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	County of Loudoun
Department of Planning

MEMORANDUM



DATE:
August 19, 2004

TO:

Lou  Mosurak, Project Manager



Land Use Review

FROM:
Susan Berry Hill, Senior Planner



Community Planning


  

Richmond American Homes of Virginia is proposing a rezoning of 47.56 acres from JLMA-1(Joint Land Management Area -) to PDH-3 (Planned Development –Housing), to be administered as R-8 (Residential) using the Traditional Design Option for the purpose of developing single-family detached units.  The site is currently zoned JLMA-1 and it is governed under the provisions of the Loudoun County Revised 1993 Zoning Ordinance. 

The subject site is located within the Round Hill Joint Land Management Area (JLMA) just north of the corporate limits of the Town, between   Route 719 (Woodgrove Road) to the west and Evening Star Drive on the east.  

On June 15, 2004, a design charrette and working session was held with the applicant and representatives from the Town of Round Hill and county staff.  The applicant has responded to the discussions and recommendations stemming from that session as well as to  referral comments.  As such, the application has been revised in the following ways:

· Total residential units have been reduced from 118 to 95

· 12 units have been designated for affordable housing, 83 are market rate dwellings

· Open space has been clarified/specified on the plan to include:

· 2-acre civic/public safety use site

· 8-acre Creekside Preserve/parkland with 3 soccer fields

· 1.75-acre Village Green in the center of the development

· Trail improvements along Route 719

The Applicant’s response to the referral comments (dated July 6, 2004) addresses comments made in Community Planning’s first referral dated May 12, 2004.  This referral is supplemental to the first referral and will address only the remaining issues.  

Outstanding Issues

1. Round Hill Area Management Plan Guidelines for Incremental Density Increases
The density for the proposed development has been reduced from 2.5 dwelling units per acre to  1.99 dwelling units per acre.  As noted in the first referral,  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.  The RHAMP also 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 is outlined below:  

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 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)

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 B.2 1 and 2, p. 41 to 42).  Given the revised proposal, the County would anticipate that 28 units would be associated with open space easements.

The applicant’s response to the referral comments pertaining to open space easements states that “the Town of Round Hill indicated at the charrette meeting that it would provide the Applicant with a selection of appropriate viewsheds or open spaces from which to agree upon.” (Applicant’s response to Referral Comments, dated July 6, 2004). Staff recommends that further discussion be held between the Town, applicant, and the County to assess how best to comply with the open space easement policy guidance.  With respect to the number of open space easements, the applicant also stated that “25 units will be associated with open space easements within the Round Hill planning area”.  Presumably the applicant has calculated this number using only market rate units.  While the policies in RHAMP do not address the exclusion of ADU’s for purposes of calculating open space easements,  staff is amenable to discussing this further with the applicant and the Town.  

With respect to the provision of “sufficient” facilities as noted in (1) above, staff finds that the applicant has addressed the basic infrastructure by providing pedestrian connections and by addressing basic road infrastructure needs of the community.  

Regarding public utilities, staff defers to the Town of Round Hill to determine whether there is adequate utility capacity to serve the proposed development. To assure that the application adequately addresses the RHAMP criteria, staff recommends that a clear  understanding be established regarding whether adequate capacity is available, and if not, how the applicant proposes to enhance the capacity to serve the development.  If  enhancements are necessary, the specifications for such enhancements should be proffered.  

Additional comments are included in this referral regarding stormwater management (see  #4, below). 

The County Fire, Rescue and Emergency Services as well as the local volunteer fire and rescue companies should determine whether a dedication of the proposed public safety site meets their land and locational requirements.  If the site is deemed acceptable, the applicant will have met the criteria specified in 2 (b) above.    

Staff recommends further discussion with the applicant, the Town regarding the open space easement policies contained in RHAMP.  Staff defers to the Town of Round Hill to assess whether public utilities are sufficient to serve the proposed development and to emergency service agencies and volunteers regarding the suitability of the fire and rescue safety site.

3. Forest, Trees and Vegetation

In the first referral staff recommended that clear identification of tree save areas be shown on the Concept Development Plan and that the applicant provide a Forest management or Tree Conservation Plan (TCP) for the property. 

