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DECISION DEADLINE: February 4, 2005
     ELECTION DISTRICT:  Blue Ridge

         PROJECT PLANNER:  Lou Mosurak, AICP

EXECUTIVE SUMMARY

Richmond American Homes of Virginia, Inc. of Fairfax, Virginia has submitted an application to rezone approximately 47.37 acres from the JLMA-1 (Joint Land Management Area-1) to the PD-H3 (Planned Development-Housing 3) zoning district, to be administered as R-8 ADU (Single Family Residential with Affordable Dwelling Units), in order to develop up to 95 single family detached dwelling units at an approximate density of 2.01 dwelling units per acre, including 12 Affordable Dwelling Units (ADUs).  Portions of the property are also subject to the Floodplain Overlay District (FOD).  This application is subject to the Revised 1993 Zoning Ordinance.  The applicant is requesting several modifications (ZMODs) to the Zoning Ordinance and Land Subdivision and Development Ordinance (LSDO) regarding access, lot, setback, and buffer requirements in order to develop the project consistent with the adjoining Town of Round Hill development patterns; modifications regarding zoning district size; height limitations at the edge of the zoning district; and dedication, ownership, management and maintenance of common open space and common facilities are also requested; modifications are outlined below beginning on Page 4.  The property is located on the east side of Main Street/Woodgrove Road (Route 719) immediately north of and adjacent to the Town of Round Hill, in the Blue Ridge Election District.  The area is governed by the policies of the Revised General Plan and the Round Hill Area Management Plan (RHAMP).  The Revised General Plan designates this area as part of the Round Hill Joint Land Management Area (JLMA), which recommends the area for residential development pursuant to policies contained in the RHAMP.  The RHAMP recommends residential densities between 1.0 and 2.5 dwelling units per acre provided certain open space, infrastructure, and regional facility policies are met.
Note:
The Applicant’s modification request to reduce the required open space on site has been withdrawn.

RECOMMENDATION

Staff recommends approval in principle but suggests that the application be forwarded to Committee to discuss issues regarding capital facilities and open space easement contributions.
SUGGESTED MOTIONS

1. I move that the Planning Commission forward ZMAP 2004-0001, Creekside at Round Hill, to committee for further discussion.

OR

2. I move an alternate motion.

VICINITY MAP
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Directions:

From Leesburg, take Route 7 west to the Round Hill exit.  Turn right onto Business Route 7 and proceed into Round Hill.  Turn right onto Main Street/Woodgrove Road (Route 719).  Site is on the east (right) side of Route 719 approximately 1 mile ahead, opposite Greenwood Drive.
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APPLICATION INFORMATION

APPLICANT


Mark Trostle, Richmond American Homes of Virginia, Inc.






3701 Pender Drive, Suite 200






Fairfax, VA  22030






(703) 293-8513
REPRESENTATIVE

Georgiana Pardo, Reed Smith LLP






44084 Riverside Parkway, Suite 300






Leesburg, Virginia 20176






(703) 729-8500


APPLICANT’S REQUEST
ZMAP (w/ZMOD):  Rezone 47.37 acres to the PD-H3 zoning district, to be administered under the R-8 ADU (Single Family Residential with Affordable Dwelling Units) zoning district regulations, in order to develop up to 95 single family detached dwelling units (including 12 ADUs) with the following modifications: (1) Zoning Ordinance Sections 3-509(C), 3-511(A), 3-511(B), 4-109(C), 7-803(B)(1), and 7-803(C)(1), and LSDO Section 1245.01, regarding access, lot, setback, and buffer requirements in order to develop the project consistent with the adjoining Town development patterns (descriptions of each specific modification are provided on Page 14 below); (2) Zoning Ordinance Section 4-102, in order to permit a reduction in the minimum PD-H3 district size from 50 acres to approximately 47 acres; (3) Zoning Ordinance Section 4-109(E), in order to modify the height limitations for residential units at the edge of the PD-H3 zoning district to permit heights up to 35 feet; and (4) Zoning Ordinance Section 4-111(B) and LSDO Section 1242.02, to allow for dedication, ownership, management and maintenance of common open space and common facilities to and by the Town of Round Hill.


Note:
The Applicant’s request to modify Section 4-111(A) to reduce the required open space on site from 30% to 26% has been withdrawn; a total of 31% open space is being provided.

LOCATION
East side of Main Street/Woodgrove Road (Route 719) immediately north of and adjacent to the Town of Round Hill, in the Blue Ridge Election District.

TAX MAP/PARCEL #s
Tax Map 34, Parcels 77, 78; Tax Map 79((12)), Parcels A, B, and C1-1 (MCPI#s 584-40-4643-000, 584-40-6122-000, 555-35-2988-000, 583-10-5827-000 and 584-30-7460-001)


ZONING


JLMA-1

ACREAGE OF SITE

Approximately 47.37 acres

SURROUNDING ZONING/ LAND USES




ZONING


PRESENT LAND USES

North

PD-H3



Residential (Villages at Round Hill)


South

JLMA-1, PD-H3, Town
Residential, Vacant


East

PD-H3



Residential (Villages at Round Hill)


West

JLMA-2, Town


Residential

	II.  SUMMARY OF DISCUSSION

	Topic/Issue Area
	Issues Examined and Status

	Comprehensive Plan


	Conformance with Revised General Plan and Round Hill Area Management Plan (RHAMP) with respect to land use, density, conservation design, site design, open space, etc. – no outstanding issues.



