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A. Executive Summary:

Richmond American Homes (the Applicant) has proposed a rezoning of approximately 45 acres currently zoned JLMA-1 to PDH-3, administered under R-8. The Applicant’s plans call for 118 single-family detached homes on lots of a minimum size of 4,500 square feet. This plan increases development by 262% over the current by-right development of 45 homes.

The Town of Round Hill supports by-right development of this property. Since the initial meeting between the Town of Round Hill and various members of the Applicant’s design team in March 2003, the Town has expressed its willingness to work cooperatively with the County and the Applicant to achieve a mutually beneficial development plan.  As offered by the Applicant’s representative during a joint Council and Planning Commission public input session in March 2004, we still wish to continue this endeavor.  

The Town’s goal is to best meet the needs of the Town as well as the Round Hill community, while complying with relevant policy documents governing the development of this land.

In this referral report, the Town of Round Hill has summarized the failure of the Applicant to conform to the policy documents that govern development within the Round Hill Joint Land Management Area (JLMA).  The Town has further identified inaccuracies and misrepresentations contained within the Applicant’s justifications for rezoning. 

Throughout this report, the Town has provided a detailed reference to both Town and County planning documents including the Round Hill Area Management Plan, the Loudoun County Zoning Ordinance, the Loudoun County General Plan, the Countywide Transportation Plan, and the Round Hill Comprehensive Plan. 

Therefore, the Round Hill Town Council proposes a joint working design session between the Town, the County, and the Applicant  to address the following issues:

· Affordable housing 

· Housing suitable for senior living 

· Permanent open space easement located within the immediate Town area (See Section 7.9 and Section 7.10 below for supporting documentation.)
· Mixture of house and lot sizes consistent with character and fabric of the existing Town 

· Environmental issues

· Traffic calming
· Community facilities and structures.
· Impact of development on infrastructure of the Town and the Round Hill area

· Financial obligations due to increased demand on public utilities

· General compliance with applicable governing policy documents

B. Introduction


The Applicant first approached the Town of Round Hill with a presentation for a rezoning of the JLMA-1 property in the spring of 2003. At that time, the Town supported by-right development of the property but indicated a willingness to work with the Applicant to develop a mutually beneficial plan for the property. During the ensuing year discussions continued but no resolution was reached. 

The Woodgrove Village Zoning Application, prepared for Richmond American Homes of Virginia, Inc., and dated December 31, 2003, was accepted by Loudoun County for review in February 2004. The Town of Round Hill began considering the application as soon as it was received and a public meeting was scheduled to review the application and accept comments from the public. A list of concerns that were voiced at that March 2, 2004, public meeting is attached as Section 7.6 and Section 7.7.

The Round Hill Town Council and the Round Hill Planning Commission held a series of public workshops to review the application. The review of the application was based on the policies and statements found in the Round Hill Area Management Plan, the County of Loudoun General Plan, the Town of Round Hill Comprehensive Plan, the Town of Round Hill Utility Ordinances and the application for rezoning.  As a result of these workshops, both bodies passed resolutions endorsing the following findings (See Section 7.1 and Section 7.2 below for supporting documentation.):

· The application does not conform to the policies, the vision, or the intent of the Round Hill Area management Plan.

· The application does not conform to the policies, the vision, or the intent of the Round Hill Comprehensive Plan.

· The application does not conform to the policies, the vision, or the intent of the County of Loudoun General Plan.

· The application places a financial hardship on the users of the public utilities provided by the Town of Round Hill.

· The application is contrary to the intent of the Joint Land Management Area and the zoning within.

· The application contains false or incomplete statements and bases its conclusions and justifications upon those inaccuracies.

· The application does not contribute in a positive way to the well-being of the Round Hill community.

C. Analysis of Relevant Documents
A number of planning documents govern the development in and around the Town of Round Hill. The Town has identified inconsistencies and areas of non-compliance with these documents within the rezoning application. Specific areas of concern in each planning document are outlined below.  

1. Round Hill Area Management Plan
The Round Hill Area Management Plan, which is cited in numerous instances in the rezoning application as justification for increased density, governs the area in which this application falls.  The purpose of the plan is multi-faceted. Its objectives are to: 

· Establish goals that reflect the expectations and desires of both the Town and County residents
· Address the character and quality of future development 
· Recommend specific land use policies concerning community character, transportation networks, historic resources, public utilities and public facilities. 
· Define the JLMA and the conditions that must be met for consideration of rezoning to each allowable density
Our review of the Round Hill Area Management Plan has identified many inconsistencies between this planning document and the rezoning application.  In particular, the following areas of concern have been identified that have either not been addressed in, or are contradicted by, this application.
1.1. Goals of the Round Hill Area Management Plan:

1.1.1. Plan Goal #2: Conserve and protect the natural, historical and archaeological endowments of the planning area while promoting the provisions of appropriate public facilities, utilities and services in a manner which causes the least environmental, social or community discord.
1.1.2. Plan Goal #4: Provide adequate and affordable housing opportunities which reinforce the character of the existing community.
1.1.3. Plan Goal #5: Manage the level and timing of development in the Round Hill planning area in order to promote fiscally balanced growth which will not unduly strain County or Town resources including County and Town budgets, the natural environment, the transportation network, public facilities and utilities.
1.1.4. Plan Goal #7: Coordinate planning efforts between the Town and County in the provision of public utilities and facilities to manage the timing of development, reduce undesirable environmental and fiscal impacts and maintain a mutually supportive relationship between jurisdictions.
1.1.5. Plan Goal #8: Preserve the quality and character of the existing visual environment of the area.
1.2. Growth Management and Land Use Issue Statements and Policies:
1.2.1. (Issue Statement) New growth should be located and designed in an economical, environmentally sensitive and socially sensitive manner so as to preserve the physical, social and cultural character of the area.
1.2.2. (Issue Statement) A key intention of the community is to insure that public facilities are provided so as to meet changing needs and demands.
1.2.3. (Policy B.2) Future development should be located in and adjacent to the Town in order to minimize public service costs, maximize transportation accessibility, minimize destruction of environmental and agricultural resources and to reinforce the visual and social identity of the Town.
1.2.4. (Policy B.3) The Town and County should not promote growth in the Round Hill Area.  Any new growth should be incremental and paced gradually over the next 20 years so that the Town and County will be able to afford the cost of new public facilities.  The existing sewage treatment plant can service such growth, but the water system must be improved.
1.2.5. (Policy B.5) All new growth in the Round Hill Area should be phased, so as not to overburden the existing public facilities and local government fiscal resources or disrupt the social solidarity of the community.  The conversion of large parcels of land to residential uses should be discouraged.  However, if this should occur, housing units should be built in phases over a period of several years, in order to provide an orderly, healthy and affordable pace of growth.
1.2.6. (Policy B.6) The Town of Round Hill should be encouraged to annex developed areas adjacent to the Town.
1.3. Residential Community Issue Statements and Policies:
1.3.1. (Issue Statement) New development should exhibit a character and quality which is compatible with the existing Town and reflects the traditional settlement pattern and urban design features of Loudoun County settlements.
1.3.2. (Policy B.1.a) The County will strongly encourage new development to be of a density, pattern and character which is compatible with existing development within the Town of Round Hill in terms of design, layout, scale and street pattern.
1.3.3. (Policy B.1.a) New development should become an extension of the existing Town, forming logical and organic additions to the historic Town fabric and enhancing the existing Town as the central focal point of the entire community.
1.3.4. (Policy B.1.d) A diverse range of housing types and costs will be encouraged in the Round Hill Planning Area.
1.3.5. (Policy B.1.f) New development within the Round Hill planning area should be designed, located and sited so as to promote the most efficient use and maximum conservation of energy possible.
1.3.6. (Policy B.1.g) Requests for residential rezoning must demonstrate that adequate central sewer and water service will be available to serve the proposed development.
1.3.7. (Policy B.1.j) New growth in the Round Hill Area should be commensurate with the area’s size and the availability of public facilities and services.
1.3.8. (Policy B.2.a) Residential rezoning within the JLMA will be discouraged until such time as existing land which is zoned for R-2 and R-1 development is substantially developed or detailed development plans for the majority of these properties have been submitted and approved.
1.3.9. (Policy B.2.b) The County will consider residential rezoning within the JLMA.  It is the intent of the County to encourage the coordinated design and development of new residential communities possessing or able to acquire appropriate public facilities and utilities.
1.3.10. (Policy B.2.b) The density granted will be a function of a developer’s assistance to the County in providing adequate permanent open space, public facilities and utilities.
1.3.11. (Policy B.2.b.1) Requests for a rezoning allowing up to 1.3 dwelling units per net acre (net acre is a tract area less floodplain) will be considered for conventional residential development offering permanent open space easements in addition to adequate road, stormwater and utility provisions, sidewalks, and pedestrian paths.
1.3.12. (Policy B.2.b.1) Permanent open space easements are achieved by clustering residential development to maintain a “hard edge” and creating a greenbelt of approximately 1000 feet in depth or through the purchase of open space easements from properties with in the Round Hill Planning Area.  The County recommends that 30% of the total units of the new residential development be directly associated with open space easements located in the Round Hill Planning Area. 
1.3.13. (Policy B.2.b.2) Requests for a rezoning allowing up to 2.5 dwelling units will be considered by the County for conventional residential development offering permanent open space easements in addition to adequate road, stormwater and utility provisions, sidewalks, and pedestrian paths and in addition, the provision of such facilities which serve the region or the planning area as school sites, park sites, library sites, roads and/or financial assistance to support the creation of such facilities.
1.3.14. (Policy B.2.b.2) Permanent open space easements are achieved by clustering residential development to maintain a “hard edge” and creating a greenbelt of approximately 1000 feet in depth or through the purchase of open space easements from properties with in the Round Hill Planning Area.  The County recommends that 30% of the total units of the new residential development be directly associated with open space easements located in the Round Hill Planning Area.
1.4. Transportation Issue Statement and Policies:
