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History of Preston

THe Preston Corridor has been changed throughout the years



History of Preston
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What has changed?

● Street front
● Residential areas
● Neighborhood integration
● Natural landscape



What’s on Preston Now

● One grocery store - Reid 
Super-Save Market

○ One of the only grocery stores 
within the limits of Charlottesville

● Other old(er) local businesses
○ Martin Hardware
○ Pharmacy 

● New(er) local businesses
○ Kardinal Hall complex
○ Integral Yoga strip

● Parking lots, lots of them
○ Gray shaded areas mark parking



What it needs

● Needs an increase in the walkability of the area, through safer crosswalks and 
more stores within the area

● Appeal to more of Charlottesville residents rather than University students
● It lacks many residential areas on the road itself creating an opportunity for 

infill for more affordable housing units

PLACE Design Task Force

An advisory panel created in 2012 that provides guidance to the Charlottesville City Council and the 
Planning Commission on urban design matters. THeir purpose is to guide the Charlottesville community in 
making decisions about placemaking,livability and community engagement. 

http://www.cvillepedia.org/mediawiki/index.php/City_Council
http://www.cvillepedia.org/mediawiki/index.php/Planning_Commission


Legibility

● Biggest issue with Preston is that it lacks a distinct identity
● In current system, it is hard to know the best way to navigate as 

pedestrians as the sidewalks are disjointed and the large lanes 
create a divide

● Need for clearer way for cars to navigate as well due to the 
current structure of the intersections

● Goal is to make it feel more connected to the city of 
Charlottesville and allow residents in the surrounding area to 
feel the street is more walkable



Walkability 

● One-sided in current structure, not many opportunities to 
cross

● Crosswalks difficult to navigate due to wide roads and 
median

● Due to this lack of walkability, a Preston Avenue walking 
audit described how residents from the 10th and Page 
neighborhood have difficulty accessing Washington Park, 
especially in the case of children 



Preston Walking Tour

In 2015 there were a few walking tours of the Preston corridor which was open to 
the public but largely included members of the city staff, a member from the tree 
commission, as well as some city councilors among others present. 

Issues they found:

● Disconnected sidewalks Map of Walkways 
● Lack of seating and shade at bus stops
● Bus stops did not make frequent enough stops and some community members 

had to walk far
● Grocery store seemed more like a destination than a point of transfer

 

http://www.charlottesville.org/Home/ShowDocument?id=34479


Issues brought 
In Town Hall 
Meetings

http://www.cvilletomorrow.org
/news/article/29563-preston-a
venue-exercise-commmunity/

http://www.cvilletomorrow.org/news/article/29563-preston-avenue-exercise-commmunity/
http://www.cvilletomorrow.org/news/article/29563-preston-avenue-exercise-commmunity/
http://www.cvilletomorrow.org/news/article/29563-preston-avenue-exercise-commmunity/


Immediate developments
Traffic circle: Traffic circles at both ends of Preston, with a concentration on the 
viability of the Shenandoah Joe traffic circle because it is smaller and will be easier 
to construct with fewer phases and less time. 

Affordable Housing: Construction of affordable housing will be a reclamation of the 
urban renewal of the 60s and 70s and allow people who work in the local area 
such as school teachers and servers to be able to walk and bike to work 

Vinegar Hill Park: This park is set to be constructed over the next few years and 
will be a memorial to the once vibrant community before it was torn down. It will 
also act as a buffer between the Downtown Mall and new development including 
shops and housing along Preston.

Wetlands from street runoff: The development of a wetland will keep the ecology 
of the land in mind by filtering the runoff and reducing erosion

http://www.charlottesville.org/Home/ShowDocument?id=5133 

http://www.charlottesville.org/Home/ShowDocument?id=5133


Traffic Circles 

● Reduce amount of idling cars
● More efficient flow of traffic
● Slows down drivers making the space more walkable
● Less energy consumption in traffic lights 
● Opportunity for art installations 





Existing Preston



Proposed Preston



Problem Area: Intersection at Preston, Grady and 10th



Existing Conditions: tough busy intersection



Proposed fix: roundabout with consistent flow of traffic



How preston exists today
- Hot pavement, empty space

Example of a roundabout that could 
take place at this intersection

- More vegetation 







Bike Parking Problem

Limited places to 
park a bike safely 
and securely are 
lacking the the 
Preston corridor, 
while parking lots 
which promote 
driving are rampant



Zoning

Mixed Use

Residential

Commercial

Industrial



What’s off Preston

10th and Page Neighborhood

 “Encompassing just 83.86 acres, the 

neighborhood is one of the most compact 

in the city and historically most residents 

knew each other well.”

