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To:

Nicole Steele, Project Manager, Planning Department   (MSC #62)
From:
Brian G. Fuller, Park Planner, Facilities Planning and Development    (MSC #78)
Through:
Mark A. Novak, Chief Park Planner, Facilities Planning and Development

CC:

Diane Ryburn, Director



Steve Torpy, Assistant Director

Su Webb, PROS Board, Chairman, Catoctin District
Robert C. Wright, PROS Board, Open Space Member

James E. O’Conner, PROS Board, Open Space Member

Date:

March 25, 2009 
Subject:
White’s Ford Park



           SPEX 2008-0061, SPEX 2008-0062, and CMPT 2008-0020
Election District:
Catoctin

Sub Planning Area:   Route 15 North                                                          

MCPI #:
077-36-5320
BACKGROUND AND ANALYSIS: 

The Northern Virginia Regional Park Authority (Applicant) is seeking a Special Exception to allow a boat ramp and/or pier to provide water access to the Potomac River; a Minor Special Exception to allow a campground with overnight stays in tents, cabins or other types of shelters; and a Commission Permit to allow a regional park.  Proposed uses within the park include public hiking trails, camping and cabin facilities, a boat ramp, picnic pavilions, playgrounds, event areas, interpretation of the historic home, and a future equestrian facility.
The Property is currently approximately 294.6 acres, located at the end of the state-maintained portion of Hibler Road (Route 656), east of Route 15, north of Leesburg along the Potomac River.  The Property is located within the AR-1 Zoning District, and portions of the property are subject to a conservation easement held by the Virginia Outdoors Foundation (VOF).  The current owner of the Property (QDP, LLC) has filed a subdivision application to retain 20 acres, leaving approximately 275 for the proposed passive park.  The Property was recently subject to a Preliminary Subdivision Plat, Gianna Terra (SBPL 2006-0084), approved on July 10, 2007.
POLICY:
The site is governed under the land use policies in the Revised General Plan, the Revised 1993 Zoning Ordinance, the Revised Countywide Transportation Plan (CTP), and the Loudoun County Bicycle and Pedestrian Mobility Master Plan (BPMMP).  The subject site is located within the Rural-20 Policy Area.  The Planned Land Use Map adopted with the Revised General Plan identifies the subject site as planned for Rural 20 (low-density housing).  
COMMENTS:
With respect to Parks, Recreation and Community Services (PRCS) we offer the following comments and recommendations:

1. Staff notes that the Applicant is proposing in their Statement of Justification to retain Hibler Road (Route 656) as a rural, gravel road.  However, Staff is familiar with the existing conditions of the current road, and notes that the road is essentially one-lane wide in most places, and may not be able to adequately accommodate the potential traffic to and from a Regional Park.  Furthermore, direct access to Hibler Road from Route 15 south of the subject property is served by Limestone School Road (Route 661).  Limestone School Road crosses a fork of Limestone Branch over a one-lane bridge, which may not be able to adequately handle the volume of traffic to a Regional Park.  In addition, since the subject property is located at the end of the state-maintained portion of Hibler Road, there is not a secondary point of access to relieve potential traffic.  Given the desire and demand for public equestrian facilities, campgrounds and boat ramps on the Potomac River in Loudoun County, the Applicant may be underestimating the potential popularity of such facilities and the traffic impacts they may have on these rural roads.  
Staff has reviewed the provided Traffic Study, and notes that the main studied intersection (Route 15 and Limestone School Road) currently operates at Level F for westbound traffic and will continue to do so throughout the build-out of the proposed park.  However, no traffic mitigation measures are warranted or recommended.  The Traffic Study adequately calculated current levels and future growth at the Route 15 and Limestone School Road, but did not take into account or make any recommendation on the existing condition of Hibler Road.

While PRCS supports the Applicant’s intentions to preserve the rural quality and character of Hibler Road per the Revised General Plan, the Plan did not originally intend for a Regional Park to be located at the end of Hibler Road.  The area around Hibler Road is very agricultural in nature and farm equipment frequently crosses and/or utilizes the roadway.  The current road is narrow and contains several blind turns and dips that may be hazardous to park patrons, especially those pulling boat trailers to the proposed boat ramp on the river.  
Staff recommends that the Applicant consider improvements along Hibler Road to include widening the travel lanes and improving the shoulders and ditches along the road.  The Applicant should consult directly with the Office of Transportation Services (OTS) and the Virginia Department of Transportation (VDOT) to better define what improvements are necessary.
Furthermore, Staff notes that Hibler Road (Route 656) serves up to eight (8) existing private residential lots and one (1) proposed residential lot beyond the subject property.  Please provide more information on how the Applicant is proposing to accommodate through-traffic on Hibler Road within the park.

