road links when a developer comes before them with a plan.  He reminded them that someone wanting to build more than two houses would need to come before the Commission and Council with a plan.  Hartley stated that the developer should know that the Town intends prior to purchase.  Hartley stated that Council has a responsibility to the developers to let them know what the Town is thinking.  Woltz understood, but was limited by the bankruptcy court. He is attempting to maximize the benefits for the town and the creditors.  

Hartley stated that for Council it is very important to link the access road at the doctor’s office to Curve Road.  Gentry suggested following the water line easement thru Parcel 4.   Woltz questioned who would build the commercial entrance.  Hartley stated that could be decided at time of the development.

Hartley encourages Council and Planning Commission to express their concerns and have some type of consensus as to what they want to do because all participants should have a clear understanding of where Council is heading before we leave here tonight.

Locations of streets can be altered at time of development.  Morris asked if there was an extension designed off of Mason Court.  There was concern about using narrow residential streets not capable of handling extra traffic volume.  Hartley felt it would be better developing more of an arterial street.  Council ultimately desires an improved road linking Curve Road.

Robertson thought a dedicated right-of-way would solve the whole problem.  Other streets would connect.  He would like to see the accesses developed to take pressure off residential streets. Morris stated that the Planning Commission and Town Council have always thought this would be a commercial piece of property. 

It was suggested that Council adjourn and allow the Commission to discuss options.  Mayor Allen agreed that the Commission and staff could stay and work on the plan. The Commission will ultimately make a recommendation to the council. 

Stafford made a motion to adjourn. Williams seconded the motion.  Voting yes was:  Mayor Allen, Stafford, Williams, Moses, Stewart, Dickerson and Robertson.  The motion carried by a vote of 7 to 0.

There being no further business, the meeting was adjourned.
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