	Coordination with the 

Town of Round Hill


	Possible annexation of this site into the Town; strategies for site design that would enable Town to more efficiently maintain common areas and facilities so an HOA would not be necessary – no outstanding issues.

Appropriateness of off-site open space easements/contributions – requires further discussion.



	Fiscal Impact


	No cash capital facilities contribution proposed; capital facilities policy to be met entirely through dedication of civic/public use lot and construction of off-site portion of Evening Star Drive – requires further discussion.


	Zoning


	Compliance with Revised 1993 Zoning Ordinance and modifications necessary to implement proposed design – no outstanding issues.



	Environmental


	Site design, location of open space areas, mitigation measures for homes proposed on areas of marginal soils – no outstanding issues.



	Transportation


	Construction of internal streets and traffic calming improvements to intersection of Greenwood Drive and Route 719.  Construction of portion of remaining two lanes of Evening Star Drive (off-site) – no outstanding issues.


	Utilities


	Adequate utility provision to the site – no outstanding issues.

	Public Schools


	Student generation from proposed development (± 75 students); current and future school boundaries and capacities – no outstanding issues.



	Emergency Services


	Site access and contributions to volunteer emergency service providers; proffered civic parcel could be used for a public safety facility/fire station – no outstanding issues.



	Proffers


	Proffer statement not approved as to legal form.

Applicant proposing to meet capital facilities policy through dedication of civic/public use lot and construction of off-site portion of Evening Star Drive; no cash contribution proposed.
Cash Contribution Summary

•  Open space easement contribution of $3,000.00 to the Town of Round Hill in lieu of each of 28 off-site easements (total of $84,000.00).  Appropriateness of this amount to be discussed.
•  Fire & Rescue contribution of $120.00 per market rate unit (total of $9,960.00).  Contribution to be escalated from base year of 1988 ($16,077.00 in 2004 dollars).  Consistent with other recent approvals.




III.
FINDINGS

1. The proposed rezoning is consistent with the land use and density policies of the Revised General Plan and the Round Hill Area Management Plan (RHAMP).

2. The proposed rezoning, as modified, complies with the applicable requirements of the Revised 1993 Zoning Ordinance.

3. The proposed rezoning is compatible with surrounding development and provides a transition between areas currently within the Town of Round Hill and the Villages of Round Hill subdivision to the north and east of the site.
4. The proposed rezoning provides significant transportation improvements to the Round Hill area by completing the remaining two lanes of a portion of Evening Star Drive, as well as providing an on-site east-west connection between Route 719 and Evening Star Drive.  Both of these improvements will mitigate traffic impacts within the Town of Round Hill.
5. The Applicant is proposing to meet its anticipated capital facilities contributions through land dedication and credits for off-site regional road construction.

IV.
PROJECT REVIEW
A. CONTEXT
Richmond American Homes of Virginia, Inc. of Virginia of Fairfax, Virginia has submitted an application to rezone approximately 47.37 acres from the JLMA-1 (Joint Land Management Area-1) to the PD-H3 (Planned Development-Housing 3) zoning district, to be administered under the R-8 ADU (Single Family Residential with Affordable Dwelling Units) zoning district regulations, in order to develop up to 95 single family detached dwelling units at an approximate density of 2.01 dwelling units per acre (including 12 ADUs).  Portions of the property are also subject to the Floodplain Overlay District (FOD).  The subject property is located just north of the corporate limits of the Town of Round Hill between Main Street/Woodgrove Road (Route 719) and Evening Star Drive.  The Villages at Round Hill subdivision borders the site on the north and east; residential development along Route 719 (including three (3) dwellings on the east side of the road) and the Greenwood Commons subdivision border the site on the west; and residential areas within the Town of Round Hill border the site on the south.  Both the Villages and Greenwood Commons subdivisions are part of the area rezoned by the Board of Supervisors in July 1991 with the Round Hill Associates/Intergate application (ZMAP 1989-0004), which permitted a total of 1,100 residential units on approximately 1,330 acres around Round Hill
.  The subject property was not included in that application.

The site is designated as part of the Round Hill Joint Land Management Area (JLMA) by the Revised General Plan, and is planned for residential development at densities up to 2.5 units per acre by the Round Hill Area Management Plan (RHAMP), provided certain open space, infrastructure, and regional facilities policies are met.  The site is characterized by rolling terrain and is largely open fields with some hedgerows along the northern and eastern boundaries.  An existing residential dwelling and two sheds on the property would be removed.  Minor floodplain exists along the southern portion of the site, following a stream channel that generally runs in a southeasterly direction; a minor swale runs southward from the northeastern corner of the site toward the floodplain.  Residential development is proposed to remain outside of the floodplain and adjacent areas south of the proposed Greenwood Drive; this area is to be used for open space and active recreation purposes.  The Applicant is proposing a two-acre civic/public use lot at the intersection of proposed Greenwood Drive and Evening Star Drive, as shown on the plat.  A specific use for this lot has not been determined at this time.  This civic/public use lot, along with all open space parcels on the property, is proposed to be dedicated to the Town of Round Hill.
In June 2004, the Applicant, County staff, and representatives from the Town of Round Hill met to discuss the project in a “design charrette” format.  That meeting resulted in revisions to the proposal that are reflected in the current design of the site.  Given the infill nature of the proposal and the proximity of the site to the Town of Round Hill, the Town has been involved in the rezoning process from the outset.  The Town has provided significant comments on the application and is supportive of the proposed design.  Discussions with the Town have indicated the Town’s ability and willingness to serve the proposed 95 units with water and sewer service; however, the County has not received confirmation in writing from the Town to this effect.  Additionally, the Town has expressed an interest in annexing the property into the corporate limits of the Town, upon completion of a Joint Town/County Annexation Agreement.  As a result, the proffers have been structured in a manner to allow for dedication of all common areas and facilities on site to the Town instead of to a homeowners’ association (HOA) should the site annexed by Round Hill.  There are currently no HOAs within the Town limits, and the Town’s preference is to not have one established on this property.
B.
SUMMARY OF OUTSTANDING ISSUES
1. The application does not address capital facility needs generated by the development.
2. The Planning Commission should confirm the appropriateness of the Applicant’s proposed open space easement contribution.
3. The Applicant’s proffer statement is under review by the Office of the County Attorney; the proffer statement has not been approved as to legal form.
C.
OVERALL ANALYSIS
COMPREHENSIVE PLAN