“People looked after each other’s 

children… And there was plenty for the 

children to do and see: in those days, the 

700 block of Anderson Street was a lake 

where people who came to town on 

Saturday stabled their horses for the day.  

Paoli Street was a field, a popular site for 

traveling minstrel shows, with dancing and 

comedy acts. “

 

“Schenk’s Branch traversed the neighborhood, and it was a favorite 

place for children to play until the creek was piped and covered for 

safety. “

“Connections between 10th and Page, Starr Hill, and Vinegar Hill 

were more direct in those days, and there was lots of traffic back and 

forth between the black business district and the residential areas.”



City and Piedmont Housing Alliance are purchasing thirteen single family properties in the vicinity of 10th 

and Page Streets for renovation and redevelopment.  Ultimately these properties will be resold to individual 

buyers committed to owner occupancy, a return to the tradition of a family-oriented neighborhood.

“When PHA said they were going to 
purchase the houses and build low 
to moderate income, I got excited,” 

she says. “Because I’m thinking, 
somebody from Garrett will move 

in, somebody from Prospect, 
somebody who works and makes a 
low to moderate income, they’ll be 
able to own their own home. But 

that’s not what happened.”

“And now suddenly it was, okay, PHA just put a bunch of white people in 10th and Page neighborhood, 
and is this the beginning of a trend?”

http://www.c-ville.com/new-page-longtime-10th-page-residents-seeing-shift-neighborhood/#.Ww_zUS_MzOQ

http://www.c-ville.com/new-page-longtime-10th-page-residents-seeing-shift-neighborhood/#.Ww_zUS_MzOQ


Rose Hill Neighborhood

One of the first free black 
neighborhoods in Charlottesville

The majority of the neighborhood is single-family residential with 
small to medium size homes. The second greatest land use in the 
area is Educational property. 

Rose Hill’s was designated as a Community Development Block 
Grant (CDBG) target neighborhood.





The Crossings at Fourth and Preston
The Crossings is a $7 million, energy efficient housing development that opened in March 2012. It is Charlottesville’s first 
permanent supportive housing community for formerly homeless individuals.  It’s also a mixed-income community in 
which 30 of the 60 studio apartments are designated for individuals who may not have experienced homelessness but 
whose incomes are 50 percent or less of the area median income.

In addition to housing those 
in need, Virginia Supportive 
Housing offers on-site 
supportive services through 
case managers who help 
residents stabilize, reclaim 
their lives and retain their 
housing.



Affordable Housing

Proposed parking lots for 
affordable housing development. 
These parking lots are in low use 
already and with the redesign of 
Preston into a street with side 
parking, these parking lots can be 
sacrificed for development. In 
addition to building new 
development, many of the stores 
on Preston Avenue could be built  
upon in order to add a few levels 
of housing and to create multi use 
buildings. 



Affordable Housing Development
● Housing will be located behind/on top of shops in order to create a dynamic 

view of the corridor that does not block views or make people feel 
overwhelmed by tall buildings

● Entrances to the housing can face sidestreets in order to minimize heavy traffic 
going in and out of the units

● Housing will include 5% government subsidized housing and 50% affordable 
housing units, which can be offset by solar panels that will provide electricity to 
these units as well as all of the housing on the street

● Housing should be 20-25 feet away from the street in order to leave space for 
trees and other vegetation which will give the feeling of a relaxed 
neighborhood and keeps in mind ecological impacts, connecting residents 
with nature