1.4.1. (Issue Statement) Because development in the Round Hill Planning Area will have an impact on the efficiency of both the Town and the regional transportation network, the County will seek to establish a road network which promotes safe and convenient vehicular movement in both the Town and planning area.
1.4.2. (Issue Statement) The County will encourage the extension of the existing Town sidewalk and street pattern to foster and reinforce a pleasant pedestrian environment which is modeled after traditional towns of Loudoun County.
1.4.3. (Policy B.3) All new roads in the Round Hill planning area will be built to Virginia Department of Transportation standards to be eligible for acceptance into the State highway system.  The County will request and encourage VDOT to be flexible and supportive of pedestrian sensitive street design.
1.4.4. (Policy B.9) New residential streets adjacent to the Town shall be compatible in scale and character with the existing streets within the Town and designed to foster pedestrian use.
1.5. Community Facilities Issue Statements and Policies:
1.5.1. (Policy B.1.a) The County will support the improvement and expansion of existing community facilities serving the Round Hill planning area.
1.5.2. (Policy B.1.f) The County will weigh the provision of neighborhood facilities such as sidewalks, tot lots and open space for recreation in making its decision to approve or deny a rezoning proposal.
1.5.3. (Policy B.2.b) As communities in the planning area grow to a size which would require additional school sites or school expansions, the County will seek the assistance of developers in financing improvements and donating school sites at the time of rezoning.
1.5.4. (Policy B.3.b) As communities in the planning area grow to a size which would require additional branch library sites, the County will seek the assistance of developers in financing improvements and donating appropriate sites at the time of rezoning.
1.5.5. (Policy B.4.d) The County will encourage the dedication and/or acquisition of preservation access easements on all property within the 100 year floodplain as part of the rezoning and development process to serve as future passive recreation areas and linear parks.
1.5.6. (Policy B.5.a) The County will consider the provision of fire and rescue proffers for  rezoning in making its decision to approve or deny a proposal.
1.6. Environmental Issue Statements and Policies:
1.6.1. (Issue Statement part 1) Environmental policies are intended to provide a basis for establishing sound development and conservation practices which will ensure that any new development that occurs will be carried out in locations and ways that will preserve the inherent function of the ecosystem, prevent permanent damage to the system and prevent hazardous public health and safety conditions.
1.6.2. (Issue Statement part 1) The County will seek to preserve the quality and character of the existing visual environment of the Round Hill Area.
1.6.3. (Policy B.1.a) The County will seek to preserve floodplains in their natural state and will ensure that land development changes do not increase flooding off site.
1.6.4. (Policy B.1.b) The County will encourage multiple use of the 100 year floodplain for wildlife habitat, passive recreation and trails to the extent that these activities maintain hydrologic and ecological balance.
1.6.5. (Policy B.1.c) The County will encourage maintenance of perennial streams in a natural condition and will require that modifications of any dry drainage ways will be accomplished in an environmentally-sensitive manner.
1.6.6. (Policy B.1.d) Modifications to perennial streams will be discouraged.  However, if such modifications prove necessary, the County will require restoration of the streambed and adjacent slopes to a comparable hydrological and ecological function.
1.6.7. (Policy B.1.f) In order to control non-point source pollution, Best Management Practices must be used in any new development, including during the construction phase of such development.  The County will require the use of Best Management Practices to protect the water quality of nearby streams.
1.6.8. (Policy B.1.g) The County will require the provision of appropriate stormwater catchment facilities as an integral part of any development proposal for the Round Hill planning area.
1.6.9. (Policy B.1.h) The County will seek to protect the quality of surface and groundwater resources in the Round Hill planning area through the use of Best Management Practices and the periodic monitoring of public and private water supplies.
1.6.10. (Policy B.1.h) The County will seek to protect the quality and quantity of surface and groundwater supplies by identifying and maintaining major groundwater recharge zones and aquifers in a natural state in the Round Hill planning area.
1.6.11. (Policy B.1.i) The County will seek to protect the quality and quantity of surface and groundwater supplies by in identifying and maintaining major groundwater recharge zones and aquifers in a natural state in the Round Hill planning area.
1.6.12. (Policy B.1.j) The County will not waive requirements for storm water management facilities in the Round Hill planning area.
1.6.13. (Issue Statement part 3) Trees and other vegetation help stabilize the soil and prevent erosion, decrease stormwater run-off, maintain water quality through canopy interception and root zone absorption, filter pollutants, assist in groundwater recharge, contribute to the reduction of flood magnitude, function as integral components of the natural ecosystem and serve as a habitat for various animal and bird species which in turn assist in the control of insect population.
1.6.14.  (Policy B.3.e) Preservation of stream valleys, floodplains and utility easements which function as wildlife transportation corridors will be sought and encouraged by the county at the time of land rezoning.
1.7. Public Utility Issue Statements and Policies:
1.7.1. (Issue Statement) The County will consider the availability of central sewer or water services, and the capacity of the Town’s water treatment and sewage treatment plant as a primary factor in any rezoning proposal.
1.7.2. (Policy B.a) The Town of Round Hill should continue to own and operate its own sewage and water treatment facilities.
1.7.3. (Policy B.d) Improvements to the Town’s water and sewer systems should be planned, designed, financed and coordinated so as to ensure that the capacities of these facilities will be compatible and will work together at adequate levels.
1.7.4. (Policy B.e) The County will not fund the extension of sewer or water lines to serve private development in the Round Hill planning area.  Line extensions will be the responsibility of the developer.
1.7.5. (Policy B.f) The County will grant Commission permits for the extension of Town sewer and/or water service into the surrounding JLMA if the following criteria are met:
1.7.5.1.  (Policy B.f.i) The area to be served is part of the designated JLMA as shown in the Round Hill Area Management Plan.