The applicant has responded by  stating that all significant trees on the north and east perimeter buffer areas will be preserved (Draft Proffer Statement, Proffer C, p. 5).   This  addresses the first portion of the staff recommendation.  However, the applicant’s proffers also state that a TCP is not “necessary or appropriate”.   Staff disagrees and recommends that the applicant provide information addressing the long-term sustainability of trees on the subject property along the north and east perimeter    buffer areas.  Specifically a tree inventory should be provided that contains  the identity and location of tress on site as well as a condition rating for these trees.  Staff recommends that a TCP be provided to specify the recommendations  and steps for how to preserve trees on site.   This is important if the existing tree cover will be used to meet the County’s tree canopy and landscaping requirements.   At the applicant’s request, the County Forester will provide a list of arborists  that can prepare the survey and TCP.

Staff recommends that the applicant commit to doing a survey of existing trees and development of a Tree Conservation Plan in consultation with the County forester prior to the first record plat. 

4. Drainage Patterns and Proposed Stormwater Management Techniques

Two overland drainage patterns are shown on the property.  The applicant states that SWM and BMP’s will be used to manage on-site stormwater.  Staff questions whether the overland swale will present drainage problems for owners of lots 20 – 25. Staff recommends that housing on these lots be slab-on-grade with no basements.   

The Revised General Plan states that water conservation will be encouraged “through innovative, cost effective reuse systems, domestic water saving devices, and low impact development techniques which integrate hydrologically functional designs with methods for preventing pollution…”. (Revised General Plan, policy 2, p.5-17).    Use of low-impact design (LID) techniques will help to control runoff discharge, volume, frequency and quality and will attempt to mimic predevelopment runoff conditions through a variety of small-scale site design techniques.  Use of LID can reduce the amount of runoff to stomwater management facilities and therefore reduce the required size of such facilities.  Staff recommends that the applicant consider applying LID techniques in the proposed development to further reduce dependency on stormwater management ponds. 

Staff recommends that basements not be constructed with houses on Lots 20 –25.  Further, staff recommends that LID techniques be incorporated into the stromwater management plans for the proposed development in an effort to reduce the size of stormwater management facilities on site.   

5. Transportation

Traffic Calming -   The proposed Concept Development Plan (CDP) shows “Proposed Traffic Calming Improvements” at the intersection of Route 719 and Greenwood Drive.  There is no description of these traffic calming techniques provided with the revised application.  Staff recommends that a description of the technique be provided, with an illustrative.  The proposed  traffic calming measure should also be addressed in the proffers.

Evening Star Drive   -  In the first referral , Community Planning staff noted that Evening Star Drive is designed as a four-lane divided facility but is currently constructed as a half section, and it will be the County’s responsibility to have the other half section built.  A transportation fund, established through ZMAP 89-04, was established to fund transportation improvements in the Round Hill areas.  The Board has earmarked this fund for completion of Evening Star Drive.  Traffic impacts of the proposed development should be mitigated by a contribution to this fund that is commensurate with the traffic impacts that will be generated by the development.   

Staff recommends that a description of the traffic calming technique for the intersection of Greenwood Drive and Route 719 be provided and proffered.  In addition, it would appear that a contribution towards the regional transportation fund for completion of Evening Star Drive would be advisable.  Community Planning defers to the Office of Transportation Services on this subject. 

6. Trails and Pedestrian Linkages

Pedestrian linkages were discussed at the charrette on June 15, and in response to those discussions the applicant has revised the proposal accordingly.  A number of important links are now shown and these include:

· An asphalt trail along frontage at Route 719

· A trail along Greenwood Drive within the Creekside Preserve and the active recreation area 

· A pedestrian link  between lots 17 and 18

· Sidewalks on both sides of the streets throughout the proposed development

These linkages are considered very important to the Round Hill community and staff commends the applicant for providing a thorough internal network as well as key connections to existing external networks.

In the first referral, staff recommended that the trails be 5 feet in width based on adopted policy in the Loudoun County Bicycle and Pedestrian Mobility Master Plan.  This is to accommodate both pedestrian and bicycle activity.  The plans and draft proffers propose 4-foot facilities throughout the development.  Staff encourages the applicant to consider 5 foot sections for portions of the trail along Route 719 and Greenwood Drive.  