Land Use and Density


The proposed development is governed by the Revised General Plan, the Round Hill Area Management Plan (RHAMP), and the Revised Countywide Transportation Plan (Revised CTP).  The Revised General Plan designates this area as part of the Round Hill Joint Land Management Area (JLMA), which recommends the area for residential development pursuant to policies contained in the RHAMP.
The RHAMP assigns all property in the JLMA to landbays and assigns appropriate densities to those landbays.  The subject property is located in Landbay A, which has a base density of one (1) dwelling unit per acre; the Applicant is proposing a density of 2.01 dwelling units per acre.  The RHAMP provides step increases in density that may be attained by fulfilling specified criteria.  The first step increase is from 1 to 1.3 dwelling units per acre, and the second step increase is from 1.3 to 2.5 dwelling units per acre. The criteria for attaining each of these densities, and how they apply to this application, are outlined below:
RHAMP Criteria for Increased Density

The first tier density increase to 1.3 du/acre may be achieved by providing:

1. (a)
Permanent open space easements; and


(b)
Sufficient facilities including: road, stormwater and utility provisions, sidewalks, 

and pedestrian paths (RHAMP, Policy 2.b.1, p. 41).
The second tier density increase to 2.5 du/acre may be achieved by providing:

2. (a)
Both of the above, and;

(b) Regional facilities including: public facilities, public facility sites, or contributions towards public facilities such as schools, parks, libraries, and roads (RHAMP, Policy 2.b.2, p. 42).
Analysis of Application with respect to RHAMP Criteria for Increased Density

With respect to the open space easements, the County recommends that 30% of the total units of a new residential development be directly associated with open space easements located in the Round Hill planning area (RHAMP policies 2.b.1 and 2.b.2, pp. 41-42).  Given the Applicant’s proposal to develop 95 units on the property, the County anticipates that 28 units would be associated with open space easements.

Discussions with the Applicant and the Town of Round Hill have led to an understanding that, given current overall development patterns in the Round Hill Planning Area, a monetary contribution to the Town for the anticipated open space easements may be appropriate.  The Applicant’s most recent draft proffer statement commits to a contribution of $3,000.00 in lieu of each of 28 off-site easements, for a total contribution of $84,000.00.  The Town has indicated that it wishes to use this money for open space purposes within the Town, possibly obtaining access easements to provide missing connections in a developing network of trails in the area, or for capital improvements as part of its streetscape master plan within the Town.  The Board of Supervisors has not adopted a set amount for values of open space easements, but typically the County receives between $3,800.00 and $5,000.00 per easement associated with rezonings in the Suburban Policy Area that seek densities between 3.5 and 4.0 dwelling units per acre as part of the Open Space Preservation Program; the Revised General Plan provides policy direction for such easements (Revised General Plan, Text, p. 11-2; Policy B3, p. 11-3).  The RHAMP does not provide any guidance for cash values placed on easements and instead focuses on the number of easements (30%) that are anticipated.  The Applicant’s proposed contribution is approximately $800.00 per easement ($22,400.00 for the 28 total easements) below the minimum amount generally received as part of the Open Space Preservation Program referenced above.  Staff defers to the Planning Commission regarding the appropriateness of the Applicant’s open space easement contribution with this application.
With respect to the provision of “sufficient” facilities as noted above, the Applicant has addressed this criterion by providing pedestrian connections and by addressing basic road infrastructure needs of the community.  Regarding public utilities, the Town has indicated its ability and willingness to serve the proposed 95 units with water and sewer service; however, the County has not received confirmation in writing from the Town to this effect.
Regarding the regional facilities criterion, the Applicant is proffering a two-acre civic/public use lot at the intersection of Greenwood and Evening Star Drives, in the southeastern portion of the site.  The Town has indicated that it would prefer some type of public facility to be located on this property.  The site has been discussed as a possible location for a fire/rescue facility, though a particular use has not been determined at this time.  At present, the Applicant is proposing to dedicate this site to the Town of Round Hill, and discussions with the Town have indicated that the Town wishes to accept the dedication regardless of whether or not the entire development is annexed.  Additionally, the Applicant is proposing to construct the remaining two lanes of a portion of Evening Star Drive, which would provide a significant regional transportation improvement in the area.
Conservation Design

The County recognizes its Green Infrastructure as a “collection of natural, cultural, heritage, environmental, protected, passive and active resources that will be integrated in a related system” (Revised General Plan, Policy 1, p. 5-3).  The Plan further states that “Conservation design places a priority on preserving both sensitive environmental and man-made elements of a site.”
The current Concept Development Plan (CDP) has been revised to incorporate many comments (largely from the design charrette).  The conservation design approach has been followed as the lot lines on the subject property have been drawn outside of the minor floodplain.  The site is mainly open fields, with relatively few trees.  The majority of the trees that are present on the property are located near the boundary with the Villages subdivision, where tree save areas have been delineated.
Cultural Resources