Planning of Affordable Housing



Vinegar Hill Park

http://www.cvilletomorrow.org/news/article/30442-vinegar-hill-park-process-to-start
-this-summer/

http://www.cvilletomorrow.org/news/article/30395-bushman-dreyfus-selects-winnin
g-ideas-for-vinegar-/

http://www.cvilletomorrow.org/news/article/25711-council-approves-vinegar-hill-park
-plan/

http://www.cvilletomorrow.org/news/article/30442-vinegar-hill-park-process-to-start-this-summer/
http://www.cvilletomorrow.org/news/article/30442-vinegar-hill-park-process-to-start-this-summer/
http://www.cvilletomorrow.org/news/article/30395-bushman-dreyfus-selects-winning-ideas-for-vinegar-/
http://www.cvilletomorrow.org/news/article/30395-bushman-dreyfus-selects-winning-ideas-for-vinegar-/
http://www.cvilletomorrow.org/news/article/25711-council-approves-vinegar-hill-park-plan/
http://www.cvilletomorrow.org/news/article/25711-council-approves-vinegar-hill-park-plan/


Railroad Trail



Railroad Trail Development

● The railroad connects Preston to Schenk’s Branch and if cleared and made 
walkable it could provide residents an easy connection to the nature they live 
near

● The railroad can also connect to the Rivanna Trail and provide walkable or 
bikeable access to the trail

● Connecting residents with nature will encourage them to be more mindful 
about where their stormwater runoff goes and about the waste they produce 
that could possibly make its way to the watershed   



Schenk’s Branch
The sediment entering the four impaired streams involved in this project comes primarily from nonpoint 
source pollution including urban land, agricultural land, and stream channel erosion. Impervious urban 
areas (roads, parking lots, rooftops) collect pollutants from vehicles, and atmospheric dust and dirt which 
are then washed off during storms. (Albemarle Spotlight on Local Streams) Link

https://www.albemarle.org/upload/images/forms_center/departments/Water_Resources/forms/2015_local_streams_TMDL_spotlight.pdf


Developing a Wetland at Schenk’s Branch



Developing a Wetland at Schenk’s Branch

● Construction to build a parkway completely cleared a hill that water runs off into the river, 
washing off excess sediments and polluting the water. The topographical map also shows that 
water flows down from Preston Avenue and the surrounding streets down to Schenk’s Branch.

● One side has a buffer between the neighborhood and the stream whereas on the other side, water 
and pollutants are able to flow freely into the stream. 

● A layer of trees next to the road that transitions into grasses and other plants that grow well in 
moist soil and water will help stop erosion and filter out the water so it is unpolluted. 

● Keeping in mind ecological design as we increase the density of the area, it is mindful and 
responsible to think about the increased runoff and pollutants that adding new housing and 
development would create.

● Using native plants and trees, we can develop the area sustainably
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Native Plants for Schenk’s Branch Development

Outside

● Common Serviceberry
○ Stream buffer

● Shagbark Hickory
○ Stream buffer

Middle Area

● Buttonbush Shrub
○ Stream buffer

● American Filbert Shrub
○ Stream buffer

Directly Next to/in Stream

● Tussock Sedge
○ Wetland and stream buffer

● Fowl Mannagrass
○ Wetland/forested wetland

● Cattails
○ Wetland/marsh 



Opportunities For Future Development

❏ The Global Hydroponics Market is poised to grow at a CAGR of 
around 6.4% over the next decade to reach approximately $13.73 
billion by 2025  (Business Wire)

❏ Hydroponics has the opportunity to create jobs in Charlottesville 
as well as educate children on new farming techniques, 
connecting them with their food. 

❏ This would be a future development because it is not an 
imperative current need and the technology prices for 
hydroponics will eventually lower. 

❏ Can help supplement the community garden off of Preston as well 

as local agriculture  
❏ Hydroponic farms can be built on rooftops or on unused and 

empty parking lots 

https://www.businesswire.com/news/home/20170720005864/en/Global-Hydroponics-Market-Analysis-Trends-2017--


Why it matters

● Turning urban renewal and destruction of a community into the 
reclamation of a neighborhood that is inclusive of all races and income 
levels

● At its current rate, Preston Avenue is at risk of being a place of 
gentrification, so it’s important now to take steps toward making it a 
place that caters toward the residents of Charlottesville with affordable 
housing

● In its current state, Preston divides the surrounding neighborhoods, 
and steps need to be taken in order to form a better sense of 
community in the area
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