Staff recommends that the applicant provide 5-foot trail sections  along Route 719 and Greenwood Drive. 

7. Capital Facilities

Under the Revised General Plan, all residential rezoning requests will be evaluated in accordance with the Capital Facility polices of the Plan (Revised General Plan, Policy 3, p. 3-5).  The Revised General Plan calls for capital facilities contributions valued at “100 percent of  capital facility costs per dwelling unit” at densities above the specified base density (Revised General Plan, Policy 1, p. 11-1).  The base density is defined as “1.0 dwelling unit per acre or a base density equivalent to the density requirements contained in the existing zoning district regulations applicable to the property  and in effect at the time of application”;   whichever is lower (Revised General Plan, policy 4c, p. 11-2).  

Capital facility impacts have been calculated for the proposed development including the costs associated with the provision of safety, government, recreation, and education services.  Based on the updated numbers approved by the Board of Supervisors on June 1, 2004.  The total projected capital facilities impact of the proposed development is $2,982,542.  As such the net capital facilities contribution anticipated form the developer would be the equivalent of $1, 189,224 or $14,328 per unit (Attachment 1).

Staff notes that the draft proffers address the capital facilities contribution recommendations.  No further discussion of this issue is recommended. 

8.
Zoning Modifications

The applicant has requested various modifications to the Zoning Ordinance in an effort to promote conservation design and to develop a traditionally designed neighborhood that will blend with the existing development pattern in the Town and in the JLMA.  These requests have been reviewed with respect to policy guidance from the RHAMP and the Revised General Plan.

a. Sections 4-102, 3-507(E), 3-509(C ),  7-803 ( C ) (1) – Modifications of lot and area requirements for the traditional design option for singe family detached units.

The referenced modifications are requested to:

· Reduce the district size from 50 to 47.56 acres

· Permit a 50-foot perimeter buffer to be lotted and protected by permanent conservation easement instead of common open space

· Reduce the 15-foot minimum front yard and 25-foot rear yard  to 8-foot minimum front and rear yards


Staff supports the modification to permit a 50-foot perimeter buffer that is lotted and eased.  As noted in the first referral, a buffer between the proposed development and the Villages of Round Hill (adjacent to the proposed development) is not necessary since both developments offer similar densities and perimeter lots have been expanded reflect lot sizes in the adjoining neighborhood. The reallocation of the 50-foot perimeter buffer will result in more usable open space for the proposed development as well as the Round Hill community.  Staff notes that the application should provide more specifics on the easement including such things as who will hold the easement; when the easement will be conveyed; and how the property owners of such lots will be educated about what can be done in the easements. 


Staff questions whether Lots 35-36 are buildable with the 50-foot open space buffer.   Staff suggests further discussion with the applicant on the purpose of the buffer at this location.    


With respect to the yard reduction modification, RHAMP policy states that “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 additional to the historic Town fabric and enhancing the existing Town as the central focal point of the entire community”.   In addition,  RHAMP states that, “A diverse range of housing types and costs will be encouraged in the Round Hill planning area” (RHAMP, Policies 1( a) and 1(d), p.39).   The proposed design is an improvement over the previous plan in terms of blending the size of the lots within the proposed development with the surrounding lots. Staff generally supports the modification to permit a reduction in front and rear yard requirements.  Staff notes that the variable lot setbacks mimic a street pattern that currently exists in the Town.  Staff recommends that the lots for which the modification applies (if not all lots)  be identified on the CDP. 
Staff recommends approval of the referenced modification requests subject to clarification of the following regarding the lotted open space easement:

· identification of who will hold the easement

· timing and conditions of conveyance

· specifications about what may or may not be located in the easement

· means by which the lot purchasers will be made aware of the easement

Staff also recommends that the CDP be revised to specify the lots for which the front and rear yard modifications apply. 

b.
Section 3-511(A) and 3-511(B) – Setback and access from major roads

The applicant has requested a modification to reduce the building setback for lots fronting on Route 719 from 75 to 35 feet and to allow direct access from these lots onto Route 719.  

Again, staff notes RHAMP policy as stated in (a) above, which encourages new development to be of a pattern and character with, is compatible with existing development.  The residences on the east side of Route 719 between the proposed Greenwood Drive and the northern entrance appear to have 40-foot setbacks while the setbacks of residences on the west side of Route 719 appear to be approximately 60 feet.  Staff recommends an average setback of 40 feet for the three lots that are proposed along Route 719. 