The Applicant has completed a Phase I archaeological survey on the property, which recommended no further archaeological work be performed.
Site Design

Both the Revised General Plan and the RHAMP provide guidance for residential design in the JLMA.  The Revised General Plan outlines design characteristics for residential developments in the JLMA to complement and enhance the existing development patterns of the Towns (Revised General Plan, Policy 6, p. 9-6).  These characteristics include:

· Variety of lot sizes;

· Numerous connections to existing streets where an existing rectilinear pattern is evident;

· Interconnected street network without cul-de-sacs and P-loop streets except where required for environmental reasons;

· 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;
· Sidewalks along all streets, providing pedestrian access to the town or neighborhood center, public buildings, parks and other destinations;

· Hierarchy of parks, squares, or greens, and natural open spaces throughout the development (Revised General Plan, Policy 7, p. 9-6).

The RHAMP further states: “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.  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” (RHAMP, Policy 1.a, p. 39).

To this end, the Applicant has worked closely with the County and the Town of Round Hill to develop the proposed site design, much of which was accomplished during a one-day design charrette in June 2004.  The development has been laid out in a rectilinear pattern, with relatively short block lengths, multiple (three (3) total) entrances to both Evening Star Drive and Route 719, and only one (1) short cul-de-sac.  The design is compatible with existing development patterns within the Town of Round Hill, and includes a central “Village Green” with a water feature/stormwater management facility.  The Applicant proposes approximately eight (8) acres for open space/active recreational uses south of Greenwood Drive and has proffered a civic/public use lot.  Other small open space parcels are located around the development.  Sidewalks are proposed along both sides of all internal streets (except Greenwood Drive, where a multi-use trail is proposed along the south side of the street).  Connections to adjacent developments are also proposed.
With respect to unit types and building design, the Applicant is proposing conventional single family detached homes as well as detached patio homes on pipestem lots, some of which will serve as ADUs.  The Town has encouraged these patio home units on the site as an alternative to a single-family attached (townhouse) product.  On certain particularly visible lots, the Applicant has proffered to use the same exterior building materials on the side elevations as on the front elevation in order better integrate the proposed units into the existing character of the Town and its environs.  Four (4) one-story homes are also included in the proffers, in response to a Town request that such units be included to provide an option for those who prefer to reside in such a unit type.

Open Space

The Revised General Plan anticipates that residential communities will have a land use mix supporting at a minimum 30% of the total land area in Public Parks & Open Space; no more than 25% of the required perimeter buffer can be applied.  (As noted above, the Applicant’s modification request to reduce the minimum open space requirement has been withdrawn; a total of 31% open space has been provided on the site).  The overall site design has been configured to place the open space in as contiguous a manner as possible, so that the Town of Round Hill may assume ownership and maintenance responsibilities without landscape buffer yards behind individual lots (which may be difficult to access and maintain); perimeter buffers along the rear lot lines at the edge of the development are proposed to be modified to zero feet (discussed further below).
FISCAL IMPACT

Capital Facilities Contribution

Under the Revised General Plan, the County anticipates developer assistance at 100% of the capital facility cost per market rate dwelling unit above the base density of the site at the time of rezoning application.  With a base density of one (1) dwelling unit per acre for the 47.37-acre property, the County anticipates a total contribution of approximately $1,189,224.00, or $14,328.00 per each of the 83 single-family detached market rate units.  Capital facilities worksheets are provided as part of Attachment 1a, Page A-1.
The Applicant is proposing to meet its anticipated capital facilities contribution through (1) dedication of the civic/public use lot, with an assessed value of approximately $185,000.00, and (2) construction of a 2,200-foot section of Evening Star Drive (from Magic Mountain Drive south to Business Route 7), for which the Applicant has estimated the value of construction at approximately $1.43 million
.  Other than the civic/public use lot, the application does not mitigate the approximately $1.19 million in capital facilities costs generated by the project.  While this scenario technically complies with current Board policy, staff notes that to date no other application has used a transportation credit to avoid mitigating capital costs.
ZONING

There are no zoning issues that would preclude approval of the rezoning application.  With proposed modifications, the proposal meets all Revised 1993 Zoning Ordinance requirements for the PD-H3 and R-8 ADU (Affordable Dwelling Unit)
 Zoning Districts as well as the Floodplain Overlay District (FOD).  The 11 Zoning Ordinance and LSDO modifications are divided into four (4) categories and are discussed below beginning on Page 14.  Staff supports all of the proposed modifications.  The Applicant is providing the required 12.5% Affordable Dwelling Units (ADUs) on the property (12 units), included in the 95 total units proposed, pursuant to Article 7 of the Revised 1993 Zoning Ordinance.
ENVIRONMENTAL

As mentioned above, the entire area of minor floodplain on this property is proposed for open space purposes, and no residential development is proposed adjacent to the floodplain area (south of Greenwood Drive).  Details on stormwater management facilities on the site are provided on the plat.  The development avoids areas of hydric soils, and homes that are to be located in areas of marginal soils (in particular, lots 18 through 25) will have waterproofing materials installed in their basements pursuant to the Applicant’s proffer statement.  The Applicant will need to submit a Type II Floodplain Alteration application at the time of preliminary subdivision in order to construct the roadway improvements proposed at the intersection of Greenwood Drive and Main Street/Woodgrove Road (Route 719).
TRANSPORTATION