1.7.5.2.  (Policy B.f.ii) The cost of extending service lines, funding for any capacity expansion and operation and maintenance are all provided by the Town and/or the applicant.

1.7.5.3.  (Policy B.f.iii) The Town and the applicant enter into a joint annexation petition to incorporate into the Town corporate limits the area served.

1.7.5.4.  (Policy B.f.iv) The land uses and intensities for new developments proposed within the JLMA conform to the policies set forth in the Round Hill Area Management Plan.

1.7.6. (Policy B.g) The County will rely on the Town of Round Hill as the sole provider of central sewer and water service in the planning area.
1.7.7. (Policy B.o) The final plan for a new water system, in terms of supply source and service area, should be guided by the following factors:
1.7.7.1.  (Policy B.o.i) Capital, operating and maintenance costs and their projected impact on existing and future users;

1.7.7.2. (Policy B.o.ii) Land use impacts caused by the systems and the relationship that those impacts have with the goals and policies  of the Round Hill Area Management Plan.  Any system improvement should support and reinforce the goals of this plan.

1.7.7.3. (Policy B.o.iii) Environmental impacts and the quality and dependability of the supply.

1.8. Historic Resources Issue Statements and Policies:
1.8.1. (Policy B.1) The County will encourage the preservation of those resources which contribute to the knowledge, awareness, identity or direct experiences and use to the citizens of the Round Hill Area.  In general, clusters or groups of sites which form a neighborhood or identifiable area or district, such as the Village of Woodgrove, are more important than isolated or scattered sites.
1.8.2. (Policy B.3) The County will encourage the preservation of resources which contribute to the scenic and environmental quality and character of the area.
1.8.3. (Policy B.5) The County shall encourage the use of traditional design and site planning characteristics in new development, such as human scale buildings and narrow streets in order to achieve harmony between new and existing development.
2. Loudoun County General Plan& Loudoun County Transportation Plan

Our reviews of the Loudoun County General Plan and the Loudoun County Transportation Plan have identified many inconsistencies between these planning documents and the rezoning application.  In particular, the following areas of concern have been identified that have either not been addressed in, or are contradicted by, this application.
2.1. Growth Management Policies of Chapter 9 “The Towns”:
2.1.1. (Policy 1) The County will work with the Town Officials to improve coordination on land use, annexation and other matters affecting the Joint Land Management Areas.
2.1.2. (Policy 3) Planning and policy documents in the Joint Land Management Areas will be adopted by the County through cooperative planning efforts with the Town, and decisions on land use applications will be made by the county in consultation and collaboration with the Town.
2.1.3. (Policy 4) The County will coordinate with the Towns on rezoning within the areas of the Joint Land Management Area regarding provision of utilities, public facilities and compliance with community design, growth management and other goals and policies stated in the Revised General Plan and the Round Hill Area Management Plan.
2.1.4. (Policy 7) The County will seek the implementation of a greenbelt through dedication of open-space easements, purchase of development rights, large-lot subdivisions, clustering, open space or cash equivalent proffers, transfer of development potential and other means.
2.1.5. (Policy 8) As water and sewer are extended into a Town JMLA, annexation of the area by the Town will be encouraged by the County.
2.1.6. (Policy 9) The County will coordinate closely with the Towns on residential subdivisions proposed outside the Town limits.
2.1.7. (Policy 10) The County will coordinate with the Town on development issues in order to promote fiscally balanced growth that will not unduly strain County or Town resources, including County and Town budgets, the natural environment, public facilities and utilities.
2.2. Land Use Policies:
2.2.1. (Issue Statement) The Town plays an important role in providing for a wide range of housing needs.  The existing housing stock represents a variety of housing types and price ranges.  The County, in collaboration with the Town will strive to encourage this housing pattern in the Joint Land Management Area, and particularly the inclusion of affordable housing in new developments to meet local needs.
2.2.2. (Issue Statement) Conventional suburban style development is frequently adjoined to Towns with little sensitivity to traditional design, transportation constraints and unique architectural qualities of the existing community.
2.2.3. (Issue Statement) Careful consideration must be given to both scale and design of new developments to preserve and enhance the traditional community character.
2.2.4. (Policy 1) The County will work with the Town and interested preservation groups to identify open-space and agricultural-preservation strategies such as: the purchase of development rights, donation of conservation easements, fee-simple purchase, transfer of development potential clustering, and the possible creation of a conservation service district and/or nonprofit foundation to promote and implement open-space preservation around the Town.
2.2.5. (Policy 2) The County will work with the community to identify existing and potential funding sources for open-space preservation including the Loudoun County Purchase of Development rights program, TEA~21 grants, the Virginia Land Conservation Fund, local and national land trusts and other public or private funding sources.
2.2.6. (Policy 6) Future development will apply appropriate community design concepts with a variety of lot sizes that complement and enhance the existing development patterns of the Town.  New development will incorporate the traditional town development patterns.
2.2.7. (Policy 7) Residential community design will incorporate a variety of lot sizes. This design may be exhibited through:
2.2.7.1.  (Policy 7.a) Numerous connections to existing streets where an existing rectilinear street pattern is evident and connection is possible;

2.2.7.2.  (Policy 7.b) A interconnected street network without cul-de-sacs and P-loop streets except where required for environmental reasons;

2.2.7.3. (Policy 7.c) A rectilinear block pattern (modified only where needed to address environmental constraints) with compact lots, shallow front and side-yard setbacks and block sizes of 300 to 600 feet; 

2.2.7.4. (Policy 7.d) Sidewalks along all streets, providing pedestrian access to the town, public buildings, parks, and other destinations;

2.2.7.5. (Policy 7.f) A hierarchy of parks, squares, or greens, and natural open spaces throughout the development; and;

2.2.7.6. (Policy 7.g) A central public focal point consisting of any, all, or a combination of a park (village green); a public facility such as a church or community center and natural features.