2. Staff has reviewed the provided Archeological Investigations on the subject property.  The property lies within the Catoctin Rural Historic District.  The Phase I study for the northern +/-150 acres identifies three (3) sites that are considered to be potentially eligible for inclusion on the National Register of Historic Places, and avoidance of these sites or Phase II evaluations are recommended.  Furthermore, an intensive architectural survey is recommended for the historic farm complex (including the Colonel White House).  The Phase IA study for the southern +/-131 acres identified two (2) previously recorded sites and one new site, which was recommended for a full Phase I investigation.

Staff notes that on the colored Concept Sketch, the Applicant is proposing to develop “Individual/Family Campsites and Youth Group Camping” within Site 44LD-A and the revised Probable Location of Site 44LD0365.  These areas include a high number of artifact locations (Phase IA Exhibit 16), are noted to have a high archeology probability (Phase IA Exhibit 19) and are recommended for avoidance and/or controlled surface collection (Phase IA Exhibit 20).  PRCS recommends revising the proposed location of these campsites to avoid any impact or disturbance to these areas, as they may be significant in nature and may include human burials.  

In addition, the Applicant is proposing a “Colonel White House Interpretive Area” within Site 44LD1364 / VDHR 050-0012-0082.  Staff requests more information on the proposed uses within the proposed interpretive area, and recommends that the Applicant coordinate any development in the area with the Virginia Department of Historic Resources, as the house and its ancillary structures are considered to be a contributing architectural resource to the Catoctin Rural Historic District.
PRCS requests that the aforementioned recommended Phase I and Phase II investigations be completed as a Special Exception Condition of Approval prior to Site Plan (STPL) approval.  Furthermore, PRCS recommends that the Applicant apply for applicable listings on the National Register of Historic Places for the Colonel White House farmstead.
3. In addition to Comment 2, Staff notes that there are two separate Plat Notes (#7 and #18) on Sheet 1 discussing different identified Archeological Resources.  Please revise or explain this discrepancy.
4. Staff has reviewed the provided Wetlands Delineation Report on the subject property.  The report states that there are several locations where areas of palustrine emergent wetlands and stream channels have been significantly disturbed by previous and current cattle operations on the subject property.  PRCS recommends that the Applicant consult with the United States Army Corps of Engineers (USACE) and the Loudoun County Environmental Review Team (ERT) on methods for restoring and enhancing these critical environmental resources and habitats.  Specific restoration methods should be included as a Special Exception Condition of Approval prior to Site Plan (STPL) approval.
5. The Special Exception Plat shows potential impact to wetlands and stream corridors throughout the proposed park, specifically along the proposed location of Primary Park Road in the northern half of the subject property.  The Applicant should demonstrate to Staff, the Planning Commission, and the Board of Supervisors how the potential impact to wetlands and stream corridors will be mitigated.
6. The Special Exception Plat shows potential impact to moderately steep slopes throughout the proposed park, specifically along the proposed location of Primary Park Road in the northern half of the subject property.  The Applicant should demonstrate to Staff, the Planning Commission, and the Board of Supervisors how the potential impact to moderately steep slopes will be mitigated.
7. The Special Exception Plat shows potential impact to minor floodplain throughout the proposed park, specifically along the proposed location of Primary Park Road in the northern half of the subject property.  The Applicant should demonstrate to Staff, the Planning Commission, and the Board of Supervisors how the potential impact to minor floodplain will be mitigated.
8. Staff notes that per the colored Concept Sketch, campsite areas, restrooms/showers and picnic pavilions are located within the Potomac River major floodplain.  Typically, structures such as restroom/shower facilities and picnic pavilions are not permitted within a major floodplain.  In addition, please provide more information on what type of amenities are proposed within each campsite (e.g., tent pads, picnic tables, lantern posts, water spigots, etc.).