Vehicular

The Applicant would construct all internal streets within the proposed development.  All streets would be public roadways and would be constructed to VDOT standards.  The primary point of access to the site would be from Greenwood Drive, which is proposed to be constructed across the site, providing a direct connection between Route 719 and Evening Star Drive.  An additional access point would be located off of Route 719 at the northwest corner of the property.  Construction is anticipated to take place in a single phase; the Applicant is proffering to require construction vehicles to access the site from Evening Star Drive so that trucks do not use Route 719 through the Town of Round Hill.  The Applicant is also proposing to dedicate 30 feet of right-of-way from the centerline of Route 719, consistent with the dedication previously provided with the Villages at Round Hill subdivision to the north of the site.  No improvements are proposed to Route 719, in accord with the Town of Round Hill’s position that the section should remain a rural road and not be improved to suburban standards.  Staff supports the Town’s position on this matter.  Off-site regional road construction of a portion of Evening Star Drive is discussed further below.
Bicycle & Pedestrian

The Applicant proposes to provide a paved multi-use trail along the south side of Greenwood Drive, and along the eastern side of Route 719 (to connect with a trail section proffered as part of the Villages subdivision).  Sidewalks will be installed on both sides of all internal streets within the development; discussions with the Town of Round Hill have indicated that the Town is willing to maintain any sidewalk or trail not accepted for maintenance by VDOT.  A trail connection is also proposed to connect into the Villages at Round Hill subdivision (provided an access easement can be obtained from that developer) so that a direct pedestrian connection to the Round Hill Elementary School can be established.
Regional Road Construction – Evening Star Drive
Evening Star Drive traverses the Villages at Round Hill subdivision, providing a connection between Business Route 7 just east of Round Hill and Route 719 north of Round Hill.  It is designated as a minor collector by the Revised CTP, with an ultimate condition as a U4M section (four-lane, urban section with median).  At the current time, two of the four lanes have been constructed, with the additional two lanes to be constructed through funds accrued through per-unit proffer contributions associated with ZMAP 1989-0004, under which the Villages were developed.  The County has guaranteed to VDOT that the road will be completed to its ultimate four-lane divided section.  OTS has advised that the contributions proffered under ZMAP 1989-0004 are not sufficient to complete the entire remaining two-lane section (approximately 5,700 feet total).  It is noted that major components of the infrastructure for the remaining two lanes of Evening Star Drive have already been installed, such as drainage structures and utility relocation.
UTILITIES

The Town of Round Hill has been involved with the review of this application, and discussions with the Town have indicated that public water and sewer are available by extension of existing nearby Town utilities.  The County, however, has not received confirmation in writing from the Town to this effect.  The developer has proffered to extend water and sewer service to the property at no cost to the Town or County.
EMERGENCY SERVICES

This site is currently served by the Round Hill Volunteer Fire and Rescue Company (Company 4) in the Town of Round Hill, approximately ½ mile from the property.  The Applicant has proffered a contribution of $120.00 per market rate residential dwelling unit to the primary volunteer Fire and Rescue companies serving the property.  If the project were to be built out, this contribution would total $9,960.00 ($9,960.00 in 1988 dollars escalates to $16,077.00 in 2004 dollars).  There are no issues with access to the site.

Regarding the approximately two-acre civic/public use lot designated on the plat at the intersection of Evening Star and Greenwood Drives, it has not been determined as to what, if any, public facility would be constructed on the property.  The Applicant proposes to dedicate the lot to the Town of Round Hill, and the Town has indicated its willingness to accept the parcel regardless of whether or not the entire development is annexed into the Town.  Fire and Rescue Services has deferred to the Town of Round Hill and the Round Hill Volunteer Fire and Rescue Company regarding potential public safety uses on the civic/public use lot.
SCHOOLS

The school district referral evaluated this application based on a total of 95 new homes.  Approximately 75 students (42 elementary, 17 middle, and 16 high school) would be generated by this rezoning.
Currently, the Creekside at Round Hill site is served by Round Hill Elementary School, Blue Ridge Middle School, Harmony Intermediate School, and Loudoun Valley High School.  According to the most recent enrollment figures obtained from the school board planning office (November 2004), all of these schools currently have the capacity to serve the additional students generated by this application.  Attendance boundaries will likely change in the future as additional schools are constructed.  The Superintendent’s Recommended FY 2006-10 CIP identifies the need to open another western Loudoun elementary school (ES-4) on the property of Harmony Intermediate School in FY 2007-08; a second high school (HS-3) in FY 2008-09, and another elementary school (ES-25) in FY 2009-10.  At the time HS-3 is opened, Harmony Intermediate School.  Sites for HS-3 and ES-25 have yet to be determined.
COUNTY ATTORNEY

The Office of the County Attorney has reviewed earlier versions of the draft proffer statement; its most recent comments (November 29, 2004) are provided as Attachment 1L, Page A-124.  The most recent draft proffer statement (November 30, 2004) is included as Attachment 5, Page A-215; the County Attorney has not reviewed this document.  Proffers have not been approved as to legal form, and additional review is anticipated.