2.2.8. (Policy 8) New residential development will preserve the Green infra-structure and should incorporate open-space conservation into its design.
2.2.9. (Policy 14) The County will encourage the Towns to continue efforts to maintain commercially viable downtowns.
2.2.10. (Policy 15) Recognizing the Towns’ intent to create distinct “gateways” into each community, the County will consult with each Town to ensure that planning and development of these gateways will be coordi​nated where land in both the Town and the County is part of the gateway.
2.2.11. (Policy 16) The County will work with the Towns to help ensure the protection of unique environmental resources in the vicinity of the Town and in the Town.
2.3. Public Utilities Issue Statements and Policies:
2.3.1. (Issue Statement) The County will place a high priority on protecting groundwater supplies for the Town and rural residents.
2.3.2. (Policy 4) The County will work with the Town to ensure that the expansion of public sewer and water into the Joint Land Management Area satisfies the goals and policies of the Revised General Plan and the Round Hill Area Management Plan.
2.3.3. (Policy 6) A commission permit will be required to extend sewer and water lines into the Joint Land Management Area.
2.4. Public Facilities Issue Statements and Policies:
2.4.1. (Policy 1) The Town will be the principal location of public facilities in the Joint Land Management Area when land is available for development. If land is not available for new facilities within a Town, the facilities will be located in or immediately adjacent in the Joint Land Management Area.
2.4.2. (Policy 2) The County will encourage the continued use and enhancement of existing public facilities located in the Town and Joint Land Management Area.
2.4.3. (Policy 3) All developments are to provide convenient and safe access for students. All schools will be linked by sidewalks or trails to surrounding residential neighborhoods, and school bus collection points will be planned in conjunction with existing or planned sidewalk systems or pedestrian trails.
2.4.4. (Policy 4) The Department of Fire and Rescue Services and the Fire-Rescue Commission will identify the need for new facilities in the Joint Land Management Area and will identify suitable sites based on the Revised General Plan land use and growth policies.
2.4.5. (Policy 6) The County will seek the establishment of recycling facilities in the Town or the surrounding Joint Land Management Area.
2.4.6. (Policy 7) The County will work with the Town and the School Board to maintain the Round Hill Elementary School as well as the middle, intermediate and high school attendance districts as a community-based school and an important component in the Round Hill community.
2.5. Transportation Issue Statements and Policies:
2.5.1. (Chapter 9 Issue Statement) The relationship of new streets to the traditional road network that serves the Town is also an important issue from the standpoint of community design.
2.5.2. (Chapter 9 Policy 1) The County will seek funding for traffic calming design and mechanisms as identified by Town officials.
2.5.3. (Chapter 9 Policy 3) The County will collaborate with the Town in discussions and negotiations with VDOT and other relevant agencies to try to ensure that development, improvements, or other changes in roads and/or transportation services within and in the vicinity of the Town, or which impact the Towns significantly, will be consistent with both the Towns’ and the County’s development goals and priorities.
2.5.4. The County will support development of a greenway for pedestrian and bike trails that connect civic and public facilities with residential and commercial land uses in the Town and the Joint Land Management Area.  The network will consist of sidewalks and trails.  This pedestrian system ultimately will connect with regional trail networks to Franklin Park and with future linkage to the W&OD Trail.
2.5.5. The County will coordinate with the Town on road network planning for the area to ensure that traffic generated from development within the County does not adversely affect the Town.
2.5.6. The County will promote and implement traffic calming measures.
2.5.7. The County will work collaboratively with VDOT and the Town in identifying needed traffic calming measures.  Traffic calming includes both physical measures and non-physical measures.
2.5.8. (Transportation Plan Chapter 3 Policy 1) New road construction will be designed to achieve a pedestrian-friendly community character and environmental protection.
2.5.9. (Transportation Plan Chapter 3 Policy 2) Coordinated trail and/or sidewalk facilities will be incorporated in all road improvement projects in which provision for pedestrian movement is consistent with the function and character of the road and/or where is an opportunity to establish a connection with the County’s existing or proposed trail network.
2.5.10. (Transportation Plan Chapter 3 Policy 3) All new roads should be planned and constructed as appropriate to the standards of VDOT for acceptance into the State Highway System.
2.5.11. (Transportation Plan Chapter 3 Policy 6) Local roads that provide individual lot access will be designed to be consistent with the character of the community it serves.  They must be pedestrian friendly and provide safe bicycling.  This is best achieved by designs that encourage slower, safe speeds and invite pedestrian and bicycle activity using landscaped/tree lined medians, sidewalks, etc.
2.5.12. (Transportation Plan Chapter 3 Policy 12) The County will incorporate landscaped medians using native species where possible.
2.5.13. (Transportation Plan Chapter 3 Policy A.1) The County will promote and implement traffic calming measures in all policy areas.
2.5.14. (Transportation Plan Chapter 3 Policy A.2) The County will seek to expand traffic calming through community based programs in the Town through the proposed community process, new development applications.
2.5.15. (Transportation Plan Chapter 3 Policy A.4) The County will work collaboratively with VDOT and the community in identifying needed traffic calming measures in residential communities and Towns.
2.5.16. (Transportation Plan Chapter 3 Policy A.6) The County will explore and implement safe, convenient and visually attractive crossing alternatives to enable pedestrians and bicyclists to cross major thoroughfares.  Alternatives may include new intersection designs.
3. Round Hill Comprehensive Plan
The Round Hill Comprehensive Plan is the Town’s guide for maintaining the natural, social, visual and utilitarian fabric of Round Hill.  The vision is built on the premise that growth of the Town and its Joint Land Management Area will occur; however, it attempts to preserve and perpetuate the timeless sense of place and pride that is appreciated by the residents of the Town and the Round Hill Area.  Our review of the Town of Round Hill Comprehensive Plan has identified many inconsistencies between this planning document and the rezoning application.  In particular, the following areas of concern have been identified that have either not been addressed in, or are contradicted by, this application.
