Comprehensive Plan Amendments affecting the Commercial Land Use Designation and the Central and Western Commercial Districts
Draft from PC Meeting 10-10-05
The purpose of this comprehensive plan amendment is to extend the planned commercial land use designation of an area on the east side of Main Street and/or an area on West Loudoun St.  (See Future Land Use Map V-2 with Revised Date 10-11-05.) The plan amendment also proposes policies for shared parking facilities, non-conforming business uses, assessing rezoning applications, implementing newly adopted Town planning initiatives, and pedestrian access to planned commercial areas.  (Language proposed to be deleted shows as struck-through and language proposed to be added shows as underlined.)
Add a second paragraph under “B. Commercial Plan” on page 26 as follows:

The potential for commercial growth and civic use sites within the corporate limits of the Town of Round Hill is limited by a lack of appropriately zoned property within the Town.  Therefore, the Town will encourage a limited amount of new commercial development and re-development and civic use development to take place in and around the existing Town within the designated districts as further defined.  Any new commercial development, re-development, or civic development, however, will undoubtedly affect the relationship of the existing residential areas in and around the Town of Round Hill.  In order to minimize this impact, development shall occur as a natural and compatible expansion of the existing Town.  In every case, development shall exhibit a character and quality which is compatible with the existing Town and which reflects the traditional historic settlement pattern and urban design features of Loudoun County settlements.

The following draft policies that generally address commercial development are proposed to be added to page 26 of the Comprehensive Plan under “B. Commercial Plan” as follows:

Add Policy 1:

1. The Town shall promote non-industrial, small business and retail, and civic use as the planned land use in all Commercial Districts.  Mixed use (residential and small business) will be promoted in the Central District.

Add Policy 4:

4. The Town will consider re-zoning applications for commercial use for properties located in the Central District based upon a finding that the proposed rezoning(s) satisfy the following development standards:

· The proposed development exhibits a character and quality which is compatible with the historic character of the Town.  Compatibility will be created by matching surrounding and existing building mass, height, building materials, setbacks, exterior features and architectural style. 

· The proposed development does not increase the Town’s or County’s financial burden to pay for public facilities and services, or decrease the quantity or quality of those public facilities and services.

· Applicant(s) comply and contribute to the overall plans and goals for the Town including: trail connections, shared parking facilities, The Storm Water Master Plan, the Streetscape Master Plan 

· The proposed development preserves and enhances existing buffers to residential areas.
Add Policy 5:
5. The Town does not support the creation of property associations for new development in the Commercial Areas, except for limited management associations solely for the purpose of maintaining private roads or facilities within a given property.
Add Policy 6:

6. The Town may develop new ordinances and facility standards to enforce policies as laid out in this plan.

Amend the Plan text for the Central District found on page 27 of the Comprehensive Plan as follows: 

Replace the first paragraph under “Central District” as follows:

1. Central District
This district shall be located within the Historic Overlay District along Main Street, New Cut Road and East and West Loudoun Streets and remain within the existing town limits. This plan does not envision expansion of commercial sites beyond what exist today with the exception of filling in the commercial area at the intersection of Loudoun Street, New Cut Road and Main Street (Map V-2). The Town Offices will continue to be located in this district as well as several churches and a few merchants and service related businesses catering to local neighborhood convenience. 
The Central Commercial District is comprised of two separate commercially zoned areas along Main Street and Loudoun Street separated by a small residential area with a stable character and shall retain its character and setting.  Limited new infill of small business and retail may be allowed in this area.  The Town envisions that the two separate commercial areas within the District could become increasingly connected over time through re-zoning to commercial or through a Special Exception process, and re-developed into a thriving Commercial and Civic Center.  The Town will promote the use of existing structures for redevelopment into commercial or mixed use (residential and commercial).  The Town should create new ordinance regulations for the purpose of preserving the character of properties that seek to re-zone from residential to Commercial.  Service businesses, retail, and professional offices are the envisioned uses.
Amend the second paragraph as follows:
The Town, however, realizes that the promotion of a tourist trade and small professional businesses are compatible with the history and character of the town, the surrounding natural environment and the vision of this comprehensive plan. In order to balance this direction with the overall identity and character of the residential neighborhood and historic district, limited Special Exceptions shall be allowed. It is anticipated that two categories of Special Exceptions will be included in the Historic Overlay Ordinance as follows: 

. The owner of the property shall use the structure as their primary residence thus enabling the owner to use part for an appropriate commercial and/or professional use. Conditions as access, parking and buffers, etc. shall determine public usage. 

a. Overnight lodging and appropriate restaurant use shall be permitted in existing structures based upon factors such as lot size, access, parking and buffers, etc. 

The Special Exceptions or re-zonings shall not allow substantial modification or alteration of the building or site that adversely impacts the character, history and identity of property and adjacent properties or the health, safety and welfare of the town residents. 

Add policies 1 to 10 on page 28 as follows:
Specific Planning Policies for the Central District:

1. The Town may want to consider changing Ordinance regulations to allow for some flexibility in the design of structures and parking in this area, provided that this is primarily done in order to encourage the use of existing structures or new structures and facilities that are consistent with the scale and character of the town.

2. The Town may consider amending the commercial zoning district regulations to expand the number of allowable uses in those districts to support the creation of a diverse commercial center and to address long standing non-conformity issues.

3. The Town may develop an incentive program to encourage owners of existing businesses to renovate facilities and buildings and to add amenities that modernize and improve the appearance and function of older businesses.

4. The Town may develop a special tax district or other financing method to implement the shared or community parking facilities.

5. Parking to the rear with pervious surface materials, shall be encouraged.

6. Fixing drainage and pedestrian sidewalks where necessary and recording easements for storm water management pursuant to the Storm Water Master Plan and pedestrian access pursuant to the Master Streetscape Plan shall be a requirement of any rezoning.

7. Implementation of Streetscape Master Plan elements shall be a requirement of any rezoning.

8. Appropriately designed buffering, restricted lighting, and fencing shall be utilized to reduce negative impacts from commercial or civic uses for adjoining or abutting residential parcels.

9. The Town will support businesses that utilize existing structures.

10.   The Town will encourage low impact storm water management designs including the use of rain gardens and other best management practices (BMP’s).
Add policy 1 for the Western District found on page 28 as follows:
Specific Planning Policies for the Western District:

1. A paved pedestrian and bike trail shall be developed between the Town and the West District to provide pedestrian access.  The trail shall be designed in an environmentally sensitive way to minimize disruption to the semi-rural gateway areas and two stream crossings.
Amend Future Land Use Map V-2 by extending the planned commercial land use designation on the east side of an area on the east side of Main Street (Proposed expansion area A) and/or an area on West Loudoun St. (Proposed expansion area B) as shown on attached map with revision date of 10-11-05.