D.
ZONING ORDINANCE MODIFICATIONS
Section 6-1504 of the Revised 1993 Zoning Ordinance states “The regulations of the PD district sought shall apply after rezoning is approved unless the Board of Supervisors approves a modification to the zoning, subdivision or other requirements that would otherwise apply.  No modifications shall be permitted which affect uses, density, or floor area ratio of the district. ... No modification shall be approved unless the Board of Supervisors finds that such modification to the regulations will achieve an innovative design, improve upon the existing regulations, or otherwise exceed the public purpose of the existing regulation.  No modification will be granted for the primary purpose of achieving the maximum density on a site.  An application for modification shall include materials demonstrating how the modification will be used in the design of the project.”

The Applicant requests a total of 11 modifications (9 Zoning Ordinance and 2 LSDO) to the PD-H and R-8 ADU district regulations.  Overall, these modifications are necessary for the Applicant to develop the site in a manner consistent with development patterns in adjoining areas within the Town of Round Hill.  Staff is satisfied that the modifications exceed the public purpose and accepts the Applicant’s justifications.

Modifications 1 through 7:

MODIFICATION OF ACCESS, LOT, SETBACK, AND BUFFER REQUIREMENTS
ZONING ORDINANCE SECTIONS:
3-509(C), 3-511(A), 3-511(B), 4-109(C), 7-803(B)(1), and 7-803(C)(1).
LSDO SECTION:

1245.01

Proposed Zoning Ordinance Modifications:
(a)
Modify Section 3-511(A) to reduce the building setback adjacent to Route 719 from 75 feet to 25 feet.

(b) 
Modify Section 3-511(B) to allow direct access onto Route 719 for lots 2, 3 and 4.

(c) 
Modify Sections 3-509(C) and 4-109(C) to reduce the required buffer yards to zero.

(d) 
Modify Section 7-803(B)(1) to reduce the 40-foot minimum lot width to 9 feet for lots 29 – 40, 45 – 48, 56 – 59, 52 – 55, 60 – 71, 78 – 81, and 85 – 88 to permit construction of courtyard-style patio homes on pipestem lots.
(e) 
Modify Section 7-803(C)(1) to reduce the 15-foot minimum front yard and 25-foot minimum rear yard to 8-foot minimum front and rear yards on lots 29 – 40, 45 – 48, 56 – 59, 52 – 55, 60 – 71, 78 – 81, and 85 – 88 to permit construction of courtyard-style patio homes.
Applicant’s Justification:
(a, b) The Revised General Plan recommends that new developments complement and enhance the existing development patterns of adjacent towns.  The Revised General Plan policies thus support development that is consistent with adjacent existing patterns and preserves the character of long-established streetscapes.  Creekside at Round Hill has been designed accordingly.  Several existing homes front along Route 719 in the vicinity of the Property, and development should mirror the existing setback patterns found along this road.  The three existing houses adjacent to the Property along the east side of Route 719 are set from 21 to 24 feet back from the road.  Currently classified as a major collector, Route 719 has in the past served as one of the area’s major thoroughfares, but in accordance with Town plans, traffic along Route 719 is likely to be reduced in this location.  Reduced setbacks for this small number of houses along Route 719 will also help ensure the visual attractiveness of the community’s Route 719 frontage as a key gateway to Round Hill.  Therefore, in order to implement the Revised General Plan policies and comply with Town goals for the area it is necessary to reduce the setbacks adjacent to Route 719 from 75 feet to 25 feet.  Access directly onto Route 719 for the three lots indicated will preserve the character of the streetscape along Woodgrove Road and permit a superior lot layout in the interior of the community, as approved in the recent joint working session.
(c) The Applicant has provided extensive open space and park lands within the community, and the overall design concept provides a seamless transition between the older Town to the south and the existing residential development to the north and east.  The Applicant has worked with the Town to produce a design that integrates rather than segregates or separates the communities in the area.  Fifty-foot buffer yards along the perimeter of the district would be inconsistent with this goal and the design concept of the community.  The Applicant has also designed the community so that the proposed density is consistent with densities in adjacent developments.  Furthermore, the lots at the perimeter of the community are designed to be of similar width and size as lots in the adjoining development.  The Applicant therefore requests a reduction of the required buffer yard to zero.
(d, e) The proposed project is designed to reflect and continue the development patterns of the Town of Round Hill, provide for substantial open space, and to provide affordable housing while avoiding housing types not favored by the Town. With the input of the Town, the concept plan has been revised to incorporate a number of innovative courtyard-style patio homes with reduced yards.  These patio homes will provide for Affordable Dwelling Units and eliminate the necessity of attached housing or townhomes.  The project is proposed to be developed at a moderate density and with a variety of lot sizes that will continue the development pattern of the Town of Round Hill.  The above-listed modifications to the lot requirements for single family detached housing will not increase the overall density of the project but will permit the Applicant to provide Affordable Dwelling Units without including attached housing or townhouses, and permit the amount of open space that can be preserved to meet the required 30%.  The overall density of the project will be approximately 1.75 market rate dwelling units per acre, and less than 2.0 units per acre including ADU’s.
Staff Analysis and Recommendation:

Staff supports the proposed modifications as they are necessary to implement a design consistent with existing conditions along Route 719 and other adjacent portions of the Town of Round Hill, as well as to a provide unit type that is more compatible with the surrounding area.  The modifications would result in more usable open space in the interior of the development.  The Town has requested that common open space buffers not be placed around the perimeter of the site, due to enforcement issues that often arise when such buffers are placed on individual lots.  The Town was also concerned about taking ownership of common open space areas that are difficult to access.  (As noted above, the Town is proposing to take ownership of all common areas on the property if the site is annexed into the Town limits, as no HOA would be established).