3.1. (Policy A.2.a) To preserve and enhance the quality and character of the existing environment of the area.
3.2. (Policy A.2.c) To establish parkland within Town for both passive and active use.
3.3. (Policy A.2.d) To provide a comprehensive network of trails and sidewalks to connect neighborhoods to schools, shopping areas and other community facilities.
3.4. (Policy A.2.e) To encourage new development to incorporate or to be compatible with the current identifying elements of the Town.
3.5. (Policy C.2.d) Plant material is to be used to prevent and control erosion and runoff, which in turn preserves aesthetics and reduces maintenance.
3.6. (Policy C.2.e) All development is to be conscious of and provide for a natural habitat that helps perpetuate and co-exists with the native wildlife of the area.
3.7. (Policy C.2.g) To protect against the destruction of or encroachment upon historic and/or environmentally sensitive areas.
3.8. (Policy D.2.a) To provide for and preserve amenities that will improve the appearance of the Town.
3.9. (Policy D.2.d) To provide pedestrian circulation systems that are convenient, safe, and attractive links between residential groupings, open space and attractive links between residential groupings, opens space areas, recreational areas, schools and local shopping centers.
3.10. (Policy D.2.e) To ensure adequate community facilities conveniently located to serve existing and future neighborhoods.
3.11. (Policy D.2.h) To continue providing safe, adequate and cost effective water supply, sewage treatment and solid waste collection services to all Town residents.
3.12. (Policy D.2.l) To design storm drainage facilities to be an integral part of the development plan with an effort to maintaining or creating waterways that are natural in appearance.
3.13. (Issue Statement E) A variety of housing types that maintain the visual appearance of the Town and enhance the quality of life.
3.14. (Policy E.2.a) To maintain low and medium density residential development in keeping with the existing architectural character of the Town with in the existing corporate limits.
3.15. (Policy E.2.b) To provide desirable and affordable housing opportunities.
3.16. (Policy E.2.c) To promote the coexistence with the wildlife native to the area.
3.17. (Policy E.2.d) To maintain and enhance the historic and architectural integrity of the Town.
3.18. (Policy E.2.h) Attractive residential areas should be created or maintained through development patterns which preserve appropriate services and at the same time protect neighborhoods from the adverse effects of traffic and incompatible land uses.
3.19. (Policy E.2.j) To facilitate the creation of a convenient, attractive and harmonious community that encourages the further development of family life, instills a sense of pride and place for all citizens, establishes an identity that allows for privacy while encouraging and enhancing social contact.
3.20. (Land Use Plan Objective b) Maintain the existing Town scale and character in future development.
3.21. (Land Use Plan Objective e) Provide a pattern of development that provides neighborhood focus and establishes efficient land use patterns.  Develop environmentally sensitive land use patterns in both small and large scale developments.
3.22. (Land Use Plan Objective f) Ensure that new developments recognize and preserve the Town’s natural, historic and architectural resources for present and future residents.
3.23. (Land Use Plan Objective j) Encourage growth which balances the tax base with demands for public service.
3.24. (Land Use Plan Objective m) Land development would be accomplished in a manner which reduces pollution and conserves energy resources as well as prevent significant adverse alterations or damage to regional and local ecological systems on a macro and micro scale.
3.25. (Land Use Plan Objective n) To promote the preservation of open space.
3.26. (Land Use Plan Objective o) To protect the quality of the Town’s water supply through a well head protection district.
3.27. (Residential Plan Policy Statement) The creation of affordable housing in newly annexed areas must be encouraged.  This affordable housing shall serve as primary residences of their owners and should be owned predominantly by first time owners or fixed income citizens.  Guidelines shall be written to allow for personalization and minor exterior expansion with out greatly impacting the assessment and future affordability.
3.28. (Residential Plan Policy Statement) The design of affordable housing and new houses shall be efficient in layout, energy consumption, scale and use of materials.
3.29. (Residential Plan Policy Statement) Development must also be sensitive to and seek to blend into the overall character of the Town and surrounding area.
3.30. (Community Facilities Plan Water Policy Statement) As a condition of the utilization of future wells for the Town, studies shall be conducted to ascertain the impact of these new wells upon the existing Town wells.
3.31. (Community Facilities Plan Storm Water Policy Statement) Storm water management systems are to be designed to protect local streams from being contaminated from run off.  All policies and standards should be environmentally sensitive in its function, design and construction.
4. Joint land Management Area Zoning District
The Joint Land Management Area-1 (JLMA-1) zoning district was established by Loudoun County, with the participation of the towns, to specifically accommodate and foster the development of land adjacent to the towns.  The intent of this article was to assure that the land would be developed in such a way as to provide continuity between the new development and the existing towns.  Our review of the JLMA-1 zoning district requirements has identified many inconsistencies between this planning document and the rezoning application.  In particular, the following areas of concern have been identified that have either not been addressed in, or are contradicted by, this application.
4.1. (Section 2-1001.A) Ensure development in the JLMA-1 district is consistent with the JLMA serving as a gateway to the towns.
4.2. (Section 2-1001.B) Encourage an appropriate mix of residential land uses.
4.3. (Section 2-1001.C) Provide a variety of housing and lot sizes.
4.4. (Section 2-1001.D) Achieve a pattern of development that generally conforms to the established, traditional pattern of development in the towns.
4.5. (Section 2-1001.E) Establish the type and scale of development desired for the entranceway of the towns.
4.6. (Section 2-1001.F) Implement jointly adopted area plans (e.g. the Round Hill Area Management Plan).
4.7. (Section 2-1005.E) Neighborhood development standards have been established to ensure new development in the JLMA-1 district reinforces existing development patterns in the adjacent town to the maximum extent feasible, reduces the need for automobile trips, minimizes the need for additional road improvements, and encourages walking to employment, shopping, and public facilities.
4.8. (Section 2-1006) Alternate neighborhood development standards are identified in this section to allow for more flexibility in capturing the fabric of the Town.
5. Analysis of Statement of Justification