The applicant also has proposed a zoning ordinance modification to allow direct access to Route 719.   The applicant’s justification stated that this was to “preserve the character of the streetscape along Woodgrove Road and permit a superior lot layout in the interior of the community”.  Staff notes that existing houses along this portion of Route 719 have driveways directly to the road and the applicant’s request is consistent with this streetscape pattern.   In addition, the driveways onto Route 719 may have the effect of calming traffic speeds on this segment of the road. 

Staff generally supports the proposed modification request as a means of insuring that the streetscape along Route 719 is continued.   Staff requests that the applicant provide setback information for the existing buildings along the east side of Route 719 and especially those which are adjacent to these three lots and provide a setback that is consistent with these lots.   Staff supports the modification request to allow direct access onto Route 719. 


Staff recommends that the proposal conform to the policies in the RHAMP which include tiered recommendations for density increases.  The density of the revised proposal is 1.99 units per acre.  While portions of the two-tiered process for attaining densities up to 1.3 and 2.5 units per acre have been addressed, the proposal still has not addressed the acquisition of open space easements. Staff recommends that the Town, applicant, and County staff meet to discuss how the open space easement policies can be met thereby permitting a density increase from 1 unit per acre to the proposed density of just under 2 units per acre. 

In addition, staff recommends that the applicant address the following:

· Provision of a survey of existing trees on site and commitment to do a Tree Conservation Plan as approved by the County Forester.

· Assurance that basements will not be constructed on Lots 20-25 or that the appropriate measures will be taken to waterproof the basements of these lots. 

· Incorporation of LID techniques into the stormwater management plans to reduce the size of stormwater management facilities on site. 

· Development of trails along Route 719 and Greenwood Drive as 5-foot sections.

· Provision of information on the lotted open space easement as to who will hold the easement; timing of conveyance; what structures, vegetation, etc. may be located in the easement; and how lot purchasers will be informed of the easement prior to purchase.

· An indication on the CDP, or through some other means, regarding which lots are proposed for yard requirement modifications.

CAPITAL FACILITIES IMPACT ANALYSIS

ZMAP 2004-0001, Woodgrove Village

TOTAL PROJECTED CAPITAL FACILITIES IMPACT

The total capital facilities impact of the proposed development is calculated using the approved capital intensity factors for the proposed unit mix, as follows:

83 SFD x  $33,034 =   $2,741,822

12 SFA x  $20,060=    $240,720

95 Total Units                $2,982,542  Total Projected Capital Facilities Impact

ANTICIPATED CAPITAL FACILITIES CONTRIBUTION

The anticipated capital facilities contribution of the proposed development takes into account affordable dwelling units (ADUs) and the number of units permitted by the base density. The base density is either 1.0 du/acre or the density requirements of the existing zoning, whichever is lower (Revised General Plan, Proffer Guidelines, pp. 11-1 to 11-3). Revised Capital Intensity Factors (CIF) were adopted by the Board of Supervisors on June 1, 2004. 

1. Acreage of the Project: 
	
	Acres
	Percentage

	JLMA-1 Zoning
	47 acres
	100%


2. Number of Market Rate Units Subject to Capital Facilities Proffer Guidelines

	
	Units

	Single Family Attached:
	

	Total SFD Units 
	95

	Number of Proposed ADUs (SFA)
	 12

	Number of SFD Market Rate Units Subject to Capital Facilities Proffers
	83


3. Capital Facility Calculations for Market Rate Units

For Single Family Detached:  $33,034 (SFD) x 83 = $2,741, 822

4. Base Density:

	
	Acres
	Density Permitted By-right
	Base Density

	JLMA-1 Zoning
	47 acres
	1 du/acre
	47 units


5. Capital Facility Credit for Base Density Units assuming Single Family Detached Dwellings

47 Base Density Units x $33,034 (SFD) = $1,552,598

6. Anticipated Capital Facility Contribution = $2,741,822 - $1,552,598 = $1,189,224 ($14,328 per unit) 

Attachment 1

SUBJECT:	ZMAP 2004-0001, Woodgrove  Village, 2nd Referral
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