Modification 8:

DISTRICT SIZE
ZONING ORDINANCE SECTION:
4-102
Proposed Modification:

Modify Section 4-102 to reduce the minimum district size for a PD-H3 development from 50 to 47.37 acres.
Applicant’s Justification:

Modification of the minimum district size for the establishment of a PD-H3 zoning district […] (is) required in order to provide for the design flexibility necessary to achieve a design consistent with Town goals, as well as to provide extensive open space and implement the conservation design policies of the Revised General Plan for this project.
Staff Analysis and Recommendation:

Staff supports the modification as requested as the site is an infill project surrounded by areas which have already been developed at similar densities.  The site is just under the standard minimum district size of 50 acres.  Staff notes that the site will be administered under the R-8 ADU district regulations; the R-8 district does not permit sites greater than 50 acres.  Staff finds that the benefits of design flexibility afforded by the PD-H district outweigh the overall district size requirement modification.
Modification 9:
BUILDING HEIGHT AT EDGE OF PD-H DISTRICT

ZONING ORDINANCE SECTION:
4-109(E)

Proposed Modification:

Modify Section 4-109(E) to permit building heights for single family dwellings located at the edge of the PD-H district up to 35 feet.
Applicant’s Justification:

Modification of the […] height limitation at the edge of the PD-H district (is) required in order to provide for the design flexibility necessary to achieve a design consistent with Town goals, as well as to provide extensive open space and implement the conservation design policies of the Revised General Plan for this project.

Staff Analysis and Recommendation:

The Applicant is requesting that building heights up to 35 feet be permitted on lots at the perimeter of the site, predominantly adjacent to the Villages at Round Hill subdivision.  The Zoning Ordinance requires 2:1 setback from the boundary of the PD-H zoning district; without the modification, a 35-foot high dwelling would be required to be set back 70 feet from the property line.  Even with the modification, no structure could be placed within the required 25-foot rear yard on the proposed lots.  Staff notes that the height requirement is part of the PD-H district regulations, and not the underlying R-8 ADU district.  This modification is necessary, in part, because of the reduced buffer yard proposed along the property’s boundary with the Villages at Round Hill, (discussed above) which is proposed due to maintenance concerns from the Town of Round Hill as well as to provide more usable open space in the interior of the proposed Creekside development.  Staff notes that a buffer yard is in place along a portion of the Villages at Round Hill boundary adjacent to this site, and that the closest dwelling in the Villages to the Creekside property line is 70 feet.  Staff supports the proposed modification.

Modifications 10-11:
dedication, ownership, management and maintenance of common open space and common facilities to and by the Town of Round Hill
ZONING ORDINANCE SECTION:
4-111(B)

LSDO SECTION:

1242.02

Proposed Modification:

Modify Section 4-111(B) to permit dedication of all open space parcels to the Town of Round Hill for ownership and maintenance.

Applicant’s Justification:

As noted above, the Revised General Plan recommends that new developments complement and enhance the existing development patterns of adjacent towns.  The Applicant has devoted considerable effort to produce a plan that reflects a cooperative approach to the community’s design and responds to specific preferences expressed by the Town of Round Hill.  The Town has indicated that it intends to annex the Property upon approval of the Town/County Joint Annexation Agreement, and accordingly has asked that all community parks, open spaces, trails and sidewalks, as well as the Civic/Public Use Lot be dedicated to the Town.  The Town has also expressed its desire to avoid the existence of a homeowners association within its boundaries after annexation occurs. Section 4-111(B) of the Zoning Ordinance does not include dedication to the Town as one of the options for ownership, operation and management of common areas.  The Applicant therefore requests a modification of the Zoning Ordinance and the Land Subdivision and Development Ordinance to permit dedication of these common areas to the Town of Round Hill.

Staff Analysis and Recommendation:

As the Applicant has noted, the Town has expressed its desire to annex this site at some point in the future, and would like to avoid the existence of an HOA on the property (there currently are no HOAs within the Town).  Therefore, the Town has proposed to own and maintain all common areas within the site (including any sidewalks not maintained by VDOT).  Towns are not included in the list of entities that may own common areas.  Given the particular circumstances of this project, staff supports the proposed modification.
E.
ZONING ORDINANCE CRITERIA FOR APPROVAL
Section 6-1211(E) of the Revised 1993 Loudoun County Zoning Ordinance states " ... (i)f the application is for reclassification of property to a different zoning district classification on the Zoning Map …, the Planning Commission shall give reasonable consideration to the following matters ...":


Standard
Whether the proposed zoning district classification is consistent with the Comprehensive Plan.


Analysis
The proposed rezoning is consistent with the land use policies of the Revised General Plan and the Round Hill Area Management Plan (RHAMP).  The proposed density is within the range anticipated by the RHAMP; the Applicant has fulfilled the criteria outlined in the RHAMP for achieving this density.

Standard
Whether there are any changed or changing conditions in the area affected that make the proposed rezoning appropriate.


Analysis
The density proposed by this application is similar to that of the adjacent Villages at Round Hill development.  The development can be characterized as infill and would serve as an effective transition between the Town to the south and the residential development to the north, east and west.  The Town has expressed its desire to annex this site and the Town has been an active participant in the proposed site design.

Standard
Whether the range of uses in the proposed zoning district classification is compatible with the uses permitted on other property in the immediate vicinity.

Analysis
The uses permitted in the proposed zoning district (PD-H3 to be administered as R-8 ADU) are similar to those existing on the parcels to the north, east and west, and would serve as an effective transition to these areas from the Town development patterns to the south.  The site is within the Round Hill Joint Land Management Area (JLMA).  The Applicant is proffering a large open space area on the southern portion of the property along a stream corridor adjacent to the current Town limits.