As per the County Zoning Ordinance, the Applicant has provided statements of justification as to the merits of this application and attempted to show how the Round Hill Community will benefit from the added density requested.  Our review of these Statements of Justification has identified many inconsistencies between these statements and the planning and zoning documents that apply to the Round Hill Joint Land Management Area.  In particular, the following areas of concern have been identified. The Town of Round Hill has not attempted to respond to all of the statements made by the Applicant.

5.1 The Applicant justifies this rezoning by stating that it is providing a “critical east/west connector road that links Evening Star Drive with Main Street (Route 719)”.  This “connector road” is a requirement identified in the Countywide Transportation Plan as a part of any development on this site.  This road is needed to provide a means of public access to the dwelling units of the application.
5.2 The Applicant justifies this rezoning by stating that active recreation and open space will be provided with this rezoning.  However, the Applicant has not identified the type, size and location of these required active recreation facilities. The application states that all open space will be private and maintained by a homeowners association. Consequently, the Town receives no benefit from this open space.  Recreation is required by the zoning ordinance in place as well as planning policies for the area.
5.3 The Applicant justifies this rezoning by identifying that a pedestrian sidewalk network will create a pedestrian friendly environment.  Trails and sidewalks, as well as external connections, are required by the zoning ordinance in place, as well as planning policies for the area.
5.4 The Applicant justifies this rezoning by stating that the residential density proposed is in compliance with the General Plan of Loudoun County.  The Applicant has consistently failed to comply with the Round Hill Area Management Plan as well as the Town section of the County General Plan in this regard.
5.5 The Applicant justifies this rezoning by stating that the planned density of 2.5 units per acre would be serviced by central water and sewer utilities and is consistent with the Round Hill Area Management Plan.  The Town of Round Hill has planned for the undeveloped area of the Joint Land Management Area to be serviced with water and sewer utilities as zoned (JMLA-1), not at the increased density requested (See Section 7.3 below for supporting documentation.).
5.6 The Applicant justifies this rezoning by stating that the Round Hill Area Management Plan recommends densities of up to 2.5 units per acre.  This justification is invalid. The Round Hill Area Management Plan states that the County will consider a density of 2.5 with adequate open space easements and public facilities provided.  The open space addressed in the application appears to be that which is required by zoning ordinance and not that which is required for consideration of rezoning under the Round Hill Area Management Plan. The application does not address provision of public facilities at all.
5.7 The Applicant justifies this rezoning by stating that the proposed project is compatible with, and complementary to, the surrounding development pattern.  A study of lot sizes in the Town and in the adjacent Villages of Round Hill shows clearly that this application is not complementary.  The proposed project contains lots that are as much as 6,000 square feet smaller than existing properties (See Section 7.8 below for supporting documentation.)
5.8 The Applicant justifies this rezoning by stating that they have placed RSCOD along its southern boundary in open space.  This is required by the present zoning district.
5.9 The Applicant justifies this rezoning by indicating that they will use the existing area active recreation facilities; however, no impact study or contribution to improvements of those existing facilities has been proffered.
5.10 The Applicant justifies this rezoning by stating that the Town is under obligation to serve properties that are subject of County rezoning.  For clarification, the Town is only under obligation to serve other specific County rezonings pursuant to utility agreements negotiated between the Town and specific development company, and to which the County was not a party.  No such agreement exists with the Applicant, nor has one been discussed or considered by the Town.
5.11 The Applicant justifies this rezoning by stating that capacity is currently available at the existing facilities to serve the proposed project.  This statement is inaccurate as capacity for this rezoning is not currently available.  As previously stated, the Town has commitments for wastewater utilities to active development projects that account for the entire capacity of the existing 500,000 gallon per day wastewater plant.  Although the Round Hill Area Management Plan will allow the Town to expand the Wastewater Plant to a maximum of 750,000 gallons per day, the Town is not in a position to expand the plant to its maximum capacity at this time because such an expansion would create a financial hardship to  the Town and its public utility users.
5.12 The Applicant justifies this rezoning by implying that domestic water is available for the proposed project.  This implication is not accurate as the Town does not currently have the water source or storage capacity available to service this project, as evidenced by the attached document provided by the Town’s engineers. (See Section 7.4 below for supporting documentation.)
5.13 The Applicant justifies this rezoning by stating that the existing school facilities are adequate to serve the proposed project.  As indicated in the currently published School Board Capital Improvements Program, the existing public schools that service the Round Hill Area (elementary, middle, intermediate, and high school) will exceed capacity in the next few years, if not sooner, without even factoring in the added students resulting from this rezoning.
5.14 The Applicant justifies this rezoning by stating that the existing fire and rescue station will serve this project.  Presently, Fire and Rescue Company Number #4 is evaluating its existing facilities and location.  Based upon growing demand the present-day facility may be inadequate to handle the present service area. (See Section 7.7 below for supporting documentation.).
5.15 The Applicant justifies this rezoning by stating that the project will have no adverse impact on the County’s groundwater supply.  The Applicant has not offered any qualified opinion nor have they shared any technical information, studies or tests that support this justification.  The depletion, quantity, and quality of the groundwater have for many years been, and continue to be, items for debate and concern in the Round Hill area.
5.16 The Applicant justifies this rezoning by stating that the soils of the site will be modified in order to comply with required structural capacity.  The destruction, denuding, and over-excavation of the site to achieve the proposed density are contrary to the Round Hill Area Management Plan and the County Zoning Ordinance.  The extent of the damage to the environment must be identified at this time to properly evaluate a rezoning.
5.17 The Applicant justifies this rezoning by stating that the existing roads and the proposed east/west road will support the added volume of vehicular and pedestrian traffic generated by this proposed project.  The existing road (Main Street, State Route 719) has always been of a concern in regard to its design capacity and safety.  VDOT has in the past identified the intersection of Main Street and Loudoun Street as failing based upon active land use planning of the late 1980s.  The required east/west road (refer to item 5.1) as identified by this applicant was added to the County Transportation Plan in an effort to offer an alternative to passing through the “failing” intersection.
5.18 The Applicant justifies this rezoning by stating that the current JLMA-1 zoning “does not afford a reasonably viable economic use of the property.” No study is provided to support this assertion. 
5.19 The Applicant justifies this rezoning by indicating that the proposed rezoning will encourage economic development.  Clearly, this application offers nothing to either the Town of Round Hill or to Loudoun County beyond the temporary boost to the economy from construction and development related jobs.  Conversely, a strong case could be made that the proposed development may adversely impact economic betterment since the potential taxes collected will fail to offset the construction, maintenance, and operation costs of the public improvements and facilities that will be required as a result of this rezoning request.
5.20 The Applicant justifies this rezoning by indicating benefits from provided higher densities in relationship to the affordability of the home.  However, the applicant does not provide plans, layouts, designs, policies, guidelines, costs or cost control to assure the affordability of these homes.
5.21 The Applicant justifies this rezoning by indicating that there will be no effect on historic features.  One need look no further, however, than the proposed name of the development to see that impact on local areas of significant historical importance were ignored.  By choosing the name Woodgrove Village, the Applicant has shown little regard for one of the more important historical elements in the greater Round Hill Area, the historic Village of Woodgrove. 
6 Conclusion