9. Please provide a Phasing Plan for the proposed development of the park.  Staff notes that phasing appears to be proposed in the Traffic Study, but not clearly discussed on the Plat or within the Statement of Justification.

10. Staff notes that a land development application for the subject property, Gianna Terra (SBPL 2006-0084) was approved on July 10, 2007.  Please revise the Preliminary Soils Review (PSR) note on Sheets 1 and 2 to include the previous land development application number for which the PSR was submitted.
11. Staff requests more information concerning the proposed “passive” uses within the park.  Please provide additional details and/or illustrative drawings to better describe the proposed camping cabins/yurts, picnic pavilions, restrooms/showers and the “incidental seasonal” (temporary) concession/boat rental facility per Special Exception Checklist Item K6a.

12. Please provide more information of the proposed boat launch and rentals.  While a boat launch/ramp is permitted by Special Exception, the Revised General Plan, Chapter 5, River and Stream Valley Corridor Policy 18.i, states that in order to “support or enhance the biological integrity and health of the river and stream corridor… Active recreation on the rivers and streams only – including swimming and boating (non-powered) (where specified public points of entry have been identified).”
13. Please provide the proposed number and type (individual vs. group) of campsites within the park.

14. Please provide more information on uses and structures within the proposed Future Equestrian Facility per the colored Concept Sketch.  It appears that a large portion of it is located within an identified archeological resource area.
15. Please provide more information on the proposed Event Areas (e.g., types of events, proposed temporary structures, parking requirements) per the colored Concept Sketch.
16. Please provide more information on the proposed Colonel White House Interpretive Area per the colored Concept Sketch.
17. In conjunction with Comment 16, please provide a detail of the existing homestead area (proposed Colonel White House Interpretive Area), including all of the structures listed in the chart on Sheet 2 of the SPEX Plat, and how they relate to the proposed uses; currently Sheet 2 is difficult to read.  In addition, please provide Plat Labels as to whether or not the existing structures are to remain or be removed.

18. Please demonstrate to Staff, the Planning Commission, and the Board of Supervisors how the proposed parking will meet Section 5-100 of the Revised 1993 Zoning Ordinance per Special Exception Checklist Item K6b.
19. Staff requests more information on the proposed Primary and Secondary Roads and parking/loading areas throughout the park (e.g., travel lane widths, pavement materials, number of parking spaces etc.) per Special Exception Checklist Items K10b and 11.  It appears on Sheet 4 that the proposed parking area for the boat launch may be undersized to accommodate multiple boat trailers.  Please also provide more information on where would overflow parking be located.
20. Staff notes that for the previous land development application SBPL 2006-0084, the property owner drilled and located multiple test wells and drain fields for residential use.  Staff requests more information on which wells and drain fields will serve the proposed facilities and if they are adequate for the proposed commercial uses.

21. Staff requests more information concerning the proposed residential “outlot” straddling Hibler Road surrounded by the proposed park.
22. Staff requests more information about the Virginia Outdoors Foundation (VOF) easements on the property, including the associated recorded deeds, descriptions, and resources that the “No-Build” areas are protecting.
23. The colored Concept Sketch graphically delineates hiking/equestrian trails and Sheets 3 and 4 of the Special Exception Plat do not.  Please revise and/or explain this discrepancy.

24. PRCS has been directed by the Board of Supervisors to act as the lead agency for the design and implementation of the Potomac Heritage National Scenic Trail (PHNST) in Loudoun County.  PRCS requests the opportunity to work with the Applicant in establishment of a section of the PHNST on the subject property, per the Revised General Plan, Chapter 5, Scenic Rivers and Potomac River Policy 10.  Furthermore, Sheets 3 and 4 of the Special Exception Plat should be revised to graphically delineate and label a proposed alignment for the PHNST.
CONCLUSION:
PRCS is enthusiastic about the Applicant’s opportunity to provide additional public recreation facilities to the citizens of Loudoun County along the Potomac River.  However, PRCS has identified above, outstanding issues that require additional information to complete the review of this application.

If you have any questions or concerns regarding these comments, please do not hesitate to contact me personally via phone at 571-258-3251, or via e-mail at brian.fuller@loudoun.gov.  You may also contact Mark Novak via phone at 703-737-8992, or via e-mail at mark.novak@loudoun.gov.  I look forward to attending any meetings or work sessions to offer PRCS support, or to be notified of any further information regarding this project.
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