Standard
Whether adequate utility, sewer and water, transportation, school and other facilities exist or can be provided to serve the uses that would be permitted on the property if it were rezoned.


Analysis
The Town has indicated its ability and willingness to serve the proposed development with water and sewer service; however, the County has not received confirmation in writing from the Town to this effect.  The Applicant is proffering to complete an off-site portion of Evening Star Drive, which would provide a significant regional transportation improvement.  The Applicant is proposing to meet its anticipated capital facilities contributions through land dedication and credits for off-site regional road construction.

Standard
The effect of the proposed rezoning on the County's ground water supply.


Analysis
The development is proposed to be served by public water and sewer.  Any and all wells and drainfields on the property would be properly abandoned.


Standard
The effect of the uses allowed by the proposed rezoning on the structural capacity of the soils.


Analysis
Soils on the site are generally suitable for development purposes.  The Applicant has designed the site to avoid areas with hydric soils, and impacts to approximately eight (8) homes to be constructed on the areas of marginal soils have been mitigated through proffered commitments to provide basement waterproofing.

Standard
The impact that the uses permitted if the property were rezoned will have upon the volume of vehicular and pedestrian traffic and traffic safety in the vicinity and whether the proposed rezoning uses sufficient measures to mitigate the impact of through construction traffic on existing neighborhoods and school areas.

Analysis
The Applicant is proffering to complete the remaining half-section of an off-site portion of Evening Star Drive, as well as to construct all internal streets, sidewalks and trails, and provide traffic calming measures at the intersection of Greenwood Drive and Woodgrove Road (Route 719).  The Applicant is proffering to require construction vehicles to access the site from Evening Star Drive so that trucks do not use Route 719 through the Town of Round Hill.

Standard
Whether a reasonably viable economic use of the subject property exists under the current zoning.


Analysis
The property historically has been zoned to allow residential development at approximately one dwelling unit per acre.  Given site constraints, approximately 50 single-family detached homes could be constructed on the property by-right.

Standard
The effect of the proposed rezoning on the environment or natural features, wildlife habitat, vegetation, water quality and air quality.


Analysis
The proposed design provides a large open space area along the stream corridor on the southern portion of the site, as well as pockets of open space at other locations around the proposed development.  The Applicant has designed the site in a manner to minimize environmental impacts.

Standard
Whether the proposed rezoning encourages economic development activities in areas designated by the Comprehensive Plan and provides desirable employment and enlarges the tax base.


Analysis
The application proposes residential development in an area planned for such uses.


Standard
Whether the proposed rezoning considers the needs of agriculture, industry, and businesses in future growth.


Analysis
The proposed rezoning is in conformance with the land use policies of the Revised General Plan and the RHAMP, which call for residential development at this location.


Standard
Whether the proposed rezoning considers the current and future requirements of the community as to land for various purposes as determined by population and economic studies.


Analysis
The Applicant is proposing to meet its anticipated capital facilities contributions through land dedication and credits for off-site regional road construction.

Standard
Whether the proposed rezoning encourages the conservation of properties and their values and the encouragement of the most appropriate use of land throughout the County.


Analysis
The proposed rezoning is consistent with the land use policies in this part of the County as set forth in the Revised General Plan and the RHAMP.  The RHAMP calls for residential development up to 2.5 dwelling units per acre in this area provided certain criteria are met.

Standard
Whether the proposed rezoning considers trends of growth or changes, employment, and economic factors, the need for housing, probable future economic and population growth of the County and the capacity of existing and/or planned public facilities and infrastructure.

Analysis
The proposed rezoning is consistent with the land use policies in this part of the County as set forth in the Revised General Plan and the Round Hill Area Management Plan (RHAMP).  The Applicant is proposing a significant regional transportation improvement, but other than the dedication of the civic/public use lot, the application does not mitigate the capital facilities impacts generated by the project.

Standard
The effect of the proposed rezoning to provide moderate housing by enhancing opportunities for all qualified residents of Loudoun County.

Analysis
The Applicant will be providing 12 Affordable Dwelling Units (ADUs), in accordance with applicable Zoning Ordinance requirements.


Standard
The effect of the rezoning on natural, scenic, archaeological, or historic features of significant importance.


Analysis
The proposed design protects many of the natural features of the site, most notably the stream corridor along the southern property boundary.  Conservation Design principles as outlined in the Revised General Plan have been applied.  An archaeological survey has been conducted on the property and no further archaeological work is recommended.
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� Neither the Villages at Round Hill nor the Greenwood Commons subdivisions were part of the Round Hill Charrette Plan (CPAM 2001-0001, ZCPA 2001-0007, ZMAP 2001-0007) that was approved by the Board of Supervisors in February 2002.  That project re-designed other areas approved as part of ZMAP 1989-0004, including Mountain Valley, Lakepoint/West Lake, and parts of Rural Estates.


� Under the interim capital facilities guidelines adopted by the Board of Supervisors on June 1, 2004, certain transportation improvements over and above those necessary to mitigate the impacts of a rezoning application may be credited towards capital facilities contributions.  Trip generation from the proposed development does not warrant construction of the proposed improvements to Evening Star Drive.





� Because the Applicant is providing ADUs on site, it may utilize the R-8 ADU zoning district for the entire rezoning area.  The R-8 ADU district allows for smaller building lots, reduced lot width and yard requirements, and increased lot coverage requirements as compared to the conventional R-8 zoning district.
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