In the opinion of the Town of Round Hill, this application does not effectively demonstrate justification for rezoning of this property from JLMA-1 to PDH-3.  In this application, the Applicant has repeatedly conflicted with policies governing development within the Round Hill Joint Land Management Area, as dictated by the documents detailed above. The Applicant has offered no improvements to the County, Town or Community beyond what is required by area planning documents. In addition, many statements contained within the application are inaccurate and/or misleading, as illustrated above. Consequently, the Town of Round Hill does not support this rezoning application.

The Town reasserts its willingness to support development of this property at the by-right zoning. The Town also reasserts its desire to work with the Applicant to address the issues outlined in section B of this document, with the express goal of creating a development plan that will meet the Town’s goals and comply with the development policies governing the area. 

7 Supporting Documentation

7.1 Town Council Resolution dated April 1, 2004.

7.2 Town of Round Hill Planning Commission Recommendation dated March 24, 2004.

7.3 Town of Round Hill Will Serve Letter dated March 31, 2003.

7.4 Anderson and Associates, Inc (Town Engineer) dated March 2, 2003.

7.5 Town Zoning Administrator comments, e-mail dated March 8, 2004.

7.6 Public Input Session Comment dated March 2, 2004.

7.7 Loudoun County Fire and Rescue comments received at March 2, 2004 Public Input Session.

7.8 Plan of actual lot sizes in area surrounding the proposed rezoning.
7.9 Round Hill Planning Area: Parcels Zoned PDH-3 and AR-1, identifying potential permanent open space easements with in the immediate Round Hill Planning Area.

7.10 Round Hill Planning Area: Parcels Zoned Town and JMLA, identifying potential permanent open space easements with in the immediate Round Hill Planning Area
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